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1. Background 

Ringstead Neighbourhood Plan Steering Group, on behalf of Ringstead Parish Council, 
engaged with local landowners to determine if there was appetite to put forward a site for 
Affordable Housing, to be allocated in the Neighbourhood Plan. Three potential sites were 
put forward.   

This report is a formal and independent assessment of these three sites.  

Site selection and allocation is one of the more contentious aspects of planning. It is 
important that any selection process carried out is transparent and robust, with the same 
process applied to each available site. The purpose is to determine whether potential sites 
would be appropriate to allocate or safeguard in the Neighbourhood Plan. The assessment 
itself does not allocate or safeguard sites, instead it is the responsibility of the steering 
group and Parish Council to decide, guided by this assessment and other relevant 
information, which site(s) to select for allocation or safeguarding, to best meet the 
objectives of the Neighbourhood Plan.  

2. Methodology 

The approach taken is based on the Government’s National Planning Policy Framework 
(NPPF) and associated National Planning Practice Guidance (NPPG), which includes guidance 
on assessment of land availability and the production of Neighbourhood Plans.  

The following methodology has been followed: 

1. Identify sites to be included in the assessment: Ringstead Neighbourhood Plan is 
specifically looking to allocate a small site for Affordable Housing, therefore local 
landowners were contacted to consider whether they were prepared put their land 
forward.  

2. Sifting: Some sites can be ruled out prior to any more detailed assessment. 
3. Assessment of suitability: the suitability of a site is influenced by national and local 

plan policy, physical constraints on the site, impacts of the development of the site, 
the market attractiveness of the sites proposed use and location and the impacts on 
amenity and environment of neighbouring areas. To determine the suitability of sites 
a ‘red’, ‘amber’, ‘green’ approach has been applied to assessing the constraints and 
impacts. ‘Red’ impacts and constraints rule out the suitability of the site. ‘Amber’ 
impacts and constraints will not immediately rule out the site’s suitability, however 
some mitigation will be required for the site to be suitable for development. ‘Green’ 
represents no material constraint or impact. The following constraints and impacts 
will be considered when assessing suitability: 

Constraints 

a. Highway access 
b. Sustainable access to local services and facilities 
c. Utilities capacity and infrastructure 
d. Contamination 
e. Flood risk 
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f. Coastal change 
g. Market attractiveness 

Impacts 

h. Landscape  
i. Biodiversity 
j. Historic environment 
k. Open space 
l. Transport and roads 
m. Compatibility with neighbouring uses 
n. Townscape 

In addition, sites are considered in terms of whether they are ‘available’ for 
development and whether they are ‘achievable’.  

Assessment proformas have been completed for each of the sites, with these informed 
through a combination of a site visit in July 2022 and desktop assessment.  

3. Site Assessment 

Three sites have been put forward by the landowner as available for the development of 
Affordable Housing. This is the first time each of these sites have been considered for 
allocation as the Borough Council did not seek to allocate sites in Ringstead as part of their 
current Local Plan or recent review.  

3.1. Site 1: Land off Peddars Way North 
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Site address: Land off Peddars Way North, Ringstead 

Easting (X Coordinate): 0°32'20.8"E 
 
Northing (Y Coordinate): 52°56'37.5"N 

Site area: Approx. 0.62ha  

Current use: Agricultural/ arable 

Proposed use: Residential development for Affordable Housing 

Site summary: The site makes up part of a piece of arable land which sits south to a row of 
semi-detached affordable housing east of Peddars Way North. The site currently sits adjacent 
to a pedestrian footpath along a linear 30mph local road with no road markings such as 
double yellow lines west of the site. The road goes south into Ringstead village or follows 
north into Holme next the Sea. The site is just southeast of the Grade II tower mill which is 
now a residential dwelling.   

Sifting: There are no obvious over-riding issues that would eliminate the site from further, 
more detailed consideration. 

  



4 | P a g e  
 
Ringstead Neighbourhood Plan Steering Group 

Pictures of site option 1 and adjacent housing to the east on the site visit: 
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Suitability of the site: 

Constraint/impact Comments RAG 

Highway access A new access or accesses would need to be created to 
facilitate the development. This looks feasible.  

 

Sustainable access to 
local services 

There is a narrow footway running the length of 
Peddars Way North, which intermittently links with 
other footways into the centre of the village where 
there is a limited range of local services including shop, 
pub, and village hall. The footpath is part of the long-
distance trails network – Peddars Way. The site is 
approximately 15mins walk from the village centre, 
making sustainable travel a viable option for some. The 
footway is wide enough for a buggy or wheelchair.  

 

Utilities capacity & 
infrastructure 

Unknown.   

Contamination None likely, currently land use is an arable field.  

