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Dear Sir / Madam

Draft Local Plan — Full Update Preferred Options (Regulation 18) Consultation
PROPOSAL DER 4 (144): Dumpling Green
Representations on behalf of the Holkham Estate

On behalf of our client, the Holkham Estate, we are writing to provide a response to the Draft Local Plan — Full
Update Preferred Options (Regulation 18) Consultation with respect to PROPOSAL DER 4 (144): Dumpling Green.
Our client supports the allocation of their site for residential development and we are pleased to confirm in these
representations that it is suitable, available and deliverable for the proposed development. Our client also broadly
supports the wording of the site allocation policy subject to an increase in the quantum of development to
approximately 360 and several changes to avoid repetition with other policies in the plan.

Background

Land at Dumpling Green, Dereham (henceforth “the site”) comprising 27 hectares (ha) was submitted to the
Breckland District Council Call for Sites Stage 1 in April 2025 and additional information submitted to the Call for
Sites Stage 2 in July 2025. The information submitted at this stage include a concept masterplan for the site and
a detailed evidence base on matters concerning transport, landscape and visual impact, drainage, nutrient
neutrality, trees, ground conditions, ecology and utilities. This evidence base is referred to where applicable in
these representations.

Following the submission of the application to the Call for Sites, our client has commenced the preparation of a
planning application on the site that is intended to be submitted in early 2026. Formal pre-application advice has
been received from the Council on the proposed application and our client has consulted with Dereham Town
Council and local residents. The proposed planning application will support the emerging allocation of the site
and enable its early delivery in the context of the Council’s current housing land supply shortfall. The detailed
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evidence base supporting the forthcoming planning application is being finalised and will be shared with the
Council as soon as possible on submission of the application.

Updated Proposals

The forthcoming planning application will seek outline planning permission for up to 360 dwellings on the site.
This is in broad accordance with the approximately 350 dwellings submitted to the Call for Sites, but it is higher
than the proposed allocation for approximately 300. As is set out below, 360 dwellings can be achieved on the
site whilst complying with the requirements of the emerging allocation and all other policies and material
considerations. We therefore request that the allocation policy is amended to read “approximately
360 dwellings”.

Availability

The site is wholly owned by our client, the Holkham Estate, who support the intention to develop the site and are
in the final stages of preparing a planning application for the proposed development. The site is in agricultural
use and is not subject to any agricultural tenancies. There are therefore no constraints to the availability of the
site posed by existing uses and no requirement for existing uses to be relocated.

We can confirm that there are no other landownership constraints that would affect the delivery of the proposed
development. Our client has undertaken due diligence in this respect and we can confirm that the development
can be delivered entirely on our client’s land and public highway land where required for access. No other land is
required and there are no ransom strips or covenants that would restrict development.

Deliverability

The Holkham Estate is committed to bringing the site forward for the proposed development. The previous
planning application on the site demonstrates that there is developer interest in the site and that it is clearly
viable.

The technical assessments submitted with the Call for Sites demonstrate that there are no technical or
environmental constraints to delivering the proposed development.

There is no existing planning permission on the site, but it is our client’s intention to submit a planning application
in early 2026. Detailed technical evidence has been prepared and pre-application consultation undertaken with
planning officers and technical consultees which confirms the deliverability of the site. We are pleased to enclosure
the following plans that will form the basis of the planning application:

¢ Enclosure 1. Concept Masterplan
e Enclosure 2. Access Overview Plan
¢ Enclosure 3. Drainage Strategy Plan

The housing trajectory forecasts the delivery of 40 dwellings per annum (dpa) on the site from 2028/29 with
completion of 300 dwellings in 2035/36.

Based on industry averages and the level of detailed technical work and consultation already undertaken, we
would expect outline planning permission to be granted on the site within 1 year and a further 1 year for the
submission and approval of reserved matters and discharge of all pre-commencement conditions. This would put
commencement of development in early 2028 and as such we agree with the Council’s forecast for the first
deliveries in 2028/29. Following this, industry averages would suggest a slightly higher delivery rate of 50 dph.



