15 December 2025

Our ref: SEA3082 222195 001 15 12 2025

FAO Andrew Darcy SWORD ERS

Agricultural Commercial Residential

localplan@breckland.gov.uk

By email only

Dear Andrew

RE: BRECKLAND LOCAL PLAN - REGULATION 18 CONSULTATION 2025 (DRAFT LOCAL PLAN — FULL
UPDATE PREFERRED OPTIONS)
REF: NEL 1 (205) LAND SOUTH OF EASTGATE STREET, NORTH ELMHAM, NR20 5HG
(LPRCASDEV205)

This representation has been prepared by Sworders and submitted on behalf of our client, Mr
Jonathon Seaman, who is the landowner of the site in question. It is made in response to the current
Regulation 18 Public Consultation — October 2025 and also in response to your email received on 27t
November 2025.

As you are aware representations were made at previous Call for Sites in 2022 and 2025 along with
representation at the previous Regulation 18 stage in 2024. As part of this current consultation on
the Draft Plan we continue to promote our client’s site, which is welcomed and supported as a
housing allocation. Accordingly, this letter sets out a response to the queries raised for the inclusion
of the site as a housing allocation in the adopted plan.

Availability and Delivery

The site remains available for development and is owned by Mr Jonathon Seaman who continues to
instruct Sworders to promote the site for up to 30 dwellings as per the allocation within the Draft
Plan (ref. NEL 1 (205)). The dwellings can be expected to be delivered in the following periods across
the Plan period:

Years Number of Dwellings
2027 - 2032 30

2033 - 2038

2039 -2042

After 2042

Totals 30

The site does not have planning permission for the development. The planning history relates to the
dwelling fronting the site onto Eastgate Street at No. 80 with planning approval for a single storey
extension in 2002 (ref. 3PL/2002/0396/F). Therefore, there is no relevant planning history.

CHARTERED SURVEYORS | CHARTERED TOWN PLANNERS | ARCHITECTS post@sworders.com sworders.com
Sworders Agricultural Commercial and Residential Limited. Registered in England and Wales. Company No: 11506779, (‘\Q Rlcs ““1’ RTPI

Registered Office: 3 The Gatehouse, Hadham Hall, Little Hadham, Ware, Hertfordshire, SG11 2EB Regulated by RICS Chartered Town Planners



To date there has been no public consultation relating to the development of the site, only that within
the Local Plan process comprising representations that are publicly available.

Suitability
Access and Highways

The entire site would be accessed directly off Eastgate Street to the north, which can be facilitated
by the demolition of No. 80 which is owned by our client. Given that the site and landownership
extend directly up to the highway edge, there is no ransom strip.

The demolition of the dwelling will facilitate the provision of a suitable vehicular and pedestrian
access directly off the highway to safely serve the residential development of the site. Eastgate Street
is subject to a 30mph speed limit at the site, and the alignment of the public highway at the point of
the proposed access, will ensure excellent levels of visibility can be achieved in both directions.

There is an existing public footway along the northern side of Eastgate Street that would connect the
site to nearby services within the village. As part of the access arrangement, a public footway would
be provided along the main spine route into the site.

Eastgate Street is around 1km in length and the site can be reached at either end of the road, from
the east via Back Lane (B1145) or from the west via Holt Road (B1110). Therefore, the site is well
located in respect of the highway network. Furthermore, during the construction phase there are
alternative routes to direct traffic if required.

The site is of sufficient size to enable space to be provided for large vehicles to manoeuvre within the
site and exit in a forward gear. There is no specific highway improvements envisaged other than
aligning the road and addressing the topographical differences at the road frontage.

Residential development in recent years has been accommodated within Eastgate Street without
causing any known highway issues either within Eastgate Street or across the local highway network.
This pertained to land to the north of Eastgate Street, in close proximity to our client’s site, which was
previously allocated for a residential development of 11 dwellings in the adopted Breckland Local
Plan and later developed pursuant to applications 3PL/2016/0848/F and 3PL/2017/0673/VAR.

