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1.0 Introduction 

1.1 This Representation has been prepared by Bidwells LLP on behalf of Castlemeadow Care Ltd in 
response to Breckland Council’s Preferred Options (Regulation 18) consultation on their Draft Local 
Plan – Full Update (October 2025).  

1.2 Castlemeadow Care Ltd are bringing forward land adjacent to Lincoln House Care Home, Swanton 
Morley and land at the Former Brenntag Depot, White House Lane, Attleborough for care led 
development, including assisted living accommodation, extra care units and a care home. 

1.3 Castlemeadow Care Ltd are an award winning, family owned business, who provide residential, 
nursing and specialist dementia care in high quality accommodation in Norfolk and Suffolk. Since 
1999, their family-owned business has been helping the people of Norfolk and beyond to make the 
most of later life, offering specialist care, support and high-quality accommodation throughout their 
family of care homes and assisted living developments. Their mission is to help people in Norfolk 
and beyond make the most in later life.  

1.4 At present, they have six locations across Norfolk including:  

● St John’s House, Norwich  

● The Paddocks, Swaffham  

● The Mayfields, Long Stratton  

● Lincoln House, Swanton Morley  

● Wyndham House, North Wootton  

● Heighfield House, Halesworth  

1.5 Castlemeadow Care Ltd submitted an application for Full Planning Permission for the ‘Erection of 

36 assisted living bungalows (Use Class C2) and community hall’ in May 2019 (ref.  
3PL/2019/0513/F). A resolution to grant planning permission was made at Planning Committee on 
8th July 2025, subject to the completion of a Section 106 Agreement. This is due to be completed 
in the near future (the site has the Local Plan Reference 121). 

1.6 In addition, Castlemeadow Care Ltd submitted an application for Full Planning Permission for the 
‘Demolition of existing buildings and erection of care home (Class C2), extra care units (Class C2), 

market housing (Class C3) and retail units (Class E), alongside associated amenity space, parking, 

highways improvements, installation of plant, landscaping enhancements and other associated 

works’ in December 2023 (ref. 3PL/2023/1152/F). A resolution to grant planning permission was 
made at Planning Committee on 4th Febuary 2025, subject to the completion of a Section 106 
Agreement. This is due to be completed in the near future. This is Phase 1 of the development of 
the site.  Phase 2 of land at White House Lane has also been promoted by Castlemeadow Care 
Ltd (the site has the Local Plan Reference 121). 

1.7 The sites have previously been put forward as a suitable location for residential / care led 
development through the Call for Sites (Housing Sites Submissions) consultation in April-
December 2022. Further representations were submitted in support of the sites in 2024 during the 
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Issues and Options consultation and the Stage 2 Additional Evidence Assessments (July 2025). 
The most recent Representation is attached at Appendix 1. 

1.8 This Representation provides comments on the Regulation 18 Draft Local Plan and supporting 
Phase 2 Assessments and evidence base, in so far as they relate to the sites, to ensure that the 
sites are recognised within the Draft Local Plan as sites coming forward for development. In 
addition, Phase 2 of land at Attleborough is promoted for development. 
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2.0 Comments on Regulation 18 Draft Local Plan:  

Site References 121 and 261 (Phase 1) 

2.1 As currently drafted, the draft Local Plan is unclear as to the status of both land adjacent to Lincoln 
House Care Home, Swanton Morley and Land at White House Lane, Attleborough. It is unclear 
whether the sites are recognised as sites coming forward for development / committed sites.   

2.2 As set out in the Introduction, Castlemeadow Care Ltd are bringing forward both sites for care led 
development. Castlemeadow Care Ltd have received resolutions to grant planning permission on 
both sites, subject to completion of the Section 106 Agreements; both of which are almost finalised. 
On this basis, planning permission will have been granted on both sites by time the Draft Local 
Plan is Adopted. 

2.3 As demonstrated by the two planning permissions, the sites are entirely deliverable and available 
for delivery within the early stages of the plan period to 2042, with the commencement of 
development on sites targeted for Spring 2026 (Swanton Morley) and completion expected by early 
2028. In relation to Attleborough, following demolition on site, formal construction is forecast for 
late 2026 with first completions envisaged from November 2027. 

2.4 Notwithstanding the foregoing, the Council’s Phase 2 Site Assessments (2025) identify the 
Swanton Morley site as an Alternative, whilst the Attleborough site (Phases 1 & 2) is identified as 
a Discounted site. 

2.5 This approach is inconsistent with other sites which have secured planning permission, which are 
recognised within the Draft Local Plan as coming forward for development, either via a saved 
allocation or committed developments shown on the Polices Map.  We support the principle that 
sites that have planning permission should be recognised as saved / consented sites within the 
draft Local Plan, as in the event that the planning consent lapses the site would still be recognised 
as a suitable location for development and, therefore, request that to provide certainty the same 
approach should be adopted for Castlemeadow Care Ltd’s sites at Swanton Morley and 
Attleborough (Phase 1).  

2.6 Regardless of whether the sites are identified within the Draft Local Plan as a site with planning 
permission, or part of the built form, there is no doubt that the Draft Local Plan needs to be 
amended to recognise that both sites are suitable locations for development.  
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3.0 Site Reference: Former Brenntag Depot, 
Attleborough - 261 (Phase 2) 

3.1 As outlined above, the Attleborough site (referred to as the Fromer Brenntag Depot, Attleborough) 
has been granted planning permission for part of the site, subject to the signing of a Section 106 
Agreement. However, the Phase 2 Sites Assessment (October 2025) identifies it as a discounted 
site. The Assessment notes that while the site may have some merit, it is not considered necessary 
to meet the Council’s housing targets. 

Comments on Housing Distribution & Delivery (Policy HOU2) 

3.2 It is recognised that the Council are required to significantly increase their housing delivery to meet 
the mandatory housing requirement of a minimum 17,388 new homes, including 5% buffer, during 
the plan period (2024-2042). The Development Strategy proposed within the Draft Local Plan 
(Policy HOU 02) seeks to accommodate 12,792 (75.7%) of the total housing needs within the 
Strategic Development Areas (SDAs) and Market Towns, including existing and proposed 
Sustainable Urban Extensions (SUEs). Of this figure, approximately 13% will be delivered in the 
Strategic Development Areas and 17% will be delivered through the new SUEs in the market towns 
of Swaffham, Thetford and Watton. Accordingly, there is a significant reliance on these sites / 
allocations to meet the housing need during the plan period. 

3.3 Work undertaken by Lichfield (March 2024) states that sites of over 1,000 units take an average of 
5 years to secure detailed consent, with a further 1.3-1.6 years for the first homes to be delivered. 
Furthermore, site-specific considerations need to be factored into the forecast of delivery rates, 
including infrastructure availability and the absorption rate of the area. The Housing Trajectory 
includes, as Appendix 2 of the Draft Local Plan, details that the SDAs will start delivering homes 
by 2032/33. Based on the Local Development Scheme published in March 2025, the Draft Local 
Plan is not expected to be Adopted until late 2027; therefore, it is very ambitious to assume that 
the SDAs will be delivering by 2032. Similarly, with regard to the SUEs, the Housing Trajectory 
states that these sites will be delivered by 2028/29; therefore, based on the evidence from Lichfield 
above, this trajectory is too ambitious.  

3.4 On this basis, there has to be considerable doubt as to whether the proposed Development 
Strategy will meet the mandatory housing requirement during the plan period; therefore, we 
strongly recommend that the Council identify additional sites to ensure their housing need is met. 
When considering additional sites, the Council should give strong consideration to sites that are of 
a size that are capable of delivering quickly, in comparison to the SDAs and SUEs. Based on a 
review of delivery rates in Breckland in recent years, we strongly suggest that the additional sites 
to be identified to meet the housing requirement range between 75 and 400 homes. This will ensure 
that the Council’s Development Strategy has a more diversified range of deliverable sites, and the 
Housing Trajectory is realistic and meets the identified housing need for the plan period.  

3.5 Based on the forging, it is evident that the Council will be required to identify additional sites to 
meet their need.  
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Comments on Housing for the Elderly & Specialist Care (Policy 
HOU10)  

3.6 As an experienced care provided within the District, Castlemeadow Care Ltd support the 
recognition at paragraphs 5.83 and 5.84 that there is significant need for housing suitable for older 
people in need of care, and that it will be necessary to promote and encourage this form of 
development. The draft Local Plan goes on to state that the need for this type of housing will be 
through a combination of allocations and windfall developments. 

3.7 Notwithstanding this, the draft Local Plan fails to allocate any sites to meet the identified need for 
this type of accommodation; instead relying on windfall sites, which by nature do not provide 
certainty in terms of delivery. On this basis, it is difficult to see how the draft Local Plan will meet 
the identified need for Housing for the Elderly and Specialist Care. 

