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foreword

This report has been prepared by the Horsford Neighbourhood Plan Refresh 

Group on behalf of Horsford Parish Council. It  is  a record of the process the 

Refresh Group followed in reviewing the made Horsford Neighbourhood Plan 

and the conclusions it has reached.

A key consideration for the Refresh Group during this process was the strong 

feeling within the community that in the past Horsford had suffered from the 

negative impacts  of development, such as increased traffic and a lack of 

sensitivity to the village character, without getting any of the  benefits,  such as 

improvements in road safety and connectivity, additional open space, or other 

community infrastructure.

For some years, Horsford has suffered piecemeal, incremental development 

without any planning for how the village should grow and no additional 

community benefits delivered to compensate or supplement the development.

The community has fed back to the Refresh Group at several consultations how 

they feel the village could grow in a proportionate and more holistic way, and 

to use the Neighbourhood Plan Review to define this growth and secure delivery 

of the required supporting infrastructure.

It is the opportunity for the community to have their say on what they want and 

what is best for the village. 

This report includes information on the proposals put forward by the Horsford 

Estate. It was requested by Broadlands District Council to confirm that their 

proposals are viable and deliverable.  

Chris Brown  

Horsford Parish Council Chairman
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1.0 introduction

1.1 Purpose of the report

The purpose of this report is to provide a summary of the process undertaken as 

part of the Horsford Neighbourhood Plan Refresh (HNPR) by the Refresh Group 

(RG) to explore the options for the growth of the settlement to meet the 

objectives of the neighbourhood plan, and to demonstrate how the site 

selection process has taken account of due process in reaching its 

recommendations. The intention is that the preferred option outlined in this 

report that has been identified through this process will be included in the 

revised Horsford Neighbourhood Plan as an allocation.

Planning Practice Guidance (PPG) sets out a methodology for the process as it 

applies to Local Plans but suggests that it may also be used for neighbourhood 

plans in a proportionate way (PPG Paragraph: 003 Reference ID: 3-003-

20190722). The site selection process has not been based on assessing detailed 

design proposals for the sites, but on a review of the constraints to help 

determine capacity and deliverability.

The report includes a statement by the landowner’s developers in Section 5.0  

confirming that the land for the preferred option is available, and the proposals 

outlined in this report are deliverable. 

1.2 The Horsford Neighbourhood Plan Review

The aims of the first Horsford Neighbourhood Plan (2018- 2038) were to:

o Give a voice to residents to shape development. 

o Integrate new Horsford developments within the existing village. 

o Allow the village to grow sensitively, whilst retaining its village feel. 

o Retain existing access to locally important countryside for recreational use. 

o Identify community needs for the use of developer contributions and other 

possible funds.
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1.0 introduction

In August 2022, the Business Action Group, a working party of Horsford Parish 

Council reviewed the Horsford Neighbourhood Plan and concluded that it 

should be updated to address changes to the NPPF, reflect progress on its 

policies, consider the use of design codes, and increase the emphasis on 

sustainability.

Two additional pieces of work had also been carried out since the 

neighbourhood plan was made which were material to the review:

The Transport Master Plan

Following a residents’ consultation carried out in June 2021 by Horsford Parish 

Council, they commissioned Royal Haskoning DHV to prepare a Transport Master 

Plan for the village to address transport specific concerns raised and with the 

aim of creating a place that residents can feel proud to live in and feel safe 

travelling around on foot and by bicycle. The Transport Master Plan, based on  

an iRAP Assessment of the existing situation within Horsford, and discussions with 

Norfolk County Council and Broadland District Council on road safety and the 

Western Link proposal, proposed a series of measures to improve walking and 

cycling, safety and connectivity within the village.  

Feasibility Study for a New Community Sports Facility

The Broadland District Council Feasibility Study of May 2023 confirmed the need 

for additional football facilities in the Horsford area including a clubhouse, 

parking and six pitches to the meet the needs of different age groups. 

These facilities would require a site of approximately 6 hectares and the 

recommended next steps in meeting this need included:

o Securing a specific site for the development.

o Further consultation and discussions with the FA 

o Developing concept site plans

o Agreeing a project programme and phasing 

o Confirming funding
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Fig. 1: aerial of the village
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1.0 introduction

1.3 The vision

The RT held a review session in early November 2022 to explore the success, or 

otherwise, of the 21 policies of the made Neighbourhood Plan of July 2018 (HNP) 

to guide the scope and nature of the HNPR. The session also reflected on the 

changing national and strategic planning policy context since the adoption of 

the HNP, notably the revisions to the National Planning Policy Framework (NPPF) 

and the progress of the Greater Norwich Local Plan (GNLP). 

