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1 INTRODUCTION 

NORTH RACKHEATH MASTERPLAN 

A masterplanning exercise is taking place in Rackheath which will result in a plan and layout for 
significant new development that will take place to the north of the village on site allocated in the Old 
Catton, Sprowston, Rackheath & Thorpe St Andrew, Growth Triangle Area Action Plan, adopted July 
2016 (Policy GT 16). 
 
Policy GT16 in the Area Action Plan identifies an area of 293 hectares for future mixed use 
development.  The requirements of Policy and supporting text state, specifically, of the 293 ha, 160 ha 
shall be developed as a mixed use development providing 3,000 new homes, 25 ha of land for 
employment and a range of other supporting services, facilities and infrastructure, including formal 
recreational open space, which is necessary to support a development of this size.  75 ha of the site is 
identified as a buffer zone to the north of the proposed development.  This will provide both physical 
separation between the development and sensitive Broads habitats to the north of the site and will also 
be the location of a new public park of a scale sufficient to provide for local recreation that will avoid 
detrimental increases in recreational impact on sensitive N2K sites.  The remaining 58ha is safeguarded 
for the potential future expansion of North Rackheath. 
 
The location of the 58 ha safeguarded area is not delineated on the Proposals Map.  
 
The whole of the 293 ha will be included in the masterplanning exercise to ensure cohesive 
development across the whole site. 
 
Once the masterplan is finalised in early 2017, it is intended that planning application (s) will be 
submitted to secure planning permission for the proposed development.  The planning strategy will be 
developed through the masterplanning process. 
 
RACKHEATH NEIGHBOURHOOD PLAN 2017-2037  

The Localism Act 2011 and Neighbourhood Planning (General) Regulations 2012 introduced legislation 
to enable communities to prepare Neighbourhood Plans and govern the mechanisms for the formation 
and approval of such plans. 
 
A neighbourhood plan should support the strategic development needs set out in the Local Plan and 
plan positively to support local development (as outlined in paragraph 16 of National Planning Policy 
Framework). 
 
A neighbourhood plan must address the development and use of land.  If a neighbourhood plan is 
successful at examination and referendum, it will form part of the statutory development plan once it 
has been brought into force by the planning authority.  Applications for planning permission must be 
made in accordance with the development plan (Section 38 (6) of the Planning and Compulsory 
Purchase Act 2004). 
 
It is important to ensure that there is no conflict between the adopted policies in the Development Plan 
and emerging policies as Section 38 (5) of the Planning and Compulsory Purchase Act 2004 states that 
‘If to any extent a policy contained in a development plan for an area conflicts with another policy in 
the development plan the conflict must be resolved in favour of the policy which is contained in the last 
document to be adopted, approved or published (as the case may be). 
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It is recognised that the Neighbourhood Plan relates to all development in the Parish and not just that 
associated with the GT16 allocation (part of which lies outside the Neighbourhood Plan area (as shown 
in Figure 6 in the Pre-submission Draft).   
 
The masterplanning exercise is based on the requirements of extant policy GT16 and is a participative 
process that allows local residents to communicate their hopes for the development.   
 
REPRESENTATIONS 

The masterplanning Board has appreciated the liaison with Neighbourhood Plan Team to date and the 
constructive involvement of the Team at the recent Masterplan Workshop.  However, there are a 
number of matters the Board would like to draw attention to a number of matters in the Draft 
Neighbourhood Plan and accordingly raises the following representations on the emerging policies: 
 
Page Objective/Policy Comment 
8 Policy GT18 Only part of the requirements for GT18 are referred to.  On the 

final bullet point, reference should be made to the need for an 
agreed masterplan and reference should also be added to an 
appropriate noise assessment being required.  This will reflect the 
requirements of the GT18 policy. 

9 Paragraph 1 Reference should be to Manor Farm not Manor Farms 
(typographical error). 

15 Objective 1 & 2 It is not clear how the objectives relating to housing and the built 
environment will be measured in policy terms.  It would be helpful 
if this is clarified in the supporting text.  

