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Document submitted for examination on 16 April 2013 

Examination hearings held on 25 and 26 February 2014 
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Abbreviations Used in this Report 

 

AA 
ACV 
CDC 

CIL 

Appropriate Assessment 
Assets of Community Value  
Critical Drainage Catchment 

Community Infrastructure Levy 
DMP Norwich City Council Development Management Policies Local Plan  

DtC Duty to Co-operate 
GNDP 
GPDO  

GTAA 

Greater Norwich Development Partnership 
General Permitted Development Order 

Gypsy and Traveller Accommodation Assessment  
JCS Joint Core Strategy for Broadland, Norwich and South Norfolk 

LDS 
LNAZ 

Local Development Scheme 
Late Night Activity Zone 

LP Local Plan 
MM 
NATS 

Main Modification 
Norwich Area Transportation Study 

NCC Norwich City Council 
NPPF National Planning Policy Framework  

ODPA 
PPG 
PPTS 

RSS 

Office Development Priority Area 
National Planning Policy Guidance 
Planning Policy for Traveller Sites  

Regional Spatial Strategy  
SA 

SAB 
SAC 

Sustainability Appraisal 

Sustainable Drainage Approval Body 
Special Area of Conservation 

SAP Norwich City Council Site Allocations and Site Specific Policies 

Local Plan 
SCI Statement of Community Involvement 

SCS 
SFRA 

Sustainable Community Strategy 
Strategic Flood Risk Assessment 

SHLAA Strategic Housing Land Availability Assessment 

SHMA 
SPD 

SuDS 
YVCA 

Strategic Housing Market Assessment 
Supplementary Planning Document 

Sustainable Drainage Systems 
Yare Valley Character Area  
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This report is accompanied by 2 Appendices containing the Main Modifications. Appendix 1 

contains the Main Modifications to the policies and text of the DMP, whilst Appendix 2 

(which includes Annexes A-U) contains the Main Modifications to the Policies Map.  

 

Non-Technical Summary 
 

 
This report concludes that the Norwich Development Management Policies Local Plan 
provides an appropriate basis for the planning of the City, providing a number of 
modifications are made to the plan.  Norwich City Council has specifically requested me to 
recommend any modifications necessary to enable the plan to be adopted.   

The Main Modifications can be summarised as follows: 

 Policy DM1 (Sustainable development) – include reference to heritage assets; 

 Policy DM5 (Flood resilience) – various changes to align policy with national 

guidance on flood risk and take account of additional evidence; 

 Policy DM6 (Natural Environment) - Exclude Bartram Mowers site from Yare Valley 

Character Area; 

 Policy DM8 (Open Space & Recreation) - Exclude Bartram Mowers site from open 

space designation. Revise policy to acknowledge that significant weight to be given 

to meeting local needs for school places; 

 Policy DM9 (Heritage) – Delete associated Appendix 6 – Local listing; 

 Policy DM11 (Environmental Hazards) – revise policy to reflect government 

guidance on pollution of the water environment; 

 Policy DM12 (Housing development) – amend policy to reflect GPDO 2013; 

 Policy DM14  (Gypsies, travellers and travelling showpeople) – substantially revise 

policy to take account of recent evidence and ensure the provision of sites; 

 Policy DM16 (Employment) – for clarity include A4 map to identify areas subject to 

policy; 

 Policy DM18 (Main town centre uses) – clarify approach to main town centre uses 

on employment land and correct and update associated Appendix 4; 

 Policy DM19 (Offices) – amend policy to reflect GPDO 2013 and increase emphasis 

on both viability and monitoring; 

 Policy DM20 (Retail frontages) - amend policy to reflect GPDO 2013 and explain 

the approach to indicative minimum thresholds; 

 Policy DM21 (District & Local Centres) – simplify and streamline policy; 

 Policy DM22 (Community facilities) - amend policy to reflect GPDO 2013. 

Acknowledge that significant weight to be given to meeting local needs for school 

places; 

 Policy DM23 (Evening, leisure & late night uses) – recognise the scope of D2 

leisure uses and clarify their acceptability within primary retail areas; 

 Policy DM25 (Retail parks) – recognise the relative accessibility of retail parks; 

 Policy DM27 (Norwich Airport) – bring policy into line with the MMs for the SAP 

relating to Policy R32; 

  Policy DM29 (City centre parking) – recognise that car parks allocated for 

development in the SAP will not be subject to the restrictions imposed by this 

policy; 

 Policy DM33 (Planning obligations) – align and update policy in line with national 

guidance; 

 Include new comprehensive monitoring framework in Appendix 9; 

 Include new glossary of terms in Appendix 10. 
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Introduction  

1. This report contains my assessment of the Norwich Development Management 
Policies Local Plan in terms of Section 20(5) of the Planning & Compulsory 

Purchase Act 2004 (as amended).  It considers first whether the Plan’s 
preparation has complied with the duty to co-operate, in recognition that there 
is no scope to remedy any failure in this regard.  It then considers whether the 

Plan is sound and whether it is compliant with the legal requirements.  The 
National Planning Policy Framework (paragraph 182) makes clear that to be 

sound, a Local Plan should be positively prepared; justified; effective and 
consistent with national policy.  

2. The starting point for the examination is the assumption that the local 
authority has submitted what it considers to be a sound plan. The submission 
plan (April 2013) is not the same as the pre-submission plan (August 2012) as 

the former includes various proposed changes made by the Council to address 
issues raised by representors at the pre-submission stage. These proposed 

changes were not the subject of consultation or sustainability appraisal. To 
avoid any confusion the examination was conducted on the basis of the 
wording of the pre-submission plan, having regard to the various proposed 

changes put forward by the Council and specifically identified in Documents 
SD6 and SD23. 

3. My report deals with the Main Modifications that are needed to make the DMP 
sound and legally compliant. In accordance with section 20(7C) of the 2004 
Act the Council requested that I should make any modifications needed to 

rectify matters that make the Plan unsound/not legally compliant and thus 
incapable of being adopted.  These recommended Main Modifications, together 

with the associated changes to the Policies Map, are set out in the 2 
Appendices. 

4. The recommended Main Modifications that are necessary for soundness all 

relate to matters that were discussed at the Examination hearings or the 
subject of written representations.  Following the Hearings, the Council 

prepared a schedule of proposed Main Modifications and carried out 
sustainability appraisal and this schedule has been subject to public 
consultation. I have taken account of the consultation responses on the 

proposed Main Modifications in coming to my conclusions in this report. As a 
result I have made a small number of amendments/deletions to the proposed 

Main Modifications and these are identified in my report and included in the 
recommended Main Modifications. 

5. The Council has also compiled a schedule of Minor Modifications. Although I 

consider that these changes do not relate to matters of soundness interested 
parties are advised to view them in order to gain a complete picture of the 

wording of the emerging plan. The Council may also need to make minor edits, 
such as re-numbering policies, and factual updates in the final adopted version 
of the Plan.      

6. The national Planning Practice Guidance (PPG) was issued after the hearings 
sessions. As a result I wrote to all representors to give them an opportunity of 

supplementing their representations in the light of the contents of the PPG. 
The responses received have been taken into account in my report.  
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7. My report on the DMP should be read in conjunction with my report relating to 
the Norwich Site Allocations and Site Specific Policies Local Plan (SAP) which is 

issued at the same time.  

Assessment of Duty to Co-operate  

8. Section s20(5)(c) of the  2004 Act requires that I consider whether the Council  
complied with any duty imposed on them by section 33A  of the 2004 Act  in 

relation to the Plan’s preparation. 

9. It is clear from the material submitted, including the  Duty to Co-operate 

document [SD25], that the Council has engaged constructively with relevant 
bodies prescribed in s110 of the Localism Act 2011, together with other 

organisations, to ensure that cross boundary issues are properly coordinated 
and addressed.  

10. There has been close collaboration between the Greater Norwich District 

Councils and the County Council on the Joint Core Strategy for Broadland, 
Norwich and South Norfolk (JCS), and its partial review, through the Greater 

Norwich Development Partnership Planning Sub-Group. Various joint studies 
dealing with cross-boundary issues in Greater Norwich, including housing, 
gypsy and travellers, employment, retail, transport, infrastructure, the 

environment and heritage assets, have been produced. In terms of the wider 
area the Norfolk Strategic Planning Group, which includes representatives from 

the County’s planning authorities, meets on a regular basis with a view to 
achieving consensus on core issues.  

11. In terms of ongoing compliance a county-wide Duty to Co-operate Members’ 

Forum was established in 2013. The Greater Norwich Development Partnership 
has now been replaced by the Greater Norwich Growth Board which will carry 

forward its work. 

12. In the light of these findings I conclude that the Duty to Co-operate has been 
met. 

Assessment of Soundness  

Preamble  

13. The DMP sets out local policies, standards and criteria which will be used to 

inform the assessment of development proposals and to guide the Council’s 
decisions on planning applications in the period to 2026.  

14. The DMP, together with the SAP, and the already adopted Joint Core Strategy 

for Broadland, Norwich and South Norfolk (2011, amendments adopted 2014) 
and the Northern City Centre Area Action Plan (2010), will replace the City of 

Norwich Replacement Local Plan (adopted 2004) and all the planning policies 
therein.  

15. A draft version of the DMP was published in January 2011 (alongside the draft 
SAP). In the light of comments received and the publication of the NPPF in 
March 2012 the draft was extensively revised and the pre-submission version 

was published in August 2012 for a 6 week consultation period. The DMP was 
submitted to the Secretary of State for Examination on 17 April 2013.  
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16. The Examination hearings were provisionally arranged to start in September 
2013. However I decided, after consulting the Council, to delay the 

Examination hearings until early in 2014. This was to allow the Examination of 
the partial review of the JCS to be completed and the Inspector’s report 
issued. This delay in the Examination also gave the Council the opportunity of 

bolstering its evidence base on a number of issues including the impact of the 
changes contained the General Permitted Development Order 2013 (GPDO 

2013) and the viability of sites.  

17. It is evident that the Council has sought to respond positively both to the 
comments received from the public and stake-holders during the earlier stages 

of the preparation of the DMP and to the representations received to the Pre-
Submission plan. Whenever possible the Council has sought to resolve 

soundness issues by appropriate changes to policies or text. This approach has 
continued throughout the Examination with the result that a number of 
representations have been satisfactorily addressed. Such a process of 

constructive engagement is a vital ingredient of the local plan system and the 
Council’s endeavours in this regard are to be commended.    

Main Issues 

18. Taking account of all the representations, written evidence and the discussions 

that took place at the Examination hearings I have identified a number of main 
issues upon which the soundness of the Plan depends. These are dealt with 
below. Representations on the submitted DMP have been considered insofar as 

they relate to its soundness, but they are not reported on individually. 

General Matters 

Is the DMP consistent with the overall direction of the JCS and national 
policy and has it been positively prepared? 

19. Regulation 8(4) of The Town and Country Planning (Local Planning)(England) 

Regulations 2012 specifies that subject to paragraph (5) the policies contained 
in a local plan must be consistent with the adopted development plan.  

20. The JCS for Broadland, Norwich and South Norfolk was adopted in 2011 but 
was subject to legal challenge. As a result parts of the JCS concerning certain 

development proposals in the Broadland part of the Norwich Policy Area were 
remitted to Regulation 19 stage. The part JCS subsequently underwent public 
examination in 2013 and resultant amendments were adopted on 10 January 

2014.  

21. The JCS identifies Norwich as a main focus for growth in the East of England 

for new homes and jobs, leisure, cultural and educational development. The 
policies in the DMP, together with those in the SAP, seek to ensure the 
delivery of the growth strategy inherent in the JCS. In line with the JCS the 

DMP also contains policies that are designed to ensure that the benefits of the 
ambitious growth agenda are balanced by effective protection of the historic 

city’s urban and natural environment.  

22. The DMP directs a significant share of employment growth to the city and aims 
to retain and expand employment, particularly office-based employment, in 

the city centre. The DMP also places great importance on protecting and 
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enhancing the city’s retail and leisure offer through beneficial new 
development, diversification of uses, and growth of the evening economy. For 

the areas outside the centre the plan aims to develop and protect 
neighbourhood centres and community facilities, as well as safeguarding 
employment land and premises to meet local employment needs. It is evident 

that the DMP policies have been framed to ensure that they are sufficiently 
flexible to take account of changing circumstances and that due weight is 

given to viability considerations. I have not identified any inconsistencies 
between the overall strategy for the city and the detailed development 
management policies.  As a result I find the DMP to be consistent with the 

overall direction of the JCS.    

23. The NPPF emphasises the importance of encouraging sustainable development 

through enabling economic growth and promoting housing development. Such 
a positive approach has been followed by the Council for many years and is 
inherent in the DMP. The Plan seeks to meet the identified needs of the city 

through a comprehensive set of policies that have sustainable development at 
their heart. Taking account of all the material before me I have not discerned 

any gaps in policy coverage.  Consequently the DMP sits comfortably with the 
overall direction of the NPPF and is consistent with it. As the plan is based on a 

clear strategy that seeks to meet objectively assessed development and 
infrastructure requirements it has been positively prepared.  

24. I conclude, therefore, that the DMP has been positively prepared and is 

consistent with the overall direction of the JCS and national policy. 

Are the policies and proposals in the DMP based on a robust and up-to-

date evidence base? 

25. The DMP is supported by a comprehensive evidence-base. Most of the material 
in the evidence base is of fairly recent origin. Where necessary the Council has 

sought to update the information available by additional work and/or analysis, 
for instance with regard to viability. Topic papers have been produced for the 

Examination that updates the evidence base to take account of recent 
information, including the results of the Annual Monitoring Reports.  

26. I conclude, therefore, the policies and proposals in the DMP are based on an 

robust up-to-date and evidence base. 

Has sufficient regard been paid to infrastructure delivery & flood risk? 

27. Throughout the preparation of the DMP the Council has carried out detailed 
consultation and engagement with infrastructure providers/deliverers. The 
amount of new development proposed in the plan will certainly give rise to a 

need for new and improved infrastructure. From the material available it is 
evident that the Council is seeking to identify any required works at an early 

stage. Appendix 7 of the JCS sets out details of the infrastructure required to 
support growth, including water, green infrastructure, transport and 
electricity. The Local Investment Plan and Programme contains updated 

information on these schemes.  

28. The DMP has been informed by both Level 1 and 2 Strategic Flood Risk 

Assessments (SFRA). This has meant that areas of fluvial flood risk have been 
identified and detailed consideration has been given to such areas in the city 
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centre. The DMP policies have taken account of the findings. A Surface Water 
Plan has identified areas at risk of flooding from heavy rainfall events and 

informed the definition of the boundaries of Critical Drainage Catchments. The 
Environment Agency has been closely involved in all this work. 

29. I conclude, therefore, that sufficient regard has been paid to infrastructure 

delivery and flood risk. 

Have reasonable alternatives to policies been considered? 

30. It is clear from the submitted plan and the supporting evidence that the 
Council considered reasonable alternatives before finalising the policies in the 
DMP. Sustainability appraisal informed the process throughout and the public 

and stakeholders were given the opportunity to comment through several 
rounds of consultation. Consequently I conclude that the Council has adopted 

a thorough and systematic approach to policy formulation and that reasonable 
alternatives to policies have been considered. 

Has due regard been taken of viability considerations and are the policies 

sufficiently flexible to take account of changing market conditions? 

31. It is evident that flexibility has been built into polices where appropriate. This 

will help to encourage the delivery of beneficial development even when 
market conditions are difficult. Policy DM33: Planning Obligations (as to be 

modified) makes clear that a flexible approach is to be taken to development 
proposals, that pays regard to the impact on viability of planning obligations, 
site specific policy requirements, and CIL.  

