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

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

1.2 Abel Homes are promoting land north of Watton Road (ref: 162) and land south of Watton Road 
(ref: 163), Great Ellingham. The Site were previously put forward as a suitable location for 
residential development through the Call for Sites (Housing Sites Submissions) consultation in 
February 2024. A subsequent suite of technical evidence was submitted by Bidwells, on behalf of 
Abel Homes in July 2025 to support the Council in responding to 14 key questions in their Stage 2 
Site Assessments (ref. 162 & 163); this is attached at Appendix 1. 

1.3 Breckland Council’s Regulation 18 Draft Local Plan has not included any sites within Great 
Ellingham as a proposed allocation.  

1.4 Following on from a representation prepared by Bidwells on behalf of Abel Homes titled: 
‘Comments on Development Management Policies’ it is highlighted under comments on HOU 02, 
that Breckland are unlikely to be able meet the housing figures set within the policy, and will need 
to identify additional sites. 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 and provides further evidence as to why the sites North and South of Watton Road are 
suitable locations for development and should be allocated in the Draft Local Plan. 
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2.0 Comments on Regulation 18 Draft Local Plan, Site 
Reference: 162 (Land North of Watton Road) & 
163 (Land South of Watton Road) 

2.1 The identification of Land North and South of Watton Road as ‘Discounted’ sites and, therefore, 
not allocated within Preferred Options, is not supported by Abel Homes. As set out in earlier 
Representations, the two sites within Great Ellingham are entirely deliverable, and capable of 
making a valuable contribution towards satisfying the Council’s housing needs during the early 
stages of the Plan period.   

2.2 Both sites were given the following justification for being discounted: 

“While it is recognised that there may be some merit in this site, further allocations are not 
considered to be needed or appropriate in this part of the district - due to other allocations or 
development in the local area.” 

2.3 As per the representation submitted on behalf of Abel Homes titled: Comments on Development 
Management Policies, it is evident that the Council will be required to identify additional sites to 
meet their housing need during the plan period. Land North and South of Watton Road, Great 
Ellingham, as detailed below, are considered to be entirely deliverable in accordance with the tests 
in the National Planning Policy Framework. Whilst it is recognised that Great Ellingham has taken 
a substantial amount of development within the past 5 years, its facilities and location close to 
Attleborough and the A11 means it remains an ideal location for growth. 

Confirmation of Deliverability 

2.4 In accordance with the National Planning Policy Framework glossary definition of ‘deliverable’, 
Land North and South of Watton Road represents suitable locations for housing development, is 
available now and there is a realistic prospect that housing will be delivered on the site within 5 
years. 

Suitable 

Sustainable Location and Landscape Character 

2.5 The sites are located to the west of the village and represent an excellent opportunity for growth in 
Great Ellingham, which is identified as a ‘Local Service Centre’ within the Adopted Local Plan and 
as a ‘Primary Parish’ in the Emerging Local Plan. It is considered that the Primary Parish status is 
not reflective of the recent population growth the settlement has seen within recent years and the 
village could easily be elevated up the Settlement Hierarchy to a Key Service Parish. The village 
occupies a highly sustainable location and is within close proximity and easy access to 
Attleborough and the A11, and the services and facilities it provides.  

2.6 Planning permission was granted in 2019 for the development of 153 dwellings, a new village shop, 
village hall and allotments (Ref: PL/2018/0852/F) on land immediately to the north of site 163 and 
east of site 162; a development which extends the existing built-up area of Great Ellingham to the 
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west and demonstrates the suitability of this location for housing growth. Furthermore, this approval 
connects site 162 to the existing built-up area of Great Ellingham. The consented scheme is in the 
process of being built implemented. 

2.7 The sites are in close proximity to a range of services and amenities within Great Ellingham, which 
include a Primary School (0.3-0.4 miles), Farm Shop (0.5-0.6 miles), Pub (0.4-0.6 miles), and a 
Post Office (0.1-0.6 miles), which would meet the day to day needs of existing residents. The village 
itself is located close to Attleborough which is defined as a Market Town within the Emerging Local 
Plan. As a Market Town, within Attleborough there is a high street containing a supermarket, 
convenience stores and cafes/restaurants. Attleborough also has a surgery, primary school and 
secondary school.  

