
Hethersett North Exhibition

Welcome
The exhibition is being organised by John Thompson & Par tners on 
behalf of Hethersett Land Limited, par t of the Ptarmigan Land Group. 
The exhibition follows on from the Community Planning Weekend held in 
March 2010 when the Vision for Hethersett was created. 

The aim of the exhibition is to provide an oppor tunity for everyone 
interested in the future of Hethersett to view the latest proposals and 
leave comments.

ProPosals 
The development at Hethersett provides the opportunity to create new 
distinctive high quality and sustainable neighbourhoods set within a generous and 
spectacular landscape network of parks, water features, sports pitches, allotments, 
community gardens and cycle ways.  The proposals include up to 1,196 homes, a 
new primary school, expansion to Hethersett Secondary School playing f ields, 
sports pitches, ponds, allotments, community gardens and a small local centre 
offering space for local businesses. A signif icant proportion of the site will be 
accessible to the public offering a new leisure resource for the residents of 
Hethersett. 

Background
The Greater Norwich Joint Core Strategy (JCS) adopted by the local Councils in 
March 2011, requires land at Hethersett to be found for the development of at 
least 1000 new homes, with potentially more land required to deliver a 
proportion of the ‘smaller sites in the Norwich Policy Area (NPA)’ allowance.  
The JCS indicates that there is a further 1800 homes to be allocated at 
settlements in South Norfolk beyond those identif ied in the JCS. 

Hethersett Land Ltd, part of the Ptarmigan Land Group, is working with 
landowners to explore how the housing strategy suggested by the Council can 
best be delivered in the future. As a result, John Thompson & Partners have been 
appointed to engage residents and stakeholders in the assessment of the issues 
and opportunities for Hethersett and the surrounding area, including Little 
Melton, and to develop a Vision and proposals for the future development.  

Ptarmigan land 
Ptarmigan Land (part of the Ptarmigan Group) is one of the leading land 
promoters in the UK. The company specialises in securing planning consent for 
large residential developments. Typically these are green-f ield urban extensions 
but the company also has experience in securing planning consent for brown-field 
sites in urban areas.
 
As a land promoter, Ptarmigan Land partners with the landowners of a site and 
then manages the process in securing the planning consent . Ptarmigan Land pays 
all the costs and takes all the risks and if successful shares in the sale of the land 
when planning is achieved. Ptarmigan Land is not a house-builder, instead the 
company sells land to house-builders/developers once planning (normally outline) 
is secured. This method of securing planning permission is becoming increasingly 
popular in the UK property industry particularly as house-builders no longer want 
to take on the risk of securing planning permission. 
 
Ptarmigan Land has undertaken schemes throughout the UK including  Norfolk, 
Essex, London, Devon and Cornwall.

nEXt stEPs
Following the exhibition, all comments will be considered and f inal changes to the 
masterplan will be made. The f inal masterplan and other technical reports will be 
sent to South Norfolk Council to support a planning application for the area. The 
planning application will be submitted in October 2011. The Council will then 
formally consult residents and other stakeholders on the proposals before making 
a decision, sometime in the New Year 2012.
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Location & Context
HEtHErsEtt - a norfolk VillagE
The village of Hethersett lies six miles south west of Norwich City 
Centre, two miles outside the A47 Norwich Southern By-Pass.

The Parish of Hethersett stretches three miles from south west to 
north east along the line of the B1172 (the old Norwich to London 
road) and two miles north west to south east.

Although there is no rail station serving the village, the Norwich to 
Cambridge railway follows the southern boundary of the parish 
with the modern A11 dual carriageway from Cringleford to 
Wymondham running parallel and just to the north of the railway.

Although Hethersett is close to Norwich, it is not a suburb. It 
retains its separate village character, and has a strong community 
spirit with a wide range of activities, and many facilities provided 
for the village through the efforts of its villagers.

Hethersett north Planning application Boundary

Historical growth

Planning application boundary 
adjacent to thickthorn roundabout

located at the thickthorn 
roundabout (a11/a47), the site is 
delineated by a11 to the south, 
norwich Park & ride to the east, 
arable land to the west and the 
B1172 to the north.

the application includes two sites shown in red line. the red line 
planning application boundary equates to 87.03ha.

Hethersett north is located immediately north of Hethersett Village 
centre in south norfolk district council, norfolk. 

the site is characterised by agricultural activity with fields 
predominantly in use for arable crops and an area in the centre of the 
site in use as woodland plantation.

community facilities
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Planning Background
EVolution of HEtHErsEtt groWtH 
oPtions

» 2006 - East of England Plan requires 33,000 jobs to be 
found in the Draft Norwich Policy Area (between 
2001-2026). Taking into account housing already built in 
2001-2006, sites are required for 24,000 new homes to 
be found in NPA.