32. I conclude, therefore, that due regard has been taken to viability 
considerations and that the policies are sufficiently flexible to take account of 

changing market conditions. 

Are the following development management policies and associated 
appendices soundly based? 

33. A number of the development management policies in the Plan are not 
specifically referred to in this report. Furthermore where policies are referred 

to, only particular elements are usually discussed. This is because the report 
focuses only on those parts of the DMP where there may be soundness issues.  

Policy DM1 – Achieving and delivering sustainable development 

34. Objective 9 of the JCS and core land-use planning principle 10 of the NPPF 
recognise the importance of conserving heritage assets. Given this and the 

exceptional historic character and architectural quality of Norwich it is 
surprising that Policy DM1 makes no mention of the need to protect and 
enhance the heritage assets of the city.  

35. Proposed Main Modification DM-MM1 sought to address this matter but 
referred to ‘historic assets’ in the revised policy rather than ‘heritage assets.’ 

In order to ensure that the wording complies with national policy the term 
‘heritage assets’ should be used in the policy. Consequently  recommended 
Main Modification DM-MM1 is revised accordingly.  
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36. It is concluded that, subject to the inclusion of Main Modification DM-MM1, as 
revised, Policy DM1 and the supplementary text is soundly based. 

Policy DM2 – Amenity 

37. It is clearly important to ensure that account is taken of the likely impact of 
surrounding land uses on future occupiers when assessing development 

proposals. In particular there is a need to ensure that the continued operation 
of established authorised uses and activities on adjacent sites is not prejudiced 

or unreasonably restricted. It is considered that the wording of Policy DM2, 
specifically criterion b) under ‘Future Occupiers’ satisfactorily addresses this 
matter and will help to ensure that adjacent uses of land are compatible. This 

policy should also be read in conjunction with Policy DM11 – Environmental 
hazards which indicates that development, particularly housing, should be 

planned and located so as not to expose residents or occupiers to excessive 
noise levels from existing uses and activities.  

38. It is concluded that Policy DM2 is soundly based. 

Policy DM3 – Design principles 

39. As the requirement for high quality design is already emphasised in JCS policy 

2, implied in Objective 9 of the DMPP and mentioned in the supporting text, it 
is not considered necessary to include a specific reference within Policy DM3. 

40. As regards energy efficiency improvements it is considered it would be 
unreasonable and unduly onerous to expect applicants to address energy 
efficiency shortfalls of existing buildings where proposals for extension or 

refurbishment are relatively modest. 

41. It would not be justified to include specific reference to very detailed matters, 

such as the use of large trees and the provision of nesting sites, within Policy 
DM3. Such matters are covered in general terms within the policy and their 
appropriateness will be a matter for determination at application stage, having 

regard to expert advice. The definition of ‘landmark building’ does not need to 
be included within the actual policy given that it is defined in paragraph 3.6 of 

the supporting text.   

42. It is considered that inappropriate residential development within garden areas 
can be resisted with the various policies within the DMP.  Consequently there 

is no need to have a specific policy relating to the development of garden 
areas within the plan.           

43. It is concluded that Policy DM3 is soundly based. 

Policy DM5 – Flooding 

44. In order to bring Policy DM5 Flooding into line with national guidance on flood 

risk, take account of additional evidence, and provide clarity, various changes 
to the policy wording and the supplementary text are required. These changes 

are contained in Main Modifications DM-MM2 & DM-MM3 and  in summary 
relate to: 

 the application of the sequential test for flood risk in the case of city 
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centre uses which fall outside regeneration areas;  

 the application of the exception test for flood risk in circumstances 

where highly vulnerable uses are proposed in flood zone 2; 

 taking account of additional evidence identifying larger Critical 
Drainage Catchments (CDC);    

 highlighting the particularly high risk of surface water flood risk within 
CDCs;   

 specifying that, where practical, all development in CDCs should have a 
positive impact on surface water flood risk; and 

 clarifying the relationship between the planning and the SuDS 

Approving Body (SAB) regimes and ensuring compatibility with 
emerging SAB drainage policies; and 

45. In accordance with national guidance the first paragraph of the policy under 
‘Sustainable drainage and surface water flooding’ should refer to the need 
where possible to reduce the risk of flooding. I have revised recommended 

Main Modification DM-MM3 accordingly.  

46. Main Modification PM-MM13 (Annex Q) amends the Policies Map to include 

the larger CDCs. 

47. Sufficient safeguards are contained in Policy DM9 to address the impact on 

buried archaeological deposits from development and associated 
infrastructure, such as SuDS. As a result there is no need to have a specific 
reference to this within Policy DM5. 

48. Evidence from the SFRA Level 2 confirms that groundwater induced flooding is 
not a significant risk in Norwich due to the porous nature of the underlying 

chalk geology. Consequently it is not considered that specific mention of 
groundwater flooding is required in the policy.      

49. It is concluded that, subject to the inclusion of Main Modifications DM-MM2 & 

DM-MM3 (as revised) and the changes to the Policies Map contained in Main 
Modification PM-MM13, Policy DM5 is soundly based. 

Policy DM6 – Natural Environmental Assets 

50. The Wensum Special Area of Conservation (SAC) is already safeguarded as an 
internationally protected site through national legislation.  The NPPF and JCS 

policy 1 also require such areas to be explicitly protected from harmful 
impacts. The inclusion of a reference to the SAC in Policy DM6, therefore, is 

unnecessary. It is noted that a reference to the SAC is contained in the 
supplementary text.   

51. Policy DM6 makes it clear that biodiversity offsetting schemes will only be 

allowed in exceptional circumstances. The approach is in line with national 
guidance. The assessment of such schemes will be a matter for the Council 

drawing upon expert advice. There is no reason to believe that the Council 
would fail to assess such schemes in a thorough and robust manner and reject 
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them if necessary. The Council’s current effort to produce a systematic 
methodology to assess such schemes is welcomed.  

52. The identification and protection of the Yare Valley Character Area (YVCA) in 
Policy DM6 is endorsed and supported. The approach is consistent with the 
guidance in paragraph 114 of the NPPF relating to the creation and 

safeguarding of networks of biodiversity and green infrastructure. However 
there is a need to amend the Policies Map to exclude the Bartram Mowers site 

and the land immediately to the south-east, located to the south-west of 
Bluebell Road, from the YVCA. This is in the light of one of the recommended 
Main Modifications in my report on the SAP that identifies this land for housing 

for the over-55s. It is accepted that this development would cause some harm 
to the character and appearance on the valley, as well as involve the loss of 

green space, but there are other factors (i.e. the brownfield nature of a fair 
proportion of the area, the need for housing for older people both in the local 
and wider area and the open space/public access and biodiversity benefits that 

would accrue) that outweigh this harm. Furthermore development is to be 
allowed only on the basis of considerable mitigation measures. Main 

Modification PM-MM 15 (Annex S) addresses this point. 

53. Main Modification PM-MM1 and the associated Annex E adds the woodland 

area notation to the area of woodland at Rostwold Way. This was omitted from 
the pre-submission plan.  

54. It is concluded that Policy DM6 would not be sound unless the Policies Map is 

amended in accordance with Main Modifications PM-MM15 and PM-MM1.  

Policy DM8 – Open Space 

55. Paragraph 72 of the NPPF highlights the importance that should be attached to 
ensuring that a sufficient choice of school places is available to meet the needs 
of existing and new communities. Local planning authorities are exhorted to 

give great weight to the need to create, expand or alter schools. To bring 
Policy DM8 into line with this approach it is necessary to recognise in the 

policy that significant weight will be given to meeting local needs for school 
places when assessing the extension, expansion or redevelopment of school 
buildings and facilities on existing school playing fields. Main Modification DM-

MM4 addresses this concern. 

56. Policy DM8 cannot require that any new allotments are statutorily protected 

under the Allotments Act given the separate legislative regimes.   

57. The identification and protection of open space along the Yare Valley in Policy 
DM8 is endorsed and supported. The approach is consistent with the guidance 

in paragraph 76 of the NPPF relating to the special protection of green areas of 
importance to the local community. However there is a need to amend the 

Policies Map to exclude the land immediately to the south-east of the Bartram 
Mowers site, located to the south-west of Bluebell Road, from the open space 
designation. This is in the light of one of the recommended Main Modifications 

in my report on the SAP that identifies this land, together with the Bartrams 
Mowers Site for housing for the over-55s. It is accepted that this would involve 

the loss of green space, as well causing some harm to the character and 
appearance on the valley but there are other factors (i.e. the brownfield 
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nature of a fair proportion of the area, the need for housing for older people 
both in the local and wider area and the open space/ public access and 

biodiversity benefits that would accrue) that outweigh this harm. Furthermore 
development is to be allowed only on the basis of considerable mitigation 
measures. Main Modification PM-MM 15 (Annex S) addresses this point. 

58. Main Modification PM-MM2/1 (Annex F) deletes an area incorrectly 
designated as open space east of Bignold School on the Policies Map. Main 

Modifications PM-MM14/1 and PM-MM14/2 (Annex R) amend open space 
boundaries at Hewett School, Hall Road and City Academy, Earlham Road to 
take account of recent development.   

59. Proposed Main Modification PM-MM2/2, as consulted upon, identifies a sizeable 
area of land south of the Sainsbury Centre for the Visual Arts at the University 

of East Anglia as open space and therefore subject to Policy DM8. The Council 
explains that this Main Modification has been put forward to correct an error in 
the depiction of this land in the Pre-Submission Version of the Policies Map. In 

my view insufficient justification has been submitted by the Council as to why 
this area should be identified as open space. Although the area may have been 

omitted in error there is still a need with such a significant change to the Plan 
to explain why the area should now be identified as open space, having 

particular regard to the methodology for the identification of such areas. In the 
absence of such information Proposed Main Modification PM-MM2/2, is not 
justified and is, therefore, not taken forward.   

60. It is concluded that Policy DM8 would not be sound unless the Policies Map is 
amended in accordance with Main Modifications PM-MM15, PM-MM2/1, , 

PM-MM14/1 and PM-MM14/2.   

Policy DM9 – The historic environment and heritage assets 

Appendix 6 – Local listing 

61. Appendix 6, which is referred to in the supplementary text to Policy DM9, 
contains the Norwich Society’s compiled local list of heritage assets located 

within the Outer Ring Road of the city but outside conservation areas. These 
additional assets have now been added to Norwich’s local list and were 
adopted by the city council in January 2014. As a result there is no need to 

retain the emerging list contained within Appendix 6 and it is removed by Main 
Modification DM-MM41. 

62. Main Modifications PM-MM3/1 (Bowthorpe), PM-MM3/2 (Heigham Grove), 
and PM-MM3/3 (Bracondale) (Annex G) relate to various recent changes to 
Conservation Area boundaries that are not in the pre-submission plan. 

63. Main Modifications PM-MM4/1 to PM-MM4/24 (Annex H) contain 
corrections to the boundaries of 24 Schedule Ancient Monuments within the 

city to align them with the definitive boundary data held by English Heritage. 

64. Main Modifications PM-MM5/1 to PM-MM5/9 (Annex I) change the 
notation on the current Policies Map to distinguish between those parks which 

are on English Heritage’s register of historic parks and gardens and those that 
are not. 
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65. It is concluded that provided Appendix 6 is removed by Main Modification DM-
MM41, and that the Policies Map is modified in accordance with Main 

Modifications PM-MM3/1, PM-MM3/2, PM-MM3/3, PM-MM4/1 to PM-
MM4/24 and PM-MM5/1 to PM-MM5/9 Policy DM9 is soundly based. 

Policy DM11 – Environmental hazards 

66. Paragraph 109 of the NPPF indicates, amongst other things, that the water 
environment should be safeguarded from pollution when development 

proposals are determined. The pollution of the water environment is also an 
offence under the Environmental Permitting Regulations (England and Wales) 
2010. To ensure that DM11 reflects this government guidance and 

acknowledges related legislation the policy and the supplementary text need 
to be changed in accordance with Main Modification DM-MM5.   

67. Paragraph 11.23 of the NPPF seeks to avoid noise from giving rise to 
significant adverse impacts on health and the quality of life as the result of 
new development. Policy DM11 is broadly in line with this approach whilst the 

supplementary text explains that residential development should be planned 
and located so as not to expose residents or occupiers to excessive noise 

levels from existing uses and activities. Consequently there is sufficient detail 
in the policy and supporting text to ensure that noise levels from existing uses 

are taken into account in assessing proposals for housing development on 
nearby land. 

68. Main Modification PM-MM6 (Annex J) deletes two former landfill sites at St 

Clements Park and Catton Chalk Pit, off Woodcock Road. Evidence now shows 
that neither has been used for the disposal of domestic waste and 

consequently the minimal environmental health risk they pose does not justify 
their inclusion on the Policies Map. 

69. It is concluded that, subject to the inclusion of Main Modification DM-MM5, 

and that the Policies Map is modified in accordance with Main Modification PM-
MM6, Policy DM11 is soundly based. 

Policy DM12 – Principles for all residential development 

70. The GPDO 2013 removed the need for planning permission to change the use 
of offices to housing in the period to May 2016. To recognise this change in 

permitted development rights the wording of Policy DM12 and the 
supplementary text needs to be amended in accordance with Main 

Modifications DM-MM6 and DM-MM7. 

71. It would be unduly onerous and in conflict with the NPPF to include a blanket 
ban within Policy DM12 prohibiting residential development on sites near to 

uses that generate noise. Policies DM2 and DM11 will ensure that sufficient 
account is taken of surrounding land uses when housing schemes are 

assessed.    

72. It is evident from the wording of Policy DM12 that the policy is flexible as 
regards the application of the minimum net density figure of 40 dwellings per 

hectare. Consequently in appropriate circumstances there may be grounds for 
a reduction in this figure. Notwithstanding this the figure is reasonable given 

the density of new housing in recent years and the need, in accordance with 
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national guidance and the JCS, to secure the efficient and sustainable use of 
land.   

73. It is concluded that, subject to the inclusion of Main Modification DM-MM6 
and DM-MM7, Policy DM12 is soundly based. 

Policy DM13 – Residential Institutions 

74. Criterion (b) of the second part of Policy DM13 seeks to resist residential 
institutions on allocated housing land where it would compromise the five-year 

housing supply requirement. 

75. The PPG makes clear that both institutional housing for older people and 
student accommodation can be counted towards housing land supply. In the 

light of this the Council argue that criterion (b) is no longer justified.   
Proposed Modification DM-MM8 sought, amongst other things, to address this 

point.  

76. From the material before me it does not appear that the Council has recent 
information on the accommodation needs of students or residential care 

needs. As a result it is not possible to estimate how provision of additional 
bed-spaces in these sectors might release homes on to the market. Without 

such information the incorporation of student and institutional completions 
within the housing land supply calculation is unjustified. Consequently 

Criterion (b) should be retained and the text revised accordingly.  Proposed 
Modification DM-MM8 has been revised to reflect this.             

77. It is concluded that Policy DM13, subject to the inclusion of Main Modification 

DM-MM8 (as revised) is soundly based.   

DM14 - Meeting the needs of Gypsies, travellers and travelling showpeople 

78. The JCS states that following the abolition of the RSS detailed provision for 
gypsies and travellers in local plans should be based on evidence of local need. 
This is in line with the advice in the government’s Planning policy for traveller 

sites (PPTS) which states that local planning authorities should make their own 
assessment of need for the purposes of planning.  

79. Evidence from the draft Greater Norwich Gypsies and Travellers GTAA, 
published in August 2012, indicates an immediate requirement for 11 
additional pitches in the city in the period to 2016, with a further 13 required 

between 2016 and 2026. As 3 additional pitches were provided in 2012 there 
remains an outstanding need for a total of 21 additional pitches in the city 

within the plan period. 

