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l.  INTRODUCTION

1.1 This Stage 2 Site Assessment Report has been prepared by Ceres Property on behalf of WJL & JD
Dennis in respect of their Call for Sites, site submission for the following land:

e Field of North Pickenham Road, Swaffham, PE37 7QU

1.2 Thesiteis an existing arable field which extends to a total area of 4.06 hectares

© Crown copyright and database right 2025. Ordnance Survey 100029155

Figure 1: Site Location Plan

1.3 Itislocated on the eastern side of the of the Market Town of Swaffham and lies outside but adjacent
to the Settlement Boundary shown on the currently adopted Breckland Council Local Plan Policies
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Map. There is existing housing to the north in Hillside and residential development to the north-
west. Swaffham rugby club lies to the north-west and there is existing housing to the south-west at
Heathlands. To the south is a further arable field. Dulgate Lane runs along the eastern boundary
beyond which is Valley House Farm and some holiday cottages.

There are no heritage assets on site, and it is not within a conservation area. Crown Cottage at Valley
House Farm to the east is a Grade Il Listed Building and Wood Farmhouse to the north-east is also
a Grade Il Listed Building, otherwise there are no other heritage assets nearby.

Swaffham is identified as a Market Town in the settlement hierarchy set out in Policy GEN 03 of the
adopted Local Plan and as such one of the preferred locations for meeting the district's new
development needs for infrastructure, employment and housing.

The site was not previously assessed in the June 2024 Phase 2 Site Assessments
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2. STAGE 2 ASSESSMENT

This section of the report seeks to address the specific questions set out in Section 4 of the Council's Call
for Sites 2025, Housing, Gypsy and Travelling Show People; Housing Land Availability Assessment,
preferred methodology guidance dated March 2025,

Ql: 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?

Currently the site is accessed from North Pickenham Road via Dulgate Lane. There is no hedgerow along
the North Pickenham Road frontage, the road is straight and lightly trafficked. The site is reasonably level
with the carriageway, and it would therefore be possible to provide a suitable new access with appropriate
visibility on this frontage.

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

No, there is not known to be any significant and evidenced highway issues identified relating to this site.
According to crashmap.co.uk there have been no slight, serious or fatal incidents in the vicinity of the site
between 1999 and 2023.

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

The site is approximately 700m from London Street and about 1km from the Town Centre. It may well be
possible to provide a pedestrian link to Heathlands along the southwestern boundary which does have
bus services at Hamilton Drive.

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 is in a sustainable location with good access to services and facilities:

a) Swaffham offers a range of educational establishments including Swaffham Church of England
Primary Academy, Swaffham Hammond's High School and the Fred Nicholson School, a special
educational needs school which is relocating from Dereham to Lynn Rd, Swaffham and scheduled
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to open in spring 2026. There are also a range of early years education facilities and preschool
playgroups available.

b) There are arange of healthcare services, including GP practices, a community hospital, care homes,
and various specialist services. These include, Swaffham Community Hospital, The Plowright
Medical Centre and Manor Farm Medical Centre.

C) There are a range of employment opportunities available in Swaffham including in the retail and
hospitality sector, as well as in the general employment area on the north side of the town.

2.1 The Rugby Club is adjacent to the site and there is an open space in Heathlands which it may be
possible to provide a pedestrian link to. Camping lands Park is located approximately 350m to the
north. Swaffham Leisure Centre is a short walk away in Brandon Road. Swaffham also has a football
club in Shoemaker Lane.

d) Itis approximately 1km walk along North Pickenham Road, via White Cross Road and London Street
to the town centre where there are a good range shops and other day to day services and facilities.
Swaffham has three supermarkets, an ASDA, Tesco’s and Waitrose.

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

delivery of the site?

The SFRA - Stage 1 does not identify Swaffham to be at risk of Fluvial, Tidal, Groundwater or flooding from

reservoirs, it does however, indicate that it is one of the settlements affected during the 0.1% AEP surface
water event.