» november 2007 - Original strategy was to focus 
growth in key locations, based on the available 
evidence. 11 locations (including Hethersett) identif ied 
by GNDP for signif icant growth with Hethersett seen 
as a new county town.

» april 2008 - Following public consultation, 11 options 
reduced to 5 with Hethersett in 4 of 5 options with 
either 4,000 or 2,000 homes. 4,000 homes promoted 
as preferred option by GNDP off icers.

 
» may 2008 - A further option 6 was added which 

showed no development at Hethersett with 
development distributed to a new settlement at 
Mangreen instead. East of England Plan approved.

» June 2008 - LDF rules changed - no need for a 
‘preferred option’ consultation. 6 options refined to 3 
options. 2 of the options had 4,000 homes at 
Hethersett and Option 3 had no homes at Hethersett 
with development at Mangreen.   

» July 2008 - GNDP and district council endorse 
consultation on the  3 options.

» august 2008 - 3 options go out to consultation.

» september 2008 - South Norfolk Councillors express 
their concerns about the growth of Hethersett.

» december 2008 - GNDP off icers consider consultation 
responses and suggest, based on evidence, that 4,000 
homes at Hethersett is the Favoured Option. 
Meanwhile South Norfolk Members formulate their 
own Option 2a taking into account a district reduction 
in housing numbers from 24,000 to 21,000 because of 
increased numbers built and committed than originally 
thought. Members propose 1,000 homes at Hethersett 
and longer term growth at Mangreen taking into 
account the entire district reduction in housing 
numbers. GNDP members endorse Option 2a.

» January 2009 -  Planning Inspectorate reviews the Joint 
Core Strategy and expresses concern over lack of 
evidence for Option 2a.

» february 2009 - Planning Inspectorate review is 
presented to the GNDP. Option 2+ is put forward 
with 1,000 homes at Hethersett but following concerns 
of the Inspector, Mangreen is excluded.

» march to June 2009 - Option 2+ proceeds to public 
consultation.

» June to october 2009 - Representations by the public 
are considered and presented to Members.

» november 2009 - Option 2+ is presented as a f inal 
option with 1000 homes at Hethersett and a further 
40 new growth settlements identif ied, predominantly 
in South Norfolk.

» march 2010 - Joint Core Strategy is submitted to 
Secretary of State with at least 1000 homes at 
Hethersett.

» september 2010 to november 2010 - South Norfolk 
Council undertake f irst round of consultation on site 
allocations document

» march 2011 - Broadland District, Norwich City and 
South Norfolk Councils adopt the Joint Core Strategy 
with growth of “at least 1000 dwellings” at Hethersett.

» august 2011 to november 2011 - South Norfolk 
Council undertake second round of consultation on 
site allocation document
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Community Planning Weekend March 2010
community Planning ProcEss
The Community Planning process took place during February 
and March 2010 and involved over three hundred people 
including residents, businesses and interest groups, who were 
encouraged to participate in the design and development of a 
new Vision for Hethersett.  The process culminated with a 
Community Planning Weekend on Friday 19 and Saturday 20 
March 2010 to discuss issues and opportunities and to consider 
options for the growth of the village.  Following the public days, 
the facilitation team, led by JTP, worked to assess the outcomes 
and create a new Vision for Hethersett which was reported back 
to the community on Tuesday 23 March at Hethersett High 
School. 

Publicity 
To advertise the Community Planning Weekend, copies of the 
newsletter/invitation were distributed to households and shops 
in Hethersett and Little Melton, and the event was advertised in 
local newspapers.   

In addition, meetings were held with members of the local 
community prior to the Community Planning Weekend to 
introduce people to the Community Planning process, and to 
listen to their concerns and suggestions for the future. These 
also served to publicise the event, as many of those who met 
with the team agreed to pass on information to colleagues, 
neighbours and friends.

community Planning Weekend
Over 350 people participated in the Vision for Hethersett 
Community Planning Weekend on Friday 19 and Saturday 20 
March 2010 to discuss the proposed extension of the village.  
Local people took part in two days of discussions, workshops 
and hands-on planning groups to explore local and site-specif ic 
issues and possible solutions and principles for growth. 