80. Policy DM14 as it stands essentially relates to the protection of the two 
existing traveller sites in the city and contains criteria against which new 

proposals are to be assessed.  No specific additional sites for travellers are 
identified within the DMP or for that matter in the SAP. This approach does not 

sit comfortably with the advice in the PPTS which makes it clear that local 
plans should identify a specific deliverable supply of sites for travellers as part 
of the overall housing requirement. 

81. Consideration has been given to whether the Plans should be found unsound 
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on this basis or the examination extended to allow sites to be identified. 
However it is clear that either course of action would inevitably delay the 

adoption of both the DMP and the SAP which are both vital to the future 
development and prosperity of the City. Such a policy vacuum would prejudice 
the proper planning of the area. 

82. Furthermore it is evident that the Council is not trying to avoid its 
responsibilities with regard to traveller site provision and is committed to 

addressing immediate need by way of the submission of grant applications on 
additional sites.  It is now understood that funding has been secured to 
provide 13 new pitches in the City by 31 March 2018. The Council accepts that 

any remaining need to 2026 will be met by the identification of sites in a short 
focussed local plan which, if required, will be adopted within 2 years of the 

adoption of the DMP and the SAP. The LDS has been amended accordingly.  
Main Modification DM-MM9 is designed to reflect these Council commitments. 

83. It is concluded that, subject to the inclusion of Main Modification DM-MM9, 

Policy DM14 and the supplementary text is soundly based. 

Policy DM15 – Loss of existing housing 

84. Policy DM15 seeks to ensure that existing housing and land allocated for 
housing is not lost to other uses unless there are strong overriding grounds. 

This is an important ingredient of the overall housing strategy for the city and 
will help ensure that the housing needs of the area are met in accordance with 
the NPPF and the JCS. The site selection process that underpins the SAP has 

already eliminated historic housing allocations that are unlikely to come 
forward. Consequently ‘the land allocated for housing’ referred to within Policy 

DM15 refers to sites that are likely to be delivered over the plan period. As a 
result there is no need to revise this part of the policy. 

85. It is concluded that Policy DM15 is soundly based. 

Policy DM16 – Employment & Business Development 

86. The safeguarding of railheads, wharves and other multimodal transport hubs is 

an important element in the provision of a sustainable transportation system. 
The need to support this sort of facility is recognised in national guidance. In 
addition JCS Policy 6 provides for continued investigation of and support for 

rail freight opportunities as does the Norwich Area Transportation Study 
(NATS). Furthermore the only railhead in the Norwich local authority area is on 

a site that is already safeguarded in the Norfolk Minerals and Waste Core 
Strategy. In view of this it is not considered necessary to amend Policy DM16 
to make reference to the protection of such infrastructure.  

87. The supporting text to Policy DM16 makes it clear that warehouse clubs and 
similar uses on employment areas will be assessed on a case by case basis. In 

determining such proposals consideration will be given to the particular scale 
and nature of the operation, its potential retail and transportation impacts, 
and its consistence with other relevant policies of the plan. This approach is 

consistent with national guidance and JCS policies. Consequently there is no 
justification for amending Policy DM16 to accept such uses on employment 

land. In all cases, whatever the retail format or goods sold, it will be the 
responsibility of the developer to show why any proposed retail development 
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could not be accommodated in a more sequentially suitable location. 

88. It is concluded that Policy DM16 is soundly based. 

New Appendix 6 identifying Policy DM16 Employment Areas  

89. To help understanding of Policy DM16 Main Modification DM-MM42 includes a 
new Appendix 6 identifying in an A4 format those employment areas subject 

to the policy.   

90. It is concluded that, subject to the inclusion of Main Modification DM-MM42, 

the DMP is soundly based.     

Policy DM18 – Retail, leisure and other main town centre uses 

91. Large areas of the city centre are outside the main retail core and dominated 

by other uses such as residential, commercial or leisure. In planning for the 
location of main town centre uses Policy DM18, together with other policies in 

the plan, distinguishes between such areas of differing character within the 
city centre and prioritises them accordingly for retail, leisure and office 
purposes.  It is considered that such an approach is justified and will help 

steer main town centre uses to the most appropriate and sustainable locations 
within the city centre.  For this reason a policy that favoured main town centre 

uses throughout the whole of the city centre is not supported.  

92. It is considered that the restrictions imposed by Policy DM18 on further retail 

development at the Riverside Large District Centre are justified given the 
severe constraints in local highway capacity and resultant traffic congestion. It 
is noted that the Council accept that a sensible approach would be taken to 

minor development that has no implications for increased trip generation. 

93. Appendix 4, which is referred to in Policy DM18, makes it clear that the local 

impact test threshold for development outside of defined centres should be set 
generally at 1000 sq.m gross internal area. It is considered that this relatively 
low threshold is appropriate given that the evidence demonstrates that the 

scale of district centres within Norwich is usually smaller than average and 
impact would be evident from moderate scales of development. To accept 

retail development of up to 2500 sq.m (i.e. the NPPF default setting) may well 
lead to the diversion of trade from other centres. Consequently an impact test 
threshold of 1000sq.m gross internal area is a proportionate and reasonable 

approach that takes account of local circumstances.  

94. Appendix 4 also indicates that new retail units should not exceed 1000 sq.m 

gross internal area in district centres and 500 sq.m in local centres. Without 
such thresholds it is considered that it may be difficult to resist foodstore 
development that would be clearly out of scale with the majority of district and 

local centres in the city. Notwithstanding this there is some flexibility in 
approach as the text explains that account will be taken of local evidence. As 

these thresholds are clearly set out in Appendix 4 there is little justification for 
their inclusion in Policy DM18. Furthermore the present approach is likely to be 
more adaptable if there is a need to change thresholds in the light of new 

evidence or changes in circumstances.      

95. The Hall Road retail park is not identified in JCS Policy 19 as a centre in the 
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retail hierarchy. It is considered that this is justified given its function and 
location. As a result it should not be identified as a centre in the DMP.  

96. JCS Policy 5, in line with national guidance, requires employment areas 
identified in local plans to be protected for their designated purpose. These 
areas are defined on the Policies Map and are protected under the terms of 

Policy DM 16 – Employment and business development. Policy DM18, amongst 
other things, seeks to provide clarity on the very restrictive approach that will 

be taken to proposals for main town centre uses on the defined employment 
areas.  However as currently worded the policy and text do not make it clear 
that such proposals will still be subject to the terms of Policy DM16 (and where 

applicable Policy DM17) or emphasise the priority that will be given to the 
retention of defined employment areas for employment or other economic 

development uses. Furthermore no reference is made to JCS Policy 5. Main 
Modification DM-MM11 rectifies these omissions.  

97. Two parts of the City Centre Leisure Area north of the River Wensum (i.e. at 

Anglia Square and Colegate) were inadvertently omitted from the Policies Map. 
Main Modification PM-MM7 (Annex K) corrects this omission. 

98. Main Modification PM-MM11 (Annex P) amends the boundary of the 
Sprowston Road Local Centre on the Policies Map to reflect its extension and 

re-designation as a District Centre. 

99. Main Modification PM-MM16 (Annex T) amends the boundary of the 
Dereham Road District Centre to remove the recently completed housing 

development on land at Exeter Street car park.     

100. It is concluded that, subject to the inclusion of Main Modifications DM-MM11, 

and that the Policies Map is modified in accordance with Main Modifications 
PM-MM7, PM-MM11 and PM-MM16 , Policy DM18 is soundly based.  

Policy DM19 - Offices 

101. The deregulatory changes introduced by the GPDO 2013 mean that Policy 
DM19 cannot now seek to prevent the loss of office space to housing. As a 

result Main Modifications DM-MM12, DM-MM13 and DM-MM17 are required 
to make it clear that Policy DM19 will only apply to office conversion schemes 
that relate to non-residential uses.  

102. In line with the JCS and national policy Main Modification DM-MM13 
emphasises the importance of maintaining an appropriate supply of good 

quality office space, whilst recognising that the upgrading of poorer quality 
office space will only be favoured provided it is viable and practical. Main 
Modification DM-MM15 recognises that where office development is 

demonstrably unviable a flexible approach will be taken to securing the most 
beneficial development solution. Clearly at present permission would not be 

required for residential conversion schemes. DM-MM16 makes it clear that 
Policy DM19 does not protect all office floorspace but rather seeks to apply 
appropriate safeguards to ensure that the loss of the best quality space is fully 

justified. This modification also incorporates additional commentary on the 
prospects for office development in the city, particularly in relation to the St 

Stephens and Rose Lane / Mountergate areas. Such a flexible approach, based 
on taking account of all material considerations, is in accordance with national 
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policy.      

103. The textual changes in Main Modification DM-MM14 reflect the above 

modifications and also refer to recent market indicators which show a 
significant upturn in the demand for office space locally. It also notes, 
however, the lack of good quality office accommodation and the implications 

of this for the take-up of new office floor space in the centre. The inclusion of 
such information is important to provide an indication of current trends in the 

office market. Given the uncertainties associated with future trends, however, 
this modification also reasonably highlights the importance of monitoring the 
effectiveness of Policy DM19. The proposed main modification to paragraph 

19.5 could be interpreted as meaning that the lack of quality office 
accommodation would not encourage the take-up of new good quality office 

space. This could be clarified by a simple wording change.     

104. It is concluded that, subject to the inclusion of Main Modifications DM-MM12, 
DM-MM13, DM-MM14, DM-MM15, DM-MM16, and DM-MM17, Policy DM19 

is soundly based. 

Policy DM20 – Managing change in the primary and secondary retail areas 

and Large District Centres 

105. The GPDO 2013 makes provision for temporary flexible uses in empty shops 

for a period of 2 years. In the light of this Main Modification DM-MM18 is 
required to make it clear that the policy will apply to permanent changes of 
use within defined retail frontages, rather than non-retail uses. Main 

Modification DM-MM20 is also necessary to make it clear that in calculating 
the percentage of A1 retail uses within a frontage length, retail premises that 

are in a temporary flexible use will be treated as being in their lawful planning 
use before the temporary use commenced. Main Modification DM-MM22 
needs to be included to ensure that account is taken of temporary flexible uses 

when monitoring changes in retail frontages.  

106. Main Modification DM-MM18 further explains that the indicative minimum 

thresholds used in Policy DM20 will be set out in the Main Town Centre Uses 
and Retail Frontages SPD which will be adopted with the LP and reviewed as 
necessary. Given the possible changes in retail trends and the character and 

function of different parts of the central shopping area over the plan period 
this is a realistic, flexible and sensible approach. In line with this Main 

Modification DM-MM21 is required to remove a reference to a specific 
indicative threshold. Main Modification DM-MM19 is a small change to policy 
which is required to remove a superfluous word (i.e. ‘already’). As the 

commentary makes it clear that cafes, restaurants and other supporting 
services will have an increasingly important role to play in supporting the 

vitality and viability of the city there is no need to emphasise this point 
further. 

107. Main Modification DM-MM39 is required to correct a drafting error within 

Appendix 4 - Retail planning definitions, (i.e. the Timberhill / Red Lion Street 
frontage zone was incorrectly included as a secondary frontage when it should 

have been identified as being within a primary frontage.) 

108. Main Modifications PM-MM9/1 and PM-MM9/2 (Annex M) and PM-MM17 
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(Annex U)  are required to avoid the duplication of the shopping frontages 
within Castle Mall and Chapelfield on the main city centre inset of the Policies 

Map and on the inset plan of each centre    

109. It is concluded that, subject to the inclusion of Main Modification DM-MM18, 
DM-MM19, DM-MM20, DM-MM21, DM-MM22, and DM-MM39 and the 

changes to the Policies Map contained in Main Modifications PM-MM9/1, PM-
MM9/2 and PM-MM17, Policy DM 20 is soundly based.   

Policy DM21 – Management of uses within district and local centres 

110. As it stands Policy DM21 is overly complex, inflexible and repetitive and covers 
matters that are already dealt with in the NPPF, JCS and other parts of the 

DMP. Main Modifications DM-MM23, DM-MM24, DM-MM25, and DM-MM26 
simplify the policy and streamline the criteria for the acceptance of uses in 

local and district centres. The additional commentary  on the practical 
implementation of the policy, which takes account of the CLG best practice 
guide ‘Parades to be proud of,’ will improve its effectiveness and provide 

clarity. Amongst other things this includes guidance on uses that may not fall 
readily into the accepted definition of main town centre uses, the loss or 

depletion of local foodstores within centres, the calculation of the proportion of 
A1 retail and non-retail premises, the proportion of non-retail A class uses and 

other services in centres, and the approach to evening-only uses. These 
modifications also have regard to the new provisions in the GPDO 2013 
relating to temporary flexible uses,    

111. A new Aldi foodstore has been completed at Sprowston Road/Shipfield. As a 
result this area now meets the definition of a District Centre rather than a 

Local Centre. Main Modification DM-MM40 relates to Appendix 4 and re-
categorises Sprowston Road/Shipfield accordingly.  In line with this, Main 
Modification PM-MM11 (Annex P) amends the boundary of the Sprowston 

Road Local Centre, and its designation, on the Policies Map.  

112. Main Modification PM-MM16 (Annex T) amends the boundary of the 

Dereham Road District Centre to remove the recently completed housing 
development on land at Exeter Street car park.     

113. It is concluded that, subject to the inclusion of Main Modifications DM-MM23, 

DM-MM24, DM-MM25, DM-MM26, and DM-MM40, and that the Policies 
Map is amended in accordance with Main Modification PM-MM11 and PM-

MM16 , Policy DM21 is soundly based.   

Policy DM22 – Planning for and safeguarding community facilities 

Schools and other educational development 

114. The GPDO 2013 removes the need for planning permission to change the use 
of certain non-residential premises to state funded schools.  Main Modifications 

DM-MM27 and DM-MM29 are required to ensure that the wording of Policy 
DM22 is in line with current permitted development rights. 

115. Paragraph 72 of the NPPF highlights the importance that should be attached to 

ensuring that a sufficient choice of school places is available to meet the needs 
of existing and new communities. Local planning authorities are exhorted to 
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give great weight to the need to create, expand or alter schools. The changes 
contained in Main Modification DM-MM27 reflect this emphasis and are 

required to bring the policy into line with national guidance. 

Protection of community facilities  

116. At present Policy DM22 refers to the ‘list of assets of community value (ACV)’ 

but is unclear about the list’s status or how it is to be taken into account in 
planning decisions. It is apparent from the ACV legislation and regulations that 

the process of listing assets of community value is separate from the planning 
process (i.e. inclusion on the ACV list simply confirms that a community group 
believes that the facility has some community worth) and is not based on an 

objective assessment of community value. Consequently the weight that can 
be attached to the ACV list in determining planning proposals is likely to be 

limited if unsubstantiated by other objective evidence. The status of the ACV 
list and the implications of this for the planning process are set out in Main 
Modifications DM-MM30 and DM-MM31 and are required both to ensure 

compliance with national policy and provide an effective policy. Main 
Modification DM-MM28 clarifies the definition of ‘community facilities.’ 

117. It is concluded that, subject to the inclusion of Main Modification DM-MM27, 
DM-MM28, DM-MM29, DM-MM30 and DM-MM31 Policy DM22 is soundly 

based.   

Policy DM23 – Evening, leisure and late night uses 

118. The changes in the GPDO 2013 as regards office conversions mean that 

residential uses can no longer be wholly prohibited within the Late Night 
Activity Zone (LNAZ). Where permission is required the policy sensibly seeks 

to prevent residential and other noise-sensitive uses either within or near this 
area if it is likely to have an unacceptably harmful impact on living and/or 
working conditions of future occupants. This approach is in line with national 

guidance. There is no justification for accepting lower standards of amenity for 
student accommodation. 