However, according to the Gov.UK Flood Map for Planning the site is entirely within Flood Zone 1 and as
can be seen from Figure 2 below is generally unaffected by surface water flooding other than around the
eastern and southern site boundaries, in the 1:1000-year event.
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Figure 2: Flood Map for Planning - Surface Water (Source GOV.UK)

Q6: Has a site-specific flood risk assessment been carried out and appropriate mitigation

measures agreed with the Lead Local Flood Authority been agreed?
At the present time a site-specific flood risk assessment has not been completed.

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?

As set out in Question 5 above the site is not at risk of flooding and therefore a Sequential Test is not
necessary. Any areas at risk of surface water flooding around the eastern and southern boundary will be
included as open space or as land for biodiversity net gain.
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Q8: Where appropriate has a Sustainable Urban Drainage Report(s) (SuDS) been prepared

and submitted to the Council?

At the present time a Sustainable Urban Drainage Report has not been completed. However, this is a large
green field site with a low level of flood risk, as such it is reasonable to conclude that a suitable SUDs
strategy can be developed which can incorporate suitable surface water drainage mitigation measures to
serve the development.

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

This is greenfield site. Given the need to find sufficient sites to meet the Council’s housing needs and the
lack of sufficient previously developed land, it is inevitable that greenfield sites will be required.

QI10: Has the proposal demonstrated high standards of design that:

At the present time there are no fixed proposals for the development of this site, however, the landowners
are committed to ensuring that any future development meets the highest standards of layout and design
and secures a lasting legacy which as landowners they can be proud of.

1. Complements and enhances its context

The future development principles will be based on a thorough understanding of the site
opportunities and constraints including the local context, to ensure the development enhances
the local context and secures a positive legacy. This can initially be guided through the
development of a masterplan.

2. Follows inclusive processes of engagement

Development proposals will follow an inclusive process of engagement as advocated in the
Council's Statement of Community Involvement.

3. Helps to deliver better integration with nature

The site is located on the eastern side of Swaffham. The design will be able to facilitate the
inclusion of green corridors and the delivery of biodiversity net gain to increase integration with
nature.

4. Encourages active travel and mitigates the impacts of vehicles
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The site is in close proximity to services and facilities which will help to encourage the take-up
of active travel options such as walking and cycling. The development can include active travel
routes within the site. The development proposals can also investigate whether there are off-
site enhancements to the surrounding network such as new crossing points which can be
delivered.

5. Creates beautiful places with distinctive local identity

The scheme development will pay particular attention to the National Design Code and the
Breckland Design Guide to ensure that a high quality, distinctive and beautiful development is
achieved

6. Embeds climate responsive design?

Sustainable design and construction will be a focus of the scheme development from the outset
to ensure that climate responsive design is secured with a particular focus on the fabric first
approach to building construction, the inclusion of renewable energy sources and water use
minimisation techniques.

QI1: 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?

As set out in the original call for sites submission, the site is capable of being connected to all necessary
mains services, including broadband, power and water supplies. Demand for power and water can be
minimised through the inclusion of renewable energy sources and water use minimisation as part of the
design principles.

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

The landowners can confirm that there are no legal or ownership impediments that could delay or prevent
the development of the site within the plan period.

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?

The site is considered to be achievable, with no particular constraints or abnormal conditions which would
impact on the financial viability of development. There has already been developer interest in the site, and
the landowner is now actively seeking a development partner to assist them with bringing the site forward.
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Ql4: 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?

The landowners are willing for development of the site to commence within the next 5 years as soon as
planning permission is secured. There is a realistic prospect that the development can be completed
before the end of the plan period in 2042. Further updates in respect of the landowners’ progress to find
a development partner can be provided.
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CONCLUSION

The site is located in a sustainable location on the eastern side of the Market Town of Swaffham. It
was not assessed in the June 2024 Phase 2 Site Assessments. Safe and suitable access can be
provided from North Pickenham Road and potentially it may be possible to provide an additional
pedestrian access to Heathlands to the south-west.

The site is entirely within Flood Zone 1 with a low risk of surface water flooding. Any areas at risk of
surface water flooding around the eastern and southern boundaries can be included as open space
or land for biodiversity enhancement.

