ROUGHTON PARISH COUNCIL
Clerk to the Council - elaine pugh – Roughtonpc.wixsite.com
Raynham House, 10 New Road, North Walsham, Norfolk NR28 9DF
01692 402998		                     Clerk.Roughton@gmail.com

31st March 2025



Dear Planning Team

LAND WEST OF PINE TREE FARM, NORWICH ROAD, CROMER
SITE REFERENCE C22/2
OUTLINE APPLICATION FOR A MIXED USE SCHEME CONSISTING OF UP TO 
400 dwellings, sports facilities, open space, 100 units of elderly care accommodation and supporting infrastructure


We OBJECT AGAIN.  The boundary for Roughton has NOT CHANGED or been ALTERED by the Boundary Commission.  

This proposal mis-represents a boundary and Parish – a good proportion (50%) of the land designated is in Roughton Parish NOT CROMER OR NORTHREPPS.

TO REMIND the developer and the Planning Team we attach a boundary map which details the boundary of the Parishes of Roughton, Cromer and Northrepps.

Cromer is a Large Growth Town in the proposed Settlement Hierachy.

Roughton is a Small Growth Village – previously a service village.

Roughton is a service village now to be classified as a small growth village and allows for 6% growth ONLY.  This is not a SS3 “Community-Led Development Policy and neither a HOU3 “Affordable Homes in the Countryside (Rural Exception Housing).   

This application is for more than the 24 houses allocated under the indicative housing allowance.





The Settlement Boundary of Roughton allows small scale non-residential developments however the number of dwellings combined with those already approved does not increase the number of dwellings in the defined settlement by usually more than 6% as outlined in the Table “Small Growth Villages Housing Apportionment.  The proposal should be small scale, incremental growth compatible with the form and character of the village and its landscape setting in terms of siting, scale design, impact on her historic character and assets.    

At least 50% of this earmarked land is in Roughton and not Cromer and adds nothing to the landscape setting and offers no direct community benefits for Roughton. 

This application contradicts the status of a small development village and this is simply is NOT acceptable.

We write to strongly object to the above application the reasons of which are listed below:

The proposed outline planning does not form part of the LDF which the Council assisted NNDC Planning to allocate more than sufficient and fair housing within Roughton’s  boundary.  Roughton already has land which has been allocated within the LDF which has not been built upon.  We have already had at least 24 new affordable houses built and the village is already oversubscribed with significant numbers of housing schemes within its boundaries still to be brought on stream.

The Parish Council worked in a very proactive way with NNDC on the LDF process and we must reiterate again that this land has never been earmarked for housing and this application is not conducive for additional traffic along its restrictive access roads.  Carr Lane would naturally become a cut through for access to either Roughton or the A140 either to Norwich or Cromer it is NOT suitable for this purpose. 

This is over development given its position extending a rural village into ‘Greenfield’ space in an area designated as an ‘Area of Outstanding Natural Beauty’. Villages should be allowed to grow organically not have large blocks of development bolted onto the boundary ruining the character of the village.

Policy SS1 – Spatial Strategy for North Norfolk - sets out the spatial strategy for North Norfolk, seeking to focus the MAJORITY of new development in the towns and larger villages referred to as Principal and Secondary Settlements.  A SMALL amount of development is to be focused on designated Service Villages/small growth village and Coastal Service Villages to support rural sustainability.  The remainder of the district is designated as countryside where development is to be restricted to particular types of development to support the rural economy, meet affordable housing needs and provide renewable energy.  Policy SS2 relates specifically to the countryside area, limiting development to that specified in the policy which is recognised to require a rural location.

There is a need to deliver suitable infrastructure alongside planned development and this is the essence of a plan led system.  

There is NO EVIDENCE OR REQUIREMENT IN ROUGHTON to support this scheme.

The highways at both ends of the Norwich Road are insufficient even with the construction of a mini roundabout.   

