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Non-technical summary 
 
This report sets out how Rollesby Parish Council has assessed the Rollesby Neighbourhood 
Plan policies and site allocations against a comprehensive set of sustainability objectives, 
incorporating social, environmental and economic considerations; exploring alternative 
options to refine its proposals before consulting on these proposals. 
 
During the scoping stage carried out in Summer/Autumn 2019, 22 sustainability objectives 
were developed. A baseline and key issues against each objective was established, and 
assessment questions identified to measure the effects that Rollesby Neighbourhood Plan 
may have on the objectives.  
 
In assessing site allocations this report has considered numerous potential development sites 
including those put forward as part of Great Yarmouth Borough Council’s Call for Sites and 
those identified by the community in developing this neighbourhood plan.  
 
The plan as a whole has been assessed against a ‘do nothing / no neighbourhood plan’ 
scenario, as well as each policy being assessed against the sustainability objectives 
individually.  
 
The draft Environmental Report for the SEA on the Rollesby Neighbourhood Plan was used to 
inform development of the plan. This has been an iterative process; the draft Environmental 
Report was consulted upon alongside the pre-submission draft as part of Regulation 14, with 
feedback received used to refine the plan and this report further.  
 
Overall, Rollesby Neighbourhood Plan offers a number of positive sustainability effects, 
particularly in relation to housing, social inclusion and biodiversity. However, these positive 
effects need to be balanced against the potential the plan has to damage the local 
environment, particularly in terms of additional traffic it may generate and the unavoidable 
loss of high-quality agricultural land. Mitigation recommendations have been included within 
the submission version of Rollesby Neighbourhood Plan.  
 
This Environmental Report should be read in conjunction with Rollesby Neighbourhood Plan 
2020-35 and associated background documents including: 

• Rollesby Neighbourhood Plan Evidence Base and Key Issues, 2018 
• Rollesby Housing Needs Assessment, AECOM, May 2019 
• Rollesby Neighbourhood Plan Site Options and Assessment, AECOM, 2019 
• Habitats Regulations Assessment, April 2020 
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1. Introduction 
 

1.1. Background 
 
The Rollesby Neighbourhood Plan is being prepared by Rollesby Parish Council. Great 
Yarmouth Borough Council designated the Rollesby Neighbourhood Area on 7 March 2017 
following an application from the Parish Council.  
 
Strategic Environmental Assessment (SEA) in England is mandated by the SEA Directive 
(Directive 2001/42/EC: Assessment of the Effects of Certain Plans and Programmes on the 
Environment) and is regulated by the Environmental Assessment of Plans and Programmes 
Regulations 2004 Statutory Instrument No. 1633 (the SEA Regulations). The SEA Directive 
aims at a high level of protection of the environment, and to integrate the consideration of 
the environment into the preparation and adoption of plans and with a view to promoting 
sustainable development.  
 
To meet one of the Basic Conditions, a Neighbourhood Plan must not breach or be otherwise 
compatible with the Strategic Environmental Assessment Directive. Draft Neighbourhood 
Plan proposals should be assessed to determine whether the plan is likely to have significant 
environmental effects. This process is commonly referred to as a screening assessment and 
requirements are set out in Regulation 9 of the Environmental Assessment of Plans and 
Programmes Regulations 2004.  
 
Following a screening exercise on the Draft Rollesby Neighbourhood Plan (June 2019) Great 
Yarmouth Borough Council determined that SEA was required in September 2019. The main 
reasons for this are because the draft Neighbourhood Plan (June 2019): 

• Allocates sites for housing and this could impact upon productive farmland, water 
quality, car use, biodiversity, landscape, historic environment, and the provision of 
local services and facilities 

• Will require Appropriate Assessment to consider impacts and potential mitigation on 
habitats sites. 

 
As part of the screening assessment the draft Neighbourhood Plan (June 2019) was assessed 
using the Practical Guide to SEA Directives’ application chart.  
 
Figure 1: Assessment against the application chart 

SEA guide criteria Yes/No Reason 
Is the PP subject to preparation and/or 
adoption by a national, regional or local 
authority OR prepared by an authority 
for adoption through a legislative 
procedure by Parliament or 
Government? (Art. 2(a)) 

Yes If passed through a referendum, the 
Neighbourhood Plan becomes part 
of the Borough Council’s adopted 
Development Plan.  

Is the PP required by legislative, 
regulatory or administrative provisions? 
(Art. 2(a)) 

No Communities have the choice to 
prepare a Neighbourhood Plan. 
However, because the plan (if 
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SEA guide criteria Yes/No Reason 
adopted) will form part of the 
Development Plan, it must be 
screened for SEA. 

Is the PP prepared for agriculture, 
forestry, fisheries, energy, industry, 
transport, waste management, water 
management, telecommunications, 
tourism, town and country planning or 
land use, AND does it set a framework 
for future development consent of 
projects in Annexes I and II to the EIA 
Directive? (Art. 3.2(a)) 

Yes The Neighbourhood Plan is prepared 
for town and country planning and 
land use. The plan sets out a 
framework (within the 
neighbourhood plan area) for future 
development including the 
allocation of houses, which may fall 
under parts 10 and 12 of Annexe II 
of the EIA Directive. 

Will the PP, in view of its likely effects on 
sites, require an assessment under 
Article 6 or 7 of the Habitats Directive? 
(Art. 3.2(b)) 

Yes For full details see the HRA 
Screening opinion 

Does the PP determine the use of small 
areas a local level, OR is it minor 
modification of a PP subject to Art 3.2? 
(Art. 3.3) 

Yes The Neighbourhood Plan does 
allocate sites for residential 
development. The policies relating 
to residential and tourist 
development have the potential to 
lead to small areas of development, 
and the plan designates Local Green 
Spaces.  

Does the PP set the framework for future 
development consent of projects (not 
just projects in Annexes to the EIA 
Directive)? (Art. 3.4) 

Yes The Neighbourhood Plan sets a 
framework for future development 
within the Neighbourhood Plan 
area. 

Is the PP’s sole purpose to serve national 
defence or civil emergency, OR is it a 
financial or budget PP, OR is is co-
financed by structural funds or EAGGF 
programmes 2000 to 2006/7? (Art 3.8, 
3.9) 

No This is not applicable to 
Neighbourhood Plans 

Is it likely to have significant effects on 
the environment? (Art. 3.5) 

Yes The plan allocates sites for 
residential development, the 
numbers exceed the planned 
growth of the Borough Council and 
Broads Authority’s strategic policy. 
The development will necessitate 
Appropriate Assessment to consider 
the impact and potential mitigation 
on Habitat Sites including the Broads 
SAC, Winterton-Horsey Dunes SAC 
and North Denes SPA.  
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SEA guide criteria Yes/No Reason 
Does it require/not require an SEA Yes For the reasons set out above it 

does require SEA 
 
Figure 2: Key facts 

Responsible 
Authority 

Great Yarmouth Borough Council and Broads Authority.  

Plan Title Rollesby Neighbourhood Plan 

Subject Neighbourhood Plan 

Purpose The Rollesby Neighbourhood Plan is being prepared as a Neighbourhood 
Development Plan under the Neighbourhood Planning (General) 
Regulations 2012. The plan will conform with the Great Yarmouth Local 
Plan and Broads Authority Local Plan. 

Timescales 2020-2035 

Area Covered Rollesby Parish Figure 3 

Summary of 
Content 

Rollesby Neighbourhood Plan sets out a vision, strategy, range of policies 
and allocations for the plan area. Section 2.2 presents the vision and 
objectives of the plan. 

 
Figure 3: Designated Area for Rollesby Neighbourhood Plan 
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In line with the SEA Regulations this Environmental Report must answer four key questions: 
 

• What is the scope of the SEA? 
• What has the plan-making / SEA involved up to this point?  
• What are the appraisal findings at this stage? 
• What happens next? 

 
These questions are derived from Schedule 2 of the SEA Regulations, which present the 
information to be provided within the report. Figure 4 outlines the linkages between the 
regulatory requirements and the four SEA questions. 
 
 

1.2. Structure of this Environmental Report 
 
This document is the Environmental Report for the Draft Rollesby Neighbourhood Plan. It 
answers each of the questions listed in Section 1.1 with a view to providing the information 
required by the SEA Regulations.  
 
Figure 4: Key Questions & Regulation Requirements 

Question Regulation Requirements 
What is 
the scope 
of the 
SEA? 

What is the plan 
seeking to 
achieve? 

• An outline of the contents, main objectives of the 
plan and relationship with other relevant plans and 
programmes.  

What is the 
sustainability 
context? 

• The relevant environmental protection objectives, 
established at international or national level.  

• Any existing environmental problems which are 
relevant to the plan including those relating to any 
areas of particular environmental importance.  

What is the 
sustainability 
baseline? 

• The relevant aspects of the current state of the 
environment and the likely evolution thereof 
without implementation of the plan. 

• The environmental characteristics of areas likely to 
be significantly affected. 

• Any existing environmental problems which are 
relevant to the plan including those relating to any 
areas of particular environmental importance.  

What are the key 
issues and 
objectives? 

• Key problems or issues and objectives that should 
be a focus of assessment. 

What has plan-making / SEA 
involved up to this point? 

• Outline reasons for selecting the alternatives dealt 
with. 

• The likely significant effects associated with 
alternatives. 

• Outline reasons for selecting preferred approach in 
light of alternatives appraised and a description of 
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Question Regulation Requirements 
how environmental objectives and considerations 
are reflected in the draft plan. 

What are the assessment 
findings at this stage? 

• Likely significant effects associated with the draft 
plan. 

• The measures envisaged to prevent, reduce and as 
fully as possible offset any significant adverse 
effects of implementing the draft plan. 

What happens next? • The next steps for plan-making / SEA process. 
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2. Scope of the SEA 
 

2.1. SEA Scoping  
 
The SEA Regulations require that ‘when deciding on the scope and level of detail of the 
information that must be included in the report, the responsible authority shall consult the 
consultation bodies’. In England this includes Natural England, the Environment Agency and 
Historic England.  
 
Figure 5 provides a summary of responses from the statutory consultees.  
 
Figure 5: Summary of Responses to SEA Scoping Exercise 

Consultation 
Response 

How response considered & addressed 

Natural 
England 

Recommends that GYBC seeks legal advice on whether SEA is required, 
but that Appropriate Assessment should be carried out as part of the HRA.  

Environment 
Agency 

Do not disagree with the outcome of SEA/HRA Screening. Recommend 
detailed consideration of flood risk where development is taking place, 
impacts on natural habitats and species, and potential to contaminate 
groundwater within the drinking protection zone of the Principle Aquifer.  

Historic 
England 

Given the possible significant effects (both positive and negative) upon 
the historic environment. Historic England hence concurs with the 
Council’s view that a SEA will be required. Provides a link to guidance 
note. Recommend consultation with local Historic Environment Service 
(Norfolk County Council).  

 
The key sustainability issues for the Neighbourhood Plan and SEA Framework are set out in 
2.4.  
 

2.2. Aims of the Neighbourhood Plan 
 
The Rollesby Neighbourhood Plan forms an important part of the statutory development plan 
for the area. It will guide the way development is delivered in the parish throughout the plan 
period, 2020-2035. It is in general conformity with the Great Yarmouth Local Plan and Broads 
Authority Local Plan 2015-36.   
 
The Pre-Submission Draft Rollesby Neighbourhood Plan has been prepared by Rollesby Parish 
Council on behalf of those who live and work in Rollesby. It sets out a vision for the parish up 
to 2035 and is supported by a set of planning policies. In accordance with the Neighbourhood 
Planning Regulations, the plan has been prepared through extensive community consultation.  
 
Whilst the plan recognises the need for new housing within the community, with the principle 
aim of bringing together the two halves of the village, it also reflects the value of green space 
and seeks to protect key environmental designations including the Broads.  
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Vision for Rollesby 
 
Rollesby will be a cohesive and thriving community. Improved community facilities and 
services to support daily life in the parish will be easily and safely accessible by foot and 
bike. It will have a more balanced population with housing for younger people and 
families as well as older residents. The village has grown but this has not been at the 
expense of having a rural and open feel with views into the open countryside. The natural 
environment will be protected and enhanced, especially biodiversity in the Trinity 
Broads.  

 
Objectives 
 

Objective 1: To provide the housing that current and future residents need;  
Objective 2: Create a more cohesive community by joining up the two halves of the 
village through housing development and delivering its associated infrastructure 
benefits; 
Objective 3: To support services and facilities that offer opportunities for enhancing the 
wellbeing of residents by providing for daily needs and enabling social contact; 
Objective 4: To provide a safe place for people to live, work and get to school; 
Objective 5: To protect the natural environment for its own sake and for the amenity 
value it provides for residents and visitors;  
Objective 6: To improve the walkability and cyclability of the village. 

 
To support the Neighbourhood Plan’s vision and objectives RNP sets out 19 planning policies. 
This includes allocating land for up to 90 new homes and associated infrastructure over three 
phases of development. 
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Figure 6: Residential site allocations 

 
 
Figure 7:  Associated Infrastructure 

Transport • Measures to help reduce vehicle speeds through the village and 
delivery of village gateway improvements and school part-time 
20mph signs; 

• A continuous footway along the frontage of the site on the 
southern side of A149, linking with existing provision and providing 
appropriate crossing facilities; 

• Improvements to the existing footway on the northern side of 
A149, between the site to key local services e.g the village school; 

• Improvements where necessary to adjacent Public Rights of Way; 
and 

• Improved bus waiting facilities. 
Community 
facilities 

• New shop or other community facilities; and 
• Improvement to children’s play facilities on the King George V 

Playing Field. 
Green 
infrastructure 

• Extension of King George V Playing Field;  
• Other community greenspaces; and 
• New habitat to achieve a net biodiversity gain. 

 
Section 4 of this Environmental Report appraises the latest iteration of these policies and the 
site allocations (April 2020).  
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2.3. Sustainability Context 
 
The Rollesby Neighbourhood Plan is being prepared in the context of the adopted Great 
Yarmouth Local Plan Part 1: Core Strategy and emerging Local Plan 2 and the Local Plan for 
the Broads. The Great Yarmouth Core Strategy and Local Plan for the Broads were subject to 
full Sustainability Appraisal (incorporating SEA) and ensured that generally there were no 
adverse environmental effects, and where there were effects these were adequately 
mitigated through the plan.  
 
The Local Plan for the Broads was adopted by the Broads Authority in May 2019. This, and 
the Broads Plan, sets the vision for the Broads.  
 
Great Yarmouth Borough Council are currently preparing their new Local Plan, Part 2. This will 
sit alongside the Local Plan Part 1 Core Strategy and will provide detailed policies and 
allocations to help deliver the broad distribution and type of growth already agreed for the 
period to 2030. A consultation on the first draft of this was undertaken in Summer 2018 and 
further changes were consulted on up to October 2019. This identified an allocation for up to 
20 dwellings within Rollesby. In part this allocation is identified to redress the balance of 
future growth within the Secondary villages.  
 
National Planning Practice Guidance (NPPG) notes that a Neighbourhood Plan is more likely 
to require SEA where it allocates sites for development and where a Neighbourhood Plan is 
determined to require an appropriate assessment when considering impacts on habitat sites.  
 
A review of relevant plans and programmes is provided in Appendix A.  
 

2.4. Sustainability Baseline and Key Issues 
 
The SEA Scoping Report identifies a range of sustainability issues that should be a particular 
focus of this SEA. These are summarised below. A full baseline from which the issues are 
drawn can be found in Appendix B. It should be noted the broad range of issues and 
sustainability objectives considered as part of this report align with those identified by Great 
Yarmouth Local Plan Sustainability Appraisal. This could be considered beyond the 
requirements for an SEA set out in the Regulations.  
 
Issue 1: Health and Population 
Rollesby has an older age profile relative to other communities locally and it continues to age 
over time. Data indicates declining population numbers between 2001 and 2011, though mid-
year population estimates suggest the population has started to increase again at a modest 
rate. Over the ten-year intercensal period Rollesby’s under 44 population declined by 45% 
compared with an increase of 23% in Great Yarmouth. Health of the population is fairly 
average, though there is a slightly higher proportion of people providing unpaid care, likely 
due to the age profile of the community. Rollesby’s main demographic challenge is a 
significant contraction and replacement of younger people.  
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Issue 2: Education and Skills 
The level of qualifications gained by Rollesby residents is low and on a par with Great 
Yarmouth as a whole. 31% of residents do not have any formal qualifications which compares 
to 22% nationally. Relative deprivation according to the Index of Multiple deprivation 
worsened for skills, education and training between 2015 and 2019.  
 
Issue 3: Crime and Anti-social behaviour 
The level of crime and anti-social behaviour is very low within Rollesby presently. The 
planning of any new development should reinforce the feeling of safety within the 
community.  
 
Issue 4: Poverty and Social Exclusion 
The Index of Multiple Deprivation identifies that over the last five years deprivation in 
Rollesby (alongside other communities in the West Flegg LSOA) has slightly worsened when 
compared to other places in England. Overall deprivation is fairly average, with the LSOA 
being among the most deprived 50% of communities, however it is considered deprived in 
relation to barriers to housing and services, with the LSOA within the most deprived 10% of 
communities nationally.  
 
Issue 5: Access to Key Services 
Rollesby is identified as a Secondary Village within the Great Yarmouth Local Plan Part 1: Core 
Strategy. It has a relatively good level of services and facilities including a primary and nursery 
school, rural business park, restaurant/takeaway and café as well as outdoor recreational 
facilities. It looks to nearby settlements for a Doctors Surgery/shops. Its status as a Secondary 
Village resulted in it being considered for a modest level of growth in the emerging Local Plan. 
The level of growth set out in the neighbourhood plan is significantly higher than this.  
 
Issue 6: Unemployment 
Unemployment is not of particular concern within Rollesby with levels at or below national 
and local averages. There is a comparatively high proportion of people who are self-employed 
living within the village.  
 
Issue 7: Housing 
Rollesby’s housing profile is dominated by large detached homes, which sits in contrast with 
the population profile. There is also some unmet demand for more affordable housing. Part 
of the population challenge of low numbers of younger people may be a result of lack of 
dwellings suitable and affordable for newly forming households or young families.  
 
Five new homes have been built in Rollesby over the last five years. The Housing Needs 
Assessment (AECOM, 2019) identifies a need for 48 additional dwellings over the plan period 
to 2035, with 18 currently under construction or with permission. The Draft Local Plan 2 
identifies an allocation for up to 20 new dwellings within the village. The Needs Assessment 
recommends a greater number of one and two bedroom homes be built, 43% and 48% 
respectively. 
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Issue 8: Quality of Neighbourhood and Community Participation 
The current layout of the settlement, with a 1km gap along the A149 between the two main 
residential areas, and limited local service provision discourages social interaction within the 
community. Engagement rates in local elections, and in development of the Neighbourhood 
Plan, are also fairly low in comparison to neighbouring villages. 
 
Issue 9: Cultural Facilities 
There are no cultural facilities currently within Rollesby, any residents would need to travel 
to access facilities elsewhere, with the nearest in Great Yarmouth 16 miles away.  
 
Issue 10: Soil and Resources Quality 
Rollesby village is surrounded by arable farmland. The entire area, apart from that which falls 
within the Broads Executive Area, is classified as the best and most versatile farmland, or 
Grade 1 and 2, according to the Agricultural Land Classification map. This farmland and the 
wide panoramic views it provides is a key feature of the landscape character of Rollesby. 
 
Issue 11: Waste 
There are no particular issues with fly-tipping within the RNP area. Recycling is in line with 
Great Yarmouth Borough Council expectations.  
 
Issue 12: Traffic 
The A149 runs through the centre of Rollesby which is a predominantly linear settlement. The 
settlement is split into two main areas, with the speed limit varying between 30mph and 
40mph. The gap between the two areas of housing encourages greater speeds and the level 
and speed of traffic discourages residents from walking or cycling.  
 
Issue 13: Climate Change 
Overall across Great Yarmouth Borough levels of CO2 emissions are on a par with national 
levels and the borough is contributing towards required national targets.  
 
Issue 14: Vulnerability to Climate Change 
Due to its proximity to the Broads part of the RNP area is within Flood Risk Zone 2 and 3, 
which makes it more vulnerable to the impacts of climate change. 
 
Issue 15: Air and Water Quality, and the Sustainable use of 
The entire RNP area is a drinking water protection zone. It is important to retain the quality 
of water courses in the area.  
 
Issue 16: Biodiversity 
There are a number of designated sites within the RNP area including the Broads Special Area 
of Conservation, Trinity Broads Special Site of Scientific Interest and the Norfolk and Suffolk 
Broads. In addition, local habitats such as trees and hedgerows are important ecological 
features supporting a range of species. Future development could impact upon these sites 
and important habitats.  
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Issue 17: Historic Environment 
There are 13 Listed Buildings within the RNP area, the majority of which are clustered around 
the church in the older part of the village settlement. There are currently no buildings at risk. 
This area is also designated a Conservation Area and a range of other non-designated sites of 
heritage value. Proposed development could impact upon the integrity of these heritage 
assets.  
 
Issue 18: Landscapes and Townscapes 
The Great Yarmouth Borough Local Character Assessment identifies that Rollesby lies within 
the West Flegg Settled Farmland character area. The primary landscape planning guidelines 
of this area include conserving its function as part of the landscape setting of the Broads. Any 
development has the potential to impact upon the setting of the Broads. 
 
Issue 19: Prosperity and Economic Growth 
Indicators for economic prosperity within the Borough have been in decline. The LSOA that 
Rollesby falls within has also become relatively more deprived for the IMD Employment 
Deprivation Domain. This indicates barriers to employment opportunity.  
 
Issue 20: Indigenous and Inward Investment 
Rollesby has a small business park and a number of commercial enterprises including the Pub 
and Hair Dressers. There is no shop. There is interest from developers in building new homes 
within the community.  
 
Issue 21: Revitalising Town Centres 
Rollesby is a village rather than a town centre.  
 
Issue 22: Efficient Patterns of Movement 
There is heavy reliance on the car for everyday journeys in Rollesby and average distances 
travelled to work are also high.  
 

2.5. SEA Framework 
 
To assess the potential effects of the draft Neighbourhood Plan, the sites and policies will 
need to be considered alone and in-combination against a range of criteria related to the SEA 
Objectives. In their Scoping Assessment the Borough Council identified 22 Sustainability 
Objectives related to the SEA Objectives: 
 
Figure 8: Sustainability Objectives 

Issue Topic Sustainability Objective SEA Directive Issue 
Topics 

1. Health and 
population 

To improve the health and population 
overall 

Population, Human 
Health 

2. Education and Skills To improve the education, skills and 
training of the population overall 

Population 

3. Crime and anti-social 
behaviour 

To reduce anti-social activity and the 
opportunity for crime 

Population 
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Issue Topic Sustainability Objective SEA Directive Issue 
Topics 

4. Poverty and social 
exclusion 

To reduce multiple deprivation and 
inequalities 

Population, Human 
Health 

5. Access to key services To improve accessibility to essential 
services and facilities, including health, 
education and leisure 

Population, Human 
Health 

6. Unemployment To offer everybody the opportunity for 
rewarding and satisfying employment 

Population, Human 
Health 

7. Housing To provide everybody with the 
opportunity to live in a decent home 

Population 

8. Quality of 
neighbourhood and 
community 
participation 

To encourage a sense of community 
identity and welfare 

Population 

9. Cultural facilities To encourage a greater usage of 
cultural attractions 

Population, 
Cultural Heritage 

10. Soil and resources 
quality 

To minimise the irreversible loss of 
undeveloped land and productive 
agricultural holdings 

Soil, Material 
Assets, Landscape, 
Flora, Fauna, 
Biodiversity 

11. Waste To minimise waste, fly-tipping and 
support the recycling of waste 

Material Assets, 
Landscape, Flora, 
Fauna, Biodiversity 

12. Traffic To reduce the effects of traffic on the 
environment 

Human Health, Air, 
Climate Factors 

13. Climate change To reduce contributions to climate 
change 

Human Health, Air, 
Climatic Factors 

14. Vulnerability to 
climate change 

To minimise vulnerability and provide 
resilience to the impacts of climate 
change, such as flooding and erosion 

Population, 
Climatic Factors 

15. Air and water quality, 
and the sustainable 
use of water 

To improve water and air quality and 
the sustainable use of water 

Air, Water, Climatic 
Factors 

16. Biodiversity To avoid damage to designated sites, 
protected biodiversity, loses to special 
areas and maintain, enhance and 
expand the range of ecological 
networks, species and geodiversity.  

Biodiversity, 
Landscape, Flora, 
Fauna 

17. Historic environment To conserve and enhance the historic 
environment 

Cultural Heritage 

18. Landscapes and 
townscapes 

To maintain and enhance the quality 
and setting of the Broads, the AONB, 
landscapes and townscapes 

Cultural Heritage, 
Landscapes, Flora, 
Fauna, Biodiversity 

19. Prosperity and 
economic growth 

To encourage sustained economic 
growth 

Population, 
Material Assets 
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Issue Topic Sustainability Objective SEA Directive Issue 
Topics 

20. Indigenous and 
inward investment 

To encourage both indigenous and 
inward investment 

Population, 
Material Assets 

21. Revitalising town 
centres 

To maintain and enhance the viability 
and vitality of town centres 

Population, 
Material Assets, 
Cultural Heritage 

22. Efficient patterns of 
movement 

To encourage efficient patterns of 
movement in support of economic 
growth  

Material Assets, 
Human Health, Air, 
Climatic Factors 

 
Key questions used to guide the assessment against these 22 objectives are set out in Figure 
10.  
 

2.6. Definition of Significance 
 
Figure 9 identifies the definitions of significance that have been used to in the assessment of 
the Neighbourhood Plan and its alternatives.  
 
Figure 9: Definition of Significance 

Significance 
colour & symbol 

Definition of significance 

++ 
Significant 

positive 

Policy or option supports the achievement of this objective and all of 
the sub-objectives and could result in a potentially significant beneficial 
effect. 

+ 
Minor positive 

Policy or option supports the achievement of this objective although it 
may have only a minor beneficial effect. 

- 
Minor negative 

Policy or option appears to conflict with the achievement of this 
objective and may result in minor negative effects. 

-- 
Significant 
negative 

Policy or option works against the achievement of this objective and 
may result in a potentially significant negative effect e.g. Loss of all or 
part of a designated ecological site of national importance. 

0 
Neutral 

Policy or option has no impact or effect and is neutral insofar as the 
benefits and drawbacks appear equal and neither is considered 
significant. 

? 
Uncertain 

Uncertain or insufficient information on which to determine the 
appraisal at this stage. 
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Figure 10: Assessment Questions 
 SEA Objective Assessment Questions 

1 To improve the health and population overall Will the option/proposal help to: 
• Meet the housing needs of all members of the community? 
• Encourage younger people to move into the village? 
• Promote accessibility to a range of leisure, health and community 

facilities for all ages? 
• Provide and enhance the provision of community access to green 

infrastructure?  
• Promote the use of healthier modes of travel? 
• Facilitate access to the community and services for disabled and older 

people? 
2 To improve the education, skills and training of the 

population overall 
Will the option/proposal help to: 
• Encourage and promote local training opportunities 

3 To reduce anti-social activity and the opportunity for crime Will the option/proposal help to: 
• Promote the development of a range of high quality, accessible 

community facilities 
• Create safe spaces within the community? 

4 To reduce multiple deprivation and inequalities Will the option/proposal help to: 
• Promote social cohesion and encourage active involvement of local 

people in community activities? 
• Maintain or enhance the quality of life of existing local residents? 
• Reduce barriers to housing and services for local people? 

5 To improve accessibility to essential services and facilities, 
including health, education and leisure 

Will the option/proposal help to: 
• Promote accessibility to a range of leisure, health and community 

facilities for all age groups?  
• Provide and enhance the provision of community access to green 

infrastructure? 
• Encourage new local services within Rollesby?  
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 SEA Objective Assessment Questions 

6 To offer everybody the opportunity for rewarding and 
satisfying employment 

Will the option/proposal help to: 
• Create or safeguard local employment opportunities 

7 To provide everybody with the opportunity to live in a 
decent home 

Will the option/proposal help to: 
• Meet the housing needs of all members of the community? 
• Support the provision of a range of housing types and sizes? 
• Support the provision of affordable housing? 

8 To encourage a sense of community identity and welfare Will the option/proposal help to: 
• Encourage social cohesion? 
• Encourage active involvement of local people in community activities? 
• Enhance quality of life? 
• Support delivery of priorities identified by the community? 

9 To encourage a greater usage of cultural attractions Will the option/proposal help to: 
• Improve sustainable access to cultural activities? 
• Encourage and promote the use of cultural activities? 

10 To minimise the irreversible loss of undeveloped land and 
productive agricultural holdings 

Will the option/proposal help to: 
• Promote the use of previously developed land? 
• Promote the viability of arable farmland? 

11 To minimise waste, fly-tipping and support the recycling of 
waste 

Will the option/proposal help to: 
• Reduce the amount of waste produced? 
• Support the minimisation, reuse and recycling of waste? 
• Encourage recycling of materials and minimise consumption of 

resources during construction? 
12 To reduce the effects of traffic on the environment Will the option/proposal help to: 

• Encourage sustainable modes of transport such as walking, cycling 
and public transport? 

• Reduce the number of car journeys made? 
• Encourage slower traffic speeds within the built-up area of the 

village? 
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 SEA Objective Assessment Questions 

• Improve road safety? 

13 To reduce contributions to climate change Will the option/proposal help to: 
• Increase the number of new developments meeting sustainable 

design criteria? 
• Generate energy from low or zero carbon sources? 
• Reduce energy consumption from non-renewable resources?  
• Reduce the need to travel?  

14 To minimise vulnerability and provide resilience to the 
impacts of climate change, such as flooding and erosion 

Will the option/proposal help to: 
• Ensure that no development takes place in areas at higher risk of 

flooding, and ensure that sufficient mitigation is planned for 
development in areas at risk, taking likely effects of climate change 
into account? 

• Improve and extend green infrastructure networks in the plan area to 
support adaptation to the potential effects of climate change? 

• Sustainably manage water run-off, reducing surface water runoff? 
• Ensure the potential risks associated with climate change are 

considered through new development in the Neighbourhood Plan 
area? 

• Increase the resilience of biodiversity in the plan area to the effects of 
climate change by improving habitat extent, condition and 
connectivity? 

15 To improve water and air quality and the sustainable use of 
water 

Will the option/proposal help to: 
• Avoid or minimise impact on water quality and where possible 

support improvements? 
• Minimise water consumption? 
• Protect groundwater resources? 
• Maintain air quality 
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 SEA Objective Assessment Questions 

16 To avoid damage to designated sites, protected 
biodiversity, loses to special areas and maintain, enhance 
and expand the range of ecological networks, species and 
geodiversity.  

Will the option/proposal help to: 
• Avoid impacts on biodiversity, including designated sites and provide 

net gains? 
• Protect and enhance ecological networks, including multifunctional 

green infrastructure? 
• Protect important green spaces? 
• Improve or deliver open green space as part of any new 

developments to reduce potential recreational pressure on 
designated sites? 

17 To conserve and enhance the historic environment Will the option/proposal help to: 
• Conserve and enhance Rollesby Conservation Area? 
• Conserve and enhance buildings and structures of historic interest? 
• Support the integrity of the historic setting of key buildings of 

heritage interest?  
• Conserve and enhance local diversity and character? 

18 To maintain and enhance the quality and setting of the 
Broads, the AONB, landscapes and townscapes 

Will the option/proposal help to: 
• Does the proposal impact negatively on the Broads and its setting? 
• Support the integrity of the West Flegg Settled Farmland landscape 

character area? 
• Protect the dark night skies? 

19 To encourage sustained economic growth Will the option/proposal help to: 
• Encourage growth and investment in Rollesby 
• Encourage the provision of employment opportunities or home 

working 
20 To encourage both indigenous and inward investment Will the option/proposal help to: 

• Encourage growth and investment in Rollesby  
21 To maintain and enhance the viability and vitality of town 

centres 
Will the option/proposal help to: 
• Support the use of local town centres? 



Written by Collective Community Planning 
on behalf of Rollesby Parish Council 

19 

 SEA Objective Assessment Questions 

22 To encourage efficient patterns of movement in support of 
economic growth  

Will the option/proposal help to: 
• Facilitate home and remote working?  
• Promote local employment opportunities?  
• Encourage more sustainable modes of transport including public 

transport, walking and cycling? 
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3. What has plan making / SEA involved to this point 
 

3.1. Introduction 
 
In accordance with the SEA Regulations the Environmental Report must include: 
 

• An outline of the reasons for selecting the alternatives dealt with; and 
• The likely significant effects on the environment associated with alternatives / an 

outline of the reasons for selecting the preferred approach in light of alternatives 
appraised. 

 
The narrative of plan-making / SEA up to this point is told within this part of the Environmental 
Report.  
 

3.2. Overview of plan-making / SEA work to date 
 
Plan-making for the Rollesby Neighbourhood Plan has been underway since March 2017. 
Initial work was carried out by the Neighbourhood Plan steering group to determine the scope 
of the plan, which included engagement with the wider community on potentially allocating 
a site for housing development within the plan. Figure 11 outlines the various stages, with 
the SEA being on the Draft Pre-submission Plan, as highlighted.  
 
Figure 11: Stages of preparing the Neighbourhood Plan 
 

Designate Neighbourhood Plan Area 
 

Collect evidence & determine initial ideas 
 

Identify issues & options for addressing them 
 

Consult on issues & options 
 

Draft Pre-Submission Plan & Undertake environmental impact assessment 
 

Consult on Pre-Submission Plan 
 

Produce final Plan 
 

Submit Plan to GYBC & Broads Authority for consultation & examination 
 

Community referendum 
 

GYBC & Broads Authority adopt the Neighbourhood Plan 
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More formal consultation on Issues and Options for the plan was undertaken in early 2019, 
which included a survey sent to every household, open events with planning simulation game 
and public meetings. Various sites for development were considered as part of this.  
 

3.3. Developing reasonable alternatives 
 

3.3.1. Approach 
 
The Great Yarmouth Local Plan Part 1 Core Strategy was adopted in 2015. This sets out the 
overall development needs of the borough up to 2030 and identifies potential future housing 
supply. Great Yarmouth Borough Council are currently preparing their new Local Plan, Part 2. 
This will sit alongside the Local Plan Part 1 Core Strategy and will provide detailed policies and 
allocations to help deliver the broad distribution and type of growth already agreed for the 
period to 2030. A consultation on the first draft of this was undertaken in Summer 2018, 
further changes were consulted on in October 2019 and the plan is current at Regulation 19 
Stage. The Regulation 19 version of Local Plan Part 2 does not make any allocations within 
Rollesby in light of the allocations proposed in RNP.  
 
A key element of the SEA process is the appraisal of reasonable alternatives. The SEA 
Regulations are not prescriptive as to what constitutes a reasonable alternative, stating only 
that the Environmental Report should present an appraisal of the plan and reasonable 
alternatives considering the objectives and geographical scope of the plan. The number of 
potential alternatives were limited for the Draft Rollesby Neighbourhood Plan, which must be 
in general conformity with and support the strategic development needs set out in the 
adopted Great Yarmouth Local Plan, emerging Local Plan 2, and the Local Plan for the Broads.  
 
Significant effects against SEA objectives are most likely to arise through consideration of 
alternatives for the level and location of housing growth to be delivered through the 
Neighbourhood Plan. In this context, an alternative quantum of development and its location 
has been considered as an alternative. Eleven potential sites have been considered and 
assessed in 3.3.2.  
 
Other policy areas were not considered to have likely significant effects at the screening 
assessment stage. Therefore, reasonable alternatives to each of the individual policies have 
not been considered. Instead section 3.3.3 collectively assesses the plan’s policies against a 
‘do nothing / no neighbourhood plan’ scenario.  
 

3.3.2. Assessing Site Allocation Options 
 
This section provides a summary of the options appraised and the reasons for selecting and 
not selecting sites for allocation within RNP.  
 
In May 2019 AECOM undertook an independent site appraisal for RNP on behalf of Rollesby 
Parish Council, see Appendix C. This included sites that came forward as part of the Great 
Yarmouth Call for Sites and others identified through development of the neighbourhood plan 
with local land owners. Some of the sites were identified in the Strategic Housing Land 
Availability Assessment and assessed in the GYBC Local Plan Sustainability Appraisal, whilst 
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others are new to the process. A number of these were excluded from the appraisal at an 
early stage because they had already received planning permission. The purpose of AECOM’s 
site appraisal was to produce a clear assessment as to whether the identified sites are 
appropriate for allocation in RNP, in particular whether they comply with the NPPF and other 
strategic policies in the adopted development plan. The full report is available as part of the 
evidence base for this neighbourhood plan and seeks to ensure that the Basic Conditions are 
met, as well as any potential legal challenges by developers and other interested parties.  
 
The AECOM Site Appraisal reviewed each site on the basis of: 

• Its location and use; 
• Site context and planning history; 
• Type of site (greenfield, brownfield etc); 
• Site characteristics; 
• Environmental considerations; 
• Heritage considerations; 
• Community facilities and services; 
• Availability; and  
• Other key considerations (eg flood risk, agricultural land, tree preservation orders). 

 
A traffic light rating of all sites was undertaken to determine whether it was an appropriate 
candidate for consideration for allocation. ‘Green’ was given for those sites that showed no 
constraints, ‘amber’ for those which are potentially appropriate if issues can be resolved and 
‘red’ for those which are not currently appropriate for allocation. All of the sites appraised 
and their traffic light rating are identified in Figure 12.  
 
Figure 13 assesses each of the sites against the 22 sustainability objectives.  
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Figure 12: AECOM Site Appraisal Outcome 
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Figure 13: Assessment of Sites against Sustainability Objectives 
Site ID 
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Notes from the assessment against each sustainability objective (where impacts identified) 
 
Health and population 
The larger sites were considered to have potential positive benefits as they would deliver a 
range of housing to meet different members of the community, including younger people, 
and deliver a level of community open green space.  
 
Crime & antisocial behaviour 
RNP01 would come forward with an extension to the recreation ground, so this site scored 
favourable in terms of developing high quality, accessible community facilities and safe places 
within the community.  
 
Poverty and social exclusion 
RNP01-06 all fall within the gap between the two halves of the village, which locally people 
would like to close through delivery of RNP, therefore each of these sites would make a 
positive contribution towards social cohesion and quality of life. Any of the sites not within 
the gap would have a negative impact on this.  
 
Access to key services 
An assessment was made on the basis of distance from local services, including the school, 
and consideration of available footways for walking.  
 
Housing 
All sites have the potential to deliver benefit to the housing stock locally. The larger sites could 
deliver greater benefit as would include delivery of affordable and a mix of housing sizes and 
types.  
 
Quality of neighbourhood and community participation 
RNP01-06 which fall within the gap could deliver significant community benefits as the 
intention of RNP, developed by members of the community, is to close the gap between the 
two halves of the village.  
 
Soil resources and quality 
All of the sites are on Grade 1 agricultural land, so all have the potential to deliver a negative 
impact as will result in a loss of high-quality soils. The larger sites, all of which are currently in 
active agricultural use, have the potential to deliver more significant negative impacts. RNP12 
is small and not in current farming use, so was assessed as neutral impact.  
 
Waste 
All sites will lead to an increase in waste, including during construction, which has the 
potential to have slight negative impacts. 
 
Traffic 
All sites, except RNP12, are of a size that they will generate an increase in traffic, the larger 
sites (RNP1, 3, 8A/B, 11) to a greater level. Balanced against this, RNP01-06 all have street 
frontage within the gap between the two halves of the village, which could help to slow traffic.  
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Biodiversity 
Consideration was given to the impact on designated environmental sites, in particular the 
Broads SAC. RNP8A&B are in very close proximity to the Broads SAC and are large sites, so 
these were assessed as having the potential for significant negative impacts. Several other 
sites have fragmented mature hedgerow on their boundaries, which could potentially be 
impacted, though this was not considered significant.  
 
Historical Environment 
RNP05, 06 and 12 have the potential to negatively impact on Rollesby Conservation Area due 
to their proximity.  
 
Landscape and townscape 
Long views across agricultural land is a key feature of the landscape currently within Rollesby. 
Many of the sites have the potential to interrupt this, with RNP8A & B impacting on an 
important local view from Back Lane which is designated within RNP. RNP8A&B are also 
within very close proximity of the Broads and without mitigation have the potential to impact 
upon its setting.  
 
Prosperity and economic growth 
All sites were assessed as having the potential to generate investment and employment 
opportunities in Rollesby. The smaller sites could encourage local builders, architects, 
surveyors etc. 
 
