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4.13. The site is located north of the B1108 between Cock Street to the east and Back Lane to the 
west. The eastern section of the site is a brownfield site that lies within the existing development 
boundary whilst the western section of the site extends into the open countryside. The existing 
commercial garage and the dwelling in the north area of the site will be demolished as part of the 
redevelopment of the site. The site is well connected by pedestrian access to the existing facilities in 
the village, including the village school on Chapel Street, and a regular bus service that runs between 
Norwich and Watton.

Legal compliance and duty to co-operate: This proposal directly contravenes adopted Policy DM2.2:

“Policy DM 2.2 Protection of employment sites

1) The Council will safeguard sites and buildings allocated for Business Class and other Employment 
Uses. Proposals leading to the loss of sites and buildings to another use will be permitted where 
the new use continues to provide employment and is supportive to that particular employment 
area. 

2) The Council will safeguard all other land and buildings currently in or last used for an Employment 
Use (both inside and outside Development Boundaries). Proposals leading to the loss of such sites 
and buildings will be permitted where: 

a) The possibility of re-using or redeveloping the site / premises for a range of alternative 
business purposes has been fully explored and it can be demonstrated that the site or 
premises is no longer economically viable or practical to retain for an Employment Use; 

Or 
b) There would be an overriding economic, environmental or community benefit from 

redevelopment or change to another use which outweighs the benefit of the current lawful use 
continuing.”

Legal compliance and duty to co-operate: This proposal directly contravenes Clauses  81-85  of the 
NPPF:

“Clause 81: “Planning policies and decisions should help create the conditions in which businesses can 
invest, expand and adapt. Significant weight should be placed on the need to support economic 
growth and productivity, taking into account both local business needs and wider opportunities for 
development.”

Clause 84: Planning policies and decisions should enable: 
a) the sustainable growth and expansion of all types of business in rural areas, both through 
conversion of existing buildings and well-designed new buildings;”

Lack of soundness (as defined in the NPPF) – the proposed VCBAR1 development is in contravention 
of the stated aims of the JCS, specifically Policy 15: Service Villages: 

“Small-scale employment or service development appropriate to the scale and needs of the village and
its immediate surroundings will be encouraged. Existing local shops and services will be protected.”

Currently, three businesses operating out of the garage including a car maintenance and repair shop, 
a used car sales (well stocked) and a business in the offices upstairs. Historically, there has long been a
business of this type in this location. Loss of this local employment goes against the delivery of 
sustainable development. There is no overriding economic, environmental or community benefit from
redevelopment or change to another use which outweighs the benefit of the current lawful use 
continuing.
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The businesses are well-supported by the local residents of Barford and Wramplingham. 

The site VCBAR1 is not available for development .

The owner of the VCBAR1 site has stated: 

(a) he has no intention of developing the site at this time, 

(b) he is not aware of being  contacted by the planning office (contrary to the claim in the Cluster Site 
Assessment Forms (December 2022), and 

(c) he has recently granted a five-year lease to one of the businesses.

Barford and Wramplingham Parish Council request clarification on why this site has been chosen 
given that:

(i) The owner of the site has not been contacted; and
(ii) The proposal is quite clearly contrary to the local and national policies stated above.
(iii) The site extends into the open countryside beyond the existing development boundary.
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4.14. In both landscape and townscape terms the site can currently be considered in two distinct 
parts, separated by a mature tree belt running north-south through its centre. The west part of the 
site falls within the designated River Valley. The brownfield element to the east is in a prominent 
location at the junction of Cock Street and the B1108. The redevelopment of this site provides an 
opportunity to enhance the local townscape. The land at the west side of the site currently marks the 
transition between the village and the adjoining countryside, a change that is further enhanced by the
rural appearance of Back Lane. The existing mature vegetation to the south and west of the site 
provides effective screening and enclosure of the site and will need to be retained and enhanced to 
minimise the visual impact of the development. The existing central tree belt should be incorporated 
into the site layout as far as possible to enhance the appearance of the site, although some tree loss 
will be necessary to enable access through the site. An arboriculture survey will be required to assess 
the condition of these trees.

Legal compliance and duty to co-operate: The proposal is contrary to Policy DM 4.5:

“Policy DM 4.5 Landscape Character and River Valleys. All development should respect, conserve and 
where possible, enhance the landscape character of its immediate and wider environment. 
Development proposals that would cause significant adverse impact on the distinctive landscape 
characteristics of an area will be refused.”

The proposal that this site should be preferred has given no or no adequate consideration to this 
policy. The proposed development of 20 houses in this location will have a significant impact on the 
distinctive landscape characteristics of the area. The change is not just to the greenfield site affected 
but to the landscape and visual amenity of the whole village.  