Highways, Accessibility and Highway Capacity 

2.8 New highway improvements, consisting of a roundabout at the junction of Hingham Road with 
Attleborough Road and Chequers Lane, were brought forward through Ref: 3PL/2018/0852/F and 
3PL/2018/1021/F, and have since been built out meaning Great Ellingham has suitable highway 
infrastructure to support additional development. 

2.9 The sites are also 0.1-0.3 miles (Stop ID: NFOAPAWG) and 0.3-0.5 miles (Stop ID: NFOAPAWP) 
from the nearest bus stops, which provide sustainable transport services to Norwich City Centre 
and Watton. Buses to Attleborough and Watton run 5 times a day, 6 days a week, with buses to 
Norwich running once a day. There is potential for new bus stops to be created closer to the site, 
and this will be explored at the application stage. 

2.10 As part of any subsequent planning application, a Travel Plan will be prepared on behalf of Abel 
Homes and submitted in support of the planning application. 

2.11 With regards to access improvements, Watton Road would be widened to 6m across the 
development frontage. For land to the South of Watton Road, a cycleway is to be provided across 
the site frontage connecting to the existing footway by the Great Ellingham Recreation Centre. For 
land to the north, a 3m wide shared use footway/cycle way travelling from the site along Watton 
Road connecting to the existing footway by the Great Ellingham Recreation Centre. Preliminary 
access proposals were submitted in July 2025 for both sites as part of the Stage 2 Additional 
Evidence (Appendix 1). 

2.12 There are no significant or evidenced highway issues relating to either site. Any new development 
can be served from Watton Road, with a junction layout designed to suit the proposed quantum of 
development. 

Flood Risk 

2.13 The sites are in Flood Zone 1 (lowest risk from tidal and fluvial flooding). Whilst very small areas 
have a 1 in 30 year risk from surface water flooding it is considered that the site can be developed 
with no built development (including access or escape routes, land raising or other potentially 
vulnerable elements) in the areas at risk, or appropriate mitigation can be provided. 

2.14 The sites will incorporate Sustainable Drainage Systems, which will provide multifunctional benefits 
in accordance with paragraph 182 of the NPPF. The precise details will be confirmed at planning 
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application stage and will include details of long-term management and maintenance of all SuDS 
features. There is no evidence that a suitable surface water drainage strategy cannot be developed 
on site. Any application will incorporate Sustainable Drainage Systems, which will provide 
multifunctional benefits in accordance with paragraph 182 of the NPPF. 

2.15 There are no known technical constraints to the delivery of the site. It is in Flood Zone 1, at low risk 
of tidal and fluvial flooding. 

Utilities and Foul Drainage 

2.16 Broadband, power and water are located within close proximity of both sites. 

2.17 Anglian Water and UKPN will both be consulted and discussions will progress throughout the 
design stage. Anglian Water have confirmed that the Great Ellingham Sewage Treatment Works 
has capacity to accommodate additional foul water flows. 

Ecology and Green Infrastructure 

2.18 The proposals will 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. Proposed open space, play area and SUDS features will be designed to be 
multifunctional, combining recreation, amenity, and ecological value.  

Heritage 

2.19 There are no known heritage assets within either site. For the Land to the North of Watton Road 
(162), the closest listing is the Grade II Rose Farmhouse (located approx. 0.2 miles to the north-
east) and Grade II Bury Farmhouse (located approx. 0.5 miles to the south-east). For the Land to 
the South of Watton Road (163) the closest listing is located approximately 0.15 miles to the east 
(Grade I Church of St James; Grade II Church Farmhouse; Grade II Islay Farmhouse) and 0.06 
miles to the south east (1-5, 9, 10, 11 Church Street; Grade II Mill Farmhouse; Grade II Windmill 
and Grade II Grey Roofs). 