Indigenous and inward investment 
All sites were assessed as having the potential to generate growth and investment in Rollesby.  
 
Efficient patterns of movement 
All sites were assessed as having the potential to generate local employment opportunities 
which could be suitable for local residents, thus reducing the need to travel.  
 
Assessment Summary for Each Site 
This section includes commentary across grouped sustainability objectives, referred to as 
sustainability assessment criteria.  
 
Figure 14: Assessment of RNP01 

Sustainability 
Assessment 

Criteria 

Comments 

Access to services 
and facilities 

Located in close proximity to the primary school and community 
centre, with playing fields, bowls green. 700m from other community 
facilities including business park. Existing footway links.  

Social and 
community 

This site is within the gap between the two halves of the village and 
therefore supports the community vision of joining up the village. This 
site includes provision of an extension to the recreation ground, which 
is supported by the community. 

Efficient use of 
land 

Loss of greenfield Grade 1 agricultural land which is actively farmed, 
negative impact. However would be part of a growth strategy to close 
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the gap between the two halves of the village and the majority of 
remaining available land in Rollesby is of same value. 

Waste, pollution 
and utilities 

Sewerage and surface water capacity upgrades required. 

Vulnerability to 
climate change 

Not in Flood Zone 2 or 3. Assessment by the LLFA few or now 
constraints – no risk of surface water flooding, no internal or external 
flooding, not within close proximity of a watercourse. No source 
protection zone.  

Highways and 
transport 

Adjacent the A149, new access possible onto this. Land in NCC 
ownership, currently county farms. 

Natural 
environment 

No designated constraints identified.  

Heritage No constraints identified  
Landscape and 
amenity 

Potential to impact upon long views across open fields from the A149 
and Back Lane, which is a key landscape feature of the gap at the 
present time. 

Business No impact 
Retail No impact 

 
Figure 15: Assessment of RNP02 

Sustainability 
Assessment 

Criteria 

Comments 

Access to services 
and facilities 

Located in close proximity to the primary school and community 
centre, with playing fields, bowls green. 600m from other community 
facilities including business park. Existing footway links. 

Social and 
community 

This site is within the gap between the two halves of the village and 
therefore supports the community vision of joining up the village. 

Efficient use of 
land 

Loss of greenfield Grade 1 agricultural land which is actively farmed, 
negative impact. However would be part of a growth strategy to close 
the gap between the two halves of the village and the majority of 
remaining available land in Rollesby is of same value. 

Waste, pollution 
and utilities 

Sewerage and surface water capacity upgrades required. 

Vulnerability to 
climate change 

Not in flood zone 2 or 3. Assessment by LLFA few or no constraints - 
not at risk from surface water flooding. No internal or external 
flooding. No watercourses close by. No source protection zone. 

Highways and 
transport 

Adjacent the A149, new access possible onto this. Land in NCC 
ownership, currently county farms. 

Natural 
environment 

No designated constraints identified.  

Heritage No constraints identified.  
Landscape and 
amenity 

Slight rise north to south means that views across open fields are 
unlikely to be impacted.  

Business No impacts 
Retail No impacts 
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Figure 16: Assessment of RNP03 
Sustainability 
Assessment 

Criteria 

Comments 

Access to services 
and facilities 

Located in close proximity to the primary school and community 
centre, with playing fields, bowls green. 550m from other community 
facilities including business park. Existing footway links. 

Social and 
community 

This site is within the gap between the two halves of the village and 
therefore supports the community vision of joining up the village. 

Efficient use of 
land 

Loss of greenfield Grade 1 agricultural land which is actively farmed, 
negative impact. However would be part of a growth strategy to close 
the gap between the two halves of the village and the majority of 
remaining available land in Rollesby is of same value. 

Waste, pollution 
and utilities 

Sewerage and surface water capacity upgrades required. 

Vulnerability to 
climate change 

Not in flood zone 2 or 3. Assessment by LLFA few or no constraints - 
not at risk from surface water flooding. No internal or external 
flooding. No watercourses close by. No source protection zone. 

Highways and 
transport 

Adjacent the A149, new access possible onto this. Land in NCC 
ownership, currently county farms. 

Natural 
environment 

No designated constraints identified. Some mature hedgerow which 
may be affected through creation of an access.  

Heritage No constraints identified.  
Landscape and 
amenity 

Potential to impact upon long views across open fields from the A149 
and Back Lane, which is a key landscape feature of the gap at the 
present time.  

Business No impacts 
Retail No impacts 

 
Figure 17: Assessment of RNP04 

Sustainability 
Assessment 

Criteria 

Comments 

Access to services 
and facilities 

Reasonable pedestrian access to a small range of village services 
within 400m - hair salon, employment park, take away, village hall, 
farm shop. The primary school and main community centre are 500m 
away in the other half of the village. 

Social and 
community 

This site is within the gap between the two halves of the village and 
therefore supports the community vision of joining up the village. 

Efficient use of 
land 

Loss of greenfield Grade 1 agricultural land which is actively farmed, 
negative impact. However would be part of a growth strategy to close 
the gap between the two halves of the village and the majority of 
remaining available land in Rollesby is of same value. 

Waste, pollution 
and utilities 

Sewerage capacity required alongside surface water management.  
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Vulnerability to 
climate change 

Not in flood zone 2 or 3. Assessment by LLFA few or no constraints - 
not at risk from surface water flooding. No internal or external 
flooding. No watercourses close by. No source protection zone. 

Highways and 
transport 

Adjacent the A149, new access possible onto this. Land in NCC 
ownership, currently county farms. 

Natural 
environment 

No designated constraints identified. Some mature hedgerow along 
site boundary.  

Heritage Grade II listed stable and grain store directly north of the site. Unlikely 
to significantly adversely affect the character of this, subject to 
appropriate site treatment.  

Landscape and 
amenity 

Adjacent existing settlement area. Could be incorporated into the 
built form of the settlement without harm to the surrounding rural 
landscape.  

Business No impact 
Retail No impact 

 
Figure 18: Assessment of RNP05 

Sustainability 
Assessment 

Criteria 

Comments 

Access to services 
and facilities 

Reasonable pedestrian access to a small range of village services 
within 400m - hair salon, employment park, take away, village hall, 
farm shop. The primary school and main community centre are 550m 
away in the other half of the village. 

Social and 
community 

This site is within the gap between the two halves of the village and 
therefore supports the community vision of joining up the village. 

Efficient use of 
land 

Loss of greenfield Grade 1 agricultural land which is actively farmed, 
negative impact. However would be part of a growth strategy to close 
the gap between the two halves of the village and the majority of 
remaining available land in Rollesby is of same value. 

Waste, pollution 
and utilities 

Sewerage and surface water capacity upgrades required. 

Vulnerability to 
climate change 

Not in flood zone 2 or 3. Assessment by LLFA few or no constraints - 
not at risk from surface water flooding. No internal or external 
flooding. No watercourses close by. No source protection zone. 

Highways and 
transport 

Adjacent the A149, new access possible onto this. Land in NCC 
ownership, currently county farms. 

Natural 
environment 

No constraints to designated sites.  

Heritage Potential for development to be viewed from the existing 
Conservation Area, potentially impacting upon its setting, without 
mitigation. 

Landscape and 
amenity 

Slight rise north to south means that views across open fields are 
unlikely to be impacted. 

Business No impact 
Retail No impact 
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Figure 19: Assessment of RNP06 
Sustainability 
Assessment 

Criteria 

Comments 

Access to services 
and facilities 

Reasonable pedestrian access to a small range of village services 
within 400m - hair salon, employment park, take away, village hall, 
farm shop. The primary school and main community centre are 600m 
away in the other half of the village. 

Social and 
community 

This site is within the gap between the two halves of the village and 
therefore supports the community vision of joining up the village. 

Efficient use of 
land 

Loss of greenfield Grade 1 agricultural land which is actively farmed, 
negative impact. However, would be part of a growth strategy to close 
the gap between the two halves of the village and the majority of 
remaining available land in Rollesby is of same value. 

Waste, pollution 
and utilities 

Sewerage and surface water capacity upgrades required. 

Vulnerability to 
climate change 

Not in flood zone 2 or 3. Assessment by LLFA few or no constraints - 
not at risk from surface water flooding. No internal or external 
flooding. No watercourses close by. No source protection zone. 

Highways and 
transport 

Adjacent the A149, new access possible onto this. Land in NCC 
ownership, currently county farms. 

Natural 
environment 

No constraints to designated sites.  

Heritage Potential for development to be viewed from the existing 
Conservation Area, potentially impacting upon its setting, without 
mitigation. 

Landscape and 
amenity 

Slight rise north to south means that views across open fields are 
unlikely to be impacted. 

Business No impact 
Retail No impact 

 
Figure 20: Assessment of RNP07 

Sustainability 
Assessment 

Criteria 

Comments 

Access to services 
and facilities 

Reasonable pedestrian access to a small range of village services 
within 400m - hair salon, employment park, take away, village hall, 
farm shop. The primary school and main community centre are 1.2km 
away in the other half of the village.  

Social and 
community 

This site is not within the gap between the two halves of the village 
and therefore does not support the community vision of joining up 
the village.  

Efficient use of 
land 

Site is Grade 1 agricultural land. It is a small field but in active farming 
use.  

Waste, pollution 
and utilities 

Capacity available to serve the proposed growth. Surface water 
management required.  
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Vulnerability to 
climate change 

Not within Flood Zone 2 or 3. Standard information on this would be 
required at planning stage.  

Highways and 
transport 

Likely appropriate on-site access can be achieved off Martham Road. 
Improvement to visibility and footway would be required.  

Natural 
environment 

No constraints to designated sites identified. Mature hedgerow lies 
along eastern boundary and could be impacted.  

Heritage No constraints identified. 
Landscape and 
amenity 

Not likely to impact upon long views across the fields or of the Broads.  

Business No impact. 
Retail No impact. 

 
Figure 21: Assessment of RNP8A 

Sustainability 
Assessment 
Criteria 

Comments 

Access to services 
and facilities 

Located in close proximity to the primary school and community 
centre, with playing fields, bowls green. 1.2km from other community 
facilities including business park. Existing footway links. 

Social and 
community 

This site is not within the gap between the two halves of the village 
and therefore does not support the community vision of joining up 
the village. 

Efficient use of 
land 

Site is Grade 1 agricultural land in current farming use. Negative 
impact. But majority of remaining available land in Rollesby is of same 
value.  

Waste, pollution 
and utilities 

Sewerage and surface water capacity upgrades required.  

Vulnerability to 
climate change 

Not in Flood Zone 2 or 3. LLFA assessment few or no constraints.  

Highways and 
transport 

Site could be accessed via Back Lane. Previous highway objection to 
such a proposal due to narrowness of the road.  

Natural 
environment 

Close proximity to the Broads SAC, within 400m. Hydrology impacts 
possible, mitigation measures may be required. Trees and hedgerow 
along the boundary, potential impact on habitats.  

Heritage No constraints.  
Landscape and 
amenity 

Potential to interrupt long views across the fiends, including an 
important local view from Back Lane which is designated within RNP. 
Close proximity of the Broads and without mitigation have the 
potential to impact upon its setting. 

Business No impact 
Retail No impact.  
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Figure 22: Assessment of RNP8B 
Sustainability 
Assessment 

Criteria 

Comments 

Access to services 
and facilities 

Located in close proximity to the primary school and community 
centre, with playing fields, bowls green. 1.2km from other community 
facilities including business park. Existing footway links. 

Social and 
community 

This site is not within the gap between the two halves of the village 
and therefore does not support the community vision of joining up 
the village. 

Efficient use of 
land 

Site is Grade 1 agricultural land in current farming use. Negative 
impact. But majority of remaining available land in Rollesby is of same 
value. 

Waste, pollution 
and utilities 

Sewerage and surface water capacity upgrades required. 

Vulnerability to 
climate change 

Not within Flood Zone 2 or 3. LLFA assessment few or no constraints. 

Highways and 
transport 

Site could be accessed via Back Lane. Previous highway objection to 
such a proposal due to narrowness of the road. 

Natural 
environment 

Close proximity to the Broads SAC, within 400m. Hydrology impacts 
possible, mitigation measures may be required. Trees and hedgerow 
along the boundary, potential impact on habitats. 

Heritage No constraints identified 
Landscape and 
amenity 

Potential to interrupt long views across the fiends, including an 
important local view from Back Lane which is designated within RNP. 
Close proximity of the Broads and without mitigation have the 
potential to impact upon its setting. 

Business No impact 
Retail No impact 

 
Figure 23: Assessment of RNP11 

Sustainability 
Assessment 

Criteria 

Comments 

Access to 
services and 
facilities 

Located in close proximity to the primary school and community 
centre, with playing fields, bowls green. 1km from other community 
facilities including business park.  

Social and 
community 

This site is not within the gap between the two halves of the village and 
therefore does not support the community vision of joining up the 
village. 

Efficient use of 
land 

Site is Grade 1 agricultural land in current farming use. Negative 
impact. But majority of remaining available land in Rollesby is of same 
value.  

Waste, pollution 
and utilities 

Anglian Water indicated that upgrades would be required to sewerage 
infrastructure which may require larger wet well size at the 
downstream pumping station and flow attenuation measures. In 
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addition, there is no capacity in the existing surface water sewers 
therefore alternative drainage measures would be needed.  

Vulnerability to 
climate change 

Not within Flood Zone 2 or 3.  

Highways and 
transport 

Access reliant on another site being delivered (currently with 
permission). Subject to this, Highways Authority indicated that 
vehicular access to the public highway may be acceptable for limited 
scale development.  

Natural 
environment 

No constraints to designated sites. Mature trees on the south-west and 
western boundary.   

Heritage No constraints identified 
Landscape and 
amenity 

Gentle rise north to south, unlikely to impact upon views over open 
fields.  

Business No impact 
Retail No impact 

 
Figure 24: Assessment of RNP12 

Sustainability 
Assessment Criteria 

Comments 

Access to services 
and facilities 

Outside of main village and away from main settlement activity, 
though close proximity, within 400m of the farm shop. Access to 
services and facilities would require a car.  

Social and 
community 

This site is not within the gap between the two halves of the village 
and therefore does not support the community vision of joining up 
the village. 

Efficient use of land Grade 1 agricultural land, though not in current farming use and not 
considered to be viably productive due to location.  

Waste, pollution and 
utilities 

No information available.  

Vulnerability to 
climate change 

Not in flood zone 2 or 3.  

Highways and 
transport 

Access could be an issue, outside of current settlement road 
network.  

Natural 
environment 

No constraints identified. 

Heritage Immediately adjacent grade II listed The Old Rectory and adjacent 
the Conservation Area, potential for negative impact.  

Landscape and 
amenity 

Small site, unlikely to impact upon long views.  

Business No impact.  
Retail No impact.  
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Figure 25: Assessment of 449 (mixed use) 
Sustainability 
Assessment 

Criteria 

Comments 

Access to services 
and facilities 

Adjacent to an existing retail business and close proximity (400m) to 
other services and facilities in the village, including school and 
community centre. Located away from existing business park at other 
end of the village, however potential uses the complement community 
provision nearby better.  

Social and 
community 

Mixed use site in this location supported at community consultation. 
Residents supportive of shop or offices and up to 5 dwellings.   

Efficient use of 
land 

Grade 1 agricultural land in current farming use, though adjacent 
settlement and all availability land in the village is of high quality.   

Waste, pollution 
and utilities 

Sewerage and surface water upgrades required.   

Vulnerability to 
climate change 

Not in flood zone 2 or 3.  

Highways and 
transport 

Access onto A149 possible.   

Natural 
environment 

Close proximity to the Broads SAC, within 400m. Hydrology impacts 
possible, mitigation measures may be required. 

Heritage No impacts  
Landscape and 
amenity 

Relatively small site, some potential to interrupt long views across the 
fiends, including an important local view from Back Lane which is 
designated within RNP, without mitigation. Close proximity of the 
Broads and without mitigation have the potential to impact upon its 
setting. 

Business Potential for increase in small scale business in the village  
Retail Potential for increase in retail provision within the village.  

 
Figure 26: Summary of options appraised for residential development 

Allocated Main comparative site-specific reasons for allocation 

RNP01 Within the gap so meets the community aspiration of joining the two halves 
of the village, delivering quality of life and cohesion benefits. Good access to 
key services including primary school and community centre. Would be 
delivered with adjoining extension to recreation ground. Limited constraints.  

RNP02 Within the gap so meets the community aspiration of joining the two halves 
of the village, delivering quality of life and cohesion benefits. Good access to 
key services including primary school and community centre. Limited 
constraints. 

RNP03 Within the gap so meets the community aspiration of joining the two halves 
of the village, delivering quality of life and cohesion benefits. Good access to 
key services including primary school and community centre. Limited 
constraints. 
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RNP04 Within the gap so meets the community aspiration of joining the two halves 
of the village, delivering quality of life and cohesion benefits. Limited 
constraints. 

RNP05 Within the gap so meets the community aspiration of joining the two halves 
of the village, delivering quality of life and cohesion benefits. Limited 
constraints. 

RNP06 Within the gap so meets the community aspiration of joining the two halves 
of the village, delivering quality of life and cohesion benefits. Limited 
constraints. 

449 For mixed use. Located nearby complementary services including retail, school 
and community centre.  

Not 
allocated 

Main comparative site-specific reasons for discounting allocation options 

RNP07 Not within the gap therefore does not meet the community aspiration of 
joining the two halves of the village. Other sites scored stronger – site is 
further from key village services like the primary school and community 
centre.  

RNP8A Not within the gap therefore does not meet the community aspiration of 
joining the two halves of the village. Other sites scored stronger – potential 
negative impact on the landscape character of the area, including protected 
view from Back Lane, also in close proximity to the Broads SAC.  

RNP8B Not within the gap therefore does not meet the community aspiration of 
joining the two halves of the village. Other sites scored stronger - potential 
negative impact on the landscape character of the area, including protected 
view from Back Lane, also in close proximity to the Broads SAC. 

RNP11 Not within the gap therefore does not meet the community aspiration of 
joining the two halves of the village. Other sites scored stronger – currently no 
vehicular access.  

RNP12 Not within the gap therefore does not meet the community aspiration of 
joining the two halves of the village. Other sites scored stronger – this is 
detached from the main settlement and there could be impacts on setting of 
the conservation area and listed buildings.  
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3.3.3. Assessment of alternative policy options 
 
To support implementation of the vision and objectives set out in Section 2.1 the current 
version of the Draft Rollesby Neighbourhood Plan puts forward policies to guide development 
in the designated area. The policies, which were developed following extensive community 
consultation and evidence gathering are as follows: 
 
Figure 27: Rollesby Neighbourhood Plan Policies  

Ref Policy Name 
HO1 Housing need and location 
HO2 Housing mix 
HO3 Design 
E1 Protecting and enhancing the environment 
E2 Character and appearance 
E3 Protecting dark night skies 
E4 Flooding and drainage 
CA1 Community facilities 
CA2 Designated Local Green Space 
CA3 Investment in open space 
TR1 Residential car parking standards 
TR2 Sustainable transport 
SSA01 Residential development – master planning 
SSA02 Residential development phase 1 
SSA03 Residential development phase 2 
SSA04 Residential development phase 3 
SSA05 Allocation for mixed use development 
PR1 Planned review 

 
The neighbourhood plan policies have collectively been assessed against a ‘do nothing / no 
neighbourhood plan’ scenario. This default alternative was based on reliance on national 
planning policy and the adopted Great Yarmouth Core Strategy and Local Plan for the Broads. 
The assessment is presented in Figure 28.  
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Figure 28: Assessment of RNP against a ‘do nothing / no RNP’ scenario 
Option 
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Figure 29: RNP Sustainability Assessment 

Sustainability 
Assessment Criteria 

Comments 

Access to services 
and facilities 

The growth strategy will deliver improvement in sustainable travel connections within the village, including a new 
crossing point. It will also enlarge the existing recreation ground used by local clubs. The plan includes policy seeking 
to protect existing community facilities.  

Social and 
community 

The growth strategy is intended to achieve the community aspiration of joining up the two halves of the village, thus 
promoting greater community cohesion. It also seeks to deliver housing which better meets the needs of residents, 
including affordable housing, smaller homes and those suitable for older people. Design requirements will improve the 
condition, liveability and surrounding environment of new housing development. Positive social impacts of green space 
provision, including extension to the recreation ground, and local green space designations.  
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Efficient use of land The growth strategy will result in the loss of Grade 1 agricultural land which is currently in active farming use. This is 
negative, but all available land within the village is of a similar quality. The growth will be delivered in a phased way 
through the timeframe of the plan.  

Waste, pollution 
and utilities 

The plan sets a requirement for at least 10% of homes to meet the highest allowable prevailing energy efficiency 
standards. The growth strategy will deliver up to 90 new homes which will increase levels of waste.  

Vulnerability to 
climate change 

The plan does not propose any development in Flood Zone 2 or 3. It sets additional requirements for proposals coming 
forward in areas of high or medium risk of surface water flooding.  

Highways and 
transport 

The growth strategy will result in significant improvements to transport infrastructure, including reduction in speed 
limit, improved footway/cycleway, improved bus waiting facilities and crossing point near to the school. Set against 
this, new development will deliver an increase in traffic.  

Natural 
environment 

The plan contains a policy requirement of a 10% net biodiversity gain, and for proposals to incorporate and enhance 
existing hedgerows, creating soft boundaries. There is policy to minimise light pollution and protect dark night skies. It 
designates four Local Green Spaces.  

Heritage Mixed impact. Some positive policies seeking to preserve the historic environment, though potential for some 
allocations to impact on the Conservation Area without adequate mitigation.   

Landscape and 
amenity 

Delivery of the growth strategy has potential to impact upon the landscape character, resulting in views over fields 
being lost where the gap between the who halves of the village is eroded. To mitigate this a landscape strategy for the 
growth is required. Additionally, the plan seeks to protect key views of public importance, including from behind the 
school and Back Lane.  

Business Supportive of proposals for small-scale business/retail such as a shop, including allocation for mixed use.  
Retail Supportive of proposals for small-scale business/retail such as a shop, including allocation for mixed use.  
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Figure 30: Do nothing / no RNP Assessment 
Sustainability 

Assessment Criteria 
Comments 

Access to services 
and facilities 

No impact.   

Social and 
community 

At the time of writing GYBC does not have a five-year housing land supply, making windfall development likely within 
the village as there is known interest from landowners. Windfall development is most likely adjacent the existing 
settlement, therefore unlikely to deliver the community aspiration of joining up the two halves of the village. It is likely 
that the housing mix delivered would not specifically meet the needs of the community as not governed by the RNP 
housing mix or design policies. Development is likely to be more piecemeal and may be less likely to deliver affordable 
housing.  

Efficient use of land At the time of writing GYBC does not have a five-year housing land supply, making windfall development likely within 
the village as there is known interest from landowners. A lot of the undeveloped land within the Rollesby is Grade 1, 
therefore it is likely that this development would be on land which is high quality and in current farming use. This 
situation will change once GYBC adopts Local Plan Part 2 and are able to demonstrate a 5YHLS.  

Waste, pollution 
and utilities 

No impact.  

Vulnerability to 
climate change 

Policy in the National Planning Policy Framework and local plans seek to minimise development in areas at risk from 
flooding, and reduce the risk of flooding associated with development, both on the development site and elsewhere.  

Highways and 
transport 

Likely that traffic will increase on the A149 through the village through windfall development in the village or 
surrounding communities. This may exacerbate existing issues of concern within the community such as speeding.  

Natural 
environment 

Existing national and local legislation which protects designated sites and promotes ecological enhancement, though 
not currently to the level required in RNP.  

Heritage No impact.  
Landscape and 
amenity 

Future development may impact upon important views identified by the community, including that from Back Lane.  

Business No impact.  
Retail No impact.  
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4. What are the Assessment Findings at this Current Stage? 
 

4.1. Assessing the effects of detailed policies and site allocations 
 
Below is a cumulative impact assessment matrix. Each policy, site allocation and site-specific 
policy has been assessed for impacts against each SEA objective and scored according to the 
framework in 2.6.  
 
The assessment takes account of the criteria presented within Schedule 2 of the SEA 
Regulations, so for example, account is taken of the potential for effect significance to be a 
factor of the timescale and reversibility of effects.   
 
In isolation, this may begin to show certain trends, ie that some effects may cumulatively be 
more significant. However, to provide a more detailed analysis of the effects, each of the 
sustainability objectives are discussed in turn.  
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Figure 31: Cumulative Impact Assessment 
Significant Positive ++ Minor Positive + Minor Negative -  Significant Negative - - Neutral 0 Uncertain ? 
Policy / Site Ref 
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Figure 31: Cumulative Impact Assessment 
Significant Positive ++ Minor Positive + Minor Negative -  Significant Negative - - Neutral 0 Uncertain ? 
Policy / Site Ref 
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4.2. Findings against each objective 
 
The remainder of this section provides an overview of the potential impact the 
Neighbourhood Plan has on each SEA objective.  
 

4.2.1. SEA1: Health & Population 
 
Figure 32: Health & Population Appraisal Score Totals 

Significance colour & symbol Definition of significance 
++ 

Significant positive 
4 

+ 
Minor positive 

11 

- 
Minor negative 

0 

-- 
Significant negative 

0 

0 
Neutral 

10 

? 
Uncertain 

0 

 
Overall a positive impact on this SEA Objective, due to a number of policies (HO1, HO2, HO3, 
SSA01-4) and site allocations promoting a better balance of housing provision that meets 
community needs. This includes the provision of affordable housing and smaller unit homes, 
which could encourage younger people to move into the village or allow older people to 
downsize, thus freeing up larger homes for families.  
 
A number of policies set out the intent to enhance or improve provision of green 
infrastructure and supported access to community and leisure facilities.  
 
The Site Allocation Policies contained specific requirements around delivering infrastructure 
to reduce the impact of traffic movement through the village, thereby encouraging healthier, 
sustainable travel.  
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4.2.2. SEA2: Education & Skills 
 
Figure 33: Education & Skills Appraisal Score Totals 

Significance colour & symbol Overall Score 
++ 

Significant positive 
0 

+ 
Minor positive 

2 

- 
Minor negative 

0 

-- 
Significant negative 

0 

0 
Neutral 

23 

? 
Uncertain 

0 

 
Overall the Neighbourhood Plan is unlikely to impact on skills.  
 
SSA05/449 was the only policy/site allocation assessed as having an impact on SEA2 through 
the promotion of a mixed-use site that has the potential to provide office space which could 
result in ongoing employment and opportunity for skills generation.  
 

4.2.3. SEA3: Crime & anti-social behaviour 
 
Figure 34: Crime & Anti-Social Behaviour Appraisal Score Totals 
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Overall there is potential for the Neighbourhood Plan to have a slight beneficial impact on 
crime and anti-social behaviour.  
 
Policies CA1&3, TR2 and SSA05 have the potential to deliver slight beneficial impacts through 
the promotion of additional community facilities and safe spaces within Rollesby. 
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4.2.4. SEA4: Poverty & Social Exclusion 
 
Figure 35: Poverty & Social Exclusion Appraisal Score Totals 
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Overall there is potential for the Neighbourhood Plan policies to deliver significant benefit to 
poverty and social inclusion.  
 
The whole intention behind the growth strategy within RNP is to enhance quality of life and 
deliver housing that meets community needs. The housing and site allocation policies, HO1, 
HO2, SSA01-05, have the potential to reduce barriers to housing and services, a domain of 
the IMD for which Rollesby falls into the most deprived 10% of communities in England. The 
site allocation policies also aim to close the gap between the two halves of the village, a key 
strategic priority identified by residents to promote community engagement and social 
inclusion. This would enable delivery of measures to reduce the impact of traffic through the 
village, providing the potential benefit of enhancing quality of life for residents.  
 
TR2 is concerned with the promotion of sustainable transport which has the potential to 
encourage more people to walk or cycle around the village, thereby encouraging social 
interaction and cohesion.   
 
CA1 and CA2 focus on enhancing community facilities and access to green space for the 
enjoyment of residents, giving the potential to improve quality of life.  
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4.2.5. SEA5: Access to Key Services 
 
Figure 36: Assessment to Key Services Appraisal Score Totals 
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Overall the Neighbourhood Plan is likely to have a positive impact on SEA5.  
 
The policies relating to community assets, CA1, CA2 & CA3, support local service provision in 
Rollesby, including access to and protection of Local Green Space. SSA05 identifies an 
allocation for mixed use development and has the potential to attract new services to the 
village.  
 
TR2 sets requirements for sustainable transport which have the potential to enhance 
accessibility through walking, cycling or public transport to key services. These requirements 
are identified in further detail in SSA01 and delivered through the site allocations. 
 

4.2.6. SEA6: Unemployment 
 
Figure 37: Unemployment Appraisal Score Totals 
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The Neighbourhood Plan is likely to have a significant beneficial impact on the provision of 
employment opportunities within Rollesby.  
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The site allocations and site-specific policies SSA01-04 could result in up to 90 new homes 
being delivered in Rollesby which will create local employment opportunities associated with 
house building and highway works. The new homes will be delivered in three phases over the 
15-year plan period, resulting in job creation over the medium term.  
 
SSA05 allocates land for mixed use development to encourage new services or offices, which 
would create employment opportunity over the long term in Rollesby. CA1 looks to safeguard 
community facilities and sustain existing employment provision.  
 

4.2.7. SEA7: Housing 
 
Figure 38: Housing Appraisal Score Totals 
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The Neighbourhood Plan is likely to have a significant positive impact upon housing provision 
within Rollesby.  
 
The housing policies H01-4 are intended to ensure that any new housing specifically meets 
the needs of the current population, providing a range of house types and sizes, across market 
and affordable homes. The site allocations and site-specific policies SSA01-5 set out 
allocations for up to 90 new homes within the village to be delivered over the plan period 
over three phases of development. This will deliver a good number of affordable new homes 
within the village. 
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4.2.8. SEA8: Quality of neighbourhood and community participation 
 
Figure 39: Quality of Neighbourhood & Community Participation Appraisal Score Totals 
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Overall the Neighbourhood Plan has the potential to significantly improve quality of life and 
community participation within Rollesby.  
 
CA2 designates Local Green Spaces within the community to promote and safeguard their use 
for the future. Several of these spaces are recreational facilities used for community activities 
and sport, thus having the potential to enhance quality of life.  
 
The site-specific policies SSA01-5 set out growth intentions for the village, which if achieved 
will deliver priorities identified by residents as part of developing the Neighbourhood Plan. 
This includes measures to reduce the impact of traffic through the village and deliver 
sustainable transport improvements (TR2) which has the potential to enhance quality of life.  
 

4.2.9. SEA9: Cultural Facilities 
 
Figure 40: Cultural Facilities Appraisal Score Totals 
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No impacts were identified on this SEA Objective.  
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4.2.10. SEA10: Soil Resources & Quality 

 
Figure 41: Soil Resources & Quality Appraisal Score Totals 
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The Neighbourhood Plan has the potential to negatively impact upon this SEA objective 
through land-take. In particular this relates to the site allocations and site-specific policies. 
Consideration was given to the availability of alternative sites without such loss, but nearly all 
available land in Rollesby is Grade 1 agricultural land in current farming use, much of it owned 
by Norfolk County Council as County Farms.  
 
Significant negative impacts were identified for the site-specific policies SSA01-05 and larger 
site allocations, through which a minimum of 65 and up to 90 homes could be delivered 
through the Neighbourhood Plan on high grade agricultural land.  
 
There is potential for E2 to have a slight beneficial impact taken on its own, through 
supporting proposals that retain a sustainable and productive agricultural landscape, though 
this will not mitigate the impact of significant housing development.  
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4.2.11. SEA11: Waste 
 
Figure 42: Waste Appraisal Score Totals 
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No potential significant impacts were identified for this SEA objective. Although the level of 
housing growth to be delivered could impact upon the level of waste produced this is likely 
to be negligible. In the medium to longer term, changes outside of planning are likely to have 
a more significant impact upon this indicator, such as changes to requirements around single 
use plastic.  
 

4.2.12. SEA12: Traffic 
 
Figure 43: Traffic Appraisal Score Totals 

Significance colour & symbol Overall Score 
++ 

Significant positive 
0 

+ 
Minor positive 

5 

- 
Minor negative 

5 

-- 
Significant negative 

0 

0 
Neutral 

15 

? 
Uncertain 

0 

 
Overall, the Neighbourhood Plan has the potential for both positive and negative impacts on 
traffic in Rollesby, though on balance and in-combination with other plans and programmes 
that will deliver growth in the area, they are more negative than positive.  
 
HO1, the site allocations and site-specific policies SSA01-SSA04 which propose and identify 
land for up to 90 new homes are likely to result in an associated increase in car journeys. The 
site specific policies also include measures to reduce the impact of traffic through the village, 



Written by Collective Community Planning 
on behalf of Rollesby Parish Council 

51 

encouraging slower traffic speeds and the use of sustainable modes of travel, which could 
have a positive impact, though this is felt to be outweighed by the level of increase in traffic.. 
TR1&2 may also achieve slight positive impacts by encouraging sustainable travel and 
appropriate car parking provision.  
 

4.2.13. SEA13: Climate Change 
 
Figure 44: Climate Change Appraisal Score Totals 
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Overall the Neighbourhood Plan has the potential to have a slight benefit on climate change 
and emission rates.  
 
Policies HO2 and SSA02-4 set out requirements for high environmental standards of design 
that will lead to a reduction in carbon emissions and use of renewable energy in new homes. 
Should 10% of new homes on allocated sites meet this policy intention there is potential for 
a slight benefit to the climate change objective.  
 

4.2.14. SEA14: Vulnerability to Climate Change 
 
Figure 45: Vulnerability to Climate Change Appraisal Score Totals 
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Overall the Neighbourhood Plan has the potential to have a significant positive impact on 
vulnerability to climate change.  
 
Policy E4 ensures any new development adequately considers flood risk and provides 
drainage infrastructure that adequately manages water to reduce future flood risk. 
Furthermore, E1 & E2 support habitat creation and the improvement/extension of green 
infrastructure networks which has the potential to support adaptation to and increase the 
resilience of biodiversity to the effects of climate change.  
 
The site-specific policies SSA02-4 to be applied to the allocated sites also set out requirements 
for surface water drainage, green space and net ecological gain, which could deliver 
significant benefit.  
 

4.2.15. SEA15: Air & water quality 
 
Figure 46: Air & Water Quality Appraisal Score Totals 
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Overall the Neighbourhood Plan has the potential to result in a slight beneficial impact on 
water and air quality.  
 
Policy E4 and the site-specific policies SSA01-4 support the principles of SuDS and have the 
potential to deliver improvements in water quality through use of attenuation or other on-
site water storage schemes. This is set against the likelihood of increased water consumption 
in relation to those policies that will deliver housing growth.  
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4.2.16. SEA16: Biodiversity 
 
Figure 47: Biodiversity Appraisal Score Totals 
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Overall the Neighbourhood Plan has the potential to deliver a positive impact on biodiversity 
within Rollesby.  
 
The level of housing growth proposed through HO1/SSA01 has the potential to increase 
traffic and recreational pressure on designated sites, which could impact upon habitat 
condition for wildlife. However, this is mitigated through policies E1 and CA2 which are 
protective, seeking to ensure that impacts from development proposals on designated sites 
are identified and minimised. Specific impacts on European Designated sites, including the 
Broads Special Area of Conservation, are considered through a Habitat Regulation 
Assessment.   
 
E1 and the site allocation policies SSA02-05 set out requirements to deliver a net gain of at 
least 10% in ecological value, potentially having a significant positive impact within the vicinity 
of the development. There is some mature native boundary hedging on the sites proposed 
for development, but predominantly the land-use is arable fields, presenting a fairly low 
ecological value currently.  
 
Other policies including E2 and CA3 recognise the importance of retaining and investing in 
local biodiversity and green space.  
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4.2.17. SEA17: Historic Environment 
 
Figure 48: Historic Environment Appraisal Score Totals 
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Overall the Neighbourhood Plan has the potential to have very minor beneficial impact on 
heritage.  
 
Policy HO3 around design requires that changes to existing buildings of heritage value or 
within the Conservation Area be in keeping, giving the potential for a slight positive impact. 
A very slight positive impact could be achieved through policy E4 which reduces the likelihood 
of streetlighting, thus conserving dark skies and not creating light pollution in areas of historic 
value. TR1 recognises the importance of compatibility with local character when providing 
parking, which has the potential of ensuring that any new development is more in keeping 
where it is nearby assets of heritage value.  
 
Although several of the allocated sites and development proposed in SSA01/SSA02 is in close 
proximity of the Conservation Area and other assets of heritage value identified in the 
baseline, mitigating measures are proposed, including buffering and a heritage assessment at 
project level.  
 
SSA02, 03 & 04 identifies the need for a landscape strategy which demonstrates how 
development is integrated into the landscape through the design of buildings and use of 
landscaping, which has the potential to mitigate impacts on the historic environment.  
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4.2.18. SEA18: Landscape & Townscape 
 
Figure 49: Landscape & Townscape Appraisal Score Totals 
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Overall the Neighbourhood Plan should deliver a neutral impact on Rollesby’s landscape 
setting.  
 
The site-specific polices SSA01-5 and allocated sites within the gap will impact upon the 
current openness as you travel through the village. However, there are mitigating measures, 
including the requirement for a landscape strategy and an assessment for impacts on the 
setting of the Broads SAC. Their impact has been assessed as neutral as a result. 
 
A number of environmental policies E1, E2 & E3 set out to deliver direct benefits, retaining 
the landscape character and setting through the protection of key views and dark night skies.  
 

4.2.19. SEA19: Prosperity & Economic Growth 
 
Figure 50: Prosperity & Economic Growth Appraisal Score Totals 
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Overall the Neighbourhood Plan has the potential to result in significant benefit for growth 
and prosperity in Rollesby.  
 
Policies HO1 and SSA01-4 propose significant levels of housing development in the village, to 
be delivered through the allocated sites, and would result in inward investment and growth, 
therefore having the potential for a significant positive impact on this objective.  
 
SSA05 promotes land for mixed use development, which has the potential to deliver 
economic benefit and employment opportunities longer term.  
 

4.2.20. SEA20: Indigenous & Inward Investment 
 
Figure 51: Indigenous & Inward Investment Appraisal Score Totals 
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Overall the Neighbourhood Plan has the potential to result in significant benefit for 
indigenous and inward investment in Rollesby.  
 
Policies HO1 and SSA01-4 propose significant levels of housing development, to be delivered 
through allocated sites, in the village and would result in inward investment and growth, 
therefore having the potential for a significant positive impact on this objective.  
 
SSA05 promotes land for mixed use development, which has the potential to deliver 
economic benefit and employment opportunities. 
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4.2.21. SEA21: Revitalising town centres 
 
Figure 52: Revitalising Town Centres Appraisal Score Totals 
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The Neighbourhood Plan was assessed as having no impact on this SEA Objective.  
 

4.2.22. SEA22: Efficient Patterns of Movement 
 
Figure 53: Efficient Patterns of Movement Appraisal Score Totals 
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Overall the Neighbourhood Plan has the potential to have a very slight beneficial impact on 
efficient patterns of movement.  
 
CA1 and SSA05 support delivery of new community facilities within Rollesby, which is 
potentially slightly positive as these provide employment opportunities and enable people to 
make use of local services.  
 
The residential site-specific policies SSA01-04 have the potential to deliver additional 
employment opportunities, however given the current level of service provision within the 
village and the need to travel elsewhere to reach services such as the doctors and shopping, 
this is balanced out.  
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Policy TR2 and SSA02 promote sustainable modes of transport, including public transport, 
walking and cycling.  
 

4.3. Avoiding, Reducing and Mitigating Effects 
 
Plans should prevent significant adverse effects on the environment, however, in 
circumstances where such effects are unavoidable, the plan should reduce and as fully as 
possible offset such effects. The mitigation hierarchy has been applied: 

i. Avoid effects altogether 
ii. Reduce / minimise effects 

iii. Offset effects – allow negative effects to occur but provide positive effects to 
compensate 

 
A significant negative effect was assessed against soil resources and quality. The loss of such 
soils is unavoidable to achieve the level of growth required to close the gap between the two 
halves of the village, a key intention of this neighbourhood plan, to achieve greater cohesion 
and quality of life for residents. Allocating within this neighbourhood plan will provide some 
protection from other windfall development coming forward within the plan area, thus 
reducing the likelihood of other high-quality soils being lost. Additionally, the Great Yarmouth 
Local Plan defines a settlement boundary or development limits for Rollesby, which seeks to 
contain other development within existing built up areas.  
 
On the whole, RNP’s policies and site allocations specifically seek to prevent significant 
adverse effects. As a result, there are limited examples where the plan has had to introduce 
new measures to reduce and or offset significant adverse effects on the environment.  
 
