South Norfolk Village Clusters Housing Allocations Plan Examination
Inspector’s Matters, Issues and Questions (10 October 2025)
South Norfolk Council responses to Matter A

1. This document is South Norfolk Council’s response to the Matter A of the Matters,
Issues and Questions (MIQs) identified for the examination of the Village Clusters
Housing Allocations Plan (VCHAP) by Inspector David Reed of the Planning
Inspectorate, as published on 10" October 2025 (document ref. IN2).

2. A separate document contains the responses to Matter B, and a series of 48
documents for each of the Clusters under Matter C.

3. Where responses include document reference numbers they relate to the
Examination Library website, where all of the relevant supporting evidence is
published: South Norfolk Village Clusters Housing Allocations Plan Examination
Document Library | Broadland and South Norfolk

Matter A: Duty to co-operate & other legal requirements

Issue: Whether the Council has complied with the duty to co-operate and other
legal requirements.

Questions:
A1. Duty to Co-operate:

(These questions solely refer to the SNVCP, the overall strategic matters have
already been dealt with through the GNLP)

(i) What are the strategic matters dealt with by the plan to which the duty applies
and which other authorities and organisations are affected by them?

4. Whilst the main strategic matters are dealt with by the Greater Norwich Local Plan
(GNLP), a Duty to Co-operate Statement (A.6.1) has been specifically prepared for
the VCHAP. This confirms there to be no outstanding strategic issues from
neighbouring authorities in Norfolk or Suffolk, and Appendix 2 of the Statement lists
organisations directly contacted both in 2021 and 2025 about the Duty to Co-
operate.

5. The Duty to Co-operate Statement (A.6.1) gives an account of the various co-
ordination meetings and consultations with key bodies as part of preparing the
VCHAP, and summarises the overarching Duty to Co-operate arrangements that are


https://www.southnorfolkandbroadland.gov.uk/asset-library/vchap-matters-issues-questions.pdf
https://www.southnorfolkandbroadland.gov.uk/planning/future-development/local-plans/emerging-local-plan/south-norfolk-village-clusters-housing-allocations-plan-examination/south-norfolk-village-clusters-housing-allocations-plan-examination-document-library
https://www.southnorfolkandbroadland.gov.uk/planning/future-development/local-plans/emerging-local-plan/south-norfolk-village-clusters-housing-allocations-plan-examination/south-norfolk-village-clusters-housing-allocations-plan-examination-document-library
https://www.southnorfolkandbroadland.gov.uk/asset-library/vchap-duty-to-cooperate-statement1.pdf
https://www.southnorfolkandbroadland.gov.uk/asset-library/vchap-duty-to-cooperate-statement1.pdf
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in place for Norfolk. These arrangements feature a councillor-led meeting called the
Norfolk Strategic Planning Member Forum, which oversees production of the Norfolk
Strategic Planning Framework (NSPF).

6. The NSPF documents all of the Duty to Co-operate agreements between the Norfolk
authorities and was first endorsed in 2018. Preparation of the NSPF involves a wide
range of organisations and bodies beyond the local authorities themselves. It has
now reached its fourth iteration, which was agreed by South Norfolk Council’s
Cabinet at its meeting on 15" September 2025.

7. The focus of the VCHAP is limited to relatively small-scale housing development of
circa-12-50 homes. As such, the strategic issues, for individual sites and in
combination, are also limited. Moreover, the quantum of development and, in some
instances and estimation of distribution, was accounted for in the GNLP preparation
and evidence base. Strategic matters ongoing since the examination of the GNLP
include ‘Nutrient Neutrality’ in the River Wensum Special Area of Conservation (SAC)
and the Broads SAC and Ramsar site, as well as the Green Infrastructure and
Recreational Impact Avoidance and Mitigation Strategy (GIRAMS) that addresses the
cumulative recreational pressure caused by housing growth and tourism on
Norfolk’s internationally designated wildlife sites. These issues are addressed in the
VCHAP Habitats Regulation Assessment (document ref. A.4.1)

(ii) Has the Council engaged constructively, actively and on an on-going basis with
the relevant bodies in maximising the effectiveness of the SNVCP in relation to
the strategic matters? Has the duty to co-operate thus been met?

8. Yes, the VCHAP meets the Duty to Co-operate, and the Duty to Co-operate
Statement (A.6.1) includes details of joint working with Norfolk County Council
Highways, the Lead Local Flood Authority, the NHS Integrated Care Board, Anglian
Water, the Environment Agency, Children’s Services, and Historic England. Included
in the Statement is a Record of Meeting Notes with Prescribed Bodies (Appendix 1),
email records of duty to co-operate requests and responses (Appendix 2), and
Statements of Common Ground with Anglian Water, the Broads Authority, Historic
England, and Norfolk County Council (Appendix 3).