15 Objective 6 There is reference to ‘green public realm’ in the Objective.  There is 
no definition in the Plan of what constitutes ‘green public realm’.   
A definition should be provided, or alternatively a different term 
should be used to provide clarity behind the intention. 

18 Figure 13 Figure 13 provides a centrally located area (covered in a number of 
policies).  The thinking behind the centrally located area is driven 
by a desire to integrate new and existing residents.  The 
accompanying text confirms the desire to have a connected 
community delivered in part by shared services.  This is supported 
by the Board.  The text clarifies that the central location is likely to 
be, but not limited to the area.  This causes some confusion in 
planning terms.  It is considered that the centrally located 
designation needs to extend northwards to Muck Lane, which will 
provide a more central focus when considering GT16 as a whole.  
Accepting the flexibility in the text, there may be a conflict with the 
final masterplan which is looking at a number of policy 
requirements and constraints to determine appropriate locations for 
development. 

21 HOU 2 Paragraph two of HOU 2 relates to density and massing.  New 
residential development is expected to reflect the scale and 
character of existing development.  It is accepted that this Policy 
relates to the whole Plan area and not just the GT16 allocation.  
However, it is important to recognise that Policy GT16 has a 
specific objective of securing an additional 3,000 homes and a 
number of other uses.  The site also carries a number of 
constraints.  It is suggested that reference to two storey houses 
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and bungalows is too prescriptive and that should be deleted.  The 
final sentence in paragraph 2 needs to be edited, in any event, by 
adding an ‘are’ before the word ‘two’. 
 
The opening sentence of this paragraph should be amended to 
reflect the varying densities and massing later in policy.   
 
There is also a conflict between cul-de-sacs and effective 
connections.  The former of which is by nature stopped up and not 
an effective connection. 

22 HOU 3 It is not appropriate to suggest that all new housing development 
should provide secure cycle storage and it is suggested that this 
should be deleted.  It is acknowledged that secure cycle storage 
would be appropriate at schools and some employment premises 
and this is supported by the Board. 

25 ENV 1 This policy relates to drainage.  There should be an 
acknowledgement that permeable areas should be based on 
Sustainable Urban Drainage Systems (SUDS) and not a blanket 
requirement of permeable areas everywhere.  

25 ENV 2 The policy requires buildings to be broadly orientated to the south 
to support solar gain.  This may be achievable in isolated and 
smaller developments.  However, in the case of GT16, it is not 
possible for 3,000 homes and 25Ha of commercial development to 
face south.  This Policy should be reworded to reflect that fact and 
the words ‘orientating buildings broadly to the south’ could be 
deleted with diluting the intent of the Policy.  

27 ENV 3 The tree belts should have phased replacement plans to improve 
them in the future. 

28 ENV 4 Reference to tree lined routes on main routes should be deleted as 
it is unlikely to be feasible because of land take with SUDS. 

29 ENV 5 It is likely that the masterplan will not need to utilise the old airway 
runway and turning circle.  These features are represented in tree 
lines and it is suggested that bullet point 1 is deleted to avoid 
conflict or clarification of ‘definition’ is provided.   

29 ENV 6 There is reference to ‘rural feel’ throughout the policies.  Given the 
level of housing and other development proposed it is difficult to 
see how the masterplan will achieve that.  There should be some 
qualification in the plan about what constitutes ‘rural feel’ 
(appreciating there is reference in policies to varying densities).  
Reference was made to ‘rural feel’ at the recent Masterplan 
Workshop.  This was defined by a member of the Neighbourhood 
Plan Team as ‘the ability to retain a level of greenness and see the 
countryside from within the settlement’.  This, or similar, 
description should be added to the supporting text to explain what 
is meant by ‘rural feel’. 
 
It is proposed to protect a view from Stone Hill.  This will have an 
impact on the masterplan layout for GT16 and the ability to deliver 
the housing numbers.  It currently states that certain types of 
development will not be supported.  This is considered prejudicial 
to the participative masterplanning process. 