This proposal comprises of a residential development on a site which is located outside of the established settlement hierarchy and on land designated as countryside under Policy SS1 of the adopted Core Strategy.  Policy SS2 prevents new housing development in the countryside apart from certain limited exceptions which do not apply in this case.

SS2 – Development in the Countryside
Roughton is in the Countryside and therefore in a rural location the application does NOT demonstrate a proven local need there are NO environmental or operational justifications for this proposal and therefore it does NOT accord with SS2.  It is unsustainable under paragraph 55 of the National Planning Policy Framework.  It does NOT provide sufficient justification to permit the erection of any development/change of use in the Countryside contrary to Policy SS2 of the adopted Core Strategy. 

Roughton is a small service/small growth village which has already accepted development and this proposed development falls outside of the settlement boundary defined for the village and is therefore in the countryside.  This scheme is in total conflict with Policies SS1 and SS2.

These are strategic policies that set out the overarching approach for distributing development across our countryside, promoting sustainable patterns of development and protecting the countryside and this is a fundamental principle to the effective operation of the LDF and the emerging plan.

The intrinsic character and beauty of the countryside must be recognised and upheld.





SS4 – Environment
This application does NOT contribute to the delivery of a sustainable development and does NOT ensure the protection and enhancement of natural and built environmental assets and geodiversity and will NOT reduce carbon emissions.  It will NOT enhance the natural environment or countryside.  

SS6 – Access and Infrastructure
This new development does NOT have good access to infrastructure, public services or utilities.  The necessity to utilise cars to access any type of facility would be necessary.  Public transport is minimal and there are NO cycling routes with public footpaths being extremely limited.

EN1 – Norfolk Coast Area of Outstanding Natural Beauty and 
The Broads
This proposal is NOT appropriate to the economic, social and environmental well-being of the village and is NOT desirable for the understanding and enjoyment of the area.  There are other areas which are more suitable for this type of development which are NOT within a settlement area.

EN2 – Protection and Enhancement of Landscapes and Settlement Character
The proposed development is NOT sympathetic to the distinctive character identified in the North Norfolk Landscape and Character Assessment.  This application does NOTHING to the location, design and materials and will NOT protect, conserve and neither enhance the landscape. It is detrimental to the pattern of distinctive landscape features, such as woodland trees and field boundaries, and their function as ecological corridors for dispersal of wildlife.  It visually impairs the sensitive skyline, and geological features and will have an impact on nocturnal species such as bats, owls and other wildlife.  

EN4 - Design
This application does NOT accord with this policy and does NOT relate sympathetically to the surrounding area.  There are NO footpaths at this location and this proposal would have a detrimental effect on the residential amenity of nearby occupiers.

Additional dwellings would generate uncontainable further car movements and negatively impact both the surrounding housing. 

CT5 – The transport impact of new development
The Norwich Road is extremely fast and has difficult surrounding rural roads.  This site is inadequate to cater for any further development whatsoever, by reason of its restricted width, lack of passing and turning provision and in particular, its severely restricted visibility onto a section of it.  The access is not suitable and the visual splay will never be sufficient at this point to egress safely from the properties onto this road.  It will be a danger to walkers and to road users especially with the consideration given to the substantial number of farm vehicles who utilise this area. 

The proposal, would give rise to conditions detrimental to highway safety and give indirect access to a busy and difficult main road even with a mini-roundabout where speeding is a primary concern.  The expected nature and volume of traffic generated SIMPLY CANNOT be accommodated around the vicinity.

It will have significant transport implications and MUST NOT BE ALLOWED.

The density of the development will lead to a significant increase in vehicular use on an inadequate access roads leading to the Norwich Road and deliveries, putting an intolerable strain on the sub-standard local road network.  

In addition to this, the proposed development is over mile away from the community school (located at Roughton or Cromer).  The children from the new development will have to be taken to school by car increasing the traffic down the Norwich Road and around to Carr Lane which is an extremely fast and narrow rural road.  