9. Stakeholders were involved throughout the preparation of the VCHAP, both in
commenting upon the suitability of individual sites for allocation and in ensuring the
robustness of the evidence studies, such as the Sustainability Appraisal, Habitats
Regulations Assessment, Water Cycle Study, Strategic Flood Risk Assessment, and
Heritage Impact Assessments. This has enabled all the sites selected by the VCHAP


https://www.southnorfolkandbroadland.gov.uk/asset-library/vchap-habitats-regulations-assessment.pdf
https://www.southnorfolkandbroadland.gov.uk/asset-library/vchap-duty-to-cooperate-statement1.pdf

South Norfolk Village Clusters Housing Allocations Plan Examination
Inspector’s Matters, Issues and Questions (10 October 2025)
South Norfolk Council responses to Matter A

to consider matters of highways capacity and safety, school capacity and access,
health care capacity and provision, water supply and disposal, and impacts on
heritage assets like listed buildings.

10. Following Duty to Co-operate discussions there remain some unresolved issues
with consultees such as Anglian Water, the Broads Authority, Historic England, and
Norfolk County Council. These issues are all fully documented in document A.6.2,
and whilst the Council remains content that the plan it submitted is sound, it is still
receptive to modifications proposed by stakeholders should the Inspector agree
that they would improve the clarity and preciseness of the VCHAP. Ongoing
discussions with Historic England have led to an update of the Statement of
Common Ground, which is submitted alongside this response.

A2. Has the preparation of the plan complied with the 2004 Planning and
Compulsory Purchase Act and the relevant regulations?

11.Yes, the preparation of the VCHAP has followed a transparent process whereby over
500 sites have undergone assessment and consultation with key regulatory bodies,
utilities providers, as well as public consultation. This has entailed multiple stages
of engagement. These were the original Regulation 18 consultation that closed in
August 2021, the Regulation 19 Pre-Submission stage that closed in March 2023, the
Regulation 18 for Alternative Sites and Focused Changes that closed in February
2024, and the Regulation 19 Pre-submission Addendum stage that closed in
October 2024. The VCHAP is supported by a range of proportionate evidence
studies, including Sustainability Appraisal (A.3.1), Habitats Regulations Assessment
(A.4.1), Duty to Co-operate Statement (A.6.1), and Equality Impact Assessment
(A.7.1), which have followed an iterative process alongside each stage of plan-
making.

12.The Regulation 18 Draft, consulted on in 2021, consisted of potential Objectives and
core policies, a chapter that provided a spatial portrait about each village cluster,
and details of the proposed ‘preferred’, ‘shortlisted’ and ‘rejected’ sites. Supporting
documents to this consultation included Sustainability Appraisal, Habitats
Regulations Assessment, site assessment methodology, Statement of Consultation,
and Equality Impact Assessment. This consultation also featured a ‘virtual exhibition
display’.

13.The Regulation 19 Pre-Submission stage that closed in March 2023 consisted of the
draft plan with policy maps for each village cluster, and range of new and updated
evidence documents (including, Viability Assessment, Water Cycle Study, Strategic

3


https://www.southnorfolkandbroadland.gov.uk/asset-library/list-of-additional-and-potential-main-modifications-arising-from-the-socg.pdf
https://southnorfolkandbroadland.oc2.uk/document/12
https://southnorfolkandbroadland.oc2.uk/document/12
https://southnorfolkandbroadland.oc2.uk/document/17
https://southnorfolkandbroadland.oc2.uk/document/19
https://www.southnorfolkandbroadland.gov.uk/asset-library/vchap-sustainability-appraisal.pdf
https://www.southnorfolkandbroadland.gov.uk/asset-library/vchap-habitats-regulations-assessment.pdf
https://www.southnorfolkandbroadland.gov.uk/asset-library/vchap-duty-to-cooperate-statement1.pdf
https://www.southnorfolkandbroadland.gov.uk/asset-library/vchap-equality-impact-assessment.pdf
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14.

15.

16.

17.

Flood Risk Assessment, Heritage Impact Assessments and Landscape Visual
Appraisals), as well as updated site assessment documents.

Prompted by concerns that the VCHAP had dropped below the minimum 1,200
homes required, a second Regulation 18 for Alternative Sites and Focused Changes
was undertaken. The second Regulation 18 consisted of a series of 13 sites that
could address the loss of a site at Rockland St Mary (VC ROC2), and the reduction in
capacity of a site at Tasburgh (VC TAS1), whilst enabling the VCHAP to have a
suitable buffer of homes.

