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1.0 Introduction 
1.1 This Representation has been prepared by Bidwells LLP on behalf of Abel Homes Ltd, in response 

to Breckland Council’s Preferred Options (Regulation 18) consultation on their Draft Local Plan – 
Full Update (October 2025). 

1.2 Abel Homes are promoting land to the south of Swanton Road, Dereham. A Site Assessment 
Phase 1 Report was issued to Breckland Council as part of the Call for Sites exercise undertaken 
in February 2024. A subsequent suite of technical evidence was submitted in July 2025 to support 
the Council in responding to 14 key questions in their Stage 2 Site Assessment, and is attached at 
Appendix 1 

Abel Homes 

1.3 Abel Homes Limited are a family-owned local developer that specialise in high-quality, energy 
efficient new homes across Norfolk. Recent examples of Abel Homes’ developments include 
Taursham Park in Taverham, Three Squirrels in East Harling, The Carriages in Dereham and 
Cygnet Rise in Swaffham. 
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2.0 Comments on Preferred Options Draft Local Plan 
Proposal DER2 

2.1 The proposed allocation of Land South of Swanton Road, Dereham for the development of 
approximately 120 dwellings, is strongly supported by Abel Homes. As set out in earlier 
Representations submitted on behalf of Abel, the site is entirely deliverable, and capable of making 
a valuable contribution towards satisfying the Council’s housing needs in the period to 2042.  

2.2 A detailed assessment of the site’s deliverability is set out below, which takes into account the 
Council’s Stage 2 Site Assessment (2025), and provides further clarity on issues raised where 
appropriate.  

2.3 This Representation seeks to assist the Council to ensure the plan is positively prepared, justified, 
effective, and consistent with national policy, and therefore is sound.  

2.4 Notwithstanding Abel Homes’ support for the proposed allocation, a number of minor revisions to 
the wording of the proposed allocation policy are suggested, to ensure that it is sound, in 
accordance with paragraph 36 of the NPPF. 

Confirmation of Deliverability  

2.5 In accordance with the National Planning Policy Framework (NPPF) glossary definition of 
‘deliverable’, the site represents a suitable location for housing development, is available now and 
there is a realistic prospect that housing will be delivered on site within 5 years. These points are 
addressed in further detail below.  

Suitable 

Sustainable location and landscape character 

2.6 The site is located to the north-east of Dereham and represents an excellent opportunity for growth 
in Dereham, which is identified as a ‘Market Town’ within the Adopted and emerging Local Plan. 
Its Market Town status reflects the fact that Dereham is a highly sustainable location given, 
amongst other things, the range of services and amenities it provides, as well as its excellent 
sustainable transport links to Norwich. 

2.7 The site would be a logical location for further growth of Dereham, being located immediately to 
the east of land on which Abel Homes has secured planning consent for the development of 216 
dwellings (3PL/2022/1050/D) (Dereham Housing Allocation 3 (PL[025]023)). Construction has 
commenced and the site will deliver circa 50 dwellings per annum going forward. 

2.8 The proposed development will be designed to respond positively to the character and setting of 
the surrounding area. The scheme can take inspiration from both the Country Park to the south 
and the neighbouring development to the west (3PL/2022/1050/D), which follows a typical 
proportion and massing of vernacular Norfolk architecture but uses contemporary materials and 
details such as grey or red roof tiles, dark grey UPVC windows and feature cedar cladding panels. 
The layout will incorporate strong landscape principles, respecting the rural edge of settlement 
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character along Swanton Road. The development scale, density, and grain will be designed to 
reflect the edge of settlement form and soften the transition to the countryside. 

Highways, Accessibility and Highway Capacity 

2.9 Vehicular and pedestrian access to the site will, in part, be via a new roundabout to Swanton Road 
(S278 approval granted 1st February 2024), and internal estate roads, which are to be constructed 
under 3PL/2015/1487/O and 3PL/2022/1050D. A second access point is to be provided directly off 
Swanton Road.  NCC Highways have confirmed that the two access points will have sufficient 
capacity to serve the development. 