Flood risk No risk from fluvial or surface water flooding.  

Market attractiveness Not especially relevant as site put forward for 
affordable housing.  

 

Landscape The site falls within the Norfolk Coast AONB, with the 
landscape characterised by long views across open 
farmland, a network of hedgerows providing structure 
to the landscape and remnant areas of chalk grassland 
of high ecological value. The land slopes upwards away 
from the road, which restricts views over the 
surrounding landscape. Development is therefore likely 
to result in limited harm and minimal impact on 
important views or the wider landscape.  

 

Biodiversity No nature conservation sites on the site though it does 
fall within the Impact Risk Zone (IRZ) for Ringstead 
Downs SSSI. The proposed development would fall 
outside of that requiring further consultation with 
Natural England, which for residential development is 
10 or more units, therefore no impacts are anticipated. 
Hunstanton Park Esker SSSI is also nearby but the site 
does not fall within the IRZ of this.  
There is little of ecological value on the site currently as 
it is in agricultural use.   

 

Historic environment There are no historic assets on the site. There is a listed 
building, Ringstead Mill, a former Tower Mill, nearby on 
the opposite side of Peddars Way North. The setting of 
this is unlikely to be impacted through development on 
this site.  

 

Open space The site is not within close proximity of any Local Green 
Spaces proposed within the Ringstead Neighbourhood 
Plan.  
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Constraint/impact Comments RAG 

Transport & roads The site is located on Peddars Way North and falls 
within the 30mph speed limit, though it is noted that 
this is a main route out of the village and given its long 
and straight nature, it is possible that vehicles are 
travelling faster than 30mph. There have been no 
accidents nearby within the last 5 years.  

 

Compatibility with 
neighbouring uses 

The site is adjacent existing affordable housing 
development within the village. There is further 
affordable housing within close proximity, off Holme 
Road.  

 

Townscape  The settlement already extends further than this site, 
which could be seen to represent infill between existing 
residential development.  
The affordable housing adjacent the site is sizable semi-
detached dwellings with large front/back gardens. This 
area of the village falls within the Post World War I 
character area, as identified in the Ringstead Design 
Guidance and Codes (2022).  
 
Ringstead is considered to be a Smaller Village and 
Hamlet in the SADMP (2016) and Emerging Local Plan 
Review. The Development Boundary for Ringstead in 
Appendix A shows the site to sit 165 metres north of 
the northern point of this boundary separated by one 
arable field.  

 

Overall Rating   

 

Availability: The landowner has indicated the site is available for development.  

Achievability: A scheme for Affordable Housing would need to ensure viability. Due to the 
size of the site, there are unlikely to be significant off-site infrastructure costs, but these 
would also need to be considered.  

Overall conclusions for the site: The site is considered suitable for development.  
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3.2. Site 2: Land off Holme Road 

 
 
Site address: Land off Holme Road, Ringstead 

Easting (X Coordinate): 0°32'13.5"E 
 
Northing (Y Coordinate): 52°56'25.8"N 

Site area: Approx 0.1ha  

Current use: Agricultural/ arable 

Proposed use: Residential development for Affordable Housing 

Site summary: This site makes up part of an arable field and is north of Holme Road sitting 
between current residential development and two junctions which lead into Hunstanton Rd 
to the west and Peddars Way North to the east. The road south of the site is a 30mph road 
with no restricting road markings and there is already field access for vehicles visible to the 
west of the field. There is no formal footway adjacent to the site. The site currently has 
extensive views north of the Grade II listed Tower mill, which development could harm, and 
also South towards the rolling hills and landscape that makes up the Norfolk Coast AONB 
designation within Ringstead.  

Sifting: There are no obvious over-riding issues that would eliminate the site from further, 
more detailed consideration. 
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Pictures of site option 2 and Holme Road on the site visit: 
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Suitability of the site: 

Constraint/impact Comments RAG 

Highway access There is an existing field access to the site. Individual 
dwelling accesses could be created off Holme Road.  

 

Sustainable access to 
local services 

The site is within fairly close proximity of the village 
centre where there is a limited range of local 
services including a shop, pub and village hall. There 
is a bus stop a short distance away.  
There are no footways along the front of the site 
currently, but these could be established, also to the 
benefit nearby dwellings.  

 

Utilities capacity & 
infrastructure 

Unknown.   

Contamination None likely, currently land use is an arable field.  

Flood risk No risk of fluvial or surface water flood risk.   

Market attractiveness Not especially relevant as site put forward for 
affordable housing.  