119. At present the supporting text to Policy DM23 does not acknowledge that D2 
leisure uses may include active indoor sport, such as gymnasiums and health 
clubs. Main Modification DM-MM32 is required to rectify this omission. In 

addition this modification make it clear that D2 leisure uses, which are usually 
of a larger format, will not generally be appropriate within the primary retail 

area at ground floor level. Notwithstanding this it is recognised that there may 
be scope to locate such uses on upper floors or within basements with a 
dedicated entrance at street level together with a related ground floor café or 

shop. This revised explanation is in accordance with national retail planning 
policy. 

120. Two parts of the City Centre Leisure Area north of the River Wensum (i.e. at 
Anglia Square and Colegate) were inadvertently omitted from the Policies Map. 
Main Modification PM-MM7 (Annex K) corrects this omission.    

121. It is concluded that, subject to the inclusion of Main Modifications DM-MM32, 
and that the Policies Map is modified in accordance with Main Modification PM-

MM7, Policy DM23 is soundly based.  
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Policy DM25 – Use and removal of restrictive conditions on retail 
warehousing and other retail premises 

122. The supporting text to Policy DM25 does not recognise that the relative 
accessibility of retail parks and other retail warehousing varies across the city. 
As a result it is in conflict with the NPPF which indicates that when considering 

proposals on out of centre sites that could not be accommodated in centres 
preference will normally be given to accessible sites that are well connected to 

defined centres. Main Modification DM-MM33 is required to clarify the position 
and bring the policy into line with national guidance. In order to align this 
policy with LP Policy DM1 the second bullet point of the policy should refer to 

‘minimising’ the need to travel rather than ‘not increasing.’ This is also covered 
by Main Modification DM-MM33.  

123. The Hall Road retail park and the Sweet Briar retail park are not identified in 
JCS Policy 19 as centres in the retail hierarchy. It is considered that this is 
justified given their function and location. Main Modification DM-MM33, 

however, will allow account to be taken of the accessibility and relationship to 
defined centres of such sites when proposals are assessed under the terms of 

Policy DM25. Furthermore it would be reasonable to make it clear under in 
paragraph 25.5 that once the Hall Road District Centre is implemented that 

the Hall Road retail park would be an edge of centre location. Consequently 
Proposed Main Modification DM-MM33 has been revised accordingly. 

124. It is concluded that, subject to the inclusion of Main Modification DM-MM33 

(as revised), Policy DM25 is soundly based.   

Policy DM27 – Norwich Airport 

125. Policy DM27 relates to all of the land within the Norwich Airport boundary in 
the city and would in due course apply to the land at The Paddocks if it is 
found that this site is required for airport operational use under the terms of 

SAP Policy R32.  

126. In view of the approval of the Aeropark development it is recognised that 

there should be some flexibility in Policy DM27 to allow alternative uses within 
the Airport boundary if it is demonstrated that a particular parcel of land is not 
required for operational airport use. The first part of Proposed Main 

Modification DM-MM34 covers this point.  

127. SAP Policy R32, as amended by Main Modification SA-MM29, seeks to ensure 

that the proposed Airport Masterplan determines whether this particular site is 
required for airport operational purposes. In the event that the Masterplan 
establishes that the land is not required for operational purposes or the 

Masterplan has not been endorsed within a 2 year period the site is allocated 
for general employment purposes.  

128. The second part of Proposed Main Modification DM-MM34 does not sit 
comfortably with Main Modification SA-MM29 as it refers to the possibility of 
other objective evidence being used to demonstrate that The Paddocks is 

required for airport operational uses. As no mention is made of this in Main 
Modification SA-MM29 I have deleted the second part of Proposed Main 

Modification DM-MM34 to ensure compatibility between policies.   
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129. Although not a soundness issue given that a large part of the airport lies 
within Broadland District it would be helpful if the text was revised to make it 

clear that the masterplan will also have to be endorsed by Broadland District 
Council. 

130. It is concluded that, subject to the inclusion of Main Modification DM-MM34, 

as revised, Policy DM27 is soundly based.  

Policy DM28 Encouraging sustainable travel 

131. The safeguarding and enhancement of transport infrastructure related to the 
movement of freight and or heavy goods is an important element in the 
provision of a sustainable transportation system. The need to support this sort 

of facility is recognised in national guidance. In addition JCS Policy 6 provides 
for continued investigation of and support for rail freight opportunities whilst 

NATS gives strong support for such opportunities. In view of this it is not 
considered necessary to amend Policy DM16 to make reference to the 
protection of such infrastructure. 

132. On the current Policies Map there are several errors with regard to the status 
of existing/proposed sections of the riverside walk. Main Modifications PM-

MM10-1 to PM-MM10-9 (Annex N) correct these errors.   

133. It is concluded that, provided that the Policies Map is modified in accordance 

with Main Modifcations PM-MM10-1 to PM-MM10-9, Policy DM28 is 
soundly based. 

Policy DM29 – City Centre public off-street car parking 

134. Amongst other things Policy DM29 identifies, in line with the Council’s overall 
parking strategy for the city, areas where off-street parking should be 

increased or reduced. SAP Policy CC29 – Chantry Car Park allocates a surface 
car park for mixed use development even though it lies within an area 
identified for increased parking. However, as there are strong townscape 

reasons for securing appropriate development on this particular site the loss of 
car parking here is justified. To ensure consistency between the two plans 

Main Modification DM-MM35 indicates that the redevelopment of existing car 
parks that are specifically allocated for development in the Site Allocations 
Plan will be allowed. 

135. It is concluded that, subject to the inclusion of Main Modification DM-MM35, 
Policy DM29 is soundly based. 

Policy DM30 – Access and highway safety 

136. It is considered that Policy DM30, together with the guidance in the NPPF and  
Manual for Streets, and the appropriate use of the County Council’s standards, 

will ensure that highway safety considerations are given appropriate weight in 
the determination of development proposals. Consequently it is concluded that 

Policy DM30 is soundly based.  

Policy DM31 – Car parking and servicing 

137. Policy DM31 and the associated Appendix 3 provide a comprehensive and 
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sustainable parking strategy for the city. Essentially the approach is to restrain 
parking for both residential and commercial development to an increasing 

extent the closer the development is to the city centre. This is designed to 
minimise car journeys across the city in order to encourage more sustainable 
modes of transport and reduce traffic congestion. It is considered that this 

approach is in line with national guidance, the JCS and the NATS strategy. 
Consequently the policy merits strong support. Favouring increased parking 

standards on those sites that happen to have existing parking provision would 
not fit comfortably with the general direction of this policy as existing parking 
provision may already be excessive or poorly located. 

138. Main Modification DM-MM37 relates to Appendix 3 and corrects a drafting 
error for car parking standards for A1 uses in locations in or adjacent to 

existing District and Local retail centres and elsewhere in the urban area (i.e 
one parking space per 20 square metres of gfa instead of the incorrect figure 
of one per 25 gfa). As these standards are fully justified in the supporting 

evidence and accord with those currently applied in the adopted City of 
Norwich Replacement Local Plan this modification is justified. 

139. Evidence from recent developments in the city indicates that outside of the 
city centre Primary Retail Area and pedestrian only streets the provision of a 

car club parking space and car club vehicle is only likely to be secured on sites 
of over 100 units rather than 50 units and on sites over 50 rather than 10 
units where car free housing is proposed.  Main Modification DM-MM38 

revises the standards accordingly and is required to ensure that the policy and 
supplementary text is justified and effective.   

140. It is concluded that, subject to the inclusion of Main Modification DM-MM37 
and DM-MM38, Policy DM31 is soundly based.    

Policy DM33 – Planning Obligations 

141. Paragraph 173 of the NPPF states that sites and the scale of development in a 
local plan should not be subject to such a scale of obligations and policy 

burdens that their ability to be developed viably is threatened. To bring Policy 
DM33 into line with this national guidance Main Modification DM-MM36 is 
required to makes it clear that specific policy requirements that would clearly 

and demonstrably compromise scheme viability will be the subject of 
negotiation. The modification also recognises that CIL contributions, planning 

obligations and abnormal development costs could individually make 
development unviable as well as in combination.  

142. In order to bring the DMP up-to-date this Modification refers to the adoption 

and coming into effect in July 2013 of the CIL charging schedule across the 3 
Greater Norwich authorities. To make for an effective policy it also provides 

clarity on the scope and purpose of the Regulation 123 list.  

143. It is concluded that, subject to the inclusion of Main Modification DM-MM36, 
Policy DM33 is soundly based.   

 

New Appendix 9 – Monitoring framework 
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144. At present the LP is unsound as it does not contain a monitoring framework to 
assess the efficacy of LP policies. Main Modification DM-MM43 corrects this 

omission.  

145. It is concluded that, subject to the inclusion of Main Modifications DM-MM43, 
the LP is soundly based.     

  New Appendix 10 – Glossary of terms 

146. To aid understanding of the LP it is sensible to including a glossary of the 

terms used.  Main Modification DM-MM44 contains such a glossary.   

147. It is concluded that, subject to the inclusion of Main Modifications DM-MM44, 
the LP is soundly based.     
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Assessment of Legal Compliance 

148. My examination of the compliance of the Plan with the legal requirements is 
summarised in the table below.  I conclude that the Plan meets them all.  

LEGAL REQUIREMENTS 

Local Development 

Scheme (LDS) 

The DMP is identified within the approved LDS. The 

DMP has been prepared in accordance with the 
listing and description in the LDS.  

Statement of Community 
Involvement (SCI) and 

relevant regulations 

The SCI at the time of submission was that adopted 
in March 2010. Subsequent to submission a new SCI   

was adopted in July 2013. Consultation has been 
compliant with the requirements within these 
documents, including the consultation on the post-

submission proposed ‘main modification’ changes 
(MM)  

Sustainability Appraisal 
(SA) 

SA has been carried out appropriately and is 
adequate. 

Appropriate Assessment 
(AA) 

The Habitats Regulations AA Screening Report 
(December 2010) sets out why AA is not necessary. 

National Policy The DMP complies with national policy except where 
indicated and modifications are recommended. 

Sustainable Community 
Strategy (SCS) 

Satisfactory regard has been paid to the SCS. 

Public Sector Equality Duty 
(PSED) 

The DMP complies with the Duty. 

2004 Act (as amended) 

and 2012 Regulations. 

The DMP complies with the Act and the Regulations. 
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Overall Conclusion and Recommendation 

149. The DMP has a number of deficiencies in relation to soundness for the reasons 
set out above which mean that I recommend non-adoption of it as submitted, 

in accordance with Section 20(7A) of the Act.  These deficiencies have been 
explored in the main issues set out above. 

150. The Council has requested that I recommend Main Modifications to make the 

Plan sound or legally compliant and capable of adoption.  I conclude that with 
the recommended Main Modifications set out in the Appendices the Norwich 

Development Management Policies Local Plan satisfies the requirements of 
Section 20(5) of the 2004 Act and meets the criteria for soundness in the 

National Planning Policy Framework.  
 

 

Christopher Anstey 

Inspector 

 

This report is accompanied by 2 Appendices containing the Main Modifications. 
Appendix 1 contains the Main Modifications to the policies and text of the DMP, 
whilst Appendix 2 (which includes Annexes A-U) contains the Main Modifications to 

the Policies Map.  
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Report to Norwich City Council 

by C J Anstey BA DipTP DipLA MRTPI

an Inspector appointed by the Secretary of State for Communities and Local Government 

Date: 13th October 2014 

PLANNING AND COMPULSORY PURCHASE ACT 2004 (AS AMENDED) 

SECTION 20 

REPORT ON THE EXAMINATION INTO THE NORWICH SITE ALLOCATIONS AND 

SITE SPECIFIC POLICIES LOCAL PLAN 

Document submitted for examination on 16 April 2013 

Examination hearings held between 4 and 6 March 2014 

File Ref: LDF001121 
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Abbreviations Used in this Report 

 

AA Appropriate Assessment 
DMP Norwich City Council Development Management Policies Local Plan  

DtC Duty to Co-operate 
GNDP Greater Norwich Development Partnership  

JCS Joint Core Strategy for Broadland, Norwich and South Norfolk 
LDS Local Development Scheme 
LP Local Plan 

MM Main Modification 
NCC Norwich City Council 

NPPF National Planning Policy Framework  
ODPA 

PPG 

Office Development Priority Area 

National Planning Policy Guidance  
SA Sustainability Appraisal 
SAP Norwich City Council Site Allocations and Site Specific Policies 

Local Plan 
SCI Statement of Community Involvement 

SCS Sustainable Community Strategy 
SHLAA Strategic Housing Land Availability Assessment 
SHMA Strategic Housing Market Assessment 

  
  

  
  
  

This report is accompanied by 2 Appendices containing the Main Modifications. 
Appendix 1 contains the Main Modifications to the policies and text of the SAP, 

whilst Appendix 2 (which includes Annexes A-U) contains the Main Modifications to 
the Policies Map.  
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Non-Technical Summary 

 
 
This report concludes that the Norwich Site Allocations and Site Specific Policies Local Plan provides 
an appropriate basis for the planning of the City, providing a number of modifications are made to 
the plan.  Norwich City Council has specifically requested me to recommend any modifications 
necessary to enable the plan to be adopted.   

The Main Modifications can be summarised as follows: 

 Critical Drainage Catchments – amend various policies to take account of additional 
evidence and reflect approach of the flood authorities; 

 Policy CC2: 84-110 Ber Street – delete policy; 
 Policy CC4: 10-24 Ber Street – reduce area of site; 

 Policy CC11: Land at Garden Street, Norwich - amend policy and text to allow temporary 
option for the provision of a primary school on the site; 

 Policy CC18: Former Hunters Squash Club, Edward Street – delete policy; 
 Policy CC19a: Barrack Street – allow flexibility with regard to hotel use; 
 Policy CC19b: Whitefriars – allow greater flexibility of uses; 
 Policy CC23: Duke’s Wharf, Duke Street – accept Class D1 use on the site; 

 Policy CC25: Norfolk House, Exchange Street – delete policy; 

 Policy CC28: Fire Station, Bethel Street – delete policy; 
 Policy CC31: St Stephens Street – recognise that comprehensive development may not be 

viable and accept incremental development; 
 Policy CC33: Westlegate Tower – delete policy; 
 Policy R2: Norfolk Learning Difficulties Centre, Ipswich Road – delete reference to adjacent 

site;  
 Policy R4: Hewlett Yard, Hall Road – update status of site;  

 Policy R8: John Young’s Ltd., 24 City Road – recognise increased capacity of site; 
 Policy R11: Utilities Site, Cremorne Lane – allow greater flexibility with regard to housing;  
 Policy R12: Kerrison Road/Hardy Road, Gothic Works – clarify access arrangements; 
 Policy R13: 233-277 Aylsham Road – reduce site area; 
 Policy R14: Chalk Hill Works, Rosary Road – delete policy; 
 Policy R15: Gas Holder at Gas Hill – recognise geo-diversity value; 

 Policy R16: Land east of Bishop Bridge Road - recognise geo-diversity value and clarify 
approach to gas holder; 

 Policy R17: Land at Ketts Hill/Bishop Bridge Road - recognise geo-diversity value; 

 Policy R18: 124-128 Barrack Street - reduce site area; 
 Policy R19: Van Dal Shoes, Dibden Road – update status of site; 
 Policy R21: Sprowston Road/Land north of Windmill Road – reduce site area;  
 Policy R28: Site north of Raynham Street – refer to pedestrian and cycle link in policy;  

 Policy R31: Two sites at Hurricane Way, Airport Industrial Estate – allocate southern part of 
Site B for housing; 

 Policy R32: The Paddocks, Holt Road - amend policy and text to set a two-year time limit to 
establish whether the site is required for Airport operational use and specify that the site is 
suitable for general needs employment after that period if not required for airport use;        

 Policy R42: Earlham Hall – provide greater flexibility with regard to floorspace figures;  
 Policy R43: Former Blackdale School, University of East Anglia – recognise the need to take 

a co-ordinated approach, having regard to the original vision for the university and 
feasibility considerations;  

 Policy R44: Land between Suffolk Way and Bluebell Road, University of East Anglia - 
recognise the need to take a co-ordinated approach, having regard to the original vision for 
the university and feasibility considerations; 

 Policy R46: Land at Pointers Field – delete policy; 

 Additional site - Land west of Bluebell Road, Bartram Mowers Ltd.- include policy and text to 
allocate the land as a housing scheme for the over-55s;  

 Include new comprehensive monitoring framework in Appendix 3; and 
 Include new glossary of terms in Appendix 4. 
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Introduction  

1. This report contains my assessment of the Norwich Site Allocations and Site 
Specific Policies Local Plan (SAP) in terms of Section 20(5) of the Planning & 

Compulsory Purchase Act 2004 (as amended).  It considers first whether the 
Plan’s preparation has complied with the duty to co-operate, in recognition 
that there is no scope to remedy any failure in this regard.  It then considers 

whether the Plan is sound and whether it is compliant with the legal 
requirements.  The National Planning Policy Framework (paragraph 182) 

(NPPF) makes clear that to be sound, a local plan should be positively 
prepared; justified; effective and consistent with national policy.  