2.10 The site is in close proximity to a range of services and amenities within Dereham, including 
Primary and Secondary Schools, a range of food and other retail outlets, pubs, restaurants, cafes 
and leisure provision. There are existing bus stops on Swanton Road, which provide sustainable 
transport services between Swanton Morley, Dereham, Mattishall and Norwich. It is envisaged that 
access would be taken via land to the west with pedestrian access linking into the existing provision 
to enable safe access to the town centre on foot. 

2.11 The closest bus stops to site are located approximately 350m south west of the Swanton Road 
roundabout on Swanton Avenue. This bus stop serves the number 13 bus, operated by Konectbus, 
which goes to the centre of Dereham from Swanton Morley. The number 13 bus runs hourly 6 days 
a week and 7 times a day on Sundays and bank holidays. 

2.12 From the centre of Dereham there are regular buses to Norwich. The excel bus route, operated by 
First, runs every 15mins, Monday to Saturday (daytime), and up to every hour on Sundays, bank 
holidays and evenings. 

2.13 The layout will be designed to prioritise pedestrian movement over cars, with direct and safe links 
to nearby amenities. The proposed internal road network will incorporate shared surfaces, traffic 
calming measures to encourage low vehicle speeds. Footways will connect the site to both 
neighbouring development and the Country Park to the south. Each home will have EV charging 
infrastructure to promote sustainable transport. A Travel Plan will be prepared at the planning 
application stage. 

2.14 With regards to required off-site highways improvements, the following mitigation measures are 
envisaged: 

● A new 3.0m shared use link to be used for pedestrians and cyclists will be provided from the 
Swanton Road roundabout to Dereham Restricted Byway 30; 

● A crossing point will be constructed to enhance the safety of the current crossing linking 
Dereham Restricted Byway 30 and 31. Either side of the new crossing point a new 3.0m wide 
shared use link will be provided; and  

● The newly constructed footpath to the west of the Swanton Road railway crossing will be 
widened and improved to a 3m wide footpath / cycleway through to Swanton Avenue. 

2.15 Based on the foregoing, there are no significant or evidenced highway issues relating to the site. 
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Flood Risk 

2.16 The site is relatively unconstrained; it is located within Flood Zone 1, which is at low risk of tidal 
and fluvial flooding.  The Government’s long-term flood risk for surface water flooding identifies 
that the area south of the site is at risk from overland flooding for the present-day 30yr event, which 
can be dealt with adequately through the master planning process so that no development, other 
than public open space is located within this area. No other concerns are set out in the SFRA which 
could impact the delivery of the site. 

2.17 A detailed site-specific Flood Risk Assessment has not been prepared at this stage but would be 
prepared to support any future planning application on the site, in accordance with paragraph 181 
of the NPPF. The site will incorporate Sustainable Drainage Systems, which will provide 
multifunctional benefits in accordance with paragraph 182 of the NPPF. The precise details will be 
confirmed at planning application stage and will include details of long-term management and 
maintenance of all SuDS features 

Utilities and Foul Drainage 

2.18 The site will be serviced via the adjoining Abel Homes scheme that already benefits from a planning 
permission and is within the process of being built. Anglian Water and UKPN have been consulted, 
and discussions will be ongoing throughout the design stage. There are no capacity issues with 
serving the proposed development. Anglian Water have confirmed that the Dereham Sewage 
Treatment Works has capacity to accommodate additional foul water flows. 

Ecology and Green Infrastructure 

2.19 The site is within 2km of the Dereham Rush Meadow Site of Special Scientific Interest (SSSI) but 
is separated from it by significant areas of existing development. It is also separated from the 
County Wildlife Site and Local Nature Reserve to the south, by the land to be developed under 
permission 3PL/2015/1487/O. A mitigation strategy can be devised to ensure that there are no 
adverse impacts on these designated sites, either direct or indirect. The site is located within a 
Nitrate Vulnerable Zone for surface water, and within a Drinking Water Safeguarding Zone for 
surface water to the River Wensum. 