3.8 It is, therefore, strongly requested that the draft Local Plan allocates sites which are capable of 
delivering housing for the elderly and specialist care. 

3.9 Castlemeadow Care Ltd welcome amendments made to the wording of draft Policy HOU10, which 
have put sustainability at the heart of the location of elderly/specialist care schemes following 
previous representations. However, it is noted that Limbs b, c and d do not acknowledge that 
proposals for specialist housing and accommodation can come forward as outline proposals. As 
such, this policy fails to separate out issues to matters which should be dealt with at detailed design 
stage e.g. highway, parking, and servicing arrangements and the size/quality of garden space.  

3.10 Whilst Castlemeadow Care Ltd considers it appropriate to require justification for the scale of 
development proposals based on evidenced need, Castlemeadow Care Ltd have reservations 
regarding the need to provide evidence ‘which demonstrate that there are no alternative suitable 

available sites within or adjacent to the built form of settlements’. This requirement is ambiguous 
and it is not clear how this relates to the provisions set out at limb a. 

Confirmation of Deliverability (Site 261) 

3.11 Based on the foregoing it is evident that the Council will be required to identify additional sites in 
order to meet the established housing and care needs across the district during the plan period, 
as the current Draft Local Plan fails to do this.  

3.12 As detailed above, and in previous Representations submitted on behalf of Castlemeadow Care 
Ltd (see Appendix 1, in accordance with the National Planning Policy Framework (NPPF)) glossary 
definition of ‘deliverable’, the site represents a suitable location for housing / care 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 

3.13 A detailed assessment of the suitability of the site for development is included within the Stage 2 
Assessment (July 2025) previously submitted to the Council (attached as Appendix 1). The 
information provided includes: an indicative masterplan prepared by WT Design, a Highways 
Statement prepared by Richard Jackson and a Technical Note, addressing matters relating to flood 
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risk and drainage, prepared by Rossi Long. Based on a review of the Council’s Phase 2 Site 
Assessments (October 2025), it is questionable if this information has been reviewed. 

3.14 Notwithstanding the foregoing, in summary, the site is located on the southern fringes of 
Attleborough, which is a highly sustainable location and has a range of services and amenities with 
excellent transport links by both road and rail. In terms of the latter, to facilitate housing growth, the 
Government has recently announced (November 2025) that: 

Housebuilding near well-connected train stations will receive a default “yes” in future if they meet 

certain rules, ensuring more high-quality, affordable homes are built in and around our key towns 

and cities, saving commuters time and boosting access to housing. 

Housebuilding around train stations will be given default “yes” - GOV.UK 

3.15 Attleborough as a Market Town in the Council’s draft Local Plan is a highly sustainable location for 
growth. The site is located in the A11 ‘Norwich-Cambridge Tech Corridor’, a key focus for the 
delivery of growth and investment across the region. The town benefits from a number of amenities 
such as a primary and secondary school, Attleborough Surgery, supermarkets, shops, restaurants 
and pubs.  

3.16 The suitability of the location is shown by the grant of planning permission for Phase 1 for a care 
led development, including a care home, extra care, together with housing and retail. Following on 
from the Phase 1 consent, the proposal for Phase 2 would provide extra care units as well as 
housing.  

3.17 The nearest bus stops are located on the B1077 Norwich Road, approximately 900m from the site 
and are marked by flag poles. A further Norwich bound stop is present on Church Street, within the 
town centre, also 900m from the site. This stop is also marked by a flagpole and has a layby for 
the bus, with seating and shelter available nearby. Both locations benefit from street lighting.  

3.18 The site is not located within a Conservation Area, however, to the west of the site is Attleborough 
Conservation Area. There are listed buildings in proximity to the site, including Attleborough Station 
(Grade II listed) and Besthorpe Old Hall (Grade II listed). In addition, there is a cluster of listed 
buildings to the north of the site in the centre of Attleborough.  

3.19 The site is in Flood Zone 1, which has a low probability of flooding from rivers or seas. The south 
of the site has a low, medium and high probability of surface water flooding. The site is also located 
in a Source Water Protection Zone.  

3.20 As detailed by the letter attached as Appendix 2, Attleborough Health, Care & Wellbeing Trust 
Charity fully support the proposals, noting that they “support the planned extension of this much 
needed Care Village.” 

3.21 Given the above and the existing Phase 1 pending consent, it is considered that the proposed is 
entirely suitable for development. 
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Available  

3.22 Castlemeadow Care Ltd has the option to purchase the land which comprises Phase 2.  

3.23 Castlemeadow Care Ltd are an established provider of elderly and dementia care throughout 
Suffolk and Norfolk, helping people make the most of later life, offering specialist care, support and 
high quality accommodation. At present they have six locations across Norfolk including; St John’s 
House, Norwich, The Paddocks, Swaffham, The Mayfields, Long Stratton, Lincoln House, Swanton 
Morley, Wyndham House, North Wootton, and Heighfield House, Halesworth. Their intention would 
be to commence work on site at the earliest available opportunity and they would envisage delivery 
of 50 units per annum. 

3.24 Whilst the site has already been cleared of buildings, Phase 1 of the development is due commence 
in late 2026, with occupations completions from late 2027 .The intention would be to commence 
development of Phase 2 immediately thereafter, subject to the grant of planning permission. The 
entire development (Phase 1 & 2) would be completed in 5-10 years. 

3.25 As requested by the Council, we have set out below the anticipated delivery trajectory: 

YEARS NUMBER OF DWELLINGS 

2027 – 2032 206 

2033 – 2038  70 (approx.) 

2039 – 2042  -  

After 2042 -  

Total  276 

Viable  

3.26 The proposed development is also considered viable in the context of the draft Local Plan, subject 
to the changes sought by Castlemeadow Care Ltd in respect of the other policies.  

3.27 Further evidence on viability can be provided on a strictly private and confidential basis, should this 
be deemed necessary at subsequent stages of the process. 

Summary  

3.28 Based on the foregoing, it is evident that the Council will require additional sites to meet their 
housing and care need, particularly for the first 5 years of the plan period. As outlined in this 
representation, this site represents a highly sustainable location for development, including 
housing for elderly and specialist care. 

3.29 This Representation has also demonstrated that this site is available to be brought forward for 
development without delay, and previous planning permissions have demonstrated that the site is 
viable. On this basis, in accordance with the definitions within the NPPF, the site is entirely 
deliverable and should be allocated for development. 
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3.30 Furthermore, the site would represent sustainable development as defined by the NPPF. 
Attleborough is a sustainable location for growth and the foregoing text demonstrates the suitability 
of this specific site for both residential and for Housing for the Elderly and Specialist Care. 

3.31 Economically, development here in the period to 2042 would help sustain the town and its services 
and facilities, and is within easy reach of key employment locations. The development would also 
generate construction jobs with associated benefits for the local economy during the build period. 

3.32 Socially, the development would provide high quality housing for elderly and specialist care, for 
which there is an acute need, in a highly sustainable location. 

3.33 Environmentally, the site is not located within a sensitive area and is at low risk of flooding and can 
be developed without harm to nearby heritage assets nor wider landscape views of the town. 
Development in this location would help safeguard other, more sensitive, locations. 
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APPENDIX 1 
LOCAL PLAN REPRESENTATION (HOUSING 
LAND AVAILABILITY ASSESSMENT STAGE 2) – 
JULY 2025 
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1.0 Introduction 

1.1 This document has been prepared by Bidwells LLP on behalf of Castlemeadow Care Ltd to support 
the Housing Land Availability Assessment Stage 2 consideration of Land at Station Road and 
White House Lane, Attleborough. 

1.2 The site, which comprises 6ha of land, was previously put forward as a suitable location for a 
mixture of care, extra care and residential development, together with associated uses. The site 
was split into two phases as follows: 

● Phase 1 – 60 bed care home, 110 extra care, 36 houses and retail; and 

● Phase 2 – extra care and housing.  

1.3 Planning permission was granted in February 2025, subject to the signing of a Section 106 
Agreement (Ref: 3PL/2023/1152/F), for Phase 1.  Accordingly, it is evident that Phase 1 is suitable, 
available, viable and deliverable and, therefore, this document / assessment focuses on Phase 2 
(Land at White House Lane). 

1.4 As set out in the Council’s Housing Land Assessment Methodology (HLAM) paper dated March 
2025, Stage 1 seeks to identify sites which have fundamental constraints that cannot be overcome 
or mitigated for. The previous Call for Sites submission confirmed at Appendix 1 of that document, 
that none of the constraints apply to this site and, therefore, the site should move forward to Stage 
2 Assessment. 

1.5 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.  

1.6 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. 

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

● Sketch Site Plan prepared by WT Design Ltd (Ref542-25 P1); 

● Highways Statement prepared by Richard Jackson Ltd (61132/DDP); and 

● Technical Note prepared by Rossi Long (251285). 
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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 A Highways Statement has been prepared by Richard Jackson Ltd and is submitted in support of 
this Assessment. Access to the site will be taken via Phase 1 as shown on Drawing 
61132/PP/SK04A, which is attached to the Highways Statement. 