The current Local Plan is operating effectively and delivering its objectives.  NNDC can currently demonstrate at least a 5.02 year housing land supply.  It can further be evidenced that on the affordable housing need a supply of 95 per annum will be met.

Clearly the applicant is offering sports facilities and associated structures in an effort to induce favour for this application which has no benefit to the village of ROUGHTON and these do not mitigate the additional impacts of the proposed development.

IF this planning application was to be agreed against the wishes of the Parish Council and community then Roughton Parish Council whose boundary this proposed development is within would be seeking a financial contribution by way of a 106 agreement in the amount of £1,000,000 towards a new Community Village Hall and other community initiatives which would be built onto land allocated at ROU03 which is to be developed by Broadland Housing.  

When considering the scheme in its entirety the benefits identified by the applicant cumulatively and do not indicate anything out of the ordinary to the development plan and do not attract sufficient weight collectively to outweigh the identified conflict with the development plan.  
 


The Council re-iterates the policy statements which are the basis of our objections:

Core Aim 3 states that it is aimed to protect the built and natural environment and local distinctive identity of North Norfolk, and enable people's enjoyment of this resource. 
To provide for the most efficient use of land without detriment to local character and distinctiveness. 
To ensure high quality design that reflects local distinctiveness.  
To protect and enhance the built environment. 
To protect, restore and enhance North Norfolk's landscape, biodiversity and geodiversity and improve ecological connectivity.  

This application does NOT meet this core aim.

This proposal will have a detrimental and disproportional effect on neighbours and will be overbearing.  
 
SS4 – Environment
This application does NOT contribute to the delivery of a sustainable development and does NOT ensure the protection and enhancement of natural and built environmental assets and geodiversity and will NOT reduce carbon emissions.  It will impact the wildlife and landscape.   

EN2 – Protection and Enhancement of Landscapes and Settlement Character
The proposed development is NOT sympathetic to the distinctive character identified in the North Norfolk Landscape and Character Assessment.  This application does NOTHING to the location, design and materials and will NOT protect, conserve and neither enhance the landscape. It is detrimental to the pattern of distinctive landscape features, such as woodland trees and field boundaries, and their function as ecological corridors for dispersal of wildlife.  It visually impairs the sensitive skylines and geological features and will have an impact on nocturnal species such as bats, owls and other wildlife.  



This site is located within the Norfolk Coast Area of Outstanding Natural Beauty (“the AONB”).

EN4 - Design
This application does NOT accord with this policy and does NOT relate sympathetically to the surrounding area.  This proposal would have a detrimental effect on the residential amenity of nearby occupiers.

EN6 - Make efficient use of land while respecting the density, character, landscape and biodiversity of the surrounding area; This proposal is not suitably designed for the context within which it is set; It does not retain existing important landscaping and natural features and does not include landscape enhancement schemes that are compatible with the Landscape Character Assessment and ecological network mapping; The proposed structure does NOT ensure that the scale and massing of buildings relate sympathetically to the surrounding area.  This proposal HAS a significant detrimental effect on the residential amenity of nearby occupiers and will cause disruption access issues along Norwich Road/Carr Lane.  

EN9 – Biodiversity & Geology
This application does NOT protect the biodiversity value of the land and buildings and does NOT minimise fragmentation of habitats.  The benefit of the development does NOT outweigh the impacts or the features of the area.  

CT5 – The transport impact of new development
Carr Lane is a single rural Lane and over used access route to Cromer and other locations.  This road is inadequate to cater for any further development whatsoever, and give rise to conditions detrimental to highway safety and would give direct access onto a Principal Route.  The expected nature and volume of traffic generated CANNOT be accommodated.  

It will have significant transport implications.




This application also conflicts with Policies SS1 and SS2 as the development is primarily located beyond the Roughton Settlement Boundary.

Yours sincerely


[bookmark: _GoBack]

ELAINE PUGH
CLERK TO ROUGHTON PARISH COUNCIL