2.20 Neither site falls within a Conservation Area. 

Contamination 

2.21 The sites are not anticipated to be contaminated, given the long history both have of agricultural 
use with no known other land uses. There are no known ground stability issues in the area.  Any 
planning application would be accompanied by the necessary Preliminary Risk Assessment and, 
if required, Quantitative Risk Assessment, and any mitigation required is expected to be standard. 

2.22 In light of the above, it is considered that the proposed sites are entirely suitable locations for 
residential-led development. 
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2.23 As detailed above, the sites provide an opportunity, subject to the Council’s housing need, to 
increase the density of development to provide further housing, whilst satisfying the various policy 
requirements. 

Available 

2.24 The sites are currently in agricultural use and Abel Homes have the benefit of an Option Agreement 
with the landowner for both sites. There are also no legal or ownership impediments which enables 
the sites to be brought forward for development without delay. 

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

2.26 A planning application could be submitted in 2027/28 to ensure continuity of delivery. This would 
mean that the development of the site would, assuming the delivery of 30 units per annum, be 
complete by the end of 2030, within the first five years of the Local Plan. 

Viable 

2.27 The PPG states that it is not necessary to individually test each site, nor provide assurance that 
each site is viable. However, we are confident that the delivery of the site is viable having regard 
to the policy requirements of the Preferred Options Draft Plan. It comprises of greenfield land on 
the edge of an existing settlement, adjacent to an existing highway. There are no factors that we 
are currently aware of that would constitute exceptional development costs that would prevent the 
delivery of the site. 

2.28 Whilst no detailed assessment has been undertaken yet, development of the site for residential 
purposes is, as detailed above, considered viable in the context of the draft Local Plan, subject to 
the changes that have been sought by representations submitted on behalf of Abel Homes in 
respect of other policies. 

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

Summary 

2.30 The sites are suitable, available and viable, and is therefore deliverable. Development in this 
location would represent sustainable development, as defined within the National Planning Policy 
Framework. Great Ellingham, as a Primary Parish, is a suitable location for growth, and the 
foregoing text demonstrates the suitability of this specific site for housing development.  

2.31 Economically, development here in the period to 2042 would help sustain the Primary Parish and 
its services, which include the primary school and Rookery Meadows – a local Farm Shop. In 
addition, the village provides easy access to a range of employment opportunities and is in close 
proximity to the A11 ‘Norwich-Cambridge Tech Corridor’, which is a key focus for the delivery of 
growth and investment across the region. 
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2.32 Socially, the development would provide a mix of dwelling types, sizes and tenures to meet local 
needs, and the site is located in close proximity to an established community. It would benefit from 
access to the services within Great Ellingham and is also close to the Market Town of Attleborough, 
which provides a full range of amenities and services. 

2.33 Environmentally, neither site is subject to any designations. They are at low risk of flooding, and 
there are no known heritage assets on either site. The village benefits from public transport links 
to Norwich and Watton, providing opportunities for sustainable transport and thereby helping to 
reduce emissions. Development in this location would help safeguard other, more sensitive, 
locations. 

2.34 On this basis, we strongly support the allocation of Land North of Watton Road (162) and South of 
Watton Road (163), Great Ellingham in the emerging Local Plan to ensure the minimum housing 
requirements are met. As set out previously, and further evidenced above, the sites are deliverable 
and capable of making a significant contribution towards satisfying the Councils’ housing needs 
during the period to 2042.
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1.0 Introduction 
1.1 This document has been prepared by Bidwells LLP on behalf of Abel Homes to support the Housing 

Land Availability Assessment Stage 2 consideration of Land North of Watton Road, Great 
Ellingham. A Site Assessment Phase 1 Report was issued to Breckland Council as part of the call 
for sites exercise undertaken in February 2024 detailing how the site comprised a suitable location 
for residential development. 

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

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

1.4 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. 