Many people who attended the Weekend were opposed to the 
GNDP decision to allocate strategic housing growth to 
Hethersett.  However, a signif icant number accepted that new 
housing was inevitable and that it was therefore important to 
participate in the development of the proposals to ensure that 
what comes is appropriately designed to the highest quality and 
will bring benefits to Hethersett.

community forum
To enable local people to continue to participate in the 
development of proposals for Hethersett, the f irst Hethersett 
Village Forum was held on Thursday 13 May at Hethersett 
Village Hall.  

key stakeholder Engagement
Meetings and discussions have taken place with local district 
Councillors, South Norfolk Councillors, Parish Councillors and 
neighbouring Parish Councils. During this process we have also 
held individual meetings with local stakeholders to discuss the 
masterplan in more detail. We have future presentations and 
discussions arranged, with a presentation to the full Hethersett 
Parish Council to be held shortly and further engagement work 
to take place with the District Councillors. All discussion points 
were noted and have been incorporated in to our plans going 
forward.

community Planning material - invite for community Planning Weekend & Hethersett Village forum

a Vision for Hethersett broadsheet - march 2010

a Vision for Hethersett - community Planning Process report & invite to september 2011 Exhibition
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scepticism about new development
Many participants at the Weekend were opposed to the GNDP 
decision to allocate strategic housing growth at Hethersett. A 
common sentiment was, “leave us as we are!”. People are 
sceptical about the planning system and its ability to control and 
deliver quality housing developments. Despite signif icant building 
in recent years, people feel few benefits have come to 
Hethersett as a result. It is important that agreements are put in
place to ensure that promises are delivered and that future 
developments bring benefits.

“When we got the other estates we didn’t get an extra
doctor, dentist, tinker, tailor, anything!”

community involvement and inf luence
Many participants accepted that Hethersett’s prime location and 
good transport links meant that signif icant new housing is 
inevitable and that it is therefore important to participate in the 
development of the proposals to ensure that what comes is 
appropriately designed to the highest quality and will bring 
benefits to the village. The creation of a Village Forum could
help ensure an open and transparent planning process to deliver 
the best possible development and ensure that the village 
benefits directly from the ‘planning gain’ through the Section 106 
agreement/CIL.

“If we’re going to get the development, get into the
driving seat rather than being wrong-footed.”

movement and transport
The village suffers from congestion at certain times and parking 
is a problem, particularly near Tesco. Main roads are dangerous 
for pedestrians and cyclists and there is concern about how 
extra traff ic will be accommodated. The bus service to Norwich 
and Wymondham is good during the day, but poor in the 
evening, when the park and ride is closed, so access to Norwich 
for evening leisure is dependent on cars. A circular bus around 
the village should be considered and Hethersett and Little 
Melton would benefit from a cycle route linking the villages. The 
campaign to provide a cycle route to local employment 
destinations (UEA, the Research Park, the hospital) should be 
supported.

“A real cultural change is needed - we’re far too
dependent on car use.”

strengthening the ‘heart ’ of Hethersett
Hethersett lost its village green in the 18th Century, and today 
has no distinct centre or ‘heart’. Its shops and facilities are 
stretched out along Great Melton Road and the existing village 
centre has insuff icient amenities, occasional traff ic congestion 
and poor parking provision. The close proximity of the three 
schools within the centre exacerbates the traff ic and parking 
problems. Many people expressed the aspiration for a 
remodelled village centre with a village green, but this may 
require physical change that other members of the community 
do not want.

“We need a little focal point where you can 
meet people.”

improving infrastructure
Water and sewerage infrastructure are currently strained and 
need signif icant improvement. The health centre is at full 
capacity and participants complain of the time it takes to get an 
appointment now. The schools currently struggle to provide 
suff icient places for Hethersett children and new housing will 
necessitate signif icant investment in education. New 
development can address the need for improved infrastructure 
in Hethersett by agreeing priorities through Section 106 
agreements. Any proposal to build a new high school in 
Hethersett would require a scale of housing development that 
residents do not want. One less costly option would be to 
provide a new Junior School on a site in the new development 
to allow the High School to expand.

“Infrastructure is groaning at the moment.”

Preserving Hethersett ’s character Hethersett is considered 
a good place to live and residents value its character and rural 
views. The community is concerned that further development 
may damage the village identity and sense of community. Future 
development should not replicate recent unpopular housing 
schemes, rather it should respect and preserve Hethersett’s 
character whilst enhancing facilities and infrastructure. 
Hethersett should be kept as a distinct entity - there should be 
no coalescence with Wymondham, Little Melton or Norwich - 
and it should remain a separate and independent village 
community.

“Keep the village feel!”