2. The starting point for the examination is the assumption that the local 
authority has submitted what it considers to be a sound plan. The submission 
plan (April 2013) is not the same as the pre-submission plan (August 2012) as 

the former includes various proposed changes made by the Council to address 
issues raised by representors at the pre-submission stage. These proposed 

changes were not the subject of consultation or sustainability appraisal. To 
avoid any confusion the examination was conducted on the basis of the 
wording of the pre-submission plan, having regard to the various proposed 

changes put forward by the Council and specifically identified in Document 
SD6. 

3. My report deals with the Main Modifications that are needed to make the SAP 
sound and legally compliant.  In accordance with section 20(7C) of the 2004 
Act the Council requested that I should make any modifications needed to 

rectify matters that make the Plan unsound/not legally compliant and thus 
incapable of being adopted.  These Main Modifications, and the associated 

changes to the Policies Map, are set out in the attached 2 Appendices. 

4. The recommended Main Modifications that are necessary for soundness all 
relate to matters that were discussed at the Examination hearings or the 

subject of written representations.  Following the Hearings, the Council 
prepared a schedule of proposed Main Modifications and carried out 

sustainability appraisal and this schedule has been subject to public 
consultation. I have taken account of the consultation responses on the 
proposed main modifications in coming to my conclusions in this report. As a 

result I have made a small number of amendments/deletions to the proposed 
Main Modifications and these are identified in my report and included in the 

recommended Main Modifications. 

5. The Council has also compiled a schedule of Minor Modifications. Although I 
consider that these changes do not relate to matters of soundness interested 

parties are advised to view them in order to gain a complete picture of the 
wording of the emerging plan. The Council may also need to make minor edits, 

such as re-numbering policies, and factual updates in the final adopted version 
of the Plan. 

6. The national Planning Practice Guidance (PPG) was issued after the hearings 

sessions. As a result I wrote to all representors to give them an opportunity of 
supplementing their representations in the light of the contents of the PPG. 

The responses received have been taken into account in my report.  
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7. My report on the SAP should be read in conjunction with my report relating to 
the Norwich Development Management Policies Local Plan (DMP) which is 

issued at the same time.  

Assessment of Duty to Co-operate  

8. Section s20(5)(c) of the  2004 Act requires that I consider whether the Council  
complied with any duty imposed on them by section 33A  of the 2004 Act  in 

relation to the Plan’s preparation. 

9. It is clear from the material submitted, including the  Duty to Co-operate 

document [SD8], that the Council has engaged constructively with relevant 
bodies prescribed in s110 of the Localism Act 2011, together with other 

organisations, to ensure that cross boundary issues are properly coordinated 
and addressed.  

10. There has been close collaboration between the Greater Norwich District 

Councils and the County Council on the Joint Core Strategy for Broadland, 
Norwich and South Norfolk (JCS), and its partial review, through the Greater 

Norwich Development Partnership (GNDP). Various joint studies dealing with 
cross-boundary issues in Greater Norwich, including housing, gypsy and 
travellers, employment, retail, transport, infrastructure, the environment and 

heritage assets, have been produced. The GNDP has now been replaced by the 
Greater Norwich Growth Board which will carry forward its work. 

11. In terms of the wider area the Norfolk Strategic Planning Group, which 
includes representatives from the county’s planning authorities, meets on a 
regular basis with a view to achieving consensus on core issues. A county-wide 

Duty to Co-operate Members’ Forum was established in 2013. It is currently 
assessing the evidence that will be required in the future to ensure that local 

plans in the area address strategic issues effectively.   

12. In the light of these findings I conclude that the Duty to Co-operate has been 
met. 

Assessment of Soundness  

Preamble  

13. The SAP identifies about 80 sites, the majority of which are on brownfield 

land, to meet the development needs of Norwich in the period to 2026. The 
SAP, together with the DMP, and the already adopted Joint Core Strategy for 
Broadland, Norwich and South Norfolk (2011, amendments adopted 2014) and 

the Northern City Centre Area Action Plan (2010), will replace the City of 
Norwich Replacement Local Plan (adopted 2004) and all the planning policies 

therein.  

14. A draft version of the SAP was published in January 2011 (alongside the draft 

DMP). In the light of comments received and the publication of the NPPF in 
March 2012 the draft was extensively revised and the pre-submission version 
was published in August 2012. The SAP was submitted to the Secretary of 

State for Examination on 16 April 2013.  

15. The Examination hearings were provisionally arranged to start in September 

2013. However I decided, after consulting the Council, to delay the 
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Examination hearings until early in 2014. This was to allow the Examination of 
the partial review of the JCS to be completed and the Inspector’s report 

issued. This delay in the Examination also gave the Council the opportunity of 
bolstering its evidence base on a number of issues including the impact of the 
changes contained in the General Permitted Development Order 2013 and the 

viability of the allocated sites.  

16. It is evident that the Council has sought to respond positively both to the 

comments received from the public and stake-holders during the earlier stages 
of the preparation of the SAP and to the representations received to the Pre-
Submission plan. Whenever possible the Council has sought to resolve 

soundness issues by appropriate changes to policies or text. This approach has 
continued throughout the Examination with the result that a significant 

number of representations have been satisfactorily addressed. Such a process 
of constructive engagement is a vital ingredient of the local plan system and 
the Council’s endeavours in this regard are to be commended.    

Main Issues 

17. Taking account of all the representations, written evidence and the discussions 

that took place at the examination hearings I have identified a number of main 
issues upon which the soundness of the Plan depends. These are dealt with 

below. Representations on the submitted SAP have been considered insofar as 
they relate to its soundness, but they are not reported on individually. 

General Matters 

Is the SAP consistent with the overall direction of the JCS and national 
policy and has it been positively prepared? 

18. Regulation 8(4) of The Town and Country Planning (Local Planning)(England) 
Regulations 2012 specifies that subject to paragraph (5) the policies contained 
in a local plan must be consistent with the adopted development plan.  

19. The JCS was adopted in March 2011 but was subject to legal challenge. As a 
result parts of the JCS concerning development proposals in the Broadland 

part of the Norwich Policy Area were remitted to Regulation 19 stage (formerly 
known as the pre-submission stage). The part JCS subsequently underwent 

public examination in 2013 and amendments to the adopted plan were 
adopted in January 2014.  

20. The JCS identifies Norwich as a main focus for growth in the East of England 

for new homes and jobs, leisure, cultural and educational development. The 
SAP is in line with this approach and sets out in detail how the housing, 

employment, retail, leisure and educational development requirements of the 
JCS for the city are to be met. I have not identified any inconsistencies 
between the overall strategy for the city and the detailed allocation of sites.  

As a result I find the SAP to be consistent with the overall direction of the JCS.    

21. The NPPF emphasises the importance of encouraging sustainable development 

through enabling economic growth and promoting housing development. Such 
a positive approach has been followed by the Council for many years and is 
inherent in the SAP. The Plan seeks to meet the identified needs of the city 

through a comprehensive set of allocations that have sustainable development 
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at their heart. Taking account of all the material before me I have not 
discerned any gaps in policy coverage.  Consequently the SAP sits comfortably 

with the overall direction of the NPPF and is consistent with it. As the plan is 
based on a clear strategy that seeks to meet objectively assessed 
development and infrastructure requirements it has been positively prepared.  

22. I conclude, therefore, that the SAP has been positively prepared, and is
consistent with the overall direction of the JCS and national policy.

Are the policies and proposals in the SAP based on a robust and up-to-date 
evidence base? 

23. The SAP is supported by a comprehensive evidence-base. Most of the material

in the evidence base is of fairly recent origin. The Strategic Housing Market
Assessment (SHMA) was originally prepared in 2007 but has subsequently

been updated in 2009 and 2011. There is little to suggest that the general
findings in the SHMA with regard to the housing required in the city are no
longer relevant. The Strategic Housing Land Availability Assessment (SHLAA)

and the work for the SAP demonstrate that there are sufficient deliverable and
developable sites to meet the anticipated housing needs as required by the

JCS.

24. Where necessary the Council has sought to update the information available

by additional work and/or analysis, for instance with regard to viability. Topic
papers have been produced for the Examination that updates the evidence
base to take account of recent information, including the results of the Annual

Monitoring Reports. A considerable amount of additional material and recent
evidence has been produced by the Council in response to my questions.

Consequently the policies and proposals contained in the SAP are based on a
robust and up-to-date evidence base.

25. I conclude, therefore, the policies and proposals in the SAP are based on an

robust up-to-date and evidence base.

Has sufficient regard been paid to infrastructure delivery & flood risk? 

26. Throughout the preparation of the SAP the Council has carried out detailed
consultation and engagement with a range of infrastructure providers. The
amount of new development proposed in the plan will certainly give rise to a

need for new and improved infrastructure. From the material available it is
evident that the Council is seeking to identify any required works at an early

stage. Appendix 7 of the JCS sets out details of the infrastructure required to
support growth, including water, green infrastructure, transport and
electricity. The Local Investment Plan and Programme contains updated

information on these schemes. Additional site specific infrastructure is set out
in the policies for the allocated sites. As a result there is a good prospect of

the necessary infrastructure being in place at the appropriate time. The
allocations in the plan, both individually and cumulatively, are not dependent
on the provision of the proposed Norwich Northern Distributor Road.

27. The SAP has been informed by both Level 1 and 2 Strategic Flood Risk
Assessments. This has meant that areas of fluvial flood risk have been

identified and detailed consideration has been given to such areas in the city
centre. The SAP policies have taken account of the findings. A Surface Water
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Plan has identified areas at risk of flooding from heavy rainfall events and 
informed the definition of the boundaries of Critical Drainage Catchments. 

Again this work is reflected in the site allocation policies. The Environment 
Agency, together with the County Council, has been closely involved in all this 
work. 

28. I conclude, therefore, that sufficient regard has been paid to infrastructure 
delivery and flood risk. 

Have reasonable alternatives been considered and has the process 
involved in selecting sites been robust? 

29. It is clear from the submitted plan and the supporting evidence that the 

Council considered reasonable alternatives before identifying the allocated 
sites, and their proposed uses, in the SAP. During the preparation of the plan 

over 170 sites were considered. Those identified as being suitable for 
particular uses were then assessed in terms of their availability, viability and 
sustainability, leading to the identification of about 80 preferred sites. 

Sustainability appraisal informed the process throughout and the public and 
stakeholders were given the opportunity to comment through several rounds 

of consultation.  

30. Consequently I believe that the Council has adopted a thorough and 

systematic approach in the assessment of potential development sites with the 
result that, with the exception of one site (i.e. Bartram Mowers) dealt with 
below, those selected are the most suitable and appropriate when considered 

against the alternatives.   

31. I conclude, therefore, that reasonable alternatives have been considered and 

the process involved in selecting sites has been robust. 

Has due regard been taken of viability considerations and are the policies 
sufficiently flexible to take account of changing market conditions? 

32. The Council’s recent Viability Study (PS3) indicates that the great majority of 
the residential and mixed use developments proposed in the SAP are 

commercially viable. It is accepted that the study shows that the viability of 
high density residential development in the city centre is currently likely to be 
marginal. However sensitivity testing suggests that such developments would 

become viable with a very small reduction in the affordable housing 
requirement or a small increase in sales values. Given recent increases in 

house prices such schemes may well now be viable. In reaching this view I am 
mindful of recent local signals, including the re-commencement of significant 
high density residential development, including affordable housing, on land at 

Kerrison Road (Policy CC17), indicating an improvement in the market. In 
view of this it is reasonable to continue to allocate sites for high density 

residential development in the city centre.  

33. Furthermore it is clear that flexibility has been built into each policy in terms 
of the mix of uses and scale of development. This will help to encourage the 

delivery of beneficial development even when market conditions are difficult. 
Policy DM33: Planning Obligations of the DMP (as to be modified) also makes 

clear that a flexible approach is to be taken to development proposals, that 
takes account of the impact on viability of planning obligations, site specific 
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policy requirements, and the Community Infrastructure Levy.  

34. I conclude, therefore, that due regard has been taken to viability 

considerations and that the policies are sufficiently flexible to take account of 
changing market conditions. 

Housing 

Is the approach to housing provision soundly based? 

Housing need 

35. The JCS identifies the Norwich Policy Area (defined as the Norwich urban area 
and the first ring of fringe villages) as the focus for major growth and 

development over the lifetime of the plan, with a requirement to deliver 
approximately 33,000 new homes in the NPA in the period from 2008 to 2026. 
In the city of Norwich area JCS Policies 4 & 9 require sites for at least 3,000 

additional dwellings to be allocated over the plan period to accommodate this 
level of growth. These 3,000 dwellings are in addition to the 5,592 already 

committed for housing development through existing Local Plan allocations or 
planning permissions at the 2008 base date of the plan. JCS Policy 11 deals 
specifically with Norwich City Centre and indicates that a minimum of 2,750 

dwellings, taking account of already committed development, will be required 
in the city centre between 2008 and 2026. 

36. The JCS figures have been used by the Council to determine the amount of 
land that needs to be released for additional housing. I consider that this is 
the correct approach given that the SAP is required to be consistent with the 

adopted Core Strategy under the terms of Reg 8(4) of the Town and Country 
Planning (Local Planning) (England) Regulations 2012.  If the overall housing 

requirements for the JCS area are to be re-assessed this should be in the form 
of a review of the JCS strategy. It is not the role of the SAP, which is clearly 
intended to implement and be consistent with the adopted JCS, to revisit the 

overall approach to the City’s development needs or the strategy to deliver 
them. 

Housing supply 

37. The allocations in the SAP (taking account of the Main Modifications) amount 

to a total of just under 3,000 dwellings. Consequently it would appear at first 
sight that the amount of housing allocated in the SAP is not consistent with 
the JCS which requires site allocations for at least 3,000 additional dwellings. 

However this does not reflect the fact that some previous site allocations now 
have planning permission and are delivering housing. Furthermore I consider 

that it is necessary to take account of other likely sources of housing supply 
over the plan period.  

38. There is a strong history of windfall development within the City with an 

average of 230 homes per year delivered on windfall sites in the period 2001-
2013. The Council, on the basis of the lowest annual windfall delivery figure 

during the period 2001-2013, estimate that a minimum of 150 dwellings per 
year could be delivered on windfall sites. As a result the Council estimate that 
about 1650 additional homes could be provided on windfall sites within the 

City in the period to 2026. On the basis of past rates of delivery of housing on 
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windfall sites this appears to me to be a reasonable assessment of what is 
likely to happen and the inclusion of windfall figures in the housing trajectory 

is justified. 