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

● Preliminary Access Proposals Standard Junction General Arrangement, prepared by ASD 
Consultants, dated July 2025 (Ref: 1477.02/HWY/100). 
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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 Access is available via Watton Road. This can be enhanced to provide appropriate vehicular, cycle 
and pedestrian access to the site. Access to the site will be in accordance with NCC Highways 
requirements, as demonstrated by the Preliminary Access Proposals Standard Junction General 
Arrangement, prepared by ASD Consultants (Appendix 1), and will be suitable for the number of 
units allocated. 

2.2 The site is adjacent to new development to the east, which gained full planning permission in June 
2019 (ref: 3PL/2018/0852/F) and is in the process of being built out. The highway works associated 
with this development provide improved connectivity between this part of Great Ellingham and the 
services and amenities in the village. Accordingly, this has provided ease of access for pedestrians 
from land located to the north of Watton Road to the centre of Great Ellingham. Furthermore, there 
is the potential that the widening the B1077 to the south of the site could further enhance pedestrian 
accessibility if required. 

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

2.3 New highway improvements, consisting of a roundabout at the junction of Hingham Road with 
Attleborough Road and Chequers Lane, were brought forward through Ref: 3PL/2018/0852/F and 
3PL/2018/1021/F, and have since been built out. Accordingly, it is considered that Great Ellingham 
has suitable highway infrastructure to support additional development. 

2.4 With regards to access improvements, Watton Road is to be widened to 6m across the 
development frontage, with a 3m wide shared use footway/cycle way travelling from the site along 
Watton Road connecting to the existing footway by the Great Ellingham Recreation Centre. 

2.5 There are no significant or evidenced highway issues relating to the site.  Any new development 
can be served from Watton Road, with a junction layout designed to suit the proposed quantum of 
development. 

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

2.6 The site is approximately 0.3 miles and 0.5 miles from the nearest bus stops, which provide 
sustainable transport services to Attleborough, Norwich City Centre and Watton. Buses to 
Attleborough and Watton run 5 times a day, 6 days a week, with buses to Norwich running once a 
day. There is potential for new bus stops to be created closer to the site, and this will be explored 
at the application stage. 

2.7 As part of any subsequent planning application, a Travel Plan will be prepared on behalf of Abel 
Homes and submitted in support of the planning application.  
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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? 

2.8 The site is in close proximity to a range of services and amenities within Great Ellingham, which 
include a Primary School (0.3 miles), Farm Shop (0.5 miles), Pub (0.6 miles), and a Post Office 
(0.6 miles), which would meet the day-to-day needs of residents. 

2.9 Local green/community space would be provided as part of the site proposals, with the 
neighbouring development to the east providing further green space, retail units, equipped play 
space and an outdoor sports area. 

2.10 In addition, the village provides easy access to a range of employment opportunities and is in close 
proximity to the A11 ‘Norwich-Cambridge Tech Corridor’, which is a key focus for the delivery of 
growth and investment across the region. 

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

2.11 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. There are very small areas within the site that have 1 in 30 year 
risk of surface water flooding, which can be dealt with adequately through the master planning 
process. No other concerns are set out in the SFRA which could impact 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? 

2.12 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. As detailed above, the site is not considered to be at risk of flooding and as such 
there are no risk items which will cause a concern when preparing a Flood Risk Assessment. 

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? 

2.13 The site is in Flood Zone 1 (lowest risk from tidal and fluvial flooding). Whilst very small areas have 
a 1 in 30 year risk from surface water flooding it is considered that the site can be developed with 
no built development (including access or escape routes, land raising or other potentially vulnerable 
elements) in the areas at risk, and therefore a Sequential Test would not be required, in accordance 
with paragraph 175 of the NPPF. 

2.14 It is also 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. 

2.15 There are no known technical constraints to the delivery of the site. It is in Flood Zone 1, at low risk 
of tidal and fluvial flooding. 
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Q8: Where appropriate has a Sustainable Urban Drainage Report(s) (SuDS) been prepared 
and submitted to the Council? 