2.20 The proposals include biodiversity enhancement measures in accordance with policy, aiming to 
deliver a net gain in biodiversity. This will be achieved through on-site habitat creation (wildflower 
meadows, native planting, swales), bat and bird boxes, and the enhancement of existing ecological 
features. The proposed open space, play area and SUDS features are designed to be 
multifunctional, combining recreation, amenity, and ecological value. The site will also provide links 
to the proposed neighbouring country park in the form of pedestrian footpaths and vehicular parking 
specifically to serve the park. 

Heritage 

2.21 There are no listed buildings within, or in close proximity to, the site. 
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the changes that have been sought by representations submitted on behalf of Abel Homes in 
respect of other policies. 

2.30 On this basis, we consider that the preferred site should be taken forward as an allocation and is 
capable of making a valuable contribution to the planned housing growth in Breckland. Our client 
would welcome further discussion about the draft allocation with the District Council and relevant 
consultees. 

Summary 

2.31 As outlined above, the site is suitable, available and viable, and is therefore deliverable. 
Development in this location would represent sustainable development, as defined within the 
National Planning Policy Framework. Dereham, as a Market Town, is a suitable location for growth, 
and the foregoing text demonstrates the suitability of this specific site for housing development. 

2.32 Economically, development here in the period to 2042 would help sustain Dereham and its 
services, which include a high school, local health facilities, a range of shops and services, cinema, 
gym and other leisure facilities. In addition, there are three separate general employment areas 
within Dereham as defined on the Adopted Development Plan Policies Maps that would benefit 
from a local housing growth.  

2.33 Socially, the development would provide a mix of dwelling types, sizes and tenures to meet local 
needs, and the site is located in close proximity to an established community. Although open space 
would be provided as part of the proposals, approximately 500m south of the site is Neatherd Moor, 
which is adjacent to a well-equipped play space and duck pond. The site is also adjacent to the 
160-acre Neatherd Moor Country Park. It is proposed that the open space being provided on site 
will provide an extension to the Country Park and also allow for the provision of a car park for users 
of the Country Park. 

2.34 Environmentally, the site is not subject to any designations. It is at low risk of flooding and can be 
developed without harm to the wider landscape views of the village.  Development in this location 
would help safeguard other, more sensitive, locations. 

Proposed Revisions to Policy Wording  

2.35 Whilst the proposed allocation is supported by Abel Homes, for the reasons detailed above, a 
number of revisions to the wording are required to ensure clarity and effectiveness. Suggested 
omissions and additions are shown in red text, struck through where deletions are proposed.  An 
explanation of the proposed amendments follows the revised wording.  

Proposals for the allocation as identified on the Policies Map, should provide for approximately 
120 dwellings.  

Development will be subject to compliance with other policies in this Local Plan including on-site 
provision of the required proportion of affordable housing and appropriate contributions towards 
education, provision and monitoring of public open space and play areas, as well as other 
infrastructure, services and other community needs as agreed with the Local Planning Authority.  

Development proposals must:  



Land South of Swanton Road, Dereham (DER2) - Regulation 18 Representation 

Page 7 

 
a) Adhere to affordable housing and public open space requirements to be provided in 

accordance with agreed Council standards.  
b) Demonstrate a high-quality design reflecting the Breckland Design Guide.  
c) Demonstrate a safe and acceptable vehicle, pedestrian and cycle access points in agreement 

with NCC Highways onto the existing roundabout on Swanton Road and one other point 
along Swanton Road.  

d) Incorporate any necessary off-site highway improvements to improve a pedestrian and cycle 
access to key local services and facilities. 

e) Demonstrate provision of the required level of Biodiversity Net Gain. 
f) Adress the issue of Nutrient Neutrality in accordance with The Conservation of Habitats and 

Species Regulations 2017. 
g) Include a landscaping scheme which is sympathetic to the surrounding area.  
h) Include a drainage strategy which accords with the most recent Lead Local Flood authority 

guidance.  
i) Deliver a minimum of 25% affordable housing with an 90/10 split between rented affordable 

housing and low-cost affordable home ownership products.  
j) 25% homes built to the M4(2) accessible and adaptable standards and 5% in accordance with 

the Building Regulations M4(3) standard.  
k) Provide an area of public open space of a quantum appropriate to the size of the 

development in accordance with Policy ENV 12 of this Plan. 