The Regulation 19 Pre-submission Addendum stage that closed in October 2024
consisted of three new sites, four extended sites, and one site being increased in
density. The three new sites were Barford (VC BAR 2), Broome (VC BRM1), and
Earsham (VC EAR2). The four extended sites were Ditchingham (VC DIT1REV),
Gillingham (VC GIL1REV), Spooner Row (VC SPO1REV), and Wicklewood (VC
WIC1REV). The site that increased in density was Swardeston (VC SWA2REV).

For both the Regulation 18 Alternative Sites and Focused Changes and the
Regulation 19 Addendum the evidence base was updated accordingly, both to
address the selection of new sites and, where appropriate, to take into account new
data.

The Submission Plan (document A.1.1) is a composite document that is based upon
all the latest iterations of work. It means that the entire contents of document A.1.1
has undergone public consultation, as is explained in the Statement of Consultation
(A.5.1-6) and is supported by a proportionate and robust evidence base.

A3. Has the preparation of the plan complied with the Council’s Statement of
Community Involvement?

18.

The latest version of the Council’s Statement of Community Involvement (SCI) was
reviewed earlier in 2025 and adopted by the Council in April 2025 (document ref.
A.11.1). Prior to that update, the last full review of the SCI took place in 2017, with
an update in 2022. The latest update to the SCI covers factual updates, such as the
adoption of the Greater Norwich Local Plan (GNLP), and incorporates the continuing
emphasis towards online engagement methods which were originally established
during the COVID-19 pandemic.


https://www.southnorfolkandbroadland.gov.uk/asset-library/submission-version-vchap.pdf
https://www.southnorfolkandbroadland.gov.uk/planning/future-development/local-plans/emerging-local-plan/south-norfolk-village-clusters-housing-allocations-plan-examination/south-norfolk-village-clusters-housing-allocations-plan-examination-document-library/a-core-submission-documents
https://www.southnorfolkandbroadland.gov.uk/asset-library/south-norfolk-council-statement-of-community-involvement-2017-formally-updated-2025.pdf
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19.

20.

With each stage of plan making the Council has sought to publicise the documents

widely and make it straightforward for respondents to engage, this has included:

e Publicising the VCHAP in ‘The Link’ magazine, delivered to all households in
South Norfolk;

e Direct contact (email or letter) with those who have asked to be kept informed or
responded at previous stages;

e Parish council briefings, to allow them to inform their local communities;

e Distributing posters/notices to parish councils and libraries for public display;

e Front page story on the Council’s website;

e Issuing press releases and publishing social media content;

e Online ‘virtual village hall’ exhibitions; and

e Placing documents at deposit points.

A range of options for contacting the Council (email, telephone, post, orin person at
the council offices) were available and publicised through the consultation material,
as well as being able to contact the Council via social media channels, in
accordance with the commitments made in the SCI.

A4. Is the plan compliant with the Council’s Local Development Scheme?

21.

22.

The latest version of the Council’s Local Development Scheme (LDS - document ref.
A.10.1) was produced in January 2025. A profile of the VHCAP is provided at pages 6
to 8, and describes details like the plan’s geographical coverage, evidence base, and
production milestones. Approval of the LDS followed the Council's usual
constitutional arrangements and was considered by Cabinet at its meeting on 10th
February 2025.

The LDS summarises how the VCHAP must allocate sufficient homes to meet
minimum GNLP requirements over the South Norfolk village clusters, and that
although the VCHAP will draw on the GNLP evidence it will in certain instances be
supported by its own evidence documents. Key milestones in the VCHAP’s
production are listed too. Dates in the LDS were correct at the time of submitting the
VCHAP on 4™ August 2025.

A5. Have the likely environmental, social and economic effects of the plan been
adequately addressed in the Sustainability Appraisal? Does the appraisal test the
plan against reasonable alternatives for the distribution of housing allocations
amongst the clusters? How have the reasonable alternatives been identified and
their merits assessed?


https://www.southnorfolkandbroadland.gov.uk/asset-library/snc-lds-january-2025.pdf
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23.

24.

25.

The Council considers that the Sustainability Appraisal (SA —document ref. A.3.1)
fulfils the remit of being a systematic process, designed to promote sustainable
development by assessing the extent to which the emerging plan, when judged
against reasonable alternatives, will help to achieve relevant environmental,
economic and social objectives. The SA has been an iterative process, which has
been an integral part of VCHAP production and the decision-making process. The
scope of the SA was consulted onin 2020 and is set out in Section 3 of the
document. Section 3 also details the 12 topics which form the SA Framework,
which cover the issues set out in Part 6, Schedule 2 of the Environmental
Assessment of Plans and Programmes Regulations.