2.16 The site will incorporate Sustainable Drainage Systems, which will provide multifunctional benefits 
in accordance with paragraph 182 of the NPPF.  The precise details will be confirmed at planning 
application stage and will include details of long-term management and maintenance of all SuDS 
features. There is no evidence that a suitable surface water drainage strategy cannot be developed 
on site. Any application will incorporate Sustainable Drainage Systems, which will provide 
multifunctional benefits in accordance with paragraph 182 of the NPPF.   

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

2.17 There are no existing buildings located on site. 

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? 

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

2.19 Development would be focused towards the south of the site, by the point of access, with green 
space to the north and west of the site providing a buffer to the countryside and beyond.  

2.20 The detailed layout and design will follow the Breckland Design Guide, providing a mix of dwelling 
types, sizes and tenures to meet local needs. 

2.21 As part of the application process, Abel Homes will carry out extensive pre-application discussions 
with Breckland Council as well as NCC Highways, the Lead Local Flood Authority and Parish 
Council to ensure a scheme is delivered that best meets the needs of the local community. 

2.22 It is anticipated that adherence to the requirements of the Breckland Design Guide will be required 
via a general policy within the Plan, which are subsequently delivered through the application 
process. 

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? 

2.23 Broadband, power and water are located within close proximity of the site. 

2.24 Anglian Water and UKPN will both be consulted and discussions will progress throughout the 
design stage. Anglian Water have confirmed that the Great Ellingham Sewage Treatment Works 
has capacity to accommodate additional foul water flows. 
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Q12: Are there any legal or ownership impediments that could delay or prevent the 
development of the site within the Plan Period (to 2042)? 

2.25 Abel Homes have the benefit of an Option Agreement with the landowner, which will enable the 
site to be brought forward for development without delay. 

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? 

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

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

Q14: Has evidence been provided to confirm if and when the site is available for 
development and if so could the development begin and/or be completed in the next 5 years, 
years 5-10 or years 10-15? 

2.28 Abel Homes envisage that once planning permission is granted, works would commence on site 
at the earliest available opportunity, and they would envisage delivery of circa 40 units per annum. 

2.29 The site has the potential to accommodate 250 new homes together with policy compliant open 
space. However, it is acknowledged that a smaller quantum of development is more suited to the 
size of Great Ellingham and as such a smaller parcel of the whole site is also available for 
development with delivery of the site to be completed within the first five years of the Local Plan. 
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3.0 Conclusion 
3.1 As set out previously, and further evidenced above, the site is suitable, available and viable.  

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

3.2 Development in this location would represent sustainable development, as defined within the 
National Planning Policy Framework. As of July 2025, Great Ellingham is identified by Breckland 
Council as a Primary Parish within the settlement hierarchy and, as such, is a suitable location for 
growth. The foregoing text demonstrates that this specific site is a suitable location for housing 
growth. 

3.3 Economically, development here in the period to 2042 would help sustain the Primary Parish and 
its services, which include the primary school and Rookery Meadows – a local Farm Shop. In 
addition, the village provides easy access to a range of employment opportunities and is in close 
proximity to the A11 ‘Norwich-Cambridge Tech Corridor’, which is a key focus for the delivery of 
growth and investment across the region. 

3.4 Socially, the development would provide a mix of dwelling types, sizes and tenures to meet local 
needs, and the site is located in close proximity to an established community. It would benefit from 
access to the services within Great Ellingham and is also close to the Market Town of Attleborough, 
which provides a full range of amenities and services.  

3.5 Environmentally, the site is not subject to any designations. It is at low risk of flooding, and there 
are no known heritage assets on the site. The village benefits from public transport links to Norwich 
and Watton, providing opportunities for sustainable transport and thereby helping to reduce 
emissions. Development in this location would help safeguard other, more sensitive, locations. 

