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1.0 Background 
1.1 This Hearing Statement has been prepared on behalf of Breckland Bridge Ltd, in support of 

representations to the Breckland District Local Plan (2011-2036) Pre-Submission Draft (August 
2017).  This Statement seeks to address Issues and Questions raised by the Inspector, 
specifically Issues 14.35-14.37, which relate to proposed site allocations in Banham. 

2.0 Response to Inspector’s Issues 

14.35 - Is the settlement boundary for Banham justified? 

2.1 We consider that the settlement boundary for Banham should be extended to include all of the 
land covered by Banham Housing Allocation 1.  The proposal is for a comprehensive 
development across all three sites, to deliver at least 42 dwellings, plus open space.  The open 
space will be an integral part of any subsequent planning application on the combined site, and 
we would expect the entire site to fall within the settlement boundary. 

2.2 Whilst it is anticipated that site LP003 will primarily be used as open space, given some of the 
identified constraints on this parcel, there may be potential for a small quantum of development to 
be accommodated here.  For example, the southernmost part of the site, where there is currently 
a grain store and concrete hardstanding, could, potentially, be suitable for modest residential 
development.  This would need to be subject to consultation with statutory consultees including 
the Local Highway Authority and Lead Local Flood Authority, but to preclude any development on 
parcel LP003 through the positioning of the settlement boundary is not considered to be an 
effective or justified approach. 

2.3 In addition, it is considered that the proposed allocation should be treated as a single site within 
the new Local Plan, rather than split into three parcels as is currently the case.  Whilst the need 
to identify the parcels separately at earlier stages in the plan process is understood, given the 
separate ownerships, it is considered that the overall site should be taken forward as a single 
allocation site, and accordingly referred to as a single site. 

14.36 - Are the requirements for open space, as part of the allocation, justified? 

2.4 A Minor Modification to the proposed wording of the allocation has been proposed by Breckland 
Council, confirming that the requirement is for a minimum of 0.75ha of open space to be 
provided. 

2.5 We have no objection to the requirement for this quantum of open space to be provided, as this 
will effectively ensure that there is no loss of open space through the development of site LP009. 

2.6 The requirement for provision of a Local Area for Play is in line with the Council’s Adopted and 
proposed policy (ENV04) on provision of open space, sport and recreation facilities, for the 
quantum of development anticipated within the proposed allocation.  However, it is questioned 
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whether this requirement needs to be contained within the allocation, given that the requirement 
is also set out in policy ENV04. 

2.7 It is considered that the locational requirements for the open space set out in the allocation are 
too prescriptive.  Whilst, as previously described, the likelihood is that the majority of the open 
space will be provided on parcel LP003, flexibility should be retained for any future developer to 
achieve the optimum development across the wider allocation, taking into consideration all 
relevant constraints.  This may result in some open space being delivered on parcel LP009 or 
LP012. 

2.8 We would suggest that the wording of the allocation is made less specific. The first paragraph 
should read: “Land amounting to 3.2ha is allocated for a residential development of at least 42 
dwellings, together with a minimum of 0.75ha of open space.  Development will be subject to 
compliance with the following criteria…”.  In addition, criterion 7 can be removed, to avoid 
duplication.  A full version of the proposed revised wording is provided in section 3.. 

14.37 - Is there sufficient evidence to suggest that Banham Housing Allocation 1 
could come forward without causing harm to heritage assets? 

2.9 We believe that Banham Housing Allocation 1 can come forward without causing harm to 
heritage assets.  A Heritage Assessment has been commissioned in support of this Hearing 
Statement (Appendix 1), which considers the potential impacts on both designated and non-
designated heritage assets, and concludes that the proposed allocation, with appropriate 
mitigation, can be delivered without detriment to any such assets.  This accords with the 
conclusions of Historic England, and Breckland Council’s own Historic Characterisation 
Assessment, which raise no objections to the proposed allocation of the site for residential 
development with open space. 