On this basis, we recommend the following amendment to the housing trajectory:

28/29 29/30 30/31 | 31/32 32/33 33/34 34/35 35/36 Total
Dumpling
Green, 50 50 50 50 50 50 50 10 360
Dereham
Delivery
Suitability
Access and Highways

We are pleased to confirm that a detailed Transport Assessment and Travel Plan have been prepared for
submission with the forthcoming planning application. The Transport Assessment was prepared following
consultation with Norfolk County Council highways and confirms that suitable access with adequate visibility can
be provided from two points along Yaxham Road. The southerly access would comprise a new four-arm
roundabout junction with Westfield Lane and Yaxham Road and the northern access would comprise a simple
priority T junction. All the land required to deliver access into the site is either within our client’s ownership or
public highways land. Pedestrian and cycle access will be provided onto Yaxham Road and Dumpling Green.

The Transport Assessment undertaken includes a comprehensive capacity assessment of the local highway
network, underpinned by robust traffic flow data and trip generation forecasts. The modelling indicates that
several local junctions are currently operating at or near capacity — a situation expected to persist with the addition
of committed developments and the proposed site. However, targeted mitigation measures are planned at two
key junctions to ensure there is no net detriment resulting from the proposals. The measures are further
supported by proposed improvements to local pedestrian and cycling infrastructure including extending and
widening the footway on Yaxham Rd north of the site to provide a 3m wide shared footway/cycleway and
improving the footway/cycleway beyond the McDonalds roundabout as identified in the Norfolk County Council
Local Cycling and Walking Infrastructure Plan (LSWIP).

The site is situated in a sustainable location within proximity to a range of local facilities and employment options
which are accessible by foot and cycle. The site’s sustainable location accords with national and local transport
policies which aim to encourage sustainable travel and reduce car travel which would be enhanced by the
proposed improvements to active travel infrastructure.

There is a good existing bus service from stops on Yaxham Road and measures to encourage bus travel will be
set out in the Travel Plan submitted with the forthcoming planning application. This will help to maximise public
transport mode share. The development will also include a dedicated a car club vehicle or vehicles. A car club car
would be parked in its own designated bay. Reservations can be for as little as half an hour, a day, or as long as
needed. This allows people access to a car without having to own a car.

Pre-application advice has been received from Norfolk County Council Highways which confirms that they have
no objection to the proposed allocation.

We can also confirm that appropriate access for construction traffic can be achieved and that any impact from
construction traffic could be suitably mitigated through a standard condition requiring the submission and approval
of a Construction Traffic Management Plan.



Environmental Matters

The detailed evidence base already submitted with the Call for Sites and that is being prepared for the forthcoming
planning application confirms the following:

« Environmental Designations: The site is not subject to any environmental or heritage designations.
The nearest listed building is the Grade II listed Green Farmhouse located to the north-west, between
the Site and Yaxham Road / Dumpling Green. Badley Moor Site of Special Scientific Interest (SSSI) which
forms part of the Norfolk Valley Fens Special Area of Conservation (SAC) is c.500m east of the site on the
north-side of the River Tud and the field adjoining the site to the south-east is identified as a County
Wildlife site. The site is not registered common land or a village green, there are no Tree Preservation
Orders on the site and it is not designated as a local green space. Its development would not involve the
loss of any irreplaceable habitats and it is not identified in the Norfolk Minerals and Waste Local Plan as
being allocated or safeguarded land. The Site is in Flood Zone 1 (i.e. low risk).

e Ecology and Trees: The site comprises agricultural fields with intensively managed hedgerows. The
field margins do contain large mature trees (predominately oak) and there are ponds within the site, but
overall the ecological value of the site is considered to be relatively low. Detailed ecological and
arboricultural surveys have been undertaken in support of the forthcoming planning application and this
evidence has been used to inform the concept masterplan design. The ponds on-site are proposed to be
retained and incorporated in the proposed landscaping and open space areas and trees are proposed to
be retained wherever possible. Given the existing low value of the site for ecology and the large areas of
public open space proposed, there is a good opportunity to deliver significant Biodiversity Net Gain as
part of the proposals.

e Habitats Sites: It is noted that Badley Moor SSSI, a part of the Norfolk Valley Fens SAC is located in
close proximity to the site. In this respect, the proposed development would be required to pay a
contribution per dwelling to the Norfolk Green Infrastructure Recreational Avoidance and Mitigation
Strategy (GIRAMS). The site is also in an area affected by nutrient neutrality, but as set out in previous
representations suitable mitigation can be provided. A shadow Habitats Regulations Assessment (sHRA)
will be submitted with the forthcoming planning application detailing the required mitigation.