The process of developing RNP has been iterative. The table below provides a summary of 
the main changes incorporated into the policies and site allocations as the plan has 
progressed. The Consultation Statement which supports this neighbourhood plan sets out in 
full how the Regulation 14 consultation has informed the plan’s development.  
 
Figure 54: Iterative changes to policies and site allocations to avoid/reduce/mitigate effects 

Policy & Amendment Benefiting SA 
Objective 

CA1 Community Facilities: Amended to focus on new shopping 
and other community facilities, removed first part of the policy 
protecting existing facilities as this is covered in the Local Plan. 

5: Access to services 

SSA01 Masterplan: Additional requirement for a statement in 
relation to mineral safeguarding.  

10: soil resources & 
quality 

SSA01-5 Site Allocation Policies: Strengthened requirements in 
relation to new community greenspace.  

16: biodiversity, 18: 
landscape and 
townscape  

SSA01-5: Requirement for landscaping strategy added to the site-
allocation policies to ensure no impacts on the setting of dwellings 
in the Conservation Area.  
 

18: landscape & 
townscape, 17: 
historic 
environment  
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SSA01-5 Site Allocation Policies: Requirement for foul water 
strategy added. 

14: vulnerability to 
climate change, 15: 
Air & Water Quality 

SSA02 phase 1 development: Requirement for a heritage 
assessment added to SSA02 to ensure specific impacts on the 
Conservation Area are determined to inform development. 

17: historic 
environment 

SSA05 Mixed Use allocation: Requirement for a detailed 
landscape strategy added which demonstrates how the 
development is integrated into the landscape through the design 
of the buildings and use of landscaping. This should include a new 
tree and hedgerow screening using native species on the field 
boundary to ensure that key views from Back Lane are protected 

18: landscape & 
townscape, 16: 
biodiversity 
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5. Next Steps 
 
Following a consultation on the Regulation 14 version of the Rollesby Neighbourhood Plan, 
the draft has been updated to reflect comments received and this Environmental Report has 
been updated to reflect the changes made to the plan.  
 
The Rollesby Neighbourhood Plan will be submitted to the Local Planning Authority, Great 
Yarmouth Borough Council and the Broads Authority, for its consideration with the updated 
Environmental Report. The Borough Council, who are the lead authority, will consider 
whether the plan is suitable to go forward to Independent Examination in terms of the Plan 
meeting legal requirements and its compatibility with the Local Plan.  
 
Subject to Great Yarmouth Borough Council’s agree, the Rollesby Neighbourhood Plan will 
then be subject to Independent Examination. The Examiner will consider whether the plan is 
appropriate having regard to higher-level planning policy.  
 
The Examiner will be able to recommend that the Rollesby Neighbourhood Plan is put forward 
for a referendum, or that it should be modified or that the proposal should be refused. Great 
Yarmouth Borough Council will then decide what should be done in light of the Examiner’s 
report. Where the report recommends modifications to the plan, Great Yarmouth Borough 
Council will invite Rollesby Neighbourhood Plan Steering Group to make modifications, which 
will be reflected in an updated Environmental Report.  
 
Where the examination is favourable, the Draft Rollesby Neighbourhood Plan will then be 
subject to a referendum, organised by Great Yarmouth Borough Council. If more than 505 of 
those who vote agree with the plan, then it will be passed to Great Yarmouth Borough Council 
with a request it is ‘made’. Once ‘made’, the Draft Rollesby Neighbourhood Plan will become 
part of the Development Plan for the area.  
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Appendix A: Sustainability Context 
 

Scale Plan/Policy/Programme Considerations for SEA 
International  Directive 2001/42/EC of the European 

Parliament and of the Council of 27 
June 2001 on the assessment of the 
effects of certain plans and 
programmes on the environment 

Considers the full environmental 
effects of plans on the 
environment 

National A Green Future: Our 25 Year Plan to 
Improve the Environment 

Considers the full environmental 
effects and regard will need to be 
had to the objectives of the 
national 25 year plan 

National Revised National Planning Policy 
Framework (2019) 

Nationally set planning policies 
and considerations for 
neighbourhood plans. Potential 
for overlap, should avoid 
repetition but encourage local 
distinctiveness 

Regional Norfolk Biodiversity Action Plan (1999) Avoid damage to designated 
sites, protected species, loss of 
special areas and maintain, 
enhance and expand the range of 
native habitats and species.  

Regional  Norfolk County Council Minerals and 
Waste Core Strategy and 
Development Management Policies 
(2011) 

• Minimise waste production 
and support the recycling of 
waste 

• Reduce vulnerability to 
climate change 

• Regard to safeguarded 
minerals sites and policies 

Regional Broadland Rivers Catchment 
Abstraction Management Strategy 
(2013) 

• Reduce the vulnerability to 
climate change 

• Improve water quality 
Regional Norfolk County Council Minerals Site 

Specific DPD (2013) 
Consider the impacts of 
safeguarded minerals sites on 
potential sites for allocation 

Regional Norfolk County Council Waste Site 
Specific DPD (2013) 

Consider the impacts of 
safeguarded waste sites on 
potential sites for allocation. 
Detailed policies and allocations 
will support sustainable solutions 
to waste.  

Regional Broadland Rivers Catchment Plan 
(2014) 

Consider potential impacts on the 
river catchment 

Local  Great Yarmouth Borough-Wide Local 
Plan – Saved Policies (2001) 

Have regard to a wide range of 
retained local policies, though 
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Scale Plan/Policy/Programme Considerations for SEA 
these will be replaced with the 
emerging Local Plan Part 2. 
Potential for overlap, should 
avoid repetition but encourage 
local distinctiveness. 

Local  Broads Plan: A strategic plan to 
manage the Norfolk and Suffolk 
Broads (2011) 

Consider the aims and objectives 
of the Broads Plan 

Local Great Yarmouth Borough Council 
Local Plan Part 1: Core Strategy (2015) 

Policies need to be in general 
conformity with those of the Core 
Strategy. Potential for overlap, 
should avoid repetition but 
encourage local distinctiveness.  

Local  Great Yarmouth Borough Council: The 
Plan 2015-20 

Consider the wider strategic aims 
of the Council to stimulate 
growth and investment in the 
Borough. 

Local Great Yarmouth Habitats Monitoring 
and Mitigation Strategy (2019) 

Consider the impacts of new 
development on Natura 2000 
sites and the potential mitigation 
requirements 

Local  Broads Local Plan (2019) Policies need to be in general 
conformity with those strategic 
policies in the plan. Potential for 
overlap, should avoid repetition 
but encourage local 
distinctiveness. 
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Appendix B: Sustainability Baseline 
 

1. Health and Population 
 

1.1. Population Data 
 
Figure B1: Total Population 

 2001 2011 % Change 
Rollesby 995 946 -1.1% 
Great Yarmouth 90,810 97,277 6.6% 
Norfolk 796,728 857,888 7.1% 
England 49,449,700 53,012,456 7% 

Source: Nomis Web (Census 2011) 
 
A comparison of the 2001 and 2011 Census indicates that Rollesby has a declining population, 
which is at odds with local and national trends. Feedback with the community suggests that 
this is because younger people are not moving into the village for a combination of reasons, 
partly due to the current accommodation profile. Mid-year population estimates suggest that 
the population rose slightly between 2011 and 2016, to 965.  
 
Figure B2: Demographic Data 

Age Rollesby Great 
Yarmouth 

Norfolk England 

0-24 22% 29% 28% 31% 
25-44 16% 23% 24% 28% 
45-64 33% 27% 27% 25% 
65-74 14% 11% 11% 9% 
75+ 15% 10% 10% 8% 
Mean Age 48.5 42.1 42.7 39.3 

Source: Nomis Web (Census 2011) 
 
The proportion of older residents in Rollesby is significantly higher than the local and national 
averages and the mean age is also some 6 years older. The percentages also indicate that 
Rollesby has an ageing population – as the proportion of people in the younger age brackets 
are significantly below average.  
 

1.2. Health of the population 
 
Figure B3: People’s assessment of their own health 

 Rollesby Great 
Yarmouth 

Norfolk England 

Very good 
health 

42% 41% 43% 47% 

Good health 36% 37% 37% 34% 
Fair health 16% 16% 15% 13% 
Bad health 5% 5% 4% 4% 
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Very bad health 1% 2% 1% 1% 
Source: Nomis Web (Census 2011) 
 
Figure B4: Long-term health problem of disability 

 Rollesby Great Yarmouth Norfolk England 

Day to day activities limited a lot 9% 11% 9% 8% 

Day to day activities limited a little 13% 12% 11% 9% 

Day to day activities not limited 78% 78% 80% 82% 

Source: Nomis Web (Census 2011) 
 
Figure B5: Provision of unpaid care 

 Rollesby Great Yarmouth Norfolk England 

Provides no unpaid care 88% 89% 89% 90% 

Provides 1-19hrs care a week 8% 6% 7% 7% 

Provides 20-49hrs care a week 1% 2% 1% 1% 

Provides 50+ hrs a week 2% 3% 3% 2% 

Source: Nomis Web (Census 2011) 
 
Despite a significantly older age profile the health of the population of Rollesby is fairly 
average locally, with 78% of people indicating that they have good or very good health overall, 
and only slightly higher rates of unpaid care provided.  
 
Rollesby falls in the Lower Super Output Area (LSOA) of Great Yarmouth 002C. In 2019 this 
LSOA ranked 15,979 out of 32,844 LSOAs in England, where 1 is the most deprived LSOA. This 
is amongst the 50% most deprived neighbourhoods in the country. In 2015, this LSOA was 
ranked 16,334, also within the 50% most deprived neighbourhoods. This suggests that the 
health of the population is fairly average and not a significant issue overall, according with 
Census data presented above.  
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Figure B6: IMD 2015&2019 Health Deprivation and Disability Sub-Domain 

 

 
 
In terms of health service provision, the nearest doctors surgery and pharmacy is in Martham.  
 

2. Education and Skills 
 
The level of qualifications gained for residents of Rollesby is on a par with Great Yarmouth 
Borough, which is significantly lower than for Norfolk and nationally. 31% of residents do not 
have formal qualifications compared to 22% of people nationally.  
 
Figure B7: Qualifications gained for residents aged 16+ 

 Rollesby Great Yarmouth Norfolk England 
No qualifications 31% 30% 26% 22% 
1-4 O Levels/GCSE/CSE 31% 32% 34% 34% 
NVQ Level 1 6% 6% 8% 8% 
5+ O Level/GCSE/CSE 29% 31% 31% 34% 
NVQ Level 2 17% 15% 16% 15% 
Apprenticeship 8% 8% 7% 6% 
2+ A Levels/VCEs 11% 11% 15% 19% 
NVQ Level 3 12% 12% 11% 11% 
Degree / Higher Degree 8% 8% 11% 17% 
NVQ Level 4-5 4% 4% 4% 4% 
Professional Qualification 12% 13% 13% 14% 
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Other vocational qualifications 19% 20% 19% 17% 
Foreign qualifications 2% 1% 4% 6% 

Source Nomis Web (Census 2011) 
 
The LSOA with Rollesby in has become relatively more deprived for education, skills and 
training according to the IMD. In 2019 it ranked 9,106 out of 32,844 LSOAs in England, where 
1 is the most deprived LSOA. This is amongst the 30% most deprived neighbourhoods in the 
country. In 2015 this LSOA was ranked 10,137, amongst the 40% most deprived 
neighbourhoods.  
 
Figure B8: IMD 2019&2015 Education, Skills and Training Domain 

 

 
 
Rollesby has a Primary School with 193 pupils aged 3-11 (May 19 data). The school attracts 
pupils from relatively far away as well as serving children who live within the village.  The 
latest nationally published data for 2017/18 indicates that results at KS2 are average or below 
national standards.  
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Source: gov.uk 

 
 

3. Crime and Anti-Social Behaviour 
 
Rollesby falls into the 10% least deprived neighbourhoods according to the IMD 2019 – no 
change from 2015, see figure B9. The latest figures from www.police.uk indicate that there 
have been less than 25 reported crimes over the last reported year September 2018-August 
2019. Crime is therefore not considered to be a particular issue within this community.  
 
  

http://www.police.uk/
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Figure B9: IMD 2019 & 2015 Crime Domain 

 
 

4. Poverty and social exclusion 
 
According to the Index of Multiple Deprivation Rollesby falls into an LSOA which is amongst 
the 40% most deprived neighbourhoods in England. In 2019 it was ranked 11,845 out of 
32,844 LSOAs in England, where 1 is the most deprived. In 2015, this LSOA was ranked 13,002, 
so there has been a slight worsening of relative deprivation over the last 4 years.  
 
Figure B10: IMD 2019 & 2015  
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The LSOA falls within the 40% least deprived neighbourhoods for income deprivation affecting 
older people, but within the 50% most deprived neighbourhoods for income deprivation 
affecting children.  
 
An area where relative deprivation is more significant is around barriers to housing and 
services. This measures proximity to key services as well as considering over-crowding, 
homelessness and affordability of housing. In 2019 this LSOA was ranked 1,540, falling within 
the 10% most deprived neighbourhoods in the country. In 2015 it was ranked 1,940 so there 
has been a slight worsening of relative deprivation over the last five years.  
 
Figure B11: IMD 2019 & 2015 Barriers to housing and services domain 

 
 

5. Access to key services 
 
Rollesby is identified as a Secondary Village in the Great Yarmouth Local Plan. Its services and 
facilities include a primary and nursery school, restaurant/takeaway, café, rural business park, 
hair salon, community hall and a range of outdoor recreational facilities. The village does not 
have a shop and it looks to nearby settlements including Martham for higher order services 
like a doctors surgery. 
 
There is also a bus service along the main road providing connections to larger settlements 
including Great Yarmouth and Acle.  
  



Written by Collective Community Planning 
on behalf of Rollesby Parish Council 

70 

6. Unemployment 
 

6.1. Employment Statistics 
 
Figure B12: Employment Statistics 

 Rollesby Great Yarmouth England 
Number of usual residents 16-74 675 70,234 38,881,374 
% Economically active 66.2 65.5 69.6 
% In employment 61.5 57.0 62.1 
% Self-employed 13.0 8.3 9.8 
% Unemployed 3.4 6.1 4.4 

Source: NomisWeb, Census 2011 
 
Employment rates are higher in Rollesby than for the Borough as a whole, though slightly 
below the national averages for the proportion of people economically active and in 
employment. The unemployment rate is very low at just 3.4% and the level of self-
employment among people who live in the village is particularly high at 13%.   
 
The Index of Multiple Deprivation Employment Domain identifies that Rollesby is within the 
50% most deprived neighbourhoods in the country. This has not changed from 2015 although 
its ranking has slightly worsened, moving from 15,780 to 14,490 in 2019 out of 32,844 LSOAs 
in England. This domain considers the population who would like to work but are unable to 
due to lack of available jobs, chronic illness, disability or responsibility to care for a family 
member.  
 
Figure B13: IMD 2019 & 2015 Employment Deprivation Domain 
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6.2. Economic Growth 
 
Rollesby has a small business park and a number of commercial enterprises including the Pub 
and Hair Dressers. There is no shop. There is interest from developers in building new homes 
within the community, 18 are currently either under construction or have recently been 
granted planning permission.  
 

7. Housing 
 

7.1. Housing Profile 
 
Two thirds of Rollesby’s 424 dwellings are detached houses or bungalows. This was confirmed 
by local evidence gathering for the Neighbourhood Plan, with the Character Assessment 
identifying that detached bungalows dominate the housing mix, including some estate 
development. The housing profile is significantly different from that of the Borough as a whole 
– which has a much higher proportion of terrace housing and flats. Both Rollesby and Great 
Yarmouth Borough have a higher proportion of detached homes than the national average 
which is 22.3%.  
 
Figure B14: Dwelling Type 

Dwelling type Rollesby Great Yarmouth 
Detached 272   (64.2%) 13,059      (29.4%) 
Semi-detached 109   (25.7%) 10,487      (23.6%) 
Terrace 31     (7.3%) 13,610      (30.6%) 
Flat or apartment 10     (4.5%) 6,719        (15.1%) 
Caravan/temporary structure 2       (0.5%) 563           (1.3%) 
Total 424 44,438 

Source: NomisWeb, Census 2011 
 
Rollesby’s housing stock is predominantly 2 and 3 bed homes, with over half (51%) 3 bed, a 
greater proportion than the Borough (43%) or nationally (41%). The village has a very small 
proportion of 1 bedroom properties, less than may be expected given the demographic and 
comparative communities.    
 
In Rollesby 26% of households are single occupancy, whereas housing data indicates that 
there are only 13 one-bed homes. Analysis of data from the Census indicates that 58% of 
people living on their own live in a home with 3 or more bedrooms.  
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Figure B15: Household Size 

 
Number of 
Bedrooms 

Rollesby Great Yarmouth 
Borough 

National 

1 Bed 3% 11% 12% 
2 Bed 28% 32% 28% 
3 Bed 51% 43% 41% 
4+ Bed 17% 15% 19% 

Source: 2011 Census 
 
Analysis of housing tenure data from the 2011 Census indicates that the proportion of homes 
owned (84%) is significantly higher than for the borough (64%) and nationally (63%). The main 
difference is accounted for by people who own their homes outright. There is also a very low 
proportion of socially rented accommodation (5%) when compared to the Borough (17%) or 
nationally (18%).  
 
Figure B16: Housing Tenure 

All Housholds 406 100% 
Owned 342 84.2% 
   Owned outright 226 55.7% 
   Owned with a mortgage or loan 116 28.6% 
Shared ownership 1 0.2% 
Social rented 20 4.9% 
   Rented from Council 17 4.2% 
   Other rented 3 0.7% 
Private rented 38 9.4% 
   Private landlord 32 7.9% 
   Other 6 1.5% 
Living rent free 5 1.2% 

 
The housing profile will make it difficult for people with lower incomes, particularly the 
younger generation, to remain in the village and new development could exacerbate this.  
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7.2. Housing Development 
The recent consultation on the Local Plan Part 2 identifies an allocation for up to 20 residential 
dwellings within Rollesby, on a site adjacent the south west part of the built-up area. 
Justification within Local Plan 2 is that the allocation within Rollesby will help balance some 
growth between the different tiers of the current settlement hierarchy as most growth is 
planned within the main towns, key service centres and primary villages. The allocation would 
equate to approximately 4% of new development taking place across the combined 
Secondary and Tertiary villages.  
 
Over the last 5 years five new homes or conversions have been built in Rollesby: 
 
Figure B17: Housing completions 

Year Completions/Conversions 
2013/14 0 
2014/15 3 
2015/16 1 
2016/17 1 
Total 5 

 
An additional development of 10 bungalows recently received planning permission and 
another development of up to 13 dwellings is yet to be determined by the Local Planning 
Authority. The Evidence Base compiled for the Rollesby Neighbourhood Plan identified that 
landowners in Rollesby are interested in putting forward land for further development. A 
number of speculative or windfall planning applications recently made to the Local Planning 
Authority.  
 

7.3. Affordable Housing 
 
A snapshot of the housing register (April 2018) indicates the need for affordable housing in 
Rollesby. There have been 77 requests for affordable housing in the three months prior to 
April 2018, with the majority of which (86%) for either 1 or 2 bedroom properties. The 
demand for housing totals 187, though it should be noted that once a request is older than 3 
months it is allocated to all geographical areas across the borough by default in the housing 
allocation pool, which will reflect higher numbers for Rollesby than have actually been 
requested.  
 
Figure B18: Affordable Housing Register  

Bedrooms Within 3 
Months 

Over 3 
Months 

Total 

1 45 27 72 
2 21 8 29 
3 5 21 26 
4 5 43 48 
5   9 9 
6   1 1 
7   1 1 
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Room 
Share 

1 0 1 

Total 77 110 187 
Source: Great Yarmouth Borough Council, April 2018 
 
There are currently no Housing Association properties in Rollesby, therefore any affordable 
housing units are those provided by the Council: 

• 3 x 1 Bedroom 
• 3 x 2 Bedroom 
• 10 x 3 Bedroom 

 
This is a mixture of two storey housing and maisonettes that were commissioned in the 1920s 
and 30s and later in the 1950s and 60s. A total of 39 were available for social rent at the end 
of this period. However, with the Right to Buy scheme, introduced in the 1980s, 22 homes 
were bought and since they have not been replaced. No additional affordable homes have 
been included in recent planning applications. Based on current figures of 16 socially rented 
properties, it reflects 41% retention within Rollesby and 59% being lost to private ownership 
through Right to Buy.  
 
Sixteen affordable homes are available compared to 187 current applicants on the housing 
register and the majority of homes are 3-bedroom properties, which demonstrates a 
mismatch with current need.  
 
No additional affordable housing will be delivered as part of the 10-home bungalow 
development that currently has planning permission. The Borough’s current policy is to 
request that 20% of units are affordable for development over 10 homes.  
 

7.4. Housing Need 
 
The Housing Needs Assessment undertaken for the Rollesby Neighbourhood Plan identified a 
need for an additional 48 dwellings within the parish, or 3 new dwellings per year over the 
plan period of 2019-35. After deducting 18 existing commitments, a residual 30 dwellings 
remains.  
 
Rollesby’s demographic profile in 2035 is expected to be dominated by households aged 65 
and over (55%), followed by those aged 35 to 54 (23%), those aged 55 to 64 (18%) and the 
combined categories aged below 34 (5%).  
 
Given that Rollesby’s current dwelling stock is made up of larger dwellings compared with 
Great Yarmouth, and that the parishes ageing population is likely to increasingly favour 
smaller dwellings, it is logical that the recommended dwelling mix at the end of the plan 
period if focussed on the provision of one-bedroom (43%) and two-bedroom (48%) homes. 
The high percentage of one-bedroom properties reflects the absence of such dwellings in the 
current stock, at just 13 homes.  
 
In terms of types of dwellings required, some unmet demand for generally more affordable 
dwelling types, such as terraced homes, should be addressed. It is also advisable to promote 
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the delivery of bungalows to meet the needs of the ageing population and to reflect the fact 
that other dwelling types, such as apartments, may not be population market propositions in 
a rural village like Rollesby.  
 

8. Neighbourhood and Community Participation 
 
The current layout of the settlement, with a 1km gap along the A149 between the two main 
residential areas, and limited local service provision, may discouragee social interaction 
within the community.  
 
Last Borough Council Election, May 2019, there was a 29.4% turnout rate in West Flegg, the 
ward that Rollesby falls within. This sits against an average turnout of 28.1%. The England 
average for Local Council Elections was 35% in 2018, which indicates that community 
participation is low in comparison.  
 
In Spring 2019 an Issues and Options Consultation with the community was undertaken for 
development of the Neighbourhood Plan. There were 30 responses to the survey and 35 
individuals attended the consultation events. This represents a 7% response rate to the survey 
which went to all households and is 35 individuals attending the consultation events out of a 
population of 995 in Rollesby, so a fairly low engagement rate. This compares with a 34% 
response rate to a similar Neighbourhood Plan consultation in Filby.  
 

9. Cultural Facilities 
 
There are no cultural facilities currently within Rollesby, any residents would need to travel 
to access facilities elsewhere. The nearest is Great Yarmouth, which is 16 miles away.  
 

10.Soil and Resources Quality 
 
Rollesby village is surrounded by arable farmland. The entire area, apart from that which falls 
within the Broads Executive Area, is classified as the best and most versatile farmland, or 
Grade 1 and 2, according to the Agricultural Land Classification map. This farmland and the 
wide panoramic views it provides is a key feature of the landscape character of Rollesby.  
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Figure B19: Agricultural Land Classification 

 
 
 

11.Waste 
 
There are no particular issues with fly-tipping within the RNP area. Recycling is in line with 
Great Yarmouth Borough Council expectations.  
 

12.Traffic and Transport 
 
The A149 runs through the centre of Rollesby which is a predominantly linear settlement. The 
settlement is split into two main areas, with the speed limit varying between 30mph and 
40mph. The gap between the two areas of housing encourages greater speeds and the level 
and speed of traffic discourages residents from walking or cycling, though there is a 
continuous footway between the two halves. There is a recently established Community 
Speedwatch initiative within the village, though no data is yet available on actual traffic 
speeds.  
 
Over the last five years seven road traffic accidents have been reported in Rollesby, all of 
which are classified as ‘slight’ except for one ‘serious’ injury, see figure B20. Looking at more 
vulnerable road users, none of the accidents involved pedestrians or cyclists.  
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Figure B20: Reported Road Traffic Collisions 

 
Source Crashmap.co.uk 

 
Rollesby is well served by public footpaths enabling residents and visitors to access the 
surrounding countryside, see figure B21.  
 
Figure B21: Public Rights of Way 
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A very high proportion of Rollesby’s residents who travel to work do so by car, 87%, which is 
substantially higher than for the borough and national averages. Car dominance is an 
indication of the rurality but also the distances travelled and a lack of viable public transport 
for journeys to work. On average people travel 20km to work, which compares to the national 
average of 15km and 17km for Great Yarmouth. A comparatively high proportion of people 
work from home – 12%.  
 
Figure B22: Mode of Transport to Work  

 Rollesby Great Yarmouth England 
Public transport 3% 7% 18% 
Car 87% 70% 66% 
Cycle 2% 4% 3% 
Walk 5% 14% 11% 
Other 3% 4% 2% 

Source: NomisWeb, Census 2011 
 
Figure B23: Distance Travelled to Work 

 Rollesby Great Yarmouth England 
Less than 2km 5% 22% 22% 
2km to less than 5km 8% 21% 21% 
5km to less than 10km 8% 12% 12% 
10km to less than 20km 32% 10% 10% 
20km to less than 30km 15% 7% 7% 
30km to less than 40km 1% 4% 4% 
40km to less than 60km 0% 2% 2% 
60km and over 4% 3% 3% 
Work mainly at or from home 12% 9% 9% 
Other 13% 10% 10% 
Average distance (km) 20.3 16.8 14.9 

Source: NomisWeb, Census 2011 
 

13.Climate Change 
 

13.1. Climate Factors 
 
Emissions of greenhouse gases have been identified as a worldwide problem. It is commonly 
recognised that greenhouse gases can lead to climate change. Emissions of carbon dioxide 
(CO2), the most abundant greenhouse gas, are directly proportional to fossil fuel 
consumption, making it particularly relevant to transport, as well as domestic, industrial and 
commercial energy consumption.  
 
Analysis of CO2 emissions using the local authority CO2 emissions estimates for Great 
Yarmouth Borough (data at lower level not available) for 2017 shows that per capita CO2 
emissions have continued to fall. They are at 3.7t compared to 5.9t in 2005. The national 
average was 5.3t in 2017 from 8.7t in 2005.  
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Domestic energy use makes up 37% of total emissions, with levels showing a downward trend 
over the last five years from 200t in 2012 to 138t in 2017. Transport emissions also make up 
37% of total emissions, but these have increased over the last five years from 123t in 2012 to 
139t in 2017.  
 
Figure B24: CO2 Emissions in Great Yarmouth 

 
Source: https://www.gov.uk/government/statistics/uk-local-authority-and-regional-carbon-

dioxide-emissions-national-statistics-2005-to-2017 
 
Overall across Great Yarmouth Borough levels of CO2 emissions are on a par with national 
levels and the borough is contributing towards required national targets.  
 

13.2. Vulnerability to Climate Change 
 
The hierarchy of flood zones are defined as: 

• Zone 1 Low Probability: Encompasses land assessed as having a less than 1 in 1,000 
annual probability of flooding in any given year (<0.1%) 

• Zone 2 Medium Probability: Comprises land assessed as having between a 1 in 100 
and 1 in 1,000 annual probability of flooding 

• Zone 3a High Probability: Covers land assessed as having a 1 in 100 or greater annual 
probability of river flooding (>1%) in any year 

• Zone 3b The Functional Floodplain: This zone consists of land where water has to flow 
or be stored in times of flood. It is land which would flood with an annual probability 
of 1 in 20 (5%) or greater in any year.  
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Figures B25 and B26 show that the majority of the parish falls within Flood Zone 1, which 
has low risk. However, due to its proximity to the Broads part of the parish is within Flood 
Zone 2 and 3, with some of this representing the functional flood plain.  
 
Figure B25: Extent of flooding from rivers or the sea 

 
 
Surface water flooding is an issue within parts of Rollesby. There is Medium to High Flood 
Risk in the south-east of the village, particularly areas south of Low Road, off Back Lane and 
Martham Road. 
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Figure B26: Extent of flooding from surface water 

 
 
Due to its proximity to the Broads part of the RNP area is within Flood Risk Zone 2 and 3, 
which makes it more vulnerable to the impacts of climate change. 
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14.Water & Air Quality 
 

14.1. Water Quality 
 
The watercourses surrounding the parish are shown in Figure B27.  
 
Figure B27: Watercourses 

 
 
Trinity Broads make up 14% of the open water within the Broads National Park. They are a 
significant fresh water supply with approximately 5 million litres of water abstracted each 
day, supplying 80,000 homes in the surrounding villages and Great Yarmouth. They cover 162 
hectares of open water in total, with 21km of broadshore habitat including fen meadow, tall 
herb fen, littoral reed bed and alluvial forest. It is important to ensure that the water quality 
is not impacted by future development.  
 
Efforts by the Trinity Broads Partnership to remove sediment from the Trinity Broads are 
increasing capacity for freshwater storage, and therefore protecting critical drinking water 
resources. This will also make the Trinity Broads more resilient to extremes in weather, a likely 
effect of climate change.  
 
The Trinity Broads Management Plan provides an overview of hydrology. The Trinity Broads 
surface water catchment area is approximately 36km2 with open water covering an area of 
1.65km2. The Trinity Broads flow in a southerly direction, from Ormesby Broad in the north, 
thorugh Rollesby, Ormesby Little and Filby Broads, and out into the Muckfleet channel in the 
south. Inputs include direct precipitation, surface water runoff, inflow from dykes, 
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groundwater and consented trade effluent discharge from ESW’s Ormesby Water Treatment 
Works.  
 
Rollesby is within a Drinking Water Safeguard Zone for Surface Water and Nitrate Vulnerable 
Zone. See Figure B28. Drinking Water Safeguard Zones are designated areas in which the use 
of certain substances must be carefully managed to prevent the pollution of raw water 
sources that are used to provide drinking water.   
 
Figure B28: Location of the Drinking Water Safeguard Zone 

 
Source: Environment Agency, October 2019 

 
The parish does not fall within a Source Protection Zone. 
 

14.2. Air Quality 
 
No Air Quality Management Areas have been declared in Rollesby as no national air quality 
objectives are predicted to be exceeded.  
 

15.Biodiversity 
 

15.1. Designated Sites 
 
There are a number of designated environmentally important sites within Rollesby parish. 
These are listed in Figure B29. This includes one designated European wildlife site, the Broads 
Special Area of Conservation, a map of which is provided in Figure B30.  
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Figure B29: Designated Environmental Sites within Rollesby Parish 
Characteristic Identification within the Neighbourhood Plan 

Area 
National Nature Reserve None 
Natura 2000 sites – SPAs & SACs The Broads Special Area of Conservation 
Sites of Special Scientific Interest 
SSSI 

The Trinity Broads Special Site of Scientific Interest 

National Parks Norfolk and Suffolk Broads has equivalent status 
Areas of Outstanding Natural Beauty None 
Locally designated nature reserves None  
County Wildlife Sites None 

 
Figure B30: Location of the Broads SAC, SSSI & National Park 

 
 
The Trinity Broads are extremely rich in wildlife with some species rarely found outside of the 
Broads fen habitats. Habitats include wide expanses of shallow open water, extensive tracts 
of broadshore reedbed and undisturbed areas of wet woodland. These habitats support a 
wealth of wildlife, from the tiniest rare snail, to stands of bulrushes virtually disappeared from 
the rest of the Broads area, to the bittern. The ecological importance of the area is reflected 
in the variety of international, national and local nature conservation designations.  
 
Natural England has assessed each SSSI on the contribution it makes to the Favourable 
Conservation Status of the habitat or species it is capable of sustaining in the long term. Figure 
B31, taken from the Trinity Broads Management Plan identifies the condition status of the 
Trinity Broads overall. A small proportion 12.7% is assessed as Unfavourable No Change, with 
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this entirely relating to Filby Broad due to situation and diffuse pollution from agriculture and 
septic tanks.   
 
Figure B31: Condition of the Trinity Broads SSSI 

 
Figure B32: Trinity Broads SSSI Condition Status 

 

 
Source: Magic-defra.gov.uk, October 2019 
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Figure B33: Condition by Unit Area 
Unit Unit Name Hectares Main Habitat Condition Status 

1 Stewart Chapmans 35.46 Broadleaved, mixed 
woodland 

Favourable 

2 North East of 
Ormesby Broad 

1.24 Broadleaved, mixed 
woodland 

Favourable 

4 Essex & Suffolk Water 54.09 Fen, marsh & swamp Favourable 

5 Rollesby Charity Land 3.47 Fen, marsh & swamp Unfavourable - 
recovering 

6 Roger Tacon’s 
Woodland 

2.81 Broadleaved, mixed 
woodland 

Favourable 

10 Charles Whartons 20.75 Broadleaved, mixed 
woodland 

Favourable 

11 Porter 8.50 Broadleaved, mixed 
woodland 

Favourable 

14 Lanham 6.62 Broadleaved, mixed 
woodland 

Favourable 

15 Myhills 0.68 Broadleaved, mixed 
woodland 

Favourable 

16 Unknown – East of 
Ormesby 

1.55 Broadleaved, mixed 
woodland 

Favourable 

21 Lily Broad 8.19 Standing, open water Unfavourable - 
recovering 

22 Ormesby Broad 52.15 Standing, open water Unfavourable - 
recovering 

24 Rollesby Broad 26.25 Standing, open water Unfavourable - 
recovering 

Source: Natural England, October 2019 
 
Figure B33 identifies that the SSSI within or adjacent Rollesby parish is in Favourable 
Condition or Unfavourable Recovering Condition.  
 

15.2. Tranquillity / Dark skies 
The Broads Authority Survey shows Rollesby Broad area to be in one of the darkest categories, 
and parts of the village are in the Campaign to Protect Rural England’s second darkest 
category for light pollution, with the main settled parts of the village being lighter on the 
scale.  
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Figure B34: Light Pollution in the Broads 

 
Source: Broads Authority, Dark Sky and Night Blight Data Comparison, 2016 

 
16.Historic Environment 

 
There are 13 Grade II Listed Buildings within Rollesby parish, see figure B35. The Church of St 
George is Grade II* in recognition of its national importance or special interest. St George’s 
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Church dates mainly to the 14th century but has the base of a 12th century round tower. The 
church has a good example of a cusped south doorway, and includes a number of 19th 
century alterations. The church is a key focal point within the village and can be seen from 
surrounding villages also.  
 
There are no scheduled monuments or buildings at risk.  
 
Figure B35: Listed Buildings in Rollesby 

 
 
Figure B36: Listed Buildings in Rollesby 

Listed Building Grade 
Church Farmhouse II 
The Grange II 
Barn at Sowells Farm II 
Rollesby War Memorial II 
The Old Rectory II 
Barn, 35m South-West of Church Farmhouse II 
Barn, 50m South-West of Church Farmhouse II 
Barn, 15m North-East of Church Farmhouse II 
Old World Cottages II 
The Old Court House II 
Hall Farmhouse II 
The White House II 
Church of St George II* 

 



Written by Collective Community Planning 
on behalf of Rollesby Parish Council 

89 

The older part of the village, along Fleggburgh Road around St George’s Church is designated 
a Conservation Area by Great Yarmouth Borough Council in recognition of its heritage value, 
see figure B37.  
 
Figure B37: Rollesby Conservation Area 

 
Source: Great Yarmouth Borough Council 
 
Norfolk County Council holds data on findings of heritage value including archaeological finds, 
Listed and non-designated buildings and monuments. Figure B38 provides a map of these. 
There are 48 across the parish, not including the Listed Buildings, this includes: 

• Neolithic flints & axe 
• Beaker pottery 
• Medieval pottery & coins 
• Cropmarks 
• Busy Bee Farm 
• The Site of Rollesby School 
• 19th Century milestone marking North Walsham 17 miles & Great Yarmouth 8 miles 
• Late Saxon stirrup strap mount, post medieval coins and crotal bell 
• Site of possible WW2 bomb craters 
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Figure B38: Monuments & Archaeological Finds 

 
 
 

17.Landscapes 
 
The Great Yarmouth Borough Local Character Assessment identifies that Rollesby lies within 
the West Flegg Settled Farmland character area. This has boundaries almost entirely defined 
by the Broads Authority Executive Area. The area forms part of the historic Isle of Flegg 
surrounded by the lower lying Broads 
 
The following are judged in the Character Assessment to be the key sensitivities or positive 
features which are fundamental to the character of this landscape: 

• Remaining mature/stag headed field boundary hedgerow oaks which indicate the 
historic enclosure pattern and which are an increasingly vulnerable landscape 
resource in light of climate change 

• Remnant mixed hedgerows which although fragmented illustrate early enclosure 
patterns 

• Rollesby Hall and estate cottages set within parkland illustrates historic land use and 
management as well as portraying a strong estate identity 

• Church towers notably at Rollesby and Fleggburgh contribute to the historic character 
and act as foci for settlements 

• The interface with the woodlands the fringe the Broads and act as habitat corridors 
provide the landscape setting to the area 

• A tranquil rural landscape outside of areas of settlement, although the A149 and to an 
extent the A1064 create localised intrusions.  
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The primary landscape planning guidelines of this area include conserving its function as part 
of the landscape setting of the Broads. Any development has the potential to impact upon 
the setting of the Broads. 
 
Figure B39: West Flegg Settled Farmland 
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Executive Summary 
The Rollesby Neighbourhood Plan, which will cover the whole of Rollesby Parish, is being prepared in 
the context of the Great Yarmouth Borough Council’s Development Plan.  

Great Yarmouth Borough Council is currently preparing the Local Plan Part 2, which will seek to 
deliver a greater number of homes over the Plan period than was originally anticipated. Although 
Rollesby is identified as a Secondary Village in the settlement hierarchy, which is to deliver homes 
through extant planning permissions and windfall sites, the village is being considered for a medium 
sized site allocation ‘to contribute to the increased housing numbers now required and help maintain 
an approximation of the Core Strategy’s intended proportionate split of housing across the different 
tiers of the settlement hierarchy.’ Prior to this Rollesby was considered a Secondary Village with ‘little 
remaining housing need owing to the significant number of completions, planning permissions and an 
allowance for windfall across Secondary Villages’.  

An increase in the scale and distribution of housing allocations is required in the Borough in light of 
the emphasis in national planning policy on increasing housing delivery, and the difficulties the 
Borough faces in meeting local need, missing its housing targets, and reconciling local expectations 
and aspirations in the context of the ‘presumption in favour of sustainable development’ undermining 
local policies. The Local Plan, however, states ‘as such, any growth within secondary villages should 
be proportionately limited in scale and well-related to the existing settlement and infrastructure.’ The 
Local Plan further states that Neighbourhood Development Plans are particularly encouraged in these 
locations to ‘define locally preferable, positive development’, which was recently reiterated by Great 
Yarmouth Borough Council upon recommendation of the allocation of a medium-sized site on the 
urban edge of Rollesby. 

Rollesby is a relatively well serviced secondary village separated into two clusters located on the 
approach to the Broads National Park. In the preparation of the Local Plan Part 2, it is been 
considered for a medium sized site allocation to contribute to the increased housing numbers now 
required for the wider area. An objective of the draft Neighbourhood Plan is to allocate sites in a 
preferred ‘growth option’ to join the two sides of the village. The Local Plan currently does not set a 
provision for housing development in Rollesby. 

It is important that any site selection process carried out is transparent, fair, robust and defensible and 
that the same criteria and process is applied to each potential site. Equally important is the way in 
which the work is recorded and communicated to interested parties so the approach is transparent 
and defensible. This report is intended to help the neighbourhood planning group select preferred 
sites for allocation to meet future growth requirements for the Neighbourhood Plan area in 
accordance with Local Plan policy. A number of sites were identified for potential development in 
Rollesby through the Borough Council’s Local Plan Call for Sites consultation and by the Parish 
Council engaging with landowners. AECOM has undertaken an assessment of these sites to 
ascertain which sites are the most appropriate to allocate in the Neighbourhood Plan to meet 
Neighbourhood Plan objectives and the housing requirement for Rollesby.  

