




 

 
 

  

Ref: GA/DJ/04022/L0001 
  
23rd March 2023 
  
Sent by email to planning@north-norfolk.gov.uk 
 
Pre-application Advice Service 
North Norfolk District Council 
Holt Road 
Cromer 
Norfolk 
NR27 9EN 
 
Dear Sir / Madam  
  
Request for Pre -Application Advice  
Proposed Full Planning Application for 51  Dwellings  
Land  at Mill Road, Wells -next - the -Sea 
  
On behalf of our client, the Holkham Estate, I am writing to request formal pre -application planning advice in 
respect of a proposed full planning application for the erection of 51 dwellings at Land at Mill Road, Wells-next-
the-Sea.  
 
The site is an emerging allocation at  Policy W0 7/1  of the new Local Plan. It is sustainably located on the 
edge of Wells-next-the-Sea and its development would serve to sensitively round off the area between properties 
fronting Mill Road to the south and Westfield Avenue to the east.  The proposed development has been designed 
to accord with the emerging allocation  and would deliver an innovative housing tenure mix that both accords with 
adopted policy and would help meet the critical need for rental accommodation in the local area. Our client 
describes this proposed mix as Policy Plus Plus. In summary, in addition to providing  a mixture of dwellings for 
private sale, social rent and First Homes, the proposal would deliver properties at affordable rent levels to key 
workers and properties for private rent .  
 
Enclosed with this letter are the following plans and documents and the required fee of £ 6,036 will be paid over 
the phone:  
 

Title  
 

Author  

Forms  
Pre-Application Enquiry Form Armstrong Rigg Planning 
Plans  
Location Plan Armstrong Rigg Planning 
Site Layout and Plot Schedule Feilden+Mawson 

mailto:planning@north-norfolk.gov.uk
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Illustrative House Types and Materials  
(taken from recent Holkham Estate scheme for illustrative 
purposes only) 

Feilden+Mawson 

Reports  
Archaeological Desk-Based Assessment  RPS 
Ecological Assessment Hopkins Ecology 
Flood Risk and Drainage Strategy  Ingent Consulting Engineers  
Housing Needs Assessment Housing Vision 
Landscape and Visual Impact Assessment The Landscape Partnership 
Preliminary Heritage Review JB Heritage Consulting 
Representations to Emerging Neighbourhood Plan 
Policy WNS4: Principal Residence Dwellings 

Armstrong Rigg Planning 

Transport Scoping Note KMC Transport Planning 
Tree Survey and Tree Constraints Plan Ravencroft Arboricultural Services 

 
This letter provides a background to the Holkham Estate before describing the site, relevant planning policy and 
the proposed development. It then sets out a planning assessment of the proposals focussing on the design of 
the layout and the proposed housing mix . As part of this pre -application request we would welcome a meeting 
with planning and housing officers to discuss the proposals. 
 
The Holkham Estate  
 
The Holkham Estate�¶�V���Y�L�V�L�R�Q���L�V���W�R���E�H���W�K�H���8�.�¶�V���P�R�V�W���S�L�R�Q�H�H�U�L�Q�J���D�Q�G���V�X�V�W�D�L�Q�D�E�O�H���U�X�U�D�O���H�V�W�D�W�H. This vision is embodied 
�L�Q���I�L�Y�H���D�P�E�L�W�L�R�Q�V�����W�R���H�Q�K�D�Q�F�H���D�Q�G���U�H�Y�L�W�D�O�L�V�H���W�K�H���H�V�W�D�W�H�¶�V���L�P�S�R�U�W�D�Q�W���K�L�V�W�R�U�L�F���E�X�L�O�G�L�Q�J�V���D�Q�G���F�R�O�O�H�F�W�L�R�Q�V�����W�R���V�X�V�W�D�L�Q�D�E�O�\��
manage their landscape, farmland, habitats and wildlife; to create welcoming experiences to attract, inform and  
inspire those who visit or stay at the estate; to be a great place to work where talent is developed; and to be a 
force for good in helping local communities to thrive by providing employment, homes and support for local 
businesses and charities. 
 
It is t his final ambition that relates to the current pre -application advice request. The Holkham Estate is a 
significant local employer and is keenly aware of the difficulty local people face in finding affordable 
accommodation in one of the most sought after lo cations to live and visit in the country. The estate owns, lets 
and manages around 300 residential properties in 12 villages along the north Norfolk coast and is investing in the 
creation of new homes to help support local communities . Their focus is on creating high quality , sustainable 
homes that they can be proud of  and that will last for generations . With this in mind, the estate commissioned 
an independent Housing Needs Assessment (HNA) in 2021 (enclosed ) which identifies 4 key issues with the 
existing housing mix in Wells-next-the-Sea: (i) a diminishing private rental sector; (ii) a need for more affordable 
rental stock; (iii) the under-occupancy of larger dwellings; and (iv) a lack of affordable home ownership products. 
As set out in further d etail below, the proposed Policy Plus Plus approach has been developed to help resolve the 
issues identified in the HNA.  
 
Site Description  
 
The site comprises approximately 3.6 hectares of greenfield land located to the west of Wells-next-the-Sea as 
shown on the aerial photo below. It is located to the north of Mill Road, west of Westfield Avenue and Bases 
Lane, south of Holkham Road and east of farm buildings and land associated with Mill Farm. 
 
The site is comprised of 3 main parts: a central area to the rear of properties fronting Mill Road and Westfield 
Avenue that is proposed for residential development; a south -western area through which vehicular access is 
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proposed to Mill Road, but no other development; and a north -eastern area which is proposed to provide public 
open space and pedestrian and cycle connections to Holkham Road and Bases Lane. The central part of the site 
is well contained in the landscape with views to the south and east scre ened by existing development and views 
to the west filtered by trees along the former railway line and Mill Farm. The northern boundary of this part of 
the site is more open, but there is a large open. The north -eastern and south-western parts of the site are more 
visually prominent given their closer proximity to Holkham Road and Mill Road, but these areas are proposed to 
remain open.  
 
The site is in Flood Zone 1 (low risk) and is unconstrained by environmental or heritage designations with the 
exception of its location within the Norfolk Coasts Area of Outstanding Natural Beauty (AONB) which washes over 
Wells-next-the-Sea. The site is also outside of the catchment area for the Broads Special Area of Conservation 
(SAC) and the River Wensum SAC and is therefore not affected by Nutrient Neutrality.  
 

 
Figure 1. Aerial Photo 

 
Planning Policy  
 
Adopted Policy  
National Policy is contained in the National Planning Policy Framework (NPPF, 2021) and Planning Practice 
Guidance (PPG). The development plan comprises the Core Strategy  (CS, 2008)  and the Site Allocations 
Plan (SAP, 2011) . The Core Strategy identifies Wells as one of four Secondary Settlements (Policy SS1) and 
allocates it 100-150 new dwellings between 2001-2021 (Policy SS3).  
 
Emerging Local Plan  
The Council are currently preparing a new  Local Plan  which reached Proposed Submission (Reg. 19)  stage 
in January 2022 before being paused as a result of Nutrient Neutrality issues affecting protected habitat sites in 
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the Norfolk Broads and River Wensum. Wells is identified as a Small Growth Town in the emerging Local Plan 
(Policy SS1) and the site is proposed to be allocated for approximately 50 dwellings by Policy W07/1 (copied 
below). We understand that the Council are proposing to submit the plan for examination in Spring 2023 in 
preparation for which they have published several main modifications. These modifications confirm that Policy 
W07/1 remains a proposed allocation, with an important change proposed to the policies map to include land 
required for the site access from Mill Road within the allocation boundary  (n.b. it is expected that the si te area of 
2.6ha included in the policy wording will also require updating) . 
 