It is considered to be achievable, with no particular constraints or abnormal conditions which would
impact on the financial viability of development. There has already been developer interest in the
site, and the landowner is now actively seeking a development partner to assist them with bringing
the site forward. The landowner would welcome the opportunity to work with the local planning
authority in order to bring forward a suitable masterplan for the development of the site, to ensure
that proposals secure a high-quality development which reflects the edge of settlement location.

9|Page



	1. INTRODUCTION
	1.1 This Stage 2 Site Assessment Report has been prepared by Ceres Property on behalf of WJL & JD Dennis in respect of their Call for Sites, site submission for the following land:
	• Field of North Pickenham Road, Swaffham, PE37 7QU
	1.2 The site is an existing arable field which extends to a total area of 4.06 hectares
	Figure 1: Site Location Plan
	1.3 It is located on the eastern side of the of the Market Town of Swaffham and lies outside but adjacent to the Settlement Boundary shown on the currently adopted Breckland Council Local Plan Policies Map. There is existing housing to the north in Hi...
	1.4 There are no heritage assets on site, and it is not within a conservation area. Crown Cottage at Valley House Farm to the east is a Grade II Listed Building and Wood Farmhouse to the north-east is also a Grade II Listed Building, otherwise there a...
	1.5 Swaffham is identified as a Market Town in the settlement hierarchy set out in Policy GEN 03 of the adopted Local Plan and as such one of the preferred locations for meeting the district’s new development needs for infrastructure, employment and h...
	1.6 The site was not previously assessed in the June 2024 Phase 2 Site Assessments

