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Breckland Council - Planning Policy Team
Elizabeth House,

Walpole Loke,

Dereham,

Norfolk,

NR19 1EE

9" December 2025

Lanpro Project Number: 6532

By email only: planningpolicyteam@breckland.gov.uk

Dear Sir/Madam,

Regulation 18 Local Plan Consultation 2025 - Land West of
Greenfields Road, Dereham

Lanpro Services Limited (“Lanpro”) have been instructed by Cowper Road Properties (“the
Landowner”) to submit comments to Breckland Council as part of the Regulation 18 consultation on
the emerging Local Plan. These representations relate specifically to land under the Landowner’s
control at Greenfields Road, Dereham (“the Site”) and are made in support of an additional proposed
allocation to be incorporated before the Local Plan progresses to Regulation 19.

The Site

The Site comprises approximately 0.42 hectares of land located to the west of Greenfields Road,
Dereham. A location plan is provided at Appendix 1. The Site is currently laid to grass and enclosed by
hedgerows and trees, with no notable built structures or distinguishing features.

The Site lies within the Dereham settlement boundary. In this context, it represents a logical,
proportionate and sustainable extension to the emerging allocation area. To support this position, the
Site has been assessed against the Council’s Housing Land Assessment Methodology for both Stage 1
and Stage 2. The completed assessments are provided at Appendix 2 and Appendix 3 respectively.

Ensuring a Coordinated Approach

The Site has historically formed part of a wider land parcel promoted and assessed for residential
development (as shown on the Site Boundary plan below). The adjoining land immediately to the west
has already been identified as a draft residential allocation (Site Ref: DER 3 (032)) within the Breckland
Local Plan Preferred Options (Regulation 18).

Registered Office Registered Number 6593948
6 Central Avenue, St. Andrew’s Business Park, VAT Number 932 990 302
Norwich, NR7 OHR



Brettingham House, 98 Pottergate,
a n p ro Norwich, NR2 1EQ
T:01603 631319

E: info@lanpro.co.uk
www.lanpro.co.uk

o= Norwich Road

Dereham
I

A
i
c'l
i
o

i

T —

Plan 1: Site Allocation DER 3 (032) - Site Boundary

These parcels have previously been treated as part of a coordinated allocation in earlier Local Plans—
most notably Policy D1 - The Old Maltings in the adopted Site-Specific Policies and Proposals DPD
(2012) and subsequently within Saved Policies of the Breckland Local Plan (2019/2023). The
supporting text confirmed that “Part of the site has planning permission, part of the site has
Permission in Principle. To ensure that the site comes forward as a comprehensive scheme”.

Earlier iterations of Policy D1 also required that “the release of the site will be subject to the
preparation and agreement of a masterplan with the Local Authority”. This demonstrates the
Council’s longstanding and justified view that a coordinated and masterplanned approach is essential
to avoid piecemeal development and to ensure that no individual parcel prejudices the deliverability
of another. Without such an approach, there is a real risk that development in an emerging allocation
could sterilise adjoining land, preventing it from coming forward in a sustainable and efficient manner.

This principle is wholly consistent with the National Planning Policy Framework (NPPF), which
requires:

e Paragraph 124 - planning policies must “promote the effective use of land”. Avoiding the
sterilisation of neighbouring developable land is fundamental to achieving an effective land
use.

e Paragraph 36 - Local Plans must be positively prepared and effective, ensuring that land
identified for development can be delivered in a coordinated and flexible way across the plan

period.
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e Paragraph 130 -tools such as masterplans and design codes should be used to ensure the
efficient and optimal use of land, particularly where sites form part of a wider development
area with shared access or infrastructure dependencies.

Given this policy context, and the Council’s own historic position, it is essential that clear and
enforceable wording is added to the DER 3 (032) allocation to ensure that any development on the
draft allocation does not prejudice the ability of the adjacent parcel (the Landowner’s land) to be
delivered, which should also be allocated for residential development.