2.36 The second paragraph is not required; it is taken as read that the development needs to comply 
with the other policies in the Local Plan as per the requirements of Section 38(6) of the Planning 
and Compulsory Purchase Act, 2004 and this does not need to be repeated.  If this requirement is 
to be stipulated, then the wording should be amended so that it reflects the flexibility provided by 
the policies. For instance, it is not appropriate to require “on site provision of the required proportion 
of affordable housing” in this introductory paragraph, when the policy relating to affordable housing 
(HOU21) recognises that there will be circumstances where on site provision is not appropriate. 

2.37 The majority of the requirements set out in the policy wording are generic and are not required as 
they repeat the requirements of the general Development Management policies.  

2.38 Criterion (a) is not required as it is repeated within Policy HOU21 and other policies of the draft 
Local Plan. 

2.39 Amendments to criterion (c) are proposed to provide more detail following pre-application feedback 
from NCC Highways. 

2.40 Criterion (e) has been amended as a 10% Biodiversity Net Gain is a mandatory requirement. 

2.41 Criterion (i) and (j) have been removed as this is already covered in Policies HOU 21 (Affordable 
Housing) HOU 16 (Adaptable and Accessible Homes).  

2.42 Criterion (k) is not required, as criterion (a) already requires adherence to the public open space 
requirements set out elsewhere (ENV12). 

2.43 Notwithstanding the above, and subject to the proposed revisions to the wording, Abel Homes are 
confident that the requirements set out in DER5 can be delivered. 
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1.0 Introduction 
1.1 This document has been prepared by Bidwells LLP on behalf of Abel Homes to support the Housing 

Land Availability Assessment Stage 2 consideration of Land South of Swanton Road, Dereham. A 
Site Assessment Phase 1 Report was issued to Breckland Council as part of the call for sites 
exercise undertaken in February 2024. 

1.2 As set out in the Council’s Housing Land Assessment Methodology (HLAM) paper dated March 
2025, Stage 2 is a detailed, site-specific assessment, and includes analysis of the sustainability of 
the site, its viability and the likelihood that it will be developed during the plan period.  The HLAM 
includes a note to the promoters of all sites that they are required to address all the assessment 
criteria, and to undertake any relevant work to demonstrate that a site is suitable, available and 
deliverable no later than the end of July 2025. The HLAM sets out a total of 14 questions and 
advises that information is required from the promoter in response to each of these issues.  

1.3 This document provides a response to each of the 14 Assessment Questions, including signposting 
to any separate technical work that has been prepared, where relevant.  It concludes with an 
assessment of the site’s suitability, availability and deliverability. 

1.4 This information is intended to update/supplement the information previously provided in relation 
to the site, which comprises: 

● Feasibility Overview Assessment, prepared by ASD Consultants, dated July 2025 (ref: 
1425.02/SC/FOA/07-25); and 

● Indicative Site Plan, prepared by Feilden + Mawson, dated July 2025 (ref: 1005 1001 A00). 
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2.0 Stage 2 Assessment Questions 
Q1: Does the site have an available access point(s), with adequate visibility, from the 
existing public highway that is/are capable of serving the proposed development? 

2.1 It is proposed that access is taken from the consented Abel Homes development 
(3PL/2022/1050/D) located to the west of the site. In total, the development to the west provides 
216 residential dwellings, which are currently under construction. Of these, 129 units are located 
to the south of Swanton Road. 

2.2 Planning consent 3PL/2022/1050/D, saw the construction of the new Swanton Road roundabout, 
which provides access to the 129 dwellings to the south of Swanton Road. From the new Swanton 
Road roundabout, the south-east development is served via a 'Type 2' 6.0m wide carriageway. 