2.10 There are a number of both designated and non-designated heritage assets within and close to 
the site.  The key designated assets are the Conservation Area, within the boundaries of which 
site LP003 is located, and the Listed Buildings located on Mill Road, Church Green and Church 
Hill.  The key non-designated asset is the potential archaeological remains which could exist 
beneath all three sites. 

2.11 Considering the designated heritage assets first, the most prominent, and most significant, of the 
Listed Buildings is the Grade I Listed Parish Church of St Mary the Virgin, whose lead spire, is 
visible in the wider landscape from some distance.  The Heritage Assessment confirms at 
paragraph 10.3.2 that views of the church across the landscape would remain unaltered by 
development of the proposed allocation site, which could potentially include an element of 
development on site LP003.  There are a number of other Listed Buildings close to the site, none 
of which will be directly affected by development of the proposed allocation site.  Furthermore, 
the site does not contribute to the setting of any of the Listed Buildings, and consequently, the 
Heritage Assessment concludes that there will be no significant negative effects or harm to any of 
the Listed Buildings. 

2.12 Moving to the other designated heritage asset, the Conservation Area boundary extends 
significantly beyond the historic core of the village, and includes a large swathe of green open 
space which wraps around the built form, and encompasses all of site LP003.  Breckland Council 
have not undertaken a Conservation Area Appraisal, but it is considered that the current green 
and open nature of the land surrounding the historic core of the village is distinctive, and a key 
part of the character of the Conservation Area.  The proposed allocation envisages that the 
majority of site LP003 would be used as open space, replacing the 0.75 hectares of open space 
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currently located within LP009.  This would ensure that the green and open character of this part 
of the Conservation Area is retained.  The Heritage Assessment confirms that there are only 
narrow and limited views between the Listed Buildings on the north side of Church Hill, towards 
the site.  Trees, foliage and more recent buildings largely screen the proposed allocation site, and 
consequently views from within the core of Conservation Area will remain largely unchanged. 

2.13 Parcels LP009 and LP012 lie outside, but adjacent to the Conservation Area boundary.  This land 
is entirely different in character and appearance to LP003, being elevated above Greyhound 
Lane and affording views to the modern developments of Gaymer Close and Wayland Way.  
Development here will be read in connection with the existing modern dwellings on both the 
northern and southern sides of Greyhound Lane.  Views from the public footpath which runs 
adjacent to the western boundary of LP012, towards the Conservation Area and core of the 
village, are already interrupted by the existing modern dwellings. 

2.14 It is clear, therefore, that development of the proposed allocation site can be undertaken in a way 
which will cause no harm to the Conservation Area, Listed Buildings and their settings.  Any 
development of the site will need to have appropriate regard to these designated heritage assets, 
and will be accompanied by a specific Heritage Assessment which considers impacts on the 
significance of the assets.  The use of appropriate landscaping, design and storey heights will 
ensure that any impacts are minimised, as will ensuring that LP003 is used primarily as open 
space. 

2.15 Turning to non-designated heritage assets, it is clear from the Heritage Assessment that there is 
potential for archaeological remains to exist below ground.  In particular, there is high potential for 
evidence of Roman activity to be found within LP009, given its proximity to other Roman remains 
found during the construction of the dwellings at Wayland Way in the late 1980s/early 1990s.  
However, the report of the excavations undertaken at the time (attached as an Appendix to the 
Heritage Assessment) is clear in its conclusion that the focus of Roman activity is likely to be to 
the north-east, outside the boundaries of the site allocation. There is also high potential for post-
medieval remains to be found within LP003, which is closest to the historic core of the village. 