 
 
Emerging Neighbourhood Plan  
Wells Town Council are currently preparing a Neighbourhood Development Plan (NDP) with a Regulation 14 pre-
submission consultation held in mid-late 2022. The initial draft of the N DP recognises the emerging allocation of 
�R�X�U���F�O�L�H�Q�W�¶�V���V�L�W�H�����,�W���D�O�V�R��proposes a Principal Residence Policy (Policy WNS4) that would prevent all new homes in 
the town from being used as second homes or holidays lets. Whilst our client understands and acknowledges the 
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feeling locally about the increase in second homes, which one assumes drives the desire to have such a policy, it 
remains vitally important that there is an understanding and an appreciation of the signifi cant consequences this 
policy may have.  
 
The Holkham Estate submitted representations (see enclosed ) to the NDP consultation strongly object ing to 
Policy WNS4 as they do not consider that this mechanism will be effective. These representations drew on the 
�I�L�Q�G�L�Q�J�V���R�I���W�K�H���U�H�F�H�Q�W���&�R�X�Q�F�L�O�O�R�U���&�D�O�O���I�R�U���$�F�W�L�R�Q�����&�&�I�$�����µ�,�P�S�D�F�W���R�I���6�H�F�R�Q�G���+�R�P�H�V���D�Q�G���+�R�O�L�G�D�\���/�H�W�V���'�D�W�D���5�H�S�R�U�W�¶��
that was first reported to the North Norfolk Overview and S crutiny Committee on 20th July 2022 and was reported 
to Cabinet on 6th September 2022 and again on 3rd October 2022 which signed off its findings. This report finds 
that p lacing such a restriction on new homes would only limit the occupancy of a very small  number of the homes 
available for second home use and as a result would serve to deflect the demand for second homes into the 
existing housing stock without reducing the overall proportion of second homes and holiday homes. Further, any 
reduction in sales values of the new dwellings as a result of the restriction is likely to be relatively marginal and 
would not render the properties genuinely affordable for local people, but it would impact sales values for new 
developments and therefore limit the viable provision of affordable homes, such that it would have a negative 
�R�Y�H�U�D�O�O�� �H�I�I�H�F�W�� �R�Q�� �W�K�H�� �D�I�I�R�U�G�D�E�L�O�L�W�\�� �R�I�� �O�R�F�D�O�� �K�R�X�V�L�Q�J���� �7�K�H�� �+�R�O�N�K�D�P�� �(�V�W�D�W�H�¶�V�� �S�U�R�S�R�V�H�G�� �3�R�O�L�F�\�� �3�O�X�V�� �3�O�X�V�� �D�S�S�U�R�D�F�K��
presents an alternative way forward to viably secure more genui nely affordable homes for local people.  
 
Five Year Housing Land Supply  
The Council has not published a five year housing land supply statement since April 2020. This statement identifies 
a marginal 5.16 year supply which we understand is now below five years due to the impact of Nutrient Neutrality. 
This issue was discussed during the recent appeal at Kelling Park (reference APP/Y2620/W/21/3272150) and in 
a further submission1 �I�R�O�O�R�Z�L�Q�J�� �W�K�H�� �F�O�R�V�H�� �R�I�� �W�K�H�� �D�S�S�H�D�O���� �W�K�H�� �&�R�X�Q�F�L�O�¶�V�� �3�O�D�Q�Q�L�Q�J�� �3�R�O�L�F�\�� �0�D�Q�D�J�H�U, Mark Ashwell, 
accepted that the Council could not now demonstrate a five year supply. This is confirmed in the appeal decision 
dated 12th October 2022 in which the Inspector finds that the true level of supply is likely below the 4.9 years 
claimed by the Council during the appeal. 
 
The Proposed Development  
 
The proposed plans for the site have been designed to accord with the emerging policy allocation.  In summary, 
the proposal comprises: 
 

�x 51 high quality homes that have been designed to reflect the vernacular architecture and traditional 
materials used in the local area (e.g. red roof tiles, flint and red brick walls and timber windows).  Please 
see enclosed  Illustrative House Types taken from a Holkham Estate scheme in Burnham Market that 
demonstrate the design quality proposed. 
  

�x A  mix of dwellings comprising 8no. 1 bedroom apartments, 15no. 2 bedroom houses, 18no. 3 bedroom 
houses, 7no. 4 bedroom houses and 3no. 5 bedroom houses.  
 

�x �$���X�Q�L�T�X�H���W�H�Q�X�U�H���P�L�[���W�K�D�W���I�R�O�O�R�Z�V���R�X�U���F�O�L�H�Q�W�¶�V��Policy Plus Plus approach to meet the critical local need for 
rented properties in Wells-next-the-Sea (see below for more details) . 

 
�x Vehicular access is proposed from Mill Road to the south and pedestrian and cycle accesses are proposed 

from Holkham Road to the north and Bases Lane to the east. The existing pedestrian access to the site 
from Westfield Avenue will also be retained. 
 

 
1 Letter Reference PF/20/1056, dated 05 April 2022 
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�x A landscaping strategy that seeks to protect and enhance existing hedgerows and trees, provide landscape 
planting to the site boundaries and create a 0.63ha area of public open space to the north -east of the site. 
  

�x The provision of far greater than 10% Biodiversity Net Gain through on-site habitat creation.  
 

�x A surface and foul water drainage strategy that utilises Sustainable Drainage Systems (SUDS), including 
permeable paving, on plot soakaways and filter strips and drains . 

 
Planning Assessment  
 
This section provides a planning assessment of the proposed development against adopted and emerging 
planning policy. It focusses on the principle of development and the proposed housing mix.  
 
Principle of Development  
 
The site is located outside the settlement boundary of Wells -next-the-Sea on land adjoining the western extent 
of the built up area. It is therefore defined as being within the countryside where new development is restricted 
by Core Strategy Policies SS 1 and SS 2. The proposal would be contrary to adopted policy in this respect, but it 
�P�X�V�W���E�H���U�H�F�R�J�Q�L�V�H�G���W�K�D�W���W�K�H���&�R�U�H���6�W�U�D�W�H�J�\�� �S�O�D�Q�Q�H�G���I�R�U���D���S�H�U�L�R�G���X�S���W�R�������������D�Q�G���L�W�V���U�H�V�W�U�L�F�W�L�R�Q�V���G�R�Q�¶�W���D�O�O�R�Z���I�R�U��
current housing needs in the district. These restrictions must therefore be considered to be out-of-date. In this 
context, there is significant justification to bring the site forward for the proposed development now:  
 

�x Emerging Local Plan: The only document that seeks to plan for current needs is the emerging Local Plan 
which proposes to allocate the site for approximately 50 dwellings. The emerging plan has reached a 
relatively advanced stage of preparation having undergone Regulation 19 pre-submission consultation and 
should therefore be afforded weight in decision taki ng in accordance with NPPF paragraph 48. 
 