31 ENV 7 This policy contains reference to land uses linking together to a 
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centrally located area.  There is also reference to GT16 and the 
policy states that the GT16 allocation should have a large green 
space which is centrally located within the settlement.  
Notwithstanding the comments on Figure 13 and the ‘centrally 
located area’, this is at odds with Policy GT16 in the Growth 
Triangle Area Action Plan that requires the large green space at the 
north of the allocation.  There will be a conflict between the two 
policies if ENV7 is not amended. 
 
There is reference to it being centrally located in the settlement 
and reference to Figure 22.  This reference should be Figure 13? 

33 COM 2 The policy states that a new community hub building should be 
located at the southern end of GT16 and centrally located (see 
comments above on central location).  The masterplanning 
exercise will ultimately dictate the positioning of development 
having taken into account the land take requirements in Policy 
GT16 and the site constraints.  The Board is happy for reference to 
be made to the community hub within GT16 but considers that 
reference to a specific location in the final sentence of the policy 
should be deleted.  

34 COM 3 Water features will attract birds and a likely objection from Norwich 
Airport so these should be avoided.  Reference to ‘water features’ 
in the final sentence should be deleted.  

34 COM 4 This requirement is supported. 
36 COM 7 There is reference to allotments at specific locations in this policy.  

The specific locations will be delivered by the refreshed GT16 
masterplan.  The support for the provision of allotments should be 
retained.  The specific locations should be deleted. 

39 BUS 1 There is reference in the policy to “Heavy or Polluting Industries” 
not being supported.  There is no definition of what comprises 
heavy or polluting industry.  This should be redefined and should 
refer to the uses set out in policy GT16.   
 
There is reference to a second point of access to the Industrial 
Estate.  Work on the masterplan, to date, suggests that the second 
point of access should be an emergency access only.  It is 
acknowledged that there was broad support for a second access to 
the Industrial Estate at the recent Workshop.  However, the Board 
would wish to see the policy amended or a more neutral stance 
adopted on the access. 

39 BUS 2 The policy states that housing cannot be located adjacent to 
industrial uses.  Consideration should be given in the policy to 
other employment forming an appropriate buffer, given the 
potential space restrictions in the GT16 allocation. 

40 BUS 3 The main retail area may be at Wroxham Rd. and the existing 
Salhouse Rd. and linked to centrally located designation.  This 
policy, along with others focusses on the central location, and, in 
combination with the other requirements is placing a great deal of 
focus on the central location which will impact on the deliverability 
of certain components.  See comments above. Use of the term 
‘parade’ suggests a specific layout.  This should be deleted and left 
to the refreshed masterplan. 
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42 SER 1 This policy should be directly linked to the Education Authority’s 
requirements. 

43 SER 2 This policy should be directly linked to the NHS policy and 
requirements. 

46 TRA 1 The policy makes provision for ‘easy access’ to Salhouse Station.  
“Easy access to Salhouse Station by road” has the potential to 
encourage in-commuting from the surrounding area and rat 
running to get to the station.  Reference to ‘easy access’ should be 
deleted. 

47 TRA 2 Adoptable standard requirements will need to be followed for 
pedestrian, cycleways and bridleways.  This should be referred to 
in the policy.  

49 TRA 4 The proposed car parking policy is broadly consistent (although 
slightly higher for 1 and 3 bed units) in terms of off street parking 
spaces per residential unit, in the context of BDC adopted SPG on 
MAXIMUM car parking for new developments which suggests on 
average 1.6 cars per household with the following Maxima for 
residential dwellings (BDC also indicate that dwellings within 200m 
of a bus stop with  15 minute service frequency can have a lower 
level of provision than those which are less accessible).  The policy 
should be amended to be consistent: 
 
Bedrooms BDC adopted Parking 

Guidance SPG 
Spaces per dwellings 

Rackheath 
Neighbourhood Plan 
Spaces per dwellings 

1 1.5 spaces per dwelling 
on average 

2 

2 2 2 
3 2 3 
4 3-4 4 

 
 
 