2.2 The vehicular access is to be a 6m wide carriageway with a 3m foot/cycleway plus a 2m verge 
separation and a further 2m footway, which continues through the adjacent site into the proposed 
development at the northwest point on the attached layout. At the junction to Station Road, 10m 
kerb radii would be provided along with visibility splays of 2.4m x 90m. 

2.3 There would be no vehicular access to White House Lane. Potential for foot/cycle access would 
be considered at the application stage depending on the progress of the Attleborough Sustainable 
Urban Extension (SUE). 

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

2.4 The Highways Statement prepared by Richard Jackson outlines that vehicular trip generation for 
Phase 2 of the development is low with up to 13 two-way additional vehicle trips expected in the 
highway network peak hours. 

2.5 The capacity assessment included in the Highways Statement concludes that the highway network 
is expected to operate within capacity having regard to the second phase of development on the 
site.  

2.6 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.   

2.7 It can therefore be concluded that, in accordance with para 116 of the NPPF, the impacts on 
highway safety and the residual cumulative impacts on the road network following mitigation are 
not expected to be severe. 

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

2.8 As detailed in the Highways Statement prepared by Richard Jackson Ltd, the site is well served by 
public transport. Attleborough station on the Breckland Line is approximately 800m from the site. 
Regular services are available between Norwich and Stansted Airport via Ely and Cambridge. 

2.9 At present, the nearest bus stops are located on the B1077 Norwich Road approximately 1,350m 
from the centre of Phase 2 and are marked by flag poles. A further Norwich bound stop is present 
on Church Street, within the town centre; 1,300m from the site. 
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2.10 The primary bus service from Attleborough is First Bus Turquoise Road 13/X13 to/from Norwich 
typically offering two services per hour Monday to Friday, three per hour on Saturdays and are 
hourly Sundays and during the evenings. Other destinations reachable by bus include, but are not 
limited to, Watton and Thetford via routes 37D/E/T. 

2.11 The site will also be served by shared pedestrian and cycle facilities, providing easy access to the 
facilities within the centre of the village. A cycle route is proposed along the access route for the 
adjacent development continuing into the proposed site. A 3m cycleway is present on the eastern 
side of Station Road north of the rail station, providing access to the town centre. 

2.12 As detailed in the Richard Jackson’s Highways Statement, the opportunity exists to provide further 
pedestrian and cycle links from the site to the Attleborough Sustainable Urban Extension (SUE) as 
and when that site comes forward. 

2.13 Accordingly, it can be concluded that the site has suitable access to public transport, which can be 
further enhanced by the development. 

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? 

2.14 Richard Jackson’s Highways Statement assesses the potential for residents to access services 
and amenities in Attleborough. This is summarised below: 

AMENITY DISTANCE 

Post Office and Shop 1.4km 

Primary School 1.35km 

Community Centre and children’s play areas 0.9km 

Pub (London Tavern) 1.35km 

Pharmacy 1.3km 

Nursery 1.15km 

Gym 1.2km 

Superstore (Sainsburys) 1.6km 

2.15 In addition to the above, further local amenities are also likely to be provided to the south of the 
site within the Attleborough SUE such as a schools, retail, healthcare, and leisure. 

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

the delivery of the site? 

2.16 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.   

2.17 The Breckland Council Level 1 Strategic Flood Risk Final Report (SFRA), September 2024 states 
that Attleborough has experienced multiple instances of flooding. Rossi Long Consulting have 
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prepared a Technical Note which addresses Flood Risk and Surface Water Drainage, and as part 
of this, the SFRA has been reviewed and while Station Road is mentioned as being affected by 
flooding, White House Lane is not. The SFRA covers flooding from a range of sources which are 
covered in the Technical Note and shown to not affect the site with the exception of Surface Water.  

2.18 While Surface Water flooding affects the site, the area affected is less than 50% of the site and the 
risk and hazard associated with the surface water flooding is low.  The SFRA states that in these 
circumstances, management of surface water needs to be considered during design of the surface 
water system, possibly with the inclusion of flood routing, but that is does not preclude 
development.  The Rossi Long Technical note demonstrates how such a drainage system could 
be provided.  There are, therefore, no significant concerns raised within 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? 

2.19 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, Rossi Long have prepared a Technical Note which addresses Flood Risk 
and Surface Water Drainage and sets out the proposed strategy for the site.   

2.20 It confirms that the site is at low risk of flooding for tidal or fluvial sources (i.e. Flood Zone 1) and 
that the majority of the site is at a ‘very low’ risk of flooding from surface water. Environment Agency 
mapping shows surface water flooding associated with the ditches on the site, predominantly 
affecting the south west part of the site. The Flood Maps for Planning indicate that there is only 
localised ponding in low spots up to the 1:100 annual likelihood, with flows migrating across the 
site only shown on the 1:1000 annual likelihood mapping. The Rossi Long Technical Note shows 
how the development can be safely planned around them to ensure that risks remain low for the 
lifetime of the development.  In addition, the Note confirms that the risk of groundwater flooding is 
moderate, which is typical for sites in Breckland, and that there are no risks from artificial 
waterbodies/reservoirs.   

2.21 The Note also confirms that the proposed development would not increase the risk of flooding 
elsewhere, and may provide a reduction in flood risk to downstream properties. 

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? 

2.22 The site is within Flood Zone 1 (lowest risk from tidal and fluvial flooding) according to the 
Environment Agency’s Flood Map for Planning, and there are no areas with an annual likelihood 
of surface water flooding of 1 in 30 or 1 in 100 events. The areas of surface water flooding shown 
on the Flood Maps for Planning for the 1:100 annual likelihood are confined to areas of open space 
or other water compatible uses. Additional areas of surface water flood risk are shown on the 
mapping for the 1 in 1000 annual likelihood, however, the Technical Note suggests that this is 
largely site generated and would be mitigated (and possibly eliminated) by the introduction of a 
sustainable drainage system on the site. In addition, the proposed development area leaves a flood 
routing corridor available for safe conveyance of any residual surface water flooding. As such, any 
residual surface water flooding would be above the design event (1 in 100 year + CC event) and it 
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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. Consequently, a 
Sequential Test would not be required, in accordance with paragraph 175 of the NPPF. 

2.23 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? 

2.24 Rossi Long’s Technical Note includes a desktop SuDS Assessment which benefits from additional 
information (including intrusive testing) from the adjacent site controlled by Castlemeadow Care 
Ltd. This assessment which confirms that the SuDS hierarchy will be followed, provides evidence 
for the types of SuDS that could be used and includes calculations demonstrating that sufficient 
space has been reserved for surface water attenuation. Rainwater re-use will be incorporated 
where possible, and BRE365 infiltration testing will be completed at a later stage, prior to the 
submission of a planning application, to confirm the extent of infiltration drainage that can be 
utilised. It is expected that only limited infiltration will be possible and that surface water will be 
attenuated and discharged to the ditch at the western side of the adjacent site, avoiding the ditch 
on White House Lane. 

2.25 The Indicative Masterplan includes attenuation basins; and while the size and location of these are 
supported by calculations (see supporting Technical Note), they may be subject to change as the 
scheme progresses and following the completion of infiltration testing. However, The Masterplan 
demonstrates that it is entirely feasible to accommodate the volume of attenuation that may be 
required. At application stage, other SuDS measures will be considered including features such as 
swales, rain gardens, permeable paving and tree pits. 

2.26 The Technical Note provides a proportionate level of evidence that a suitable surface water 
drainage strategy can be developed. The site will incorporate SuDS, 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. 

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

2.27 The proposal does not include the re-use of previously developed land or buildings. 

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? 

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

Complements and enhances its context 

2.29 The proposed development has been carefully designed to respond positively to the character and 
setting of Attleborough, the scheme takes inspiration from the surrounding built form, including the 
new development to the west, which features traditional Norfolk architecture including red and buff 
bricks, pantiles and pitched roofs. The proposed development, as shown on the Indicative 
Masterplan incorporates 71 single storey dwellings and is based on strong landscape principles, 
respecting the rural edge of settlement character of White House Lane. The development scale, 
which could be up to two storeys, density, and grain have been designed to reflect the existing 
village form and takes reference from the new development to the west and softens the transition 
to the countryside. 

Follows inclusive processes of engagement  

2.30 Given the early stages of site promotion, no stakeholder engagement has yet been undertaken. 
However, Castlemeadow Care Ltd will undertake early engagement with all local stakeholders, 
including Attleborough Town Council and the local community at the appropriate stage. A public 
consultation exercise will be undertaken to present the emerging proposals. 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. An approach successfully adopted by Castlemeadow 
Care Ltd when bringing forward the development on Phase 1. 