2.16 If remains do exist below-ground, development would have the potential to damage or destroy 
them, which would have a detrimental impact.  This is not an unusual situation, and there are a 
number of ways to mitigate this, to ensure that there would be no harm.  An appropriate 
investigation strategy would be devised prior to submission of any application, which would cover 
all 3 parts of the site.  This might comprise geophysical surveying and/or trial trenching.  If 
remains are identified, various options would be available including avoidance through site 
layout, or excavation and recording.  For instance, given that LP003 is envisaged to be used 
primarily as open space, limited groundworks are likely to be required in this area, and any 
structures to be erected in this area could be positioned to avoid any likely archaeological 
remains.   

2.17 In light of the above, it is considered that there is sufficient evidence that, subject to ensuring 
appropriate mitigation measures, proposed Housing Allocation 1 can come forward without harm 
to heritage assets.  The full impacts of any development on the significance of the heritage 
assets would be considered as part of any future planning application, which would include a 
project-specific Heritage Assessment. 

2.18 To ensure consistency with national policy, it is also considered that revisions to criterion 5 of the 
policy are required.  At present, the only heritage-related requirement is for development to 
protect and enhance the setting of Banham Conservation Area.  However, whilst the general duty 
for Local Planning Authorities to pay special attention to the desirability of ‘preserving or 
enhancing’ Conservation Areas, set out in the Planning (Listed Buildings and Conservation 
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Areas) Act 1990, is acknowledged and understood, the NPPF provides broader guidance on how 
applications affecting heritage assets should be dealt with.  Paragraph 128 sets out a 
requirement for any applicant to describe the significance of any heritage assets affected by a 
proposal. The Local Planning Authority must then weigh up the likely harm that would be caused 
to the significance of the identified assets, attaching great weight to the asset’s conservation 
(para 132).  Where a development proposal will lead to less than substantial harm to the 
significance of a designated heritage asset, this harm should be weighed against the public 
benefits of the proposal (para 134).  Where a proposal affects a non-designated asset, a 
balanced judgement is required having regard to the scale of any harm or loss of significance. 

2.19 In light of the above, we would suggest that criterion 5 is reworded, as set out in section 3 below, 
to ensure that the policy is justified, and consistent with national policy. 

3.0 Conclusion 
3.1 We consider that the Settlement Boundary for Banham in its current form is not justified.  The 

boundary should be amended to include site LP003, and the site reference amended to form a 
single site allocation rather than being separated into three separate parcels. 

3.2 We consider that the quantum of open space required by the Allocation is justified, but that the 
requirements set out in the first paragraph and criterion 7 are overly prescriptive and should be 
omitted/revised. 

3.3 We consider that the Allocation can come forward without harm to heritage assets, and have 
provided a Heritage Assessment to supplement the conclusions on this matter already reached 
by Breckland Council and Historic England.  The wording of criterion 5 should be revised to 
reflect national policy. 

3.4 In light of the above, we consider that the following revisions should be made to the policy, to 
ensure that it is effective, justified and consistent with national policy, and therefore sound.  Text 
which has been struck through indicates text to be deleted, and text in red represents new text to 
be inserted: 

 

Banham Housing Allocation 1 

Land adjacent to Gaymer Close and to the south of Greyhound Lane (LP[003]003, 
LP[003]009 & LP[003]012) 

Land amounting to 3.2 ha is allocated for a residential development of at least 42 dwellings and a 
minimum of 1 0.75ha of open space. including a children's play facility will be provided on land to 
the south of Greyhound Lane (LP[003]003). Development will be subject to compliance with the 
following criteria: 

1. Principal access to residential development to be provided from Wayland Way including 
associated improvements to the local highway and footway provision to the satisfaction of Norfolk 
County Council as Highway Authority, including a footpath link from the housing development to 
Greyhound Lane; 

2. Appropriate density to reflect and respect existing development; 
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3. Appropriate use of height and scale to ensure the site's position as a gateway to the 
settlement; 

4. Retention of native hedgerow and trees on the site boundary, where appropriate, with further 
natural screening to be provided on the north west boundary of the residential site; 