North ElImham has been designated a Primary Parish within the new settlement hierarchy set out
within the Local Plan and assessed in the accompanying Rural Parish Hierarchy Topic Paper 2025.
Whilst within the adopted Local Plan the village was categorised as a Local Service Centre, the new
method of scoring categorised the village as a Primary Parish rather than a Key Service Parish.
However, the village provides many services and facilities suitable for day-to-day convenience. The
village can, therefore, accommodate a development of 30 dwellings with sustainability in mind and
without causing any significant impacts on the surrounding road network.
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Environmental Issues

The site is not within a designated protected area, such as a conservation area, Special Protection
Area, SSSI or County Wildlife Site. However, like many affected Parishes within Breckland the site lies
within the designated Nutrient Neutrality Area. The development proposal will be required to
demonstrate measures to address Nutrient Neutrality as part of the application submission and to
accord with the Draft Local Plan policy ENV 10 (Development in Nutrient Sensitive Areas) and site-
specific policy NEL 1 (205). The landowner is aware of this requirement and is committed to achieving
nutrient neutral development.

There are some perimeter trees within the site, however none of which are protected by a
preservation Order. The landowner recognises the positive contribution the existing trees and
hedgerows make towards a future residential environment and would commit to these being
safeguarded and ensuring the proposal is landscape led. The required Tree Survey, Arboricultural
Impact Assessment, Tree Constraints/Protection Plan will be commissioned in formulating the
proposals for the site.

Furthermore, retention of natural features and associated land will be necessary for Biodiversity Net
Gain (BNG), alongside opportunities for additional sensitive planting to enhance the setting of the
site. The site is of sufficient size to facilitate biodiversity improvement to achieve the 10% gain.
However, if needed, the client also owns other land in the locality that could facilitate BNG
improvements.

The site is located alongside existing residential development along Eastgate Street to the north and
at Orchard Close to the west. Future occupiers of the residential development will therefore not
encounter residential amenity issues relating to sources of excessive noise or unpleasant odours.

Utilities/Water/Drainage and Flooding

There are no known contamination risks at the site. The landowner is aware that Contamination
assessments will need to be conducted at the application stage due to the sensitive end use of the
site.

The site is located within Flood Zone 1 and therefore at the lowest risk of fluvial flooding. Similarly,
the site also falls within an area of ‘very low’ surface water flood risk. A Flood Risk Assessment will in
any case accompany any planning application on the site due to the extent of the site area. At the
planning application stage, a Sustainable Urban Drainage Strategy will be incorporated into the design
of the proposal.

The detailed design of any development at the site will incorporate a full range of available green and
renewable energy saving measures, including water efficiency.

Due to the site’s location adjacent to existing residential housing and associated infrastructure, the
site will have access to and capacity to connect to the mains water supply, mains sewerage, electrical
supply, and broadband.
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Local Amenities

The site performs well in terms of providing alternative means of transport other than by private car.
A public footway is located directly opposite the site on the northern side of Eastgate Street, which
provides easy access on foot to nearby facilities located within North ElImham.

The footpath leads to a shared footpath/cycle path through a field to Oak Avenue/Cathedral Drive to
the north that provides a safe cut through link from Eastgate Street to North EImham Primary School
(624m) and Elmham Doctors Surgery, both less than 700m from the site.

Other facilities all within walking and cycling distance from the site include a post office/shop (600m),
tearoom (740 m), service station (425m), allotments (1km), fish & chip shop (405m), village hall
(900m), Kings Head Hotel (570m), The Railway Arms (495m), church (1km) and leisure facilities, such
as a tennis club and football field/open space (338m).

The local road network is also conducive to cycle use, with a number of facilities within easy reach.

Bus stops are located within 100 metres of the site along Eastgate Street and accessed via the existing
public footway. Good access by bus is available by 4 buses (21, 22, 23, 80 & 121) which run from
hourly to twice daily to larger centres such as Dereham, Fakenham and Norwich.

North ElImham is centrally located between Norwich and King’s Lynn for employment opportunities
in these larger settlements, or more locally, the village is also centrally located between Dereham and
Fakenham.

Developer Contributions

Our client understands that the development of 30 dwellings will trigger S106 planning obligations to
assist the local community in infrastructure requirements and support local services. Whilst no heads
of terms have been prepared at this stage, it is expected that this will be negotiated at the time of, or

in advance of, a planning application.

Overall, | can confirm that the site remains suitable, available and deliverable for development within
the timeframe of the new Local Plan.

Yours sincerely

Marie Laidler BSc (Hons), MSc MRTPI
Senior Associate
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