39. It is evident from prior approvals of the change of use of offices to residential 
in the City that a number of additional housing units are likely to be delivered 

in this way over the next few years. The allocation of the Bartram Mowers site 
for over 55’s housing in the SAP, which is dealt with below, would add further 

additional dwellings. Taken together the evidence indicates that additional 
sources of supply would be likely to provide about another 200 dwellings in 
the plan period.  

40. The PPG also indicates that in assessing housing land supply account can also 
now be taken of the provision of accommodation for students and within 

residential institutions (C2 housing). From the material before me it does not 
appear that the council has recent information on the accommodation needs of 
students or residential care needs. As a result it is not possible to estimate 

how the provision of additional bed-spaces in these sectors might release 
homes on to the market. Without such information I believe that the 

incorporation of student and institutional completions within the housing land 
supply calculations is unjustified.  

41. When the additional sources of housing supply are taken together with the 
dwellings allocated in the SAP additional provision approaches 5,000 dwellings. 
Taking account of outstanding planning permissions, sites with a resolution to 

approve, sites allocated in the adopted local plans without permission, and 
completions since 2008 there are about another 6,350 units to add to the 

housing supply figures.  

42. Consequently provision is made for over 11,000 dwellings between 2008 and 
2026 compared to the JCS Policy 4 requirement of a minimum of 8,592 

dwellings. This means that provision is about 28% higher than the JCS 
minimum requirement. Such a level of provision is in line with the exhortations 

in the NPPF to boost housing supply. 

43. Given the work that the Council has carried out with regard to viability and the 
intentions of site owners I am confident that most of the sites allocated in the 

SAP are likely to be deliverable within the plan period. However experience 
indicates that it is unlikely that all commitments and allocations will be 

delivered or be developed in the form intended. In view of this there is a need 
for a fair degree of flexibility in the figures and this is provided for when all the 
various sources of housing supply are taken into account.  

Five year supply of housing land in the City  

44. The NPPF states that where there has been a record of persistent under 

delivery of housing, a buffer of 20% should be added to the housing provision 
figures to provide a realistic prospect of achieving the planned supply and to 
ensure choice and competition in the market for land. In my view there is no 

evidence of persistent under-delivery of housing within the City. Rather a 
considerable amount of new housing has been delivered, even in the past few 

years when economic conditions have been challenging. Consequently I find 
no justification for including a buffer of 20%.  
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45. The Council has supplied detailed figures (31 March 2013) on the five year 
housing land supply position for the City including a 5% buffer. These are 

contained in the Addendum to the Housing Topic Paper (JD15.1): April 2013 
update (Document ED25). The figures indicate that there is 7.55 years supply 
of housing land according to the ‘Liverpool’ methodology and 5.7 years if the 

‘Sedgefield’ approach is followed. Although the annual residual requirement is 
higher than recent annual completion rates it is still below levels achieved 

when the economy was buoyant.  On the basis of the information supplied I 
accept that there is a 5 year supply of housing land in the City in accordance 
with NPPF guidance.  

46. In order to monitor the effectiveness of the JCS with regard to housing land 
provision there is a need to measure 5 year land supply across the NPA.  

However I do not consider that such an exercise is necessary in determining 
the soundness of the SAP given that provision in the SAP is consistent with the 
JCS requirement for Norwich city. 

Housing trajectory 

47. Norwich experienced unprecedented housing development in the last decade, 

rising annually from 2001 and peaking at over 1000 dwellings in 2007/08. 
Since the onset of the recession in 2008, delivery has reduced to below 400 

dwellings annually in 2009/10 and in 2010/11, and fell to 280 dwellings in 
2011/12.  However there has been an upturn in 2012/13 with delivery in 
Norwich rising to 377 dwellings.  

48. The housing trajectory estimates that housing delivery is expected to rise 
gradually in the short term to peak at similar rates to those achieved in recent 

years at over 1000 per year in 2016/7 and 2017/18. It is estimated that 
housing delivery rates are then likely to fall as the only major greenfield site in 
the city at Three Score is developed and brownfield opportunities are reduced. 

Given current improving market conditions and the work that the Council has 
undertaken with regard to the intentions of site owners and viability I consider 

that the estimates that underlie the housing trajectory are reasonably based.  

Distribution 

49. In line with national planning policy the JCS aims to maximise the potential for 

sustainable brownfield development within Norwich in order to reduce the 
need for greenfield development in the rest of the NPA. The examined SAP 

provides for a total of over 3,000 dwellings from 2008 to 2026 in the city 
centre compared to a minimum 2,750 dwellings requirement from the JCS. 
Currently of the 3,856 dwellings with permission in the city, 2,052 are on city 

centre sites. Consequently the distribution of housing provision is in line with 
both national and local planning policies.  

Type and size of housing 

50. JCS Policy 4 requires proposals for housing to contribute to the mix of housing 
required to provide balanced communities and meet local needs, including 

affordable housing and housing with care. Within the City there is no rigid 
calculation of specific numbers and sizes of dwellings required to meet local 

needs. Rather it is left to the developer to determine having regard to local 
needs, planning and housing policies, and the advice of relevant bodies. This 
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flexible approach accords with national guidance and has been successful in 
providing an appropriate supply of housing to meet the needs of the area, 

including a significant amount of affordable housing.    

51. I conclude, therefore, that the approach to housing provision is soundly based.  

Employment 

 
Is the overall approach to employment growth soundly based? 

  
52. Although the JCS does not contain any specific targets for additional 

employment land or new jobs it stresses the critical employment role of the 
city to the economic well-being of the area. In recognition of the important 

role that office development should continue to play in the area’s economy JCS 
Policy 5 indicates that provision should be made for at least 100,000 square 
metres of new office floor space in the city centre. The JCS also contains a 

commitment to the regeneration of existing employment sites. 

53. It is evident from the material submitted that the SAP, and the associated 

DMP, are consistent with the JCS in terms of employment policy and are based 
on a thorough understanding of the business needs of the City. The main 
components of the Council’s approach in the two plans to employment growth 

are: 

 ensuring that, wherever appropriate, employment and/or office use is 

included within the site allocations. Of the 78 allocated sites in the SAP, 
34 (24 in the city centre and 10 in the rest of the city) contain these 

uses as part of the proposed mix of development; 

 allocating additional employment land, whilst accepting that certain 
previously designated employment sites are best re-allocated or suited 

to a mix of uses; 

 the safeguarding of the majority of existing employment areas, whilst 

providing for the redevelopment and intensification of employment uses 
within them;    

 identifying in the DMP an Office Development Priority Area (ODPA) in 

the city centre to encourage major office development on a number of 
key city centre sites and move towards the 100,000 square metres 

additional requirement; 

 including policies designed to encourage employment and business 
development, including small and medium size operations; 

 encouraging development at locations that are vital to the economy of 
the area, including the city centre, Norwich Airport and the University of 

East Anglia.        

54. As regards viability the Viability Study indicates that small and large mixed 
use sites in the city centre that include an office element are likely to be 

viable. Although single use employment sites in suburban locations are not 
viable in present market conditions the study concludes that an increase in 
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land values of about 5% would make them viable. Consequently I consider 
that such sites have a reasonable prospect of delivery given current improving 

market conditions.  

55. In my view the plans contain a comprehensive and robust set of employment 
policies and proposals designed to contribute to the achievement of a 

prosperous local economy. I conclude, therefore, that the overall approach to 
employment growth is soundly based. 

Other Matters 

Is there an effective monitoring framework? 

56. At present the LP is unsound as it does not contain a monitoring framework to 
assess the efficacy of LP policies. Main Modification SA-MM35 corrects this 
omission.  

57. It is concluded that, subject to the inclusion of Main Modifications SA-MM35, 
the LP is soundly based.     

Is there a need for a glossary of terms? 

58. To aid understanding of the LP it is sensible to including a glossary of the 
terms used.  Main Modification SA-MM36 contains such a glossary.   

59. It is concluded that, subject to the inclusion of Main Modifications SA-MM36, 
the LP is soundly based.     

Site Specific Policies 

60. A number of the site specific policies in the SAP are not specifically referred to 

in this report. Furthermore where policies are referred to, only particular 
elements are usually discussed. This is because the report focuses on those 
parts of the plan where there may be soundness issues.  

Are the various site specific policies soundly based? 

Critical Drainage Catchments 

61. Recent additional evidence has led to the identification of larger critical 
drainage catchments. These are contained within Main Modification PM-MM13 
which amends the Policies Map in relation to DMP Policy DM5 Critical Drainage 

Areas/Catchment.  This change, coupled with the need to require the 
submission of a flood risk assessment or surface water management 

assessment with proposals in such areas, necessitates changes to various site 
specific policies. The sites are CC24 (Barn Road Car park), CC26 (Pottergate 
car park), CC35 (Westwick Street Car park), R13 (233-277 Aylsham Road), 

R19 (Van Dal Shoes, Dibden Road), R20 (Former Start Rite Factory Site, 28 
Mousehold Lane), R21 (Land north of Windmill Road), R22 (Starling Road), 

R23 (Land at Aylsham Road), R24 (165-187 Aylsham Road), R25 (Former 
Pupil Referral Unit, Aylsham Road), R28 (Site north of Raynham Street), R29 
(Goldsmith Street), and R31 (2 sites at Hurricane Way, Airport Industrial 

Estate). Main Modification SA-MM1 encompasses these changes. 
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62. These changes are justified on the basis that they take account of recent 
evidence, bring the policies into line with national policy on flood risk, and 

reflect the approach of the flood authorities.         

63. It is concluded that, subject to the inclusion of Main Modification SA-MM1, 
Policies CC24 (Barn Road Car park), CC26 (Pottergate car park), CC35 

(Westwick Street Car park), R13 (233-277 Aylsham Road), R19 (Van Dal 
Shoes, Dibden Road), R20 (Former Start Rite Factory Site, 28 Mousehold 

Lane), R21 (Land north of Windmill Road), R23 (Land at Aylsham Road), R22 
(Starling Road), R24 (165-187 Aylsham Road), R25 (Former Pupil Referral 
Unit, Aylsham Road), R28 (Site north of Raynham Street), R29 (Goldsmith 

Street), and R31 (2 sites at Hurricane Way, Airport Industrial Estate) are 
soundly based subject to any other Main Modifications that are recommended 

below.  

East Norwich sites 

64. Policy 12 of the JCS indicates that there are major physical regeneration 

opportunities for mixed use development and enhanced green linkages in east 
Norwich.  

65. The SAP seeks to implement this strategic policy for east Norwich with site 
allocations for the Deal Ground (Policy R10), the Utilities site (Policy R11), the 

Gothic Works (R12) and the Kerrison Road site (CC17). In my view the 
allocation policies for these four sites will secure a co-ordinated approach to 
the development of the area, particularly in relation to access (explained in 

Hearing document ED21), and ensure that comprehensive development is 
secured. It is also clear that viability and deliverability considerations have 

shaped the content and mix of uses contained in the policies. 

66. I conclude, therefore, that the overall approach to the development of the East 
Norwich sites is soundly based, subject to any detailed recommended Main 

Modifications specified below.         

City Centre Site Specific Allocations 

Policy CC2: 84-110 Ber Street  

67. The owner of this site has indicated that the site is no longer available for 
development within the plan period. As development on the site will not be 

delivered Policy CC2 is not effective and its deletion is justified. Main 
Modification SA-MM2 secures its deletion from the Plan and Policies Map.  

68. It is concluded that Policy CC2: 84-110 Ber Street is not soundly based and 
requires deletion by Main Modification SA-MM2.  

 Policy CC4: 10-24 Ber Street  

69. There has been a change in ownership of the southern part of the site and this 
part of the site is no longer available for development. As a result the site is 

much smaller in area. To reflect this, the description of the site needs to be 
altered, the number of dwellings that could be accommodated reduced from 
30 to 10, and the access arrangements clarified. As development of the 

southern part will not now be delivered Policy CC4 is not effective and 
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revisions are required. Main Modification SA-MM3 includes these changes. 
This modification also refers to the need to take account of possible 

contamination on the site. In the interests of highway safety the access should 
be located close to the southern boundary of the site. The resultant 
modifications to the Policies Map are shown in Annex A.    

70. It is concluded that, subject to the inclusion of Main Modification SA-MM3 and 
the modifications to the Policies Map shown in Annex A, Policy CC4: 10-24 Ber 

Street is soundly based. 

Policy CC9: King Street Stores 

71. The CC9 allocation is located between King Street and the River Wensum and   

is occupied by a warehouse building and courtyard. It is allocated for a 
minimum of 20 dwellings.  

72. I do not consider that there are grounds for the inclusion of the Wensum 
Sports Centre (formerly the Lincoln Ralphs Sports Hall), which lies just to the 
north, within an extended CC9 allocation. This centre is an extremely 

important sporting and leisure facility that is cherished by the local 
community. In addition to a sports hall there are two squash courts and other 

indoor spaces used for various activities. The Sports Centre is operated by a 
charitable association and since re-opening in November 2012 has been well-

used and popular. Grant aid to improve both its external appearance and the 
facilities offered is currently being explored.  

73. The Sports Centre is in a highly sustainable location within the south-east part 

of the city centre and is well-placed to serve the needs of those living in the 
area. The evidence available indicates that whilst Norwich has a reasonable 

supply of sports halls, these are operating near capacity and would be unable 
to accept any displaced demand if the sports hall at Wensum Sports Centre 
closed. There would be limited space on the site to replace the facilities lost if 

residential development were to be allowed, whilst cost is likely to prevent re-
provision on another site, even if such a site could be found in the area.  

74. In view of this there are strong grounds for the retention of the Sports Centre 
and the encouragement of its improvement. This approach is in line with 
Paragraph 70 of the NPPF which draws attention to the need to guard against 

the unnecessary loss of valued facilities and services, particularly where this 
would reduce the community’s ability to meet its day-to-day needs. I have 

taken account of various other relevant considerations including the 
advantages of comprehensive regeneration of the area, the townscape 
benefits to the Conservation Area and the setting of nearby buildings, the 

unattractive appearance of the Sports Centre building, and its short term 
tenancy. However these matters, even if taken together, do not justify the 

loss of such an important local asset. 

75. I conclude, therefore, that Policy CC9: King Street Stores is soundly based and 
the extension of the allocation to include the Wensum Sports Centre is not 

justified.     

Policy CC11 - Land at Garden Street 

76. Policy CC11 allocates this 1.08 ha site for mixed use development (i.e. about 
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100 dwellings and an element of small scale office/business units). 

77. The County Council has identified a need for an additional primary school in 

the school planning area comprising Lakenham, Mancroft and Thorpe Hamlet 
Wards and Trowse in South Norfolk. The school is likely to be needed around 
2020-2021. Whilst preliminary work by the County Council has found that the 

CC11 site may be suitable for such development, no detailed evidence has 
been produced to assess the potential of other sites in the school planning 

area to deliver the required provision.  

78. It is considered that the site is in a good location for a primary school. It sits 
within a predominantly residential part of the city and is in close proximity to 

the city centre. Consequently it is well-placed to serve the primary educational 
needs of the local area and take advantage of sustainable transport links. 

There do not appear to be any alternative, suitable sites of this size or location 
in the surrounding area.  

79. In the light of this and to ensure the proper planning of the area it is sensible 

to allow the County Council a temporary period of 4 years from adoption of the 
SAP to undertake an assessment of alternative school sites, establish whether 

a primary school is required on site CC11, and submit a planning application. 
This length of time is required for the County Council to complete the required 

work and submit a planning application. It would also be important to ensure 
that in the event that the site is not required for a school the policy still allows 
for a housing-led mixed use development. Main Modification SA-MM4 makes 

the necessary changes to the Policy CC11 and the supporting text. 

