
 Interests Flowchart 

The flowchart below gives a simple guide to declaring an interest under the code. 
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Table 1: Disclosable Pecuniary Interests 
This table sets out the explanation of Disclosable Pecuniary Interests as set out in the 

Relevant Authorities (Disclosable Pecuniary Interests) Regulations 2012. 
Subject Description 
Employment, office, trade, 
profession or vocation 

Any employment, office, trade, 
profession or vocation carried on for 
profit or gain. 

Sponsorship Any payment or provision of any other 
financial benefit (other than from the 
council) made to the councillor during the 
previous 12-month period for expenses 
incurred by him/her in carrying out 
his/her duties as a councillor, or towards 
his/her election expenses. 
This includes any payment or financial 
benefit from a trade union within the 
meaning of the Trade Union and Labour 
Relations (Consolidation) Act 1992. 

Contracts Any contract made between the 
councillor or his/her spouse or civil 
partner or the person with whom the 
councillor is living as if they were 
spouses/civil partners (or a firm in 
which such person is a partner, or an 
incorporated body of which such person 
is a director* or a body that such person 
has a beneficial interest in the securities 
of*) and the council 
— 
(a) under which goods or services are 

to be provided or works are to be 
executed; and 

(b) which has not been fully discharged 
 

Land and Property Any beneficial interest in land which is 
within the area of the council. 
‘Land’ excludes an easement, 
servitude, interest or right in or over 
land which does not give the councillor 
or his/her spouse or civil partner or the 
person with whom the councillor is 
living as if they were spouses/ civil 
partners (alone or jointly with another) a 
right to occupy or to receive income. 

Licenses Any licence (alone or jointly with others) 
to occupy land in the area of the council 
for a month or longer 
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Corporate tenancies Any tenancy where (to the councillor’s 
knowledge)— 
(a) the landlord is the council; and 
(b) the tenant is a body that the councillor, 

or his/her spouse or civil partner or the 
person with whom the councillor is living 
as if they were spouses/ civil partners is 
a partner of or a director* of or has a 
beneficial interest in the securities* of. 

Securities Any beneficial interest in securities* of a 
body where— 
(a) that body (to the councillor’s 
 knowledge) has a place of 
 business or land in the area of the 
 council; and 
(b) either— 
(i) ) the total nominal value of the 
 securities* exceeds £25,000 or 
 one hundredth of the total issued 
 share capital of that body; or 

(ii)  If the share capital of that body is of 
 more than one class, the total nominal 
 value of the shares of any one class in 
 which the councillor, or his/ her spouse 
 or civil partner or the person with whom the 
 councillor is living as if they were 
 spouses/civil partners have a beneficial 
 interest exceeds one hundredth of the total 
 issued share capital of that class. 

 

 

* ‘director’ includes a member of the committee of management of an industrial and 
provident society. 

* ‘securities’ means shares, debentures, debenture stock, loan stock, bonds, units of a collective 
investment scheme within the meaning of the Financial Services and Markets Act 2000 and other 
securities of any description, other than money deposited with a building society. 

Table 2: Other Registrable Interests 
You must register as an Other Registerable Interest : 
a) any unpaid directorships 
b) any body of which you are a member or are in a position of general control or 
management and to which you are nominated or appointed by your authority 
c) any body 

(i) exercising functions of a public nature 

(ii) directed to charitable purposes or 

(iii) one of whose principal purposes includes the influence of public opinion or policy 
(including any political party or trade union) of which you are a member or in a 
position of general control or management 
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28 March 2025 
 
Sarah Everard 
Area Planning Manager (Central) 
South Norfolk and Broadland Council 
Horizon Business Centre 
Peachman Way 
Norwich  
NR7 0WF  
 
BY EMAIL ONLY 
 
Dear Sarah, 
 
Amended plans and description of development for application ref: 20220391 - Reserved 
Matters application for appearance, scale, landscaping and layout following Outline Planning 
Permission 20151770 (as amended by S73 Permission 20171514 (for up to 1000 dwellings)), for 
phase 3 comprising 138 dwellings and associated works including open space, sustainable 
urban drainage systems, landscaping, infrastructure and earthworks (20181963 approved) 
 