Helps to deliver better integration with nature 

2.31 The development strategy is landscape-led, retaining existing mature hedgerows and trees to west 
and eastern boundaries, the existing woodland area to the centre of the site has been retained and 
acts for both visual and ecological functions running east to west, supporting habitat connectivity. 
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 and SuDS features are designed to be multifunctional linking 
to existing ditch network, combining recreation, amenity, and ecological value. 

Encourages active travel and mitigates the impacts of vehicles 

2.32 The layout has been designed to prioritise pedestrian and cyclist movement over cars, with direct 
and safe links to the range of services and amenities in Attleborough. The proposed internal road 
network will incorporate shared surfaces, street trees, and traffic calming measures to encourage 
low vehicle speeds. Cycle paths and footways will connect the site with the wider Attleborough 
area, each dwelling will be provided with EV charging infrastructure to promote sustainable 
transport. A Travel Plan will be prepared at the planning application stage. 

Creates beautiful places with distinctive local identity 
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2.33 The development is underpinned by a clear design vision that draws on the distinctive identity of 
Banham. The Masterplan promotes varied yet coherent streetscapes with a hierarchy of spaces 
and a mix of dwelling types. Public open spaces and informal play areas 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. 

Embeds climate responsive design 

2.34 As per the Phase 1 development, the proposals for Phase 2 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 oriented 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. 

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? 

2.35 As detailed by the planning application on the adjacent site, power and water are both located 
within close proximity of the site. Anglian Water have confirmed the site drains to a WRC which 
has capacity for the additional flows. Discussions with providers will continue throughout the design 
and development process, but as detailed by the development on the adjacent site, utilities are not 
considered to present a constraint to development. No gas is required with all energy required by 
renewable sources.  

Q12: Are there any legal or ownership impediments that could delay or prevent the 

development of the site within the Plan Period (to 2042)? 

2.36 There are no legal or ownership impediments that would delay or prevent development of the site; 
there is a single landowner, and Castlemeadow Care Ltd have secured the site. There are no 
tenancies and no covenants relating to the land that would prevent development coming forward. 

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? 

2.37 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, particularly for affordable housing, 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.   

2.38 Whilst the PPG further states that it is not necessary to individually test each site, nor provide 
assurance that each site is viable, we are confident that the delivery of the site is viable having 
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regard to the policy requirements of the Preferred Options Draft Plan (June 2024) and there are no 
factors that we are aware of, at this moment in time, that 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? 

2.39 Phase 1 of the development is due commence in late 2025, with a target of completion in 2027. 
The intention would be to commence development of Phase 2 immediately thereafter, subject to 
the grant of planning permission. The entire development (Phase 1 & 2) would be completed in 5-
10 years.  
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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 within the NPPF. 

3.2 Attleborough as a Market Town in the Council’s revised settlement hierarchy is a sustainable 
location for growth of the scale envisaged.  The previously submitted Representations, together 
with the information appended to this document, demonstrate that this specific site is a suitable 
and sustainable location for future development in all respects. 

3.3 Economically, development here in the period to 2042 would help support the town and its services, 
whist also providing employment opportunities. 

3.4 Socially, the development would provide for extra care needs, for which there is an identified need, 
in close proximity to an established and developing community. 

3.5 Environmentally, the site is not subject to any designations. It is at low risk of flooding and can be 
developed without harm to the nearby heritage assets, nor wider landscape views of the town; 
providing a logical infill development. Development in this location would help safeguard other, 
more sensitive, locations in the district. 

3.6 On this basis, the site should be taken forward as an allocation, and is capable of making a 
significant contribution to the planned growth in Breckland in the period to 2042. 



Housing Land Availability Assessment: Stage 2 Additional Evidence 

 

APPENDIX 1 
SKETCH SITE PLAN PREPARED BY WT 
DESIGN LTD 

 





Housing Land Availability Assessment: Stage 2 Additional Evidence 

 

APPENDIX 2 
HIGHWAYS STATEMENT PREPARED BY 
RICHARD JACKSON LTD 

 



  
 

                                      

                                       

  
also at: Cambridge 01223 314794, Colchester 01206 228800, Bristol 01172 020070 and 
London 020 7448 9910 

Richard Jackson is a trading name of Richard Jackson Ltd.  Registration No.  2744316 England. 
Registered Office 847 The Crescent, Colchester, CO4 9YQ. 

Cont'd.../ 
  
 
 

4 The Old Church 
St Matthews Road Norwich 

Norfolk  NR1 1SP 
Telephone:  01603 230240 

www.rj.uk.com 
 

Our Ref:  61132/DDP 
Your Ref:  

23 July 2025 
 
Dr Sanjay Kaushal       Email Only 
Castlemeadow Care Ltd 
c/o Mr Saul Humphrey 
Saul D Humphrey LLP 
7 Quayside 
Norwich 
NR3 1RQ 

Dear Dr Kaushal 

Re: White House Lane, Attleborough 

1. Introduction 

1.1. Richard Jackson Ltd have reviewed the access and transportation matters 
in respect of a development site to the north of White House Lane for 
potential allocation in the emerging Local Plan.  The site location shown 
on Figure 1 attached.  The development would provide around 70 
retirement and care community bungalows along with associated Club 
House/community centre. A site sketch plan as Drawing 542-25 

sk0100 P1 is attached, showing how 71 bungalows could be 
accommodated. 

1.2. The site would provide a second phase to the already proposed 
retirement and care community lead development at the former Brenntag 
Depot (and adjacent land) to the southwest with access to Station Road 
for which planning application 3PL/2023/1152/F refers. At the time of 
writing, application 3PL/2023/1152/F had successfully passed the 
planning committee stage and formal approval is understood to be 
pending the completion of a Section 106 agreement.  

1.3. The development associated with application 3PL/2023/1152/F would 
include a 60-bed care home, 110 dwelling retirement and care 
community (50 bungalows and 60 apartments), 36 residential dwellings 
(as flats) and 3No small commercial/retail units totalling 675m² 
(excluding canopy and external storage). A village hub is to be provided 
for the retirement and care community comprising of amenities including 
spa (incorporating a swimming pool), hair & nail salon, gym and 
café/restaurant/bar.  

1.4. This assessment considers the additional proposals based on current 
transport policy with regards to development and accessibility issues, 
which are addressed in the following matters: 
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2. Access and the current situation. 

3. Location and accessibility to services. 

4. Transportation links including pedestrian, cycle, public transport 
modes and the local highway network. 

5. Vehicular Trip Generation 

6. Site Access Capacity 

7. Any suggested highway/transportation mitigation. 

8. Conclusions including a summary table. 

2. Access and the current situation 

2.1. The overall development would take access via application site 
3PL/2023/1152/F to Station Road, where the access would be as shown 
on Drawing 61132/PP/SK04A attached. The vehicular access is to be 
a 6m wide carriageway with a 3m foot/cycleway plus a 2m verge 
separation and a further 2m footway which continues through the 
adjacent site into the proposed development at the northwest point on 
the attached layout. At the junction to Station Road 10m kerb radii would 
be provided along with visibility splays of 2.4m x 90m.   

2.2. The access road through the adjacent development has been designed 
such that an emergency vehicle can overrun the foot/cycleway and verge 
areas to bypass any blocking of the carriageway. This was demonstrated 
for application 3PL/2023/1152/F through vehicle tracking by Rossi Long 
Consulting. 

2.3. Internal loop sections are to be provided for in both the proposed site 
and adjacent developments. A single link would be provided between 
them of sufficient width for emergency vehicles as demonstrated for the 
adjacent site. 

2.4. There would be no vehicular access to White House Lane. Potential for 
foot/cycle access could be considered at the application stage depending 
on the progress of the Attleborough Sustainable Urban Extension (SUE) 
site, however the only desire lines to the south and west would be for 
care workers living locally. The proposed site is not however considered 
to be reliant upon such a link. 

3. Location and accessibility to Services 

3.1. To assess the ability for potential residents to access services, research 
was undertaken for the Transport Assessment supporting application 
3PL/2023/1152/F to locate the existing local services and amenities, 
which are tabulated in Table 1. The distances from application 
3PL/2023/1152/F are shown as Phase 1 with the distance from this 
proposal as Phase 2. 
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Connaught Road/Edenside Drive and B1077 Connaught Road/High 
Street/Exchange Street junctions. 

Cyclists 

4.4. A cycle route is proposed along the access route for the adjacent 
development continuing into the proposed site. Cycling on Station Road 
in the vicinity of the site access is however on-street.  

4.5. A 3m cycleway is present on the eastern side of Station Road north from 
the rail station car park access to the town centre, utilising dropped kerb 
crossing points at the Thieves Lane and Besthorpe Road junctions. 

