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FOREWORD

We acknowledge the importance of providing comprehensive and robust 
information to support the Stage 2 assessment of potential development 
sites to be included within the updated Local Plan. We appreciate the tight 
timescales involved and remain committed to assisting Breckland Council in 
ensuring that all proposed allocations can be demonstrated to be suitable, 
available, viable, and deliverable.

This document has been prepared to deliver the requested information in 
ƭƛƴŜ ǿƛǘƘ ǘƘŜ ά/ŀƭƭ ŦƻǊ {ƛǘŜǎ нлнр ς!ǎǎŜǎǎƳŜƴǘΥ {ǘŀƎŜ нέ ƎǳƛŘŀƴŎŜΦ ²ƘŜǊŜ 
relevant, we have confirmed and expanded upon the information already 
submitted as part of the original site proposal. In areas where final technical 
reports (e.g., drainage or access) are still in progress, we have provided 
interim details to demonstrate alignment with statutory requirements and 
the site's potential to meet all necessary criteria.

We trust this submission will support a thorough and timely review of our 
site. Should you require any clarification or further detail, we would be 
happy to assist.
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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 proposed development of approximately 50 dwellings 
will be accessed via two points: a primary access from 
Bracken Rise and a secondary access via the private drive at 
West Hall Drive.

The primary access will extend from the existing Bracken 
Rise carriageway and route through the proposed first 
phase of development, providing a continuous and legible 
layout. Bracken Rise is a lightly trafficked residential road 
with a straight alignment and good visibility, making it well-
suited to serve as the main point of access. The proposed

ACCESSANDLOCALHIGHWAY

NETWORK
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access will be designed to accommodate a 5.5m 
carriageway two footways on either side of the road.

There are no known physical or legal constraints along 
Bracken Rise that would impede the formation of a safe 
and suitable access. The road benefits from sufficient 
width, low traffic volumes, and an absence of visibility or 
topographical issues.

A secondary access is proposed via the existing private 
drive at West Hall Drive, enhancing overall site movement. 
This secondary route is anticipated to primarily support 
pedestrian and cycle connectivity, subject to detailed 
design.

The internal road layout will be designed to adoptable 
standards, with suitable provision for vehicle turning and 
on-site parking.

It is also noted that vehicular access from Bracken Rise has 
previously been granted planning permission under ref: 
3PL/2023/1179/F, confirming the principle of access at this 
location albeit for a smaller scale development.
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Q2: Have any significant and evidenced highway 

issues been identified relating to the site? 

No significant or evidenced highway issues have been 
identified in relation to the new access off Bracken Rise, 
Mundford. 

Bracken Rise itself is a residential cul-de-sac that connects 
efficiently to the B1108, a primary route providing access 
to the A1065 and wider regional network. The additional 
vehicle movements generated by a development of this 
size are expected to be relatively modest This level of 
increase is not considered to place undue pressure on the 
existing road infrastructure or junction capacities.

The site also benefits from proximity to existing footways 
and the potential to enhance connectivity through new 
pedestrian links.

While a small number of minor accident have been recoded 
along CranwichRoad, its connection with Bracken Rise 
holds no visibility limitations. There are also no congestion 
hotspots within the immediate vicinity of the proposed 
access, and no site-specific highway constraints have been 
recorded to date.
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Q3: Does the site have suitable access to public

transport, or can new services be provided?

The village of Mundford, benefits from a modest but

functional public transport network primarily served by

localbusroutes.

Thesite lies within walkingdistance(approximately300m)

of the Old Schoolbusstopslocatedalongthe St[ŜƻƴŀǊŘΩǎ

Street. This stop offers connections to Thetford, YƛƴƎΩǎ

Lynnandbeyond.

Train servicesare availablefrom Brandon and Thetford,

both stationsconnectto Norwich,CambridgeandLondon.

There is also an established footpath and cycle way

network connectingBrackenRiseto the coreof Mundford

and its amenities, these include the school, shops and

other localservices.

Please refer to Appendix D, Development Site

Screening Report, to view transport maps.

TRANSPORT
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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?

The site off Bracken Rise in Mundford benefits from 

close proximity to a range of essential services and 

community infrastructure, supporting its sustainability 

as a residential development location:

Education provision

The site is within walking distance of Mundford Church 

of England Primary Academy, providing convenient 

access for families with school-aged children. 

Secondary education is available at Iceni Academy in 

nearby Methwold or the Breckland High School in 

Brandon both accessible by local bus or car.

SERVICESANDFACILITIES
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Health facilities

Brandon Medical Practice and Watton Medical Practice 

are both within short driving distance, offering access 

to GP services. Pharmacies are also available in 

Brandon and Watton.

Local green space and community/recreation 

facilities

The site is well placed for access to Mundford 

Recreation Ground, play areas, and the surrounding 

Thetford Forest area, which provides extensive 

opportunities for walking, cycling, and outdoor 

recreation.

Local shops and services

Mundford has a village shop/post office, pub, hotel, 

and takeaway, providing essential day-to-day services 

within walking distance of the site.

These linkages support the siteôs role in delivering 

sustainable development, consistent with national 

planning policy and Brecklandôs Local Plan objectives.