The site assessment has found that sites RNP01, RNP02, RNP04 (36), RNP06 and RNP08(37) are 
appropriate for allocation; and sites RNP03, RNP05, RNP07(23) and RNP08B(414) and RNP11(413) 
are potentially appropriate for allocation, subject to constraints such as extant planning permissions 
being developed, adjacent ‘growth option’ sites being developed in earlier phases, and access, 
ecological, and landscape issues being addressed. Site RNP12 (322) was found to not be appropriate 
for allocation, due to highway access and heritage constraints. 

From the shortlist of suitable sites, the Parish Council should engage with Great Yarmouth Borough 
Council and the community to select sites for allocation in the Neighbourhood Plan which best meets 
the objectives of the Neighbourhood Plan and the objectively assessed housing need for the plan 
area.  
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1. Introduction 
Background 
1.1 AECOM has been commissioned to undertake an independent site appraisal for the Rollesby 

Neighbourhood Plan (NP) on behalf of Rollesby Parish Council. The work undertaken was 
agreed with the Parish Council and in partnership with Locality and the Ministry of Housing, 
Communities and Local Government (MHCLG) in February 2019.  

1.2 The NP, which will cover the parish of Rollesby within the Borough of Great Yarmouth and the 
Broads Authority Executive Area (Figure 1), is being prepared in the context of their respective 
Local Development Frameworks. It is the intention of the NP to include allocations for housing 
to direct development to sustainable sites and meet identified local housing needs over the 
current Local Plan period. 

 
  Figure 1 Rollesby Neighbourhood Plan Area 
1.3 The Rollesby NP Area is largely located within the administrative area of Great Yarmouth 

Borough Council (GYBC). The GYBC Development Plan comprises the Local Plan Part 1 (Core 
Strategy) and Policies Map, adopted in 2015. The adopted Local Plan Part 1 sets out the 
overall planning strategy for the Borough until 2030, and largely replaces the policies in the 
Borough-wide Local Plan (2001). A number of 'saved' policies remain in force from the 
Borough-wide Local Plan, which will eventually be replaced by the emerging Local Plan Part 2 
(Development Management Policies and Site Allocations).  

1.4 The eastern edge of the Rollesby NP Area is within the administrative area of the Broads 
Authority. The Broads Development Plan comprises the Core Strategy 2007-2021 Development 
Plan Document (DPD), Development Management Policies 2011-2021 DPD, Site Specific 
Policies Local Plan 2013-2028, and Policies Map (2014). 

1.5 The GYBC Local Plan classifies villages into groups, to reflect their relative sustainability. This 
is an important element of the sustainable development strategy, helping to direct housing to 
the most sustainable locations and control the level of development that takes place in the least 
sustainable areas of the district whilst enabling the recycling of land and delivering new homes 
to meet local housing needs. Rollesby is identified as a Secondary Village in the Local Plan 
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spatial strategy, which will accommodate 5% of new development (shared between the 
Secondary and Tertiary Villages named in the settlement hierarchy). The Local Pan states ‘as 
such, any growth within secondary villages should be proportionately limited in scale and well-
related to the existing settlement and infrastructure.’ The Local Plan further states that 
Neighbourhood Development Plans are particularly encouraged in these locations to ‘define 
locally preferable, positive development.’ 

1.6 The Local Plan does not directly require Rollesby to plan for any new housing, nor does it 
allocate strategic sites within the NP area. GYBC however currently does not have a five year 
housing land supply, and development is being promoted in the NP area. The Draft Local Plan 
Part 2 (LPP2), currently being prepared, will provide detailed policies and allocations to help 
deliver the broad distribution and type of growth already agreed for the period to 2030, as set 
out in the adopted Core Strategy. The Draft LLP2 Development Management Policies, Site 
Allocations and Revised Housing Target (Regulation 18 Consultation) does not consider 
allocations in secondary villages. Housing provision for secondary villages, such as Rollesby, is 
to be met through extant permissions and 'windfall' permissions on unallocated sites. 

1.7 Following consultation of the Draft LPP2 (Regulation 18) revisions, that will form part of the 
‘proposed’ version to be submitted for examination in Autumn 2019, included recommendations 
for additional housing allocations to increase provision above that included in the Draft Plan to 
date. An increase in the scale and distribution of housing allocations is required in light of the 
emphasis in national planning policy on increasing housing delivery1; the difficulties the 
Borough faces in meeting local needs; missing its housing targets; and, reconciling local 
expectations and aspirations in the context of the ‘presumption in favour of sustainable 
development’ undermining local policies.  

1.8 In looking across the Secondary and Tertiary Villages, the Strategic Planning Team of GYBC 
identified Rollesby as best placed to accommodate an additional contribution to the additional 
housing requirement. The recommended site allocation for Rollesby is part of a larger site 
previously identified as an intended draft allocation, but not carried forward to the Draft Plan 
when the housing target was reduced. A revised boundary provides for 20 dwellings. To deliver 
this recommended requirement for Rollesby, GYBC have welcomed the role Rollesby NP can 
play in identifying a sustainable site other than the proposed site before the Draft Local Plan is 
finalised. 

1.9 The vision and objective of the Rollesby NP is to join the two sides of Rollesby village, which is 
currently fragmented, by providing housing for identified local need. The NP Group has 
consulted on growth options with the landowner Norfolk County Council and the community to 
achieve this objective. 

1.10 This report is an independent and objective assessment of sites identified by Rollesby Parish 
Council and GYBC in their evidence gathering, i.e. GYBC Call for Sites for Local Plan 
consultations. While some of these sites identified in the Strategic Housing Land Availability 
Assessments update have been assessed in the GYBC Local Plan Sustainability Appraisal, a 
number of sites identified by the Parish Council have not as yet been assessed to establish 
whether they are suitable, available and achievable for development.   

1.11 The purpose of AECOM’s site appraisal is to produce a clear assessment as to whether the 
identified sites are appropriate for allocation in the NP, in particular whether they comply with 
both National Planning Policy Framework and the strategic policies of the adopted 
Development Plan; and from this group of sites, identify which are the best sites to meet the 
objectives of the NP. The report is intended to help the group to ensure that the Basic 
Conditions considered by the Independent Examiner are met, as well as any potential legal 
challenges by developers and other interested parties.  

                                                                                                           
1 The Government’s change to the standard method for calculating ‘local housing need’ meant that the anticipated reduction in 
housing target for Great Yarmouth in LPP2, from 5,139 to 4,391, will now not take place. To make the Local Plan robust a 
higher number of dwellings is required to be allocated in order to maximise potential appropriate housing delivery. Further to 
this, the Government’s 2018 Housing Delivery Test (published in February 2019) finds that over the last three years (2015 to 
2018) GYBC have delivered 67% of their housing requirements (606 homes delivered of 902 homes required). This requires 
that GYBC introduce a buffer to meet housing requirements in their Local Plan Review. 
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2. Policy Context 
Planning Policy 
2.1 NP policies and allocations must be in general conformity with the strategic policies of the Local 

Plan and have due regard to the strategic policies of any emerging development plan 
documents. The Local Plan evidence base also provides a significant amount of information 
about potential developments in Rollesby Parish. 

2.2 The key documents for GYBC’s planning framework include: 

x Great Yarmouth Local Plan: Core Strategy 2013-2030 (December 2013)2; 

x GYBC Local Plan Policies Map (May 2015)2;  

x Borough-Wide Local Plan Policies (2001) Remaining Policies3;  

x GYBC Interim Housing Land Supply Policy (July 2014)4; and 

2.3 GYBC are also in the process of preparing the:  

x GYBC Draft Local Plan Part 2 Development Management Policies, Site Allocations and 
Revised Housing Target 2018 (Regulation 18 Consultation)5;  

2.4 The following extract, Figure 2, taken from the GYBC Local Plan Policies Map, shows the policy 
context of Rollesby in relation to the surrounding area.  

 

Figure 2  The policy context of Rollesby Neighbourhood Plan Area.6  
 

                                                                                                           
2 Available at: https://www.great-yarmouth.gov.uk/article/2489/Current-Local-Plan  
3 Available at: https://www.great-yarmouth.gov.uk/article/2491/Remaining-Borough-Wide-Local-Plan-Policies-2001  
4 Available at:  https://www.great-yarmouth.gov.uk/article/2490/Interim-Housing-Land-Supply-Policy  
5 Available at:  https://www.great-yarmouth.gov.uk/article/5195/First-Draft-Local-Plan-Part-2-2018  
6 This map has been edited by AECOM to indicate the location of the Parish of Rollesby (in black). 

https://www.great-yarmouth.gov.uk/article/2489/Current-Local-Plan
https://www.great-yarmouth.gov.uk/article/2491/Remaining-Borough-Wide-Local-Plan-Policies-2001
https://www.great-yarmouth.gov.uk/article/2490/Interim-Housing-Land-Supply-Policy
https://www.great-yarmouth.gov.uk/article/5195/First-Draft-Local-Plan-Part-2-2018
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2.5 As viewed in Figure 1 and 2, the eastern edge of the NP Area and the urban edge of Rollesby 
is within the Broads Authority Area. Although there are no identified sites within the Broads 
Authority Area, development proposals would have to consider impacts on the sensitive 
landscape of the Broads and its environs. 

Great Yarmouth Local Plan: Core Strategy 2013-2030  
2.6 The adopted Local Plan is based on up-to-date evidence and covers a broad range of local 

policies that will guide decisions on planning applications and development in the Borough up 
to 2030. The policies of relevance to development in the Rollesby NP area include the 
following: 

Policy CS2 – Achieving sustainable growth ensures that new residential development is 
distributed according to the settlement hierarchy, with a greater proportion of development in 
the larger and more sustainable settlements and approximately 5% of new development7 to be 
delivered in the Secondary and Tertiary Villages named in the settlement hierarchy8. 
Proportions of proposed development may need to be further refined following additional work 
on the impact of visitor pressures on Natura 2000 sites. 

Policy CS3 – Addressing the borough’s housing need ensures that new residential 
development in the borough meets the housing needs of local people by setting provision for at 
least 7,140 new homes to be delivered over the plan period. This will be achieved by focusing 
new development in accessible areas and those with the most capacity to accommodate new 
homes, in accordance with Policy CS2. 

Policy CS9 – Encouraging well-designed, distinctive places that all new developments within 
the borough:  

a) Respond to, and draw inspiration from the surrounding area’s distinctive natural, built and 
historic characteristics, such as scale, form, massing and materials, to ensure that the full 
potential of the development site is realised; making efficient use of land and reinforcing 
the local identity; 

d) Provide safe access and convenient routes for pedestrians, cyclists, public transport users 
and disabled people, maintaining high levels of permeability and legibility; and 

g) Conserve and enhance biodiversity, landscape features and townscape quality. 

Policy CS10 – Safeguarding local heritage assets promotes the conservation and enhancement 
of the significance of the borough's heritage assets and their settings, such as Conservation 
Areas, Listed Buildings, Scheduled Ancient Monuments, archaeological sites, historic 
landscapes including historic parks and gardens, and other assets of local historic value. 

Policy CS11 – Enhancing the natural environment ensures that the Broads and their settings 
are protected and enhanced along with the borough’s wider landscape character, in accordance 
with the findings of the borough’s and the Broads Authority’s Landscape Character 
Assessment. One of the supporting measures is to identify and where appropriate reassess the 
locations of strategic gaps to help retain the separate identity and character of settlements in 
close proximity to other, as identified in the Development Policies and Site Allocations Local 
Plan Document. No strategic gaps are identified in Rollesby.  

Interim Housing Land Supply Policy 2014 
2.7 This Interim Housing Land Supply Policy aims to proactively manage the delivery of housing 

sites in the borough by guiding the selection of appropriate sites for development in the short 
term until the emerging Development Policies and Site Allocations Local Plan Document is 
adopted. It is recognised that the adoption of the Interim Housing Land Supply Policy will fall 
outside of the statutory procedures for Local Plan adoption and that it will not form part of 

                                                                                                           
7 In accordance with Policy CS2 and CS3, 5% of 7,140 new homes is 357 homes,  therefore Rollesby may be reasonably 
expected to accommodate some of the 357 homes allocated to Secondary and Tertiary villages 
8 Rollesby is identified within Table 5: Settlement hierarchy as a Secondary Village (that is ‘partly outside the plan area and in 
the Broads Authority executive Area’). 
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GYBC’s Development Plan. The Interim Housing Land Supply Policy is however a material 
consideration in the determination of planning applications. 

2.8 This Interim Policy should only be used in the absence of a five year housing land supply or 
where the five year housing land supply includes sites identified in the Strategic Housing Land 
Availability Assessment. 

2.9 The Interim Housing Land Supply Policy supports development ‘outside, but adjacent to 
existing Urban Areas or Village Development Limits providing the following criteria, where 
relevant to the development, have been satisfactorily addressed: 

a) The scale of the development is appropriate to the size, character and role of the settlement 
as indicated in the settlement hierarchy and the level of housing proposed in any one 
settlement is generally in accordance with the level of housing proposed in emerging Policy 
CS2 

b) The proposed mix of housing sizes, types and tenures reflect local housing requirements in 
accordance with the latest Strategic Housing Market Assessment, this may include self-build 
schemes and lower density housing 

d) The townscape and historic character of the area including designated heritage assets are 
conserved and enhanced. The final design should appropriately respond to and draw 
inspiration from distinctive local natural and built characteristics such as scale, form, massing 
and materials 

e) The proposed density and layout is appropriate and reflects the character and appearance of 
the surrounding area. Where ‘higher’ densities are proposed these will only be permitted if 
potential impacts have been mitigated by a well thought-out design 

i) The landscape character of the surrounding area is conserved and enhanced, especially 
where the proposed development is in close proximity to an important landscape area, such as 
the Broads or the Norfolk Coast Area of Outstanding Natural Beauty. It is advisable that 
schemes in close proximity to the Broads also seek pre-application design advice from the 
Broads Authority 

j) The proposed development creates a safe and accessible environment that offers convenient 
access to key facilities and public transport 

k) The strategic and local road network can accommodate the proposed development without 
obstructing existing pedestrian and vehicular movements or negatively impacting upon public 
safety 

l) The development, having regard to other committed developments, would not be constrained 
by the need for significant off-site infrastructure which is not planned or funded’ 

2.10 Existing Village Development Limits and Urban Areas for Rollesby are set out in Appendix 3 of 
the Interim Housing Land Supply Policy, as seen in  Figure 3 below.  

2.11 Applicants for proposed developments in close proximity to the Broads should seek to liaise 
with the Broads Authority with regards to the design and have regard to the Broads Authority’s 
adopted Development Plan Documents/Local Plans and the findings of the Broads Authority’s 
Landscape Character Assessment and Biodiversity Action Plan when designing their scheme. 
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  Figure 3 Rollesby Village Development Limits 

Borough-Wide Local Plan Policies (2001) Remaining Policies  
2.12 The Borough-wide Local Plan Policies (2001) have been largely replaced by the Adopted Local 

Plan Core Strategy (2015).  The remaining Borough-wide Local Plan Policies still form part of 
the Development Plan for the Borough until the emerging Site Allocations and Development 
Management Policies Plan is adopted. The policies of relevance to development in the 
Rollesby NP area include the following: 

Policy HOU7 New residential development permits development within the settlement 
boundaries identified on the proposals map, in line with the following criteria: 

(a) the proposal would not be significantly detrimental to the form, character and setting of the 
settlement; 

(b) all public utilities are available including foul or surface water disposal and there are no 
existing capacity constraints which could preclude development or in the case of surface water 
drainage, disposal can be acceptably achieved to a watercourse or by means of soakaways; 

(c) suitable access arrangements can be made; 

(d) an adequate range of public transport, community, education, open space/play space and 
social facilities are available in the settlement, or where such facilities are lacking or 
inadequate, but are necessarily required to be provided or improved as a direct consequence of 
the development, provision or improvement will be at a level directly related to the proposal at 
the developer’s expense; and, 

(e) the proposal would not be significantly detrimental to the residential amenities of adjoining 
occupiers or users of land. 

Policy HOU8 Individual dwellings or small groups of dwellings permits small groups of dwellings 
i.e. less than 5 in those villages stated in the policy, in accordance with citeria in Policy HOU7. 
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Policy HOU17 Housing density and sub-division requires proposals to have regard to the 
density of the surrounding area. Sub-division of plots will be resisted where it would be likely to 
lead to development out of character and scale with the surroundings. 

Draft Local Plan Part 2 (Regulation 18 Consultation) 
Development Management Policies, Site Allocations and 
Revised Housing Target 
2.13 GYBC are currently preparing the LLP2 which will eventually sit alongside the Local Plan Part 

1: Core Strategy and will provide detailed policies and allocations to help deliver the broad 
distribution and type of growth already agreed for the period to 2030, as set out in the adopted 
Core Strategy. 

2.14 The Council is currently considering the responses received on the First Draft LPP2 document 
and will be shortly preparing the Proposed Draft LLP2 for public consultation, expected in early 
summer 2019. The draft policies of relevance to development in the Rollesby NP area include 
the following: 

Policy UCS3-dp Reduction of Core Strategy Housing Target sets provision of 5,139 homes over 
the plan period. 

Policy G1-dp Development limits permits development within the development limits of 
settlements shown on the Policies Map, provided it is in accordance with the other policies in 
the Local Plan. The areas outside development limits (excepting specific allocations for 
development) will be treated as countryside or other areas where new development will be 
more restricted. The Development Limits are presented in Draft Policies Map 8.12.1, as seen in 
Figure 4 below. 

 

  Figure 4 Draft Development Limits and Policy Map for Rollesby 
Policy E6-dp Trees and landscape supports development that enhances landscape, 
commensurate with the scale and nature of the development. Development which is inter-
visible with the designated Broads area will be carefully controlled to avoid adverse impacts on 
landscapes, and the enjoyment of their special qualities, including views out from the Broads. 
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2.15 The Draft LPP2 sets provision for 291 dwellings to be delivered in secondary villages over the 
plan period which comprises (at 1st April 2018): 

x 84 completions 

x 105 dwellings with planning permissions and resolutions to grant planning permission 

x 0 remaining strategic allocations (to 2030) from the Core Strategy 

x 0 dwellings allocated in the Draft LLP2 document 

x 102 allowance for future 'windfall' permissions on unallocated sites 

2.16 As part of the preparation of the LLP2: Detailed Policies and Site Allocations, a ‘Call for Sites 
and Policy Suggestions’ was undertaken in September 2016. Sites were submitted in the 
Rollesby area for consideration, however no sites were brought forward for allocation in the 
draft plan, as presented in Map 8.12.2 of the Draft Plan and in Figure 5, due to ‘little remaining 
housing need owing to the significant number of completions, planning permissions and an 
allowance for windfall across Secondary Villages’.  

 

Figure 5 Sites submitted for site allocation consideration in the Draft LPP2. 

Local Plan Working Party Recommendations 
2.17 Subsequent to the Regulation 18 Consultation, a tranche of recommendations was made to the 

Local Plan Working Party that includes the recommendation to allocate site 37 in Rollesby Area 
for 20 dwellings as seen in Figure 6 (as site 449). The allocation of this site was considered as 
part of a larger site ‘when the original Core Strategy housing target was being aimed at, but not 
included in the Draft Plan following the fall in numbers resulting from the new national ‘standard 
methodology’. 

2.18 The allocation recommendation acknowledges that Rollesby ‘could usefully contribute a 
medium sized development to contribute to the increased housing numbers now required and 
help maintain an approximation of the Core Strategy’s intended proportional split of housing 
across the different tiers of the settlement hierarchy’ and that the ‘Parish Council has indicated 



Rollesby Neighbourhood Plan   
  

  
  
  

 

 
Prepared for:  Rollesby Parish Council   
 

AECOM 
14 

 

its support for some additional development, and is currently exploring potential allocation 
options for the neighbourhood plan it is preparing.’ 

 

  Figure 6 Extract of Appendix 3: Maps of Recommended Changed Allocations 
2.19 In recommending Site 37 (449) for 20 dwellings the Council notes ‘that this would not prevent 

the Rollesby NP now being prepared either (a) choosing an alternative site to allocate 
(effectively de-allocating this one), or (b) adding one or more other allocations.’ 

2.20 Site 37 (449) is being promoted by Norfolk County Council (as landowner) through the Draft 
LPP2 as Phase 1 of the potential development of sites 37 and 414 as seen in Figure 5 and 
Figure 7. 

 
  Figure 7 Masterplan of site submitted for allocation consideration 
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3. Site Assessment Method  
3.1 The approach to the site assessment is based on the Government’s Planning Practice 

Guidance. The relevant sections are Housing and Economic Land Availability Assessment 
(March 2015)9, Neighbourhood Planning (updated Feb 2018)10 and the Neighbourhood 
Planning Site Assessment Toolkit11. These all encompass an approach to assessing whether a 
site is appropriate for allocation in a Development Plan based on whether it is suitable, 
available and achievable (or viable). In this context, the methodology for identifying sites and 
carrying out the site appraisal is presented below. 

Task 1: Identify Sites to be included in the 
Assessment 
3.2 The first task is to identify which sites should be considered as part of the assessment.  

3.3 For the Rollesby NP, this included: 

x Sites identified as part of the Call for Sites consultation undertaken by Great Yarmouth in 
September 2016 that are mapped in the Draft LPP2 (Regulation 18 Consultation); 

x Site options identified by the Neighbourhood Planning Group; and 

x A site recommended by Great Yarmouth for allocation in the Draft Plan Part 2.   

Task 2: Site Pro-Forma 
3.4 A site appraisal pro-forma has been developed by AECOM to assess potential sites for 

allocation in the NP. It is based on the Government’s National Planning Practice Guidance, the 
Site Assessment for Neighbourhood Plans: A Toolkit for Neighbourhood Planners (Locality, 
2015) and the knowledge and experience gained through previous neighbourhood planning site 
assessments. The purpose of the pro-forma is to enable a consistent evaluation of each site 
against an objective set of criteria. 

3.5 The pro-forma enables a range of information to be recorded, including the following: 

x General information: 
- Site location and use; and 
- Site context and planning history. 

x Context:  
- Type of site (greenfield, brownfield etc.); and 
- Planning history. 

x Suitability:  
- Site characteristics; 
- Environmental considerations;  
- Heritage considerations;  
- Community facilities and services; and 
- Other key considerations (e.g. flood risk, agricultural land, tree preservation 

orders. 
x Availability 

3.6 Prior to completing the site pro formas, an initial ‘sift’ of sites was carried out to exclude any 
sites that were clearly unsuitable for development due to an insurmountable constraint, such as 
sites that fell within a statutory environmental designation or sites that were isolated from 
existing settlements.  

                                                                                                           
9 https://www.gov.uk/guidance/housing-and-economic-land-availability-assessment  
10 https://www.gov.uk/guidance/neighbourhood-planning--2  
11 https://neighbourhoodplanning.org/toolkits-and-guidance/assess-allocate-sites-development/  

https://www.gov.uk/guidance/housing-and-economic-land-availability-assessment
https://www.gov.uk/guidance/neighbourhood-planning--2
https://neighbourhoodplanning.org/toolkits-and-guidance/assess-allocate-sites-development/
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3.7 The pro formas were completed following a desk top assessment which drew on a range of 
sources of information including Google Maps12 and Google Earth13, the MAGIC map14, 
Historic England mapping15 and the EA’s Flood Map for Planning16. The desktop assessment 
was corroborated and verified following a site visit which allowed the team to consider aspects 
of the site assessment that could only be done visually. It was also an opportunity to gain a 
better understanding of the context and nature of the village.  

Task 3: Consolidation of Results 
3.8 Following a site visit, the desktop assessments were revisited to finalise the assessments and 

compare the sites to judge which were the most suitable to meet the housing requirement.  

3.9 A ‘traffic light’ rating of all sites has been given based on whether the site is an appropriate 
candidate to be considered for allocation in the NP. The traffic light rating indicates ‘green’ for 
sites that show no constraints and are appropriate as site allocations, ‘amber’ for sites which 
are potentially appropriate if issues can be resolved and ‘red’ for sites which are not currently 
appropriate for allocation. The judgement on each site is based on the three ‘tests’ of whether a 
site is appropriate for allocation – i.e. the site is suitable, available and achievable.    

                                                                                                           
12 Available at: https://www.google.co.uk/maps 
13 Available at: https://earth.google.com/web/  
14 Available at: http://magic.defra.gov.uk/magicmap.aspx  
15 Available at: https://historicengland.org.uk/listing/the-list/map-search?clearresults=True  
16 Available at: https://flood-map-for-planning.service.gov.uk/  

https://www.google.co.uk/maps
https://earth.google.com/web/
http://magic.defra.gov.uk/magicmap.aspx
https://historicengland.org.uk/listing/the-list/map-search?clearresults=True
https://flood-map-for-planning.service.gov.uk/


Rollesby Neighbourhood Plan   
  

  
  
  

 

 
Prepared for:  Rollesby Parish Council   
 

AECOM 
17 

 

4. Site Assessment   
4.1 The sites to be considered through this site appraisal have been identified through: 

x Sites submitted and considered in the Rollesby area as mapped in Figure 5 of the Draft 
LLP2 (Regulation 18 Consultation) subsequent to a call for sites exercise undertaken by 
GYBC in September 2016;  

x Sites identified by Rollesby Parish Council in 2018; and 
x The recommendation to propose a site allocation in the Draft LLP2. 

4.2 The sites identified are set out in Table 4.1 and Table 4.2 below. 

Identified Sites in the Draft Local Plan Part 2 
(Regulation 18 Consultation) 
4.3 GYBC consulted on draft site allocations in the Draft LPP2 which included sites considered in 

the Rollesby Area. The sites were identified in a formal ‘Call for Sites’ in 2016, and 
assessments were undertaken by GYBC for allocation consideration. The Regulation 18 
consultation does not propose the allocation of any sites in Rollesby.  Table 4.1 presents those 
sites (mapped in Figure 5) considered, with main comparative reasons for each site not being 
put forward for allocation. Sites were assessed through the Draft Sustainability Appraisal 
Report to support the LPP2, for which the summary appraisal is presented in Appendix A. 

Table 4.1 Sites identified in the GYBC Call for Sites consultation (2016) for Draft Plan allocation 
consideration 

Site Ref.  Site Name / 
Address  

Site 
Size 
(ha) 

Promoter 
Capacity 
(homes) 

Planning 
Applications  

Main comparative reason(s) for not 
being selected for allocation in the 
Draft LPP2 (Regulation 18) 

Site 23 Land to rear 
of Hall View, 
Martham 
Road, 
Rollesby 
NR29 5DU 

0.61 13 Planning permission 
is being sought for up 
to 13 units (ref. 
06/18/0315/O) with 
proposed means of 
vehicular access. 
Application status: 
Undecided      

The ability to appropriately access the site 
is currently unclear. 

Site 36 Land to the 
North of 
Main Road, 
Rollesby 

0.88 15  Located further from the primary school. 
Does not provide the level of growth 
achieved by Site 37. 

Site 37 Land to the 
North of 
Main Road 
(also 
Abutting 
Back Lane), 
Rollesby 

2.2 20-25 on 
part of site 
closest to 
Main Road 

Part of site abutting 
Back Lane. Planning 
permission for 17 
dwellings (ref. 
06/17/0621/O) 
withdrawn.  Applicant 
Norfolk County 
Council (NPS)     

Close proximity and potential to impact 
upon Broads Area, a suitable access 
would need to be demonstrated. 

Site 91 Kemps Farm 
Back Lane 
Rollesby 
NR29 5EB 

0.6 3 Planning Permission 
for 3 no 4 bedroom 
bungalows (ref. 
06/17/0316/F) 
approved 

Significant concerns relating to the 
existing access. Small areas of the site 
has the benefit of planning consent for 4 
units. 

Site 320 Meadow 
Way (land 
off), Rollesby 

0.66 10 Planning permission 
for 10 units (ref. 
06/18/0035/F) 
approved.  

 

http://planning.great-yarmouth.gov.uk/OcellaWeb/planningDetails?reference=06/18/0315/O&from=planningSearch
http://planning.great-yarmouth.gov.uk/OcellaWeb/planningDetails?reference=06/17/0621/O&from=planningSearch
http://planning.great-yarmouth.gov.uk/OcellaWeb/planningDetails?reference=06/17/0316/F&from=planningSearch
http://planning.great-yarmouth.gov.uk/OcellaWeb/planningDetails?reference=06/18/0035/F&from=planningSearch


Rollesby Neighbourhood Plan   
  

  
  
  

 

 
Prepared for:  Rollesby Parish Council   
 

AECOM 
18 

 

Site Ref.  Site Name / 
Address  

Site 
Size 
(ha) 

Promoter 
Capacity 
(homes) 

Planning 
Applications  

Main comparative reason(s) for not 
being selected for allocation in the 
Draft LPP2 (Regulation 18) 

Site 322 Land north of 
Heath Rd 

0.18 - - Requires careful design i.e. proximity to 
conservation area, setting of listed 
buildings. Overall, not considered 
sustainable and/or a scale to provide 
growth commensurate with the size of the 
settlement 

Site 413 Land off 
Meadow 
Way, 
Rollesby 

1 - Northern part of 
refused Planning 
Application 
06/14/0381/O with 
site to the south for 
35 homes. Dismissed 
at appeal in 2015 

Site is reliant upon vehicular access 
through Site 320 which has planning 
consent but does not provide details, 
provision of a through access. 

Site 414 Land to the 
North of 
Main Road 
(also 
Abutting 
Back Lane), 
Rollesby 

2.26 20-25 on 
part of site 
closest to 
Main Road 

- Larger extent of Site 37. Scale of 
development too large, would be out of 
character to Rollesby. Far greater than 
existing provision of facilities. 

      

4.4 As Sites 91 and 320 have extant planning permission, the sites have been found suitable for 
development in principal and do not require further assessment. The numbers of homes 
provided by these conditional approvals have also been counted as part of the committed 
housing supply by GYBC. 

4.5 All other sites in Table 5.1 have been taken forward for appraisal using site assessment pro 
formas. 

Sites identified through Parish Council 
4.6 Rollesby Parish Council identified a number of sites on the urban edge of the village in the 

ownership of Norfolk County Council, who have confirmed availability of the sites to be 
potentially considered as allocations in the neighbourhood planning process.  

4.7 The Neighbourhood Planning group consulted with stakeholders on the proposed approach to 
cohesively join up the two halves of Rollesby village through the allocation of sites on either 
side of the A149. The growth option, to be potentially delivered in three phases, was supported 
by the community to meet the objectives of the NP to deliver plan-led development to meet 
local housing needs. This phased development gives the neighbourhood the opportunity to 
influence design and housing density to meet local need, while providing an extension to the 
playing fields. 

4.8 The growth option sites are presented below in Figure 8 and Table 4.2 have been taken forward 
for appraisal using site assessment pro formas.  

http://planning.great-yarmouth.gov.uk/OcellaWeb/planningDetails?reference=06/14/0381/O&from=planningSearch
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Figure 8 Rollesby Growth Option Plan 

Table 4.2 Sites identified through Parish Council Site Options Identification 

Site 
Ref.  

Site Source. Site Name / 
Address  

Site 
Area 
(Ha) 

Planning Applications Indicative 
Housing 
Yield 

RNP01 Parish 
Council’s Site 
Options 
Identification 

Land north of 
Coronation 
Avenue (east) 

1.53 None recent or relevant. 30 

RNP02 Parish 
Council’s Site 
Options 
Identification 

Land west of 
Coronation 
Avenue 

1.18 None recent or relevant. 22 

RNP03 Parish 
Council’s Site 
Options 
Identification 

Land north of 
A149 

1.43 None recent or relevant. 25 

RNP04 Parish 
Council’s Site 
Options 
Identification 

Land to the North 
of Main Road 

0.88 None recent or relevant 5 

RNP05 Parish 
Council’s Site 
Options 
Identification 

Land to the south 
of Park View 

0.66 None recent or relevant. 7 

RNP06 Parish 
Council’s Site 
Options 
Identification 

Land east of 
Horse and Groom 

0.48 None recent or relevant. 5 
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4.9 Figure 9 identifies all sites17 taken forward for assessment in the Rollesby NP area. Again, as 
Sites 91 (RNP09) and 320 (RNP10) have extant planning permission, these sites do not require 
further consideration for potential allocation. 

 

Figure 9 Sites identified for assessment in Rollesby NP area (Map Source: 2018 Google)

                                                                                                           
17 Please note redline site boundaries are indicative. 
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5. Site Assessment Summary 
5.1 The relevant sites identified in Table 4.1 and Table 4.2 have been assessed to consider whether 

they would be appropriate for allocation in the Rollesby NP.  

5.2 Table 6.1 sets out a summary of the site assessments. This includes relevant planning 
application histories of each site, and the site assessment conclusions.  

5.3 The final column is a ‘traffic light’ rating for each site, indicating whether or not the site is 
appropriate for allocation. Red indicates the site is not appropriate for allocation within the NP. 
Green indicates the site is appropriate for allocation within the NP without constraint. Amber 
indicates that the site is potentially appropriate for allocation within the NP subject to the 
mitigation of constraints. The summary table should be read alongside the completed pro 
formas presented in Appendix A. 

5.4 The summary table shows that sites RNP01, RNP02, RNP04 (36), RNP06 and RNP08(37) are 
appropriate for allocation; RNP03, RNP05, RNP07(23) and RNP08B(414) and RNP11(413) are 
potentially appropriate for allocation, subject to constraints such as adjacent ‘growth option’ 
sites being developed firstly in earlier phases, extant planning permissions being developed, 
and access and landscape issues being addressed. Site RNP12 (322) was found to not be 
appropriate for allocation.  Figure 10 presents the assessment findings. 

 

  Figure 10 Red Amber Green rating for assessed sites (Map Source: 2018 Google) 
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Table 6.1 Site Assessment Summary Table 

Site Ref.  Site Address Site Source Gross 
Site 
Area 

Site Type Neighbourhood Plan Site Assessment summary Traffic 
Light 
Rating 

RNP01 Land north of 
Coronation Avenue 
(east) 

Parish Council's 
Site Options 
Identification with 
Norfolk County 
Council 

1.53 Greenfield The site is adjacent to the urban edge and development limits of Rollesby and is currently an 
agricultural field (Grade 1 Agricultural Land). 
The site does not currently have access onto the A149, but there is potential to create a new 
access subject to consultation with the Highways Authority. 
The site is adjacent to the primary school and playing fields, but not well located for other 
amenities and services, such as public transport, healthcare and secondary schools. 
The site is also in close proximity to the Trinity Broads SSSI and the Broads SAC; it falls 
within the SSSI Impact Risk Zone of the SSSI where all development “outside or extending 
outside existing settlements/urban areas affecting greenspace, farmland, semi natural 
habitats or landscape features such as trees, hedges, streams, rural buildings/structures” 
has the potential to affect a SSSI and consultation with Natural England is likely to be 
required. 
The site is in close proximity to the Broads National Park. It has a medium sensitivity in 
terms of development within a rural landscape and character area of the Broads. While the 
site is not visible from the Broads National Park, it is visible from the approach road to the 
Broads, Main Road (A149). The Landscape Character Assessment notes that the landscape 
character of Rollesby has been reduced due to the intrusion of the A149, but that small rural 
lanes off the A149 such as Back Lane are characteristic of the rural nature of the area. Given 
the landscape sensitivity of the site, the density and layout of proposed development must 
be appropriate and reflect, conserve and enhance the landscape character and appearance 
of the surrounding area. 
Development of the site would lessen the gap between the two sides of Rollesby Village, 
however no ‘strategic gaps’ are identified within Rollesby in Local Plan policy. 
The Site is available for development and being considered as part of the Neighbourhood 
Plan’s growth option to join the two sides of the village. 
Development of the site is contrary to Policy S/7 Development Frameworks and Policy S/10 
Group Villages as it is outside the development limits of Rollesby. However, as GYBC do not 
currently have a 5 year supply of land for housing, the ‘Interim Housing Land Supply Policy’ 
supports development ‘outside, but adjacent to existing Urban Areas or Village Development 
Limits’ providing key criteria (i.e. scale, size, role of settlement, housing need and tenure, 
landscape and historic character) have been appropriately addressed. 
On this basis, the site is suitable for development and allocation consideration, subject to 
access, ecology/biodiversity and landscape issues being addressed. 

 

RNP02 Land west of 
Coronation Avenue 

Parish Council's 
Site Options 

1.18 Greenfield The site is adjacent to the urban edge and development limits of Rollesby and is currently an 
agricultural field (Grade 1 Agricultural Land). 
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Site Ref.  Site Address Site Source Gross 
Site 
Area 

Site Type Neighbourhood Plan Site Assessment summary Traffic 
Light 
Rating 

Identification with 
Norfolk County 
Council  

The site does not currently have access onto the A149, but there is potential to create a new 
access subject to consultation with the Highways Authority. 
The site is adjacent to the primary school and playing fields, but not well located for other 
amenities and services, such as public transport, healthcare and secondary schools.  
The site is also in close proximity to the Trinity Broads SSSI and the Broads SAC; it falls 
within the SSSI Impact Risk Zone of the SSSI where all development “outside or extending 
outside existing settlements/urban areas affecting greenspace, farmland, semi natural 
habitats or landscape features such as trees, hedges, streams, rural buildings/structures” 
has the potential to affect a SSSI and consultation with Natural England is likely to be 
required. 
The site is in close proximity to the Broads National Park. It has a medium sensitivity in 
terms of development within a rural landscape and character area of the Broads. While the 
site is not visible from the Broads National Park, it is visible from the approach road to the 
Broads, Main Road (A149). The Landscape Character Assessment notes that the landscape 
character of Rollesby has been reduced due to the intrusion of the A149, but that small rural 
lanes off the A149 such as Back Lane are characteristic of the rural nature of the area. A 
view of the church tower from the Main Road would be obscured by potential development, 
this view however has already been partially eroded by the presence of powerlines. Given 
the landscape sensitivity of the site, the density and layout of proposed development must 
be appropriate and reflect, conserve and enhance the landscape character and appearance 
of the surrounding area. 
Development of the site would lessen the gap between the two sides of Rollesby Village, 
however no ‘strategic gaps’ are identified within Rollesby in Local Plan policy. 
The Site is available for development and being considered as part of the Neighbourhood 
Plan’s growth option to join the two sides of the village. Norfolk County Council and the 
Neighbourhood Plan Group propose that development of the Rollesby Growth Option will 
take place in three phases, whereby RNP02 would potentially be developed in the first phase 
in 2020 to 2025. 
Development of the site is contrary to Policy S/7 Development Frameworks and Policy S/10 
Group Villages as it is outside the development limits of Rollesby. However, as GYBC do not 
currently have a 5 year supply of land for housing, the ‘Interim Housing Land Supply Policy’ 
supports development ‘outside, but adjacent to existing Urban Areas or Village Development 
Limits’ providing key criteria (i.e. scale, size, role of settlement, housing need and tenure, 
landscape and historic character) have been appropriately addressed. 
On this basis, the site is suitable for development and allocation consideration, subject to 
access, ecology/biodiversity and landscape issues being addressed. 

RNP03 Land north of A149 Parish Council's 1.43 Greenfield The site is removed from the urban edge and development limits of Rollesby and is currently  
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Site Ref.  Site Address Site Source Gross 
Site 
Area 

Site Type Neighbourhood Plan Site Assessment summary Traffic 
Light 
Rating 

Site Options 
Identification with 
Norfolk County 
Council 

an agricultural field (Grade 1 Agricultural Land). 
The site does not currently have access onto the A149, but there is potential to create a new 
access subject to consultation with the Highways Authority. 
The site is in close proximity to the primary school and playing fields, but not well located for 
other amenities and services, such as public transport, healthcare and secondary schools; 
The site is also in close proximity to the Trinity Broads SSSI and the Broads SAC; it falls 
within the SSSI Impact Risk Zone of the SSSI where all development “outside or extending 
outside existing settlements/urban areas affecting greenspace, farmland, semi natural 
habitats or landscape features such as trees, hedges, streams, rural buildings/structures” 
has the potential to affect a SSSI and consultation with Natural England is likely to be 
required. 
The site is in close proximity to the Broads National Park. It has a medium sensitivity in 
terms of development within a rural landscape and character area of the Broads. While the 
site is not visible from the Broads National Park, it is visible from the approach road to the 
Broads, Main Road (A149). The Landscape Character Assessment notes that the landscape 
character of Rollesby has been reduced due to the intrusion of the A149, but that small rural 
lanes off the A149 such as Back Lane are characteristic of the rural nature of the area. The 
site contributes to the open rural character of Rollesby, with views across the site of the 
wooded area surrounding the Ormesby Broads. Given the landscape sensitivity of the site, 
the density and layout of proposed development must be appropriate and reflect, conserve 
and enhance the landscape character and appearance of the surrounding area. 
Development of the site would lessen the gap between the two sides of Rollesby Village, 
however no ‘strategic gaps’ are identified within Rollesby in Local Plan policy. 
The Site is available for development and being considered as part of the Neighbourhood 
Plan’s growth option to join the two sides of the village. Norfolk County Council and the 
Neighbourhood Plan Group propose that development of the Rollesby Growth Option will 
take place in three phases, whereby RNP03 will be developed in Phase 2 in 2025 to 2030. 
Development of the site is contrary to Policy S/7 Development Frameworks and Policy S/10 
Group Villages as it is outside the development limits of Rollesby. However, as GYBC do not 
currently have a 5 year supply of land for housing, the ‘Interim Housing Land Supply Policy’ 
which does not support development of a site outside and not adjacent to the ‘existing Urban 
Areas or Village Development Limits’. The site however is potentially suitable for 
development and allocation consideration in consultation with GYBC, subject to Site RNP04 
(36) being developed in an earlier phase (of the growth option) and providing key criteria (i.e. 
scale, size, role of settlement, housing need and tenure, landscape and historic character) 
have been appropriately addressed. 
On this basis, the site is potentially suitable for development and allocation consideration, 



Rollesby Neighbourhood Plan   
  

  
  
  

 

 
Prepared for:  Rollesby Parish Council   
 

AECOM 
25 

 

Site Ref.  Site Address Site Source Gross 
Site 
Area 

Site Type Neighbourhood Plan Site Assessment summary Traffic 
Light 
Rating 

subject to phasing, access, ecology/biodiversity and landscape issues being addressed. 