2.3 As set out in the Feasibility Overview Assessment, prepared by ASD Consultants (Appendix 1), in 
January 2025 a pre-application meeting was held between Abel Homes and Norfolk County 
Council to discuss the Highways proposals for the proposed development. During the meeting, 
Norfolk County Council agreed that a maximum of 70 units could be supported by the existing 
highway infrastructure. Therefore, the development proposes a maximum of 70 additional units 
that would be served via the existing Abel Homes residential development adjacent to the western 
boundary of the site. 

2.4 To accommodate the new access road, the consented Abel Homes development to the west will 
need to be amended; the proposed highway layout and total number of residential units will be 
amended. The total number of consented plots under application 3PL/2022/1050/D will reduce 
slightly; from 216 units to 215 units due to the introduction of the access road to the site.  

Q2: Have any significant and evidenced highway issues been identified relating to the site? 

2.5 The Feasibility Overview Assessment (Appendix 1) prepared by ASD confirms that there are no 
significant highways issues relating to the development of the site for 70 dwellings. There are no 
prevailing road safety issues in the vicinity of the site, and the level of additional traffic arising from 
development of the site would not give rise to any significant impact on the local highway network. 

2.6 With regards to required off-site highways improvements, the following mitigation measures are 
proposed: 

● A new 3.0m shared use link to be used for pedestrians and cyclists will be provided from the 
Swanton Road roundabout to Dereham Restricted Byway 30; 

● A crossing point will be constructed to enhance the safety of the current crossing linking 
Dereham Restricted Byway 30 and 31. Either side of the new crossing point a new 3.0m wide 
shared use will be provided; and 

● The newly constructed footpath to the west of the Swanton Road railway crossing will be 
widened and improved to a 3m wide footpath / cycleway through to Swanton Avenue. 

2.7 There are no significant or evidenced highway issues relating to the site. For further information, 
please see the enclosed Feasibility Overview Assessment, prepared by ASD Consultants 
(Appendix 1). 
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Q3: Does the site have suitable access to public transport, or can new services be provided? 

2.8 The closest bus stops to site are located approximately 350m south west of the Swanton Road 
roundabout on Swanton Avenue. This bus stop serves the number 13 bus, operated by Konectbus, 
which goes to the centre of Dereham from Swanton Morley. The number 13 bus runs hourly 6 days 
a week and 7 times a day on Sundays and bank holidays. 

2.9 From the centre of Dereham there are regular buses to Norwich. The excel bus route, operated by 
First, runs every 15mins, Monday to Saturday (daytime), and up to every hour on Sundays, bank 
holidays and evenings.  

Q4: Is the site within close proximity and have linkages to a) education provision; b) local 
health facilities; c) local employment provision, d) local green space and community / 
recreation facilities and e) local shops and services? 

2.10 The site is in close proximity to a range of services and amenities within Dereham, including King 
Park Infant School (800m southwest) and Dereham Northgate High School (800m west). With 
regards to local health facilities, Theatre Royal Surgery is located 900m southwest of the site and 
Orchard Surgery is located 1.2km south of the site. 

2.11 Dereham Town Centre, as defined in the adopted policy maps, is located 900m southwest of the 
site and contains a range of local shops and services, including a Co-op, Iceland and Morrisons. 
Within the town centre there is also a cinema, gym, numerous pubs and a range of retail uses. 
Further employment opportunities are located to the south of Dereham where there are three 
separate general employment areas as defined on the Adopted Development Plan Policies Maps.   

2.12 Although open space would be provided as part of the proposals, approximately 500m south of the 
site is Neatherd Moor, which is adjacent to a well-equipped play space and duck pond. The site is 
also adjacent to the proposed 160-acre Neatherd Moor Country Park. It is proposed that the open 
space being provided on site will provide an extension to the Country Park and also allow for the 
provision of a car park for users of the Country Park. 

Q5: Are there any significant concerns set out in the SFRA – Stage 1 which could impact on 
the delivery of the site? 