4.6. The potential for a cycle route along Station Road between the site 
access and existing provision at the station car park was reviewed for 
application 3PL/2023/1152/F. Such a link is desirable but not critical to 
the development and it was found not to be achievable within the public 
highway. Should land within the Attleborough Community Hub which lies 
between the site and the station and is in public ownership be offered 
freely, then the provision of or financial contribution to such a cycle link 
would be investigated further at the application stage. 

Public Transport 

4.7. The nearest public transport provision is formed of rail services from 
Attleborough station on the Breckland Line approximately 300m from the 
centre of the site for application 3PL/2023/1152/F and 800m from the 
centre of Phase 2. Regular services are available between Norwich and 
Stansted Airport via Ely and Cambridge, with a limited service available 
towards Liverpool. There is typically one service to/from Norwich per 
hour in each direction on the Cambridge/Stansted Airport route.  

4.8. The nearest bus stops are located on the B1077 Norwich Road 
approximately 950m from the site for application 3PL/2023/1152/F and 
1,350m from the centre of Phase 2 and are marked by flag poles. A 
further Norwich bound stop is present on Church Street, within the town 
centre, also 900m/1300m from the site. This stop is also marked by a 
flagpole and has a layby for the bus, with seating and shelter available 
nearby. Both locations benefit from street lighting. 

4.9. The primary bus service from Attleborough is First Bus Turquoise Road 
13/X13 to/from Norwich typically offering 2 services per hour Monday to 
Friday, 3 per hour Saturday’s and are hourly Sunday’s and evenings. 
Other destinations reachable by bus include (but are not limited to) 
Watton and Thetford. There is a limited frequency service (2-3 services 
per direction per weekday) along Station Road as Coach services routes 
37D/E/T. 

4.10. The Travel Plan for application 3PL/2023/1152/F includes for an electric 
shuttle bus to be available to residents on a regular timetable and routing 
to local amenities including Attleborough town centre. Given that the 
proposals are for a second Phase of the development, it would be 
expected that such a service would be extended to the additional part of 
the development as the site progresses. 
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Highway Network 

4.11. The B1077 connects the site access with Attleborough town centre, the 
A11 and B1108 to the north, and to the A1066 for Diss to the south. The 
primary route for travel to the wider area is however likely to be via the 
A11 which connects Norwich to London. 

4.12. The B1077 crosses the railway line at Attleborough station at a level 
crossing. Footways are present on both sides of the road at the crossing 
with white lines delineating both sides of each footway. A review of the 
level crossing in the Transport Assessment for application 
3PL/2023/1152/F considered that all reasonable level crossing safety 
measures are likely to already be in place and the crossing is therefore 
considered to be appropriate for the location. 

4.13. The Transport Assessment for application 3PL/2023/1152/F identified 
capacity constraints at the B1077 Station Road/Thieves Lane/Connaught 
Road/Surrogate Street junction. The junction was improved in 2018 and 
the potential for further improvements is unlikely. A new road between 
the B1077 Station Road and London Road is required of Attleborough 
SUE when it reaches 1,200 dwellings which would alleviate this constraint 
and would also lead to a reduction in vehicle trips over the Attleborough 
station at a level crossing. It is anticipated that the combined build rate 
of the two phases of development would be such that the additional 
development is likely to occur after the provision of the new road. 

5. Vehicular Trip Generation

5.1. The trip generation for the proposals of application 3PL/2023/1152/F
were based on trip rates from the TRICS databased as set out in the
applications TA. The TRICS trips rates are reproduced as Table 2 with
corresponding trips in Table 3.

Table 2 - TRICS Based Vehicular Trip Rates 

AM Peak PM Peak 
Arrive Depart Arrive Depart 

Care Home (1 resident/bedroom) 0.068 0.050 0.038 0.053 
Retirement & Care Community (1 Dwells) 0.113 0.063 0.063 0.121 

Flats Privately Owned (1 Dwells) 0.068 0.206 0.187 0.100 
Retail (100m²) 9.064 8.380 13.492 13.967 

Table 3 – Vehicular Trip Generation of application 3PL/2023/1152/F 

AM Peak PM Peak 
Arrive Depart Arrive Depart 

Care Home (60 Beds) 4 3 2 3 
Retirement & Care Community (110 Dwells) 12 7 7 13 

Flats Privately Owned (36 Dwells) 2 7 7 4 
Total Trips (excluding retail) 19 17 16 20 

Retail Trips (675m²) 61 57 91 94 
Total Trips at Site Access 80 74 107 114 

5.2. The additional trips for the 71 retirement and care community dwellings 
illustrated on the attached layout are shown in Table 4 based on the trip 
rates from Table 2. No specific additional trips are expected for the Club 
House in the weekday peaks as this primarily forms part of the 
retirement and care community use with mostly internal demand 
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(although it would not specifically be restricted as such). Table 4 also 
summarises the combined development trip generation at the site 
access. 

Table 4 - Combined Development Vehicular Trip Generation 

AM Peak PM Peak 
Arrive Depart Arrive Depart 

Table 3 Total Trips 80 74 107 114 
Phase 2 Retirement & Care Community 

(71 Dwells) 8 4 4 9 
Total Trips at Site Access 88 78 111 123 

5.3. It can be seen from Table 4 that the vehicular trip generation for the 
proposed additional retirement and care use is low at up to 13 two-way 
additional vehicles trips expected in the highway network peak hours. 

6. Site Access Capacity

6.1. The capacity of the site access was reviewed for the development of
application 3PL/2023/1152/F in its associated TA and has been
considered further herein for the additional development as described
below.

Traffic Forecasting

6.2. The capacity assessment remains based on traffic data collected in
November 2021 collected for application 3PL/2023/1152/F. For the future
year forecast of background traffic growth was previously applied to 2029
and has now been updated to 2031 based on a potential planning
application in 2026. This has calculated using TEMPro based growth
factors with datasets NTEM 80 (Core) and NRTP 2022 (Core).  The
calculation has been made for Breckland 011 with road type ‘minor’ and
area ‘Region’. The resulting growth factors for the 2021 survey year to
2031 forecast year are 1.0756 for the AM peak and 1.0751 for the PM
peak (as shown attached).

6.3. The former Grampian Foods site on the B1077 Buckenham Road
(planning application 3PL/2015/0546/O) along with 1,200 dwellings of
the Attleborough SUE development (application 3PL/2017/0996/O) are
considered as committed as committed development (with 1,000 SUE
dwellings being previously considered as committed to 2029). The 1,200
dwellings of the Attleborough SUE development is the maximum
permitted before the completion of a new link between Sation Road and
London Road and therefore represents its likely worst case at site access.

6.4. The first phase of the care and community development (application
3PL/2023/1152/F) is also considered to be committed based on the trips
shown in Table 3. Trip distribution at the access, except for retail trips,
are based on observed turning proportions at the Buckenham
Road/Blenheim Drive junction associated with the Grampian Foods
assessment.

6.5. For the retail use, trips remain considered as linked/pass-by at the site
access. The north/south split of trips ware taken based on the ratio of
northbound/southbound trips on the B1077 from a traffic survey of the
Maurice Gaymer Road junction in November 2021. These trips are added
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8.2. It is therefore concluded that in terms of access, accessibility to services, 
other modes of transport and the public transport provision, the 
development is likely to meet all necessary transport policy criteria. 

8.3. I trust the foregoing is satisfactory but if we can be of any further 
assistance, please do not hesitate to contact us. 

Yours sincerely 

Duncan Palmer  BSc (Hons) MCIHT MTPS 
Transportation Engineer 
on behalf of Richard Jackson Limited 

Encs: Figure 1 - Site Location Plan 
Drawings 542-25 sk0100 P1 & 61132/PP/SK04A 

 TEMPro Data  
Traffic Matrices 
Junctions 9 Model 

 
CC: Iain Hill – Bidwells LLP 











AM - Observed (25/11/2021 0745-0845) PM 2021 Observed (25/11/2021 1615-1715)
From \ To B1077 (n) Site Access B1077(s) From \ To B1077 (n) Site Access B1077(s)
B1077 (n) 0 0 478 B1077 (n) 0 0 369
Site Access 0 0 0 Site Access 0 0 0
B1077(s) 407 0 0 B1077(s) 572 0 0
Flows on B1107 north of junction with Maurice Gaymer Road (inclusive of 2No U-turners at junction in each peak)

AM - 2031 PM - 2031
From \ To B1077 (n) Site Access B1077(s) From \ To B1077 (n) Site Access B1077(s)
B1077 (n) 0 0 514 B1077 (n) 0 0 396
Site Access 0 0 0 Site Access 0 0 0
B1077(s) 438 0 0 B1077(s) 615 0 0
Growth Factor 2021-2031 : 1.0756 Growth Factor 2021-2031 : 1.0751