The South Norfolk VCHAP has been produced to fulfil a specific remit under GNLP
Policy 7.4 and, as such, the reasonable alternatives in the SA are limited to different
approaches to the concentration or dispersal of allocations between clusters, as
well as to the assessment of alternative sites within those clusters and settlements.
Three alternatives for distribution between clusters were initially considered:

e Option 1 ‘Striking a balance’ - broadly aligning with the Council’s preferred
approach, which balances accessibility with the benefits of housing across a
wider range of clusters.

e Option 2 ‘Accessibility led’ — concentration in the more accessible locations
(transport corridors and clusters with villages closest to higher order
settlements).

e Option 3 ‘Dispersal led’ —dispersal across all of the clusters.

Further information on the definition and assessment of alternatives is covered in

Sections 5 and 6 of the SA.

A comparative assessment was undertaken of the above Options, against the SA
topics. Option 3 was effectively eliminated at an early stage, on the basis that it was
broadly outperformed by Options 1 and 2 under all of the SA topics except ‘Housing’.
Additionally, the availability of promoted sites means that pursuing Option 3 could
lead to pressure to allocate sites which perform poorly in terms of site-specific
factors (see also Question B4). With regards to Options 1 and 2, these were more
finely balanced with each option performing better under different aspects of the
SA; however, the ‘striking a balance’ approach better fulfilled the Objectives of the
Plan.

A6. Does the Habitats Regulations Assessment identify the likely significant
effects of the Plan on the various European nature conservation sites and carry out
the necessary appropriate assessment? In relation to the appropriate assessment
of the water impacts and recreation impacts on the SNVCP, are suitable and


https://www.southnorfolkandbroadland.gov.uk/asset-library/vchap-sustainability-appraisal.pdf
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effective mitigation measures in place? Does Natural England agree with the HRA
findings?

26.

27.

28

29.

30.

31.

32.

Yes, the Habitats Regulation Assessment (HRA) (document ref. A.4.1) has been
prepared in accordance with the Conservation of Habitats and Species Regulations
2017 (as amended) (also known as the ‘Habitats Regulations’). The HRA has been
updated as the Plan has progressed, and an Addendum document was produced to
support the Regulation-19 Addendum publication of the VCHAP. In addition, the
earlier HRA undertaken to support the Greater Norwich Local Plan (document A7
and B.12.1.) considered the quantum of growth proposed throughout the village
clusters and as noted in the HRA for the VCHAP, is therefore of relevance too.

At each stage of preparation, the HRA considered the potential impacts of the Plan
on European nature conservation sites within close proximity to proposed
allocation sites. The Regulation-19 HRA included a screening assessment which
concluded that the VCHAP would be screened in for Stage 2 Appropriate
Assessment, with the focus being on water and recreation impacts. Section 8 of the
HRA comprises these Appropriate Assessments.

.In terms of water impacts, the Appropriate Assessment concluded that all sites

within the VCHAP, either in-combination or alone, would have likely significant
effects (LSEs) on water quality and water quantity at identified Habitat sites.
However, it also found that the policy requirements of the GNLP (specifically Policy
2 and Policy 3) give certainty that the development proposed in the VCHAP can be
delivered with no adverse impacts on site integrity (para 8.4.6).

With regards to the recreational impacts of development proposed through the
VCHAP on Habitat sites, the Appropriate Assessment recognises that Policy 3 of the
Greater Norwich Local Plan (Environmental Protection) secures suitable and
effective mitigation for all development in the Greater Norwich area —including
development set out in the VCHAP - to address visitor pressure on these sites
(through ‘GIRAMS’ contributions). Two sites identified as having potential site-
specific impacts (VC GEL1 and VC ROC1) were subsequently ruled out as having
adverse impacts on identified sites due to contextual landscape features (paras
9.3.7-9.3.9).

As such, suitable and effective mitigation measures are in place to address water
and recreational impacts arising from development planned through the VCHAP.

Natural England confirmed in their representation submitted in response to the
Regulation-19 Addendum that it was satisfied and in agreement with the findings of
the updated HRA published in June 2024 (rep: 4202) (document ref. A.8.4).