There is no suggestion in the proposal that there has been any attempt to consider or design a high 
quality landscape design. Any landscape scheme would have to respect policy DM 4.9, which requires 
that:  “Landscape schemes will be required to respect the character and distinctiveness of the local 
landscape and should ensure that any land remodelling respects the local topographic character in 
terms of height, slope, angle and character. Landscape schemes should be clearly and properly 
specified.”

What is proposed is to build two or three storey buildings in a cluster on a greenfield site.

The proposal is also contrary to Policy DM 3.14 Pollution, health and safety. 

a) All development should minimise and where possible reduce the adverse impact of all forms of
emissions and other forms of pollution and ensure that there is no deterioration in water 
quality or water courses.

b) When assessed individually or cumulatively, development proposals should ensure that there will be
no unacceptable impacts on:

 i. Air quality

 ii. Surface and ground water quality 

iii. Land quality and condition 

iv. Health and safety of the public 

 Permission will only be granted on or near contaminated land if it is subject to remediation which will 
make it safe for the proposed use. On a contaminated site or one suspected to be contaminated or 
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within 250 metres (or on more if considered appropriate on a risk-based approach) of an existing or 
disused landfill site, applications will need to be accompanied with an assessment of the extent of 
contamination on the site and any possible risks

We also note that paragraph 183 of the National Planning Policy Framework explains:

Ground conditions and pollution 

183. Planning policies and decisions should ensure that: 

a)  a site is suitable for its proposed use taking account of ground conditions and any 
risks arising from land instability and contamination. This includes risks arising from 
natural hazards or former activities such as mining, and any proposals for mitigation 
including land remediation (as well as potential impacts on the natural environment 
arising from that remediation); 

b)  after remediation, as a minimum, land should not be capable of being determined 
as contaminated land under Part IIA of the Environmental Protection Act 1990; and 

c)  adequate site investigation information, prepared by a competent person, is 
available to inform these assessments. 

There has been no assessment of the level of contamination at the site, the potential risks and 
impacts to the environment arising from proposed remediation works, or any adequate site 
investigation by a competent person to inform the proposal.   It is no good leaving such assessment to
a later stage since the precautionary approach requires that the risks are identified prior to the 
proposal being approved.
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4.15. Technical discussions with the Highways Authority have identified a number of on- and off-site 
highway works that will be necessary to ensure ongoing highway safety, including a single point of 
access into the site from Cock Street only. The existing garage access onto the B1108 will be closed. 
Other works that have been identified include improvements to the Cock Street/B1108 junction at the
south-east corner of the site, a frontage footway along Cock Street and the provision of a pedestrian 
footway through the site connecting Cock Street to Back Lane to the west.

Legal compliance and duty to co-operate: The proposal is contrary to Policy DM 3.11 

DM 3.11 Road Safety and the free flow of traffic 

(1)  On all sites development will not be permitted that endangers highway safety or the satisfactory 
functioning of the highway network. 

Location of access: The single access point to Cock Street is so close to the B1108 that it is likely to 
endanger highway safety. It would have to be positioned (at least 20-25m from the B1108) to 
minimise danger to drivers entering Cock Street from the busy B1108 which is on a blind bend directly
adjacent to the development. This is not practical due to the narrow width of the garage site 
(approximately 20-25m), even with full realignment of the road which is unrealistic within Highways 
space. Also, any houses on the garage site would then have to be positioned on the narrow strip left 
between the new access road and the B1108 itself. The proposed junction has already been given an 
Amber rating. We propose it should have a red rating.

Level of traffic: The increase in traffic (more than 80 vehicle movements per day) is likely to cause 
significant queuing and disruption at an already difficult junction between Cock Street and the B1108. 

Ongoing refurbishment and future patronage of the Cock Inn will only add to vehicle movements on 
this blind bend.

Highway safety will also be compromised by the provision of a footway through the site connecting 
Cock Street to Back Lane to the west. 

Back Lane is a narrow, one-track, rural road with arable agricultural land on either side, outside the 
development zone, and unsuitable for pedestrian use. We see no reason for a pedestrian footway to 
connect Cock Street with Back Lane.

The proposed link would give no additional access to the local footpath network and is therefore of no
recreational value.
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4.16. The Cock Inn lies directly opposite the site, south of the B1108. The supporting Heritage Impact 
Assessment (HIA) has identified that the redevelopment of the garage site offers an opportunity to 
enhance the setting of this non-designated heritage asset. Sayers Farm, a listed building, lies to the 
south-west of the site. Retention of the existing hedgerow along the south and west boundaries will 
mitigate the impact of new development in this location. The HIA also notes that the B1108 creates a 
separation between the listed building and its setting and the site, further reducing the impact of 
development in this location.