For the allocation to operate effectively and in accordance with national policy, proposals will need to
demonstrate that they do not prejudice the development potential of adjacent land, including through
the provision of suitable route for an access to the western boundary of the Site, without the creation
of a ransom strip.

The principles of this coordinated approach were illustrated through indicative drawings submitted as
part of a pre-application enquiry (Reference: 3PA/2022/0152/PEA) in 2022, demonstrating how
residential development could be achieved on the Site. These drawings—provided at Appendix 4—
were based on the previously approved masterplan for the land allocated under DER 3 (032), as set
out in planning application 3PL/2016/1454/H.

Conclusion

The evidence presented demonstrates that the Site is suitable, available, and achievable for
residential development. Importantly, no constraints have been identified through the Stage 1 or
Stage 2 assessments of the Council’s Housing Land Assessment Methodology. The Site therefore
represents a logical and sustainable extension to the existing draft allocation at DER 3 (032).

Its inclusion as an additional allocation would support the coordinated delivery of housingin
Dereham, prevent the risk of sterilising adjacent land, and contribute positively to meeting local
housing needs in line with national and local planning policy. Lanpro respectfully request that the Site
be formally included as part of the residential allocation as the Local Plan progresses to Regulation
19.

Yours Sincerely,

Dean Starkey MPlan (Hons) MRTPI

Associate Planner
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Appendix 1 Location Plan
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Appendix2 Housing Land Assessment Methodology - Stage 1 Assessment

Stage 1

The first stage identifies sites with fundamental constraints that cannot be overcome or mitigated. An

assessment of the Site against the Stage 1 criteria is set out below:

Criteria Assessment RAG Rating
The land is classed as Grade 1 The Site lies within the existing urban Green
agricultural land area and is therefore already identified
as a ‘land predominately in urban use’.
More than half the site is within flood The Site is located within a Flood Zone 1. | Green
zone 3b (functional floodplain)
determined by consideration of the
Council's Strategic Flood Risk
Assessment (SFRA) and the Environment
Agency's flood zone maps.
The site is registered common land or The Site is not located within any of the Green
village green, oris a local green space as | identified criteria.
designated in the current Local Plan or a
made neighbourhood plan
The land is designated as being a Site of | No SSSI, LNR, LGS, SAC, SPA, Ramsar, Green
Special Scientific Interest (SSSI), Local or other conservation designations are
Nature Reserve (LNR) or Local present at the Site.
Geological Site (LGS) or other important
nature designation such as a Special
Area of Conservation (SAC), a Special
Protection Area (SPA) or Ramsar Site.
The development of the site would No irreplaceable habitats are presenton | Green
involve the loss of irreplaceable habitats | or adjacent to the site.
such as ancient woodland or veteran
trees
The site is identified in the Norfolk The Site is not identified as being Green
Minerals and Waste Local Plan as being allocated or safeguarded.
allocated or safeguarded for
development
The site does not meet the minimum size | The Site exceeds the minimum threshold | Green
thresholds set out in this Report. (capable of delivering 5 dwellings) for
consideration as part of the Breckland
Local Plan.
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The site is notin a sustainable location.
This is often stated that a site not well
related to an existing settlement (market
town, local service centre, or village with
boundary as set out in the current Local
Plan) or would result in the coalescence
of 2 or more distinct settlements or the
loss of recognized public open space.
While sustainability is assessed as
above there is a degree of subjectiveness
to the assessment and sustainability is
assessed on a case-by-case basis and is
dependent on circumstance.

The Site is located within the urban area
of Dereham, which is classified as a
market town and represents the highest
tier of settlement. It is within 800 metres
of Dereham Town Centre, providing
convenient access to a wide range of
shops, services, and public transport.
Development of the Site would not lead
to the coalescence of settlements nor
result in the loss of recognized public
open space. On this basis, the Site is
considered highly sustainable.