RNP04 
(36) 

Land to the North of 
Main Road, Rollesby 

Parish Council's 
Site Options 
Identification with 
Norfolk County 
Council 

0.88 Greenfield The site is adjacent to the urban edge and development limits of Rollesby and is currently an 
agricultural field (Grade 1 Agricultural Land). 
The site does not currently have access onto the A149, but there is potential to create a new 
access subject to consultation with the Highways Authority. 
The site is in close proximity to the primary school and playing fields, but not well located for 
other amenities and services, such as public transport, healthcare and secondary schools. 
The site is also in close proximity to the Trinity Broads SSSI and the Broads SAC; it falls 
within the SSSI Impact Risk Zone of the SSSI where all development “outside or extending 
outside existing settlements/urban areas affecting greenspace, farmland, semi natural 
habitats or landscape features such as trees, hedges, streams, rural buildings/structures” 
has the potential to affect a SSSI and consultation with Natural England is likely to be 
required. 
The site is in close proximity to the Broads National Park. It has a medium sensitivity in 
terms of development within a rural landscape and character area of the Broads. While the 
site is not visible from the Broads National Park, it is visible from the approach road to the 
Broads, Main Road (A149). The Landscape Character Assessment notes that the landscape 
character of Rollesby has been reduced due to the intrusion of the A149, but that small rural 
lanes off the A149 such as Back Lane are characteristic of the rural nature of the area. The 
site is largely enclosed having a moderate level of boundary hedgerow and tree screening. 
Given the landscape sensitivity of the site, the density and layout of proposed development 
must be appropriate and reflect, conserve and enhance the landscape character and 
appearance of the surrounding area. 
Development of the site would lessen the gap between the two sides of Rollesby Village, 
however no ‘strategic gaps’ are identified within Rollesby in Local Plan policy. 
The Site is available for development and being considered as part of the Neighbourhood 
Plan’s growth option to join the two sides of the village. Norfolk County Council and the 
Neighbourhood Plan Group propose that development of the Rollesby Growth Option will 
take place in three phases, whereby RNP04 will be developed in the first phase in 2020 to 
2025. 
Development of the site is contrary to Policy S/7 Development Frameworks and Policy S/10 
Group Villages as it is outside the development limits of Rollesby. However, as GYBC do not 
currently have a 5 year supply of land for housing, the ‘Interim Housing Land Supply Policy’ 
supports development ‘outside, but adjacent to existing Urban Areas or Village Development 
Limits’ providing key criteria (i.e. scale, size, role of settlement, housing need and tenure, 
landscape and historic character) have been appropriately addressed. 
On this basis, the site is suitable for development and allocation consideration, subject to 
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Site Ref.  Site Address Site Source Gross 
Site 
Area 

Site Type Neighbourhood Plan Site Assessment summary Traffic 
Light 
Rating 

access, ecology/biodiversity and landscape issues being addressed. 

RNP05 Land to the south of 
Park View 

Parish Council's 
Site Options 
Identification with 
Norfolk County 
Council 

0.66 Greenfield The site is adjacent to the urban edge and development limits of Rollesby and is currently an 
agricultural field (Grade 1 Agricultural Land). 
The site does not currently have access onto the A149, but there is potential to create a new 
access subject to consultation with the Highways Authority. 
The site is in close proximity to the primary school and playing fields, but not well located for 
other amenities and services, such as public transport, healthcare and secondary schools; 
The site is also in close proximity to the Trinity Broads SSSI and the Broads SAC; it falls 
within the SSSI Impact Risk Zone of the SSSI where all development “outside or extending 
outside existing settlements/urban areas affecting greenspace, farmland, semi natural 
habitats or landscape features such as trees, hedges, streams, rural buildings/structures” 
has the potential to affect a SSSI and consultation with Natural England is likely to be 
required. 
The site is in close proximity to the Broads National Park. It has a medium sensitivity in 
terms of development within a rural landscape and character area of the Broads. While the 
site is not visible from the Broads National Park, it is visible from the approach road to the 
Broads, Main Road (A149). The Landscape Character Assessment notes that the landscape 
character of Rollesby has been reduced due to the intrusion of the A149, but that small rural 
lanes off the A149 such as Back Lane are characteristic of the rural nature of the area. The 
site is moderately screened on its northern boundary by low hedges and trees, but visible 
from adjoining land and properties, and the A149 as the site steps up on a gentle slope. 
Given the landscape sensitivity of the site, the density and layout of proposed development 
must be appropriate and reflect, conserve and enhance the landscape character and 
appearance of the surrounding area.  
Development of the site would lessen the gap between the two sides of Rollesby Village, 
however no ‘strategic gaps’ are identified within Rollesby in Local Plan policy. 
The Site is available for development and being considered as part of the Neighbourhood 
Plan’s growth option to join the two sides of the village. Norfolk County Council and the 
Neighbourhood Plan Group propose that development of the Rollesby Growth Option will 
take place in three phases, whereby RNP05 will be developed in the first phase in 2020 to 
2025. 
Development of the site is contrary to Policy S/7 Development Frameworks and Policy S/10 
Group Villages as it is outside the development limits of Rollesby. Although the site is 
adjacent to the development limits, the site is isolated on the southern side of the Main Road 
(A149). Development of the site could be further considered contrary to Local Plan policy, as 
the GYBC ‘Interim Housing Land Supply Policy’ would not support development of a site 
outside and not directly adjacent to the ‘existing Urban Areas or Village Development Limits’. 
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Site Ref.  Site Address Site Source Gross 
Site 
Area 

Site Type Neighbourhood Plan Site Assessment summary Traffic 
Light 
Rating 

On this basis, the site is potentially suitable for development and allocation consideration, 
subject to the prior development of Site RNP06, access, ecology/biodiversity and landscape 
issues being addressed. 

RNP06 Land east of Horse 
and Groom 

Parish Council's 
Site Options 
Identification with 
Norfolk County 
Council 

0.48 Greenfield The site is adjacent to the urban edge and development limits of Rollesby and is currently an 
agricultural field (Grade 1 Agricultural Land). 
The site does not currently have access onto the A149, but there is potential to create a new 
access subject to consultation with the Highways Authority. 
The site is in close proximity to the Hall Farm Business Park, and primary school and playing 
fields, but not well located for other amenities and services, such as public transport, 
healthcare and secondary schools. 
The site is also in close proximity to the Trinity Broads SSSI and the Broads SAC; it falls 
within the SSSI Impact Risk Zone of the SSSI where all development “outside or extending 
outside existing settlements/urban areas affecting greenspace, farmland, semi natural 
habitats or landscape features such as trees, hedges, streams, rural buildings/structures” 
has the potential to affect a SSSI and consultation with Natural England is likely to be 
required. 
The site is in close proximity to the Broads National Park. It has a medium sensitivity in 
terms of development within a rural landscape and character area of the Broads. While the 
site is not visible from the Broads National Park, it is visible from the approach road to the 
Broads, Main Road (A149). The Landscape Character Assessment notes that the landscape 
character of Rollesby has been reduced due to the intrusion of the A149, but that small rural 
lanes off the A149 such as Back Lane are characteristic of the rural nature of the area. The 
site is on flat terrain. Development of the site would partially obscure views from the A149 
towards the wooded Conservation Area. Given the landscape sensitivity of the site, the 
density and layout of proposed development must be appropriate and reflect, conserve and 
enhance the landscape character and appearance of the surrounding area. 
The Site is available for development and being considered as part of the Neighbourhood 
Plan’s growth option to join the two sides of the village. Norfolk County Council and the 
Neighbourhood Plan Group propose that development of the Rollesby Growth Option will 
take place in three phases, whereby RNP06 will be developed in the first phase in 2020 to 
2025. 
Development of the site is contrary to Policy S/7 Development Frameworks and Policy S/10 
Group Villages as it is outside the development limits of Rollesby. However, as GYBC do not 
currently have a 5 year supply of land for housing, the ‘Interim Housing Land Supply Policy’ 
supports development ‘outside, but adjacent to existing Urban Areas or Village Development 
Limits’ providing key criteria (i.e. scale, size, role of settlement, housing need and tenure, 
landscape and historic character) have been appropriately addressed. 

 



Rollesby Neighbourhood Plan   
  

  
  
  

 

 
Prepared for:  Rollesby Parish Council   
 

AECOM 
28 

 

Site Ref.  Site Address Site Source Gross 
Site 
Area 

Site Type Neighbourhood Plan Site Assessment summary Traffic 
Light 
Rating 

On this basis, the site is suitable for development and allocation consideration, subject to 
access, ecology/biodiversity and landscape issues being addressed. 

RNP07 
(23) 

Land to the rear of 
Hall View, Martham 
Road, Rollesby, 
NR29 5DU 

Site 23, GYBC Call 
for Sites 
consultation (2016) 
for Draft Plan 
allocation 
consideration. The 
site was also 
previously identified 
as a potential new 
housing site in the 
Council's SHLAA 
2014 update 
(R002). 

0.61 Greenfield The site is adjacent to the urban edge and development limits of Rollesby and is currently an 
agricultural field (Grade 1 Agricultural Land). 
The site does not currently have access onto the A149, but access plans through the existing 
but narrow private driveway of ‘Hall View’ are proposed as part of the pending planning 
application, subject to approval of the Highway Authorities and Borough Council. There is a 
lack of footpath along a stretch of Martham Road. 
The site is in close proximity to the Hall Farm Business Park, and primary school and playing 
fields, but not well located for other amenities and services, such as public transport, 
healthcare and secondary schools. 
The site is also in close proximity to the Trinity Broads SSSI and the Broads SAC; it falls 
within the SSSI Impact Risk Zone of the SSSI where all development “outside or extending 
outside existing settlements/urban areas affecting greenspace, farmland, semi natural 
habitats or landscape features such as trees, hedges, streams, rural buildings/structures” 
has the potential to affect a SSSI and consultation with Natural England is likely to be 
required. 
The site is in close proximity to the Broads National Park. While the site is not visible from 
the Broads National Park, it is visible from the Martham Road on approach to Rollesby. It 
however has a low sensitivity in terms of development within the rural landscape and 
character area of the Broads, as the site is enclosed by the urban edge of Rollesby on three 
sides. 
The Site is available for development. 
Development of the site is contrary to Policy S/7 Development Frameworks and Policy S/10 
Group Villages as it is outside the development limits of Rollesby. However, as GYBC do not 
currently have a 5 year supply of land for housing, the ‘Interim Housing Land Supply Policy’ 
supports development ‘outside, but adjacent to existing Urban Areas or Village Development 
Limits’ providing key criteria (i.e. scale, size, role of settlement, housing need and tenure, 
landscape and historic character) have been appropriately addressed. 
On this basis, the site is suitable for development and allocation consideration, subject to 
receipt of planning approval showing that access to the site can be appropriately 
demonstrated. 

 

RNP08A 
(37) 

Land to the North of 
Main Road (also 
Abutting Back Lane), 
Rollesby 

GYBC's Draft Local 
Plan Part II 'Call for 
Sites' in 2016. 

2.2 Greenfield The site is adjacent to the urban edge and development limits of Rollesby and is currently an 
agricultural field (Grade 1 Agricultural Land). 
The site does not currently have access onto the A149, but there is potential to create a new 
access subject to consultation with the Highways Authority. 
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Site Ref.  Site Address Site Source Gross 
Site 
Area 

Site Type Neighbourhood Plan Site Assessment summary Traffic 
Light 
Rating 

The site is in close proximity to the primary school and playing fields, but not well located for 
other amenities and services, such as public transport, healthcare and secondary schools. 
The site is also in close proximity to the Trinity Broads SSSI and the Broads SAC; it falls 
within the SSSI Impact Risk Zone of the SSSI where all development “outside or extending 
outside existing settlements/urban areas affecting greenspace, farmland, semi natural 
habitats or landscape features such as trees, hedges, streams, rural buildings/structures” 
has the potential to affect a SSSI and consultation with Natural England is likely to be 
required. 
The site is in close proximity to the Broads National Park. It has a medium sensitivity in 
terms of development within a rural landscape and character area of the Broads. While the 
site is not visible from the Broads National Park, it is visible from the approach road to the 
Broads, Main Road (A149). The Landscape Character Assessment notes that the landscape 
character of Rollesby has been reduced due to the intrusion of the A149, but that small rural 
lanes off the A149 such as Back Lane are characteristic of the rural nature of the area. The 
site currently forms part of the transitional edge to the Broadland landscape from the urban 
settlement of Rollesby and contributes to the open character of Rollesby. Given the 
landscape sensitivity of the site, the density and layout of proposed development must be 
appropriate and reflect, conserve and enhance the landscape character and appearance of 
the surrounding area. 
The GYBC Draft Sustainability Appraisal finds that potentially the ‘site may be hydrologically 
linked to the Broads Special Area of Conservation; mitigation measures may be required to 
ensure the protection of the site from pollution. 
The Site is available for development and being promoted for development by Norfolk 
County Council. Although the site was discounted for site allocation consideration in the Draft 
Local Plan Part 2 Regulation 18 consultation due to ‘close proximity and potential to impact 
upon Broads Area’ and ‘a suitable access would need to be demonstrated’, the western edge 
of the site (Site 449) has been recommended for  allocation for 20 dwellings in the Draft 
Local Plan Part 2. 
Development of the site is contrary to Policy S/7 Development Frameworks and Policy S/10 
Group Villages as it is outside the development limits of Rollesby. However, as GYBC do not 
currently have a 5 year supply of land for housing, the ‘Interim Housing Land Supply Policy’ 
supports development ‘outside, but adjacent to existing Urban Areas or Village Development 
Limits’ providing key criteria (i.e. scale, size, role of settlement, housing need and tenure, 
landscape and historic character) have been appropriately addressed. 
On this basis, the site is suitable for development and allocation consideration, subject to 
access, ecology/biodiversity and landscape issues being addressed. 

RNP08B Land to the North of GYBC's Draft Local 2.51 Greenfield The site is adjacent to the urban edge and development limits of Rollesby and is currently an  
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Site Ref.  Site Address Site Source Gross 
Site 
Area 

Site Type Neighbourhood Plan Site Assessment summary Traffic 
Light 
Rating 

(414) Main Road, Rollesby 
(also Abutting Back 
Lane), Rollesby 

Plan Part II 'Call for 
Sites' in 2016. 

agricultural field (Grade 1 Agricultural Land). 
The site does not currently have access onto the A149, but there is potential to create a new 
access subject to consultation with the Highways Authority. 
The site is adjacent to the primary school and playing fields, but not well located for other 
amenities and services, such as public transport, healthcare and secondary schools; 
The site is also in close proximity to the Trinity Broads SSSI and the Broads SAC; it falls 
within the SSSI Impact Risk Zone of the SSSI where all development “outside or extending 
outside existing settlements/urban areas affecting greenspace, farmland, semi natural 
habitats or landscape features such as trees, hedges, streams, rural buildings/structures” 
has the potential to affect a SSSI and consultation with Natural England is likely to be 
required. 
The site is in close proximity to the Broads National Park. It has a medium sensitivity in 
terms of development within a rural landscape and character area of the Broads. While the 
site is not visible from the Broads National Park, it is visible from the approach road to the 
Broads, Main Road (A149). The Landscape Character Assessment notes that the landscape 
character of Rollesby has been reduced due to the intrusion of the A149, but that small rural 
lanes off the A149 such as Back Lane are characteristic of the rural nature of the area. The 
site currently forms part of the transitional edge to the Broadland landscape from the urban 
settlement of Rollesby and contributes to the open character of Rollesby. Given the 
landscape sensitivity of the site, the density and layout of proposed development must be 
appropriate and reflect, conserve and enhance the landscape character and appearance of 
the surrounding area.  
The Site is available for development and being promoted for development by Norfolk 
County Council. The site was discounted for site allocation consideration in the Draft Local 
Plan Part 2 Regulation 18 consultation due to scale of development being considered too 
large and so out of character with Rollesby when considered against a smaller parcel of 
RNP08A and RNP08B. A parcel of RNP08A and RNP08B has since been recommended for 
allocation in the Draft Local Plan Part 2 in the southwestern part of the combined site. This 
parcel is also proposed as phase 1 of development for the two sites by Norwich County 
Council. 
Development of the site is contrary to Policy S/7 Development Frameworks and Policy S/10 
Group Villages as it is outside the development limits of Rollesby.  As Site RNP08B is 
isolated as a site from the main urban edge (across the Main Road (A149) from the 
development limits of Rollesby), development of RNP08B is contrary to Local Plan policy, as 
the GYBC ‘Interim Housing Land Supply Policy’ does not support development of a site 
outside and not directly adjacent to the ‘existing Urban Areas or Village Development Limits’. 
The site however is potentially suitable for phased development and allocation consideration, 
in line with Norwich County Council development proposals for the combined sites RNP08A 
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Site Ref.  Site Address Site Source Gross 
Site 
Area 

Site Type Neighbourhood Plan Site Assessment summary Traffic 
Light 
Rating 

and RNP08B, subject to the southern part of RNP08A and RNP08B coming forward for 
development first. 
On this basis, the site is potentially suitable for development and allocation consideration, 
subject to development occurring firstly in Site RNP08A, and access, ecology/biodiversity 
and landscape issues being addressed. 

RNP11 
(413) 

Land off Meadow 
Way, Rollesby 

GYBC's Draft Local 
Plan Part II 'Call for 
Sites' in 2016. 

1 Greenfield The site is adjacent to the urban edge and development limits of Rollesby and is currently an 
agricultural field (Grade 1 Agricultural Land). 
The site currently does not have a direct access onto Meadow Way. Access can however 
potentially be achieved through approved development to the south (RNP10 (320), 
06/18/0035F), subject to consultation with the Highway Authorities. 
The site is in close proximity to the primary school and playing fields, but not well located for 
other amenities and services, such as public transport, healthcare and secondary schools; 
The site is also in close proximity to the Trinity Broads SSSI and the Broads SAC; it falls 
within the SSSI Impact Risk Zone of the SSSI where all development “outside or extending 
outside existing settlements/urban areas affecting greenspace, farmland, semi natural 
habitats or landscape features such as trees, hedges, streams, rural buildings/structures” 
has the potential to affect a SSSI and consultation with Natural England is likely to be 
required. 
The site is in close proximity to the Broads National Park. It however has a low sensitivity in 
terms of development within a rural landscape and character area of the Broads, as it is 
enclosed largely by the urban edge and development that will potentially be delivered 
through the extant planning permission to the south. 
The Site is available for development, and being promoted by multiple landowners; 
The GYBC Draft Sustainability Appraisal finds that ‘development of the site would be reliant 
on vehicular access through the permitted site to the south (Site 320), and the current layout 
does not provide such an access’. 
The site was discounted for site allocation consideration in the Draft Local Plan Part 2 
Regulation 18 consultation due to the site being reliant upon vehicular access through Site 
RNP10 (320) which had outline planning consent but did not provide details of provision of a 
through access. Revised plans for Full Planning of RNP10 (320) provide vehicular access 
from RNP10 (320) to RNP11 (413). 
Development of the site is contrary to Policy S/7 Development Frameworks and Policy S/10 
Group Villages as it is outside the development limits of Rollesby.  As GYBC however do not 
currently have a 5 year supply of housing, the ‘Interim Housing Land Supply Policy’ supports 
development ‘outside, but adjacent to existing Urban Areas or Village Development Limits’ 
providing key criteria (i.e. scale, size, role of settlement, housing need and tenure, landscape 
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Site Ref.  Site Address Site Source Gross 
Site 
Area 

Site Type Neighbourhood Plan Site Assessment summary Traffic 
Light 
Rating 

and historic character) have been appropriately addressed. 
On this basis, the site is potentially suitable for development and allocation consideration, 
subject to development occurring firstly on Site RNP10(320), and access, 
ecology/biodiversity and landscape issues being addressed. 

RNP12 
(322) 

Land north of Heath 
Road 

GYBC's Draft Local 
Plan Part II 'Call for 
Sites' in 2016 

0.18 Greenfield The Site is outside the development limits of Rollesby, and not favourably located for 
services and amenities. 
The site has access onto Heath Road; however, the narrow single carriageway lane has 
limited capacity to accommodate additional residential development. The site is not 
connected to the urban area by footpath. 
The site is adjacent to Rollesby Conservation Area and in close proximity to a number of 
Grade II listed buildings. The site can be viewed from the adjacent Grade II listed building, 
the Old Rectory, and is within the setting of the Grade II* listed St George’s Church. 
The ’main comparative reason(s) for not being considered for allocation in the Draft LPP2 
(Regulation 18)’ is that the site ‘requires careful design i.e. proximity to conservation area, 
setting of listed buildings. Overall, not considered sustainable and/or a scale to provide 
growth commensurate with the size of the settlement’. 
Development of the site is contrary to Policy HOU7 New residential development, Policy S/7 
Development Frameworks and Policy S/10 Group Villages as it is outside the development 
limits of Rollesby. 
The site is available for development but not suitable for allocation due to being removed 
and not within or adjacent to the Village Development Limits. The site also has considerable 
heritage and access issues, for which the scale of development in this location is unsuitable. 
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6. Conclusions 
6.1 GYBC is currently preparing the Local Plan Part 2, which will seek to deliver a greater number 

of homes over the Plan period than was originally anticipated. Although Rollesby is identified as 
a Secondary Village in the settlement hierarchy, which is to deliver homes through extant 
planning permissions and windfall sites, the village is being considered for a medium sized site 
allocation ‘to contribute to the increased housing numbers now required and help maintain an 
approximation of the Core Strategy’s intended proportionate split of housing across the different 
tiers of the settlement hierarchy.’ Prior to this Rollesby was considered a Secondary Village 
with ‘little remaining housing need owing to the significant number of completions, planning 
permissions and an allowance for windfall across Secondary Villages’.  

6.2 An increase in the scale and distribution of housing allocations is required in the Borough in 
light of the emphasis in national planning policy on increasing housing delivery, and the 
difficulties the Borough faces in meeting local need, missing its housing targets, and reconciling 
local expectations and aspirations in the context of the ‘presumption in favour of sustainable 
development’ undermining local policies. The Local Plan, however, states ‘as such, any growth 
within secondary villages should be proportionately limited in scale and well-related to the 
existing settlement and infrastructure.’ The Local Plan further states that Neighbourhood 
Development Plans are particularly encouraged in these locations to ‘define locally preferable, 
positive development’, which was recently reiterated by GYBC upon recommendation of the 
allocation of a medium-sized site on the urban edge of Rollesby. 

6.3 Rollesby is a relatively well serviced secondary village separated into two clusters which are 
linked by a footpath and the busy A149 highway. All identified sites are within Grade 1 best and 
most versatile agricultural land18 and in close proximity to the Broads National Park. Great 
weight, therefore, should be given to the scope of enhancing landscape and the natural and 
built character of Rollesby when identifying sites for potential allocation. These allocations must 
be in accordance with adopted Local Plan policy that considers rural character, landscape 
character, built heritage, scale of development, and location of the settlement within the 
settlement hierarchy.  

6.4 The assessment of sites in Rollesby found that sites RNP01, RNP02, RNP04 (36), RNP06 and 
RNP08(37) are appropriate for allocation; and sites RNP03, RNP05, RNP07(23) and 
RNP08B(414) and RNP11(413) are potentially appropriate for allocation, subject to constraints 
such as extant planning permissions being developed, adjacent ‘growth option’ sites being 
developed in earlier phases, and access, ecological, and landscape issues being addressed. 
Site RNP12 (322) was found to not be appropriate for allocation, due to highway access and 
heritage constraints. 

Next Steps 
6.5 From the shortlist of suitable sites, the Parish Council should engage with GYBC and the 

community to select sites for allocation in the NP which best meets the housing need and 
objectives of the NP. 

6.6 The site selection process should be based on the following:  

x The findings of this site assessment; 
x Discussions with the planning authority; 
x The extent to which the sites support the vision and objectives for the NP;  
x How the number of homes required is proportionate and well-related to the existing 

settlement and infrastructure;  
x The potential for the sites to meet identified infrastructure needs of the community; and 
x The objectively assessed housing need for the NP area. 

                                                                                                           
18 When the allocation of sites is necessary, areas of poorer quality land should be preferred to those of a higher quality. In 
Rollesby, however, all sites are identified within Grade 1 land. 



Rollesby Neighbourhood Plan   
  

  
  
  

 

 
Prepared for:  Rollesby Parish Council   
 

AECOM 
34 

 

Viability 
6.7 The Parish Council should be able to demonstrate that the sites are viable for development, i.e. 

that they are financially profitable for the developer. It is recommended that the Parish Council 
discusses site viability with GYBC. It is suggested that any landowner or developer promoting a 
site for development should be contacted to request evidence of viability, e.g. a site financial 
viability appraisal.  
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Appendix A Sustainability Appraisal of Draft Plan Sites 
Sites promoted through the Draft LLP2 were assessed through the Draft Sustainability Appraisal19. The following is a summary of Rollesby as a secondary village and 
the potential site allocation appraisals: 

Settlement context 

x Identified as a secondary village within the Core Strategy. Secondary Villages together with Tertiary Villages will contribute to approximately 5% of the 
Borough’s housing growth.  

x Accessible local services and facilities include: primary/nursery school, restaurant/takeaway, rural business park, hair salon, village hall etc. 

x Village is split between 2 clusters of buildings, joined by public footway (10min walk). 

x Both village clusters are on a principal route corridor (A149) to North Walsham and Great Yarmouth. Peak time public transport is available. 

x Environmental constraints include: 

o Close proximity and potential impact on setting of the Broads to the east 

o Potential increased recreational disturbance on internationally designated sites of biodiversity importance 

o Significant flood risk (zones 2 and 3) south east of the settlement 

o Predominantly Grade 1 Agricultural land surrounding village 

Sustainability Criteria 
 

Site 
Ref. 

Sustainability Criteria 
Access to 
Services and 
Facilities 

Social and 
Community 

Efficient Use 
of Land 

Waste, 
Pollution 
and Utilities 

Highways 
and 
Transport 

Vulnerability 
to Climate 
Change 

Natural 
Environment Heritage 

Landscape 
and Amenity Business Retail 

23 MIX MIX NIL POS MIX POS NIL POS POS NIL NIL 
36 POS POS MIX NIL MIX POS NIL POS POS NIL NIL 
37 POS POS NEG NIL POS POS NIL POS POS NIL NIL 

                                                                                                           
19 Draft Sustainability Appraisal Report incorporating Strategic Environmental Assessment for: Consultation Draft Local Plan Part 2: Detailed Policies and Site Allocations (August, 2018), as viewed here: 
https://www.great-yarmouth.gov.uk/article/5195/First-Draft-Local-Plan-Part-2-2018  

https://www.great-yarmouth.gov.uk/article/5195/First-Draft-Local-Plan-Part-2-2018
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90 V NEG POS POS POS NEG MIX MIX POS MIX NIL NIL 
91 MIX POS NEG NIL NEG POS NIL POS MIX NIL NIL 
322 NEG POS NIL NIL MIX POS NIL MIX POS NIL NIL 
413 POS POS NIL NIL NEG POS NIL POS POS NIL NIL 
414 POS MIX NEG NIL MIX POS NIL POS NIL NIL NIL 

Site 23 (Land to the rear of Hall View, 10 units) 
The site is located to the north of the western cluster of Rollesby. The site has reasonable access to the post office, pub and village hall; however, there is a lack of 
footpath along a stretch of Martham Road. Although the surrounding road network could support development of this scale, access would likely be required via the 
demolition of an existing dwelling and would need to meet the required visibility splays.  

Site 36 (north of Main Road, 15 units) 
The site is located to the eastern side of the western cluster of Rollesby. The site has reasonable access to the post office, pub and village hall, with further facilities 
accessed via the existing footpath between the two clusters. The site currently has agricultural access which would need further improvement to make this suitable for 
residential development. Directly north of the site is a Grade II listed stable and grain store, this should be considered in any development, particularly appropriate 
boundary treatments.  

Site 37 (west of Back Lane, 40 units) 
The site is a reduced size (from site 414), located to the northern side of the eastern cluster of Rollesby. The site has good access to the primary school and bus 
services, with footpath access to further facilities in the western cluster. The Site offers potential vehicular access either onto Back Lane or Main Road. Potential that the 
site may be hydrologically linked to the Broads Special Area of Conservation; mitigation measures may be required to ensure the protection of the site from pollution. 

Site 90 (south of Court Road, 1 unit) 
The site is physically separated from the settlement, located south of the main settlement clusters. The site is distant from services and facilities, with no footpath and 
narrow country lanes. The southern tip of the site is within Flood Zones 2 and 3 and is immediately adjacent the Broads Area with drains flowing into an internationally 
designated site of biodiversity importance. 

Site 91 (north of Back Lane, 4 units) 
The site is located to the north of the western cluster of Rollesby. The site has reasonable access to the post office, pub and village hall; however, there is a lack of 
footpath along Back Lane, a narrow country lane. The Highway Authority is concerned that significant improvements will be required to facilitate development. A small 
part of the site has recently been granted planning permission for 4 residential units, ref. 06/17/0316/F. 

Site 320 (west of Meadow Way - 06/15/0132/O, 10 units) 
Planning permission 06/15/0132/O – 10 units 

Site 322 (north of Heath Road, 5 units) 
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The site is located to the south of the western cluster of Rollesby. The site has access to the church, post office, pub and village hall, however there is a lack of footpath 
along Fleggburgh Road, a narrow country lane. The site is adjacent the Rollesby Conservation Area which is characterised by a number of listed buildings including the 
Grade II* listed Church of St George; development in this location will require careful design and layout considerations. 

Site 413 (west of Meadow Way [remainder of 320], 26 units) 
The site is located to the west of the eastern cluster of Rollesby. The site has good access to the primary school and bus services, with footpath access to further 
facilities in the western cluster. Development of the site would be reliant on vehicular access through the permitted site to the south (Site 320), and the current layout 
does not provide such an access. 

Site 414 (west of Back Lane, 62 units) 
The site is located to the northern side of the eastern cluster of Rollesby; a single large site comprising site 37 and the remaining land to the north. The site has good 
access to the primary school and bus services, with footpath access to further facilities in the western cluster. The Site offers potential vehicular access either onto Back 
Lane or Main Road. The quantum of development would be disproportionate with the level of services and scale of the existing settlement. 

Assessment 
The Core Strategy identifies the settlement of Rollesby as a ‘Secondary Village’.  The settlement is separated in two clusters with a reasonable range of services and 
facilities but connected by a footpath.  However, owing to the significant number of completions, planning permissions and an allowance for windfall across the 
Secondary and Tertiary Villages, there is little remaining housing need.  The above sites have been assessed for potential development by judging the combination of 
advantages and disadvantages of the competing sites (including those from other Secondary and Tertiary Villages) in the context of meeting the local housing need with 
the distribution of development as set out in the Core Strategy.  Consequently, no allocations are sought for residential development in Rollesby. 

Local Plan Part 2 Draft Allocation(s) 
None
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Pro Formas 
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Site Assessment Proforma 
General information 

Site ID RNP01 

Site Name / Address Land north of Coronation Avenue (east) 

Current use Agricultural 

Proposed use (in Neighbourhood 
Plan) 

Residential 

Gross area (Ha) 
Total area of the site in hectares 

1.53 

Submitted sites reference (if 
applicable) 

Method of site identification (e.g. 
proposed by NP group/ 
SHLAA/Call for Sites etc.) 

Parish Council's Site Options Identification 

Is the site being actively promoted 
for development by a 
landowner/developer/agent? If so, 
provide details here (land 
use/amount) 

The site is being actively promoted by Norfolk County Council through a 
development consultancy, NPS Group. 
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Context 

Is the site: 
Greenfield: land (farmland, or open space) that 
has not previously been developed 
 
Brownfield: Previously developed land which is 
or was occupied by a permanent structure, 
including the curtilage of the developed land 
and any associated infrastructure. 

 
Greenfield 

 

Site planning history 
Have there been any previous applications for 
development on this land? What was the 
outcome? Does the site have an extant 
planning permission? 

None recent or relevant. 

 
Suitability  
Suitability  

Is the site: 
- Within the existing built up area 
- Adjacent to and connected with the 

existing built up area 
- Outside the existing built up area 

Adjacent 

Does the site have suitable access or could a 
suitable access be provided? (Y/N) 
(provide details of any constraints) 

Yes 
The site currently does not have any existing points of 
access. However, there is potential to create a suitable 
access along the A149 frontage, subject to consultation 
with the Highway Authorities. 

Is the site allocated for a particular use (e.g. 
housing/employment/open space) in the 
adopted and/ or emerging Local Plan? (Y/N/) 
(provide details) 

No 
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Environmental Considerations 

Questions Assessment 
guidelines 

Observations and comments 

Is the site within or adjacent to the 
following policy or environmental 
designations:  
 

x Green Belt 
x Area of Outstanding Natural 

Beauty (AONB) 
x National Park 
x European nature site (Special 

Area of Conservation or 
Special Protection Area) 

x SSSI Impact Risk Zone 
x Site of Importance for Nature 

Conservation 
x Site of Geological Importance 
x Flood Zones 2 or 3 

Within SSSI Impact Risk 
Zones 

The site is within a SSSI Impact Risk 
Zones and is approximately 750m from 

Trinity Boards SSSI and the Broads SAC 
(also a National Park). Considering its 
proximity to designated environmental 

features, development of the site would 
have to be consulted upon with Natural 

England.  

Landscape 
 
Is the site low, medium or high 
sensitivity in terms of landscape? 
 
Low sensitivity: site not visible or less 
visible from surrounding locations, 
existing landscape or townscape 
character is poor quality, existing features 
could be retained 
 
Medium sensitivity: development of the 
site would lead to a moderate impact on 
landscape or townscape character due to 
visibility from surrounding locations and/or 
impacts on the character of the location. 
(e.g. in built up area);  
 
High sensitivity: Development would be 
within an area of high quality landscape or 
townscape character, and/or would 
significantly detract from local character. 
Development would lead to the loss of 
important features of local distinctiveness- 
without the possibility of mitigation. 

Medium sensitivity to 
development 

 

The site currently contributes to the open 
character of Rollesby and is visible from 
adjacent lands and along the A149 due 
to the lack of vegetated boundaries.  
  
Such open and rural landscape outside 
of the settlement area is identified, in the 
Great Yarmouth Borough Landscape 
Character Assessment (April 2008), as a 
positive feature which contributes to the 
tranquillity experienced in the West Flegg 
Settled Farmland landscape character 
area, where Rollesby is located. 
However, it is acknowledged in the 
Character Assessment that this quality 
has been reduced due to the intrusion of 
the A149.  
 
A key characteristic of the West Flegg 
Settled Farmland landscape is the 
frequent dispersed farmsteads with small 
linear or nucleated villages such as 
Rollesby. Small rural lanes off the A149 
are also characteristic of the area, such 
as Back Lane- which in addition to the 
A149 connects the two sides of the 
village. Halls and minor parklands such 
as at Rollesby Hall (rebuilt in the mid-20th 
Century) often fringe the adjacent Broads 
valleys, the minor estate at Rollesby is 
however extant today. Within Rollesby 
there are a few important historical 
features such as farm buildings and the 
old Workhouse building, which are 
characteristic of local 
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vernacular, highlighting centuries of 
agricultural industry. 
 
In addition, there are intermittent distant 
views of the Grade I listed St Mary’s 
Church at Martham, a settlement north of 
Rollesby, from the A149. Views of skyline 
elements including church towers are 
regarded as visually sensitivity in the 
Landscape Character Assessment. The 
Church Tower at Rollesby contributes to 
the historic character of Rollesby 
 
At a national scale, the site is identified 
within the Character Area of the Broads. 
It is also classified as an area of modern 
enclosed agriculture in the National 
Historic Landscape Characterisation 
(250m Grid).  
 
The site cannot be viewed directly from 
the Broads National Park but is located 
close to the Ormesby Broad and 
Rollesby Broad, whereby consultation 
would be required with the Broads 
Authority. 

Agricultural Land 
Land classified as the best and most 
versatile agricultural land (Grades 1,2 or 
3a) 

Some loss Grade 1 Excellent Agricultural Land. 

 

Heritage considerations 

Question Assessment 
guidelines 

Comments 

Is the site within or adjacent to one or 
more of the following heritage 
designations or assets? 
 

x Conservation area 
x Scheduled monument 
x Registered Park and Garden 
x Registered Battlefield 
x Listed building 
x Known archaeology 
x Locally listed building 

Limited or no impact or 
no requirement for 

mitigation 

The site is not within or adjacent to any 
heritage designations. The grade II listed 
Barn at Sowells Farm is nearby.  

 

Community facilities and services 

What is the distance to the 
following facilities (measured 
from the edge of the site) 

Distance 
(metres) 

Observations and comments 
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Town / local centre / shop 400-1200m  

Bus Stop <400m King Georges Avenue. Irregular services to 
North Walsham and Great Yarmouth. 

Train Station >800m  

Primary School <400m The site is approximately 370m from 
Rollesby Primary School. 

Secondary School >1200m 
 

The nearest secondary school is Flegg High 
Ormiston Academy which is approximately 4 
km away from the site. 

Open Space / recreation 
facilities <400m  

GP / Hospital / Pharmacy 
>1200m 

The nearest medical centre is Ormesby 
Village Surgery, which is approximately 3.5 
km away from the site. 

Cycle route 
 

While Martham Road is regarded as a 
leisure cycle route, there are no dedicated 
cycle lanes in Rollesby. 

Footpath <400m 
 

The site is supported by an adjacent 
footpath along A149. 

Key employment site  
400-1200m 

 
The site is approximately 700m away from 
Hall Farm Business Park. 

 

Other key considerations  

Are there any known Tree 
Preservation Orders on the site? Unknown  

Could development lead to the loss 
of key biodiversity habitats with the 
potential to support protected 
species, such as, for example, 
mature trees, woodland, hedgerows 
and waterbodies? 

Low 
The site is agricultural land with very few trees. It is unlikely 
that the development of the site would lead to the loss of 
key biodiversity habitats. 

Public Right of Way No  

Existing social or community value 
(provide details) No  

Is the site likely to be affected by 
any of the following? 

Yes No Comments 

 
Ground Contamination 
(Y/N/Unknown) 
 

 
 Unknown. An assessment would need to be 

undertaken; however, it is unlikely that there 
is significant ground contamination given 
that the land is a greenfield. 
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Significant infrastructure crossing 
the site i.e. power lines/ pipe lines, 
or in close proximity to hazardous 
installations 

 

 There is no significant infrastructure 
crossing the site. However, the site is 
adjacent to a busy ‘A’ road whereby a noise 
impact assessment should be considered at 
the design stage. 

 

Characteristics 

Characteristics which may affect 
development on the site: 

Comments 

Topography: 
Flat/ plateau/ steep gradient 

Flat 

Coalescence 
Development would result in 
neighbouring settlements 
merging into one another. 

Development would result in the gap between the two sides of 
Rollesby lessening.  

 

Scale and nature of development 
would be large enough to 
significantly change size and 
character of settlement 

No 
 

Availability  
Availability  

 Yes No Comments 

Is the site available for sale 
or development (if known)?  
Please provide supporting 
evidence.   

 
 

The site is available for development and is 
being actively promoted by Norfolk County 
Council. 

Are there any known legal or 
ownership problems such as 
unresolved multiple 
ownerships, ransom strips, 
tenancies, or operational 
requirements of landowners? 