¢ Landscape: The site is not subject to any statutory or non-statutory landscape designations and is well-
enclosed by trees and hedges. A Landscape and Visual Impact Assessment has been prepared in support
of the forthcoming planning application. This demonstrates that, whilst the proposed development would
inevitably change the character of the site itself, the effects on the wider character area would be very
limited. The site is found adjacent to the settlement edge and the existing trees and hedgerows within
the site could be largely retained. Given the need to allocate greenfield land to meet the Council’s housing
requirement, this level of impact is to be expected from any site adjoining an existing urban areas and
should not be seen as a constraint to development. The proposed design of the development has been
informed by expert landscape advice including: (i) creating new habitat linkage with native hedging on
the northern site boundary; (ii) introducing areas area of native scrub habitat in the southern area of
open space; (iii) amendments to the location of internal roads to conserve and enhance existing field
boundary hedgerows; and (iv) strengthened planting on the eastern edge of the site to minimise effects
on views from the footpath network. In addition, the proposal would help meet wider aspirations for
public open space within the town, as well as providing accessible greenspace for residents.

e Heritage: The site is in reasonably close proximity to three grade II listed buildings, but is separated
from them by intervening built form to the extent that there would be no significant harm from the
proposals on the setting of these assets.



e Contamination: The site is agricultural land and does not therefore represent any abnormal risks with
respect to contamination or grounds conditions. There are no concerns with the development with respect
to excessive noise or unpleasant odours. The only significant noise source in the vicinity is Yaxham Road
which the proposed dwellings would be well set-back from.

Utilities, Drainage and Flooding

The detailed evidence base already submitted with the Call for Sites and that is being prepared for the forthcoming
planning application confirms the following:

e Utilities: The Technical Note on Utilities submitted with the Call for Sites demonstrates that suitable
power and water supply connections are available. With respect to broadband supplies, publicly available
online mapping demonstrates that properties on Yaxham Road have full fibre to premises at greater than
24 Mbps.

e Surface Water: A detailed Flood Risk Assessment and Drainage Strategy has been prepared in support
of the forthcoming planning application. This demonstrates that the site is in Flood Zone 1 and at low or
very low risk of flooding from all sources. Ground conditions are expected to comprise clay soils with very
poor infiltration potential and as such the proposed drainage strategy is to discharge to a local
watercourse to the south-east of the site. A sustainable approach to surface water management is
proposed using permeable surfaces for the private roads, driveways & parking spaces, and filter strips &
filter drains for the highway run-off. These features, together with the roof drainage, will connect to a
receiving drainage system for discharge to detention basins where run-off shall be attenuated before final
discharge to the local drainage network at a rate to be agreed with the LLFA.

¢ Foul Drainage: Anglian Water records indicate that a public foul sewer is available in Dumpling Green
and it is proposed that a connection would be made to this via a new on-site pumping station.

Viability

We can confirm that discussions regarding likely developer contributions have taken place through the pre-
application process. Subject to detailed discussion during the determination of planning application and
compliance with the CIL regulations, we can confirm that the proposal can viably contribute to: affordable housing,
education provision, healthcare, libraries, open space provision, habitats mitigation and required improvement to
the local highways and public rights of way network.

Policy Wording

As set out above, our client broadly supports the wording of the site allocation policy subject to an increase in
the quantum of development to approximately 360 and the following changes to avoid unnecessary
repetition with other policies in the plan:

¢ M4 Building Regulations Standards: The policy states that ") 25% homes built to the M4(2)
accessible and adaptable standards and 5% in accordance with the Building Regulations M4(3) standard.”
This should be amended to simply require the provision of M4(2) and M4(3) dwellings in
accordance with Policy HOU 16.

o Affordable Housing: The policy states that ') Deliver a minimum of 25% affordable housing with an
90/10 split between rented affordable housing and low-cost affordable home ownership products. ” This



should be amended to simply require the provision of affordable housing in accordance with
Policy HOU 21. We also note that 90/10 tenure split is not included in the wording of Policy HOU 21. It
is unjustified to include a requirement for a specific site allocation that differs from the general policy
being applied.

Conclusion

We are pleased to confirm that our client supports the allocation of their site for residential development and that
it is suitable, available and deliverable for the proposed development. Our client also broadly supports the wording
of the site allocation policy subject to an increase in the quantum of development to approximately 360. This
would accord with the forthcoming planning application which demonstrates that the site is suitable for this
number of dwellings.

Thank you for taking the time to read our client’s representations. We trust these representations will be given
due consideration going forward and we look forward to participating further in future consultations.

Yours sincerely

Geoff Armstrong (EE

Director
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