�x Out of Date Development Plan: The adopted development plan is both time expired and must be 
�F�R�Q�V�L�G�H�U�H�G���R�X�W���R�I���G�D�W�H���D�V���D���U�H�V�X�O�W���R�I���W�K�H���&�R�X�Q�F�L�O�¶�V��inability to demonstrate a 5 year housing land supply. 
The policies that are most important for determining the application are therefore out -of-date and the 
presumption in favour of sustainable development at NPPF paragraph 11(d) applies. Planning permission 
should therefore be granted for the proposals unless:  

 
i.  The application of policies in the NPPF that protect areas or assets of particular  

importance provides a clear reason for refusing the development proposed; or  
 
In this respect, we consider that the proposed development would not be caught by any of the policies 
referred to at NPPF footnote 7. In particular, the proposal would not impac t on protect ed habitats sites 
(n.b. it is in one of the limited parts of the district not affected by Nutrient Neutrality ) and 
whilst it is located within the AONB it is of a modest scale that would simply round -off existing 
development to the west of the town. The site �¶s setting is informed by the existing urban edge, such 
that the nature of the proposed residential development would be viewed in this context.  The 
Landscape Partnership has been instructed by the Holkham Estate to undertake a Landscape and 
Visual Impact Assessment of the site for the forthcoming application. At this stage they have 
undertaken an initial assessment of the proposal (enclosed ) which concludes that development at 
the site of the type proposed would have a limited influence on the wider landscape and that it would 
not have a significant adverse effect on the special qualities of the AONB. As such, it is considered 
that the development would not be Maj or Development within the terms of NPPF para 177, in that it 
would not have a significant adverse impact on the purposes for which the area has been designated 
or defined, when taking into account its nature, scale and setting.  Further, an initial heritage  appraisal 
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has been undertaken by JB Heritage Consulting (enclosed ) that concludes that there would be a 
limited impact on the Wells -next-the-Sea Conservation Area which is considered capable of being 
ameliorated through high -quality design and would not p reclude the development of the site.  
 

ii.  Any adverse impacts of doing so would significantly and demonstrably outweigh the 
benefits, when assessed against the policies in the NPPF taken as a whole.  
 
The proposed development would deliver significant benefits with respect to the delivery of housi ng 
at a time when the Council cannot demonstrate a five year supply and many developments are stalled 
due to Nutrient Neutrality. It would provide affordable housing to meet specific local needs, economic 
benefits throughout construction and occupation, Biodiversity Net Gain, improve pedestrian and cycle 
connections and provide public open space. These benefits combined are substantial and would 
outweigh any less than significant adverse impacts on landscape or the character of the area which 
are greatly reduced due by the high quality design in accordance with the emerging allocation .  

 
In the context of the emerging allocation, the out of date development plan and the clear planning balance in 
favour of the proposed development, we consider the principle of the proposed development to be acceptable. 
 
Housing Mix  
 
This sections starts by summarising local needs identified in the Housing Needs Assessment (HNA) (enclosed ). 
It then provides a review of adopted and emerging planning policy, before out �O�L�Q�L�Q�J���R�X�U���F�O�L�H�Q�W�¶�V��Policy Plus Plus 
�D�S�S�U�R�D�F�K���D�Q�G���S�U�R�Y�L�G�L�Q�J���D�Q���D�V�V�H�V�V�P�H�Q�W���W�R���G�H�P�R�Q�V�W�U�D�W�H���K�R�Z���L�W���Z�R�X�O�G���P�H�H�W���W�K�H���W�R�Z�Q�¶�V���Q�H�H�G�V�� 
 
Housing Needs Assessment (HNA)  
As set out above, the Holkham Estate commissioned a Housing Needs Assessment (HNA) working with the Town 
Council to better understand local housing needs and how they can tailor their proposals to meet identified needs. 
The HNA presents a complex picture of needs including for small market housing, affordable home ownership 
products and in particular rental properties (both affordable and private). The four key issues identified are: 
 

i. Diminishing private rental sector: There is a diminishing private rental sector due to competing 
�G�H�P�D�Q�G���I�U�R�P���K�R�O�L�G�D�\���O�H�W�V�����7�K�L�V���L�V���V�T�X�H�H�]�L�Q�J���R�X�W���S�H�R�S�O�H���Z�K�R���Z�R�U�N���L�Q���W�K�H���O�R�F�D�O���D�U�H�D���Z�K�R���F�D�Q�¶�W���D�I�I�R�U�G���W�R���E�X�\����
�E�X�W���Z�R�X�O�G�Q�¶�W���T�X�D�O�L�I�\���I�R�U���W�U�D�G�L�W�L�R�Q�D�O���D�I�I�R�U�G�D�E�O�H���K�R�X�V�L�Q�J���W�H�Q�X�U�H�V�� 

 
ii. A need for more affordable rental stock:  Despite a large existing stock (334 in Wells and 438 across 

the 5 local parishes covered by the HNA) there are 156 people on housing register (5 parishes) and an 
average of 20 lets per year. 
 

iii. Under -occupancy : the vast majority of dwellings in Wells are un der occupied due to high numbers of 
single and double person elderly households living in larger 3 and 4 bedroom homes. To solve this there 
is a need for need for aspirational downsizing in 1, 2 and smaller 3 bedroom homes.  
 

iv. Lack of affordable ownership pr oducts:  There are hardly any shared ownership dwellings in Wells-
next-the-Sea (just 6 in 2011). First Homes represent an opportunity to address this.  

 
Policy Requirements  
Core Strategy Policy HO 1 requires at least 40% of dwellings to have 2 bedrooms or fewer with internal floor 
spaces of not more than 70 sqm and 20% of the dwellings to meet M4(2) accessible and adaptable standards.  
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Policy HO 2 requires the provision of 45% affordable  housing on sites of 10 or more dwellings. There is an 
argument that this requirement is now out -of-date as it has been superseded by the detailed evidence on need 
and viability prepared for the emerging Local Plan which only requires 35% at emerging Policy HOU2. However, 
from our recent pre -application enquiry for Land South of Ashburton Close, Wells, we understand that the Council 
still require 45% affordable housing from sites in Wells.   
 
Policy HO 2 also sets an aim for 80% of affordable housing provisi on to be social rented accommodation, but 
caveats this by saying that the tenure split should be based on identified needs at the time of the proposal as 
demonstrated in the SHMA and waiting list information. In this respect it is appropriate to use the te nure split set 
out at emerging Policy HOU2 �D�V���L�W���L�V���E�D�V�H�G���R�Q���W�K�H���&�R�X�Q�F�L�O�¶�V��analysis of the evidence contained in the most recent 
SHMA. This policy requires 25% First Homes and the remainder split between social, affordable or intermediate 
rent with the tenure split to be determined on a case by case basis in accordance with local needs evidence. As 
set out in more detail above and below, the HNA demonstrates a clear need for social rent, First Homes and 
intermediate rent for key work ers. 
 
Proposed Housing Mix  
The submitted Site Layout and accompanying Plot Schedule show a mix comprising:  
 

No. Bedrooms  Type of Dwelling  Total Dwellings  Percentage  
1 Apartment 8 16% 
2 House 15 29% 
3 House 18 35% 
4 House 7 14% 
5 House 3 6% 

Total  51  100%  
 
In accordance with Core Strategy Policy HO 1, more than 40% of the dwellings have 1 or 2 bedrooms, but it is 
not currently proposed to restrict internal floor spaces to less than 70 sqm. The 1 bedroom apartments are smaller 
than this, but not the two bedroom houses. A high proportion of the 2 bedroom houses will be provided as 
affordable housing and it is not considered appropriate to restrict these properties to a maximum size. We would 
�D�S�S�U�H�F�L�D�W�H���W�K�H���&�R�X�Q�F�L�O�¶�V���D�G�Y�L�F�H���U�H�J�D�U�G�L�Q�J���I�O�H�[�L�E�L�O�L�W�\���R�Q���W�K�L�V���S�R�L�Q�W���� 
 
It is also proposed that 20% of  the dwellings will meet M4(2) accessible and adaptable standards. 
 