2.13 The SFRA Stage 1 mapping reveals that the site is not within Flood Zone 2, 3a or 3b, and is 
therefore at low risk of flooding. The Government’s long-term flood risk for surface water flooding 
identifies that the south of the site is at risk from overland flooding for the present-day 30yr event, 
which can be dealt with adequately through the master planning process. No other concerns are 
set out in the SFRA which could impact the delivery of the site. 

Q6: Has a site-specific flood risk assessment been carried out and appropriate mitigation 
measures agreed with the Lead Local Flood Authority been agreed? 

2.14 A detailed site-specific Flood Risk Assessment has not been prepared at this stage but would be 
prepared to support any future planning application on the site, in accordance with paragraph 181 
of the NPPF. However, ASD Consultants have prepared a Feasibility Overview Assessment 
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(Appendix 1) which addresses Flood Risk and Surface Water Drainage and sets out the proposed 
strategy for the site. 

2.15 The Assessment confirms that the site is located within Flood Zone 1 and residential development 
is appropriate in this location. Some areas of the site are at risk from surface water flooding; 
however, these areas are located to the south of the site, where the Indicative Site Plan shows 
open space, with no residential dwellings proposed in this location. The Assessment also confirms 
that greenfield run-off from the site drains towards the south where the drainage lagoon is 
proposed. 

Q7: Where any proposed development itself (as opposed to open space or land for 
Biodiversity Net Gain etc) falls within the land at risk of flooding, has a Sequential Test been 
completed and agreed with the Lead Local Flood Authority? 

2.16 The site is in Flood Zone 1 (lowest risk from tidal and fluvial flooding). Whilst very small areas have 
risk from surface water flooding it is considered that the site can be developed with no built 
development (including access or escape routes, land raising or other potentially vulnerable 
elements) in the areas at risk, and therefore a Sequential Test would not be required, in accordance 
with paragraph 175 of the NPPF. 

2.17 It is noted that the responsibility for the application and agreement of the Sequential Test lies with 
the Local Planning Authority and not the Lead Local Flood Authority. 

Q8: Where appropriate has a Sustainable Urban Drainage Report(s) (SuDS) been prepared 
and submitted to the Council? 

2.18 Surface water runoff for the proposed development will utilise Sustainable Drainage Systems to 
store and treat the low level of potential pollution from the dwelling roofs, private driveways and 
highway runoff. The primary SuDS features will consist of permeable paving where feasible and 
an attenuation basin. The basin will provide amenity value for residents and enhance biodiversity. 

2.19 The Indicative Site Plan, prepared by Feilden + Mawson (Appendix 2) includes an attenuation basin 
to the south of the site; the size and location of this is likely to be subject to change as the scheme 
progresses, but the Plan demonstrates that it is entirely feasible to accommodate the volume of 
attenuation that may be required. The positioning of the basin has been dictated by the natural flow 
path and topography of the site. Due to the site topography, a piped gravity connection from the 
drainage lagoon to the adjacent ditch network would not be possible, therefore a surface water 
pumping station is proposed. At application stage, other SuDS measures will be considered 
including features such as swales, rain gardens, permeable paving and tree pits. 

2.20 The Feasibility Overview Assessment provides a proportionate level of evidence to demonstrate 
that a suitable surface water drainage strategy can be developed. The site will incorporate 
Sustainable Drainage Systems, which will provide multifunctional benefits in accordance with 
paragraph 182 of the NPPF.  

Q9: Will the proposal involve the re-use of suitable previously developed land/buildings? 

2.21 There are no existing buildings located on site.  
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Q10: Has the proposal demonstrated high standards of design that:  

1) Complements and enhances its context  
2) Follows inclusive processes of engagement  
3) Helps to deliver better integration with nature  
4) Encourages active travel and mitigates the impacts of vehicles  
5) Creates beautiful places with distinctive local identity  
6) Embeds climate responsive design? 

2.22 Abel Homes have a proven track record of delivering high quality housing developments across 
Norfolk, and specifically within Breckland. 

