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Waveney Local Plan Examination: 

Actions Arising From Hearings 

Matter 8 - WLP7.7 Land North of Elms Lane, Wangford - Note regarding 

WLP7.7 passing the exceptional circumstances tests outlined in the National 

Planning Policy Framework for major development in areas such as the 

AONB. 

Author – Waveney District Council  
 

WLP7.7 (Land North of Elms Lane, Wangford) is unlikely to be considered as major development. 

However, if at the time of a planning application development on the site is considered to be major 

development the Council believes that the site would pass the exceptional circumstances tests set 

out in paragraph 116 of the 2012 National Planning Policy Framework (Paragraph 172 of the 2018 

National Planning Policy Framework). 

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.  

The Local Plan (A1, paragraph 7.3, page 137) states that new development in the rural areas can 

support new and existing services and facilities, which accords with the national planning policy 

approach of maintaining the vitality of rural settlements. Wangford has been identified as a Larger 

Village and contains valuable services that are not present in all rural areas, including a GP surgery, 

public house, food shop, post office, meeting place and a multi-use games area. There are also well 

established allotments in the centre of the village. There is a risk that without development, the 

population of the village will decline and eventually become less sustainable as service viability 

reduces. The services and facilities located in the village will benefit from the additional population 

from the proposed development, ensuring their sustainability and vitality for the future. This is in 

line with paragraph 55 of the 2012 NPPF (paragraph 78 of 2018 NPPF) in relation to maintaining the 

vitality of rural communities.   

b) The cost of, and scope for, developing outside the designated area, or meeting the need for it 

in some other way. 

Wangford is entirely within the Area of Outstanding Natural Beauty (AONB) together with 

surrounding land.  Land to the north of the village on the other side of the A12 dual carriageway is 

not within the AONB.  However, this land is not considered a sustainable location for development 

given the barrier created by the A12, and there no evidence to suggest the land is available for 

development. The alternative available sites considered for the village (sites 30, 218 and 251) were 
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considered to have a greater detrimental impact on the AONB due to their exposure and extension 

into the countryside as outlined in the Sustainability Appraisal (A2). Therefore the scope for 

developing outside of the allocated site is extremely limited with WLP7.7 providing the best option 

for development in the village as it does not suffer from the issues of the other sites.  

Wangford has been identified as a Larger Village in the Rural Areas Settlement Hierarchy in the Local 

Plan (A1, page 138) given its population size and comparatively good range of services and facilities. 

In total, all of the Larger Villages will accommodate 70% of the growth in the rural areas over the 

plan period under Policy WLP7.1. An argument could be made to direct the development to another 

larger village outside of the AONB.  However, this would harm the vitality of Wangford as described 

above.   

 

c) Any detrimental effect on the environment, the landscape and recreational opportunities, 

and the extent to which that could be moderated.  

WLP7.7 is considered to have less of an impact on the landscape and local environment than the 

alternative sites for Wangford. The site is relatively well contained within the landscape and is well 

related to the existing built up area and no protected species or habitats have been identified on the 

site. The site is exposed to the east however the policy includes the need for a landscaping scheme. 

This will mitigate any effect on the landscape and could enhance local biodiversity by providing new 

habitats for local wildlife. The north and west boundaries face out onto existing development which 

contain the site. The north boundary is also close to the A12 which detracts from the landscape 

value of this site. The overall impact on the AONB should be minimal as the site is well contained. It 

is also small and located on the edge of the AONB reducing its impact on the rest of the area. 

WLP7.7 is therefore not considered to have a detrimental impact on the environment, landscape or 

recreational activities. A Statement of Common Ground regarding the AONB has been agreed 

between the Council, the Suffolk County Council AONB Team and Natural England which includes 

modifications to WLP7.7. The modifications include the requirement for a completed Landscape and 

Visual Impact Assessment with any planning application which will inform the landscaping scheme. 

Following these modifications, all parties agree that the policy is sound.  