Proposed Tenure Mix  
�2�X�U���F�O�L�H�Q�W�¶�V��Policy Plus Plus approach has been designed to meet the needs identified in the HNA by providing 
a mixture of tenures focussing on the provision of rental properties and smaller dwellings. The precise size of 
dwellings to be delivered in each tenure is still to be determin ed, but the  overall tenure split proposed is as 
follows:  
 

Tenure  No. Dwellings  Percentage  

Private 
Private Sale 23 

28 
45% 

55% 
Private Rent 5 10% 

Affordable 
Social Rent 9 

23 
17.5% 

45% Intermediate Rent 9 17.5% 
First Homes 5 10% 

Total  51  100%  
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I t is proposed that the scheme would deliver 45% affordable housing in accordance with Policy H0 2. The 
proposed tenure split of the affordable housing would deliver 25% First Homes in accordance with National 
Planning Practice Guidance (ID: 70 -001-20210524) and the remaining 75% for rent would be split roughly equally 
between 9no. Social Rent dwellings �S�U�R�Y�L�G�H�G�� �L�Q�� �D�F�F�R�U�G�D�Q�F�H�� �Z�L�W�K�� �W�K�H�� �J�R�Y�H�U�Q�P�H�Q�W�¶�V�� �U�H�Q�W�� �S�R�O�L�F�\ and 9no. 
intermediate rent dwellings provided to key works throu gh Homes for Wells2. 
 
In addition to providing 2 3no. affordable dwellings the proposal would deliver an additional 5 dwellings for private 
rent to meet a critical local need. These dwellings would be retained by the Holkham Estate for private rental to 
local people and estate workers. The proportion of homes proposed for private sale is therefore just 45%.  

 
Design  
 
In accordance with the requirements of emerging Policy W07/1, the proposal would provide approximately 50 
dwellings with a higher number at 51 dwellings currently proposed. In accordance with the emerging allocation, 
the design of the proposal has paid careful attention to  the site layout, building heights  and materials, as follows: 
 

�x Site Layout: The layout seeks to ensure the retention of trees and hedgerows along the site boundaries, 
new landscape planting along the northern and eastern site boundaries, the delivery of the required 0.6ha 
of public open space provision to the north -east of the site, vehicle access from Mill Road and pedestrian 
and cycle access from Mill Road, Holkham Road and Bases Lane (and retained pedestrian access from 
Westfield Avenue). 

 
�x Building Heights : The proposed dwellings would be two storey with pitched roofs in accordance with the 

local character. 
 

�x Materials: I t is proposed that the dwellings will reflect local vernacular architecture in terms of their design 
and materials (e.g. red roof tiles, flint and red brick walls and timber windows) . 

 
Highway Access  
 
This submission is supported by a Transport Scoping Note (enclosed ) prepared by KMC Transport Planning. This 
report demonstrates that the site is within a 10-minute walk of amenities in the centre of Wells-next-Sea and 
local bus stops. Local schools are also within walking distance. Safe and suitable vehicle access is proposed from 
Mill Road with a simple priority T-junction. There have been no collisions recorded on Mill Road in the vicinity of 
the proposed site access and there are therefore no existing safety concerns in this area. In accordance with the 
emerging site allocation, a pedestrian and cycle connection will be provided to Bases Lane. A pedestrian and cycle 
access will also be provided to Holkham Road to the north of site. The pedestrian connection will include an 
extension of the 2m footway on the southern side of Holkham Road to continue into the site.  It is anticipated that 
50 dwellings would generate 27 vehicle movements in the AM and PM peak periods which would have a negligible 
impact on surrounding roads.  
 
Drainage  
 
This submission is supported by a Flood Risk and Drainage Strategy Note (enclosed ) prepared by Ingent. This 
demonstrates that all of the proposed development site is in flood zone 1 outside of tidal floodplain, other than a 
thin strip on the northern boundary against Holkham Road. Holkham Road is within 2km of the coast and at risk 
of tidal flooding, but as the site is around 1.5m  higher than Holkham Road it is only the boundary hedge and 

 
2 Homes for Wells is a Charitable Community Benefit Society and Registered Provider that was formed in 2006 to provide 
affordable homes for the people of Wells with priority given to local key workers ( https://homesforwells.com/ ).  
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verge embankment that is at flood risk.  The proposed area of development. The primary site access and 
pedestrian links other than that to Holkham Road are all in floodzone 1.  
 
Infiltration testing  has been carried out across the site which demonstrates that drainage to the ground is feasible. 
The proposed drainage strategy therefore utilises filter strips and drains , on-plot soakaways and permeable 
paving. Anglian Water records indicate the presence of a 150mm sewer in Holkham Road immediately to the 
north of  the site and this will be the preferred point of discharge for foul water from the proposed development.  
 
Landscape  
 
The Landscape Partnership has been instructed by the Holkham Estate to undertake a Landscape and Visual 
Impact Assessment of the site for the forthcoming application. At this stage they have undertaken an initial 
assessment of the proposal (enclosed ) which concludes that development at the site of the type proposed would 
have a limited influence on the wider landscape and that it would not have a significant adverse effect on the 
special qualities of the AONB. 
 
Soft landscaping proposals will include significant new hedgerow and tree planting throughout the site and in 
particular along the northern site boundary and within the open space.   
 
Biodiversity and Trees  
 
This submission is supported by an Ecological Assessment (enclosed ) prepared by Hopkins Ecology. This 
demonstrates that t he site largely comprises improved grassland with six lengths of hedgerow along the site 
boundaries. Most species of conservation concern are scoped out of the assessment and appropriate mitigation 
is identified for foraging bats, nesting birds, hedgehogs and widespread moths that are likely to be present in low 
numbers on the site. The assessment includes a Biodiversity Net Gain calculation that demonstrates that 
approximately +39% can be delivered on -site through habitat enhancements. The assessment also includes a 
shadow Habitats Regulations Assessment which demonstrates that the site is not caught by Nutrient Neutrality, 
isolation impacts from recreational disturbance can be scoped out and in combination recreational impacts would 
be mitigated through a paym ent to the Norfolk Green Infrastructure and Recreational impact Avoidance and 
Mitigation Strategy (GIRAMS). 
 
A tree survey has been undertaken Ravencroft Arboricultural Services (enclosed ) and the scheme has been 
designed to ensure the retention of important trees and hedgerows wherever possible.  
  
Heritage  
 
A heritage review has been undertaken by JB Heritage Consulting (enclosed ) which identifies that the Wells -
next-the-Sea Conservation Area boundary lies in close proximity to the eastern boundary of the site, within which 
there are numerous listed buildings. It concludes that the proposal would only have a limited impact on the 
Conservation Area (a conclusion which is supported by the emerging Local Plan evidence base) and which is 
considered capable of being ameliorated through the proposed high-quality design. Should there be any residual 
level of less than substantial harm to the Conservation Area, this would need weighing against the substantial 
benefits of the proposal in accordance with NPPF paragraph 202. Given the high quality design proposed, the 
potential for limited impact on the Conservation Area would not preclude the development of the site.  
 
The Grade I Registered Park and Garden of Holkham Hall is located at over 500m from the closest part of the 
site. The registered landscape comprises a dense pocket of woodland in the north-eastern corner. This feature, 
together with th e intervening land, create physical separation between the site and historic landscape. 
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An Archaeological Desk-Based Assessment of the site has also been undertaken (enclosed ). Based on review of 
existing information for the surrounding search area, and the geophysical survey results, the site is assessed to 
have at most a low potential for additional significant archaeological remains of all periods. There is no suggestion 
that the site contains heritage assets likely to be a constraint to developmen t or which might require further 
investigation to inform decision-making on the planning application. However, considering a Post Medieval 
windmill was located within the south -western field of the site, the Local Planning Authority may require trenching 
along the route of the proposed new road, and within the central field which is proposed for the residential 
development. Any such further archaeological work can be secured by condition attached to the planning consent, 
if required.  
 