As set out in the HRA, Natural England was consulted on the scope of the HRA and
had previously been consulted on the HRA work undertaken to support the GNLP


https://www.southnorfolkandbroadland.gov.uk/asset-library/vchap-habitats-regulations-assessment.pdf
https://www.gnlp.org.uk/local-plan-examination-local-plan-examination/document-library
https://www.southnorfolkandbroadland.gov.uk/asset-library/regulation-19-addendum-representations-in-respondent-order.pdf
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(section 3.3) and this advice was taken into consideration during preparation of the
HRA for the VCHAP.

A7. Does the plan play its part in ensuring that the development and use of land in
South Norfolk contributes to the mitigation of, and adaptation to, climate change in
accordance with Section 19(1A) of the 2004 Act?

33.Yes, the VCHAP does play its part in adaptation and mitigation to climate change.
The VCHAP reflects the overall vision set by the GNLP, which includes a strategic
direction towards a low-carbon economy. Furthermore, as a specific example of
how the GNLP applies to sites allocated in the VCHAP, Policy 2 Sustainable
Communities requires “development to be designed and orientated to minimise
energy use and reduce the risk of overheating” (criteria 10).

34.The VCHAP takes its lead from the GNLP, and the Inspectors who examined the
GNLP concluded that it contributes to climate change mitigation and adaptation.
The Inspectors said at paragraph 40 of their report that “taken as a whole” the GNLP
accords with the statutory objective set out in Section 19 (1A).

35. Most of the development proposed by the GNLP is directed to the Norwich Urban
Area (including the fringe parishes), Main Towns, and Key Service Centres. This
reflects the overall strategic approach of the GNLP to addressing climate change
through focussing development in locations which are easier to serve by sustainable
transport and where higher densities will be more appropriate. Only 9% of housing
growth is directed to the village clusters of Broadland and South Norfolk, which is
equivalent to 3,883 homes (Table 7, GNLP).

36. In the context of the GNLP, the amount of new housing directed to the village
clusters is relatively modest when compared to the existing housing stock in rural
areas. As Table 7 of the GNLP explains, the existing housing stock of the village
clusters is 46,100 homes, which is equivalent to nearly 25% of Greater Norwich’s
total housing stock. As such, the village clusters are growing more slowly than other
parts of the area, but continue to evolve, and solutions to climate change will need
to address the needs of rural communities e.g. through delivery of services locally
and decarbonisation of transport.

37.All the sites chosen for VCHAP allocations are in well-established settlements, with
significant populations, as well as their own history, character, and sense of place.
To allow modest growth on sites of typically 12-50 homes is the correct approach
and is supported by NPPF paragraph 83. Modest housing growth that strengthens


https://www.gnlp.org.uk/adoption-strategy/5-strategy-including-policies
https://assets.publishing.service.gov.uk/media/67aafe8f3b41f783cca46251/NPPF_December_2024.pdf
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rural communities goes towards supporting existing schools, shops, and public
transport provision. There are considerations too about how electric vehicles, better
broadband, and more homeworking and delivery of services to homes, is supporting
efforts to reduce carbon emissions and thus supporting efforts to make rural living
more sustainable.

A8. Has the preparation of the Plan complied with the Public Sector Equalities
Duty? Does the Equality Impact Assessment demonstrate this?

38.

39.

40.

Yes, the Council has had due regard to the objective set out under s149 of the
Equality Act 2010 and the Council has assessed the potentialimpact of the Plan on
different groups throughout the District in the Equality Impact Assessment (EqlA)
prepared to support the VCHAP (document ref. A.7.1).

The EqlA considered the impact of the Plan on those specific groups set outin the
Equality Act 2010. A scoping exercise determined that the site-specific allocations
were unlikely to impact on a person's personal identity or relationships and
consequently scoped out the following groups: gender reassignment, marriage and
civil partnership, race, religion, sex and sexual orientation. The EqlA therefore
focussed on people with the following protected characteristics: age, disability and
pregnancy and maternity. In addition, the Council also considered it appropriate to
assess the potential socio-economic impacts of the Plan: health, place (including
‘rurality’) and low income and poverty.

The EqlA concludes that the VCHAP offers a clear opportunity to promote equality of
opportunity and enhance community cohesion within the village clusters of South
Norfolk, having a positive impact on those groups listed above. The challenges
posed by planning for growth within a rural District are also explored through the
EqlA and recognised in its conclusion (such as the provision of equitable access
between allocation sites and identified services and facilities). The EqlA therefore
presents a balanced assessment of the Plan and the impact of the site allocations it
contains.

South Norfolk Council, 28 November 2025.


https://www.southnorfolkandbroadland.gov.uk/asset-library/vchap-equality-impact-assessment.pdf