Introduction 
 
Pegasus Group has been instructed by Persimmon Homes (Anglia) (the applicant) to prepare and 
submit amended plans for the above reserved matters application (the application). These 
amended plans seek to address comments received through the consultation on the application 
and subsequent discussions with officers of Broadland District Council (the Council). There are two 
material changes that have influenced the preparation of the amended plans. The first of these is 
the applicant demonstrating that the site can no longer viably deliver any affordable housing. This 
is a matter that the Council should be due to formally confirm shortly. The second is that the layout 
of the site should focus on retaining as many Category A trees as possible. With the loss of lower 
category trees being accepted where it is necessary to facilitate the delivery of the site. This is a 
matter that has been agreed with officers.  
 
In amending the scheme there are changes to the streets within the site, landscaping, location of 
the play space and the mix and types of dwellings that are proposed. To accommodate these 
changes the number of dwellings has been reduced from 138 to 128. This change in dwelling 
numbers will require the description of development to be amended so that it reflects the plans 
that are hereby submitted for approval.  
 
This letter not only sets out the changes to the scheme, but it highlights changes in the context of 
the site since the application was submitted in March 2022. The development of phase 3 must also 
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be seen in the context of the recent applications submitted for phases 4 to 6 of the former Royal 
Norwich Golf Course site (the RNGC site) that are to the west of Drayton High Road.  
 
A changing policy context 
 
Since submission of the application the Council, together with the councils of South Norfolk and 
Norwich City, has adopted the Greater Norwich Local Plan (the GNLP)1. Policy 7.12 of the GNLP sets 
out how Norwich and the fringe parishes will be the area’s major focus for jobs, homes, and service 
development to enhance its regional centre role and promote growth. Part of this growth, 1,151 new 
homes, is to be accommodated within the parish of Hellesdon, which forms part of the Urban Fringe 
within the Norwich Urban Area. Of the allocations within Hellesdon it is Policy STR.09, which 
allocates the RNGC site for approximately 1,000 dwellings, that is the principal allocation that will 
deliver these new homes. The criteria of Policy STR.09 have been addressed through the approval 
of the original hybrid planning application3 (the hybrid planning permission) and the subsequent 
implementation of the infrastructure to support the development of the RNGC site.  
 
The figure of approximately 1,000 new homes was used in the housing trajectory figures for Policy 
7.1, which were also used in figures for housing delivery across the Greater Norwich area. Whilst 
there has always been flexibility in the number of dwellings the GNGC site could deliver, there has 
also been an expectation that it would not fall significantly below 1,000 dwellings. If that were the 
case, then it would have implications for the housing supply of the Greater Norwich area. 
 
In December 2024 the newly elected Labour Government revised the National Planning Policy 
Framework (the NPPF) in an attempt to stimulate economic growth and remove some of the 
complexity behind the delivery of new homes. The revised NPPF has resulted in greater weight 
being attached to housing delivery so the Government’s aim of delivering 1.5 million new homes 
over the length of the next parliament can be achieved. These homes can not only be delivered 
through the development of brownfield sites and Grey Belt land, local planning authorities must 
also maximise the delivery potential of allocated sites. As well as sites already with planning 
permissions, such as the remaining land parcels on the RNGC site.  
 
Other RNGC site applications 
 
Condition 2 of the hybrid planning permission required all reserved matters applications to be 
submitted by 6th December 2024. Accordingly, the following applications for phases 4 to 6 and the 
community building were submitted in late November 2024. None of these applications have yet 

 
1 Broadland District Council adopted the Greater Norwich Local Plan on 28 March 2024 
2 Policy 7.1 (The Norwich Urban Area including the Fringe Parishes) 
3 Reference: 20151770 later amended by application ref: 20171514 
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been determined. As no new reserved matters can now be submitted, the number of dwellings 
proposed by the live applications are effectively set.  
 
The application for phases 5 and 64 proposes 313 dwellings and associated works including open 
space, sports pitches, sustainable urban drainage systems, landscaping, infrastructure and 
earthworks. The hybrid planning permission reserved approximately 4ha of the site for a primary 
school and playing fields in the event that they were required. Norfolk County Council has since 
confirmed that this land is not required. Accordingly, the land now forms part of the residential 
development for phase 5, which includes 1ha of playing fields. 
 