5. Development proposals should seek to protect and enhance the setting of Banham 
Conservation Area; Development shall maximise opportunities to preserve, enhance, or better 
reveal the significance of designated heritage assets and that of any other heritage assets 
subsequently identified through the development process; 

6. Appropriate sustainable surface water attenuation measures are provided, and where possible 
included as part of landscaping schemes; 

7. Subject to provision of equivalent replacement new open space of a minimum of 0.75ha 
including a Local Area for Play (LAP) on land south of Greyhound Lane (LP[003]003). The risk of 
surface water flood and fluvial flood risk is required to be addressed in the planning application, 
and appropriate solutions implemented to improve drainage and ground conditions to enable the 
open space and LAP to be in use throughout the year; and 

7. A pre-application enquiry with Anglian Water Services is required for this site in accordance 
with the Water Cycle Study to demonstrate that sufficient capacity is available to transfer 
wastewater for treatment. Where insufficient capacity within the wastewater network is identified, 
financial contributions may be sought. 
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2 INTRODUCTION

2.1 Outline
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2.2 Report Objectives

Determine as far as is reasonably possible from existing records, the nature of the 
archaeological resource within a specified area. It will be undertaken using appropriate 
methods and practices which satisfy the stated aims of the project, and which comply with 
the Code of Conduct, Code of approved practice for the regulation of contractual 
arrangements in field archaeology, and other relevant by-laws of the CIfA.

A collation of existing written, graphic, photographic and electronic information in order to 
identify the likely character, extent, quality and worth of the known or potential 
archaeological resource in a local, regional, national or international context as 
appropriate.
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3 THE SITE AND PROPOSED SCHEME

3.1 The Study Site
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4 GEOLOGY AND TOPOGRAPHY

4.1 Geology

4.2 Boreholes
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4.3 Topography  
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5 PLANNING BACKGROUND

5.1 National Planning Policy Framework (NPPF)

128.

129. 



Land off Greyhound Lane, Banham, Norfolk: A Heritage Assessment
© Pre-Construct Archaeology Limited, March 2018

Additionally:

141.

214.

215. 

5.2 Breckland District Council 
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5.3 Submitted Local Plan - ENV 07 Designated Heritage Assets 
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5.4 Submitted Local Plan - ENV 08 Non-Statutory Heritage Assets 
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5.5 Heritage Assets 
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5.6 Setting 
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6 ARCHAEOLOGICAL AND HISTORICAL BACKGROUND

6.1 Introduction 

05/03/2018.

6.2 Designated Heritage Assets

Scheduled Monument

Listed Buildings
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6.3 Registered Parks and Gardens

6.4 Conservation Areas 
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6.5 Historical Background
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6.6 NHER Results

6.7 Prehistoric
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6.8 Iron Age and Roman
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6.9 Anglo-Saxon
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6.10 Medieval 
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6.11 Post-Medieval

6.12 Historic Landscape Characterisation
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6.13 Cartographic Sources 
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6.14 Aerial photographs 
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6.15 Previous Land Use
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6.16 Results of Earlier Investigations
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6.17 Ground Soil Contamination

6.18 Services
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7 SITE VISIT
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8 HERITAGE ASSESSMENT OF POTENTIAL AND SIGNIFICANCE

8.2 ASSESSMENT

Archaeology 

Built Heritage

8.3 Designated Heritage Assets - Archaeology 

8.4 Non-Designated Heritage Assets - Archaeology 
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8.5 Unknown Heritage Assets - Archaeology
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high
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8.6 Designated Heritage Assets – Built Heritage

8.7 Non-designated heritage assets – built heritage
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8.8 Designated Heritage Assets – The Conservation Area
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9 VALUING THE ARCHAEOLOGICAL RESOURCE 
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10 DEVELOPMENT IMPACTS 