AM - Grampian Foods (App. 3PL/2015/0546/O) PM - Grampian Foods (App. 3PL/2015/0546/O)
From \ To B1077 (n) Site Access B1077(s) From \ To B1077 (n) Site Access B1077(s)
B1077 (n) 0 0 4 B1077 (n) 0 0 74
Site Access 0 0 0 Site Access 0 0 0
B1077(s) 65 0 0 B1077(s) 29 0 0

AM - Attleborough SUE (App. 3PL/2017/0996/O) PM - Attleborough SUE (App. 3PL/2017/0996/O)
From \ To B1077 (n) Site Access B1077(s) From \ To B1077 (n) Site Access B1077(s)
B1077 (n) 0 0 111 B1077 (n) 0 0 259
Site Access 0 0 0 Site Access 0 0 0
B1077(s) 311 0 0 B1077(s) 106 0 0
Trips for 1,200 Dwellings

AM - Phase 1 (App 3PL/2023/1152/F) (Ex Retail) PM - Phase 1 (App 3PL/2023/1152/F) (Ex Retail)
From \ To B1077 (n) Site Access B1077(s) From \ To B1077 (n) Site Access B1077(s)
B1077 (n) 0 8 0 B1077 (n) 0 15 0
Site Access 16 0 1 Site Access 16 0 4
B1077(s) 0 11 0 B1077(s) 0 1 0

AM - Phase 1 (App 3PL/2023/1152/F) (Retail only) PM - Phase 1 (App 3PL/2023/1152/F) (Retail only)
From \ To B1077 (n) Site Access B1077(s) From \ To B1077 (n) Site Access B1077(s)
B1077 (n) 0 33 -32 B1077 (n) 0 36 -36
Site Access 26 0 31 Site Access 57 0 37
B1077(s) -27 28 0 B1077(s) -56 55 0
Trips taken as linked/pass-by therefore through movement descreased as a result of trips on site access

AM - Phase 2 PM - Phase 2
From \ To B1077 (n) Site Access B1077(s) From \ To B1077 (n) Site Access B1077(s)
B1077 (n) 0 3 0 B1077 (n) 0 4 0
Site Access 4 0 0 Site Access 7 0 2
B1077(s) 0 5 0 B1077(s) 0 0 0

AM - 2031 with Committed and Proposed Dev's PM - 2031 with Committed and Proposed Dev's
From \ To B1077 (n) Site Access B1077(s) From \ To B1077 (n) Site Access B1077(s)
B1077 (n) 0 44 598 B1077 (n) 0 55 693
Site Access 46 0 32 Site Access 80 0 42
B1077(s) 787 44 0 B1077(s) 693 57 0

Notes: 
All traffic flows are in PUC's. 
Values shown (and modelled) rounded to nearest integer, actual values are used in calculations.
HGV% taken from 2021 traffic data in TA and assumed to remain constant for simplicity as the relative affect is limited.



















Housing Land Availability Assessment: Stage 2 Additional Evidence 

 

APPENDIX 3 
TECHNICAL NOTE PREPARED BY ROSSI 
LONG 

 

 



 

Prepared for 

Castlemeadow Care Ltd 

 

Technical Note on Flood Risk and 
Sustainable Drainage 

 

Land at Whitehouse Lane 

Attleborough 

Norfolk 

 

 

 
RLC Ref: 251285 
 
July 2025 
 
Rev.00 
 
 
 
 
 
 





 

Castlemeadow Care Ltd 

 Land at White House Lane, Attleborough 

 

Limitations 

Rossi Long Consulting Ltd has prepared this Report for the sole use of Castlemeadow Care Ltd (“Client”) in 
accordance with the Agreement under which our services were performed [email dated 24th July 2025]. No 
other warranty, expressed or implied, is made as to the professional advice included in this Report or any 
other services provided by Rossi Long Consulting Ltd. This Report is confidential and may not be disclosed 
by the Client nor relied upon by any other party without the prior and express written agreement of Rossi 
Long Consulting Ltd.  

The conclusions and recommendations contained in this Report may be based upon information provided 
by others and upon the assumption that all relevant information has been provided by those parties from 
whom it has been requested and that such information is accurate. Information obtained by Rossi Long 
Consulting Ltd has not been independently verified by Rossi Long Consulting Ltd, unless otherwise stated 
in the Report.  

The methodology adopted and the sources of information used by Rossi Long Consulting Ltd in providing its 
services are outlined in this Report. The work described in this Report was originally undertaken during July 
2025 and is based on the conditions encountered and the information available during this period of time. 
The scope of this Report and the services are accordingly factually limited by these circumstances.  

Where assessments of works or costs identified in this Report are made, such assessments are based upon 
the information available at the time and, where appropriate, are subject to further investigations or 
information which may become available.   

Rossi Long Consulting Ltd disclaim any undertaking or obligation to advise any person of any change in any 
matter affecting the Report, which may come or be brought to Rossi Long Consulting Ltd’s attention after the 
date of the Report. 

Certain statements made in the Report that are not historical facts may constitute estimates, projections or 
other forward-looking statements and even though they are based on reasonable assumptions as of the date 
of the Report, such forward-looking statements by their nature involve risks and uncertainties that could 
cause actual results to differ materially from the results predicted. Rossi Long Consulting Ltd specifically 
does not guarantee or warrant any estimate or projections contained in this Report. 

 

Copyright 

© This Report is the copyright of Rossi Long Consulting Ltd. Any unauthorised reproduction or usage by any 
person other than the addressee is strictly prohibited. 
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1 Client Brief 

1.1 Rossi Long Consulting Ltd was instructed by Castlemeadow Care Ltd to prepare a Technical Note 

to support the Stage 2 Land Availability Assessment prepared by Bidwells on Behalf of 

Castlemeadow Care for Land at White House Lane, Attleborough (The Site) in the emerging 

Breckland District Council Local Plan.  The report centers on the relevant questions in the Breckland 

Council Call for Sites 2025 “Housing, Gypsy and Travelling Showpeople: Housing Land Availability 

Assessment”, March 2025, under the section “Flood Risk and Sustainable Urban Drainage”.  The 

questions are listed below; 

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

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? 

Q8:  Where appropriate has a Sustainable Urban Drainage Report(s) (SuDS) been prepared and 

submitted to the Council? 

1.2 This Technical Note is intended to act as the site specific flood risk assessment.  It also addresses 

sequential testing and acts as the Sustainable Drainage Systems (SuDS) report.  
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3 Question 5 

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

SFRA - Surface Water 

3.1 The Breckland District Council Level 1 Strategic Flood Risk Final Report, September 2024, (SFRA) 

has been interrogated with respect to Question 5.  Supporting information has been used as directed 

by the SFRA. 

3.2 The SFRA identifies surface water flow paths as affecting Attleborough and while it highlights 

flooding in Attleborough as an issue affecting the town but contains little detail is provided on specific 

locations.  The area around Station Road, to the east of the proposed site, is mentioned with respect 

to past incidents of flooding.  Table 5-1 refers to Ellingham Road (2019) due to surface water, various 

locations (2014- 17 and June 2017-January 2018) due to surface water and blockages and 

widespread locations in the district (Winter 202/21) due to surface water/drainage system 

blockage/failure combined with some fluvial flooding  

3.3 There is a surface water flow path affecting the proposed site, however, the flow path affects less 

than 50% of the site.  Appendix C of the SFRA classifies this as Medium Risk and suggests that 

“Development may be appropriate and consultations should be held with the Lead Local Flood 

Authority”. 

3.4 The flow path is not present in the 1% AEP mapping (Figure 3.2.1) and the 0.1% AEP mapping 

(Figure 3.2.2) appears to show that the site is the head of the flow path and that it is self-generated, 

indicating that the development of the site will reduce the level of surface water flooding.  It is 

suggested that this could be confirmed by future hydrological assessment as part of a planning 

application.   

3.5 The flow paths appear to be associated with the ditches.  Most notably, the ditch to the west of the 

woodland is cut against the slope resulting in the top of bank at the northern end being lower than 

the southern end, causing flows to “cut the corner” of the field.  This could potentially be resolved by 

maintenance to the ditch network. 

3.6 Level analysis indicates that the larger area of flooding shown on the 0.1% map is due to backing 

up of water from a culverted field access, causing shallow flows from overtopping the ditch where 

there is a low top of bank, with water running across the site as a relatively broad and shallow sheet 
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Summary 

3.14 The SFRA indicates that surface water flooding needs to be considered in future assessments but 

does not preclude development on the proposed site.  Initial appraisal suggests that the flooding 

shown on the EA mapping is largely site generated and can be easily mitigate through the 

implementation of SuDS and / or by maintenance of the exiting ditches on the site. 

3.15 Additional, more detailed investigation, and potentially hydraulic modelling will be required to support 

a planning application, in order to clarify the extent of flooding and design flood routing and floor 

levels.  This information would be assessed by the LLFA to ensure there is no adverse effect from 

any proposed development.  
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4 Question 6 

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

4.1 The Section 2 addresses the SFRA prepared for Breckland District Council and offers an initial 

appraisal of the level of flood risk to the proposed site.  This section offers additional detail specific 

to the site such that this document can be considered a site specific flood risk assessment for the 

purpose of the call to sites. 