The application for the community building5 proposed a community building and associated works 
including car parking, landscaping, infrastructure and earthworks. And the application for phase 46 
proposes 87 dwellings and associated works including open space, sustainable urban drainage 
systems, landscaping, infrastructure and earthworks.  
 
In parallel with these reserved matters applications a Section 73 application7 (the Section 73 
application) was submitted to amend masterplan RNGC-MP01 Revision B to reflect changes to the 
remaining phases. The Section 73 application also includes a viability appraisal and Deed of 
Variation to the Section 106 Agreement (S106) attached to the hybrid planning permission. The 
viability appraisal has been submitted to demonstrate that none of the future phases can viably 
deliver any affordable housing or financial contributions. Subject to the evidence in the viability 
appraisal being formally accepted by the Council, and the Deed of Variation being agreed, then this 
will be a material consideration in the determination of all the live applications for phases of the 
RNGC site. Including the application for phase 3.  
 
Whilst Policy 58 of the GNLP requires major developments to provide at least 33% affordable 
housing on-site, it allows a reduction in this figure in Norwich City Centre, or where an applicant 
can demonstrate that particular circumstances justify the need for a Viability Assessment. The 
applicant’s viability appraisal has been reviewed by ‘CPV Independent Viability Experts’, the 
Council’s independent assessor. CPV’s response of 22nd July 2024 confirmed that as a result of 
significantly higher than normal infrastructure and abnormal costs associated with the site, 
together with reductions in density, it is necessary to remove the affordable housing and financial 
contributions to ensure delivery of the remaining land parcels.  
 

 
4 Reference: 2024/3500 - submitted 25th November 2024 
5 Reference: 2024/3501 - submitted 25th November 2024 
6 Reference: 2024/3510 - submitted 26th November 2024 
7 Reference: 2024/3511 - submitted on 26th November 2024 
8 Policy 5 (Homes) 
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Notwithstanding the conclusions of the viability appraisal, the applicant has confirmed that if a 
total of 520 homes can be delivered across phases 3 to 6, then the outstanding financial 
contributions would be provided in full. Based on the number of dwellings proposed for phases 3 
to 6 the figure of 520 homes should be achievable. But this is dependent on no further reductions 
in dwelling numbers.  
 
Greater weight attached to housing delivery  
 
The December revision of the NPPF makes it clear that to achieve the Government’s housing 
delivery targets it is essential that local planning authorities maximise delivery of already 
committed sites, such as the RNGC site. Whilst housing delivery has always been a material 
consideration, the weight that must be attached to it in the planning balance is now greater as a 
result of the revised NPPF.  
 
By approving the hybrid planning application the Council accepted that the development of the 
RNGC site would require the removal of a significant number of trees to accommodate up to 1,000 
dwellings and the associated infrastructure to support them. The Council has also subsequently 
identified that the site would deliver approximately 1,000 dwellings in its housing land supply 
trajectory for the GNLP. Specifically in the numbers listed in Policy 7.1.  
 
The live applications for the future phases confirm that the numbers envisioned in the hybrid 
planning permission and Policy STR.09 cannot now be achieved. Whilst phase 1 was originally 
proposed to accommodate 108 dwellings, subsequent amendments reduced this to 95 dwellings. 
Phase 2 comprises 157. As a result of the proposed amendments, phase 3 has now reduced from 
138 to 128 dwellings. The maximum numbers that could be delivered on phase 4 and phases 5 and 
6 are now 87 and 313 respectively. These upper thresholds are set by the relevant reserved matters 
applications. Subject to none of the numbers for phases 3 to 6 reducing any further, the wider site 
can now only deliver a maximum of 780 dwellings. This is significantly less than the approximately 
1,000 dwellings allocated by Policy STR.09. 
 