2.23 An Indicative Site Plan has been prepared by Feilden and Mawson, which demonstrates how the 
site could be developed. Whilst it is anticipated that adherence to the requirements of the Breckland 
Design Guide will be secured via a general policy within the Plan, the Masterplan demonstrates 
that the site can meet the 6 requirements specified. 

2.24 The proposed development has been carefully designed to respond positively to the character and 
setting of the surrounding area. The scheme takes inspiration from both the Country Park to the 
south and the neighbouring development to the west (3PL/2022/1050/D), which follows a typical 
proportion and massing of vernacular Norfolk architecture but uses contemporary materials and 
details such as grey or red roof tiles, dark grey UPVC windows and feature cedar cladding panels. 
The proposed layout incorporates strong landscape principles, respecting the rural edge of 
settlement character along Swanton Road. The development scale, density, and grain have been 
designed to reflect the edge of settlement form and soften the transition to the countryside. 

2.25 Given the early stages of site promotion, stakeholder engagement has been limited to NCC 
Highways, as set out above. However, Abel Homes intend to undertake early engagement with all 
local stakeholders, including Dereham Town Council and the local community. A public 
consultation exercise will be undertaken as part of the preparation of a planning application. Further 
engagement will be planned as part of the pre-application planning process to ensure that the 
proposals remain responsive to local needs and expectations. 

2.26 The proposals include biodiversity enhancement measures in accordance with policy, aiming to 
deliver a net gain in biodiversity. This will be achieved through on-site habitat creation (wildflower 
meadows, native planting, swales), bat and bird boxes, and the enhancement of existing ecological 
features. The proposed open space, play area and SUDS features are designed to be 
multifunctional, combining recreation, amenity, and ecological value. The site will also provide links 
to the proposed neighbouring country park in the form of pedestrian footpaths and vehicular parking 
specifically to serve the park. 

2.27 The layout has been designed to prioritise pedestrian movement over cars, with direct and safe 
links to nearby amenities. The proposed internal road network will incorporate shared surfaces, 
street trees, and traffic calming measures to encourage low vehicle speeds. Footways will connect 
the site to both neighbouring development and the Country Park. Each home will be provided with 
secure cycle storage and EV charging infrastructure to promote sustainable transport. A Travel 
Plan will be prepared at the planning application stage. 

2.28 The development is underpinned by a clear design vision that draws on the distinctive identity of 
the edge of Dereham. The masterplan promotes varied yet coherent streetscapes with a hierarchy 
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of spaces and a mix of dwelling types. Green public open spaces will allow community interaction. 
Streets and buildings will be designed with a consistent palette of high-quality materials, boundary 
treatments, and planting schemes reflective of the local character. The development will also align 
with the Breckland Design Guide, ensuring a high standard of placemaking. 

2.29 It is envisaged that the proposals will incorporate a range of climate-conscious design principles in 
line with national policy and local expectations. Homes will be energy efficient, with high thermal 
performance, and orientated to benefit from natural light and ventilation. Building materials will be 
selected with regard to their environmental impact, and opportunities for renewable technologies 
(e.g. solar panels and air-source heat pumps) will be explored at the detailed design stage. SUDS 
will manage surface water on-site while enhancing biodiversity. Tree planting and green 
infrastructure will provide shade and cooling, supporting climate resilience with meadow planting 
along the development edge helping increase the biodiversity net gain.  

Q11: Has the proposal demonstrated sufficient evidence to show that broadband, power 
and water supplies are or can be made available to serve the whole development? 

2.30 The site will be serviced via the adjoining Abel Homes scheme that already benefits from a planning 
permission and is within the process of being built. Anglian Water and UKPN have been consulted, 
and discussions will be ongoing throughout the design stage. There are no capacity issues with 
serving the proposed development. Anglian Water have confirmed that the Dereham Sewage 
Treatment Works has capacity to accommodate additional foul water flows.   

Q12: Are there any legal or ownership impediments that could delay or prevent the 
development of the site within the Plan Period (to 2042)? 