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



Housing Land Availability Assessment: Stage 2 Additional Evidence 

 

APPENDIX 1 
PRELIMINARY ACCESS PROPOSALS 
STANDARD JUNCTION GENERAL 
ARRANGEMENT, PREPARED BY ASD 
CONSULTANTS 

 

 

 











Housing Land Availability Assessment: Stage 2 Additional Evidence 

Page ii 

Table of Contents 
1.0 Introduction 1 

2.0 Stage 2 Assessment Questions 2 

3.0 Conclusion 6 

Appendix 1 
PRELIMINARY ACCESS PROPOSALS STANDARD JUNCTION GENERAL ARRANGEMENT, PREPARED BY 
ASD CONSULTANTS 
 



Housing Land Availability Assessment: Stage 2 Additional Evidence 

Page 1 

1.0 Introduction 
1.1 This document has been prepared by Bidwells LLP on behalf of Abel Homes to support the Housing 

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

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

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

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

● Preliminary Access Proposals Standard Junction General Arrangement, prepared by ASD 
Consultants, dated July 2025 (Ref: 1477.01/HWY/100). 
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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 Access is available via Watton Road. This can be enhanced to provide appropriate vehicular, cycle 
and pedestrian access to the site. Access will be in accordance with Norfolk County Council 
Highways requirements, as demonstrated by the Preliminary Access Proposals Standard Junction 
General Arrangement, prepared by ASD Consultants (Appendix 1), and will be suitable for the 
number of dwellings allocated. 

2.2 The site is south of new development along Hingham Road, which gained full planning permission 
in June 2019 (ref: 3PL/2018/0852/F) and is in the process of being built out. The highway works 
associated with this development provide improved connectivity between this part of Great 
Ellingham and the services and amenities in the village. 

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

2.3 New highway improvements, consisting of a roundabout at the junction of Hingham Road with 
Attleborough Road and Chequers Lane, were brought forward through Ref: 3PL/2018/0852/F and 
3PL/2018/1021/F, and have since been built out. Great Ellingham has suitable highway 
infrastructure to support additional development. 

2.4 With regards to access improvements, Watton Road is to be widened to 6m across the 
development frontage. A cycleway is to be provided across the site frontage connecting to the 
existing footway by the Great Ellingham Recreation Centre.  

2.5 There are no significant or evidenced highway issues relating to the site.  Any new development 
can be served from Watton Road, with a junction layout designed to suit the proposed quantum of 
development. 

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

2.6 The site is approximately 0.1 miles and 0.3 miles from the nearest bus stops, which provide 
sustainable transport services to Attleborough, Norwich City Centre and Watton. Buses to 
Attleborough and Watton run 5 times a day, 6 days a week, with buses to Norwich running once a 
day. There is potential for new bus stops to be created closer to the site, and this will be explored 
at the application stage. 

2.7 As part of any subsequent planning application, a Travel Plan will be prepared on behalf of Abel 
Homes and submitted in support of the planning application.  

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? 
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2.8 The site is in close proximity to a range of services and amenities within Great Ellingham, which 
include a Primary School (0.4 miles), Farm Shop (0.6 miles), Pub (0.4 miles), and a Post Office 
(0.1 miles), which would meet the day-to-day needs of residents. 

2.9 Local green/community space would be provided as part of the site proposals, with the Great 
Ellingham Recreation Centre to the north providing further recreational facilities. 

2.10 In addition, the village provides easy access to a range of employment opportunities and is in close 
proximity to the A11 ‘Norwich-Cambridge Tech Corridor’, which is a key focus for the delivery of 
growth and investment across the region. 

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

2.11 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.  There are very small areas within the site that have 1 in 30 year 
risk of surface water flooding, which can be dealt with adequately through the master planning 
process. No other concerns are set out in the SFRA which could impact 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? 

2.12 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. As detailed above, the site is not considered to be at risk of flooding and as such 
there are no risk items which will cause a concern when preparing a Flood Risk Assessment. 

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? 

2.13 The site is in Flood Zone 1 (lowest risk from tidal and fluvial flooding).  Whilst very small areas have 
a 1 in 30 year risk from surface water flooding it is considered that the site can be developed with 
no built development (including access or escape routes, land raising or other potentially vulnerable 
elements) in the areas at risk, and therefore a Sequential Test would not be required, in accordance 
with paragraph 175 of the NPPF.  