Summary and Conclusion  
 
The adopted development plan is out of date as it is both time expired and the Council is unable to demonstrate 
a 5 year housing land supply. In this context, there is significant justification for bringing the site forward now. 
The site is an emerging a llocation at  Policy W01/1  of the new Local Plan. It is sustainably located on the 
edge of Wells-next-the-Sea, its development would round-off the western edge of Wells and the proposed 
development has been designed to accord with the emerging allocation. 
 
The proposed development would deliver significant benefits with respect to the delivery of housing at a time 
when the Council cannot demonstrate a five year supply and many developments are stalled due to Nutrient 
Neutrality. It would provide affordable housing to meet specific local needs, economic benefits throughout 
construction and occupation, Biodiversity Net Gain, improve pedestrian and cycle connections and provide public 
open space. These benefits combined are substantial and would outweigh any adverse impacts on landscape or 
the character of the area  and any residential impact on the Conservation Area which are greatly reduced due by 
the high quality design in accordance with the emerging allocation.   
 
In the context of this emerging allocation, the out of date development plan and the clear planning and heritage 
balance in favour of the proposed development, we consider the principle of the proposed development to be 
acceptable. 
 
As part of this pre -application request, we would welcome a discussion with planning officers on the principle of 
bringing the site forward for development , the design of the proposal and the proposed housing mix.  
 
We trust that the information included with this submission is sufficient to validate this advice request. If, however, 
you have any additional questions in respect of any of the above please do not hesitate in contacting either me 
or my colleague David Jones. We look forward to meeting with you �D�Q�G���W�K�H���&�R�X�Q�F�L�O�¶�V���K�R�X�V�L�Q�J���W�H�D�P���V�R�R�Q.  
 
Yours sincerely     
 

 
Geoff Armstrong (geoff.armstrong@arplanning.co.uk)  
Director  
Armstrong Rigg Planning  
Direct Line:  01234 867130  
Mobile No:  07710 883907   
 
Encs 
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1 Introduction  

1.1 Background to the project  

1.1.1 The Landscape Partnership has been commissioned by the Holkham Estate to undertake a 

Landscape and Visual Impact Assessment (LVIA) of a proposed residential development at Mill 

Farm, on the western edge of Wells-next-the Sea, Norfolk.  

1.1.2 The site currently comprises agricultural land between Mill Road and Holkham Road and is located 

in the Norfolk Coast Area of Outstanding Natural Beauty (AONB). The site adjoins existing 

residential development to the south and east.  

1.1.3 The preparation of the LVIA has been split into two stages. Stage 1 is the assemblage of the baseline 

conditions, and Stage 2 will extend the baseline to include the detailed findings of the LVIA, i.e. it 

will be an assessment of the likely effects of the proposed development on landscape and visual 

receptors, and a description of the landscape strategy to mitigate any adverse effects on the 

character of the surrounding landscape and its visual amenity, as arising from the scheme. 

1.1.4 In order to inform the design and layout of the emerging scheme proposals and to seek pre-

application advice from North Norfolk District Council, an initial appraisal of key landscape and 

visual receptors has been undertaken. It identifies sensitive landscape and visual receptors to be 

considered in the LVIA, broad opportunities for landscape enhancement and, where appropriate, a 

strategy to mitigate any adverse effects.  

1.1.5 This report relays the findings of the initial appraisal of key landscape and visual receptors. 

2 Site context  

2.1.1 The proposed site relates to an area of farmland at the western edge of the settlement of Wells 

that currently consists of fenced paddocks. Part of the site is also used as a caravan site for touring 

caravans/campervans. The site does not presently feature any built development.  

2.1.2 The site comprises three relatively discrete areas. For the purposes of this appraisal and to aid 

clarity in descriptions, they have been referred to as: 

�x Parcel A: the southernmost parcel, which fronts Mill Road; 

�x Parcel B: the larger, central parcel; and  

�x Parcel C: the northern parcel that abuts Holkham Road.  

2.1.3 The southern edge of Parcel A fronts on to Mill Road and consists of a discrete field that lies 

between Mill Road and Mill Farm. Parcel A is enclosed by a post and mesh fence, and the existing 

farm access track follows a line along the western boundary of this field. 

2.1.4 The main part of the site, Parcel B, lies to the east of the farmstead and is contained by housing to 

the south (rear gardens of dwellings fronting Mill Road) and east (rear gardens in Westfield 

Avenue). The boundaries with the residential properties are marked mainly by hedgerows, with 
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some fencing, while the boundary with Bases Lane is marked by a native hedge. Parcel B is open to 

the north, allowing views towards the coast.  

2.1.5 The proposed site also includes a northward extension to Holkham Road (Parcel C) that 

encompasses a sloping field with a permanent grassland landcover. The boundary with Holkham 

Road itself is marked by an outgrown native hedge. There is also access onto Holkham Road via a 

gap in the hedge. Parcel C offers panoramic views northwards. 

3 Key landscape and visual receptors  

3.1 Overview  

3.1.1 Key sensitive receptors in the vicinity of the site are considered below and listed in Table 3.1, 

together with a brief outline of initial observations as to the likely effect of the proposed 

development and notes as to potential mitigation measures that might be appropriate to negate or 

offset such effects to within acceptable thresholds. It should be noted that such receptors and 

mitigation measures have been identified as part of the baseline assessment, without recourse to 

an appropriate impact assessment or scheme proposals, thus they may not be exhaustive.  

3.1.2 The findings of this section will be used to inform the design and layout of the emerging 

development proposals.  

3.2 Key sensitive landscape and visual receptors  

Norfolk Coast AONB  

3.2.1 The AONB includes settlements and buildings, and these elements make a strong contribution to 

the distinctiveness and charm of the area. The North Norfolk landscape has a long history of 

settlement, so buildings might be considered intrinsic to the character of the area. At the same time 

the AONB is valued amongst other things for its landscape and its relatively undeveloped character 

(which is also recognised in the Heritage Coast designation). The published landscape character 

assessments state that the AONB is sensitive to unsympathetic development which could dilute or 

undermine the character of the area. At the same time, well designed development could 

contribute to the character of the AONB.  

3.2.2 The AONB designation confers a high degree of protection to the landscape. The NPPF states that 

great weight should be given to conserving and enhancing landscape and scenic beauty, and the 

scale and extent of development should be limited. The NPPF goes on to state that within AONBs 

permission should be refused for major development other than in exceptional circumstances. 

Consideration of such applications should include an assessment of the need for the development, 

as well as detrimental effects on the landscape and recreational opportunities, and the extent to 

which that could be moderated.  

3.2.3 The statutory duty to protect natural beauty has to be reconciled with meeting local needs. This 

balance is also recognised in the Policies for the AONB set out within the Management Plan.   

3.2.4 Some limited housing development has been allowed within the AONB in recent years. In 2013, 

permission was granted for 123 homes at the southern edge of the town (Planning reference: 

PF/13/0007). North Norfolk District Council is currently consulting on a new local plan for the 
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district which will guide development decisions until 2036. The proposed submission version of the 

emerging Local Plan identifies the site as an affordable housing zone (Policy HOU2). In addition to 

this, the Neighbourhood Plan for Wells intends to allocate some further sites for affordable housing. 

This shows that some development can be accepted within the AONB in certain circumstances.  