	2. STAGE 2 ASSESSMENT
	This section of the report seeks to address the specific questions set out in Section 4 of the Council’s Call for Sites 2025, Housing, Gypsy and Travelling Show People; Housing Land Availability Assessment, preferred methodology guidance dated March 2...
	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?
	Currently the site is accessed from North Pickenham Road via Dulgate Lane. There is no hedgerow along the North Pickenham Road frontage, the road is straight and lightly trafficked. The site is reasonably level with the carriageway, and it would there...
	Q2:  Have any significant and evidenced highway issues been identified relating to the site?
	No, there is not known to be any significant and evidenced highway issues identified relating to this site. According to crashmap.co.uk there have been no slight, serious or fatal incidents in the vicinity of the site between 1999 and 2023.
	Q3:  Does the site have suitable access to public transport, or can new services be provided?
	The site is approximately 700m from London Street and about 1km from the Town Centre. It may well be possible to provide a pedestrian link to Heathlands along the southwestern boundary which does have bus services at Hamilton Drive.
	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 is in a sustainable location with good access to services and facilities:
	a) Swaffham offers a range of educational establishments including Swaffham Church of England Primary Academy, Swaffham Hammond’s High School and the Fred Nicholson School, a special educational needs school which is relocating from Dereham to Lynn Rd...
	b) There are a range of healthcare services, including GP practices, a community hospital, care homes, and various specialist services. These include, Swaffham Community Hospital, The Plowright Medical Centre and Manor Farm Medical Centre.
	c) There are a range of employment opportunities available in Swaffham including in the retail and hospitality sector, as well as in the general employment area on the north side of the town.
	2.1 The Rugby Club is adjacent to the site and there is an open space in Heathlands which it may be possible to provide a pedestrian link to. Camping lands Park is located approximately 350m to the north. Swaffham Leisure Centre is a short walk away i...
	d) It is approximately 1km walk along North Pickenham Road, via White Cross Road and London Street to the town centre where there are a good range shops and other day to day services and facilities. Swaffham has three supermarkets, an ASDA, Tesco’s an...
	Q5:  Are there any significant concerns set out in the SFRA – Stage 1 which could impact on the delivery of the site?
	The SFRA – Stage 1 does not identify Swaffham to be at risk of Fluvial, Tidal, Groundwater or flooding from reservoirs, it does however, indicate that it is one of the settlements affected during the 0.1% AEP surface water event.
	However, according to the Gov.UK Flood Map for Planning the site is entirely within Flood Zone 1 and as can be seen from Figure 2 below is generally unaffected by surface water flooding other than around the eastern and southern site boundaries, in th...
	Figure 2: Flood Map for Planning – Surface Water (Source GOV.UK)
	Q6:  Has a site-specific flood risk assessment been carried out and appropriate mitigation measures agreed with the Lead Local Flood Authority been agreed?
	At the present time a site-specific flood risk assessment has not been completed.
	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?
	As set out in Question 5 above the site is not at risk of flooding and therefore a Sequential Test is not necessary. Any areas at risk of surface water flooding around the eastern and southern boundary will be included as open space or as land for bio...
	Q8:  Where appropriate has a Sustainable Urban Drainage Report(s) (SuDS) been prepared and submitted to the Council?
	At the present time a Sustainable Urban Drainage Report has not been completed. However, this is a large green field site with a low level of flood risk, as such it is reasonable to conclude that a suitable SUDs strategy can be developed which can inc...
	Q9:  Will the proposal involve the re-use of suitable previously developed land/buildings?
	This is greenfield site. Given the need to find sufficient sites to meet the Council’s housing needs and the lack of sufficient previously developed land, it is inevitable that greenfield sites will be required.
	Q10:  Has the proposal demonstrated high standards of design that:
	At the present time there are no fixed proposals for the development of this site, however, the landowners are committed to ensuring that any future development meets the highest standards of layout and design and secures a lasting legacy which as lan...
	1. Complements and enhances its context
	The future development principles will be based on a thorough understanding of the site opportunities and constraints including the local context, to ensure the development enhances the local context and secures a positive legacy. This can initially b...
	2. Follows inclusive processes of engagement
	Development proposals will follow an inclusive process of engagement as advocated in the Council’s Statement of Community Involvement.
	3. Helps to deliver better integration with nature
	The site is located on the eastern side of Swaffham. The design will be able to facilitate the inclusion of green corridors and the delivery of biodiversity net gain to increase integration with nature.
	4. Encourages active travel and mitigates the impacts of vehicles
	The site is in close proximity to services and facilities which will help to encourage the take-up of active travel options such as walking and cycling. The development can include active travel routes within the site. The development proposals can al...
	5. Creates beautiful places with distinctive local identity
	The scheme development will pay particular attention to the National Design Code and the Breckland Design Guide to ensure that a high quality, distinctive and beautiful development is achieved
	6. Embeds climate responsive design?
	Sustainable design and construction will be a focus of the scheme development from the outset to ensure that climate responsive design is secured with a particular focus on the fabric first approach to building construction, the inclusion of renewable...
	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?
	As set out in the original call for sites submission, the site is capable of being connected to all necessary mains services, including broadband, power and water supplies. Demand for power and water can be minimised through the inclusion of renewable...
	Q12: Are there any legal or ownership impediments that could delay or prevent the development of the site within the Plan Period (to 2042)?
	The landowners can confirm that there are no legal or ownership impediments that could delay or prevent the development of the site within the plan period.
	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?
	The site is considered to be achievable, with no particular constraints or abnormal conditions which would impact on the financial viability of development. There has already been developer interest in the site, and the landowner is now actively seeki...
	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?
	The landowners are willing for development of the site to commence within the next 5 years as soon as planning permission is secured. There is a realistic prospect that the development can be completed before the end of the plan period in 2042.  Furth...

	3. CONCLUSION
	3.1 The site is located in a sustainable location on the eastern side of the Market Town of Swaffham. It was not assessed in the June 2024 Phase 2 Site Assessments. Safe and suitable access can be provided from North Pickenham Road and potentially it ...
	3.2 The site is entirely within Flood Zone 1 with a low risk of surface water flooding. Any areas at risk of surface water flooding around the eastern and southern boundaries can be included as open space or land for biodiversity enhancement.
	3.3 It is considered to be achievable, with no particular constraints or abnormal conditions which would impact on the financial viability of development. There has already been developer interest in the site, and the landowner is now actively seeking...