 

Landscape The site falls within the Norfolk Coast AONB, with 
the landscape characterised by long views across 
open farmland, a network of hedgerows providing 
structure to the landscape and remnant areas of 
chalk grassland of high ecological value. There are 
currently views across the site towards the grade II 
listed Ringstead Mill, a former Tower Mill, which are 
particularly special from the western corner. This 
view is identified in the draft Ringstead 
Neighbourhood Plan, and therefore could conflict 
with planning policy. Development of this site may 
impact upon the sense of openness as would 
effectively create a continuous line of development 
along the north side of Holme Road. It should be 
noted that there are also extensive views across the 
open landscape to the south of the site, which 
would be retained and may mitigate this impact.  
There is a small section of hedgerow along the front 
of the site, which could be affected if individual 
accesses were created.  

 

Biodiversity There are no nature conservation sites on the site 
though it does fall within the Impact Risk Zone (IRZ) 
for Ringstead Downs SSSI. The proposed 
development would fall outside of that requiring 
further consultation with Natural England, which for 
residential development is 10 or more units, 
therefore no impacts are anticipated. Hunstanton 
Park Esker SSSI is also nearby but the site does not 
fall within the IRZ of this.  
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Constraint/impact Comments RAG 

There is little of ecological value on the site 
currently, except a small amount of hedgerow to the 
front, as it is in agricultural use.   

Historic environment The site is located within 500m of the Grade II listed 
building. Although the site would be visible from the 
Tower Mill, development in this location is unlikely 
to affect the setting of this asset given existing 
adjacent uses. According to Norfolk Heritage 
Explorer there is the potential for archaeological 
importance within the site, which may need 
investigating prior to any development proposal, 
and could represent a constraint.  

 

Open space The site is not within close proximity of any Local 
Green Spaces proposed within the Ringstead 
Neighbourhood Plan.  

 

Transport & roads The site is located on Holme Road and falls within 
the 30mph speed limit. The site is within close 
proximity to a bend and junction which may impact 
upon visibility.  

 

Compatibility with 
neighbouring uses 

The site could be considered infill development 
between two existing rows of residential properties.  

 

Townscape  Development in this location would be in close 
proximity of existing residential development and 
would not extend the settlement into the wider 
countryside.  
 
Ringstead is considered to be a Smaller Village and 
Hamlet in the SADMP (2016) and Emerging Local 
Plan Review. The Development Boundary for 
Ringstead in Appendix A shows the site to be 
adjacent to two parts of the development boundary 
at the northern end of this boundary. This site would 
be considered infill. 

 

Overall Rating   

 

Availability: The landowner has indicated the site is available for development.  

Achievability: A scheme for Affordable Housing would need to ensure viability. Due to the 
size of the site, there are unlikely to be significant off-site infrastructure costs, but these 
would also need to be considered.  

Overall conclusions for the site: The overall rating for site 2 is red due to the concerns with 
the landscapes value and the sites potential impact on harming View 2 a key view which is 
identified within the neighbourhood plan. Due to this reason, it is felt appropriate to 
eliminate this site option from the process at this stage due to this site would be in conflict 
with the neighbourhood plan policy.  
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3.3. Site 3: Land between Docking Road and Burnham Road 

 
 
Site address: Land between Docking Road and Burnham Road 

Easting (X Coordinate): 0°32'37.5"E 
 
Northing (Y Coordinate): 52°55'56.9"N 
 
Site area: Approx. 0.085ha  

Current use: Agricultural/ arable 

Proposed use: Residential development for Affordable Housing 

Site summary: This site sits on a potentially unused overgrown field south of Burnham Rd and 
north of Docking Rd adjacent to the back of residential development. The site could be seen 
south of a driveway which is access for 4 and 6 Burnham Rd. However, it was unclear on the 
site visit whether this driveway is private from here you could see into the site over an open 
wooden fence. Currently you cannot see into the site north from Docking Rd due to the 
hedgerows are overgrown. Both roads where access could be made fall within the 30mph 
limit. This site is adjacent to the south-eastern end of the Conservation Area boundary and 
falls nearly entirely within an area of low and medium risk to surface water flooding.  

Sifting: There are no obvious over-riding issues that would eliminate the site from further, 
more detailed consideration. 
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Pictures of site option 3 and the current access on the site visit: 
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Suitability of the site: 

Constraint/impact Comments RAG 

Highway access This is a fairly enclosed site. Access would need to be 
established, though it is unclear whether this would be 
through to Burnham Road or Docking Road. There is an 
existing driveway to 4 and 6 Burnham Road which 
adjoins the site, but this could be a private driveway 
with no right of access. There is hedgerow running 
along Docking Road and any access established here 
would need to remove part of this. 

 

Sustainable access to 
local services 

There is a footway link from the site to the village 
centre where there is a limited range of local services 
including a shop, pub and village hall.  

 

Utilities capacity & 
infrastructure 

Unknown  

Contamination None likely, currently land use is an arable field.  