3.2.5 Paragraph 177 of the NPPF refers to detrimental effects on the environment, the landscape and 

recreational opportunities, but does not refer to potential landscape enhancements. Paragraph 176 

on the other hand refers to the conservation and enhancement of landscape and scenic beauty. 

Areas of public open space at the site could be considered a genuine enhancement in that they 

would create new opportunities to access the landscape and enjoy its special qualities. Public open 

space in Parcel C would be ideally located to provide public enjoyment in that it looks northwards 

across the coastal shelf to the sea. This would also provide new opportunities to experience 

panoramic views from publicly accessible viewpoints.  

3.2.6 In terms of detrimental effects, development by its nature would be likely to have a negative effect 

on the undeveloped qualities of the AONB. This effect could be reduced by maintaining and 

managing existing site boundaries and establishing planting which would screen development; 

however, the latter technique may not always be the most appropriate approach. As noted above, 

built features are an element of the AONB. The buildings within Wells are visible from the 

surroundings and are not screened. Furthermore, it is difficult to screen buildings that are on a low 

ridge. In this case, the best way to conserve the special qualities of the area would be to design 

locally appropriate buildings which reinforce the character of the town and the wider AONB and 

use planting, perhaps in the form of native hedges, with hedgerow standard trees, to help integrate 

the development into the surrounding landscape framework.   

3.2.7 The design of the development is a material consideration which can carry weight. Paragraphs 126 

to 136 of the NPPF concern good design, while Paragraph 128 of the NPPF refers to the importance 

of local design codes, which can be used to create beautiful and distinctive places. To this end North 

Norfolk District Council has produced a Design Guide for the district.  

3.2.8 The morphology section of the design guide shows the underlying geology which gives shape to the 

land, and also helps to determine what the typical building materials are. Chalk underlies the entire 

district but only approaches the surface in the west, in the area around Burnham Market. The 

Norfolk Strategic Stone Study by the British Geological Survey and English Heritage discusses local 

building stones. This includes cretaceous era Chalks (also known as Clunch), and Carstone, as well 

as quaternary era Flint (which includes both Field Flint and Beach Flint). It is noted that exotic 

pebbles can also be found in coastal settlements (e.g. at Steadmans Yard in Wells-Next-The-Sea). 

Orange peg tiles are ubiquitous within Wells, and a strong component of the local identity. 

Handmade orange bricks are the commonest building material, with flint also making an important 

contribution, particularly for garden walls. Some buildings are also rendered.  

3.2.9 Wells has a distinctive urban grain with many small streets (yards) running parallel to each other. 

The town also features a compact layout of properties, many of which are cottages. The proposed 

development would, however, have to meet modern design standards for highways, etc. so it would 

not be possible to replicate these qualities exactly.  
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3.2.10 In summary, it is envisaged that development at the site of the type proposed would have a limited 

influence on the wider landscape and that it would not have a Significant adverse effect on the 

special qualities of the North Norfolk AONB. As such, it is considered that the development would 

not be Major Development within the terms of NPPF para 177, in that it would not have a significant 

adverse impact on the purposes for which the area has been designated or defined, when taking 

into account its nature, scale and setting.  

Wells -Next -The-Sea Rolling Open Farmland (ROF7) 

3.2.11 The setting of Wells is potentially sensitive to change. It is noted that “The town and harbour has a 

distinctive, dramatic and undeveloped coastal landscape setting,” while the inherent sensitivities of 

the area include “The highly distinctive landscape setting of Wells, which is sited within a very 

undeveloped and rural coastal location, including views from approach roads and the surrounding 

countryside.” The influence of the proposed development on the landscape setting of Wells would 

seem therefore to be the main consideration in relation to any effects on landscape character.  

3.2.12 The site can be seen together with the town in views from the north from The Bank and Beech 

Road, and from certain points on the Norfolk Coast Path. It can be said that the site forms part of 

the setting of the town in these views. Views from other directions are largely contained by existing 

buildings and vegetation and are less consequential.  

3.2.13 The site slopes up from north and south and can be considered to form part of the landscape setting 

of the town. It is unlikely that Parcel C would be suitable for residential development due to its 

more exposed aspect and the influence it affords on the landscape to the north. Similarly, Parcel A 

contributes to the setting of the Mill Road frontage. Parcel B is likely to have the most capacity for 

housing from a landscape perspective. Housing behind the site at Mill Road and to the east already 

influences this parcel of land.  

3.2.14 New houses, nonetheless, have the potential to be prominent based on their elevated position. The 

key to mitigation therefore will be the appropriate design of the new housing. The best way to avoid 

detrimental effects will be to create new buildings that reflect the existing character of the town so 

that they harmonise with existing buildings and appear appropriate to the place. Wells features a 

distinctive pattern of closely spaced parallel streets. The existing urban form is very compact, with 

many smaller cottages and shops lining narrow streets. At the western edge of the town are more 

substantial properties set in larger gardens (which are typically enclosed by brick and flint walls). 

The town has a strong geometric character with streets generally aligned parallel or perpendicular 

to the coast. These qualities of the existing townscape should be reflected in the proposals for the 

site. The buildings should be appropriate to their location in terms of their height, scale and form, 

materiality and detailing.  
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3.3 Summary table  

Sensitive 
landscape or 
visual receptor 

Potential effects Potential mitigation 

Site features 

Landform 

 

 

The site is located on a low ridge that 
reflects the surrounding topography. 
Parcel B is located at the highest point of 
the site, with the land sloping down to 
Parcels A and C to the south and north 
respectively. 

The accommodation of buildings, roads, 
etc. would have the potential to exert an 
influence on the topography and its 
appreciation.  

Retain general character of the landform. 

Careful design required such that 
buildings, etc. are orientated to negate 
the need for extreme, abrupt changes in 
level or gradient, or the need for bunds or 
retaining structures. 

Buildings, etc. to be located to minimise 
adverse effects and to be accommodated 
without abrupt changes in levels or steep 
gradients, and without the need for 
retaining structures or similar, or the use 
of bunds, all of which would appear alien 
to the character of this landscape.  

Where possible, levels should follow the 
general gradient, e.g. to follow the 
contours. 

Soils Potential for disturbance of soils in 
developed portions of the site 

Where necessary, the existing soils at the 
site would be stripped prior to works 
commencing, separated into topsoil and 
subsoil, and stored in a manner that 
would safeguard their long-term health.  

On completion of the building works the 
soils would be used as part of the landscape 
scheme. It is unlikely that the existing soils 
would need to be supplemented by the 
importation of topsoil in order to deliver the 
proposed landscape scheme. 

Vegetation and 
boundaries 

Woody vegetation at the site is limited to 
boundary hedges and should be 
protected and retained within the 
development.  

Existing vegetation should be protected 
during construction works in accordance 
with BS5837:2012, to ensure its long-term 
health and viability, and contribution to 
the landscape.  

Development at the site should be 
accompanied by a comprehensive 
landscape scheme that could include new 
tree and shrub planting and management 

Retain existing field patterns within 
development, to maintain the character, 
scale and grain of the landscape. 

Wherever possible, retain existing 
boundary features in a meaningful, 
continuous manner. 

Retain existing trees and hedges.  

No development within the root 
protection area of hedges and trees. 

Planting of new native trees and shrubs. 

Infill and management of existing hedges.  
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Sensitive 
landscape or 
visual receptor 

Potential effects Potential mitigation 

of existing hedges to ensure their long-
term contribution to the landscape. 

If Parcel B is to be developed, it may be 
appropriate to plant a hedge with 
hedgerow standard trees on its northern 
boundary to help assimilate development 
into the landscape and safeguard views 
from points to the north.    