Legal compliance and duty to co-operate: The proposal is contrary to NPPF Clause 199:

“When considering the impact of a proposed development on the significance of a designated heritage
asset, great weight should be given to the asset’s conservation (and the more important the asset, the
greater the weight should be). This is irrespective of whether any potential harm amounts to 
substantial harm, total loss or less than substantial harm to its significance.”

From a heritage viewpoint, development of the site will adversely impact on the setting of Sayers 
Farm, a Grade 2 listed and thus designated heritage asset which, due to the bend in the road, will 
directly face the site. Also, the compression of 20 homes into this small site will not enhance the 
setting of the Cock Inn, nor the ancient centre of the village which is adjacent to the site. The 
hedgerows are unlikely to screen the site significantly due to the height of modern housing.

The lack of consistency with national policy means the proposal fails the test of soundness (Para 35, 
NPPF).
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4.17. Wider surface water flowpaths within the settlement have been identified however discussions 
with the Lead Local Flood Authority have confirmed that they do not affect the development of this 
site which lies north-west of these areas. However the Stage 2 identifies a high susceptibility to 
groundwater flooding, which combined with the nearby flowpaths, will require further investigation.

Legal compliance and duty to co-operate: The proposal is contrary to Policy DM 4.2 Sustainable 
drainage and water management.

In particular there has been no sewerage capacity assessment, or if there has, it has not taken into 
account the full recorded history of repeated sewerage capacity incidents in the village. The relevant 
policy provides:

(1) Sustainable drainage measures must be fully integrated within design to manage any surface 
water arising from development proposals, and to minimise the risk of flooding on the development 
site and in the surrounding area, unless it can be demonstrated that ground conditions are unsuitable 
for such measures or there are other exceptional circumstances. 

(2) Details showing how proposed drainage measures will fully integrate with the design of 
development and how the drainage system will contribute to the amenity and biodiversity of the 
development must be made clear within applications for full planning permission. Drainage features 
should make a positive contribution to amenity and biodiversity. 

(3) All developments (including that on previously developed land):

 a) Should include a sewerage capacity assessment and must have a neutral or positive impact on 
reducing surface water flooding and should include drainage features that will slow the movement of 
water through the drainage system; 

b) Must not cause any deterioration in water quality and measures to treat surface water runoff must 
be included within the design of the drainage system; 

c) Must be served by separate surface water and foul wastewater drainage. No new development 
(including redevelopment) will be permitted to discharge surface water runoff to foul drainage 
connections or combined sewers, unless it can be demonstrated that separate surface water drainage 
is not available and cannot be practicably provided; and 

d) Should maximise use of soft landscaping and permeable surfaces unless the developer can provide 
justification to demonstrate that this is not feasible. Applications which do not demonstrate how 
sustainable drainage has been taken into account in the design may be refused.

The village and the nearby village of Wramplingham are already susceptible to property flooding, and 
we consider this is being exacerbated by run off from housing developments that feed into the Tiffey 
and other local adjoining rivers. We consider that any houses have slow-draining catchments or 
alternative water management approaches to alleviate this situation.

Equally, the village of Barford has been subjected to much sewage release into resident’s gardens, 
and on occasion into houses. This is because the sewage system is unable to cope with the 
combination of effluent and rainfall (which finds its way into the system somewhere). Adding 
additional houses to the system will continue to put further load on it. That is not an acceptable 
situation for the village.
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The lack of consistency with national policy means the proposal fails the test of soundness (Para 35, 
NPPF).
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4.18. Whilst Anglian Water have measures in place to deal with river water ingress into the local 
sewer system, early discussions are recommended to identify preferred connection solutions.

Discussions have been ongoing for decades, and the problem continues to worsen. Therefore, we do 
not agree with additional housing to be considered until this issue has been solved. The “3 recorded 
instances” is INCORRECT. There have been many more. We understand that Anglia Water have put 
the village of Barford on a list of “Villages of  Concern”. Recent “remedial actions” by Anglia Water 
have yet to be tested for their efficacy.
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4.19. An area of 0.76ha of land is allocated for approximately 20 dwellings which is considered to be a 
reasonable area to allow for the constraints and infrastructure requirements noted above to be 
incorporated into the site layout and design, whilst also reflecting the context of the site.

Consideration of NPPF Tests of Soundness: The proposal is contrary to National Planning Policy 
Framework Clause 79:- 

79. “To promote sustainable development in rural areas, housing should be located where it will 
enhance or maintain the vitality of rural communities. Planning policies should identify 
opportunities for villages to grow and thrive, especially where this will support local services. 
Where there are groups of smaller settlements, development in one village may support 
services in a village nearby.”

The village has grown considerably over the last 25 years but the limited services are minimal and 
have not kept pace. They comprise:

1) a small village school (which is often over-subscribed),
2) a 1960-s built small village hall. No grants have been available to give a new, better village hall

other than to re-roof it periodically with a bitumen/felt covering. It is only kept going by the 
good will of a small number of people in the community. Cil moneys are not of the order 
required for replacement.