The idea of the HNPR planning for additional growth and supporting 

infrastructure was also discussed. It was acknowledged that plan-making to 

date had not been able to address some important infrastructure issues in 

Horsford and agreed that a longer term vision to plan for completing the growth 

of the village to its natural sustainable limits, if those limits had not already been 

reached, was worth exploring further. 

This was done at a workshop in late November 2022 to discuss a  longer term 

vision for the settlement. It was acknowledged that although planning for 

additional growth is not obligatory, there was the potential to use development 

to help deliver community benefits and the ambitions of the neighbourhood 

plan.

There were three main factors which persuaded the RG to investigate this 

further:

1. Delivering the Transport Master Plan

2. Improving local facilities and sense of place

3. Preventing further piecemeal development that would undermine the 

Transport Master Plan and fail to deliver additional community infrastructure.

The Vision Diagram (Fig. 2) is a summary diagram from the vision workshop  

setting out in broad terms the locations for the expansion of the settlement 

given its spatial character, constraints and setting.
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Fig. 2: vision workshop diagram
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1.0 introduction

1.4 allocating land for development

A key decision for the HNPR was whether or not it should seek to allocate 

additional land for development. The reasons for doing so being:

o To manage the threat of further speculative development. 

o To use the potential for an allocation to deliver appropriately located 

infrastructure and community benefits.

o To take the opportunity to plan positively for the growth of the settlement.

These issues were explored further by the RG and its consultants in the context of 

the settlement’s layout and constraints, and the proposals for a ‘Phase 3’ 

development on land East of Holt Road and North of Mill Lane which would 

further extend the settlement to the north.

It was agreed the RG should consider alternative development scenarios in 

terms of scale and location. To do this it was necessary to:

1. agree the objectives and priorities for growth

2. decide what is possible in terms of the technical constraints 

3. consult with landowners to confirm availability 

4. set out the options

5. test the options through consultation with the community and important 

stakeholders

1.5 Community consultation 

A community consultation was carried out in May 2023 where the initial policy 

content was displayed with an explanation of the technical aspects of each 

policy to seek views on making changes to the current HNP and developing a 

vision of the future for the village, including improving the quality of life and 

contributing to meeting net zero. The consultation included questions designed 

to give the RG an insight into people’s views on these issues and on any further 

development.
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2.0 the options

2.1 Land availability

The RG knew the village could be under threat from speculative planning 

applications in the north of the village which was considered to be an 

unsustainable location in terms of accessibility, a lack of services, the potential 

increase in traffic flow through the village, and impacts on the village character. 

It was therefore decided to explore the possibility of finding other land with 

around the same hectarage in a more acceptable location that could deliver 

benefits to the village and contribute to the future vision of the HNPR.

A local HNPR Call for Sites was initiated by the RG in April 2023 based on land 

that was; within the parish, sustainably located relative to the main settlement, 

and free of constraints using national and strategic policy exclusionary criteria. 

This was the first stage in the site selection process and informed the questions 

asked at the May consultation.

The results of the RG Call for Sites were considered alongside the sites submitted 

for the Norwich local plan HELAA 2020 at a meeting in June 2023 to assess the 

spatial options for the growth of the settlement and agree actions for landowner 

meetings, consultation and further technical assessments. 

The RG had secured a screening opinion from Broadland District Council which 

stated that if the HNPR was to consider allocating sites that it would be required 

to prepare further technical assessments in the form of a Strategic 

Environmental Assessment (SEA) and Habitats Regulations Assessment (HRA).  

These reports are published alongside the Neighbourhood Plan.

The Land Availability Map Fig. 3 shows a combination of the sites submitted for 

the Norwich local plan HELAA 2020 and the HNPR local Call for Sites. 
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Fig. 3: Land availability map
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2.0 the options

2.2 Sites selection

The sites were initially assessed against the following criteria:

o Proximity: an extension to the settlement rather than standalone. 

o Connectivity: capable of being sustainably linked into the settlement to 

minimise traffic generation and car use.

o Size: a scale sufficient to deliver community benefits.

2.3 Spatial options for growth 

Out of this process four spatial options for growth were identified as shown in Fig. 

4: Options for Growth plan, each with a total site area of between 20 to 30 

hectares which was considered sufficient to deliver development required to 

meet  the objectives of the vision.  This also made the options comparable in 

terms of scale which would help simplify community consultation. 