Planning Policy and Flood Risk: National Planning Policy 

4.2 The National Planning Policy Framework (NPPF) was published by the Department for Communities 

and Local Government in March 2012 and updated in July 2021 and September 2023.  NPPF 

requires that flood risk is taken into account in the planning process, to avoid inappropriate 

development in areas at risk of flooding and to direct development away from areas at highest risk.  

The overall aim should be to steer new development towards Flood Zone 1.  As identified in Section 

2, the proposed site is in Flood Zone 1.  There are no restrictions to the type of development 

permitted within Flood Zone 1. 

4.3  Properly prepared assessments of flood risk will inform the decision-making process at all stages 

of development planning.  A Strategic Flood Risk Assessment is a study carried out by one or more 

local planning authorities to assess the risk to an area from flooding from all sources, now and in 

the future, taking account of the impacts of climate change, and to assess the impact that changes 

or development in the area will have on flood risk.  It may also identify, particularly at more local 

levels, how to manage those changes to ensure that flood risk is not increased.  A site-specific Flood 

Risk Assessment is carried out by, or on behalf of, a developer to assess the risk to a development 

site and demonstrate how flood risk from all sources of flooding to the development itself and flood 

risk to others will be managed now, and taking climate change into account.    

4.4 For site-specific Flood Risk Assessments the main study requirement is to identify the flood zone 

and vulnerability classification relevant to the proposed development, based on an assessment of 

current and future conditions.  A site-specific Flood Risk Assessment must demonstrate that the 

development will be safe for its lifetime, taking account of the vulnerability of its users without 

increasing flood risk elsewhere and, where possible, will reduce flood risk overall.  
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4.5 For sites in Flood Zone 1, the Flood Risk Assessment is principally required to consider the 

management of surface water run-off together with flood risk from sources other than rivers and the 

sea.  Surface water arising from a developed site should, as far as practicable, be managed in a 

sustainable manner to mimic the surface water flows arising from the site prior to the proposed 

development, while reducing the flood risk to the site itself and elsewhere, taking climate change 

into account. 

Local Planning Policy 

4.6 Policy ENV9 of the adopted Breckland Local Plan states the following; 

 
Figure 4.6.1:Policy ENV09 Part 1 
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Figure 4.6.2:Policy ENV09 Part 2 

4.7 Norfolk County Council policy as the Lead Local Flood Authority (LLFA) is published in their 

document “Lead Local Flood Authority Statutory Consultee for Planning – Guidance Document 

Version 6.1, October 2022.  This guidance seeks to ensure that the requirements of both national 

and local planning policies are met by proposed developments in terms of flood risk and surface 

water management.  This includes mitigation on the impact of run-off rates and volumes caused by 

new development and ensuring that appropriate pollution control measures are included in designs 

for the drainage of new development.  In order to ensure that the proposals satisfied local policy 

requirements, pre-application consultation was undertaken with the LLFA and the drainage and flood 

risk proposals contained in the report reflect what was agreed during that consultation. 

Ground Conditions and Hydrogeology 

4.8 British Geological Survey (BGS) mapping shows that the site is principally situated upon superficial 

geology of Lowestoft Formation – Diamicton.  The Lowestoft Formation forms an extensive sheet of 

chalky till, together with outwash sands and gravels, silts and clays.  On the south-west side, the 

Lowestoft Formation is shown as Sand and Gravel.  The underlying bedrock geology is Lewes 

Nodular and other Chalk Formations – Chalk: 
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4.9 Site investigation has been carried out on the adjacent site to the west as part of Application 

reference 3PL/2023/1152/F comprising a series of windowless sampler boreholes to depths of up 

to 5.0m below ground level (bgl), and machine dug trial pits excavated to depths between 1.0m to 

2.5m bgl.  Infiltration testing to BRE Digest 365 was attempted in 3No. trial pits.  Two of these 

provided trial pit logs and infiltration rates close to the western boundary of the proposed site.  

Geological mapping suggests that the ground conditions are likely to be consistent across both sites. 

4.10 For the adjacent site the Lowestoft Formation was typically encountered as soft to stiff, sandy, silty, 

gravelly CLAY with gravel composed of flint and chalk.  Lenses of orange, medium sand were 

recorded in the Lowestoft Formation in WS512 & WS513.  Ground conditions encountered were 

considered to be consistent with the mapped BGS survey data.  

4.11 Some high ground water was encountered across the adjacent site but it was not consistent, 

appearing to be locally perched water.  Additional intrusive investigation will need to be undertaken 

to confirm to the conditions on the proposed allocation site, however, indications are that the natural 

infiltration rate of the underlying soils will allow the use of high level infiltration such as permeable 

paving. 

4.12 According to the Regional Hydrogeology Map of Northern East Anglia, the Chalk Formation is the 

Principal Aquifer for the area.  The mapping indicates that the minimum hydrostatic level of the Chalk 

water table in the vicinity of the site is a little more than 30m AOD.  Site ground levels are 

approximately in the range 35m to 38m AOD and the groundwater table is therefore estimated to be 

in the region of 3m or 4m below site ground levels.  A BGS historic borehole record for a borehole 

nearby shows an ‘at rest’ groundwater level at 3.0m bgl, which is consistent with the map data.  This 

is further reinforced by on-site testing submitted with application ref: 3PL/2023/1152/F showing 

multiple test sites with water levels approx. 3m BGL or less. 

4.13 The aquifer designation map identifies different types of aquifer – underground layers of water-

bearing permeable rock or drift deposits from which groundwater can be extracted.  The aquifer 

status of the site is linked to the underlying soil types.  For the superficial geology the aquifer 

designation is ‘Secondary B’, and for the solid bedrock geology the aquifer designation is ‘Principal 

Aquifer’.  

4.14 A groundwater Source Protection Zone (SPZ) is an area of protection placed around abstraction 

sites that supplies groundwater of potable quality.  The Gov.UK Magic Map Application shows the 

site is located within a Groundwater Source Protection, Zones I and II. (see below): 
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5.4 It is suggested that detailed modelling need to be undertaken to confirm the potential volume of 

water that may be generated from off-site that could cause surface water flooding on-site (excluding 

the site to avoid double counting) and storage, in the form of freeboard to the attenuation basins 

allowing residual surface water flooding to be stored on site, can be checked to ensure there is no 

loss of storage for off-site flows. 

5.5 In addition, the proposed development area leaves a flood routing corridor available for safe 

conveyance of any residual surface water flooding.  As such, any residual surface water flooding 

would be above the design event (1 in 100 year + CC event ) and 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. 

5.6 As development can be located outside the areas of the highest flood risk, accounting for 

adjustments to the existing surface water flood envelope that are likely to result from the site 

benefiting from a sustainable drainage system, the housing is not likely to be located in areas at risk 

of flooding from any sources.  Consequently, while sequential testing should be addressed by a 

future FRA accompanying a planning application, a Sequential Test would not be required at this 

stage in accordance with paragraph 175 of the NPPF. 

5.7 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. 
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6 Question 8 

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

Introduction 

6.1 The National Planning Policy requires that, for planning applications relating to major development 

(development of 10 dwellings or more) or equivalent non-residential or mixed development, 

sustainable drainage systems for the management of run-off are put in place, unless demonstrated 

to be inappropriate.  Sustainable Drainage Systems (SuDS) is an approach to managing surface 

water which seeks to slow down and reduce the amount of run-off from a development, mimicking 

natural drainage systems as far as possible as opposed to using traditional drainage methods which 

involve piping water off-site as quickly as possible.  

6.2 The SuDS approach helps to ensure downstream flood risk is not increased whilst also reducing the 

risk of pollution to receiving water bodies.  In addition, adopting SuDS techniques gives 

developments the opportunity to provide green corridors that link to existing natural spaces, thus 

enhancing biodiversity as well as creating an environment that can benefit the overall quality of life 

for local residents and the wider community.   

6.3 The benefits of SuDS can broadly be split into the four categories, i.e. water quantity, water quality, 

amenity and biodiversity.  These are known as the Four Pillars of SuDS: 

6.4 It is also a requirement of the NPPF that the development does not increase flood risk elsewhere.  

Regulators will normally require that, for the range of annual flow rate probabilities up to and 

including the 1% annual probability (1 in 100 year event), the developed rate of run-off should be no 

greater than the undeveloped rate of run-off for the same event.  Exceptions only apply where it is 

not practical to achieve this due to the size of the hydraulic control unit.  The purpose of this is to 

retain a natural flow regime in the receiving watercourse and not increase peak rates of flow for 

events of an annual probability greater than 1%. 