Together, this new planting would deliver 
features typical of the character of this 
landscape and help integrate the 
proposed development into the 
surrounding vegetation framework.  

It is considered that development of the 
site in the manner proposed and the 
potential for locally-appropriate planting 
would result in a net beneficial effect on 
vegetation 

Land-use Part of the site is allocated in the 
emerging local plan for residential uses, 
with provision for open space. 

Development would result in changes in 
land use at the site through loss of grazing 
land and camping facilities and the 
introduction of buildings and associated 
infrastructure, and areas of open space.  

Opportunity to provide significant areas 
of green infrastructure and the areas of 
open space, and for them to be managed 
in a way that provides more variety of 
habitat than currently exists with the 
paddocks. 

Significant portions of the site to be 
retained as green infrastructure, for open 
space and for habitat creation. 

Effects on Landscape Character 

Norfolk Coast 
AONB 
Integrated 
Landscape 
Character 
Guidelines 

Wells-next-
the-Sea Rolling 
Open Farmland 
(ROF7) 

The character of the site itself would 
inevitably change as a result of 
development.  

The site is contained to the south and east 
by existing development which reduces its 
sensitivity compared to other parts of the 
character area.  

Clearly the proposed development would 
affect an area of farmland – which is 
characteristic of the area. The effect 
therefore is judged to be adverse. Parcel 

Development should reflect the geometric 
pattern of the existing urban area, where 
streets have a general east-west and 
north-south grain.  

The design of the buildings should also be 
appropriate in terms of height, scale and 
form. Two storey buildings with pitched 
roofs would be appropriate. The materials 
and detailing should reflect local 
characteristics. Orange peg tile roofs in 
particular are a characteristic feature of 
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Sensitive 
landscape or 
visual receptor 

Potential effects Potential mitigation 

B is likely to be the most appropriate 
location for development and this portion 
of the site has close associations with the 
town and a somewhat domesticated 
character.  

The proposals would be seen as a small 
extension of the town and would only 
affect a small part of the overall character 
area.  

The development would also be 
contained by existing development to the 
south and the farmstead to the west, so 
the effects on the wider character area 
would be difficult to perceive. 

the town, and consideration should be 
given to reflecting these and other 
vernacular themes in the design. Brick and 
flint walls and native hedges are locally 
appropriate boundary treatments.  

The design of the open spaces(s) should 
facilitate public enjoyment of the area 
(with paths, benches and bins etc) without 
introducing alien features or clutter which 
would detract from its character.  

Any new planting should be locally 
appropriate.   

Norfolk Coast 
AONB 
Integrated 
Landscape 
Character 
Guidelines 

Wells/ 
Holkham 
Coastal 
Marshes 
(OCM6) 

The site would be seen from this area.  

Development would have some influence 
on the setting of this area as a result of 
the introduction of additional 
development.  

It will be important to design a 
development which integrates with the 
existing town to avoid adverse effects on 
this area.  

The northern edge of the development 
will be important to ensure development 
within the site assimilates into the wider 
landscape.  

Housing should be appropriate in terms of 
its design, height and scale, materials and 
detailing (two storey buildings with 
pitched roofs would be appropriate).   

The proposed public open space will be 
visible. It will be important to avoid 
introducing visual clutter or ornamental 
planting to the view.      

Norfolk Coast 
AONB 
Integrated 
Landscape 
Character 
Guidelines 

Holkham Park 
(WP1) 

 

The character area also includes a 
hinterland beyond the perimeter belts. 
There are, however, no publicly accessible 
views of the site from this area.  

From within this area, views of any 
development at Parcel B would be filtered 
by the existing vegetation. The new 
housing would also be located behind 
existing dwellings on Mill Road. The 
influence on this character area would 
therefore be minimal.  
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Sensitive 
landscape or 
visual receptor 

Potential effects Potential mitigation 

North Norfolk 
Landscape 
Character 
Assessment  

Rolling Open 
Farmland 
(ROF1) 

 

As above As above 

North Norfolk 
Landscape 
Character 
Assessment  

Open Coastal 
Marshes 
(OCM) 

As above As above 

Effect on views  

Views from the 
north  

These comprise views from public 
footpath Holkham FP1/Wells-Next-The-
Sea FP28 and those which are available 
from The Bank and Beach Road. These are 
sensitive views.  

Development within Parcel B would be 
visible at the western edge of Wells. The 
new houses would be seen against a 
backdrop of housing at Mill Road but are 
still potentially prominent.  

Open space within Parcel C would also be 
visible on the lower slopes.  

It will be important that the new 
development reflects the existing 
character of the town to avoid 
detrimental effects on its setting.  

The northern edge of the development is 
the most important from a visual 
perspective.  

Screening the new housing with planting 
would take time, and would not be 
particularly appropriate. Rather, the 
creation of a meaningful planting belt, 
perhaps in conjunction with the open space 
at Parcel C, would be more appropriate in 
order to assimilate the new development 
into its wider landscape. This could take the 
form of a hedge with hedgerow standard 
trees, supplemented by boundary planting 
within Parcel C. 

The design of the public open space is also 
important. This should avoid introducing 
visual clutter and ornamental planting - 
which would be inappropriate additions to 
the view.  
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Sensitive 
landscape or 
visual receptor 

Potential effects Potential mitigation 

Views from the 
east 

These comprise views from within the 
town to the east.  

These views are contained by the existing 
houses, vegetation and boundary features 
within the town. There are few clear 
views into the site or the wider landscape. 

The foreground of the view consists of 
residential areas. New houses at Parcel B 
would be largely screened but may be 
partially visible from localised points, e.g. 
from Bases Lane. These new elements 
would be consistent with the existing 
features of the view, so the change is 
considered to be small.   

 

Views from the 
south 

Existing housing at Mill Road is visible 
from certain points to the south. This 
housing is somewhat prominent.  

New housing at Parcel B is likely to be 
discernible behind the existing dwellings 
on Mill Road. Given that this new housing 
would be situated behind the existing this 
would represent a small change to the 
existing views.  

 

Views from the 
west 

This includes views from Mill Road and 
Holkham Road.  

Views into Parcel B from the west are 
generally restricted by the intervening 
vegetation. Views from the roads are 
restricted by the roadside hedges and 
intervening trees/landform. The effects 
on these views therefore would be 
minimal.  

 

Views from 
neighbouring 
residential 
properties 

The neighbouring houses generally afford 
long rear gardens, which removes the 
dwelling from the site boundary. The 
gardens at Mill Road are up to 50m long 
while those at Westfield Avenue are 
c.20m long. These gardens also contain 
hedges and trees which would partially 
screen the proposed development.  

Views from the ground floor and garden 
areas are likely to be contained by the 
garden hedges.  

Houses should be situated away from the 
boundary with reasonably deep gardens, 
to reduce their prominence, and protect 
residential amenity.     

Further planting could be introduced on 
the boundary to provide screening.  
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Sensitive 
landscape or 
visual receptor 

Potential effects Potential mitigation 

The proposal would introduce 
development in close proximity to the 
existing houses. This would inevitably 
have a large effect on views, though less 
so from ground level.  

Effect on landscape-related designations  

Norfolk Coast 
Area of 
Outstanding 
Natural Beauty 

See above  See above 

Heritage Coast Site lies outside Heritage Coast 

Effects discussed in relation to AONB 

 

Conservation 
Areas 

The development would not have any 
direct effect on the Conservation Area. 
The site can be seen together with the 
Conservation Area in views from the 
north. It is also in close proximity to the 
western edge of the Conservation Area. 
Development at the site could therefore 
have some influence on the landscape 
setting of the Conservation Area.  