It was assumed that a significant part of the site area would be given over to 

green infrastructure as part of the community benefit offer and to meet the 

requirements for Biodiversity Net Gain and Nutrient Neutrality.

o Option A: Growth to the Southwest – with a main parcel 5a, and  parcels 3 

and 4 providing a connection north into Dog Lane and the main body of the 

village, with the option of including 5b and 5c to provide a gateway function 

into the village from Brewery Lane with scope for non-residential uses.

o Option B: Growth to the South – with parcels 8, 9 and 18 as the main block, 

again with the option of including 5b and 5c to provide a gateway function 

into the village from Brewery Lane with scope for non-residential uses.

o Option C: Growth to the East – an initial parcel 11a was put forward and 

subsequently extended to include 11b which together could provide for an 

eastward extension of the village centre. 

o Option D: Growth to the North – Green Lane cuts through the main parcel 1 

with a smaller parcel 2. This option would continue the northward extension 

of the village adding to the recent development off Flag Cutters Way.  
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Fig. 4: Options for growth
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2.0 the options

2.4 Landowner meetings

In August 2023, the RG held meetings with the land interests' representatives for 

each of the options to confirm the extent of their land holdings and availability, 

to explain the neighbourhood plan’s objectives, and to test support for their 

willingness to work together if required, and with the RG to deliver a scheme 

through a neighbourhood plan allocation.

Following this meeting all the land interests confirmed their support for working 

with the neighbourhood plan and provided further information on ownership, 

land availability and deliverability as requested at the meeting.

Based on  this information the options were rationalized down to three:

o Option 1: Land to the south of the village

o Option 2: Land to the north of the village

o Option 3: Land to the east of the village

2.5 Landowner presentations

The RG invited the landowners to present their proposals for these options at a 

public consultation event on 28th October 2023 at Horsford Village Hall and 

explain how the development of their land could help deliver the  brief. They 

were provided with the Transport Master Plan and the Sports and Recreation 

Study and given a brief for their presentations to demonstrate how their land 

could provide for the sustainable growth of the village and address:  

• The Transport Masterplan 

• Sport and recreation provision as set out in the Broadlands Sports and 

Recreation Study

• Access to and the possible co-location of the schools

• Provision of a mix of non-residential uses 

• Placemaking and identity

Extracts from each of the presentations are included on the following pages. 
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Fig. 5: Option 1- Land to the south of the village
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Fig. 6: Option 2 - Land to the north of the village
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Fig. 7: Option 3 - Land to the east of the village



3.0 the preferred option

The three options were presented to the community, and other important 

stakeholders, in a community consultation held in October 2023. 

The Consultation Statement published in the evidence base of the HNPR 

includes a more detailed account of the consultation event held on 28th 

October 2023 including the contents, attendance, and responses to the  

questionnaire.

In summary, the exercise resulted in a reasonably good number of responses 

which indicated that sports provision, travel infrastructure (in particular the 

improvement of access routes to local services and facilities), medical 

infrastructure, retail, and education provision were important to the community 

in any growth scenario. 

Overall, the exercise highlighted that a key risk for the referendum would be 

proposals for any kind of northern growth option, whilst there was greater 

support for exploring further either an eastern or southern growth option, or a 

combination of both.  

In December 2023 the the RG reviewed the landowners’ representatives’ 

presentation proposals alongside the community responses and assessed them 

under the following criteria; 

o Impacts on the structure and identity of the village

o Transport impacts and connectivity

o Green infrastructure 

o Sports provision 

The following pages summarise that assessment:
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3.0 the preferred option

Village Structure

Option 1 would have the least impact on the structure of the village as the 

level of development is likely to be lower given the land available, and the 

non-residential uses will limit the housing number.

Option 2 would shift the centre of gravity to the north, potentially creating a 

two centre village, with the co-location of the schools reducing the role of 

the existing village centre.

Option 3 would expand the existing village centre to the east reinforcing its 

functions provided good connectivity can be achieved.

Transport impacts and connectivity

Option 1 would have the least impact on traffic movements through the 

village as it is located on the southern edge and uses such as care are low 

traffic generators.

Assuming options 2 and 3 are based on the same housing number, Option 2 

would have the greatest impact on traffic movements through the village as 

there would be pressure for additional journeys to the new facilities including 

the re-located school.

Option 3 would also generate additional traffic movements through the 

village, but the central location of facilities is likely to reduce the 

dependence on car use. It should be noted that the schools would remain in 

their existing locations which would be a factor to consider.