2.14 It is also 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. 

2.15 There are no known technical constraints to the delivery of the site. It is in Flood Zone 1, at low risk 
of tidal and fluvial flooding. 

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

2.16 The site will incorporate Sustainable Drainage Systems, which will provide multifunctional benefits 
in accordance with paragraph 182 of the NPPF.  The precise details will be confirmed at planning 
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application stage and will include details of long-term management and maintenance of all SuDS 
features. There is no evidence that a suitable surface water drainage strategy cannot be developed 
on site. Any application will incorporate Sustainable Drainage Systems, which will provide 
multifunctional benefits in accordance with paragraph 182 of the NPPF.   

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

2.17 There are no existing buildings located on site. 

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? 

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

2.19 It is envisaged that the site could be brought forward for residential development, comprising a mix 
of different types of homes, including affordable housing, to meet the needs of the local community, 
with associated open space, infrastructure and landscaping. The site, through a master planning 
process, also has the potential to deliver further community facilities alongside a residential-led 
application. 

2.20 The detailed layout and design will follow the Breckland Design Guide, providing a mix of dwelling 
types, sizes and tenures to meet local needs. 

2.21 As part of the application process, Abel Homes will carry out extensive pre-application discussions 
with Breckland Council as well as NCC Highways, the Lead Local Flood Authority and Parish 
Council to ensure a scheme is delivered that best meets the needs of the local community. 

2.22 It is anticipated that adherence to the requirements of the Breckland Design Guide will be required 
via a general policy within the Plan. 

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? 

2.23 Broadband, power and water are located within close proximity of the site. 

2.24 Anglian Water and UKPN will both be consulted and discussions will progress throughout the 
design stage. Anglian Water have confirmed that the Great Ellingham Sewage Treatment Works 
has capacity to accommodate additional foul water flows. 

Q12: Are there any legal or ownership impediments that could delay or prevent the 
development of the site within the Plan Period (to 2042)? 
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2.25 Abel Homes have the benefit of an Option Agreement with the landowner, which will enable the 
site to be brought forward for development without delay. 

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? 

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

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

Q14: Has evidence been provided to confirm if and when the site is available for 
development and if so could the development begin and/or be completed in the next 5 years, 
years 5-10 or years 10-15? 

2.28 Abel Homes envisage that works would commence on site at the earliest available opportunity 
once Planning Permission has been granted and they would envisage delivery of circa 40 units per 
annum. 

2.29 The site has the potential to accommodate up to 300 new homes together with policy compliant 
open space. However, it is acknowledged that a smaller quantum of development is more suited 
to the size of Great Ellingham and as such a smaller parcel of the whole site is also available for 
development with delivery of the site to be completed within the first five years of the Local Plan. 
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3.0 Conclusion 
3.1 As set out previously, and further evidenced above, the site is suitable, available and viable.  

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

3.2 Development in this location would represent sustainable development, as defined within the 
National Planning Policy Framework. As of July 2025, Great Ellingham is identified by Breckland 
Council as a Primary Parish and as such is a suitable location for growth. The foregoing text 
demonstrates that this specific site is a suitable location for housing growth. 

3.3 Economically, development here in the period to 2042 would help sustain the Primary Parish and 
its services, which include the primary school and Rookery Meadows – a local Farm Shop. In 
addition, the village provides easy access to a range of employment opportunities and is in close 
proximity to the A11 ‘Norwich-Cambridge Tech Corridor’, which is a key focus for the delivery of 
growth and investment across the region. 

3.4 Socially, the development would provide a mix of dwelling types, sizes and tenures to meet local 
needs, and the site is located in close proximity to an established community. It would benefit from 
access to the services within Great Ellingham and is also close to the Market Town of Attleborough, 
which provides a full range of amenities and services. 

3.5 Environmentally, the site is not subject to any designations. It is at low risk of flooding, and there 
are no known heritage assets on the site. The village benefits from public transport links to Norwich 
and Watton, providing opportunities for sustainable transport and thereby helping to reduce 
emissions. Development in this location would help safeguard other, more sensitive, locations. 

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