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Draft Policies – Denver 
Link to draft policy and comments in full received from the draft consultation stage: 

Denver: https://west-norfolk.objective.co.uk/portal/lpr2019/lpr2019?pointId=s1542882759494#section-s1542882759494 

G28.1 Denver - Land South of Sluice Road: https://west-norfolk.objective.co.uk/portal/lpr2019/lpr2019?pointId=s1550646974419#section-

s1550646974419 

 

Summary of Issues Raised: (Please see Appendix 1 for comments and responses) 

 Minor modifications to the Site Allocation G28.1 made by the SADMP. This it to reflect the latest situation and appreciation of the local context 

 Suggested amendment to the development boundary 

 

 

Conclusions & Recommendations: 

 Accept/make the minor modifications to the Site Allocation G28.1 

 Continue forward with the development boundary for Denver as adopted by the SADMP 

 

 

 

 

 

https://west-norfolk.objective.co.uk/portal/lpr2019/lpr2019?pointId=s1542882759494#section-s1542882759494
https://west-norfolk.objective.co.uk/portal/lpr2019/lpr2019?pointId=s1550646974419#section-s1550646974419
https://west-norfolk.objective.co.uk/portal/lpr2019/lpr2019?pointId=s1550646974419#section-s1550646974419
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G28.1 Denver - Land South of Sluice Road Amendments  

The examiner of the SADMP was very keen for the Borough Council to have a site allocation at Denver. It was described by the examiner at the herring 

session as a rather unique situation given both the services and facilities within the village and the proximity to a main town in Downham Market. In 

essence a very sustainable location. Extract form the examiner’s report: 
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The agents for the site have come forward with a pre-application. This seeks approval for a scheme that is slightly different to that which is allocated within 

the SADMP.  For completeness the Agent also sent the Planning Policy Team several documents to justify this and requested that the Local Plan be 

amended to reflect this. The changes can be summaries as follows:  

  

 The original Site Allocations area includes now redundant tracks across the common and land which was sold away with the adjacent Barns.  

 It also includes the old stack yard which has a Group TPO’s on its perimeter trees.  

 The reduced site can still accommodate the number of dwellings required by the policy “at least 8”. The total will need to below the Adoptable 

roadway threshold of 10 homes. Consequently, the pre-app and indicative layout shows 9 dwellings. 

 It is proposed that the Site Allocations Boundary is amended to exclude areas which are no longer relevant, allow for management of the ecology 

pond and agricultural field access but amend the southerly and eastern field boundaries to allow for comfortable density and layout for 9 dwellings.  

 The overall Site Allocations size was 0.6Ha and is would now be 0.54Ha.  

 Please see below for site area and indicative layouts and Appendix 2 for full justification. 

 

Given the emphasis of the examiner and subsequently that the Borough Council’s adopted Local Plan contains the allocation it is a site that the Borough 

Council would very much like to see come forward and be delivered. It is debatable that site could still come forward as outlined in the pre-app without 

making changes to the Local Plan allocation as the proposal is broadly in line with the allocation policy. However, given the timing and for completeness it is 

recommend that these minor changes are incorporated in the Local Plan review.    
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Sustainability Appraisal: 

Site 
Ref 

Site Sustainability Factor 

Access 
to 

Services 

Community 
& Social 

Economy 
A 

Business 

Economy 
B Food 

Production 

Flood 
Risk 

Heritage Highways 
& 

Transport 

Landscape 
& Amenity 

Natural 
Environment 

Infrastructure, 
Pollution & 

Waste 

Climate 
Change 

SADMP 
G28.1 

+ + O x + # + # # # +/# 

LPr 
G28.1 

+ + O x + # + # # # +/# 

 
KEY: ++ very positive; + positive; x negative; xx very negative; ~ negligible; o none; # depending on implementation; ? uncertain 

 

Denver - Sustainability Appraisal – Site Commentary, Discussion & Conclusion 

The site agent has come forward with a pre-application and as part of this has suggested changes to the Local Plan to reflect the latest situation and 

additional works which have been undertaken. These minor changes proposed to the Denver site allocation, as summarised below, do not impact upon the 

scoring of the site. However, they do represent latest situation with regard to the site and how the site is likely to come forward and be developed (as 

envisaged at this time).   

 The original Site Allocations area includes now redundant tracks across the common and land which was sold away with the adjacent Barns.  