Sports provision

The location of the Sports Hub in Option 1 would minimise traffic impacts on 

the village but is not in an accessible location for the village and although 

within the parish, may be an issue that Broadland would want to have control 

over through the local plan. This will more likely be the case if the Sports Hub is 

conditional on the additional housing adjacent to Hellesdon.
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3.0 the preferred option

The location of the Sports Hub in Option 2 would generate additional traffic 

movements through the village by residents and outside users. It would also 

reinforce the ‘northern triangle’ as the dominant village centre.

As with Option 1, the location of the Sports Hub in Option 3 would minimise 

traffic impacts on the village, although there could be additional pressure on 

the Brewery Lane/Holt Road access from outside users. In terms of 

accessibility for residents there is little difference between Options 2 and 3 

with additional movements along Holt Road likely. Being on the northeastern 

side of the A2170, the Option 3 Sports Hub would be more ‘part of the village’ 

than the Option 1 proposal and a more appropriate matter for the 

neighbourhood plan to consider.

Green infrastructure

Apart from the sports provision proposed by all three options, there were also  

differences in their green infrastructure offering.

Option 1 provides no additional green infrastructure/open space uses that 

would benefit the village.

Option 2 provides green infrastructure as part of the residential development 

including a community park and skate park, but these are structured around 

the new development and are less accessible to the existing body of the 

village.

Option 3 proposes three standalone open space uses to the north, either side 

of Green Lane along with a 40 acre public open space perimeter to the 

development with a community building and improved public footpathsthat 

are accessible from the village centre.
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3.0 the preferred option

Alongside this assessment and the outcome of the SEA, which the RG had 

chosen to incorporate into a Sustainability Appraisal (SA), it was concluded that 

there is not much to differentiate the growth options in terms of significant 

effects except for the potential of significant effects for the southern growth 

option. This is mainly related to the land adjoining Norwich and not the land 

included as part of the ideas for the growth of the village of Horsford itself.

The SA/SEA ranks each option in relation to the themes set out in the framework, 

and whilst the effects of the growth options remains uncertain for some of 

themes assessed, the eastern growth option outperforms the southern growth 

option, and both of these outperform the northern growth option.

The preferred option was chosen by blending the SA/SEA outcome and the 

assessment of responses set out earlier.  

In deciding to pursue a preferred option the RG, and subsequently the Parish 

Council  as the qualifying body for the HNPR, took into account the recognition 

that the GNLP will need to be reviewed (see paragraphs 164 and 165 of the 

Greater Norwich Local Plan), in the near future to assess options for longer term 

growth, including the potential for sustainable new settlement or settlements; 

the operation of the development management benefits of the plan-led system 

if a neighbourhood plan allocates additional sites; and the opportunity to plug 

an infrastructure gap in the village. 

Mindful that the HNPR will need to demonstrate that it meets the basic 

conditions, which are not the same tests of soundness as a Local Plan including 

justification, positively prepared, effective and consistent with national policy,  

and of the PPG requirements of a close working relationship with the local 

planning authority the RG has had meetings with Broadland District Council to 

work in partnership with them to formulate this strategy. To that end the Basic 

Conditions Statement, which will be published alongside the Submission version 

of the HNPR, sets out how the HNPR meets the basic conditions. 
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3.0 the preferred option

Option 3 which proposes the expansion of the village centre to the east was 

therefore recommended as the preferred option for the following reasons:

- Structure: Its structure would reinforce the village centre and identity.

- Traffic: Is likely to have less impact on traffic movements through the village 

with its central location making local ped/cycle journeys a more realistic 

option.

- Connectivity: Provides more opportunity for improving connectivity within the 

village. 

- Green infrastructure: Offers a more generous and meaningful green 

infrastructure which has the potential to serve the whole village.

- Sports provision: Includes land able to accommodate the proposed sports 

pitches and facilities.

A Development Principles Plan (Fig. 8) showing how Option 3 development 

could form an integrated part of the village centre was prepared to inform and 

carry out further discussions with the Option 3 landowner and key stakeholders.

• Around half of the site should be given over to landscape and green 

infrastructure (A) with sufficient land to meet BNG and Nutrient Neutrality 

obligations. 

• Community facilities, including a converted barn (B) at the entrance, access 

to woodland and recreation uses (C) in the green infrastructure  should be 

provided for new and existing residents.

• The green infrastructure should include a pedestrian/cycle route linking into 

the existing route to the west of Holt Road to complete a new Green Ring (D) 

around the village which would improve access and connectivity to the 

schools and amenities and new recreation/leisure facilities.