 

 

 

 
Is there a known time frame 
for availability? 0-5 /6-10 / 11-
15 years. 
 

 

 11-15 years 
The site is immediately available but is 
envisaged to be developed at the third and 
last stage of NCC development option along 
with RNP02-RNP05. 

 
Any other comments? 
 

Norfolk County Council and the Neighbourhood Plan Group propose that 
development of the Rollesby Growth Option will take place in 3 phases, 
whereby RNP01 will be developed in the third phase in 2030 to 2035. 

Summary 
Conclusions  

9 
 

 
 

 
 

9 
 

9 
 

 
 

 
 

9 
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Please tick a box 

The site is suitable and available for development (‘accept’) 9 

This site has minor constraints   

The site has significant constraints  9 

The site is unsuitable for development / no evidence of availability (‘reject’)  

Potential development capacity (dwellings) 30-40 

Summary of key evidence explaining why site 
has been accepted or rejected as 
suitable/available or unsuitable/unavailable.  

x The site is adjacent to the urban edge and 
development limits of Rollesby and is currently 
an agricultural field (Grade 1 Agricultural Land); 

x The site does not currently have access onto the 
A149, but there is potential to create a new 
access subject to consultation with the Highways 
Authority; 

x The site is adjacent to the primary school and 
playing fields, but not well located for other 
amenities and services, such as public transport, 
healthcare and secondary schools; 

x The site is also in close proximity to the Trinity 
Broads SSSI and the Broads SAC; it falls within 
the SSSI Impact Risk Zone of the SSSI where all 
development “outside or extending outside 
existing settlements/urban areas affecting 
greenspace, farmland, semi natural habitats or 
landscape features such as trees, hedges, 
streams, rural buildings/structures” has the 
potential to affect a SSSI and consultation with 
Natural England is likely to be required; 

x The site is in close proximity to the Broads 
National Park. It has a medium sensitivity in 
terms of development within a rural landscape 
and character area of the Broads. While the site 
is not visible from the Broads National Park, it is 
visible from the approach road to the Broads, 
Main Road (A149). The Landscape Character 
Assessment notes that the landscape character 
of Rollesby has been reduced due to the 
intrusion of the A149, but that small rural lanes 
off the A149 such as Back Lane are 
characteristic of the rural nature of the area. 
Given the landscape sensitivity of the site, the 
density and layout of proposed development 
must be appropriate and reflect, conserve and 
enhance the landscape character and 
appearance of the surrounding area; 

x Development of the site would lessen the gap 
between the two sides of Rollesby Village, 
however no ‘strategic gaps’ are identified within 
Rollesby in Local Plan policy; 

x The Site is available for development and being 
considered as part of the Neighbourhood Plan’s 
growth option to join the two sides of the village; 

x Development of the site is contrary to Policy S/7 
Development Frameworks and Policy S/10 
Group Villages as it is outside the development 
limits of Rollesby. However, as GYBC do not 
currently have a 5 year supply of land for 
housing, the ‘Interim Housing Land Supply Policy’ 
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supports development ‘outside, but adjacent to 
existing Urban Areas or Village Development 
Limits’ providing key criteria (i.e. scale, size, role 
of settlement, housing need and tenure, 
landscape and historic character) have been 
appropriately addressed; 

x On this basis, the site is suitable for development 
and allocation consideration, subject to access, 
ecology/biodiversity and landscape issues being 
addressed. 
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Site Assessment Proforma 
General information 

Site ID RNP02 

Site Name / Address 
 

Land west of Coronation Avenue 

Current use Agricultural 

Proposed use (in Neighbourhood 
Plan) 

Residential 

Gross area (Ha) 
Total area of the site in hectares 

1.18 

Submitted sites reference (if 
applicable) 

 

Method of site identification (e.g. 
proposed by NP group/ 
SHLAA/Call for Sites etc.) 

Parish Council's Site Options Identification 

Is the site being actively promoted 
for development by a 
landowner/developer/agent? If so, 
provide details here (land 
use/amount) 

The site is being actively promoted by Norfolk County Council through a 
development consultancy, NPS Group. 
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Context 

Is the site: 
Greenfield: land (farmland, or open space) that 
has not previously been developed 
 
Brownfield: Previously developed land which is 
or was occupied by a permanent structure, 
including the curtilage of the developed land 
and any associated infrastructure. 

 
Greenfield 

 

Site planning history 
Have there been any previous applications for 
development on this land? What was the 
outcome? Does the site have an extant 
planning permission? 

None recent or relevant. 

 
Suitability  
Suitability  

Is the site: 
- Within the existing built up area 
- Adjacent to and connected with the 

existing built up area 
- Outside the existing built up area 

Adjacent 

Does the site have suitable access or could a 
suitable access be provided? (Y/N) 
(provide details of any constraints) 

Yes 
The site currently does not have any formal points of 
access. However, there is potential to create a suitable 
access along the A149 frontage, subject to consultation 
with the Highway Authorities. 

Is the site allocated for a particular use (e.g. 
housing/employment/open space) in the 
adopted and/ or emerging Local Plan? (Y/N/) 

No 
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(provide details) 

 

Environmental Considerations 

Questions Assessment 
guidelines 

Observations and 
comments 

Is the site within or adjacent to the following 
policy or environmental designations:  
 

x Green Belt 
x Area of Outstanding Natural Beauty 

(AONB) 
x National Park 
x European nature site (Special Area of 

Conservation or Special Protection Area) 
x SSSI Impact Risk Zone 
x Site of Importance for Nature 

Conservation 
x Site of Geological Importance 
x Flood Zones 2 or 3 

Within SSSI Impact 
Risk Zones 

The site is within SSSI Impact 
Risk Zones and is 
approximately 825 m from 
Trinity Boards SSSI and the 
Broads SAC (also a National 
Park). Considering its 
proximity to designated 
environmental features, 
development of the site would 
have to be consulted upon 
with Natural England. 

Landscape 
 
Is the site low, medium or high sensitivity in terms 
of landscape? 
 
Low sensitivity: site not visible or less visible from 
surrounding locations, existing landscape or 
townscape character is poor quality, existing features 
could be retained 
 
Medium sensitivity: development of the site would 
lead to a moderate impact on landscape or townscape 
character due to visibility from surrounding locations 
and/or impacts on the character of the location. 
(e.g. in built up area);  
 
High sensitivity: Development would be within an area 
of high quality landscape or townscape character, 
and/or would significantly detract from local character. 
Development would lead to the loss of important 
features of local distinctiveness- without the possibility 
of mitigation. 

Medium sensitivity to 
development 

 

The site currently contributes 
to the open character of 
Rollesby and is visible on 
adjacent lands and along the 
A149 due to the lack of 
vegetated boundaries.  
  
Such open and rural 
landscape outside of the 
settlement area is identified, in 
the Great Yarmouth Borough 
Landscape Character 
Assessment (April 2008) as a 
positive feature which 
contributes to the tranquillity 
experienced in the  West 
Flegg Settled Farmland 
landscape character area, 
where Rollesby is located. 
However, it is acknowledged in 
the Character Assessment that 
this quality has been reduced 
due to the intrusion of A149. 

A key characteristic of the 
West Flegg Settled Farmland 
landscape is the frequent 
dispersed farmsteads with 
small linear or nucleated 
villages such as Rollesby. 
Small rural lanes off the A149 
are also characteristic of the 
area, such as Back Lane- 
which in addition to the A149 
connects the two sides of the 
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village. Halls and minor 
parklands such as at Rollesby 
Hall (rebuilt in the mid-20th 
Century) often fringe the 
adjacent Broads valleys, the 
minor estate at Rollesby is 
however extant today. Within 
Rollesby there are a few 
important historical features 
such as farm buildings and the 
old Workhouse building, which 
are characteristic of local 
vernacular, highlighting 
centuries of agricultural 
industry. 

The development would 
obscure a view of the church 
tower in Rollesby. This view 
has been partially eroded due 
to powerlines crossing the 
crest of the hill. The site steps 
up on a gentle slope from the 
A149 and development would 
be visible from the north. The 
site, however, is below the 
crest of the hill. 

At a national scale, the site is 
identified within the Character 
Area of the Broads. It is also 
classified as area of modern 
enclosed agriculture in the 
National Historic Landscape 
Characterisation (250m Grid). 
The site cannot be viewed 
directly from the Broads 
National Park but is located 
close to the Ormesby Broad 
and Rollesby Broad, whereby 
consultation would be required 
with the Broads Authority. 

Agricultural Land 
Land classified as the best and most versatile 
agricultural land (Grades 1,2 or 3a) 

Some loss Grade 1 Excellent Agricultural 
Land. 

 

Heritage considerations 

Question Assessment 
guidelines 

Comments 

Is the site within or adjacent to one or 
more of the following heritage 
designations or assets? 
 

Limited or no impact or 
no requirement for 

mitigation 

The site is not within or adjacent to any 
heritage designations. There are views of 
the Grade II* listed Church of St. George 
(tower) from and across the site from the 
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x Conservation area 
x Scheduled monument 
x Registered Park and Garden 
x Registered Battlefield 
x Listed building 
x Known archaeology 
x Locally listed building 

A149. 

 

Community facilities and services 

What is the distance to the 
following facilities (measured 
from the edge of the site) 

Distance 
(metres) 

Observations and comments 

Town / local centre / shop 400-1200m 
  

Bus Stop <400m 
 

King Georges Avenue. Irregular services to 
North Walsham and Great Yarmouth. 

Train Station >800m  

Primary School 400-1200m 
 

The site is approximately 650m away from 
Rollesby Primary School. 

Secondary School >3900m 
 

The nearest secondary school is Flegg High 
Ormiston Academy which is approximately 4 
km away from the site. 

Open Space / recreation facilities <400m 
  

GP / Hospital / Pharmacy 
>1200m 

The nearest medical centre is Ormesby 
Village Surgery, which is approximately 3.5 
km away from the site. 

Cycle route 
 

While Martham Road is regarded as a 
leisure cycle route, there are no dedicated 
cycle lanes in Rollesby. 

Footpath 

<400m 

An existing PRoW is on the western 
boundary of the site. There is no formal 
highways footpath associated with the site. 
There is a footpath on the opposite side of 
the A149. 

Key employment site  
400-1200m 

 

The site is approximately 650m away from 
Hall Farm Business Park. 

 

Other key considerations  

Are there any known Tree 
Preservation Orders on the site? Unknown  
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Could development lead to the 
loss of key biodiversity habitats 
with the potential to support 
protected species, such as, for 
example, mature trees, 
woodland, hedgerows and 
waterbodies? 

Low 
The site is agricultural land with no trees or hedges. 
It is unlikely that the development of the site would 
lead to the loss of key biodiversity habitats. 

Public Right of Way Adjacent  

Existing social or community 
value (provide details) No  

Is the site likely to be affected by 
any of the following? 

Yes No Comments 

 
Ground Contamination 
(Y/N/Unknown) 
 

 

 Unknown. An assessment would need 
to be undertaken; however, it is unlikely 
that there is significant ground 
contamination given that the land is a 
greenfield. 

Significant infrastructure 
crossing the site i.e. power 
lines/ pipe lines, or in close 
proximity to hazardous 
installations 

 

 There is no significant infrastructure 
crossing the site. However, the site is 
adjacent to a busy ‘A’ road whereby a 
noise impact assessment should be 
considered at the design stage. 

 

Characteristics 

Characteristics which may affect 
development on the site: 

Comments 

Topography: 
Flat/ plateau/ steep gradient 

Gently sloped 
 

Coalescence 
Development would result in 
neighbouring settlements 
merging into one another. 

Yes 
Development of the site would lessen the gap between the two sides of 

the village. 

Scale and nature of development 
would be large enough to  
significantly change size and 
character of settlement 

No 
 

3.0. Availability  
Availability  

 Yes No Comments 

Is the site available for sale 
or development (if known)?  
Please provide supporting 
evidence.   

 
 

The site is available for development and is 
being actively promoted by Norfolk County 
Council. 

9 
 

 

 
 

 
 

9 
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Are there any known legal or 
ownership problems such as 
unresolved multiple 
ownerships, ransom strips, 
tenancies, or operational 
requirements of landowners? 

 

 

 

 
Is there a known time frame 
for availability? 0-5 /6-10 / 11-
15 years. 
 

 

 
0-5 years 

 
 

 
Any other comments? 
 

Norfolk County Council and the Neighbourhood Plan Group propose that 
development of the Rollesby Growth Option will take place in 3 phases, 
whereby RNP02 will be developed in the first phase in 2020 to 2025. 

4.0. Summary 
Conclusions  

Please tick a box 

The site is suitable and available for development (‘accept’) 9 

This site has minor constraints   

The site has significant constraints  9 

The site is unsuitable for development / no evidence of availability (‘reject’)  

Potential development capacity  20-30 

Summary of key evidence explaining why site 
has been accepted or rejected as 
suitable/available or unsuitable/unavailable.  

x The site is adjacent to the urban edge and 
development limits of Rollesby and is currently 
an agricultural field (Grade 1 Agricultural Land);  

x The site does not currently have access onto the 
A149, but there is potential to create a new 
access subject to consultation with the Highways 
Authority; 

x The site is adjacent to the primary school and 
playing fields, but not well located for other 
amenities and services, such as public transport, 
healthcare and secondary schools;  

x The site is also in close proximity to the Trinity 
Broads SSSI and the Broads SAC; it falls within 
the SSSI Impact Risk Zone of the SSSI where all 
development “outside or extending outside 
existing settlements/urban areas affecting 
greenspace, farmland, semi natural habitats or 
landscape features such as trees, hedges, 
streams, rural buildings/structures” has the 
potential to affect a SSSI and consultation with 
Natural England is likely to be required; 

x The site is in close proximity to the Broads 
National Park. It has a medium sensitivity in 
terms of development within a rural landscape 
and character area of the Broads. While the site 
is not visible from the Broads National Park, it is 
visible from the approach road to the Broads, 

 
 

9 
 

9 
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Main Road (A149). The Landscape Character 
Assessment notes that the landscape character 
of Rollesby has been reduced due to the 
intrusion of the A149, but that small rural lanes 
off the A149 such as Back Lane are 
characteristic of the rural nature of the area. A 
view of the church tower from the Main Road 
would be obscured by potential development, this 
view however has already been partially eroded 
by the presence of powerlines. Given the 
landscape sensitivity of the site, the density and 
layout of proposed development must be 
appropriate and reflect, conserve and enhance 
the landscape character and appearance of the 
surrounding area; 

x Development of the site would lessen the gap 
between the two sides of Rollesby Village, 
however no ‘strategic gaps’ are identified within 
Rollesby in Local Plan policy; 

x The Site is available for development and being 
considered as part of the Neighbourhood Plan’s 
growth option to join the two sides of the village. 
Norfolk County Council and the Neighbourhood 
Plan Group propose that development of the 
Rollesby Growth Option will take place in three 
phases, whereby RNP02 would potentially be 
developed in the first phase in 2020 to 2025; 

x Development of the site is contrary to Policy S/7 
Development Frameworks and Policy S/10 
Group Villages as it is outside the development 
limits of Rollesby. However, as GYBC do not 
currently have a 5 year supply of land for 
housing, the ‘Interim Housing Land Supply Policy’ 
supports development ‘outside, but adjacent to 
existing Urban Areas or Village Development 
Limits’ providing key criteria (i.e. scale, size, role 
of settlement, housing need and tenure, 
landscape and historic character) have been 
appropriately addressed; 

x On this basis, the site is suitable for development 
and allocation consideration, subject to access, 
ecology/biodiversity and landscape issues being 
addressed. 
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Site Assessment Proforma 
General information 

Site ID RNP03 

Site Name / Address 
 

Land north of A149 

Current use Agricultural 

Proposed use (in Neighbourhood 
Plan) 

Residential 

Gross area (Ha) 
Total area of the site in hectares 

1.43 

Submitted sites reference (if 
applicable) 

 

Method of site identification (e.g. 
proposed by NP group/ 
SHLAA/Call for Sites etc) 

Parish Council's Site Options Identification 

Is the site being actively promoted 
for development by a 
landowner/developer/agent? If so, 
provide details here (land 
use/amount) 

The site is being actively promoted by Norfolk County Council through a 
development consultancy, NPS Group. 
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Context 

Is the site: 
Greenfield: land (farmland, or open space) that 
has not previously been developed 
 
Brownfield: Previously developed land which is 
or was occupied by a permanent structure, 
including the curtilage of the developed land 
and any associated infrastructure. 

 
Greenfield 

 

Site planning history 
Have there been any previous applications for 
development on this land? What was the 
outcome? Does the site have an extant 
planning permission? 

None recent or relevant. 

 

Suitability  
Suitability  

Is the site: 
- Within the existing built up area 
- Adjacent to and connected with the 

existing built up area 
- Outside the existing built up area 

Outside 
 

Does the site have suitable access or could a 
suitable access be provided? (Y/N) 
(provide details of any constraints) 

Yes 
The site currently does not have any existing points of 
access. However, considering that it is located along the 
A149, a suitable access could be potentially created, 
subject to consultation with the relevant Highway 
Authorities.  

Is the site allocated for a particular use (e.g. 
housing/employment/open space) in the 
adopted and/ or emerging Local Plan? (Y/N/) 
(provide details) 

No 
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Environmental Considerations 

Questions Assessment 
guidelines 

Observations and 
comments 

Is the site within or adjacent to the following 
policy or environmental designations:  
 

x Green Belt 
x Area of Outstanding Natural Beauty 

(AONB) 
x National Park 
x European nature site (Special Area of 

Conservation or Special Protection Area) 
x SSSI Impact Risk Zone 
x Site of Importance for Nature 

Conservation 
x Site of Geological Importance 
x Flood Zones 2 or 3 

Within SSSI Impact 
Risk Zones 

The site is within SSSI Impact 
Risk Zones and is 
approximately 875m from Trinity 
Boards SSSI and the Broads 
SAC (also a National Park). 
Considering its proximity to 
designated environmental 
features, development of the 
site would have to be consulted 
upon with Natural England. 

Landscape 
 
Is the site low, medium or high sensitivity in terms 
of landscape? 
 
Low sensitivity: site not visible or less visible from 
surrounding locations, existing landscape or 
townscape character is poor quality, existing features 
could be retained 
 
Medium sensitivity: development of the site would 
lead to a moderate impact on landscape or townscape 
character due to visibility from surrounding locations 
and/or impacts on the character of the location. 
(e.g. in built up area);  
 
High sensitivity: Development would be within an area 
of high quality landscape or townscape character, 
and/or would significantly detract from local character. 
Development would lead to the loss of important 
features of local distinctiveness- without the possibility 
of mitigation. 

 
Medium sensitivity to 

development 
 

The site currently contributes to 
the open character of Rollesby 
and is visible from adjacent 
lands and along the A149 due to 
the lack of vegetated 
boundaries.   

Such open and rural landscape 
outside of the settlement area is 
identified, in the Great Yarmouth 
Borough Landscape Character 
Assessment (April 2008), as a 
positive feature which 
contributes to the tranquillity 
experienced in the West Flegg 
Settled Farmland landscape 
character area, where Rollesby 
is located. However, it is 
acknowledged in the Character 
Assessment that this quality has 
been reduced due to the 
intrusion of the A149. A key 
characteristic of the West Flegg 
Settled Farmland landscape is 
the frequent dispersed 
farmsteads with small linear or 
nucleated villages such as 
Rollesby. Small rural lanes off 
the A149 are also characteristic 
of the area, such as Back Lane- 
which in addition to the A149 
connects the two sides of the 
village. Halls and minor 
parklands such as at Rollesby 
Hall (rebuilt in the mid-20th 
Century) often fringe the 
adjacent Broads valleys, the 
minor estate at Rollesby is 
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however extant today. Within 
Rollesby there are a few 
important historical features 
such as farm buildings and the 
old Workhouse building, which 
are characteristic of local 
vernacular, highlighting 
centuries of agricultural industry. 

At a national scale, the site is 
identified within the Character 
Area of the Broads. It is also 
classified as an area of modern 
enclosed agriculture in the 
National Historic Landscape 
Characterisation (250m Grid). 
The site cannot be viewed 
directly from the Broads 
National Park but is located 
close to the Ormesby Broad and 
Rollesby Broad, whereby 
consultation would be required 
with the Broads Authority. 

Agricultural Land 
Land classified as the best and most versatile 
agricultural land (Grades 1,2 or 3a) 

Some loss Grade 1 Excellent Agricultural 
Land. 

 

Heritage considerations 

Question Assessment 
guidelines 

Comments 

Is the site within or adjacent to one or 
more of the following heritage 
designations or assets? 
 

x Conservation area 
x Scheduled monument 
x Registered Park and Garden 
x Registered Battlefield 
x Listed building 
x Known archaeology 
x Locally listed building 

Limited or no impact or 
no requirement for 

mitigation 

The site is not within or adjacent to any 
heritage designations. The site is in close 
proximity to the grade II listed Barn at 
Sowells Farm. 

 

Community facilities and services 

What is the distance to the 
following facilities (measured 
from the edge of the site) 

Distance 
(metres) 

Observations and comments 

Town / local centre / shop 400-1200m  

Bus Stop <400m 
 

King Georges Avenue. Irregular services to 
North Walsham and Great Yarmouth. 
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Train Station >800m  

Primary School 400-1200m The site is approximately 450m away from 
Rollesby Primary School. 

Secondary School 
>3900m 

The nearest secondary school is Flegg High 
Ormiston Academy which is approximately 4 
km away from the site. 

Open Space / recreation facilities <400m  

GP / Hospital / Pharmacy 
>1200m 

The nearest medical centre is Ormesby 
Village Surgery, which is approximately 3.5 
km away from the site. 

Cycle route 
400-800m 

While Martham Road is regarded as a 
leisure cycle route, there are no dedicated 
cycle lanes in Rollesby. 

Footpath <400m 
 

The site is supported by an adjacent 
footpath along A149. 

Key employment site 400-1200m 
 

The site is approximately 650m away from 
Hall Farm Business Park. 

 

Other key considerations  

Are there any known Tree 
Preservation Orders on the site? Unknown  

Could development lead to the 
loss of key biodiversity habitats 
with the potential to support 
protected species, such as, for 
example, mature trees, 
woodland, hedgerows and 
waterbodies? 

Low 
The site is agricultural land with very few trees. It is 
unlikely that the development of the site would lead 
to the loss of key biodiversity habitats. 

Public Right of Way No  

Existing social or community 
value (provide details) No  

Is the site likely to be affected by 
any of the following? 

Yes No Comments 

 
Ground Contamination 
(Y/N/Unknown) 
 

 

 Unknown. An assessment would need 
to be undertaken; however, it is unlikely 
that there is significant ground 
contamination given that the land is a 
greenfield. 

Significant infrastructure 
crossing the site i.e. power 
lines/ pipe lines, or in close 
proximity to hazardous 

 

 There is no significant infrastructure 
crossing the site. However, the site is 
adjacent to a busy ‘A’ road whereby a 
noise impact assessment should be 

 
 

 
 

9 
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installations considered at the design stage. 

 

Characteristics 

Characteristics which may affect 
development on the site: 

Comments 

Topography: 
Flat/ plateau/ steep gradient 

Flat 
 

Coalescence 
Development would result in 
neighbouring settlements 
merging into one another. 

Development would result in the gap between the two sides of 
Rollesby lessening.  

Scale and nature of development 
would be large enough to 
significantly change size and 
character of settlement 

No 
 

Availability  
Availability  

 Yes No Comments 

Is the site available for sale 
or development (if known)?  
Please provide supporting 
evidence.   

 
 

The site is available for development and is 
being actively promoted by Norfolk County 

Council. 

Are there any known legal or 
ownership problems such as 
unresolved multiple 
ownerships, ransom strips, 
tenancies, or operational 
requirements of landowners? 

 

 

 

 
Is there a known time frame 
for availability? 0-5 /6-10 / 11-
15 years. 
 

 

 6-10 years 
The site is immediately available but is 
envisaged to be developed in the second 
phase of NCC Rollesby growth option.  

 
Any other comments? 
 

Norfolk County Council and the Neighbourhood Plan Group propose that 
development of the Rollesby Growth Option will take place in three phases, 
whereby RNP03 will be developed in the Phase 2 in 2025 to 2030. 

Summary 
Conclusions  

Please tick a box 

The site is potentially suitable and available for development (‘accept’) 9 

9 
 

 

 
 

9 
 

9 
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This site has minor constraints   

The site has significant constraints  9 

The site is unsuitable for development / no evidence of availability (‘reject’)  

Potential development capacity  25 

Summary of key evidence explaining why site 
has been accepted or rejected as 
suitable/available or unsuitable/unavailable.  

x The site is removed from the urban edge and 
development limits of Rollesby and is currently 
an agricultural field (Grade 1 Agricultural Land);  

x The site does not currently have access onto the 
A149, but there is potential to create a new 
access subject to consultation with the Highways 
Authority; 

x The site is in close proximity to the primary 
school and playing fields, but not well located for 
other amenities and services, such as public 
transport, healthcare and secondary schools; 

x The site is also in close proximity to the Trinity 
Broads SSSI and the Broads SAC; it falls within 
the SSSI Impact Risk Zone of the SSSI where all 
development “outside or extending outside 
existing settlements/urban areas affecting 
greenspace, farmland, semi natural habitats or 
landscape features such as trees, hedges, 
streams, rural buildings/structures” has the 
potential to affect a SSSI and consultation with 
Natural England is likely to be required; 

x The site is in close proximity to the Broads 
National Park. It has a medium sensitivity in 
terms of development within a rural landscape 
and character area of the Broads. While the site 
is not visible from the Broads National Park, it is 
visible from the approach road to the Broads, 
Main Road (A149). The Landscape Character 
Assessment notes that the landscape character 
of Rollesby has been reduced due to the 
intrusion of the A149, but that small rural lanes 
off the A149 such as Back Lane are 
characteristic of the rural nature of the area. The 
site contributes to the open rural character of 
Rollesby, with views across the site of the 
wooded area surrounding the Ormesby Broads. 
Given the landscape sensitivity of the site, the 
density and layout of proposed development 
must be appropriate and reflect, conserve and 
enhance the landscape character and 
appearance of the surrounding area; 

x Development of the site would lessen the gap 
between the two sides of Rollesby Village, 
however no ‘strategic gaps’ are identified within 
Rollesby in Local Plan policy; 

x The Site is available for development and being 
considered as part of the Neighbourhood Plan’s 
growth option to join the two sides of the village. 
Norfolk County Council and the Neighbourhood 
Plan Group propose that development of the 
Rollesby Growth Option will take place in three 
phases, whereby RNP03 will be developed in 
Phase 2 in 2025 to 2030; 

x Development of the site is contrary to Policy S/7 
Development Frameworks and Policy S/10 
Group Villages as it is outside the development 
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limits of Rollesby. However, as GYBC do not 
currently have a 5 year supply of land for 
housing, the ‘Interim Housing Land Supply Policy’ 
which does not support development of a site 
outside and not adjacent to the ‘existing Urban 
Areas or Village Development Limits’. The site 
however is potentially suitable for development 
and allocation consideration in consultation with 
GYBC, subject to Site RNP04 (36) being 
developed in an earlier phase (of the growth 
option) and providing key criteria (i.e. scale, size, 
role of settlement, housing need and tenure, 
landscape and historic character) have been 
appropriately addressed; 

x On this basis, the site is potentially suitable for 
development and allocation consideration, 
subject to phasing, access, ecology/biodiversity 
and landscape issues being addressed. 
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Site Assessment Proforma 
General information 

Site ID RNP04 

Site Name / Address Land to the North of Main Road, Rollesby 

Current use Agricultural 

Proposed use (in Neighbourhood 
Plan) 

Residential 

Gross area (Ha) 
Total area of the site in hectares 

0.88 

Submitted sites reference (if 
applicable) 

Site 36, GYBC Call for Sites consultation (2016) for Draft Plan allocation 
consideration 

Method of site identification (e.g. 
proposed by NP group/ 
SHLAA/Call for Sites etc) 

Parish Council's Site Options Identification and GYBC's Call for Sites 

Is the site being actively promoted 
for development by a 
landowner/developer/agent? If so, 
provide details here (land 
use/amount) 

The site is being actively promoted by Norfolk County Council 

Context 
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Is the site: 
Greenfield: land (farmland, or open space) that 
has not previously been developed 
 
Brownfield: Previously developed land which is 
or was occupied by a permanent structure, 
including the curtilage of the developed land 
and any associated infrastructure. 

Greenfield 

Site planning history 
Have there been any previous applications for 
development on this land? What was the 
outcome? Does the site have an extant 
planning permission? 

None recent or relevant. 

 

Suitability  
Suitability  

Is the site: 
- Within the existing built up area 
- Adjacent to and connected with the 

existing built up area 
- Outside the existing built up area 

Adjacent 

Does the site have suitable access or could a 
suitable access be provided? (Y/N) 
(provide details of any constraints) 

Yes 
The site currently does not have any formal points of 
access. However, there is potential to create a suitable 
access along the A149 frontage, subject to consultation 
with the Highway Authorities. 

Is the site allocated for a particular use (e.g. 
housing/employment/open space) in the 
adopted and/ or emerging Local Plan? (Y/N/) 
(provide details) 

No 
The site is not allocated for a particular use in the adopted 
Local Plan.  
It was not considered for allocation in the draft Local Plan 
Part 2 as it is ‘located further from the primary school’ and 
‘does not provide the level of growth achieved by Site 37’.   
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Environmental Considerations 

Questions Assessment 
guidelines 

Observations and 
comments 

Is the site within or adjacent to the following 
policy or environmental designations:  
 

x Green Belt 
x Area of Outstanding Natural Beauty 

(AONB) 
x National Park 
x European nature site (Special Area of 

Conservation or Special Protection Area) 
x SSSI Impact Risk Zone 
x Site of Importance for Nature 

Conservation 
x Site of Geological Importance 
x Flood Zones 2 or 3 

Within SSSI Impact 
Risk Zones 

The site is within SSSI Impact 
Risk Zones and is 
approximately 1km from Trinity 
Boards SSSI and the Broads 
SAC (also a National Park). 
Considering its proximity to 
designated environmental 
features, development of the 
site would have to be 
consulted upon with Natural 
England. 

Landscape 
 
Is the site low, medium or high sensitivity in terms 
of landscape? 
 
Low sensitivity: site not visible or less visible from 
surrounding locations, existing landscape or 
townscape character is poor quality, existing features 
could be retained 
 
Medium sensitivity: development of the site would 
lead to a moderate impact on landscape or townscape 
character due to visibility from surrounding locations 
and/or impacts on the character of the location. 
(e.g. in built up area);  
 
High sensitivity: Development would be within an area 
of high quality landscape or townscape character, 
and/or would significantly detract from local character. 
Development would lead to the loss of important 
features of local distinctiveness- without the possibility 
of mitigation. 

 
Medium sensitivity to 

development 
 

The site is moderately 
screened at its southern 
boundary by low hedges. It is 
visible from adjoining land and 
properties and has some 
visibility to and from the A149. 

A key characteristic of the 
West Flegg Settled Farmland 
landscape is the frequent 
dispersed farmsteads with 
small linear or nucleated 
villages such as Rollesby. 
Small rural lanes off the A149 
are also characteristic of the 
area, such as Back Lane- 
which in addition to the A149 
connects the two sides of the 
village. Halls and minor 
parklands such as at Rollesby 
Hall (rebuilt in the mid-20th 
Century) often fringe the 
adjacent Broads valleys, the 
minor estate at Rollesby is 
however extant today. Within 
Rollesby there are a few 
important historical features 
such as farm buildings and the 
old Workhouse building, which 
are characteristic of local 
vernacular, highlighting 
centuries of agricultural 
industry. 

At a national scale, the site is 
identified within the Character 
Area of the Broads. It is also 
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classified as an area of 
modern enclosed agriculture in 
the National Historic 
Landscape Characterisation 
(250m Grid). The site cannot 
be viewed directly from the 
Broads National Park but is 
located close to the Ormesby 
Broad and Rollesby Broad, 
whereby consultation would be 
required with the Broads 
Authority. 

Agricultural Land 
Land classified as the best and most versatile 
agricultural land (Grades 1,2 or 3a) 

Some loss Grade 1 Excellent Agricultural 
Land. 

 

Heritage considerations 

Question Assessment 
guidelines 

Comments 

Is the site within or adjacent to one or 
more of the following heritage 
designations or assets? 
 

x Conservation area 
x Scheduled monument 
x Registered Park and Garden 
x Registered Battlefield 
x Listed building 
x Known archaeology 
x Locally listed building 

Some impact, and/or 
mitigation possible 

 

The site is adjacent to a Grade II listed 
Barn at Sowell’s Farm, which is located to 
the immediate north.  Any development 
on the site would need to respect the 
scale, character and setting of the 
designated heritage. 

 

Community facilities and services 

What is the distance to the 
following facilities (measured 
from the edge of the site) 

Distance 
(metres) 

Observations and comments 

Town / local centre / shop <400m  

Bus Stop <400m 
 

Park View. Irregular services to North 
Walsham and Great Yarmouth. 

Train Station >800m  

Primary School 400-1200m The site is approximately 600m away from 
Rollesby Primary School. 

Secondary School   
>3900m 

 

The nearest secondary school is Flegg High 
Ormiston Academy which is approximately 4 
km away from the site. 

Open Space / recreation facilities 400-800m  
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GP / Hospital / Pharmacy 
>1200m 

The nearest medical centre is Ormesby 
Village Surgery, which is approximately 3.5 
km away from the site. 

Cycle route 
400-800m 

While Martham Road is regarded as a leisure 
cycle route, there are no dedicated cycle 
lanes in Rollesby. 

Footpath <400m 
 

A Public Right of Way is at the western 
boundary of the site. 

Key employment site 400-1200m 
 

The site is approximately 550m away from 
Hall Farm Business Park. 

 

Other key considerations  

Are there any known Tree 
Preservation Orders on the site? Unknown  

Could development lead to the loss 
of key biodiversity habitats with the 
potential to support protected 
species, such as, for example, 
mature trees, woodland, hedgerows 
and waterbodies? 

Low 
The site is an agricultural paddock; however, the site 
boundary contains mature trees and hedgerow which would 
require an ecological survey to assess impact on habitats. 

Public Right of Way Adjacent  

Existing social or community value 
(provide details) No  

Is the site likely to be affected by 
any of the following? 

Yes No Comments 

 
Ground Contamination 
(Y/N/Unknown) 
 

 
 Unknown. An assessment would need to be 

undertaken; however, it is unlikely that there 
is significant ground contamination given 
that the land is a greenfield. 

Significant infrastructure crossing 
the site i.e. power lines/ pipe lines, 
or in close proximity to hazardous 
installations 

 

 Power lines are located along the western 
boundary of the site. In addition, it is 
adjacent to a busy ‘A’ road whereby a noise 
impact assessment should be considered at 
the design stage. 

 

Characteristics 

Characteristics which may affect 
development on the site: 

Comments 

Topography: 
Flat/ plateau/ steep gradient 

Flat 
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Coalescence 
Development would result in 
neighbouring settlements 
merging into one another. 

Development would result in the gap between the two sides of 
Rollesby lessening. 

Scale and nature of development 
would be large enough to  
significantly change size and 
character of settlement 

No 
 

Availability  
Availability  

 Yes No Comments 

Is the site available for sale 
or development (if known)?  
Please provide supporting 
evidence.   

 
 The site is available for development and is 

being actively promoted by Norfolk County 
Council, recently promoted during GYBC's 
Draft Local Plan part 2 'Call for Sites' in 2016. 

Are there any known legal or 
ownership problems such as 
unresolved multiple 
ownerships, ransom strips, 
tenancies, or operational 
requirements of landowners? 

 

 

 

 
Is there a known time frame 
for availability? 0-5 /6-10 / 11-
15 years. 
 

 

 0-5 years 
The site is immediately available and is being 
promoted to be developed at the first stage of 
NCC development for the Rollesby growth 
option. 

 
Any other comments? 
 

Norfolk County Council and the Neighbourhood Plan Group propose that 
development of the Rollesby Growth Option will take place in three phases, 
whereby RNP04 will be developed in the Phase 1 in 2020 to 2025. 

The ‘Main comparative reason(s) for not being selected for allocation’ (Site 36) 
in the Draft LPP2 (Regulation 18) was: 

x Located further from the primary school; and 
x Does not provide the level of growth achieved by Site 37 (Land to the 

North of Main Road (also Abutting Back Lane), Rollesby). 
Site 37 is being promoted for 20-25 homes on the part of the site fronting onto 
the Main Road. 

Summary 
Conclusions  

Please tick a box 

The site is suitable and available for development (‘accept’) 9 

This site has minor constraints  9 

The site has significant constraints   

9 
 

 
 

 
 

9 
 

9 
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The site is unsuitable for development / no evidence of availability (‘reject’)  

Potential development capacity  15 

Summary of key evidence explaining why site 
has been accepted or rejected as 
suitable/available or unsuitable/unavailable.  

x The site is adjacent to the urban edge and 
development limits of Rollesby and is currently 
an agricultural field (Grade 1 Agricultural Land);  

x The site does not currently have access onto the 
A149, but there is potential to create a new 
access subject to consultation with the Highways 
Authority; 

x The site is in close proximity to the primary 
school and playing fields, but not well located for 
other amenities and services, such as public 
transport, healthcare and secondary schools; 

x The site is also in close proximity to the Trinity 
Broads SSSI and the Broads SAC; it falls within 
the SSSI Impact Risk Zone of the SSSI where all 
development “outside or extending outside 
existing settlements/urban areas affecting 
greenspace, farmland, semi natural habitats or 
landscape features such as trees, hedges, 
streams, rural buildings/structures” has the 
potential to affect a SSSI and consultation with 
Natural England is likely to be required; 

x The site is in close proximity to the Broads 
National Park. It has a medium sensitivity in 
terms of development within a rural landscape 
and character area of the Broads. While the site 
is not visible from the Broads National Park, it is 
visible from the approach road to the Broads, 
Main Road (A149). The Landscape Character 
Assessment notes that the landscape character 
of Rollesby has been reduced due to the 
intrusion of the A149, but that small rural lanes 
off the A149 such as Back Lane are 
characteristic of the rural nature of the area. The 
site is largely enclosed having a moderate level 
of boundary hedgerow and tree screening. Given 
the landscape sensitivity of the site, the density 
and layout of proposed development must be 
appropriate and reflect, conserve and enhance 
the landscape character and appearance of the 
surrounding area; 

x Development of the site would lessen the gap 
between the two sides of Rollesby Village, 
however no ‘strategic gaps’ are identified within 
Rollesby in Local Plan policy; 

x The Site is available for development, and being 
considered as part of the Neighbourhood Plan’s 
growth option to join the two sides of the village. 
Norfolk County Council and the Neighbourhood 
Plan Group propose that development of the 
Rollesby Growth Option will take place in three 
phases, whereby RNP04 will be developed in the 
first phase in 2020 to 2025; 

x Development of the site is contrary to Policy S/7 
Development Frameworks and Policy S/10 
Group Villages as it is outside the development 
limits of Rollesby. However, as GYBC do not 
currently have a 5 year supply of land for 
housing, the ‘Interim Housing Land Supply Policy’ 
supports development ‘outside, but adjacent to 
existing Urban Areas or Village Development 
Limits’ providing key criteria (i.e. scale, size, role 
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of settlement, housing need and tenure, 
landscape and historic character) have been 
appropriately addressed;  

x On this basis, the site is suitable for development 
and allocation consideration, subject to access, 
ecology/biodiversity and landscape issues being 
addressed. 
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Site Assessment Proforma 
General information 

Site ID RNP05 

Site Name / Address 
 

Land to the south of Park View 

Current use Agricultural 

Proposed use (in Neighbourhood 
Plan) 

Residential 

Gross area (Ha) 
Total area of the site in hectares 

0.66 

Submitted sites reference (if 
applicable) 

 

Method of site identification (e.g. 
proposed by NP group/ 
SHLAA/Call for Sites etc) 

Parish Council's Site Options Identification 

Is the site being actively promoted 
for development by a 
landowner/developer/agent? If so, 
provide details here (land 
use/amount) 

The site is being actively promoted by Norfolk County Council through 
their development consultancy, NPS Group.  
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Context 

Is the site: 
Greenfield: land (farmland, or open space) that 
has not previously been developed 
 
Brownfield: Previously developed land which is 
or was occupied by a permanent structure, 
including the curtilage of the developed land 
and any associated infrastructure. 

 
Greenfield 

 

Site planning history 
Have there been any previous applications for 
development on this land? What was the 
outcome? Does the site have an extant 
planning permission? 