Green

Where a site is not well related to an
existing settlement there must be a clear
demonstration that it is of sufficient
scale to be able to deliver a freestanding
self-contained mixed-use development
including all the required new supporting
infrastructure. For these sites it is
imperative that sufficient information is
provided at an early stage to enable the
Council to make an informed decision.

The Site is demonstrably well related to
the established urban area of Dereham,
and therefore the criteria referenced
later are not considered relevant to this
assessment.

Green

Overall, the findings of the Stage 1 assessment confirm that the Site meets all of the requirements set
out within Breckland Council’s methodology. No constraints or designations were identified that
would limit the Site’s potential for development, and the land is therefore considered wholly

appropriate to progress to Stage 2.
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Appendix 3 Housing Land Assessment Methodology - Stage 2 Assessment

Stage 2

Stage 2 involves a more detailed, site-specific review focusing on sustainability, viability, and the
likelihood of delivery during the plan period. The assessment of the Site in relation to these matters is

set out below.

Suitability

Assessment

Access and Local Highways Network

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?

The Site is located west of Greenfields Road but does
not have direct access from it. Access is instead
proposed to be taken from Norwich Road, provided by
the development to the west, which has been previously
allocated and is again proposed for allocation in the
Regulation 18 Local Plan Consultation 2025 (DER 3
(032). No constraints have been identified in relation to
the access in the allocation wording for the adjacent
Site.

As explored elsewhere in this document, amendments
to the policy are sought so that the adjacent
development does not prejudice the ability to bring
forward land for development. This should be controlled
through the allocation wording of DER 032.

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

There are no known highway issues relating to the site.

Transport Sustainability

Q3. Does the site have suitable access
to public transport, or can new services
be provided?

The Site is well connected to existing public transport,
with bus stops on Norwich Road located within 600m of
all parts of the Site. These stops are served by Konnect
Bus 8 and First Bus Excel A and B services, providing
links throughout Dereham as well as to Norwich,
Swaffham and King’s Lynn.

Services and Facilities Sustainability

Q4. Is the site within close proximity and
have linkages to

a) education provision;

Given the Site’s location approximately 800m east of
Dereham town centre and adjacent to existing
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b) local health facilities;

c) local employment provision;

d) local green space and community /
recreation facilities and

e) local shops and services?

residential, employment, and shops and services it
provides strong linkages to all key local facilities.

Specifically, the closest schools which fall within the
NCC school catchment area of the Site (and their
approximate walking distances) are as follows:

Primary School
Kings Park Infant School - 800m

Secondary Schools
Dereham Neatherd High School - 800m
Dereham Northgate High School - 1450m

The Site is in a highly sustainable location and satisfies
all the requirements for proximity and access to
education, health, employment, recreational facilities,
and shops/services.

Flood Risk and Sustainable Urban Drainage

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

No. The Site is located within Flood Zone 1, where there
is a ‘low’ risk of flooding rivers and the sea, according to
the latest Environment Agency flood mapping.

With regard to surface water, the majority of the Site is
not at risk of floodingina 1in 1,000 annual probability
event. Some areas of surface water accumulation are
present on the eastern part of the Site around a field
ditch. However, this can be readily mitigated through
detailed design, with residential development focused
on the western two-thirds of the Site. As such, surface
water flood risk is not considered to pose a constraint to
the Site’s deliverability.

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

No. Owing to the low risk of flooding and that the Site is
at an early stage in the planning process, no site-
specific flood risk assessment has been carried out to
date. Given that there are no significant constraints, this
could be adequately dealt with through the preparation
of a flood risk assessment and drainage strategy at the

planning application stage.
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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?

No. In light of the September 2025 update to the
Planning Practice Guidance (PPG) to Flood Risk and
Coastal Change, which states that in applying
Paragraph 175 of the NPPF a proportionate approach
should be taken. Where a site-specific flood risk
assessment demonstrates clearly that the proposed
layout, design, and mitigation measures would ensure
that occupiers and users would remain safe from
current and future surface water flood risk for the
lifetime of the development (therefore addressing the
risks identified e.g. by Environment Agency flood risk
mapping), without increasing flood risk elsewhere, then
the sequential test need not be applied.