80. There is an identified need to retain public car parking in the area. 

Consequently it is reasonable and legitimate for the City Council to require 
school development, as with a mixed use scheme, to make provision for 
replacement public car parking in the vicinity of the site through direct 

provision or through a commuted sum to extend existing car parks.  

81. It is concluded that, subject to the inclusion of Main Modification SA-MM4 

Policy CC11: Land at Garden Street is soundly based. 

Policy CC18: Former Hunters Squash Club, Edward Street 

82. As the development on this site has now been completed it needs to be 

removed from the SAP. Main Modification SA-MM5 deletes Policy CC18 from 
the plan.    

83. It is concluded that as the development on the Policy CC18: Former Hunters 
Squash Club site has been delivered it requires deletion by Main Modification 
SA-MM5.  

Policy CC19a: Barrack Street 

84. Policy CC19a allocates the site for a comprehensive mixed use development of 

offices, housing and a hotel.  

85. In view of the uncertainty about the viability of a hotel on the site it is 
considered that the policy should be made more flexible in this regard. 

Consequently Main Modification SA-MM6 makes it clear that a hotel could be 
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included as part of the development, subject to viability. A number of other 
changes relating to the provision of a public square, flood risk, the consent of 

the Environment Agency, and contamination are required to delete 
unnecessary detail and provide clarity on the development of the site. These 
modifications will make for an effective policy.  

86. It is concluded that, subject to the inclusion of Main Modification SA-MM6 
Policy CC19a: Land at Barrack Street is soundly based. 

Policy CC19b: Whitefriars 

87. Policy 19b allocates the site for office development. 

88. This site is identified by JCS Policy 11 as being within an area of change 

suitable for commercial development. The site also lies within the Office 
Development Priority Area (ODPA) as defined by Policy DM19 of the DMP. 

Given this, and the sustainable location close to bus routes and the railway 
station, the site is well-suited for office development. However it is considered 
that greater flexibility in the policy to allow ancillary uses related to office 

development such as small scale retail, café uses, and some housing, may 
help the delivery of development. A simple change in the policy wording to 

refer to ‘office-led mixed use development’ is, therefore, considered justified. 
Two other changes relating to flood risk and the consent of the Environment 

Agency are required to provide clarity on the development of the site. Main 
Modification SA-MM7 covers these points.     

89. It is concluded that, subject to the inclusion of Main Modification SA-MM7 

Policy CC19b: Whitefriars is soundly based. 

Policy CC23: Duke’s Wharf, Duke Street (Former EEB offices) 

90. Policy CC23 allocates this site for a mix of uses including offices, and 
potentially a residential scheme of up to 30 dwellings, small scale retail units, 
food and drink uses, professional services, and an hotel. The policy is designed 

to be flexible because a range of uses is potentially appropriate in this 
sustainable city centre location. Furthermore such an approach is likely to 

facilitate delivery of this brownfield site. 

91. It is considered that to increase the likelihood of its development the uses 
deemed appropriate on the site should also include Class D1 use (Non-

residential institutions). This would be in line with recent initiatives in the city 
centre, including the grant of university status for the College of Art, which 

may lead to the provision of additional educational facilities. Such an approach 
would also accord with the NPPF and JCS which both strongly support the 
expansion of schools and further education and training facilities.  Four other 

changes relating to the description of the site, flood risk and the consent of 
the Environment Agency, and conversion and demolition, are required to 

provide clarity on the development of the site. Main Modification SA-MM8 
covers these points.  

92. It is concluded that, subject to the inclusion of Main Modification SA-MM8, 

Policy CC23: Duke’s Wharf, Duke Street (Former EEB offices) is soundly 
based. 
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Policy CC25: Norfolk House, Exchange Street  

93. As a new higher education facility has been completed on the site the CC25 

allocation needs to be removed from the plan. Main Modification SA-MM9 
deletes Policy CC25 from the plan. 

94. It is concluded that as the Policy CC25: Norfolk House, Exchange Street site is 

no longer available it requires deletion by Main Modification SA-MM9.  

Policy CC28: Fire Station, Bethel Street  

95. As a sixth form free school has been provided on the site the CC28 allocation 
needs to be removed from the plan. Main Modification SA-MM10 deletes 
Policy CC28 from the plan. 

96. It is concluded that as the Policy CC28: Fire Station, Bethel Street site is no 
longer available it requires deletion by Main Modification SA-MM10.  

CC29: Chantry Car Park 

97. Policy CC29 allocates the site for a mix of uses including retail / café / leisure / 
art / entertainment uses on the ground floor and mixed uses (including retail 

and/or offices) on upper floors. 

98. This allocation enables the intensification of retail and leisure uses in a highly 

sustainable location next to the Chapelfield shopping centre. This approach is 
in line with the St Stephens masterplan which provides overall guidance on the 

area’s development. I consider that the policy provides an appropriate amount 
of guidance given the site’s sensitive location within the historic heart of the 
city centre. Consequently I find no justification for an increased amount of 

flexibility in the policy wording. 

99. It is concluded, therefore, that Policy CC29: Chantry Car Park is soundly 

based.     

Policy CC31: St Stephens Street 

100. Policy CC31 allocates the site for a comprehensive mixed use scheme to 

include primarily retail development, office and residential uses on upper floors 
and a new pedestrian link to the bus station from St Stephens Street.  

101. The Council’s aim of securing comprehensive development across this 
important and prominent city centre site merits strong support and accords 
with the JCS.  However the information submitted indicates that a 

comprehensive scheme may not be viable in current market conditions. 
Consequently it is sensible to revise the policy to refer specifically to the need 

to take account of viability and provide a clear policy direction in the event 
that comprehensive development proves unviable. In particular there is a need 
to identify which parts of the site, including existing buildings, will be suitable 

for retail, office or housing uses. Main Modification SA-MM11 addresses this 
point.  

102. As the principles inherent in the St Stephens Street Area Masterplan are 
reflected in the policy there is no need to refer specifically to the masterplan in 
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the policy.   

103. It is concluded that subject to the inclusion of Main Modification SA-MM11, 

Policy CC31: St Stephens St is soundly based.  

Policy CC32: Land and buildings at the junction of St Stephens Street and 
Westlegate 

104. As the principles inherent in the St Stephens Street Area Masterplan are 
reflected in the policy there is no need to refer specifically to the masterplan in 

the policy. 

105.  It is concluded that Policy CC32: Land and buildings at the junction of St 
Stephens Street and Westlegate is soundly based. 

Policy CC33: Westlegate Tower 

106. As this site is currently being developed for 19 housing units and A1 retail and 

A3 restaurant uses the CC33 allocation needs to be removed from the plan. 
Main Modification SA-MM12 deletes Policy CC33 from the plan. 

107. It is concluded that as the site is being developed Policy CC33: Westlegate 

Tower requires deletion by Main Modification SA-MM12.  

Remainder of the City 

Policy R2: Norfolk Learning Difficulties Centre, Ipswich Road 

108. At present one of the requirements of Policy R2 is for the site to be considered 

with the former garage to the north to enable a more comprehensive, co-
ordinated scheme. As the garage site is under different ownership and is 
separated from the allocation by a public footpath such a stipulation may 

prejudice the implementation of development on the R2 site. Consequently in 
order to make for a more effective policy Main Modification SA-MM13 deletes 

the reference to the former garage site.              

109. It is concluded that, subject to the inclusion of Main Modification SA-MM13, 
Policy R2: Norfolk Learning Difficulties Centre, Ipswich Road is soundly based. 

Policy R3: Hall Road District Centre 

110. The relationship of the Hall Road retail park to the Hall Road District Centre is 

discussed in the report on the DMP in relation to Policy DM25 – Use and 
removal of restrictive conditions on retail warehousing and other retail 
premises.   

Policy R4: Hewlett Yard, Hall Road 

111. Hewlett Yard is now included on the extended local list of buildings of 

architectural and historic interest adopted by the Council in January 2014. 
Main Modification SA-MM14 brings the status of the site up-to-date.      

112. It is concluded that, subject to the inclusion of Main Modification SA-MM14, 

Policy R4: Hewlett Yard, Hall Road is soundly based. 
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Policy R5: Part of school playing field of Hewett School   

113. This site, which lies within the Hewett school campus, is allocated for a family 

and community support centre for students and the local community. The 
development would involve the loss of disused hard tennis courts and 
grassland not used for sport for a number of years.  

114. The Norwich Open Space Needs Assessment 2007 indicates that the minimum 
standard for outdoor sports space in this part of the city is met. Since then 

significantly improved sports facilities have been provided on the nearby all-
weather football and hockey pitches. The remaining extensive school playing 
fields will continue to provide a wide range of sports pitches and facilities, 

including grass tennis courts. In the light of this I consider that the benefits to 
the local community of the proposed facility outweigh the retention of disused 

sports facilities. This finding broadly accords with local and national planning 
policy. 

115. The boundary of the allocation requires amendment on the Policies Map to 

reflect the completed adjoining development. Main Modification PM-MM12 
and the associated Annex O, contains this boundary change. 

116. It is concluded, therefore, that subject to the inclusion of Main Modification 
PM-MM12, Policy R5: Part of school playing field of Hewett School is soundly 

based. 

Policy R8: John Young’s Ltd., 24 City Road 

117. Policy R8 currently requires the retention and conversion to residential use of 

the Victorian building in the north-east corner of the site.  

118. Whilst it is considered that this Victorian building has some limited heritage 

interest it has been extensively altered and extended and is, therefore, neither 
statutorily listed nor on the city council’s local list. Consequently it is 
unreasonable for Policy R8 to insist on its retention and conversion, although 

this is a desirable aspiration. In recognition of the increased scope for new 
development on the site the number of dwellings is changed to a minimum of 

45 dwellings. Main Modification SA-MM15 includes the necessary changes. 

119. It is concluded that, subject to the inclusion of Main Modification SA-MM15, 
Policy R8: John Young’s Ltd., 24 City Road is soundly based. 

Policy R10: The Deal Ground, Trowse 

120. This site now has outline planning permission for a mixed use development, 

including up to 670 dwellings and a range of commercial uses. When this 
application was determined regard was paid to adjacent land uses in particular 
the minerals aggregate depot and processing plant and railhead. It was found, 

on the basis of detailed reports and assessments, that there was no 
justification for resisting development on the basis of noise, dust or odour 

pollution. Furthermore the permission demonstrates that it was held that the 
future of adjoining land uses would not be threatened by the permitted 
scheme. 
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121. Given this it would be inequitable at this stage to modify Policy R10 to require 
further work to be carried out with regard to noise, dust and odour pollution. 

It is not the function of a local plan to introduce further controls on a site once 
a scheme has been approved and material considerations addressed.   Rather 
the appropriate approach is to ensure that the reserved matters are carefully 

assessed, having regard to the conditions attached to the outline planning 
permission. Clearly it will also be necessary for the appropriate authorities to 

ensure over the coming years that any controls over the operation of adjacent 
land uses are complied with.  

       

122. The proposed bridge over the River Wensum between the Deal Ground site 
and the Utilities site (R11) is a key element in the development of these two 

sites and the wider area. Policy R10 indicates that the vehicular use of this 
bridge shall be restricted to emergency vehicles, cycles and potentially buses. 
I consider this limitation to be appropriate as general vehicular access from 

the Deal ground through the Utilities site to Kerrison Road/ Carrow Road area 
would be likely to cause unacceptable highway effects, including high levels of 

congestion, in this part of the city. Matters of detailed design of the bridge, 
such as specific clearance height, are detailed matters for the Broads Authority 

as navigation authority when determining  planning applications for the river. 
It is understood that the approved scheme for the bridge is in line with the 
Authority’s requirements. 

 
123. It is concluded that Policy R10 The Deal Ground, Trowse is soundly based. 

Consequently Proposed Main Modification SA-MM16 is not taken forward.  

Policy R11: Utilities Site, Cremorne Lane 

124. Policy R11 currently states that the mixed use development of the site should 

provide in the region of 100 dwellings.  

125. It is considered that to provide greater flexibility and allow more housing to be 

secured on the site if deemed appropriate, the policy should be revised to a 
minimum of 100 dwellings. Main Modification SA-MM17 makes this change. 
For the sake of clarity this modification also replaces the term ‘residential 

moorings’ with the ‘public moorings and/or private moorings serving new 
residential development’ and refers to the need to involve the Environment 

Agency with regard to various matters affecting the site. There is no need to 
refer specifically to the site’s suitability for leisure, cultural and or educational 
facilities as such uses are not precluded by the policy.  

126. It is concluded that, subject to the inclusion of Main Modification SA- MM17, 
Policy R11: Utilities Site, Cremorne Lane is soundly based. 

Policy R12: Kerrison Road/Hardy Road, Gothic Works 

127. The current wording of Policy R12 implies that the proposed access through 
the site to Site R11 is only for emergency vehicles. However the intention is to 

enable people and vehicles to use this access point to leave the R11 site in the 
event of an emergency and for servicing that site. Main Modification SA-MM18 

makes this clear. In my view general vehicular access through the site to the 
Policy R11 site would be likely to cause unacceptable highway effects, 
including high levels of congestion, in this part of the city.  
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128. There is insufficient justification at the present time for including a bus drop-
off point on the site although I am sure that the Council would react positively 

to such a proposal if it were to be demonstrated that the benefits of such a 
scheme outweighed any drawbacks.  

129. For clarification the proposed modification also refers to the need to involve 

the Environment Agency with regard to various matters affecting the site.  

130. It is concluded that, subject to the inclusion of Main Modification SA-MM18, 

Policy R12 Kerrison Road/Hardy Road, Gothic Works is soundly based. 

Policy R13: 233-277 Aylsham Road 

131. This site is in 4 land ownerships. One of the landowners has confirmed that 

they intend to develop their land separately with 4 dwellings, whilst another 
has confirmed that there is no intention to develop their industrial units within 

the plan period. To reflect this and ensure an effective policy Main Modification 
SA-MM19 excludes these 2 areas, reduces the number of dwellings to be 
accommodated accordingly, makes it clear that a mix of flats and houses 

would be appropriate, and recognises that account needs to be taken of the 
potential noise from the retained industrial units. In the interests of clarity this 

Modification also refers to flood risk and contamination. The resultant 
modifications to the Policies Map are shown in Annex B. These modifications 

are required to produce an effective policy.        

132. It is concluded that, subject to the inclusion of Main Modification SA-MM19 
and the modifications to the Policies Map shown in Annex B, Policy R13: 233-

277 Aylsham Road is soundly based. 

Policy R14: Chalk Hill Works, Rosary Road 

133. As this site is currently being developed for 28 dwellings the Policy R14 
allocation needs to be removed from the plan. Main Modification SA-MM20 
deletes Policy R14 from the plan. 

134. It is concluded that as the R14: Chalk Hill Works, Rosary Road site is currently 
being developed this allocation requires deletion by Main Modification SA-

MM20.  

Policy R15: Gas Holder at Gas Hill 

135. This site is adjacent to the chalk scarp face and consequently to ensure an 

effective policy there is a need to protect and enhance its geo-diversity value. 
Main Modification SA-MM21 changes the policy accordingly. For clarification 

this modification also refers to the need to involve the Environment Agency 
because of the site’s location within Source Protection Zone 1.     

136. It is concluded that, subject to the inclusion of Main Modification SA- MM21, 

Policy R15: Gas Holder at Gas Hill is soundly based. 

Policy R16: Land east of Bishop Bridge Road 

137. This site is adjacent to the chalk scarp face and consequently to ensure an 
effective policy there is a need to protect and enhance its geo-diversity value. 
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Main Modification SA-MM22 amends the policy accordingly. For clarification 
this modification also refers to the need to involve the Environment Agency 

because of the site’s location within Source Protection Zone 1. It also makes 
clear that development of the site will depend on the successful 
decommissioning of the gasholder and revocation or surrender of its 

hazardous substance consent.  