None recent or relevant. 

 

Suitability  
Suitability  

Is the site: 
- Within the existing built up area 
- Adjacent to and connected with the 

existing built up area 
- Outside the existing built up area 

Adjacent 
 

Does the site have suitable access or could a 
suitable access be provided? (Y/N) 
(provide details of any constraints) 

Yes 
The site currently does not have any existing points of 
access. However, there is potential to create access along 
the A149 frontage, subject to consultation with the 
Highways Authorities. 

 

Is the site allocated for a particular use (e.g. 
housing/employment/open space) in the 
adopted and/ or emerging Local Plan? (Y/N/) 

No 
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(provide details) 

 

Environmental Considerations 

Questions Assessment 
guidelines 

Observations and 
comments 

Is the site within or adjacent to the following 
policy or environmental designations:  
 

x Green Belt 
x Area of Outstanding Natural Beauty 

(AONB) 
x National Park 
x European nature site (Special Area of 

Conservation or Special Protection Area) 
x SSSI Impact Risk Zone 
x Site of Importance for Nature 

Conservation 
x Site of Geological Importance 
x Flood Zones 2 or 3 

Within SSSI Impact 
Risk Zones 

The site is within SSSI Impact 
Risk Zones and is 
approximately 1.1km from 
Trinity Boards SSSI and the 
Broads SAC (also a National 
Park). Considering its 
proximity to designated 
environmental features, 
development of the site would 
have to be consulted upon 
with Natural England. 

Landscape 
 
Is the site low, medium or high sensitivity in terms 
of landscape? 
 
Low sensitivity: site not visible or less visible from 
surrounding locations, existing landscape or 
townscape character is poor quality, existing features 
could be retained 
 
Medium sensitivity: development of the site would 
lead to a moderate impact on landscape or townscape 
character due to visibility from surrounding locations 
and/or impacts on the character of the location. 
(e.g. in built up area);  
 
High sensitivity: Development would be within an area 
of high quality landscape or townscape character, 
and/or would significantly detract from local character. 
Development would lead to the loss of important 
features of local distinctiveness- without the possibility 
of mitigation. 

Medium sensitivity to 
development 

 

The site is moderately 
screened on its northern 
boundary by low hedges and 
trees, but visible from 
adjoining land and properties, 
and the A149. There are views 
across the site of the church 
tower landmark. This view has 
been partially eroded due to 
powerlines traversing the north 
of the site. The site steps up 
on a gentle slope from the 
A149. 

Open and rural landscape 
outside of the settlement area 
is identified, in the Great 
Yarmouth Borough Landscape 
Character Assessment (April 
2008) as a positive feature 
which contributes to the 
tranquillity experienced in the  
West Flegg Settled Farmland 
landscape character area, in 
which Rollesby is located. 
However, it is acknowledged in 
the Character Assessment that 
this quality has been reduced 
due to the intrusion of the 
A149. 

A key characteristic of the 
West Flegg Settled Farmland 
landscape is the frequent 
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dispersed farmsteads with 
small linear or nucleated 
villages such as Rollesby. 
Small rural lanes off the A149 
are also characteristic of the 
area, such as Back Lane- 
which in addition to the A149 
connects the two sides of the 
village. Halls and minor 
parklands such as at Rollesby 
Hall (rebuilt in the mid-20th 
Century) often fringe the 
adjacent Broads valleys, the 
minor estate at Rollesby is 
however extant today. Within 
Rollesby there are a few 
important historical features 
such as farm buildings and the 
old Workhouse building, which 
are characteristic of local 
vernacular, highlighting 
centuries of agricultural 
industry. 

At a national scale, the site is 
identified within the Character 
Area of the Broads. It is also 
classified as area of modern 
enclosed agriculture in the 
National Historic Landscape 
Characterisation (250m Grid). 
The site cannot be viewed 
directly from the Broads 
National Park, but is located 
close to the Ormesby Broad 
and Rollesby Broad, whereby 
consultation would be required 
with the Broads Authority. 

Agricultural Land 
Land classified as the best and most versatile 
agricultural land (Grades 1,2 or 3a) 

Some loss Grade 1 Excellent Agricultural 
Land. 

 

Heritage considerations 

Question Assessment 
guidelines 

Comments 

Is the site within or adjacent to one or 
more of the following heritage 
designations or assets? 
 

x Conservation area 
x Scheduled monument 
x Registered Park and Garden 
x Registered Battlefield 

Limited or no impact or 
no requirement for 

mitigation 

The site is in close proximity to Rollesby 
Conservation Area but not within or 
adjacent to any heritage designations. 
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x Listed building 
x Known archaeology 
x Locally listed building 

 

Community facilities and services 

What is the distance to the 
following facilities (measured 
from the edge of the site) 

Distance 
(metres) 

Observations and comments 

Town / local centre / shop <400m  

Bus Stop <400m 
 

Park View. Irregular services to North 
Walsham and Great Yarmouth. 

Train Station >800m  

Primary School 400-1200m The site is approximately 700m away from 
Rollesby Primary School. 

Secondary School >3900m 
 

The nearest secondary school is Flegg High 
Ormiston Academy which is approximately 4 
km away from the site. 

Open Space / recreation facilities 400-800m  

GP / Hospital / Pharmacy 
>1200m 

The nearest medical centre is Ormesby 
Village Surgery, which is approximately 3.5 
km away from the site. 

Cycle route 
 

While Martham Road is regarded as a 
leisure cycle route, there are no dedicated 
cycle lanes in Rollesby. 

Footpath 
<400m 

 

The site is not supported by any formal 
footpaths but is in close proximity to a 
number of public rights of ways. There is a 
footpath on the opposite side of the A149. 

Key employment site <400m 
 

The site is approximately 400m away from 
Hall Farm Business Park. 

 

Other key considerations  

Are there any known Tree 
Preservation Orders on the site? Unknown  

Could development lead to the loss 
of key biodiversity habitats with the 
potential to support protected 
species, such as, for example, 
mature trees, woodland, hedgerows 
and waterbodies? 

Low 
The site is agricultural land with very few trees. It is unlikely 
that the development of the site would lead to the loss of 
key biodiversity habitats. 

Public Right of Way Adjacent  
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Existing social or community value 
(provide details) No  

Is the site likely to be affected by 
any of the following? 

Yes No Comments 

 
Ground Contamination 
(Y/N/Unknown) 
 

 
 Unknown. An assessment would need to be 

undertaken; however, it is unlikely that there 
is significant ground contamination given 
that the land is a greenfield. 

Significant infrastructure crossing 
the site i.e. power lines/ pipe lines, 
or in close proximity to hazardous 
installations 

 

 The site is bounded by power lines to its 
east and south. It is also adjacent to a busy 
‘A’ road whereby a noise impact assessment 
should be considered at the design stage.  

 

Characteristics 

Characteristics which may affect 
development on the site: 

Comments 

Topography: 
Flat/ plateau/ steep gradient 

Gently sloped 

Coalescence 
Development would result in 
neighbouring settlements 
merging into one another. 

Development would result in the gap between the two sides of 
Rollesby lessening.  

 

Scale and nature of development 
would be large enough to  
significantly change size and 
character of settlement 

No 
 

Availability  
Availability  

 Yes No Comments 

Is the site available for sale 
or development (if known)?  
Please provide supporting 
evidence.   

 
 

The site is available for development and is 
being actively promoted by Norfolk County 
Council.  

Are there any known legal or 
ownership problems such as 
unresolved multiple 
ownerships, ransom strips, 
tenancies, or operational 
requirements of landowners? 

 

 

 

 
Is there a known time frame 
for availability? 0-5 /6-10 / 11-
15 years. 

 
 0-5 years 

The site is immediately available and is 
proposed to be developed at the first stage of 
NCC development option. 

9 
 

 

 
 

9 
 

9 
 

9 
 

 

 
 

9 
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Any other comments? 
 

NCC and the Neighbourhood Plan Group propose that development of the 
Rollesby Growth Option will take place in three phases, whereby RNP05 will be 
developed in phase 1 from 2030 to 2035. 

Summary 
Conclusions  

Please tick a box 

The site is available and potentially suitable for development (‘accept’) 9 

This site has minor constraints   

The site has significant constraints  9 

The site is unsuitable for development / no evidence of availability (‘reject’)  

Potential development capacity  10 

Summary of key evidence explaining why site 
has been accepted or rejected as 
suitable/available or unsuitable/unavailable.  

x The site is adjacent to the urban edge and 
development limits of Rollesby and is currently 
an agricultural field (Grade 1 Agricultural Land);  

x The site does not currently have access onto the 
A149, but there is potential to create a new 
access subject to consultation with the Highways 
Authority; 

x The site is in close proximity to the primary 
school and playing fields, but not well located for 
other amenities and services, such as public 
transport, healthcare and secondary schools; 

x The site is also in close proximity to the Trinity 
Broads SSSI and the Broads SAC; it falls within 
the SSSI Impact Risk Zone of the SSSI where all 
development “outside or extending outside 
existing settlements/urban areas affecting 
greenspace, farmland, semi natural habitats or 
landscape features such as trees, hedges, 
streams, rural buildings/structures” has the 
potential to affect a SSSI and consultation with 
Natural England is likely to be required; 

x The site is in close proximity to the Broads 
National Park. It has a medium sensitivity in 
terms of development within a rural landscape 
and character area of the Broads. While the site 
is not visible from the Broads National Park, it is 
visible from the approach road to the Broads, 
Main Road (A149). The Landscape Character 
Assessment notes that the landscape character 
of Rollesby has been reduced due to the 
intrusion of the A149, but that small rural lanes 
off the A149 such as Back Lane are 
characteristic of the rural nature of the area. The 
site is moderately screened on its northern 
boundary by low hedges and trees, but visible 
from adjoining land and properties, and the A149 
as the site steps up on a gentle slope. Given the 
landscape sensitivity of the site, the density and 
layout of proposed development must be 
appropriate and reflect, conserve and enhance 
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the landscape character and appearance of the 
surrounding area; 

x Development of the site would lessen the gap 
between the two sides of Rollesby Village, 
however no ‘strategic gaps’ are identified within 
Rollesby in Local Plan policy; 

x The Site is available for development, and being 
considered as part of the Neighbourhood Plan’s 
growth option to join the two sides of the village. 
Norfolk County Council and the Neighbourhood 
Plan Group propose that development of the 
Rollesby Growth Option will take place in three 
phases, whereby RNP05 will be developed in the 
first phase in 2020 to 2025; 

x Development of the site is contrary to Policy S/7 
Development Frameworks and Policy S/10 
Group Villages as it is outside the development 
limits of Rollesby. Although the site is adjacent to 
the development limits, the site is isolated on the 
southern side of the Main Road (A149). 
Development of the site could be further 
considered contrary to Local Plan policy, as the 
GYBC ‘Interim Housing Land Supply Policy’ 
would not support development of a site outside 
and not directly adjacent to the ‘existing Urban 
Areas or Village Development Limits’; 

x On this basis, the site is potentially suitable for 
development and allocation consideration, 
subject to the prior development of Site RNP06, 
access, ecology/biodiversity and landscape 
issues being addressed. 
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Site Assessment Proforma 
General information 

Site ID RNP06 

Site Name / Address 
 

Land east of Horse and Groom 

Current use Agricultural 

Proposed use (in Neighbourhood 
Plan) 

Residential 

Gross area (Ha) 
Total area of the site in hectares 

0.48 

Submitted sites reference (if 
applicable) 

 

Method of site identification (e.g. 
proposed by NP group/ 
SHLAA/Call for Sites etc) 

Parish Council's Site Options Identification 

Is the site being actively promoted 
for development by a 
landowner/developer/agent? If so, 
provide details here (land 
use/amount) 

The site is being actively promoted by Norfolk County Council through 
their development consultancy, NPS Group. 
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Context 

Is the site: 
Greenfield: land (farmland, or open space) that 
has not previously been developed 
 
Brownfield: Previously developed land which is 
or was occupied by a permanent structure, 
including the curtilage of the developed land 
and any associated  infrastructure. 

 
Greenfield 

Site planning history 
Have there been any previous applications for 
development on this land? What was the 
outcome? Does the site have an extant 
planning permission? 

None recent or relevant. 

 

Suitability  
Suitability  

Is the site: 
- Within the existing built up area 
- Adjacent to and connected with the 

existing built up area 
- Outside the existing built up area 

Adjacent 
 

Does the site have suitable access or could a 
suitable access be provided? (Y/N) 
(provide details of any constraints) 

Yes 
The site currently does not have any existing points of 
access. There is potential to create suitable access onto 
the A149, subject to consultation with the relevant Highway 
Authorities.  

 

Is the site allocated for a particular use (e.g. 
housing/employment/open space) in the 
adopted and/ or emerging Local Plan? (Y/N/) 
(provide details) 

No 
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Environmental Considerations 

Questions Assessment 
guidelines 

Observations and 
comments 

Is the site within or adjacent to the following 
policy or environmental designations:  
 

x Green Belt 
x Area of Outstanding Natural Beauty 

(AONB) 
x National Park 
x European nature site (Special Area of 

Conservation or Special Protection Area) 
x SSSI Impact Risk Zone 
x Site of Importance for Nature 

Conservation 
x Site of Geological Importance 
x Flood Zones 2 or 3 

Within SSSI Impact 
Risk Zones 

The site is within SSSI Impact 
Risk Zones and is 
approximately 1.1km from 
Trinity Boards SSSI and the 
Broads SAC (also a National 
Park).Considering its proximity 
to designated environmental 
features, development of the 
site would have to be 
consulted upon with Natural 
England. 

Landscape 
 
Is the site low, medium or high sensitivity in terms 
of landscape? 
 
Low sensitivity: site not visible or less visible from 
surrounding locations, existing landscape or 
townscape character is poor quality, existing features 
could be retained 
 
Medium sensitivity: development of the site would 
lead to a moderate impact on landscape or townscape 
character due to visibility from surrounding locations 
and/or impacts on the character of the location. 
(e.g. in built up area);  
 
High sensitivity: Development would be within an area 
of high quality landscape or townscape character, 
and/or would significantly detract from local character. 
Development would lead to the loss of important 
features of local distinctiveness- without the possibility 
of mitigation. 

Medium sensitivity to 
development 

 

The site currently contributes 
to the open character of 
Rollesby and is visible on 
adjacent lands and along the 
A149 due to the lack of 
vegetated boundaries.  
  
Such open and rural 
landscape outside of the 
settlement area is identified, in 
the Great Yarmouth Borough 
Landscape Character 
Assessment (April 2008) as a 
positive feature which 
contributes to the tranquillity 
experienced in the  West 
Flegg Settled Farmland 
landscape character area, 
where Rollesby is located. 
However, it is acknowledged in 
the Character Assessment that 
this quality has been reduced 
due to the intrusion of A149. 

A key characteristic of the 
West Flegg Settled Farmland 
landscape is the frequent 
dispersed farmsteads with 
small linear or nucleated 
villages such as Rollesby. 
Small rural lanes off the A149 
are also characteristic of the 
area, such as Back Lane- 
which in addition to the A149 
connects the two sides of the 
village. Halls and minor 
parklands such as at Rollesby 
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Hall (rebuilt in the mid-20th 
Century) often fringe the 
adjacent Broads valleys, the 
minor estate at Rollesby is 
however extant today. Within 
Rollesby there are a few 
important historical features 
such as farm buildings and the 
old Workhouse building, which 
are characteristic of local 
vernacular, highlighting 
centuries of agricultural 
industry. 

At a national scale, the site is 
identified within the Character 
Area of the Broads. It is also 
classified as area of modern 
enclosed agriculture in the 
National Historic Landscape 
Characterisation (250m Grid). 
The site cannot be viewed 
directly from the Broads 
National Park, but is located 
close to the Ormesby Broad 
and Rollesby Broad, whereby 
consultation would be required 
with the Broads Authority. 

The site is on flat terrain. 
Development of the site would 
partially obscure views from 
the A149 towards the wooded 
Conservation Area. 

Agricultural Land 
Land classified as the best and most versatile 
agricultural land (Grades 1,2 or 3a) 

Some loss Grade 1 Excellent Agricultural 
Land. 

 

Heritage considerations 

Question Assessment 
guidelines 

Comments 

Is the site within or adjacent to one or 
more of the following heritage 
designations or assets? 
 

x Conservation area 
x Scheduled monument 
x Registered Park and Garden 
x Registered Battlefield 
x Listed building 
x Known archaeology 
x Locally listed building 

Some impact, and/or 
mitigation possible 

 

The site is within close proximity to the 
Rollesby Conservation Area and Grade II 
Listed Hall Farmhouse. 
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Community facilities and services 

What is the distance to the 
following facilities (measured 
from the edge of the site) 

Distance 
(metres) 

Observations and comments 

Town / local centre / shop <400m  

Bus Stop <400m 
 

Horse and Groom. Irregular services to 
North Walsham and Great Yarmouth. 

Train Station >800m  

Primary School 400-1200m 
 

The site is approximately 900m away from 
Rollesby Primary School. 

Secondary School 1600-3900m  
 

The nearest secondary school is Flegg High 
Ormiston Academy which is approximately 
3.5 km away from the site. 

Open Space / recreation facilities 400-800m  

GP / Hospital / Pharmacy 
>1200m 

The nearest medical centre is Ormesby 
Village Surgery, which is approximately 4 
km away from the site. 

Cycle route 
 

While Martham Road is regarded as a 
leisure cycle route, there are no dedicated 
cycle lanes in Rollesby. 

Footpath 

<400m 

A Public Right of Way runs along the 
eastern boundary of the site. There are 
however, no formal footpaths along the 
A149 associated with the site, the footpath 
being on the opposite side of the road. 

Key employment site <400m The site is approximately 300m away from 
Hall Farm Business Park. 

 

Other key considerations  

Are there any known Tree 
Preservation Orders on the site? Unknown  

Could development lead to the loss 
of key biodiversity habitats with the 
potential to support protected 
species, such as, for example, 
mature trees, woodland, hedgerows 
and waterbodies? 

 
Low 

The site is agricultural land with very few trees. It is unlikely 
that the development of the site would lead to the loss of 
key biodiversity habitats. 

Public Right of Way Adjacent  

Existing social or community value 
(provide details) No  
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Is the site likely to be affected by 
any of the following? 

Yes No Comments 

 
Ground Contamination 
(Y/N/Unknown) 
 

 
 Unknown. An assessment would need to be 

undertaken; however, it is unlikely that there 
is significant ground contamination given 
that the land is a greenfield. 

Significant infrastructure crossing 
the site i.e. power lines/ pipe lines, 
or in close proximity to hazardous 
installations 

 

 Power lines traverse the site. In addition, it is 
adjacent to a busy ‘A’ road whereby a noise 
impact assessment should be considered at 
the design stage.  

 

Characteristics 

Characteristics which may affect 
development on the site: 

Comments 

Topography: 
Flat/ plateau/ steep gradient 

Flat 

Coalescence 
Development would result in 
neighbouring settlements 
merging into one another. 

No 
 

Scale and nature of development 
would be large enough to  
significantly change size and 
character of settlement 

No 

Availability  
Availability  

 Yes No Comments 

Is the site available for sale 
or development (if known)?  
Please provide supporting 
evidence.   

 
 The site is available for development and is 

being actively promoted by Norfolk County 
Council. 

 

Are there any known legal or 
ownership problems such as 
unresolved multiple 
ownerships, ransom strips, 
tenancies, or operational 
requirements of landowners? 

 

 

 

 
Is there a known time frame 
for availability? 0-5 /6-10 / 11-
15 years. 
 

 

 0-5 years 
The site is immediately available but is 
envisaged to be developed at the first stage 
of NCC development 

9 
 

 
 

 
 

9 
 

9 
 

 
 

 

 
 

9 
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Any other comments? 
 

NCC and the Neighbourhood Plan Group propose that development of the 
Rollesby Growth Option will take place in three phases, whereby RNP06 will be 
developed in phase 1 from 2020 to 2025. 

Summary 
Conclusions  

Please tick a box 

The site is suitable and available for development (‘accept’) 9 

This site has minor constraints   

The site has significant constraints  9 

The site is unsuitable for development / no evidence of availability (‘reject’)  

Potential development capacity  5-15 

Summary of key evidence explaining why site 
has been accepted or rejected as 
suitable/available or unsuitable/unavailable.  

x The site is adjacent to the urban edge and 
development limits of Rollesby and is currently 
an agricultural field (Grade 1 Agricultural Land);  

x The site does not currently have access onto the 
A149, but there is potential to create a new 
access subject to consultation with the Highways 
Authority; 

x The site is in close proximity to the Hall Farm 
Business Park, and primary school and playing 
fields, but not well located for other amenities 
and services, such as public transport, 
healthcare and secondary schools; 

x The site is also in close proximity to the Trinity 
Broads SSSI and the Broads SAC; it falls within 
the SSSI Impact Risk Zone of the SSSI where all 
development “outside or extending outside 
existing settlements/urban areas affecting 
greenspace, farmland, semi natural habitats or 
landscape features such as trees, hedges, 
streams, rural buildings/structures” has the 
potential to affect a SSSI and consultation with 
Natural England is likely to be required; 

x The site is in close proximity to the Broads 
National Park. It has a medium sensitivity in 
terms of development within a rural landscape 
and character area of the Broads. While the site 
is not visible from the Broads National Park, it is 
visible from the approach road to the Broads, 
Main Road (A149). The Landscape Character 
Assessment notes that the landscape character 
of Rollesby has been reduced due to the 
intrusion of the A149, but that small rural lanes 
off the A149 such as Back Lane are 
characteristic of the rural nature of the area. The 
site is on flat terrain. Development of the site 
would partially obscure views from the A149 
towards the wooded Conservation Area. Given 
the landscape sensitivity of the site, the density 
and layout of proposed development must be 
appropriate and reflect, conserve and enhance 
the landscape character and appearance of the 
surrounding area; 
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x The Site is available for development, and being 
considered as part of the Neighbourhood Plan’s 
growth option to join the two sides of the village. 
Norfolk County Council and the Neighbourhood 
Plan Group propose that development of the 
Rollesby Growth Option will take place in three 
phases, whereby RNP06 will be developed in the 
first phase in 2020 to 2025; 

x Development of the site is contrary to Policy S/7 
Development Frameworks and Policy S/10 
Group Villages as it is outside the development 
limits of Rollesby. However, as GYBC do not 
currently have a 5 year supply of land for 
housing, the ‘Interim Housing Land Supply Policy’ 
supports development ‘outside, but adjacent to 
existing Urban Areas or Village Development 
Limits’ providing key criteria (i.e. scale, size, role 
of settlement, housing need and tenure, 
landscape and historic character) have been 
appropriately addressed; 

x On this basis, the site is suitable for development 
and allocation consideration, subject to access, 
ecology/biodiversity and landscape issues being 
addressed. 
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Site Assessment Proforma 
General information 

Site ID RNP07 

Site Name / Address 
 

Land to the rear of Hall View, Martham Road, Rollesby, NR29 5DU 

Current use Agricultural 

Proposed use (in Neighbourhood 
Plan) 

Residential 

Gross area (Ha) 
Total area of the site in hectares 

0.61 

Submitted sites reference (if 
applicable) 

Site 23, GYBC Call for Sites consultation (2016) for Draft Plan allocation 
consideration. The site was also previously identified as a potential new 
housing site in the Council's SHLAA 2014 update (R002). 

Method of site identification (e.g. 
proposed by NP group/ 
SHLAA/Call for Sites etc) 

GYBC's Call for Sites 

Is the site being actively promoted 
for development by a 
landowner/developer/agent? If so, 
provide details here (land 
use/amount) 

The site has an extant undecided planning application (06/18/0315/O). 
 
The site was promoted during GYBC's Draft Local Plan part 2 'Call for 
Sites' in 2016 for 13 dwellings.  
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Context 

Is the site: 
Greenfield: land (farmland, or open space) that 
has not previously been developed 
 
Brownfield: Previously developed land which is 
or was occupied by a permanent structure, 
including the curtilage of the developed land 
and any associated infrastructure. 

 
Greenfield 

 
 

Site planning history 
Have there been any previous applications for 
development on this land? What was the 
outcome? Does the site have an extant 
planning permission? 

June 2018, Outline Planning Application (06/18/0315/O) 
pending for the development of site for residential use (up to 13 
dwellings) with proposed means of vehicular access. Application 
was submitted in June 2018. 

 

Suitability  
Suitability  

Is the site: 
- Within the existing built up area 
- Adjacent to and connected with the 

existing built up area 
- Outside the existing built up area 

Adjacent 
 

Does the site have suitable access or could a 
suitable access be provided? (Y/N) 
(provide details of any constraints) 

Potentially 
The site does not currently have direct access from 
Martham Road. 
As part of the pending planning application, access is 
proposed through the existing but narrow private driveway 
of Hall View, Martham Road, and is subject to consultation 
and approval from the relevant Highway Authorities.  

Is the site allocated for a particular use (e.g. 
housing/employment/open space) in the No 
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adopted and/ or emerging Local Plan? (Y/N/) 
(provide details) 

 

Environmental Considerations 

Questions Assessment 
guidelines 

Observations and 
comments 

Is the site within or adjacent to the following 
policy or environmental designations:  
 

x Green Belt 
x Area of Outstanding Natural Beauty 

(AONB) 
x National Park 
x European nature site (Special Area of 

Conservation or Special Protection Area) 
x SSSI Impact Risk Zone 
x Site of Importance for Nature 

Conservation 
x Site of Geological Importance 
x Flood Zones 2 or 3 

Within SSSI Impact 
Risk Zones 

The site is within SSSI Impact 
Risk Zones and is 
approximately 1.2km from 
Trinity Boards SSSI and the 
Broads SAC (also a National 
Park). Considering its 
proximity to designated 
environmental features, 
development of the site would 
have to be consulted upon 
with Natural England. 

Landscape 
 
Is the site low, medium or high sensitivity in terms 
of landscape? 
 
Low sensitivity: site not visible or less visible from 
surrounding locations, existing landscape or 
townscape character is poor quality, existing features 
could be retained 
 
Medium sensitivity: development of the site would 
lead to a moderate impact on landscape or townscape 
character due to visibility from surrounding locations 
and/or impacts on the character of the location. 
(e.g. in built up area);  
 
High sensitivity: Development would be within an area 
of high quality landscape or townscape character, 
and/or would significantly detract from local character. 
Development would lead to the loss of important 
features of local distinctiveness- without the possibility 
of mitigation. 

Low sensitivity to 
development 

The site is at the rear of an 
existing development and has 
limited landscape impacts 
when viewed from the north 
along Martham Road. 
 
There is however limited 
vegetation at the northern 
boundary of the site, which 
leave the site exposed to the 
open countryside to the north. 
Development of the site, 
nevertheless, would only lead 
to moderate impacts on its 
surrounding landscape as it is 
viewed against its adjacent 
urban context. Views of the 
site are screened from 
Rollesby Hall to the northwest. 

Rollesby is categorized as G2 
West Flegg Settled Farmland 
in the Great Yarmouth 
Borough Landscape Character 
Assessment conducted in April 
2008.  A key characteristic of 
the West Flegg Settled 
Farmland landscape is the 
frequent dispersed farmsteads 
with small linear or nucleated 
villages such as Rollesby. 
Small rural lanes off the A149 
are also characteristic of the 
area, such as Back Lane- 
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which in addition to the A149 
connects the two sides of the 
village. Halls and minor 
parklands such as at Rollesby 
Hall (rebuilt in the mid-20th 
Century) often fringe the 
adjacent Broads valleys, the 
minor estate at Rollesby is 
however extant today. Within 
Rollesby there are a few 
important historical features 
such as farm buildings and the 
old Workhouse building, which 
are characteristic of local 
vernacular, highlighting 
centuries of agricultural 
industry. 
 
At a national scale, the site is 
identified within the Character 
Area of the Broads. It is also 
classified as an area of 
modern enclosed agriculture in 
the National Historic 
Landscape Characterisation 
(250m Grid). 

Agricultural Land 
Land classified as the best and most versatile 
agricultural land (Grades 1,2 or 3a) 

Some loss Grade 1 Excellent Agricultural 
Land. 

 

Heritage considerations 

Question Assessment 
guidelines 

Comments 

Is the site within or adjacent to one or 
more of the following heritage 
designations or assets? 
 

x Conservation area 
x Scheduled monument 
x Registered Park and Garden 
x Registered Battlefield 
x Listed building 
x Known archaeology 
x Locally listed building 

Limited or no impact or 
no requirement for 

mitigation 

The site is not within or adjacent to any 
heritage designations, but is 100m from a 
listed building. 

 

Community facilities and services 

What is the distance to the 
following facilities (measured 
from the edge of the site) 

Distance 
(metres) 

Observations and comments 

Town / local centre / shop 400-1200m  



Rollesby Neighbourhood Plan   
  

  
  
  

 

 
Prepared for:  Rollesby Parish Council   
 

AECOM 
5 
 

Bus Stop 400-800m 
 

Horse and Groom. Irregular services to 
North Walsham and Great Yarmouth. 

Train Station >800m  

Primary School >1200m The site is approximately 1.3km away from 
Rollesby Primary School. 

Secondary School 1600-3900m  
 

The nearest secondary school is Flegg High 
Ormiston Academy which is approximately 
3.5 km away from the site. 

Open Space / recreation facilities 400-800m  

GP / Hospital / Pharmacy 
>1200m 

The nearest medical centre is Ormesby 
Village Surgery, which is approximately 4 
km away from the site. 

Cycle route 
 

While Martham Road is regarded as a 
leisure cycle route, there are no dedicated 
cycle lanes in Rollesby. 

Footpath 

<400m 
 

The site is not directly connected to any 
footpaths. It is unlikely that a footpath could 
be provided on the existing lane due to its 
narrow width. The nearest footpath is 
approximately 100m away. 

Key employment site <400m The site is approximately 300 m away from 
Hall Farm Business Park. 

 

Other key considerations  

Are there any known Tree 
Preservation Orders on the site? Unknown None 

Could development lead to the loss 
of key biodiversity habitats with the 
potential to support protected 
species, such as, for example, 
mature trees, woodland, hedgerows 
and waterbodies? 

Low 
The site is agricultural land with a few trees. It is unlikely 
that the development of the site would lead the loss of key 
biodiversity habitats. 

Public Right of Way No  

Existing social or community value 
(provide details) No  

Is the site likely to be affected by 
any of the following? 

Yes No Comments 

 
Ground Contamination 
(Y/N/Unknown) 
 

 
 Unknown. An assessment would need to be 

undertaken; however, it is unlikely that there 
is significant ground contamination given 
that the land is a greenfield. 
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Significant infrastructure crossing 
the site i.e. power lines/ pipe lines, 
or in close proximity to hazardous 
installations 

 

 None 

 

Characteristics 

Characteristics which may affect 
development on the site: 

Comments 

Topography: 
Flat/ plateau/ steep gradient 

Flat 

Coalescence 
Development would result in 
neighbouring settlements 
merging into one another. 

No 
 

Scale and nature of development 
would be large enough to  
significantly change size and 
character of settlement 

No 
 

Availability  
Availability  

 Yes No Comments 

Is the site available for sale 
or development (if known)?  
Please provide supporting 
evidence.   

 
 The site is promoted during GYBC's Draft 

Local Plan part 2 'Call for Sites' in 2016 and 
has been submitted for outline planning 
permission. 

Are there any known legal or 
ownership problems such as 
unresolved multiple 
ownerships, ransom strips, 
tenancies, or operational 
requirements of landowners? 

 

 

 

 
Is there a known time frame 
for availability? 0-5 /6-10 / 11-
15 years. 
 

 

 

0-5 years 

 
Any other comments? 
 

The site is promoted for 13 dwellings. 

The ‘main comparative reason(s) for not being selected for allocation in the 
Draft LPP2 (Regulation 18)’ was ‘The ability to appropriately access the site is 
currently unclear.’ 

 
  

9 
 

 
 

 9 
 

9 
 

 
 

 
 

9 
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Summary 
Conclusions  

Please tick a box 

The site is potentially suitable and available for development (‘accept’) 9 

This site has minor constraints   

The site has significant constraints  9 

The site is unsuitable for development / no evidence of availability (‘reject’)  

Potential development capacity  13 

Summary of key evidence explaining why site 
has been accepted or rejected as 
suitable/available or unsuitable/unavailable.  

x The site is adjacent to the urban edge and 
development limits of Rollesby and is currently 
an agricultural field (Grade 1 Agricultural Land);  

x The site does not currently have access onto the 
A149, but access plans through the existing but 
narrow private driveway of ‘Hall View’ are 
proposed as part of the pending planning 
application, subject to approval of the Highway 
Authorities and Borough Council. There is a lack 
of footpath along a stretch of Martham Road; 

x The site is in close proximity to the Hall Farm 
Business Park, and primary school and playing 
fields, but not well located for other amenities 
and services, such as public transport, 
healthcare and secondary schools; 

x The site is also in close proximity to the Trinity 
Broads SSSI and the Broads SAC; it falls within 
the SSSI Impact Risk Zone of the SSSI where all 
development “outside or extending outside 
existing settlements/urban areas affecting 
greenspace, farmland, semi natural habitats or 
landscape features such as trees, hedges, 
streams, rural buildings/structures” has the 
potential to affect a SSSI and consultation with 
Natural England is likely to be required;  

x The site is in close proximity to the Broads 
National Park. While the site is not visible from 
the Broads National Park, it is visible from the 
Martham Road on approach to Rollesby. It 
however has a low sensitivity in terms of 
development within the rural landscape and 
character area of the Broads, as the site is 
enclosed by the urban edge of Rollesby on three 
sides; 

x The Site is available for development; 
x Development of the site is contrary to Policy S/7 

Development Frameworks and Policy S/10 
Group Villages as it is outside the development 
limits of Rollesby. However, as GYBC do not 
currently have a 5 year supply of land for 
housing, the ‘Interim Housing Land Supply Policy’ 
supports development ‘outside, but adjacent to 
existing Urban Areas or Village Development 
Limits’ providing key criteria (i.e. scale, size, role 
of settlement, housing need and tenure, 
landscape and historic character) have been 
appropriately addressed; 

x On this basis, the site is suitable for development 
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and allocation consideration, subject to receipt of 
planning approval showing that access to the site 
can be appropriately demonstrated. 
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Site Assessment Proforma 
General information 

Site ID RNP08A 

Site Name / Address 
 

Land to the North of Main Road (also Abutting Back Lane), Rollesby 

Current use Agricultural 

Proposed use (in Neighbourhood 
Plan) 

Residential 

Gross area (Ha) 
Total area of the site in hectares 

2.2 

Submitted sites reference (if 
applicable) 

Site 37 

Method of site identification (e.g. 
proposed by NP group/ 
SHLAA/Call for Sites etc) 

GYBC's Call for Sites 

Is the site being actively promoted 
for development by a 
landowner/developer/agent? If so, 
provide details here (land 
use/amount) 

The whole site is promoted during GYBC's Draft Local Plan Part II 'Call for 
Sites' in 2016.  
The western part of the site, Site 414, which adjoins Main Road is being 
promoted for 20-25 dwellings.  
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Context 

Is the site: 
Greenfield: land (farmland, or open space) that 
has not previously been developed 
 
Brownfield: Previously developed land which is 
or was occupied by a permanent structure, 
including the curtilage of the developed land 
and any associated infrastructure. 

 
Greenfield  

Site planning history 
Have there been any previous applications for 
development on this land? What was the 
outcome? Does the site have an extant 
planning permission? 

October 2017. Outline Planning Application (06/17/0621/O) (part 
of RNP08A, as indicated in red below) withdrawn for the 
erection of 17 dwellings. Applicant: Norfolk County Council.  

 
Site Boundary of Planning Application (06/17/0621/O) (Source: 
NPS Group) 
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Suitability  
Suitability  

Is the site: 
- Within the 

existing built up 
area 

- Adjacent to and 
connected with 
the existing built 
up area 

- Outside the 
existing built up 
area 

Adjacent 
 

Does the site have 
suitable access or could a 
suitable access be 
provided? (Y/N) 
(provide details of any 
constraints) 

Yes 
Access to the site is from the south-eastern corner onto Back Lane. Upgrade of 
access onto Back Lane is potentially constrained due to the width of the lane. 
There is currently no access onto Main Road, however there is potential to create 
suitable access, subject to consultation with the Highway Authorities.  

Is the site allocated for a 
particular use (e.g. 
housing/employment/ope
n space) in the adopted 
and/ or emerging Local 
Plan? (Y/N/) 
(provide details) 

Potentially 
Subsequent to the Regulation 18 Consultation for the Great Yarmouth Local Plan 
part 2, a recommendation was made to the Local Plan Working Party that includes 
the allocation of Site 37 in Rollesby for 20 dwellings. 
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Environmental Considerations 

Questions Assessment 
guidelines 

Observations and 
comments 

Is the site within or adjacent to the following 
policy or environmental designations:  
 

x Green Belt 
x Area of Outstanding Natural Beauty 

(AONB) 
x National Park 
x European nature site (Special Area of 

Conservation or Special Protection Area) 
x SSSI Impact Risk Zone 
x Site of Importance for Nature 

Conservation 
x Site of Geological Importance 
x Flood Zones 2 or 3 

Within SSSI Impact 
Risk Zones 

The site is within SSSI Impact 
Risk Zones and is 
approximately 400m from 
Trinity Boards SSSI and the 
Broads SAC (also a National 
Park). Considering its 
proximity to designated 
environmental features, 
development of the site would 
have to be consulted upon 
with Natural England. 

Landscape 
 
Is the site low, medium or high sensitivity in terms 
of landscape? 
 
Low sensitivity: site not visible or less visible from 
surrounding locations, existing landscape or 
townscape character is poor quality, existing features 
could be retained 
 
Medium sensitivity: development of the site would 
lead to a moderate impact on landscape or townscape 
character due to visibility from surrounding locations 
and/or impacts on the character of the location. 

Medium sensitivity to 
development 

 

The site currently contributes 
to the open character of 
Rollesby and is visible from 
adjacent lands and along the 
A149 due to the lack of 
vegetated boundaries. 
  
Such open and rural 
landscape outside of the 
settlement area is identified, in 
the Great Yarmouth Borough 
Landscape Character 
Assessment (April 2008), as a 
positive feature which 
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(e.g. in built up area);  
 
High sensitivity: Development would be within an area 
of high quality landscape or townscape character, 
and/or would significantly detract from local character. 
Development would lead to the loss of important 
features of local distinctiveness- without the possibility 
of mitigation. 

contributes to the tranquillity 
experienced in the West Flegg 
Settled Farmland landscape 
character area, where 
Rollesby is located. However, 
it is acknowledged in the 
Character Assessment that 
this quality has been reduced 
due to the intrusion of the 
A149.  
 
A key characteristic of the 
West Flegg Settled Farmland 
landscape is the frequent 
dispersed farmsteads with 
small linear or nucleated 
villages such as Rollesby. 
Small rural lanes off the A149 
are also characteristic of the 
area, such as Back Lane- 
which in addition to the A149 
connects the two sides of the 
village. Halls and minor 
parklands such as at Rollesby 
Hall (rebuilt in the mid-20th 
Century) often fringe the 
adjacent Broads valleys, the 
minor estate at Rollesby is 
however extant today. Within 
Rollesby there are a few 
important historical features 
such as farm buildings and the 
old Workhouse building, which 
are characteristic of local 
vernacular, highlighting 
centuries of agricultural 
industry. 
 
The site cannot be viewed 
directly from Broads National 
Park, but is located close to 
the Ormesby Broad and 
Rollesby Broad, whereby 
consultation would be required 
with the Broads Authority. 
 
It currently forms part of the 
transitional edge to the 
Broadland landscape from the 
urban settlement of Rollesby. 
At a national scale, the site is 
identified within the Character 
Area of the Broads. It is also 
classified as an area of 
modern enclosed agriculture in 
the National Historic 
Landscape Characterisation 
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(250m Grid).  

Agricultural Land 
Land classified as the best and most versatile 
agricultural land (Grades 1,2 or 3a) 

Some loss Grade 1 Excellent Agricultural 
Land. 

 

Heritage considerations 

Question Assessment 
guidelines 

Comments 

Is the site within or adjacent to one or 
more of the following heritage 
designations or assets? 
 

x Conservation area 
x Scheduled monument 
x Registered Park and Garden 
x Registered Battlefield 
x Listed building 
x Known archaeology 
x Locally listed building 

Limited or no impact or 
no requirement for 

mitigation 

The site is not within or adjacent to any 
heritage designations. 

 

Community facilities and services 

What is the distance to the 
following facilities (measured 
from the edge of the site) 

Distance 
(metres) 

Observations and comments 

Town / local centre / shop 400-1200m  

Bus Stop <400m Court Road. Irregular services to North 
Walsham and Great Yarmouth. 