Community Planning Weekend March 2010 - Key Themes
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Landscape Context of the Village
EnVironmEntal imPact assEssmEnt (Eia)
Proposals for growth at Hethersett will need to be accompanied 
by an Environmental Impact Assessment (EIA). This is a legal 
requirement. 

The purpose of the EIA is to understand the potential impacts 
development could have on the area’s environmental features, 
and determine how best to avoid negative impacts or mitigate 
against them.

So far we think the potentially important environmental topics 
that we need to consider are:

»  Loss of agricultural land;
»  Air quality;
»  Archaeology;
»  Climate change and renewable energy;
»  Ecology;
»  Flood risk and drainage (surface and foul);
»  Ground contamination;
»  Landscape and visual impact;
»  Noise and vibration;
»  Socio-economic matters;
»  Transport and accessibility;
»  Utility infrastructure;
»  Water supply.

You can help us if there are specif ic things you know about 
Hethersett under any of the environmental topics. Please tell us 
what they are. Also, if you think we’ve missed something please 
also let us know what we’ve missed and why it is important.

landscaPE caPacity Plan
Landscape Capacity is defined as the extent to which an area 
can accommodate changes such as development without 
signif icant adverse effect on the character of the landscape. 

Hydrology and flood risk
The area covered by the study contains many drainage ditches 
and isolated f ield ponds. These ponds are a characteristic feature 
of the area and many are identif ied on maps going back to the 
18th Century. The f ield ponds have been assessed as part of the 
f ield walking survey conducted as part of the Ecological 
Assessment.

There are two areas identif ied as having a 1 in 100 chance of 
f looding, (Environment Agency). Both of these areas fall outside 
of the proposal site in the areas of lower ground away from the 
plateau area.

VEgEtation
The adjacent plan shows the broad structural landscape features 
within the study area, with hedgerows indicated with dashed 
lines and woodland shown in blocks. The part of the site to the 
north of the village is an arable landscape with f ields separated 
by hedgerows and / or drainage ditches. However, in the eastern 
part of the northern sector, hedgerows have been degraded and 
lost, some to be replaced by lines of scrubby bramble. 
 
The southern sector constitutes a mix of farmed f ields, both 
arable and pastoral, as well as areas of historic parkland, some of 
which is put to game cover. Hedgerow trees are a strong feature 
in the northern and southern sectors, and many remain even 
when the hedgerows have been lost. 

site constraints

indicative areas at risk from 1 in 100 flood location of key areas of Vegetation

 Tree planting. Although there are no tree preservation 
onsite, a number of trees are of ecological and 
aesthetic value.

 Tree plantation. 

 Significant block of woodland. Evidence of bat activity.

 

 Hedgerow. Significant network of hedgerows bounding 
fields are of ecological and aesthetic value.

 
 Existing ponds. 

 Strategic view. Electricity pylons prominent in landscape 
views to the north.

 Electrical pylons. 

 

 Vehicular access points. Vehicular access to the site is 
restricted to  Colney Lane, Back Lane, Burnthouse 
Lane and Little Melton Road.

 GPSS pipeline. Development cannot be located above 
the pipeline or within an easement area. 

 Mains water. Pipeline follows the alignment of Little 
Melton Road 

 Area of archaeological significance.

 Green corridors linking the countryside to Hethersett. 
Opportunity to link key green spaces of Hethersett to 
the surrounding countryside through the creation of 
green corridors.

 Secondary ecological network. Opportunity to 
integrate the majority of existing tree and hedgerow 
planting into a cohesive ecological landscape and open 
space network.

 Tree plantation. Opportunity to thin and retain tree 
plantation as a  community resource.

 Significant block of woodland. Opportunity  to retain 
woodland as part of ecological landscape and open 
space network.

 

 Existing ponds. Opportunity to integrate existing ponds 
into a sustainable drainage system as part of a cohesive 
ecological landscape and open space network.

 Strategic view. Views to electrical pylons obscured by 
tree planting buffer.

 Electrical pylons. 

 Opportunity for new vehicular access points.

 New Junction

 Signalised Junction

 

 Traffic calm Back Lane. Opportunity to strengthen link 
between Hethersett High School and development 
proposals by traffic calming Back Lane.

  Re-designated Back Lane. Opportunity to 
 re-designated parts of Back Lane into a combined cycle 

pedestrian route where vehicular access to properties 
is not required.

 Re-designated Burnthouse Lane. Opportunity to 
re-designated parts of Back Lane into a combined cycle 
pedestrian route where vehicular access to properties 
is not required.

 Area of archaeological significance. Opportunity to 
create a public park on a area not suitable for 
development. Text to be added from archaeologist.

site opportunities