Subject to the Section 73 application being approved, the delivery of the future phases should be 
assured. Though like the phase 3 scheme, the Council must be pragmatic about the extent of trees 
to be retained against the greater weight that must now be attached to housing delivery. Securing 
the financial contributions agreed in the S106 is also a material consideration that must carry 
significant weight when considering the capacity of phases 3 to 6.   
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The originally submitted scheme 
 
After the application was submitted it was the subject of consultation from April to June 2022. 
Subsequent submissions of additional information have included updated tree retention and 
removal plans and the nutrient neutrality calculator. In September 2023 a draft layout was 
submitted alongside an updated Arboricultural Impact Assessment. Whilst this draft layout broadly 
followed the layout of the original scheme, it included a reduction in the number of dwellings from 
138 to 135. Whilst this draft layout is on the Council’s website, it was not the subject of any further 
consultation. 

The proposed, amended scheme  

The amended layout plans and house types prepared by Pegasus Group are supported by detailed 
plans of the drainage infrastructure and level changes across the site. These plans have been 
prepared by Richard Jackson Engineering Consultants. The amended submission also includes an 
Arboricultural Assessment prepared by FPCR Environment and Design Limited, which is based on 
an updated Tree Survey Plan and Tree Retention Plan. 
 
Throughout the design process the layout of the site has been influenced by the physical 
constraints of the site. Most notably the overland flow area, topography and the retention of trees 
in accordance with approved Tree Removals Plan. Providing sufficient separation between new and 
existing dwellings, and appropriate back-to-back distances between proposed dwellings, have also 
been challenging given the changes in ground levels across the site. The amended plans work with 
these constraints to deliver a better scheme than was originally submitted. The principal changes 
to the layout of the scheme are listed below: 
 

• The route of the principal street as it enters the site and the changes to the road network 
to the northeast of the site 

• The relocation of the LEAP to the northwest of the site 
• The reconfiguration of the dwellings in the northeastern corner of the site 
• The loss of parking to the rear of properties along the eastern boundary and the terracing 

of their gardens 
• Less frontage parking and more on plot parking 
• Reduction in numbers (138 to 128) and housing mix with the loss of the apartment block 
• Loss of the feature tree (though probably best not to highlight this) 
• Introduction of dwellings to the west of the southern spur of the principal street 
• Reconfiguration of the drainage basins 
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The following figures show how the scheme has evolved and the text below details how the scheme 
has been enhanced through the changes to the layout and mix and types of dwellings that are 
proposed.  

 
 
Figures 1 and 2: The layout plan as submitted (left) and the proposed, amended layout plan (right) 
 
By removing the three-storey apartment block a key concern of residents in Hercules Road about 
overlooking of the nearby bungalows has been removed. This has resulted in the scale of 
development across the site being more in keeping with the urban fabric of the residential streets 
to the east. It has also allowed the primary street to be located further eastwards to accommodate 
landscaping to the west of the highway on top of the retaining wall. 
 
To the north of the site a removal of part of the primary street means that a less engineered 
highway will provide a more appropriate interface with the attenuation basin that forms part of the 
overland flow area. This combination of a shared surface and private drive requires less associated 
infrastructure in terms of lighting and footways. It is therefore more in keeping with the more rural 
character of the overland flow area. This relationship of lower order streets fronting onto the 
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overland flow area continues to the east where private drives are now proposed rather than the 
circular shared surface that was proposed previously. 
 
These changes to the highway design have allowed the Local Equipped Area of Play (LEAP) to be 
relocated to the northwest of the site, away from the SUDs basin where it was proposed previously. 
This new location provides greater natural surveillance of the play space and, like the amended 
highway design, softens the northern edge of the development. 
 
To the northeast of the site the parking areas to the rear of dwellings have been removed and 
replaced by parallel and a reduced area of frontage parking. This is another positive impact of the 
number of dwellings being reduced. Due to the topography of the site there will need to be a 
terracing of some of the gardens in this location. However, the retaining walls within gardens will be 
landscaped by appropriate planting to soften their visual impact and still deliver useable amenity 
space for the future residents.       
 
The southern spur of the primary street now includes properties either side of it as it extends 
southwards past the western water attenuation basin. This change will result in better natural 
surveillance and enclosure of the street. The street terminates in a landscaped area to the south 
that will be surrounded by properties providing active frontages onto the public realm. Where 
frontage parking is proposed on the primary street it will be broken up by landscaping that includes 
new tree planting. The reduced density of the scheme has had a positive influence on the number 
of new street trees that can be accommodated across the site. These new trees will help to better 
assimilate the development into its silvestrian environment.    
 