The site is located to the west of the 
Conservation Area. Some modern 
development has occurred in the vicinity 
of the Conservation Area and is already a 
part of its setting.  

An appropriately designed development 
would assimilate with the existing town, 
which would protect the character of the 
Conservation Area.   

Development at Parcel B would be visible 
in views towards the old town, and it is 
therefore important that the design 
reflects local character, so that it 
harmonises with the existing settlement.  

Listed 
Buildings  

The site does not contain any listed 
buildings or structures.  

The site is in close proximity to a number 
of listed buildings and structures, though 
direct inter-visibility is limited. 

As with the Conservation Area the 
development should be appropriate to the 
locality, to avoid detrimental effects on 
landscape setting.  
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Sensitive 
landscape or 
visual receptor 

Potential effects Potential mitigation 

Registered 
Parks and 
Gardens 

Holkham Park is surrounded by belts of 
woodland. There is very little visual 
connection between the site and 
Registered Park and Garden. Effects on 
Holkham Park would therefore be minimal.  

 

National Cycle 
Network and 
Norfolk Coast 
Path  

There would be no direct effect on these 
routes, but there is the potential for 
changes to views from points to the north 
of the site. These effects are considered 
as part of the visual assessment.  

 

 





 

 
 

  

Ref: GA/DJ/04022/L0002 
  
12 October 2023 
  
Sent by email to mark.brands@north-norfolk.gov.uk   
 
Mark Brands 
North Norfolk District Council 
Holt Road 
Cromer 
Norfolk 
NR27 9EN 
 
Dear Mark 
  
Request for Pre -Application Advice  
Proposed Residential Development  for 47 Dwellings  
Land at Mill Road, Wells -next - the -Sea 
  
On behalf of our client, the Holkham Estate, I am writing to submit revised plans in support of their pre -application 
advice request for a proposed residential development at Land at Mill Road, Wells-next-the-Sea.  
 
Enclosed with this letter are the following plans:  
 

�x Site Layout (Ref: DRAFT 11/10/2023) 
�x Sketch Landscape Strategy (Ref: E22866) 

 
The proposals have been revised in response to consultation comments from �W�K�H�� �&�R�X�Q�F�L�O�¶�V�� �&�R�Q�V�H�U�Y�D�W�L�R�Q�� �D�Q�G��
Design, Landscape, Planning and Strategic Housing teams. Revisions have also been made in response to 
comments from NCC Highways (received as part of a separate pre-application advice request) and from local 
residents and Wells-next-the-Sea Town Council with whom our client has consulted separately. 
 
Wells -next - the -Sea Town Council and Local Residents  
 
Our client has sought to respond positively to the comments received from local residents and the Town Council . 
In this respect, w e are pleased to confirm that the following changes have been made to the proposals: 
 

�x The right of  access to the rear of existing dwellings on Mill Road is proposed to be retained as a private 
route only. Access from Westfield Avenue will be retained, but  the connection from this route into the 
development has been removed. This amendment will preserve the security and residential amenity of 
existing dwellings. 
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�x Two single storey dwellings have been introduced and other dwellings reoriented along the southern 
boundary to break-up the mass of the development and preserve existing residential amenity. 

 
�x Access from Mill Road (Road A) has been moved east (as far as possible whilst meeting highways design 

standards) to retain a paddock to west. New hedge and screen planting, including a small copse are shown, 
with a footpath t o one side only. 

 
�x More trees are shown within the development layout.  

 
�x A design is shown for the northern open space including the proposed play area location and the location 

of infiltration basin which would be naturally planted.  
 

�x A concern was raised by a neighbouring resident with respect to the potential proximity of any footpath 
routes through the open space to their boundary. In response we can confirm that due to the gradient of 
the slope on the open space, the proposed path will need to zig-zag through the space to achieve a DDA 
compliant gradient for wheelchair users. This means that it will only be close to neighbouring residential 
boundaries for short stretches and in these locations an effort has been made to locate the path as far 
away from th e boundary as possible. 

 
In response to the �7�R�Z�Q���&�R�X�Q�F�L�O�¶�V���F�R�P�P�H�Q�W�V���R�Q���W�K�H���S�U�R�S�R�V�D�O����we also note that the principle of development on 
the site is accepted in the emerging Wells-next-the-Sea Neighbourhood Plan Reg. 16 Consultation (WNP). The 
WNP sets a proposed housing mix for the site based on 51 dwellings. The revised proposals reduce the number 
of dwellings from 51 to 47 to make room for more tree planting within site , but the proposed tenure split has 
been retained to accord with the WNP as set out below:  
 

Tenure  WNDP split for 51 
dwellings  

Percentage split  Current proposal for 
47 dwellings  

Open market sale 23 45% 21 
Private rent 5 10% 5 

Social rent 9 17.5% 8 

Intermediate (Homes for 
Wells) 

9 17.5% 8 

Shared Ownership 5 10% 5 
Total  51  100%  47  

 
Strategic Housing Team  
 
�7�K�H���S�U�R�S�R�V�H�G���P�L�[���V�H�W���R�X�W���D�E�R�Y�H���D�O�V�R���U�H�V�S�R�Q�G�V���S�R�V�L�W�L�Y�H�O�\���W�R���F�R�P�P�H�Q�W�V���I�U�R�P���W�K�H���&�R�X�Q�F�L�O�¶�V���6�W�U�D�W�H�J�L�F���+�R�X�V�L�Q�J���W�H�D�P����
In particular, the proposal maintains the affordable housing provision at 45% (21 no. dwellings)  and it now 
includes Shared Ownership dwellings instead of First Homes. 
 
Conservation and Design, Landscape and Planning Teams  
 
Many of the amendments �P�D�G�H���L�Q���U�H�V�S�R�Q�V�H���W�R���W�K�H���7�R�Z�Q���&�R�X�Q�F�L�O���D�Q�G���O�R�F�D�O���U�H�V�L�G�H�Q�W�¶�V���V�H�W���R�X�W���D�E�R�Y�H��also serve to 
resolve matters raised by �W�K�H���&�R�X�Q�F�L�O�¶�V Conservation and Design, Landscape and Planning teams. In particular:  
 

�x Moving the access from Mill Road (Road A) to the east and p roviding new tree and hedgerow planning ; 
and 

�x Showing a design for northern open space to demonstrate how the play area  and infiltration basin would 
be accommodated with landscape planting.  
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The following changes have also been made in response to these consultees: 

 
�x Width between building frontages on Road B increased to create room for some maintained landscaping 

and new trees, to soften street -scene and help break up silhouette of development in long views from 
coast. 
 

�x Introduction of 2no. single storey dwellings on both the north and southern flanks of the development, to 
give some additional variation in roofline.  

 
�x 6m screen planting zone to northern boundary.  

 
�x Various revisions to mix/layout of dwellings on Roads B, D and E, due to reduced number and revised 

mix of dwellings. The layout around Road C essentially unchanged, aside from removal of dwelling from a 
terrace of three to create a semi -detached pair at plots 42-43. 

 
�x Sections of 1.8m tall garden wall are now shown along Roads B & C and low front boundary walls shown 

on Roads D & E. 
 
NCC Highways  
 
In response to comments from NCC Highways the widths of Roads D & E and geometry of the turning head at 
the Road B/C transition have been amended. 
 
We trust that the information included with this submission responds positively to the feedback received. We look 
forward to discussing the proposals with you further.  
 
Yours sincerely     
 

 
Geoff Armstrong (geoff.armstrong@arplanning.co.uk)  
Director  
Armstrong Rigg Planning  
Direct Line:  01234 867130  
Mobile No:  07710 883907   
 
Encs. 
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