Flood risk The site is almost entirely within an area of low and 
medium surface water flood risk. National and local 
plan policy is to direct development away from areas at 
risk from flooding.   

 

Market attractiveness Not especially relevant as site put forward for 
affordable housing.  

 

Landscape The site falls within the Norfolk Coast AONB, with the 
landscape characterised by long views across open 
farmland, a network of hedgerows providing structure 
to the landscape and remnant areas of chalk grassland 
of high ecological value. This is currently a fairly 
enclosed site, behind existing homes, with high 
hedgerow running along one side. Views across the site 
currently are limited to those from what looks to be a 
private driveway for 4 and 6 Burnham Road. Impacts on 
the wider landscape character will be limited, though it 
is possible that hedgerow which currently provides 
structure to the landscape would need to be removed if 
access is to be created onto Docking Road.  

 

Biodiversity There are no nature conservation sites on the site 
though it does fall within the Impact Risk Zone (IRZ) for 
Ringstead Downs SSSI. The proposed development 
would fall outside of that requiring further consultation 
with Natural England, which for residential 
development is 10 or more units, therefore no impacts 
are anticipated. Hunstanton Park Esker SSSI is also 
nearby but the site does not fall within the IRZ of this.  
There is hedgerow and individual trees around the 
perimeter, but the site itself has limited ecological 
value currently.  
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Constraint/impact Comments RAG 

Historic environment The site is adjacent the Conservation Area where there 
are a range of designated heritage assets. The nearest 
to the site is the White House, around 140m away. As 
the site is fairly enclosed, behind existing housing, and 
views are limited, impact upon heritage assets or the 
Conservation Area is likely to be limited.  
The site has potential for archaeological value, and is 
adjacent to 4-6 Burnham Road, which as identified on 
Norfolk Heritage Explorer NHER Number 56175 is a 
post medieval house which possibly dates back further 
than the 17th century1, and therefore investigation 
works may be required prior to planning being 
approved.  

 

Open space The site is not within close proximity of any Local Green 
Spaces proposed within the Ringstead Neighbourhood 
Plan.  

 

Transport & roads The site is located between Docking Road and Burnham 
Road, both of which are subject to a 30mph limit. If an 
access is created onto Docking Road, it would be fairly 
near to the junction with Peddars Way South.  

 

Compatibility with 
neighbouring uses 

Housing on this site would represent backland 
development, which is not particularly common within 
Ringstead.  

 

Townscape  Development here would be adjacent existing homes 
and would not extend the settlement unduly into the 
open countryside.  
Ringstead is considered to be a Smaller Village and 
Hamlet in the SADMP (2016) and Emerging Local Plan 
Review. The Development Boundary for Ringstead in 
Appendix A shows the site to be adjacent to part of the 
development boundary at the southern end. Filling in a 
gap on an unused field it seems.   

 

Overall Rating   

 

Availability: The landowner has indicated the site is available for development.  

Achievability: A scheme for Affordable Housing would need to ensure viability. Due to the 
size of the site, there are unlikely to be significant off-site infrastructure costs, but these 
would also need to be considered.  

Overall conclusions for the site: The site is not considered suitable for development due to 
it being entirely within an area of low and medium surface water flood risk. There are also 
constraints with respect to compatibility with neighbouring uses, historic environment, 

 
1 4-6-Burnham-Road - Norfolk Heritage Explorer 

https://www.heritage.norfolk.gov.uk/record-details?MNF62567-4-6-Burnham-Road&Index=128&RecordCount=142&SessionID=d9602989-9686-46a2-8bb7-6c5a6c641eaa
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landscape, and highway access, though it is recognised that these potentially could be 
mitigated.  
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4. Conclusions 
 
In the following map (Figure 1), shows the overall Red, Amber, Green (RAG) ratings which 
have been concluded from the site assessments for Site 1 to 3. The map shows that Site 
option 1 is green and Site option 2 and 3 are red; due to issues with the landscape for 
option 2 and flood risk for option 3.  
 

 

 
Figure 1- Map of the Site Options with RAG Ratings Colour Coded 
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Appendix A- Ringstead Development Boundary in the Local Plan (2) 
 

 

Appendix B- Site Options for Ringstead 

 
2 SADMP,2016 and Emerging Local Plan Review- Local Plan Review Pre-Submission Stage 2021 - Keystone 
(objective.co.uk) 

https://west-norfolk-consult.objective.co.uk/kse/event/36371/section/s1625822757904#s1625822757904
https://west-norfolk-consult.objective.co.uk/kse/event/36371/section/s1625822757904#s1625822757904
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Appendix C- Map showing the Site Options, AONB Designation and Important Views within Ringstead 
 

 