• The development should create a framework for delivering the key elements 

of the Transport Master Plan by providing clearly defined areas including 

gateways (E) and crossings (F) for traffic calming and public realm 

improvements.
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Fig. 8: Development Principles Plan



4.0 developer discussions

The preferred option includes two parcels of land (Fig.9); a main parcel east of 

Holt Road  which will provide for the expansion of the village centre, and an 

additional parcel between Holt Road and the A1270 to the south of the village 

at Glebe Farm which will provide for the sports facilities. The land, being 

promoted by Endurance Estates on behalf of the landowner the Horsford Estate 

would deliver the following; 

Main parcel A

o Site area approximately 25 hectares

o Developable area of around 12 hectares

o Capacity for around 300 dwellings

o Open space/landscape area of around 13 hectares

o Land available for Biodiversity Net Gain and Nutrient Neutrality offset

o Green Infrastructure creating an eastern leg of a ‘Green Ring’ to the village

o A new access off Holt Road  forming part of the Transport Master Plan traffic 

management measures

o A secondary access onto Mill Lane improving ped/cycle connectivity across 

the village and access and linkages between the schools

o Phasing to be coordinated with the delivery of community benefits

Southern parcel B 

o Site area approximately 11 hectares

o Access off Holt Road

o Topography suitable for sports pitches 

o Capacity sports pitches and facilities as set out in the Broadlands Sports and 

Recreation Study

A follow up meeting was held with Endurance Estates in March 2024 to review 

these proposals and explore issues of scale, green infrastructure, community 

facilities, capacity, phasing and delivery. The statement by Endurance Estates in 

Section 5.0. addresses these matters.
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Fig. 9: Land Parcels



5.0 delivery

Land Available 

The land for the proposed residential development and other community 

facilities is readily available. The Landowner, through Endurance Estates, has 

actively participated in the Neighbourhood Plan Review process to date, with 

clear intentions set out at the Public Consultation undertaken on 28th October 

2023.

Within the proposed residential development site are existing barns which are 

being considered for conversion to supporting uses related to the operation of 

the proposed development and existing Horsford community. The nature of 

these uses (and their use classes) will be discussed and agreed through the 

progression of the planning application neighbourhood plan. 

Wider Land Holdings – Community Facilities 

The current proposal is for the land on which the Community Facilities are 

located to be provided on Long Leases to Horsford Parish Council for the 

intended purposes. These parcels of land are readily available, subject to 

finalisation of terms and arrangements. 

Discussions are ongoing as to the detail of these Leases and use of the parcels 

for community benefit. These discussions will be progressed alongside the 

preparation of the Neighbourhood Plan. 

Deliverability 

The site for the proposed residential development is available now and offers a 

suitable location for development and the growth of Horsford. as demonstrated 

within this document. 

The Landowner is actively working with Endurance Estates to prepare a proposal 

that accords with the aims, aspirations and timescales of the Neighbourhood 

Plan. 

The sites for the wider community facilities are also readily available and will be 

brought forward on a phased basis in conjunction with the delivery of the 

residential development. 

The Sports Hub Delivery Flow Diagram below outlines a process for developing 

the Sports Hub proposals alongside the Neighbourhood Plan in line with the next 

steps outlined in the  Broadland District Council Feasibility Study.
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5.0 delivery

Technical Studies 

A number of preliminary studies have already been undertaken, with further 

work progressing on Transport and Highways, Ecology and Drainage to inform 

the evolution of the Master Planning process and bring greater certainty to the 

content of the Neighbourhood Plan. 

Surveys being undertaken over Spring/ Summer and Autumn 2024 are:- 

• Traffic Surveys 

o Including volumes, speeds, vehicle classification and turning counts 

• Ecology Surveys 

o Seasonally specific surveys ongoing 

• Infiltration Rates and Ground Water Levels 

Further survey work, including archaeology geo-physical survey, is currently 

being explored. 

Viability 

An appraisal, based on currently available information, has been undertaken 

and demonstrated that the proposed residential development is viable, 

including the delivery of affordable housing, s106 and CiL. 

As set out above, the Landowner owns other parcels of land that have been 

proposed for wider community uses. It is proposed that these are provided to 

the Local Community on a Long Lease arrangement. The Parish Council is in 

receipt of existing s106 and CiL monies and are exploring other funding 

opportunities, for example with the Football Association for the delivery of the 

Sports Hub. 

Sports Hub Delivery Flow Diagram  
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appendix A

Boards presented by Endurance Estates at a public consultation event on 28th 

October 2023.
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