In this case, the submitted site analysis shows that at
least two thirds of the site can accommodate
development with no surface water flood risk
constraints at the 1in 1000 annual probability.
Development can therefore be located within these
areas without any requirement for a Sequential Test.

For the remaining third of the site, a site-specific Flood
Risk Assessment can be undertaken to determine
whether safe development can also be achieved within
these areas through appropriate design and mitigation,
in line with the updated PPG approach.

Accordingly, the proposed development accords with
the proportionality principle established in the updated
PPG and satisfies the requirements of NPPF Paragraph
175 without the need for a Sequential Test.

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

Owing to the low risk of flooding and that the Site is at
an early stage in the planning process, no SuDS report
has been carried out to date. In considering the
potential capacity of the Site for residential
development, the need for sustainable drainage
systems has been taken into consideration to ensure
that the proposed number of dwellings is deliverable.
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Previously Developed Land

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

No.

High Quality Design

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?

As the project remains at an early stage in the planning
process, a detailed design has not yet been developed.
However, a pre-application enquiry was undertaken for
the Site in 2022, and an indicative site plan has been
included at Appendix 4 to illustrate how a high-quality
residential scheme could be delivered. This plan draws
upon the previous outline planning submission for the
adjoining land to the west.

A future detailed design would be underpinned by the
following key design principles, ensuring that the
proposed development delivers a well-considered and
high-quality place:

¢ Responding to local context, including
appropriate density, scale, massing and
architectural appearance.

¢ Promoting sustainable movement, prioritising
walking and cycling while designing parking so
thatitis well integrated and does not dominate
the street scene.

e Retaining and enhancing natural features,
including existing trees and hedgerows, and
providing new landscaping and ecological
improvements.

o Delivering well-desighed homes that are
functional, accessible and adaptable.

¢ Incorporating renewable technologies to
reduce reliance on fossil fuels and support
sustainable living.

Power, Water and Broadband

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?

Owing to the scale of development and location within
the urban area of Dereham, there are no known
constraints on broadband, power or water supply which
would impact on the delivery of the Site.
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From a search of postcodes of adjacent existing
residential development, there is existing superfast
broadband services within the area which would be
available to supply the Site.

Availability

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

The Site is within the ownership of a Limited Company
whose officers signed off the submission of these
representations and support the site coming forward for
residential development.

There are no legal or ownership impediments that could
prevent or delay the development of the Site within the
Plan Period, however, as noted a little later in these
representations the Site is reliant on access from an
adjacent field which has a draft allocation for
residential development, which should be

Achievability Assessment and Viability

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?

There are no known abnormal costs associated with
delivering the Site, and nothing to indicate that a
residential scheme of approximately 10 dwellings would
be unviable.

The Site would be accessed from the west via DER 3
(032), which is identified as a draft allocation. To ensure
a comprehensive and integrated form of development
across both sites, the draft allocation should include
wording that secures access into this Site, prevents the
creation of ransom strips, and ensures that
development can proceed without legal or
landownership constraints.

There are no known contamination issues, and the
scale and location of the proposal would generate only
limited infrastructure requirements. The Site is situated
in a marketable part of Dereham, benefitting from the
town’s wide range of services, facilities, and amenities,
which further supports its deliverability.

Deliverability / Developability Assessment

Q14: Has evidence been provided to
confirm if and when the site is available

The Site would be available for development once an

appropriate access point is delivered from the west
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for development and if so could the through the implementation of DER 3 (032). Given the
development begin and/or be completed | modest scale of the proposal, the lead-in time for

in the next 5 years, years 5-10 or years preparing and determining a planning application,
10-15? followed by construction and completion, would be

considerably shorter than for larger or more complex
strategic sites. Itis anticipated that, following delivery of
the access route under DER 3 (032), the development
could be completed within three years.
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Appendix 4 Pre-Application Site Plan
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