 It also includes the old stack yard which has a Group TPO’s on its perimeter trees.  

 The reduced site can still accommodate the number of dwellings required by the policy “at least 8”. The total will need to below the Adoptable 

roadway threshold of 10 homes. Consequently, the pre-app and indicative layout shows 9 dwellings. 

 It is proposed that the Site Allocations Boundary is amended to exclude areas which are no longer relevant, allow for management of the ecology 

pond and agricultural field access but amend the southerly and eastern field boundaries to allow for comfortable density and layout for 9 dwellings.  

 The overall Site Allocations size was 0.6Ha and is would now be 0.54Ha.  

 Please see below for site area and indicative layouts and Appendix 2 for full justification. 
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The indicator ‘Climate Change’ has been incorporated since the SADMP was adopted and represents an important part of the Local Plan review. The 
score for both the existing allocation and the proposed amendment is ‘+/#’ positive/dependent upon implementation. This is because the site is located 
within Denver which benefits from a range of services/ facilities locally including primary school, church, village hall, shop with post office, playing field, 
public house. It is also only a short distance from the main town of Downham Market (which befits from train station). The two settlements are linked 
by the local footpath network, bus network, national cycle route. The site is located within Flood Zone 1. The design of the houses and wider scheme 
will need to consider climate change and as the full details of this are not known at this time, on balance the score of ‘+/#’ is awarded for this factor. 
 
It should be noted that the examiner of the SADMP was very keen for the Borough Council to have a site allocation at Denver. It was described by the 
examiner at the hearing session as a rather unique situation given both the services and facilities within the village and the proximity to a main town in 
Downham Market. In essence a very sustainable location. 
 
Given the emphasis of the examiner and subsequently that the Borough Council’s adopted Local Plan contains the allocation it is a site that the Borough 
Council would very much like to see come forward and be delivered. It is debatable that site could still come forward as outlined in the pre-app without 
making changes to the Local Plan allocation as the proposal is broadly in line with the allocation policy. However, given the timing and for completeness 
it is recommend that these minor changes are incorporated in the Local Plan review 
 
After consideration and balancing the factors these minor changes to the site allocation are proposed to be made 
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Development Boundary: Comments received from both Mr Garner & Mrs Garner propose that the development boundary for Denver is amended along 

Sluice Road to include existing dwellings on the south side to a similar point to those included on the north side of the road, to reflect the existing built 

environment. The following map is provided: 
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This area was included within one of the four built type environments in the 1998 Local Plan Built environment B (see above). Given the 1998 Local Plan 

Policy 4/20 the area of land was omitted from the SADMP development boundary for Denver. Policy DM2 Development boundaries explains the policy and 

the approach in removing the four environment types and replacing them with a single development boundary. Development boundaries are used to 

indicate the distinction between largely built up areas of settlements where development is generally acceptable, and areas of the countryside and areas of 

more sporadic buildings considered generally less suitable for new development, and where a more restrictive approach will be applied. The boundaries are 

not intended to necessarily reflect the full extent of existing built development or of settlements. They exclude parts of settlements where further 

development is not encouraged. For these reasons it is not considered appropriate to include the area land proposed. 
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Appendix 1: Summary of Comments & Suggested Response: 

Consultee Nature of 
Response 

Summary Consultee Suggested 
Modification 

Officer Response / 
Proposed Action 

Helen  
(Denver Parish 
Council) 

? ? ? No comments registered. 
No action 

Mr A Garner suggestio
n 

The development boundary should be extended along Sluice Road 
to include existing dwellings on the south side to a similar point to 
those included on the north side of the road, to reflect the existing 
built environment. See attached document page 2. 

Development boundary 
amendment suggested 

See Development 
Boundary section above 

Mrs A Garner suggestio
n 

The development boundary should be extended along Sluice Road 
to include existing dwellings on the south side to a similar point to 
those included on the north side of the road, to reflect the existing 
built environment. See attached document page 2. 

Development boundary 
amendment suggested 

Same as above 

Ms Debbie Mack  
(Historic England) 

Support G28.1 Denver - Land South of Sluice Road: Support - Whilst there 
are no designated heritage assets within this site, a grade II listed 
Manor Farmhouse lies directly adjacent to the site. Development 
of the site therefore has the potential to impact the setting of this 
listed building. We note that reference is made to the listed 
building within the policy which is welcomed. 

 Support is duly noted and 
appreciated 
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Appendix 2: 
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