In addition to the changes to the layout of the site, there were also detailed matters raised by 
statutory consultees that in most cases require confirmation of matters by the applicant.   

Responses to detailed matters raised by statutory consultees  

In response to the Environmental Quality Team’s response of 12 September 2024 the applicant 
confirms that all the houses will have air source heat pumps. If necessary, details of these can be 
provided by way of a planning condition.  

In response to Norfolk County Council Environment Service’s response of 23rd May 2022 the WSI 
for the phase 3 area will be submitted for approval prior to work commencing on site in accordance 
Condition 11 of the hybrid planning permission for the RNGC site.  

The Lead Local Flood Authority’s (LLFA) comments of 18th May 2022 have been addressed through 
the detailed plans for the SuDs infrastructure that is submitted for approval. The changes to the 
layout now incorporate sufficient land for surface water management and include a buffer strip of 

10



 

 

 

 
8 

 
 

2.5 along the width of the infiltration basin. This layout also provides sufficient space for the 
easements required for below ground foul and surface water drainage infrastructure. The foul 
drainage infrastructure will connect to the existing foul system in response to the Environment 
Agency’s comments of 17th May 2022 

The Natural England response of 29th April 2022 identifies that the site falls within the Impact Risk 
Zone of European Sites vulnerable to nutrient impacts. The nutrient neutrality calculator that has 
been submitted identifies the credits that are needed to successfully mitigate the impact of the 
development on the relevant European Sites. 

Given the proximity of the site to Norwich Airport the request that guidance included in Civil Air 
Publication 1096 be followed if cranes are used during construction, as highlighted in the Airport’s 
response of 25th April 2022, is acknowledged.  

Conclusion 

During the first round of consultation on this application members of the public raised concerns 
about the loss of trees and the resultant environmental impacts. These are valid concerns, and it 
is right that they be raised through the application process. Notwithstanding this, the planning 
system allows for the development of sites that include natural habits and requires that 
appropriate mitigation be secured. The development of such sites can also result in long term 
benefits for local wildlife and the wider environment through the effective management of retained 
and enhanced habitats.  

In the case of the RNGC site, the principle of its development has been established both through 
its allocation as site to accommodate the Council’s housing needs in subsequent local plans and 
through the approval of the hybrid planning application in 2016. Whilst the S106 attached to the 
hybrid planning permission included the delivery of affordable housing and financial contributions, 
material changes in the viability of the development have meant that without the affordable 
housing being removed, the future phases of the RNGC site are simply undeliverable. If that were 
the case, then it would put further pressure on the delivery of new homes elsewhere within the 
Greater Norwich area. Quite possibly on greenfield sites that have habitats that would be impacted 
by any development proposals. The sustainability of the site means it is essential that the Council 
not only facilitates its development but also ensures the efficient use of land for the delivery of 
new homes. 

This need for the timely delivery of new homes is even greater for the Government’s aims for 
housing land supplies to increase across the whole country. And to realise the benefits to the local 
and national economies that increased house building will bring. Through working in partnership 
with the Council the applicant believes they can deliver the 520 units across phases 3 to 6 to allow 
them to make the financial contributions in the S106. This is despite the fact that the viability 
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appraisal demonstrates that these contributions further impact upon the delivery of a 
commercially viable development. The amended plans for phase 3 clearly demonstrate the 
applicant’s desire to move this scheme forward and deliver homes that the Greater Norwich area 
needs. It is now down to the Council to ensure that appropriate weight is given to housing delivery 
in the planning balance, alongside the principles established for the development of the RNGC site 
when it granted planning permission. The amended layout is now more in keeping with the 
character of the site and retains the Category A trees as agreed with officers. As such, once the 
consultation on these amended plans has been carried out, officers should be in a position to 
recommend the application for approval.         

Please do not hesitate to contact me if you have any queries regarding the contents of this letter 
or the plans and documents that are hereby submitted for approval. In the meantime, I look forward 
to hearing from you in due course with confirmation of the date when the application will go before 
the Council’s planning committee.  

Yours sincerely  
 

 
 
Ed Durrant 
Associate Planner 
Direct Dial: 01223 202100 
Email: ed.durrant@pegasusgroup.co.uk  
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