6.5 Norfolk County Council (NCC) is the Lead Local Flood Authority (LLFA) for this area and are a 

consultee for planning applications.  Any future planning application would be expected to comply 

with National and Local policy and this section is an appraisal of the ability of The Site to benefit 

from a compliant sustainable drainage system.  To comply, the system should be able to deliver 

adequate performance in a number of areas. 
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Surface Water Drainage Strategy – Water Quantity 

6.6 The first of these areas is Water Quantity.  A development on The Site should reduce the rate, and 

preferably volume, of the water being discharged from the site for larger storm events, thus reducing 

flood risk downstream.  It should safely store water as required and be sized to manage any third 

party flows entering the site.  A preliminary design of a surface water drainage system has been 

undertaken, based on the indicative layout, to demonstrate viability.  A drainage strategy drawing 

and calculations have been appended to this Technical Note.  The drainage strategy is based on 

the following; 

i. Site investigation has been completed for the adjacent site highlighted perched groundwater 

and expected poor infiltration rates in the saturated CLAY layers, with functional rates found 

at higher level and in unsaturated soils. 

ii. Private roads, driveways and parking spaces are assumed to have permeable surfaces to 

allow for any natural infiltration to occur into the subsoil. 

iii. Roof run-off shall be directed to a receiving drainage system for attenuation and controlled 

run-off into the existing surface water drainage network.  The main part of the system would 

be expected to the offered for adoption to Anglian Water. 

iv. Access would typically be by adoptable estate roads which would fall to a roadside filter drains 

via a filter strip.  Roads would have flush kerbing to allow water to shed from the carriage to 

the filter strips.  The filter drains would allow for any natural infiltration to occur into the subsoil 

wherever possible, but they may drain to the receiving drainage system but no infiltration is 

assumed for the road corridor.   

v. The detention basins have been sized based on the indicative layout to attenuate the run-off 

from roofs and highway for all storm events up to and including the 1% AEP event +40% 

allowance for climate change.  This includes Urban Creep and Pervious Uplift in accordance 

with LLFA policy. 

vi. For the purpose of this assessment the total maximum discharge rate of 3.0l/s has been 

assumed.  Run-off rates will need to be agreed with the LLFA as part of any planning 

application. 
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vii. The ditch network on White House Lane downstream from the site is known to have capacity 

problems, which was the reason for the adjacent site discharging to an alternative location.  

The drainage system for The Site will discharge to the same location as the adjacent phase, 

which will require pumping.  If it can be shown that the network on White House Lane can be 

repaired, discharge directly to the adjacent ditch may be possible.  This could be investigated 

as part of a future planning application. 
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Surface Water Drainage Strategy – Water Quality 

6.7 CIRIA guidance requires all run-off should be treated to remove a range of contaminants prior to 

discharge to the environment.  CIRIA guidance C753 ‘The SuDS Manual’ describes the process to 

be followed to assess the site classification in terms of pollution risk and the mitigation measures 

that should be put into place to adequately reduce the risk of pollution to the environment. 

6.8 Table 4.3 from C753 provides minimum water quality management requirements for discharges to 

receiving surface waters and groundwater.  For residential roofs the pollution hazard level is given 

as ‘very low’ and for external paved areas, such as driveways, residential car parks and low traffic 

estate roads, the hazard level is given as ‘low’.  For these levels of hazard the ‘simple index 

approach’ is recommended to formulate the appropriate mitigation measures for the site, as 

indicated in Table 26.2 below: 

 
Figure 9.1: Pollution Hazard Indices 

6.9 Pollution hazard indices are given for different land use classifications and the indices relevant to 

housing sites are 0.2, 0.2 & 0.05 for roof areas and 0.5, 0.4 & 0.4 for external paved areas and 

estate roads. 
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6.10 Typical mitigation indices are provided in Tables 26.3 and 26.4 of C753 for various types of SuDS 

components, and SuDS techniques should be selected to provide a mitigation index at least equal 

to the pollution hazard indices indicated above.  Tables 26.3 & 26.4 are reproduced below: 

 
Figure 9.2: Mitigation Indices – Surface Waters 

 
Figure 9.3: Mitigation Indices – Discharge to Ground 
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6.11 SuDS techniques should be selected to provide a mitigation index at least equal to the pollution 

hazard indices using the following formula: 

The Total Mitigation Index = Mitigation Index (1) + 0.5 Mitigation Index (2) 

6.12 The use of SuDS techniques prior to discharge to surface or groundwater can usually be shown to 

provide mitigation indices that exceed the potential hazard indices and provide a satisfactory solution 

to pollution control complying with a second Pillar of SuDS, ‘Water Quality’.  A detailed assessment 

would be expected to accompany a planning application and would require the approval of the LLFA. 

Amenity and Biodiversity 

6.13 Chapter 5 of The CIRIA SuDS Manual presents how sustainable drainage systems can be utilised 

to enhance amenity in the urban environment.  Table 5.2 below outlines the amenity design criteria 

and offers examples on how such criteria can be met: 

 
Figure 10.1: Amenity Design Criteria 

6.14 The drainage proposals for the site will be required by the LLFA to utilise a number of SuDS features 

which will provide amenity benefits for the development for the development, thus meeting the third 

Pillar of SuDS, ‘Amenity’: The layout provided shows the use of attenuation basins and other SuDS 

features that provide excellent opportunities for biodiversity improvements. 
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6.15 10.2 Chapter 6 of The CIRIA SuDS Manual offers guidance on how sustainable drainage systems 

can be utilised to enhance biodiversity in the urban environment.  Table 6.1 below outlines the 

biodiversity design criteria and offers examples on how such criteria can be met: 

 
Figure 10.3: Biodiversity Design Criteria 

6.16 The drainage proposals for the site will be required by the LLFA to utilise a number of SuDS features 

which will provide biodiversity benefits for the development, thus meeting the fourth Pillar of SuDS, 

‘Biodiversity’.  The layout provided shows the use of attenuation basins and other SuDS features 

that provide excellent opportunities for biodiversity improvements. 

Management and Maintenance 

6.17 To ensure Sustainable Drainage Systems sustain their functionality throughout the lifetime of the 

development, maintenance is vital.  It is expected that a management and maintenance plan would 

be provided as part of a future planning application to be approved by the LLFA. 

Foul Drainage   

6.18 The first priority under the Building Regulations is for foul drainage to connect to a public foul sewer 

system.  Only if a public foul sewer is not available, should an alternative means of disposal be 

considered.  

6.19 As discussed above, Anglian Water records indicate that a foul sewer is available in Station Road 

and Whitehouse Lane.  Consequently, the proposed foul drainage strategy will be to drain to the 

public sewer in Station Road.  This is likely to require a new pumping station; however, a pumping 

station will be provided to serve the adjacent development and it may be possible for the proposed 
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site to gravitate to this pumping station.  Which option is utilised can be determined as part of a 

future planning application.: 

6.20 The site is within the Attleborough Water Recycling Centre area.  Anglina Water are currently 

objecting to connections to more than half of Norfolk’s treatment works due to capacity limitations 

and difficulties in complying with EA permits.  Anglian Water is obligated to accept the foul flows 

from the development with the benefit of Planning Consent and has stated they would take the 

necessary steps to ensure that there is sufficient treatment capacity should planning permission be 

granted.   

Summary 

6.21 This Technical Note contains an analysis of Sustainable Drainage and constitutes a Sustainable 

Drainage Report.  The analysis indicates that The Site is able to support a sustainable drainage 

system in accordance with local and national policy. 
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Topographical Survey 
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Drainage Strategy Plan 
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Drainage Attenuation Volume Calculations 
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APPENDIX 2 
LETTER FROM ATTCARE DATED 12 
DECEMBER 2025 

 

 

 



 

1 | P a g e  
 

Attleborough Health, Care & Wellbeing Trust Charity  
Registration 1173821 

c/o Alma House, Station Road,  
Attleborough, Norfolk NR17 2AS 

Email: attcare21@gmail.com 
 

12th December 2025 
 
Dear Sirs, 
Castlemeadow Care Site, Buckenham Road,  Attleborough – Phase 2 
 
The local charity, ATTCARE, has been closely involved with this project since considering the 
site in 2017. See Planning ref: 3PL/2023/1152/F 
We have assisted to facilitate the initial conversations that formed part of the long term 
aims of Attcare for contributions to health and well-being while proving a range of care 
provision in context. 
 
We admire the well-considered and professional design within the phases of this 
application. The sensible investment gives an opportunity for a wide range of facilities, in a 
single area, to cater for a mixed community that addresses key needs in the town on a 
neglected “Brown Field” site. We support the planned extension of this much needed Care 
Village. 
 
The proposals indicate an important addition to Attleborough that avoids isolation or 
Ghetto feeling. 
 
Yours faithfully, 
 
George Ridgway 
George Ridgway 
Chair of the Board of Trustees 
ATTCARE 