10.2 Impact on the unknown non-designated archaeological resource

moderate 
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low

10.3 Impact on the listed buildings

no significant negative effects/harm



Land off Greyhound Lane, Banham, Norfolk: A Heritage Assessment
© Pre-Construct Archaeology Limited, March 2018

10.4 Impact on the Banham Conservation Area

no significant negative effects/harm

no significant negative effects/harm
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no significant negative effects/harm

10.6 Mitigation to impact on non-designated heritage assets 

moderate low
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10.9 Mitigation to impact on Listed building and Conservation Area Setting 
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11 CONCLUSIONS
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1:4,000 at A4
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Figure 8
Ordnance Survey 1883 (1:2,500)

1:2,500 at A4
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Figure 9
Ordnance Survey 1905 (1:2,500)

1:2,500 at A4
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Figure 10
Ordnance Survey 1958 (1:10,500)

1:5,000 at A4

Pre-Construct Archaeology Ltd 2018
13/03/18   JB



N

0 100m

Figure 11
Ordnance Survey 1979 (1:2,500)

1:2,500 at A4
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Figure 12
Ordnance Survey 1985 (1:10,500)

1:4,000 at A4
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16 APPENDIX 3: SIGNIFICANCE CRITERIA

Significance Definition 
International (Very High) Archaeological Sites or Monuments of International 

importance, including World Heritage Sites and Grade I listed 
buildings. 

National (High) Ancient Monuments scheduled under the Ancient Monuments 
and Archaeological Areas Act 1979, or archaeological sites and 
remains of comparable quality, assessed with reference to the 
Secretary of State’s non-statutory criteria (these are set out in 
PPG16, Annex 4 Grade II* Listed Buildings. 

Regional (Moderate) Archaeological sites and remains which, while not of national 
importance, fulfil several of the Secretary of State’s criteria and 
are important remains in their regional context. Grade II Listed 
Buildings. 

Local (Low) Archaeological sites and remains that are of low potential or 
minor importance. Buildings of local heritage value.  

Negligible Areas in which investigative techniques have produced 
negative or minimal evidence for archaeological remains, or 
where previous large-scale disturbance or removal of deposits 
can be demonstrated. Buildings of no architectural or historical 
note. 
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17 APPENDIX 4: REPORT ON AN EVALUATION AT GAYMER CLOSE 
1993



































































  

 

 

P C A  
PCA CAMBRIDGE 

THE GRANARY, RECTORY FARM 
BREWERY ROAD, PAMPISFORD 

CAMBRIDGESHIRE CB22 3EN 
t: 01223 845 522 

e: cambridge@pre-construct.com 
 

PCA DURHAM 
UNIT 19A, TURSDALE BUSINESS PARK 

TURSDALE 
DURHAM DH6 5PG 

t: 0191 377 1111 
e: durham@pre-construct.com 

 
PCA LONDON 

UNIT 54, BROCKLEY CROSS BUSINESS CENTRE 
96 ENDWELL ROAD, BROCKLEY 

LONDON SE4 2PD 
t: 020 7732 3925 

e: london@pre-construct.com 
 

PCA NEWARK 
OFFICE 8, ROEWOOD COURTYARD 

WINKBURN, NEWARK 
NOTTINGHAMSHIRE NG22 8PG 

t: 01636 370410 
e: newark@pre-construct.com 

 
PCA NORWICH 

QUARRY WORKS, DEREHAM ROAD 
HONINGHAM 

NORWICH NR9 5AP 
T: 01223 845522 

e: cambridge@pre-construct.com 
 

PCA WARWICK 
UNIT 9, THE MILL, MILL LANE 

LITTLE SHREWLEY, WARWICK 
WARWICKSHIRE CV35 7HN 

t: 01926 485490 
e: warwick@pre-construct.com 

 
PCA WINCHESTER 

5 RED DEER COURT, ELM ROAD 
WINCHESTER 

HAMPSHIRE SO22 5LX 
t: 01962 849 549 

e: winchester@pre-construct.com 
 