Please refer to Appendix D, Development Site

Screening Report, to view education maps local

amenities.
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Q5: Are there any significant concerns set out in the SFRA ï

Stage 1 which could impact on the delivery of the site?

No, a detailed site-specific Flood Risk Assessment has been 

prepared by G.H. Bullard & Associates LLP in support of the 

proposed development north of Bracken Rise, Mundford.

The FRA confirms that:

ÅThe site is located within Flood Zone 1 (low risk of fluvial or 

tidal flooding).

ÅAll sources of flood risk (fluvial, tidal, pluvial, groundwater, 

infrastructure failure, and historic flooding) have been 

assessed.

ÅThe risk of flooding is considered to be low across all 

sources, with no historic flood incidents recorded at or near 

the site.

For full details drainage strategy prepared by G H Bullards

please refer to Appendix E. For details of site screening report 

please refer to Appendix D.
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Q6: Has a site-specific flood risk assessment been 

carried out and appropriate mitigation measures 

agreed with the Lead Local Flood Authority been 

agreed? 

Mitigation measures have been incorporated into the 
drainage design, which has been developed in accordance 
with national policy (NPPF), 

The drainage approach aligns with Sustainable Drainage 
Systems (SuDS) best practice and is supported by 
infiltration testing and hydraulic calculations. These 
demonstrate that surface water can be effectively 
managed on-site without increasing flood risk elsewhere.

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 all development lies outside  of land at risk of flooding.
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Q8: Where appropriate has a Sustainable Urban 

Drainage Report(s) (SuDS) been prepared and 

submitted to the Council?

Yes, a comprehensive Sustainable Urban Drainage Strategy 
has been prepared as part of the Flood Risk Assessment 
and Drainage Strategy.

The report confirms that SuDShave been fully considered 
and incorporated into the drainage design. The strategy is 
based on infiltration, supported by site-specific infiltration 
testing, and includes the following features:

Å Individual plot soakawaysfor roof runoff.

ÅPermeable paving for driveways and shared private 
surfaces.

ÅAn infiltration basin serving the adoptable access road.

The strategy is designed to manage runoff for up to the 1% 
Annual Exceedance Probability (AEP) plus 40% climate 
change event, without causing flooding on or off-site. It 
aligns with national guidance (CIRIA SuDSManual C753) 
and local policy.

For full details drainage strategy prepared by G H 

Bullards please refer to Appendix E
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Q7: Will the proposal involve the re-use of suitable 

previously developed land/buildings?

The site has no history of structure being present 

within its boundaries and as a result there is no 

opportunity re-use previously developed land/ 

buildings.

Tithe Map

NCC 19881846 to 1960

OS First Edition
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Q10: has the proposal demonstrated high standards of 

design that:

1. Complements and enhance its context

The scheme will be carefully designed to respond to 

the local character of Mundford. It will use a varied but 

coherent palette of materials that reflect the aesthetic 

of traditional Norfolk architecture. This will help the 

development blend seamlessly into its semi-rural 

surroundings. The layout respects existing landscape 

features, including mature hedgerows and tree lines, 

reinforcing a sense of continuity with the surrounding 

environment.

2. Follows Inclusive Processes of Engagement

The design process has incorporated early and 

ongoing engagement with local stakeholders, including 

planning discussions with Breckland Council as part of 

the approve planning permission granted in 2023 unde

ref: 3PL/2023/1179/F. Comments received have 

informed the layout and scale of the scheme, ensuring 

that the development reflects local needs and 

concerns, particularly around access, character, and 

drainage.

3. Helps Deliver Better Integration with Nature

The development proposes an ecologically sensitive 

layout, including:

ÅA landscape-led design retaining existing natural 

features

Å Incorporation of SuDS features such as drainage 

basins to manage water sustainably.

ÅCreation of biodiversity-rich green corridors and 

habitat spaces throughout the site This enhances 

connectivity for wildlife and ensures that nature is 

embedded in the everyday experience of residents.

4. Encourages Active Travel and Mitigates the Impacts 

of Vehicles

The internal road layout can include shared surfaces 

and traffic-calming design to promote pedestrian and 

cyclist safety. Footpath connections are proposed to 

link with the wider village network and nearby public 

rights of way, encouraging walking and cycling. 

Adequate cycle storage, EV charging infrastructure, 

and a low-speed environment help reduce car 

dependency and future-proof the site for sustainable 

mobility.

5. Creates Beautiful Places with Distinctive Local 

Identity

The proposal avoids a generic housing layout in favour

of a characterful, place-based approach. Varied 

building forms and rooflines, strong street frontages, 

and sensitive landscape treatments contribute to an 

attractive and legible public realm. The use of locally 

appropriate materials and vernacular design 

references ensures that the development contributes 

positively to Mundfordôssense of place.

6. Embeds Climate Responsive Design

The scheme incorporates passive solar design 

principles maximising southern orientation where 

possible to improve energy efficiency. Homes are 

designed to exceed current energy performance 

standards, with potential for integration of solar PV 

panels and heat pumps. The use of sustainable 

drainage, local planting schemes, and low-impact 

materials further supports climate resilience.

To see an example of a Clayland sales brochure  

please refer to Appendix F
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