Train Station >800m  

Primary School <400m The site is approximately 200m away from 
Rollesby Primary School. 

Secondary School 
4500 

The nearest secondary school is Flegg High 
Ormiston Academy which is approximately 
4.5 km away from the site. 

Open Space / recreation facilities 400-800m  

GP / Hospital / Pharmacy 
>1200m 

The nearest medical centre is Ormesby 
Village Surgery, which is approximately 4 
km away from the site. 

Cycle route 
 

While Martham Road is regarded as a 
leisure cycle route, there are no dedicated 
cycle lanes in Rollesby. 

Footpath <400m The site is supported by an adjacent 
footpath along A149. 
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Key employment site >1200m  

 

Other key considerations  

Are there any known Tree 
Preservation Orders on the site? Unknown  

Could development lead to the loss 
of key biodiversity habitats with the 
potential to support protected 
species, such as, for example, 
mature trees, woodland, hedgerows 
and waterbodies? 

Low 
The site is agricultural land with low hedges and few trees. It 
is unlikely that the development of the site would lead to the 
loss of key biodiversity habitats. 

Public Right of Way No  

Existing social or community value 
(provide details) No  

Is the site likely to be affected by 
any of the following? 

Yes No Comments 

 
Ground Contamination 
(Y/N/Unknown) 
 

 
 Unknown. An assessment would need to be 

undertaken; however, it is unlikely that there 
is significant ground contamination given 
that the land is a greenfield. 

Significant infrastructure crossing 
the site i.e. power lines/ pipe lines, 
or in close proximity to hazardous 
installations 

 

 There is no significant infrastructure 
crossing the site. However, the site is 
adjacent to a busy ‘A’ road whereby a noise 
impact assessment should be considered at 
the design stage. 

 

Characteristics 

Characteristics which may affect 
development on the site: 

Comments 

Topography: 
Flat/ plateau/ steep gradient 

Flat 
 

Coalescence 
Development would result in 
neighbouring settlements 
merging into one another. 

No  

Scale and nature of development 
would be large enough to  
significantly change size and 
character of settlement 

No 

Availability  
Availability  

 

 
 

9 
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 Yes No Comments 

Is the site available for sale 
or development (if known)?  
Please provide supporting 
evidence.   

 
 

The site is available for development and is 
being actively promoted by Norfolk County 
Council 

Are there any known legal or 
ownership problems such as 
unresolved multiple 
ownerships, ransom strips, 
tenancies, or operational 
requirements of landowners? 

 

 

 

 
Is there a known time frame 
for availability? 0-5 /6-10 / 11-
15 years. 
 

 

 

0-5 years 

 
Any other comments? 
 

The site is promoted for 25-40 dwellings. 

The ‘main comparative reason(s) for not being selected for allocation in the 
Draft LPP2 (Regulation 18)’ was ‘Close proximity and potential to impact upon 
Broads Area, a suitable access would need to be demonstrated.’ 

Summary 
Conclusions  

Please tick a box 

The site is suitable and available for development (‘accept’) 9 

This site has minor constraints   

The site has significant constraints  9 

The site is unsuitable for development / no evidence of availability (‘reject’)  

Potential development capacity  25-40 

Summary of key evidence explaining why site 
has been accepted or rejected as 
suitable/available or unsuitable/unavailable.  

x The site is adjacent to the urban edge and 
development limits of Rollesby and is currently 
an agricultural field (Grade 1 Agricultural Land);  

x The site does not currently have access onto the 
A149, but there is potential to create a new 
access subject to consultation with the Highways 
Authority; 

x The site is in close proximity to the primary 
school and playing fields, but not well located for 
other amenities and services, such as public 
transport, healthcare and secondary schools; 

x The site is also in close proximity to the Trinity 
Broads SSSI and the Broads SAC; it falls within 
the SSSI Impact Risk Zone of the SSSI where all 
development “outside or extending outside 
existing settlements/urban areas affecting 
greenspace, farmland, semi natural habitats or 

9 
 

 
 

 
 

9 
 

9 
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landscape features such as trees, hedges, 
streams, rural buildings/structures” has the 
potential to affect a SSSI and consultation with 
Natural England is likely to be required; 

x The site is in close proximity to the Broads 
National Park. It has a medium sensitivity in 
terms of development within a rural landscape 
and character area of the Broads. While the site 
is not visible from the Broads National Park, it is 
visible from the approach road to the Broads, 
Main Road (A149). The Landscape Character 
Assessment notes that the landscape character 
of Rollesby has been reduced due to the 
intrusion of the A149, but that small rural lanes 
off the A149 such as Back Lane are 
characteristic of the rural nature of the area. The 
site currently forms part of the transitional edge 
to the Broadland landscape from the urban 
settlement of Rollesby, and contributes to the 
open character of Rollesby. Given the landscape 
sensitivity of the site, the density and layout of 
proposed development must be appropriate and 
reflect, conserve and enhance the landscape 
character and appearance of the surrounding 
area;  

x The GYBC Draft Sustainability Appraisal finds 
that potentially the ‘site may be hydrologically 
linked to the Broads Special Area of 
Conservation; mitigation measures may be 
required to ensure the protection of the site from 
pollution; 

x The Site is available for development, and being 
promoted for development by Norfolk County 
Council. Although the site was discounted for site 
allocation consideration in the Draft Local Plan 
Part 2 Regulation 18 consultation due to ‘close 
proximity and potential to impact upon Broads 
Area’ and ‘a suitable access would need to be 
demonstrated’, the western edge of the site (Site 
449) has been recommended for  allocation for 
20 dwellings in the Draft Local Plan Part 2; 

x Development of the site is contrary to Policy S/7 
Development Frameworks and Policy S/10 
Group Villages as it is outside the development 
limits of Rollesby. However, as GYBC do not 
currently have a 5 year supply of land for 
housing, the ‘Interim Housing Land Supply Policy’ 
supports development ‘outside, but adjacent to 
existing Urban Areas or Village Development 
Limits’ providing key criteria (i.e. scale, size, role 
of settlement, housing need and tenure, 
landscape and historic character) have been 
appropriately addressed;  

x On this basis, the site is suitable for development 
and allocation consideration, subject to access, 
ecology/biodiversity and landscape issues being 
addressed. 
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Site Assessment Proforma 
General information 

Site ID RNP08B 

Site Name / Address 
 

Land to the North of Main Road, Rollesby (also Abutting Back Lane), 
Rollesby 

Current use Agricultural 

Proposed use (in Neighbourhood 
Plan) 

Residential 

Gross area (Ha) 
Total area of the site in hectares 

2.51 

Submitted sites reference (if 
applicable) 

414 - Site submitted for site allocation consideration in the Draft LPP2 

Method of site identification (e.g. 
proposed by NP group/ 
SHLAA/Call for Sites etc) 

GYBC's Call for Sites 

Is the site being actively promoted 
for development by a 
landowner/developer/agent? If so, 
provide details here (land 
use/amount) 

The site is promoted during GYBC's Draft Local Plan Part II 'Call for Sites' 
in 2016. 
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Context 

Is the site: 
Greenfield: land (farmland, or open space) that 
has not previously been developed 
 
Brownfield: Previously developed land which is 
or was occupied by a permanent structure, 
including the curtilage of the developed land 
and any associated infrastructure. 

 
Greenfield  

 

Site planning history 
Have there been any previous applications for 
development on this land? What was the 
outcome? Does the site have an extant 
planning permission? 

 

 

Suitability  
Suitability  

Is the site: 
- Within the existing 

built up area 
- Adjacent to and 

connected with the 
existing built up 
area 

- Outside the existing 
built up area 

Adjacent 

Does the site have suitable 
access or could a suitable 
access be provided? (Y/N) 
(provide details of any 
constraints) 

Yes 
The site currently does not have any existing points of access. There is potential 
to create access onto the A149 or through Site RNP08A, subject to consultation 
with the Highway Authorities.  

Is the site allocated for a 
particular use (e.g. 

No 
Part of the site is recommended for allocation in the Local Plan Part 2 
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housing/employment/open 
space) in the adopted and/ 
or emerging Local Plan? 
(Y/N/) 
(provide details) 

Consultation. The Proposed Draft Local Plan Part 2 (Reg 19) is anticipated in 
early summer 2019, which will potentially propose allocation of Site 449. 

 

 

Environmental Considerations 

Questions Assessment 
guidelines 

Observations and 
comments 

Is the site within or adjacent to the following 
policy or environmental designations:  
 

x Green Belt 
x Area of Outstanding Natural Beauty 

(AONB) 
x National Park 
x European nature site (Special Area of 

Conservation or Special Protection Area) 
x SSSI Impact Risk Zone 
x Site of Importance for Nature 

Conservation 
x Site of Geological Importance 
x Flood Zones 2 or 3 

Within SSSI Impact 
Risk Zones 

The site is within SSSI Impact 
Risk Zones and is 
approximately 400m from 
Trinity Boards SSSI and the 
Broads SAC (also a National 
Park). Considering its 
proximity to designated 
environmental features, 
development of the site would 
have to be consulted upon 
with Natural England. 

Landscape 
 
Is the site low, medium or high sensitivity in terms 
of landscape? 
 
Low sensitivity: site not visible or less visible from 
surrounding locations, existing landscape or 
townscape character is poor quality, existing features 
could be retained 
 
Medium sensitivity: development of the site would 
lead to a moderate impact on landscape or townscape 
character due to visibility from surrounding locations 
and/or impacts on the character of the location. 

Medium sensitivity to 
development 

 

The site currently contributes 
to the open character of 
Rollesby and is visible from 
adjacent lands and along the 
A149 due to the lack of 
vegetated boundaries.  

Open and rural landscape 
outside of the settlement area 
is identified, in the Great 
Yarmouth Borough Landscape 
Character Assessment (April 
2008), as a positive feature 
which contributes to the 
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(e.g. in built up area);  
 
High sensitivity: Development would be within an area 
of high quality landscape or townscape character, 
and/or would significantly detract from local character. 
Development would lead to the loss of important 
features of local distinctiveness- without the possibility 
of mitigation. 

tranquillity experienced in the 
West Flegg Settled Farmland 
landscape character area, 
where Rollesby is located. 
However, it is acknowledged in 
the Character Assessment that 
this quality has been reduced 
due to the intrusion of the 
A149.  
 
A key characteristic of the 
West Flegg Settled Farmland 
landscape is the frequent 
dispersed farmsteads with 
small linear or nucleated 
villages such as Rollesby. 
Small rural lanes off the A149 
are also characteristic of the 
area, such as Back Lane- 
which in addition to the A149 
connects the two sides of the 
village. Halls and minor 
parklands such as at Rollesby 
Hall (rebuilt in the mid-20th 
Century) often fringe the 
adjacent Broads valleys, the 
minor estate at Rollesby is 
however extant today. Within 
Rollesby there are a few 
important historical features 
such as farm buildings and the 
old Workhouse building, which 
are characteristic of local 
vernacular, highlighting 
centuries of agricultural 
industry. 

The site cannot be viewed 
directly from the Broads 
National Park, but is located 
close to the Ormesby Broad 
and Rollesby Broad, whereby 
consultation would be required 
with the Broads Authority. 
 
The site currently forms part of 
the transitional edge to the 
Broadland landscape from the 
urban settlement of Rollesby. 
At a national scale, the site is 
identified within the Character 
Area of the Broads. It is also 
classified as an area of 
modern enclosed agriculture in 
the National Historic 
Landscape Characterisation 
(250m Grid).  
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Agricultural Land 
Land classified as the best and most versatile 
agricultural land (Grades 1,2 or 3a) 

Some loss Grade 1 Excellent Agricultural 
Land. 

 

Heritage considerations 

Question Assessment 
guidelines 

Comments 

Is the site within or adjacent to one or 
more of the following heritage 
designations or assets? 
 

x Conservation area 
x Scheduled monument 
x Registered Park and Garden 
x Registered Battlefield 
x Listed building 
x Known archaeology 
x Locally listed building 

Limited or no impact or 
no requirement for 

mitigation 

The site is not within or adjacent to any 
heritage designations. 

 

Community facilities and services 

What is the distance to the 
following facilities (measured 
from the edge of the site) 

Distance 
(metres) 

Observations and comments 

Town / local centre / shop 400-1200m  

Bus Stop <400m Court Road. Irregular services to North 
Walsham and Great Yarmouth. 

Train Station >800m  

Primary School <400m The site is approximately 200m away from 
Rollesby Primary School. 

Secondary School 
>3900m 

The nearest secondary school is Flegg High 
Ormiston Academy which is approximately 
4.5 km away from the site. 

Open Space / recreation facilities 400-800m  

GP / Hospital / Pharmacy 
>1200m 

The nearest medical centre is Ormesby 
Village Surgery, which is approximately 4 
km away from the site. 

Cycle route 
 

While Martham Road is regarded as a 
leisure cycle route, there are no dedicated 
cycle lanes in Rollesby. 

Footpath <400m The site is supported by an adjacent 
footpath along A149. 

Key employment site >1200m  
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Other key considerations  

Are there any known Tree 
Preservation Orders on the site? Unknown  

Could development lead to the loss 
of key biodiversity habitats with the 
potential to support protected 
species, such as, for example, 
mature trees, woodland, hedgerows 
and waterbodies? 

Low 
The site is agricultural land. It is unlikely that the 
development of the site would lead to the loss of key 
biodiversity habitats. 

Public Right of Way Adjacent  

Existing social or community value 
(provide details) No  

Is the site likely to be affected by 
any of the following? 

Yes No Comments 

 
Ground Contamination 
(Y/N/Unknown) 
 

 
 Unknown. An assessment would need to be 

undertaken; however, it is unlikely that there 
is significant ground contamination given 
that the land is a greenfield. 

Significant infrastructure crossing 
the site i.e. power lines/ pipe lines, 
or in close proximity to hazardous 
installations 

 

 There is no significant infrastructure 
crossing the site. However, the site is 
adjacent to a busy ‘A’ road whereby a noise 
impact assessment should be considered at 
the design stage. 

 

Characteristics 

Characteristics which may affect 
development on the site: 

Comments 

Topography: 
Flat/ plateau/ steep gradient 

Flat 

Coalescence 
Development would result in 
neighbouring settlements 
merging into one another. 

No 
 

Scale and nature of development 
would be large enough to  
significantly change size and 
character of settlement 

Yes 
The site should only be considered after the phased development of Site 
RNP08A to the south. 

 

Availability  
Availability  

 Yes No Comments 

 

 
 

9 
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Is the site available for sale 
or development (if known)?  
Please provide supporting 
evidence.   

 
 

The site is available for development and is 
being actively promoted by Norfolk County 
Council 

Are there any known legal or 
ownership problems such as 
unresolved multiple 
ownerships, ransom strips, 
tenancies, or operational 
requirements of landowners? 

 

 

 

 
Is there a known time frame 
for availability? 0-5 /6-10 / 11-
15 years. 
 

 

 

0-5 years 

 
Any other comments? 
 

It is promoted for 20-25 dwellings. 

The ‘main comparative reason(s) for not being selected for allocation in the 
Draft LPP2 (Regulation 18)’ was ‘larger extent of Site 37. Scale of development 
too large, would be out of character to Rollesby. Far greater than existing 
provision of facilities.’ 

Summary 
Conclusions  

Please tick a box 

The site is potentially suitable and available for development (‘accept’) 9 
 

This site has minor constraints   

The site has significant constraints  9 

The site is unsuitable for development / no evidence of availability (‘reject’)  

Potential development capacity  25-60 

Summary of key evidence explaining why site 
has been accepted or rejected as 
suitable/available or unsuitable/unavailable.  

x The site is adjacent to the urban edge and 
development limits of Rollesby and is currently 
an agricultural field (Grade 1 Agricultural Land);  

x The site does not currently have access onto the 
A149, but there is potential to create a new 
access subject to consultation with the Highways 
Authority; 

x The site is adjacent to the primary school and 
playing fields, but not well located for other 
amenities and services, such as public transport, 
healthcare and secondary schools; 

x The site is also in close proximity to the Trinity 
Broads SSSI and the Broads SAC; it falls within 
the SSSI Impact Risk Zone of the SSSI where all 
development “outside or extending outside 
existing settlements/urban areas affecting 
greenspace, farmland, semi natural habitats or 

 
 

9 
 

9 
 

 
 

9 
 

 
 



Rollesby Neighbourhood Plan   
  

  
  
  

 

 
Prepared for:  Rollesby Parish Council   
 

AECOM 
8 
 

landscape features such as trees, hedges, 
streams, rural buildings/structures” has the 
potential to affect a SSSI and consultation with 
Natural England is likely to be required; 

x The site is in close proximity to the Broads 
National Park. It has a medium sensitivity in 
terms of development within a rural landscape 
and character area of the Broads. While the site 
is not visible from the Broads National Park, it is 
visible from the approach road to the Broads, 
Main Road (A149). The Landscape Character 
Assessment notes that the landscape character 
of Rollesby has been reduced due to the 
intrusion of the A149, but that small rural lanes 
off the A149 such as Back Lane are 
characteristic of the rural nature of the area. The 
site currently forms part of the transitional edge 
to the Broadland landscape from the urban 
settlement of Rollesby, and contributes to the 
open character of Rollesby. Given the landscape 
sensitivity of the site, the density and layout of 
proposed development must be appropriate and 
reflect, conserve and enhance the landscape 
character and appearance of the surrounding 
area;  

x The Site is available for development, and being 
promoted for development by Norfolk County 
Council. The site was discounted for site 
allocation consideration in the Draft Local Plan 
Part 2 Regulation 18 consultation due to scale of 
development being considered too large and so 
out of character with Rollesby when considered 
against a smaller parcel of RNP08A and 
RNP08B. A parcel of RNP08A and RNP08B has 
since been recommended for allocation in the 
Draft Local Plan Part 2 in the southwestern part 
of the combined site. This parcel is also 
proposed as phase 1 of development for the two 
sites by Norwich County Council; 

x Development of the site is contrary to Policy S/7 
Development Frameworks and Policy S/10 
Group Villages as it is outside the development 
limits of Rollesby.  As Site RNP08B is isolated as 
a site from the main urban edge (across the Main 
Road (A149) from the development limits of 
Rollesby), development of RNP08B is contrary to 
Local Plan policy, as the GYBC ‘Interim Housing 
Land Supply Policy’ does not support 
development of a site outside and not directly 
adjacent to the ‘existing Urban Areas or Village 
Development Limits’. The site however is 
potentially suitable for phased development and 
allocation consideration, in line with Norwich 
County Council development proposals for the 
combined sites RNP08A and RNP08B, subject to 
the southern part of RNP08A and RNP08B 
coming forward for development first;  

x On this basis, the site is potentially suitable for 
development and allocation consideration, 
subject to development occurring firstly in Site 
RNP08A, and access, ecology/biodiversity and 
landscape issues being addressed. 
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Site Assessment Proforma 
General information 

Site ID RNP11 

Site Name / Address 
 

Land off Meadow Way, Rollesby 

Current use Agricultural 

Proposed use (in Neighbourhood 
Plan) 

Residential 

Gross area (Ha) 
Total area of the site in hectares 

1 

Submitted sites reference (if 
applicable) 

Site 413 

Method of site identification (e.g. 
proposed by NP group/ 
SHLAA/Call for Sites etc) 

GYBC's Call for Sites 

Is the site being actively promoted 
for development by a 
landowner/developer/agent? If so, 
provide details here (land 
use/amount) 

The site is promoted during GYBC's Draft Local Plan part 2 'Call for Sites' 
in 2016. 
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Context 

Is the site: 
Greenfield: land (farmland, or open space) that 
has not previously been developed 
 
Brownfield: Previously developed land which is 
or was occupied by a permanent structure, 
including the curtilage of the developed land 
and any associated infrastructure. 

 
Greenfield 

Site planning history 
Have there been any previous applications for 
development on this land? What was the 
outcome? Does the site have an extant 
planning permission? 

June 2014, Outline Planning Application (06/14/0381/O) refused 
and appeal dismissed for residential development of 35 
dwellings including access. The site proposed includes both Site 
413 and 320 (which has extant planning approval for 10 homes). 
The reasons for refusal concludes: 

1. There are inadequate visibility splays provided at the 
junction of King Georges Avenue with the A149 Main 
Road and as such the development proposed would 
cause danger and inconvenience to users of the 
adjoining public highway.  

2. The site is located outside of the village development 
limits for Rollesby. 

3. The Flood Risk Assessment provided was inadequate 
As the development cannot be adequately serviced by the 
existing highway infrastructure, the development proposed is 
considered unsustainable based on the NPPF and the Interim 
Housing Land Supply Policy.  

 

Suitability  
Suitability  

Is the site: 
- Within the existing built up area 
- Adjacent to and connected with the 

existing built up area 
- Outside the existing built up area 

Adjacent 
 

Does the site have suitable access or could a 
suitable access be provided? (Y/N) 

Potentially 
The site currently does not have a direct access to 
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(provide details of any constraints) Meadow Way. Access can potentially be achieved through 
the approved development to the south (RNP10 (320), 
06/18/0035F), subject to consultation with the Highway 
Authorities. 

  

Is the site allocated for a particular use (e.g. 
housing/employment/open space) in the 
adopted and/ or emerging Local Plan? (Y/N/) 
(provide details) 

No 

 

Environmental Considerations 

Questions Assessment 
guidelines 

Observations and 
comments 

Is the site within or adjacent to the following 
policy or environmental designations:  
 

x Green Belt 
x Area of Outstanding Natural Beauty 

(AONB) 
x National Park 
x European nature site (Special Area of 

Conservation or Special Protection Area) 
x SSSI Impact Risk Zone 
x Site of Importance for Nature 

Conservation 
x Site of Geological Importance 
x Flood Zones 2 or 3 

Within SSSI Impact 
Risk Zones 

The site is within SSSI Impact 
Risk Zones and is 
approximately 600m from 
Trinity Boards SSSI and the 
Broads SAC (also a National 
Park). Considering its 
proximity to designated 
environmental features, 
development of the site would 
have to be consulted upon 
with Natural England. 

Landscape 
 
Is the site low, medium or high sensitivity in terms 
of landscape? 
 
Low sensitivity: site not visible or less visible from 
surrounding locations, existing landscape or 
townscape character is poor quality, existing features 
could be retained 
 
Medium sensitivity: development of the site would 
lead to a moderate impact on landscape or townscape 
character due to visibility from surrounding locations 
and/or impacts on the character of the location. 
(e.g. in built up area);  
 
High sensitivity: Development would be within an area 
of high quality landscape or townscape character, 
and/or would significantly detract from local character. 
Development would lead to the loss of important 
features of local distinctiveness- without the possibility 
of mitigation. 

Low sensitivity to 
development 

 

The site is located at the end 
of an existing residential 
access road and is adjacent to 
a site with extant planning 
permission. It is visible from 
surrounding properties from 
the rear and from open fields 
to its west, although the site is 
contained against its adjacent 
urban context. 
 
Rollesby is categorized as G2 
West Flegg Settled Farmland 
in the Great Yarmouth 
Borough Landscape Character 
Assessment conducted in April 
2008.  A key characteristic of 
the West Flegg Settled 
Farmland landscape is the 
frequent dispersed farmsteads 
with small linear or nucleated 
villages such as Rollesby. 
Small rural lanes off the A149 
are also characteristic of the 
area, such as Back Lane- 
which in addition to the A149 
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connects the two sides of the 
village. Halls and minor 
parklands such as at Rollesby 
Hall (rebuilt in the mid-20th 
Century) often fringe the 
adjacent Broads valleys, the 
minor estate at Rollesby is 
however extant today. Within 
Rollesby there are a few 
important historical features 
such as farm buildings and the 
old Workhouse building, which 
are characteristic of local 
vernacular, highlighting 
centuries of agricultural 
industry. 
 
At a national scale, the site is 
identified within the Character 
Area of the Broads. It is also 
classified as an area of 
modern enclosed agriculture in 
the National Historic 
Landscape Characterisation 
(250m Grid). The site cannot 
be viewed directly from the 
Broads National Park, but is 
located close to the Ormesby 
Broad and Rollesby Broad, 
whereby consultation would be 
required with the Broads 
Authority. 

Agricultural Land 
Land classified as the best and most versatile 
agricultural land (Grades 1,2 or 3a) 

Some loss Grade 1 Excellent Agricultural 
Land. 

 

Heritage considerations 

Question Assessment 
guidelines 

Comments 

Is the site within or adjacent to one or 
more of the following heritage 
designations or assets? 
 

x Conservation area 
x Scheduled monument 
x Registered Park and Garden 
x Registered Battlefield 
x Listed building 
x Known archaeology 
x Locally listed building 

Limited or no impact or 
no requirement for 

mitigation 

The site is not within or adjacent to any 
heritage designations. 

 

Community facilities and services 
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What is the distance to the 
following facilities (measured 
from the edge of the site) 

Distance 
(metres) 

Observations and comments 

Town / local centre / shop >1200m  

Bus Stop <400m King George's Avenue. Irregular services to 
North Walsham and Great Yarmouth. 

Train Station >800m  

Primary School <400m Rollesby Primary School is approximately 
350m away from the site. 

Secondary School 
>3900m 

The nearest secondary school is Flegg High 
Ormiston Academy which is approximately 
4.5 km away from the site. 

Open Space / recreation facilities 400-800m  

GP / Hospital / Pharmacy 
>1200m 

The nearest medical centre is Ormesby 
Village Surgery, which is approximately 4 
km away from the site. 

Cycle route 
 

While Martham Road is regarded as a 
leisure cycle route, there are no dedicated 
cycle lanes in Rollesby. 

Footpath <400m The site is supported by a footpath 
perpendicular to the site. 

Key employment site >1200m  

 

Other key considerations  

Are there any known Tree 
Preservation Orders on the site? Unknown  

Could development lead to the loss 
of key biodiversity habitats with the 
potential to support protected 
species, such as, for example, 
mature trees, woodland, hedgerows 
and waterbodies? 

Low 
The site is agricultural land with a few trees on the sites 
boundary. It is unlikely that the development of the site 
would lead to the loss of key biodiversity habitats. 

Public Right of Way Adjacent  

Existing social or community value 
(provide details) No  

Is the site likely to be affected by 
any of the following? 

Yes No Comments 

 
Ground Contamination 
(Y/N/Unknown) 

  Unknown. An assessment would need to be 
undertaken; however, it is unlikely that there 
is significant ground contamination given 
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 that the land is a greenfield. 

Significant infrastructure crossing 
the site i.e. power lines/ pipe lines, 
or in close proximity to hazardous 
installations 

 

 No. There is a substation in the northeast 
corner of the site. 

 

Characteristics 

Characteristics which may affect 
development on the site: 

Comments 

Topography: 
Flat/ plateau/ steep gradient 

Flat 
 

Coalescence 
Development would result in 
neighbouring settlements 
merging into one another. 

No 
 

Scale and nature of development 
would be large enough to  
significantly change size and 
character of settlement 

No 
 

Availability  
Availability  

 Yes No Comments 

Is the site available for sale 
or development (if known)?  
Please provide supporting 
evidence.   

 
 

The site is promoted during GYBC’s Call for 
Sites in 2016. 

Are there any known legal or 
ownership problems such as 
unresolved multiple 
ownerships, ransom strips, 
tenancies, or operational 
requirements of landowners? 

 

 

The site is in multiple ownerships. However, 
all interested parties are jointly supportive of 
the site’s development.  

 
Is there a known time frame 
for availability? 0-5 /6-10 / 11-
15 years. 
 

 

 

0-5 years 

 
Any other comments? 
 

The site was promoted for 35 dwellings in conjunction with RNP10 (320) in 
2014. 

The ’main comparative reason(s) for not being selected for allocation in the 
Draft LPP2 (Regulation 18)’ was that the ‘site is reliant upon vehicular access 
through Site 320 which has planning consent but does not provide details, 

9 
 

 
 

 
 

9 
 

9 
 

 

 
 

9 
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provision of a through access.’ 

Summary 
Conclusions  

Please tick a box 

The site is potentially suitable and available for development (‘accept’) 9 

This site has minor constraints   

The site has significant constraints  9 

The site is unsuitable for development / no evidence of availability (‘reject’)  

Potential development capacity  25 

Summary of key evidence explaining why site 
has been accepted or rejected as 
suitable/available or unsuitable/unavailable.  

x The site is adjacent to the urban edge and 
development limits of Rollesby and is currently 
an agricultural field (Grade 1 Agricultural Land);  

x The site currently does not have a direct access 
onto Meadow Way. Access can however 
potentially be achieved through approved 
development to the south (RNP10 (320), 
06/18/0035F), subject to consultation with the 
Highway Authorities; 

x The site is in close proximity to the primary 
school and playing fields, but not well located for 
other amenities and services, such as public 
transport, healthcare and secondary schools; 

x The site is also in close proximity to the Trinity 
Broads SSSI and the Broads SAC; it falls within 
the SSSI Impact Risk Zone of the SSSI where all 
development “outside or extending outside 
existing settlements/urban areas affecting 
greenspace, farmland, semi natural habitats or 
landscape features such as trees, hedges, 
streams, rural buildings/structures” has the 
potential to affect a SSSI and consultation with 
Natural England is likely to be required; 

x The site is in close proximity to the Broads 
National Park. It however has a low sensitivity in 
terms of development within a rural landscape 
and character area of the Broads, as it is 
enclosed largely by the urban edge and 
development that will potentially be delivered 
through the extant planning permission to the 
south; 

x The Site is available for development, and being 
promoted by multiple landowners; 

x The GYBC Draft Sustainability Appraisal finds 
that ‘development of the site would be reliant on 
vehicular access through the permitted site to the 
south (Site 320), and the current layout does not 
provide such an access’; 

x The site was discounted for site allocation 
consideration in the Draft Local Plan Part 2 
Regulation 18 consultation due to the site being 
reliant upon vehicular access through Site 
RNP10 (320) which had outline planning consent 
but did not provide details of provision of a 
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through access. Revised plans for Full Planning 
of RNP10 (320) provide vehicular access from 
RNP10 (320) to RNP11 (413); 

x Development of the site is contrary to Policy S/7 
Development Frameworks and Policy S/10 
Group Villages as it is outside the development 
limits of Rollesby.  As GYBC however do not 
currently have a 5 year supply of housing, the 
‘Interim Housing Land Supply Policy’ supports 
development ‘outside, but adjacent to existing 
Urban Areas or Village Development Limits’ 
providing key criteria (i.e. scale, size, role of 
settlement, housing need and tenure, landscape 
and historic character) have been appropriately 
addressed;  

x On this basis, the site is potentially suitable for 
development and allocation consideration, 
subject to development occurring firstly on Site 
RNP10(320), and access, ecology/biodiversity 
and landscape issues being addressed. 
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Site Assessment Proforma 
General information 

Site ID RNP12 

Site Name / Address 
 

Land north of Heath Road 

Current use Allotments 

Proposed use (in Neighbourhood 
Plan) 

Residential 

Gross area (Ha) 
Total area of the site in hectares 

0.18 

Submitted sites reference (if 
applicable) 

Site 322 

Method of site identification (e.g. 
proposed by NP group/ 
SHLAA/Call for Sites etc) 

GYBC's Call for Sites 

Is the site being actively promoted 
for development by a 
landowner/developer/agent? If so, 
provide details here (land 
use/amount) 

The site is promoted by a landowner during GYBC’s Call for Sites in 2014. 

 
 

Context 
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Is the site: 
Greenfield: land (farmland, or open space) that 
has not previously been developed 
 
Brownfield: Previously developed land which is 
or was occupied by a permanent structure, 
including the curtilage of the developed land 
and any associated infrastructure. 

 
Greenfield 

 

Site planning history 
Have there been any previous applications for 
development on this land? What was the 
outcome? Does the site have an extant 
planning permission? 

None recent or relevant. 

 
Suitability  
Suitability  

Is the site: 
- Within the existing built up area 
- Adjacent to and connected with the 

existing built up area 
- Outside the existing built up area 

Outside 

Does the site have suitable access or could a 
suitable access be provided? (Y/N) 
(provide details of any constraints) 

No 
The site has access onto Heath Road; however the narrow 
single carriageway lane has limited capacity to 
accommodate additional residential development. 

 
The site is not connected to any footpaths. 
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Is the site allocated for a particular use (e.g. 
housing/employment/open space) in the 
adopted and/ or emerging Local Plan? (Y/N/) 
(provide details) 

No 

 

Environmental Considerations 

Questions Assessment 
guidelines 

Observations and 
comments 

Is the site within or adjacent to the following policy 
or environmental designations:  
 

x Green Belt 
x Area of Outstanding Natural Beauty 

(AONB) 
x National Park 
x European nature site (Special Area of 

Conservation or Special Protection Area) 
x SSSI Impact Risk Zone 
x Site of Importance for Nature 

Conservation 
x Site of Geological Importance 
x Flood Zones 2 or 3 

Within SSSI Impact 
Risk Zones 

The site is within SSSI Impact 
Risk Zones and is 
approximately 1.4km from 
Trinity Boards SSSI and the 
Broads SAC (also a National 
Park). Considering its proximity 
to designated environmental 
features, development of the 
site would have to be 
consulted upon with Natural 
England. 

Landscape 
 
Is the site low, medium or high sensitivity in terms 
of landscape? 
 
Low sensitivity: site not visible or less visible from 
surrounding locations, existing landscape or 
townscape character is poor quality, existing features 
could be retained 
 
Medium sensitivity: development of the site would lead 
to a moderate impact on landscape or townscape 
character due to visibility from surrounding locations 
and/or impacts on the character of the location. 
(e.g. in built up area);  
 
High sensitivity: Development would be within an area 
of high quality landscape or townscape character, 
and/or would significantly detract from local character. 
Development would lead to the loss of important 
features of local distinctiveness- without the possibility 
of mitigation. 

Medium sensitivity to 
development 

 

The site is adjacent to Rollesby 
Conservation Area but is 
moderately screened from 
adjacent roads and properties 
due to the presence of tall 
hedges and mature trees 
surrounding (but outside of) 
the site. The site can be 
viewed from the adjacent 
Grade II listed building, the Old 
Rectory. 

Rollesby is categorized as G2 
West Flegg Settled Farmland 
in the Great Yarmouth Borough 
Landscape Character 
Assessment conducted in April 
2008.  A key characteristic of 
the West Flegg Settled 
Farmland landscape is the 
frequent dispersed farmsteads 
with small linear or nucleated 
villages such as Rollesby. 
Small rural lanes off the A149 
are also characteristic of the 
area, such as Back Lane- 
which in addition to the A149 
connects the two sides of the 
village. Halls and minor 
parklands such as at Rollesby 
Hall (rebuilt in the mid-20th 
Century) often fringe the 
adjacent Broads valleys, the 
minor estate at Rollesby is 
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however extant today. Within 
Rollesby there are a few 
important historical features 
such as farm buildings and the 
old Workhouse building, which 
are characteristic of local 
vernacular, highlighting 
centuries of agricultural 
industry. 
 
At a national scale, the site is 
identified within the Character 
Area of the Broads. It is also 
classified as an area of 
modern enclosed agriculture in 
the National Historic 
Landscape Characterisation 
(250m Grid). 

Agricultural Land 
Land classified as the best and most versatile 
agricultural land (Grades 1,2 or 3a) 

Some loss Grade 1 Excellent Agricultural 
Land. 

 

Heritage considerations 

Question Assessment 
guidelines 

Comments 

Is the site within or adjacent to one or 
more of the following heritage 
designations or assets? 
 

x Conservation area 
x Scheduled monument 
x Registered Park and Garden 
x Registered Battlefield 
x Listed building 
x Known archaeology 
x Locally listed building 

Some impact, and/or 
mitigation possible 

 

The site is adjacent to Rollesby 
Conservation Area. It is also in close 
proximity to a number of Grade II listed 
buildings, including the Old Rectory 
(70m), Rollesby War Memorial (100m), 
and Old World Cottages (130m) and 
Grade II* listed St George’s Church 
(115m). 

 

Community facilities and services 

What is the distance to the 
following facilities (measured 
from the edge of the site) 

Distance 
(metres) 

Observations and comments 

Town / local centre / shop 400-1200m  

Bus Stop 400-800m Village Hall. Bi-hourly services to North 
Walsham and Great Yarmouth. 

Train Station >800m  

Primary School >1200m  

Secondary School >3900m The nearest secondary school is Flegg High 
Ormiston Academy which is approximately  
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4.5 km away from the site. 

Open Space / recreation facilities 400-800m  

GP / Hospital / Pharmacy 
>1200m 

The nearest medical centre is Ormesby 
Village Surgery, which is approximately 4 
km away from the site. 

Cycle route 
 

While Martham Road is regarded as a 
leisure cycle route, there are no dedicated 
cycle lanes in Rollesby. 

Footpath 
<400m 

The site is not directly connected to any 
footpaths.  The nearest footpath is 
approximately 300m away. 

Key employment site 400-1200m 
 

The site is approximately 600 m away from 
Hall Farm Business Park. 

 

Other key considerations  

Are there any known Tree 
Preservation Orders on the site? Unknown  

Could development lead to the loss 
of key biodiversity habitats with the 
potential to support protected 
species, such as, for example, 
mature trees, woodland, hedgerows 
and waterbodies? 

Low 
The site is an agricultural allotment but the site boundary 
contains tall hedgerows. An ecological survey is required to 
assess the development’s impacts on habitats. 

Public Right of Way No  

Existing social or community value 
(provide details) No  

Is the site likely to be affected by any 
of the following? 

Yes No Comments 

 
Ground Contamination 
(Y/N/Unknown) 
 

 
 Unknown. An assessment would need to be 

undertaken; however it is unlikely that there is 
significant ground contamination given that 
the land is a greenfield. 

Significant infrastructure crossing 
the site i.e. power lines/ pipe lines, or 
in close proximity to hazardous 
installations 

 

  

 

Characteristics 

Characteristics which may affect 
development on the site: 

Comments 

Topography: 
Flat/ plateau/ steep gradient 

                                              Gently sloped 
 

 

 
 

9 
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Coalescence 
Development would result in 
neighbouring settlements 
merging into one another. 

No 
 

Scale and nature of development 
would be large enough to 
significantly change size and 
character of settlement 

No 
 

Availability  
Availability  

 Yes No Comments 

Is the site available for sale 
or development (if known)?  
Please provide supporting 
evidence.   

 
 

The site is promoted by a landowner during 
GYBC’s Call for Sites in 2014. 

Are there any known legal or 
ownership problems such as 
unresolved multiple 
ownerships, ransom strips, 
tenancies, or operational 
requirements of landowners? 

 

 

 

 
Is there a known time frame 
for availability? 0-5 /6-10 / 11-
15 years. 
 

 

 

 

 
Any other comments? 
 

The ’main comparative reason(s) for not being consider for allocation in the Draft 
LPP2 (Regulation 18)’ is that the site ‘requires careful design i.e. proximity to 
conservation area, setting of listed buildings. Overall, not considered sustainable 
and/or a scale to provide growth commensurate with the size of the settlement.’ 

Summary 
Conclusions  

Please tick a box 

The site is suitable and available for development (‘accept’) 9 

This site has minor constraints   

The site has significant constraints  9 

The site is unsuitable for development / no evidence of availability (‘reject’) 9 

Potential development capacity  5 

Summary of key evidence explaining why site has 
been accepted or rejected as suitable/available or 
unsuitable/unavailable.  

x The Site is outside the development limits of 
Rollesby, and not favourably located for services 
and amenities;  

x The site has access onto Heath Road; however 

9 
 

 
 

 
 

9 
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the narrow single carriageway lane has limited 
capacity to accommodate additional residential 
development. The site is not connected to the 
urban area by footpath; 

x The site is adjacent to Rollesby Conservation 
Area and in close proximity to a number of Grade 
II listed buildings. The site can be viewed from the 
adjacent Grade II listed building, the Old Rectory, 
and is within the setting of the Grade II* listed St 
George’s Church; 

x The ’main comparative reason(s) for not being 
considered for allocation in the Draft LPP2 
(Regulation 18)’ is that the site ‘requires careful 
design i.e. proximity to conservation area, setting 
of listed buildings. Overall, not considered 
sustainable and/or a scale to provide growth 
commensurate with the size of the settlement’; 

x Development of the site is contrary to Policy 
HOU7 New residential development, Policy S/7 
Development Frameworks and Policy S/10 Group 
Villages as it is outside the development limits of 
Rollesby; 

x The site is available for development but not 
suitable for allocation due to being removed and 
not within or adjacent to the Village Development 
Limits. The site also has considerable heritage 
and access issues, for which the scale of 
development in this location is unsuitable. 
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