
Waveney Local Plan Examination

Response to Inspector’s Matters and Questions

Matter 8 - Rural Strategy

WLP7.7 Land North of Elms Lane, Wangford

Response by Bellingham Homes (on behalf of Henham Park, landowners)

The Inspector has asked of various allocations in the rural area of the District:

“Are the following allocations for development soundly-based, are the criteria set out in 
the relevant policies justified and effective; and is there evidence that the development 
of the allocations is viable and deliverable in the timescales indicated in Appendix 3 of 
the plan?”

In respect of allocation WLP7.7 for the Elms Lane site, there are two additional questions:

Does the allocation give great weight to the conservation of the landscape and scenic 
beauty of the Suffolk Coasts and Heaths Area of Outstanding Natural Beauty (AONB)? 

Would the allocation be for "major development" and if so is it likely that the 
exceptional circumstances would exist which are necessary to permit such development
(NPPF para. 116)? 

Is the allocation soundly based?

1. The Local Plan identifies that Wangford has the largest proportion of essential services 
compared to several other larger villages within the District, most of which do not have 
a GP surgery, shop or Post Office. The Local Pan highlights the fact that in para 55 the 
NPPF (previous version) encourages an approach to housing delivery in rural areas 
where it will enhance or maintain the vitality of rural settlements. Para 7.61 of the Local
Plan states :

"The strategy for Wangford is to enable a limited amount of housing 
development to support people in the village with a variety of housing tenures 
and types while not compromising the village's setting within the AONB". 

2. Wangford is therefore a wholly suitable location for housing.

Does the Allocation Give Great Weight to the AONB?

3. All of Wangford and indeed a large section of Waveney's eastern coastline stretching 
from Southwold to Kessingland is included within the AONB. It would be unrealistic 
therefore to expect that no new residential development would take place within any of 
this area by virtue of it all being within the AONB. There have been several major 
housing developments permitted within other parts of the AONB over the last number of
years, particularly in Reydon. There is also an allocation of 9.8ha proposed within 
Reydon, Policy WLP6.1 - for a residential development of 220 dwellings which is entirely



within the AONB. In comparison the allocation (WLP7.7) at Elms Lane is very modest 
and is expected to deliver approximately 16 houses. 

4. The site is well screened by natural landscaping and the development will not feature 
prominently in the wider surrounding area. The western boundary of the site directly 
adjoins existing residential development, the trees to the north and the undulations 
around the site all illustrate this is a logical extension of the village that is well 
contained in the landscape. 

5. Reflecting the landscape sensitivity of the wider area and how it relates to the existing 
village development would have an impact on the character of the area. However, 
development of the identified area would have least impact on the village, the wider 
landscape setting and also offers an opportunity for suitable landscape mitigation 
measures to be introduced.  The LP states in para 7.64 "This site is considered to have 
only a limited impact on the character of the Area of Outstanding Natural Beauty and is 
unlikely to have a significant adverse impact on heritage assets in the vicinity..." 

6. The Framework indicates that great weight should also be given to conserving the 
landscape and beauty of the AONB. This is fully recognised in Policy WLP7.7.

Does the Development Constitute ‘Major Development’?

7. The Inspector has asked if the Elms Lane site would constitute major development. The 
latest version of the NPPF does not define “major development”, a footnote (55) states

“For the purposes of paragraphs 172 and 173, whether a proposal is ‘major 
development’ is a matter for the decision maker, taking into account its nature, 
scale, setting, and whether it could have a significant adverse impact on the 
purposes for which the area has been designated or defined.”

8. This is a question to be answered by the LPA. There is no further guidance on what 
constitutes major development, other than in respect of planning applications, where a 
scheme of 10 or more dwellings, or a site area of over 0.5ha. is categorised as major. 
Therefore, assuming the LPA consider the development of the allocated site would 
constitute major development, the Inspector refers to paragraph 116 of the now 
superseded NPPF which states that three assessments should inform the consideration 
of whether exceptional circumstances exist that would justify granting planning 
permission for a major development proposal that has been shown to be in the public 
interest. These tests are are repeated in the latest version of the NPPF (para. 172):

a) the need for the development, including in terms of any national 
considerations, and the impact of permitting it, or refusing it, upon the local 
economy;
b) the cost of, and scope for, developing outside the designated area, or meeting
the need for it in some other way; and
c) any detrimental effect on the environment, the landscape and recreational 
opportunities, and the extent to which that could be moderated.”



9. The public interest in this case would be the requirement for homes in this rural area 
where modest planned growth, including the delivery of affordable homes as part of the
development, would meet both national and local objectives for housing delivery and 
sustainable development.

Is the Allocation Viable and Deliverable?

Available

10.The landowner fully supports the allocation of the land for residential development, 
welcoming the opportunity to provide a modest scheme including affordable homes, in 
the village.

11.The landowner is prepared to follow the principles of development set out in the policy 
statement. 

Viable

12.The site is a greenfield allocation on the edge of the village. There are no known 
constraints. At this stage of the process, investigations have been undertaken of the 
statutory undertakers and there are no known abnormal requirements or constraints on
development that would jeopardise viability.

Deliverable

13.The site is not constrained by ownership issues and the landowner is willing and able to
pursue development on this site.

14.The site will also deliver Affordable Housing (AH) in line with the requirements of policy 
WLP8.2. which in the case of this site requires 30% of the development to be affordable
units. This is an important consideration in any event, but given the shortage of 
affordable housing within the rural areas of Waveney and the overall poor delivery of AH
within Waveney over the last number of years, this issue gains greater weight when 
considered in favour of over-riding the objectives of the AONB.

15.The site has a willing landowner and can be delivered within the timescales envisaged 
in the LP Appendix 3; it is realistic to expect delivery within the first five years of the 
Local Plan period.

We consider therefore that Wangford is an eminently suitable village for further housing growth
to sustain the village and its vital services. The site is capable of delivering a modest scheme 
for housing, that would also include affordable homes.