2.31 Abel Homes have the benefit of an option agreement over the land which will be exercised upon 
the grant of planning permission. 

Q13: Has the applicant provided a statement of the achievability of development including 
consideration of viability to show the development is deliverable and financially viable? 

2.32 Our understanding, based on the Council’s Adopted Local Development Scheme is that the Council 
are in the process of preparing a Whole Plan Viability Assessment to underpin the policies of the 
Local Plan and ensure that requirements, are at a level that takes account of affordable housing 
and infrastructure needs and allows for the planned development to be deliverable.  This approach 
is in accordance with the National Planning Policy Guidance (PPG) (paragraph 10-002-20190509) 
which sets out that the role for viability assessment is primarily at the plan-making stage, and it is 
the responsibility of the plan makers to create realistic, deliverable policies.   

2.33 Whilst the PPG further states that it is not necessary to individually test each site, nor provide 
assurance that each site is viable, Abel Homes are confident that the delivery of the site is viable 
having regard to potential policy requirements relating to matters such as affordable housing and, 
where required, mitigation to ensure nutrient neutrality, and that there are no factors that, at this 
moment in time, could prevent the delivery of the site. 

Q14: Has evidence been provided to confirm if and when the site is available for 
development and if so could the development begin and/or be completed in the next 5 years, 
years 5-10 or years 10-15? 
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2.34 It is envisaged that the site will take 3 years to develop once planning permission is granted. 

2.35 Abel Homes would commence work on site at the earliest available opportunity upon the granting 
of a planning permission and would envisage the delivery of 50 units per annum. It is intended that 
the site will be delivered as part of the existing consented scheme which is currently under 
construction. 

2.36 Given the interaction between the proposed development and the consented scheme, it is 
anticipated that an early planning application will be submitted in 2025 to ensure continuity of 
delivery on the wider scheme. This would mean that the development of the site would be complete 
by the end of 2029, well within the first five years of the Local Plan. 
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3.0 Conclusion 
3.1 As set out previously, and further evidenced above, the site is suitable, available and viable.  

Development in this location would represent sustainable development as defined with the NPPF. 

3.2 Development in this location would represent sustainable development, as defined within the 
National Planning Policy Framework. Dereham is identified by Breckland Council as a Market Town 
and as such is a suitable location for growth. The foregoing text demonstrates that this specific site 
is a suitable location for housing growth. 

3.3 Economically, development here in the period to 2042 would help sustain the planned long-term 
economic growth of the District, by supporting the existing services and facilities in Dereham as 
well as the planned growth in employment land in the town. In addition, the market town provides 
easy access to a range of employment opportunities and is in close proximity to the A11 ‘Norwich-
Cambridge Tech Corridor’, which is a key focus for the delivery of growth and investment across 
the region. 

3.4 Socially, the development would provide a mix of dwelling types, sizes and tenures to meet local 
needs, and the site is located in close proximity to an established community. It would benefit from 
easy access to the wide range of services and facilities within Dereham. The development would 
also generate jobs and associated expenditure during the construction period. In addition, the area 
of children’s play space to the south of the site promotes social interaction. 

3.5 The proposals also allow for improved access to the neighbouring country park in the form of 
footpath links and a car park. As illustrated within the Indicative Site Plan (Appendix 1), a separate 
point of access from Swanton Road is to be delivered specifically for the car park which will then 
connect directly to the country park via a footpath. The Swanton Road vehicular access point 
cannot be used to access the residential element of the proposals. 

3.6 Environmentally, the site is not subject to any designations. The majority of the site is at low risk of 
flooding. The site benefits from public transport links to Norwich, providing opportunities for 
sustainable transport and thereby helping to reduce emissions. To further assist in delivering a 
biodiversity net gain, meadow planting is proposed along the edge of the development. 
Development in this location would help safeguard other, more sensitive, locations. 

3.7 On this basis, the site should be taken forward as an allocation, and is capable of making a valuable 
contribution to the planned housing growth in Breckland. 