3) an hourly bus service to Norwich. There is only one weekly  service to Wymondham, none to  
Hethersett (which are not practically accessible by foot).

There is no village shop. A shop did exist, but it closed, even though the village expanded.

Further, large scale housing development in Barford will not contribute to a sustainable village. 
Indeed, it will have the opposite effect. Many houses have been built during the recent past. As a 
“Service Village”, the Joint Core Strategy (JCS) states that between 10-20 new dwellings are expected 
during the life of the plan, i.e. from March 2011 – 2026. 

Barford has already had the following approvals for dwellings from March 2011 to the present: 
2021/1293, 7 dwellings; 2021/1133, 1 dwelling; 2019/1117, 4 dwellings; 2016/0790, 1 dwelling; 
2016/0497, 1 dwelling; 2015/0329, 2 dwellings (plus 2 holiday lets); 2014/0505, 1 dwelling; 
2014/0062, 1 dwelling; 2013/1849, 1 dwelling; 2013/0388, 2 dwellings; 2011/0538, 1 dwelling.  This 
shows an increase of 24 dwellings (including 2 holiday lets) over the plan period to date, with still (in 
theory) three years of the JCS to run.  

The additional housing has not benefited the residents already in the village, other than to permit a 
few landowners to benefit from the “windfall” associated with building on green field sites. 

The proposed VCBAR1 development would bring the value of new dwellings since 2011 to at least 43, 
which is two and a half times the upper limit of that expected for this Service Village. It will also create
more pressures on the local school which is often oversubscribed (so other schools will be used 
resulting in unnecessary car use). The lack of a village shop anywhere in this Village Cluster of four 
villages means that residents will be obliged to drive since public transport is severely limited and we 
are 4-5 miles from the nearest commercial centre of significance (Wymondham). This is contrary to 
the use of sustainable transport. 

We are not aware that any of the above dwellings built/that will be built, to be net zero compliant.
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 Policy VC BAR1 – Land at Cock Street and Watton Road

0.76ha of land is allocated for approximately 20 dwellings.

The developer of the site will be required to ensure:

 Vehicular access into the site to be from Cock Street only, with the existing site access onto 
the B1108 to be closed;

o COMMENT: The proposed single access point to Cock Street is so close to the B1108 
that it is likely to endanger highway safety. It would have to be positioned (at least 
20-25m from the B1108) to minimise danger to drivers entering Cock Street from the 
busy B1108 which is on a blind bend directly adjacent to the development. This is not 
practical due to the narrow width of the garage site, even with full realignment of the
road which is unrealistic within Highways space. The proposed junction has already 
been given an Amber rating. We propose it should have a red rating.

o
 On and off-site highway works to include improvements to the Cock Street/ B1108 junction, a 

frontage footpath along Cock Street and a pedestrian link through the site to create a linkage 
between Cock Street and Back Lane;

o COMMENT: We see no reason for a pedestrian footway to connect Cock Street with 
Back Lane, which is a narrow, onetrack, rural road with only good quality agricultural 
land on either side.

o The proposed link would give no additional access to the local footpath network, and 
is therefore of no recreational value.

o Back lane is unsuitable for significant pedestrian use.

 Submission of an arboricultural survey to determine the condition of the central tree belt and 
to inform a site layout and design that incorporates these trees as far as possible, as well as 
the protection of these trees during the construction phase of development;

 Retention, protection and enhancement of the existing vegetation and mature trees along the
south and west boundaries of the site in order to minimise the visual impact of the site and 
protect the setting of Sayer's Farm;

o COMMENT: see earlier for damage likely to be caused to heritage assets.
o We wish to see a severe limit on the height of any houses on the site to prevent this 

high density estate from dominating the beautiful and ancient centre of this village. 
 Site layout and design to have regard to the nearby heritage assets with particular 

consideration to be given to the setting of The Cock Inn;
o The density of the proposed housing is considerably greater that in the current 

village. This will mean the estate, placed right on the periphery of the ancient village, 
will badly damage the amenity of Barford, particularly as entered from the west.

 A Phase 1 and Phase 2 contamination survey be undertaken to determine the presence of any
on-site contamination resulting from the former garage use of the site and to identify 
appropriate remediation works.
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o As stated above, such a survey should be taken before any permissions are granted, 
in keeping with the precautionary principle.

 A site-specific Flood Risk Assessment addressing the 
o It appears that no consideration has been given to the flood risk associated with run 

off. The Flood risk assessment must apply to the additional run off into the village and
valley where flooding of dwellings is more likely. Furthermore, the impact on sewage 
release into gardens and homes must be considered. [Ref to REG19 reports]
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