138. It is concluded that, subject to the inclusion of Main Modification SA-MM22, 

Policy R16: Land east of Bishop Bridge Road is soundly based. 

Policy R17: Land at Ketts Hill/Bishop Bridge Road 

139. This site is is adjacent to the chalk scarp face and consequently to ensure an 

effective policy there is a need to protect and enhance its geo-diversity value. 
Main Modification SA-MM23 changes the policy accordingly. For clarification 

this modification also refers to the need to involve the Environment Agency 
because of the site’s location within Source Protection Zone 1.     

140. It is concluded that, subject to the inclusion of Main Modification SA-MM23, 

Policy R17: Land at Ketts Hill/Bishop Bridge Road is soundly based. 

Policy R18: 124-128 Barrack Street 

141. The western part of the site (124 Barrack Street) has been redeveloped to 
provide a dentist surgery and associated parking. To ensure an effective policy 

this part of the site should be removed from the allocation and the number of 
proposed housing units reduced from 30 to 15. This, together with a number 
of other consequential amendments, is included within Main Modification SA-

MM24. The resultant modifications to the Policies Map are shown in Annex C.       

142. It is concluded that, subject to the inclusion of Main Modification SA-MM24 

and the modifications to the Policies Map shown in Annex C, Policy R18: 124-
128 Barrack Street is soundly based. 

Policy R19: Van Dal Shoes, Dibden Road 

143. This site is now included on the extended local list of buildings of architectural 
and historic interest adopted by the Council in January 2014. Main Modification 

SA-MM25 brings the status of the site up-to-date.      

144. It is concluded that, subject to the inclusion of Main Modification SA- MM25, 
Policy R19: Van Dal Shoes, Dibden Road is soundly based. 

Policy R20: Former Start Rite Factory Site, 28 Mousehold Lane 

145. This site is allocated for redevelopment for about 40 dwellings.  

146. I do not consider that the Policy R20 site should be allocated for a mix of uses, 
including a food store. A foodstore on the site would have a significant impact 
on the viability and vitality of the defined centre at Sprowston Road/Shipfield, 

which lies close-by. The retail function of the Sprowston Road/Shipfield centre 
has recently been reinforced by the construction of a new foodstore, its re-

categorisation as a district centre, and enlargement of its boundaries.      
Consequently allowing retail development on the Policy R20 allocation would 
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be in conflict with national and local retail policies. 

147. It is concluded that Policy R20: Former Start Rite Factory Site, 28 Mousehold 

Lane is soundly based. 

Policy R21: Sprowston Road/Land north of Windmill Road 

148. On the southern part of this site an Aldi food store has opened for trading and 

work has commenced on building 9 residential units. To ensure an effective 
policy this part of the site should be removed from the allocation and the 

number of proposed housing units reduced accordingly from 25 to 10. This, 
together with a number of other consequential amendments, is included within 
Main Modification SA-MM26. The resultant modifications to the Policies Map 

are shown in Annex D.       

149. It is concluded that, subject to the inclusion of Main Modification SA-MM26 

and the modifications to the Policies Map shown in Annex D, Policy R21: 
Sprowston Road/Land north of Windmill Road is soundly based. 

Policy R28: Site north of Raynham Street 

150. Although the explanatory text to Policy R28 refers to the opportunity to 
improve the currently unattractive strategic Dolphin Path pedestrian and cycle 

link there is no specific reference to this in the policy wording. Main 
Modification SA-MM27 makes good this omission and is required to ensure 

that Policy R28 is comprehensive and effective.   

151. It is concluded that, subject to the inclusion of Main Modification SA-MM27, 
Policy R28: Site north of Raynham Street is soundly based. 

Policy R31: Two sites at Hurricane Way, Airport Industrial Estate 

152. Policy R31 allocates these two sites for light industrial development and/or for 

small business use. 

153. It is considered that the southern part of Site B (the eastern part) is suited to 
residential development given the adjoining areas of housing to the south and 

west and would allow for a planned interface between employment and 
residential uses. A masterplan would be required to guide development on the 

sites. Such an approach accords with national guidance and the JCS.  

154. Proposed Main Modification SA-MM28 specifies that the housing on Site B 
would be dependent on funding regeneration. This requirement is considered 

unnecessary given the policy already specifies the associated improvements 
required. As the masterplan will determine the appropriate number of 

dwellings on the site Proposed Modification SA-MM28 is in need of revision to 
make it clear that 30 units is an assumption to be used for calculating the 
site’s contribution to the JCS housing requirement. 

155. It is concluded that, subject to the inclusion of Main Modification SA-MM28 
(as revised), Policy R31: Two sites at Hurricane Way, Airport Industrial Estate 

is soundly based. 
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Policy R32: The Paddocks, Holt Road 

156. Policy R32 allocates this site for airport operational uses to enable the further 

expansion of the airport. The policy indicates that the need for the land for 
operational uses will be established by means of the impending masterplan to 
be prepared by the airport authority. 

 
157. It is accepted that as the site lies between the airport and the A140 Holt Road 

it is well-suited to possible airport use. However as the policy stands it is too 
open-ended and could lead to long-term uncertainty about the future of this 
piece of land. The airport authority has confirmed that work is to commence 

on the preparation of the airport masterplan in 2015. Given this it is 
reasonable to modify the policy to allow a period of 2 years from the adoption 

of the SAP for the masterplan to establish whether the site is required for 
airport operational purposes. In the event that the site is not required in view 
of the location of the site on the edge of the built-up area, near to other 

employment uses and next to a principal road it would be appropriate for 
general needs employment uses, which may or may not be airport related.  

Main Modification SA-MM29 revises the policy accordingly and is required to 
make the policy effective. It is anticipated that in order to minimise the 

number of accesses onto the A140 access to any development would be from 
Gambling Close. However the modification does not rule out alternatives, 
including direct access from Holt Road, if it can be demonstrated that there is 

no significant impact on highway safety. 
 

158. It is concluded that, subject to the inclusion of Main Modification SA-MM29, 
Policy R32: The Paddocks, Holt Road is soundly based. 

Policy R35: 120-130 Northumberland Street 

159. This housing allocation provides for a cycle and pedestrian link between Armes 
Street and Bramfield Close. As the site is in several ownerships it needs to be 

developed comprehensively. I consider that a cycle and pedestrian link 
through the site is reasonable and would help the safe and free movement of 
cyclists and pedestrians through the area. Consequently this element of the 

policy is justified.  

160. It is concluded, therefore, that Policy R35: 120-130 Northumberland Street is 

soundly based. 

Policy R39: Mile Cross Depot 

161. This 3.65 ha site is allocated for mixed use development to include a minimum 

of 75 dwellings and small business workshop units. I consider that the figure 
of a minimum of 75 dwellings is based on a careful appraisal of the capacity of 

the site and its constraints. The density is in line with the SAP’s strategic aim 
of promoting medium/high density housing development on brownfield sites in 
edge of city locations.     

162. It is concluded, therefore that Policy R39: Mile Cross Depot is soundly based.   

Policy R42: Earlham Hall 

163. The current policy specifies that the proposed new building in the former 
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nursery garden and redundant glasshouse area should be a maximum of 7000 
square metres, whilst the proposed new building on the former depot should 

be a maximum of 3000 square metres.  

164. These floor space figures have been determined on the basis of the likely 
capacity of the site taking account of the need to protect heritage assets and 

landscape features. In order to provide some flexibility and to avoid being 
overly precise it is considered that these figures should be approximate rather 

than maxima. This would make for a more effective and realistic policy that 
takes account of the sensitive nature of the site. Main Modification SA-MM30 
makes the required change and also clarifies matters with regard to flood risk 

on the site.     

165. It is concluded that, subject to the inclusion of Main Modification SA-MM30, 

Policy R42: Earlham Hall is soundly based. 

Policy R43: Former Blackdale School, University of East Anglia 

166. At present no mention is made in the policy of the need to take a coherent and 

co-ordinated planning approach to this site and the importance of involving 
English Heritage, UEA and the City Council. Furthermore there is no reference 

in the policy of the regard that should be paid to Lasdun’s original vision for 
the development of the university. These are significant omissions from the 

policy that are rectified by Main Modification SA-MM31. The revised wording 
would allow for the possibility of different forms of supplementary guidance for 
the site rather than a purely design-led masterplan. 

167. The current policy requires this campus extension to be linked to the 
university district heating network. It is considered, however, that in 

determining whether the proposed development should be so linked account 
needs to be taken of feasibility considerations. Main Modification SA-MM31 
also secures this change and would make Policy R43 more capable of delivery.    

168. It is concluded that, subject to the inclusion of Main Modification SA-MM31, 
Policy R43: Former Blackdale School, University of East Anglia is soundly 

based. 

Policy R44: Land between Suffolk Way and Bluebell Road, University of 
East Anglia 

169. At present no mention is made in the policy of the need to take a coherent and 
co-ordinated planning approach to this site and the importance of involving 

English Heritage, UEA and the City Council. Furthermore there is no reference 
in the policy of the regard that should be paid to Lasdun’s original vision for 
the development of the university. These are significant omissions that are 

rectified by Main Modification SA-MM32. 

170. The current policy requires this campus extension to be linked to the 

university district heating network. It is considered, however, that in 
determining whether the proposed development should be so linked account 
needs to be taken of feasibility considerations. Main Modification SA-MM32 

also secures this change and would make Policy R43 more capable of delivery.   

171. I consider that as site allocations R42 and R43 are brownfield sites they should 
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be developed before the Policy R44 allocation, which is greenfield. This would 
accord with one of the fundamental aims of the SAP to secure the efficient use 

of previously developed land. Furthermore although the transport impact of 
sites R42 and R43 have been assessed a more rigorous review of transport 
impacts would be required if the R44 allocation is brought forward. 

Notwithstanding this if highway and environmental matters can be 
satisfactorily addressed and the two brownfield sites are shown not to be 

appropriate for the intended use the Council can take a pragmatic view to the 
release of the Policy R44 site.      

172. It is concluded that, subject to the inclusion of Main Modification SA-MM32, 

Policy R44: Land between Suffolk Way and Bluebell Road, University of East 
Anglia is soundly based. 

Policy R46: Land at Pointers Field 

173. As the development on this site is nearing completion it needs to be removed 
from the SAP. Main Modification SA-MM34 deletes Policy R46 from the plan.    

174. It is concluded that Policy R46: Land at Pointers Field is not soundly based and 
requires deletion by Main Modification SA-MM34. 

Are additional site specific housing allocations justified?  

175. As part of the examination I have had regard to whether any housing sites in 

addition to those included in the SAP should be identified. It is clear from my 
assessment of housing land supply earlier in the report that I consider that 
sufficient provision has been made to meet overall housing requirements. 

Consequently additional sites for general needs housing are not required. 
However there are particular factors, including the brownfield nature of a 

substantial portion of the land and various associated benefits, favouring the 
release of the Bartram Mowers site for an over 55’s housing scheme.  

Land west of Bluebell Road, Bartram Mowers Ltd. 

176. The development of this sustainably located and partly brownfield site for 
over-55s housing, which could include assisted-living, extra care housing, 

would meet an identified local and city-wide need for this type of 
accommodation. Improved housing choice in this part of the city would result. 
The existing uses on the site mean that there is already built development 

within this part of the Yare Valley. A housing allocation here would enable the 
creation of an extensive area of publicly accessible open space within the 

valley and provide opportunities for enhancing biodiversity. Cringleford would 
still be separated from the edge of Norwich by a substantial area of 
undeveloped land. I conclude that the considerable benefits associated with 

the scheme outweigh the visual harm that would result. Utilising brownfield 
land and meeting identified housing needs, together with providing access to 

green space and enhancements to biodiversity are all important components 
of national planning policy. The need to meet the accommodation needs of 
older people is also recognised in the JCS and is inherent in national policy.  

177. Given its sensitive location built-development needs to be limited to the 
previously developed land on the north-western part of the site and the field 

to the south-east. It is vital that the layout, height and appearance of the 

119



Norwich City Council Site Allocations and Site Specific Policies Local Plan, Inspector’s Report October 2014 

buildings, and the associated open areas and landscaping, are carefully 
designed to minimise the impact of the development on the character of the 

Yare Valley and important views. Such matters should be determined in an 
agreed masterplan based on landscape and visual appraisals, topographical 
and level surveys, and ecological studies. The appropriate number of dwellings 

for the site will arise as a result of this work. Specifying the number of units 
and the areas where the height of development is to be restricted would be 

too prescriptive at this stage. The material before me indicates that 
satisfactory access can be provided to the site and that the amount of traffic 
generated would not have an unacceptable impact on the surrounding road 

network.    

178. Main Modification SA-MM33 allocates this site for development and specifies 

the approach that needs to be taken to its development. Main Modification 
PM-MM15 (Annex S) amends the Policies Map accordingly.   

179. It is concluded that apart from the allocation of the Bartram Mowers site for 

over-55s housing, in accordance with Main Modification SA-MM33 and PM-
MM15 (Annex S), there is no justification for the release of any additional 

site specific housing allocations.  
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Assessment of Legal Compliance 

180. The SA that accompanied the pre-submission plan reflected the contents of 
the draft Regulation 19 SAP. The draft plan contained a few more sites than 

the pre-submission plan. The SA accompanying the submission plan reflects 
the allocations in the plan. During the Examination the SA has been revised to 
ensure that it appraises the contents of the SAP as proposed to be modified.  

181. My examination of the compliance of the Plan with the legal requirements is 
summarised in the table below.  I conclude that the Plan meets them all. 

LEGAL REQUIREMENTS 

Local Development 

Scheme (LDS) 

The SAP is identified within the approved LDS. The 

SAP has been prepared in accordance with the listing 
and description in the LDS.  

Statement of Community 
Involvement (SCI) and 

relevant regulations 

The SCI at the time of submission was that adopted 
in March 2010. Subsequent to submission a new SCI   

was adopted in July 2013. Consultation has been 
compliant with the requirements within these 
documents, including the consultation on the post-

submission proposed ‘main modification’ changes 
(MM)  

Sustainability Appraisal 
(SA) 

SA has been carried out appropriately and is 
adequate. 

Appropriate Assessment 
(AA) 

The Habitats Regulations AA Screening Report 
(December 2010) sets out why AA is not necessary. 

National Policy The SAP complies with national policy except where 
indicated and modifications are recommended. 

Sustainable Community 
Strategy (SCS) 

Satisfactory regard has been paid to the SCS. 

Public Sector Equality Duty 
(PSED) 

The SAP complies with the Duty. 

2004 Act (as amended) 

and 2012 Regulations. 

The SAP complies with the Act and the Regulations. 
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Overall Conclusion and Recommendation 

182. The SAP has a number of deficiencies in relation to soundness for the reasons 
set out above which mean that I recommend non-adoption of it as submitted, 

in accordance with Section 20(7A) of the Act.  These deficiencies have been 
explored in the main issues set out above. 

183. The Council has requested that I recommend Main Modifications to make the 

Plan sound or legally compliant and capable of adoption.  I conclude that with 
the recommended Main Modifications set out in the Appendices the Norwich 

Site Allocations and Site Specific Policies Local Plan satisfies the requirements 
of Section 20(5) of the 2004 Act and meets the criteria for soundness in the 

National Planning Policy Framework.  

Christopher Anstey 

Inspector 

This report is accompanied by 2 Appendices containing the Main Modifications. 

Appendix 1 contains the Main Modifications to the policies and text of the SAP, 
whilst Appendix 2 (which includes Annexes A-U) contains the Main Modifications to 
the Policies Map.  
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