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Dear Gemma

Breckland Local Plan Consultation: (Second) Regulation 18 October 2025 -
Obsidian’s response (Watton SUE and comments on Policies)

| write on behalf of Obsidian (the promoters) and the landowners promoting sites LPR/CS4/DEV/225
Land North and East of Shrublands; LPR/CS4/DEV/223 Land East of Summer Lane; and
LPR/CS4/Dev/224 Land at Southmoor Farm.

Obsidian and the landowners note that the sites North and East of Shrublands and East of Summer Lane
are identified as preferred allocations in the emerging Local Plan (second Regulation 18 version) as part
of the Watton Sustainable Urban Extension (SUE) (sites 225 and 223). However, Land at Southmoor
Farm (LPR/CS4/Dev/224) is no longer proposed for allocation. At present, no explanation for its
exclusion appears to be available, and the promoters and landowners would welcome clarification on this
reasons for its exclusion.

While disappointed by the removal of Southmoor Farm, Obsidian and the landowners accept its
exclusion and will now focus their efforts on promoting the land under their control identified in the Local
Plan as Watton SUE: North and East of Shrublands and East of Summer Lane (sites 225 and 223). The
Southmoor Farm landowners are considering their position and may contact the Council separately
regarding future opportunities for that land.

This representation therefore concentrates on Obsidian’s ongoing promotion of the land now forming the
main part of the Watton SUE (sites 225 and 223). It includes comments on the draft site-specific policy,
observations on other emerging Local Plan policies, and responses to the key questions set out in
Andrew D’Arcy’s email dated 26 November 2025.

General Comments

Obsidian and the landowners remain fully supportive of the inclusion of land under their control at
Watton/Carbrooke (Watton SUE sites 225 and 223) within the emerging Local Plan. The land is available
for development and is considered suitable for allocation. However, they have significant concerns about
the inclusion of third-party land within the proposed allocation, specifically the frontage sites identified as
Watton SUE (086) over which they have no control or influence. These concerns are outlined in more
detail in the comments on the draft policy below.

Obsidian and the landowners welcome the opportunity to help shape the emerging Local Plan and
appreciate the Council’s willingness to engage meaningfully, as indicated in Andrew D’Arcy’s email of 26
November 2025. Continued engagement will be essential to ensure the Local Plan provides a framework
that supports the delivery of a deliverable and viable planning consent for the Watton SUE. Deliverability
and viability, alongside placemaking, will remain central themes throughout the site’s promotion and
engagement with the Council, statutory undertakers, and the local community. Our comments on the
emerging policies focus on ensuring that the planning framework for the Watton SUE enables a well-
designed, sustainable development that is both deliverable and attractive to developers.
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To support the ongoing promotion of the land and to understand its opportunities and constraints,
Obsidian has commissioned a range of technical studies. Some of this initial work informed the Vision
Document (version 7) submitted earlier this year as part of the second Call for Sites response. The
Vision Document summarised key findings and demonstrated the overall suitability of the proposed
allocations. As requested in Andrew D’Arcy’s email, this document and its supporting technical evidence
are re-submitted with this representation.

Please note that the re-submitted Vision and technical material will soon be superseded by updated
information reflecting the exclusion of Southmoor Farm and incorporating more detailed site
investigations and engagement with statutory bodies and key stakeholders, including Norfolk County
Council Highways and Education, the LLFA, Anglian Water, healthcare providers, and the Watton and
Saham Toney Flood Action Group.

The current material should therefore be considered in this context, with the understanding that it will be
replaced by more detailed evidence. The forthcoming revised Vision and technical work will demonstrate
that the site is in a sustainable location and represents an appropriate opportunity for Watton’s growth. It
will show that a well-designed masterplan, can be prepared in line with established placemaking
principles, including those in the Breckland Design Guide. It will also confirm that community needs and
aspirations can be met, including maintaining settlement separation with Carbrooke by creating a green
buffer.

Previous submissions have already confirmed that the land is not Grade 1 agricultural land; lies within
Flood Zone 1 for fluvial flooding, with surface water risk capable of mitigation; carries no specific
designation; is not common land or registered village green; and does not include environmental
designations or irreplaceable habitats. The site can be served by necessary infrastructure, with required
reinforcements identified, and can take account of policies in the Minerals and Waste Local Plan (2025).

Response to Draft Policies Watton SUE (225): North and East of Shrublands and Watton SUE
(223): East of Summer Lane.

Obsidian and the landowners fully support the proposed allocation of their land as part of the Watton
SUE. While the combined sites are recognised as a Strategic Allocation, albeit at the smaller end of the
scale it is acknowledged that a dedicated and suitable site-specific policy is necessary to guide the
preparation of detailed planning proposals. Obsidian and the landowners view the current draft policy as
an initial framework and welcome the opportunity to work with the Council to develop a more tailored
approach. At present, many of the requirements appear generic, and we look forward to refining these to
reflect the unique characteristics of the site.

A key area for discussion will be the extent of the SUE and whether the frontage properties under third-
party control (Watton SUE 086) should remain within the allocation. These parcels already have planning
permission and prior approval for alternative uses, are not essential to the comprehensive
masterplanning or delivery of the SUE, and could undermine efforts to secure a viable and deliverable
scheme. Given that land under Obsidian’s control represents over 95% of the SUE and is subject to
agreements for comprehensive promotion, we believe strong consideration should be given to allowing
these frontage parcels to come forward independently, either as a separate allocation or allocations or
under their existing consents.

We would also welcome discussions on combining the land North and East of Shrublands with East of
Summer Lane into a single allocation governed by a comprehensive Watton SUE policy. This approach
would ensure a properly planned development, coordinated infrastructure provision, and avoid
duplication of requirements.

The precise scale of housing, access arrangements, and other uses will be informed by ongoing
technical work and engagement with statutory bodies. This process will also shape key matters such as
housing mix, affordable housing tenure, application of building standards, and requirements for care
provision, education, and other obligations. These findings will be shared with the Council and will play a
critical role in shaping the emerging policy and ensuring the Watton SUE is both deliverable and viable.
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Response to other Emerging Local Plan Policies

As part of the engagement process, we would welcome the opportunity to discuss with the Council how
certain emerging development policies within the Local Plan can be refined to support the deliverability
and viability of the Watton SUE, these include:

HOU 02 Distribution of Housing Development — particularly the level of growth anticipated to be
accommodated on the Watton SUE and the implications for housing standards etc.;

HOU 04 Large Housing Sites Development Principles — particularly regarding expectations for self-
build plots, nursing care facilities etc.;

HOU 05 Development Viability - particularly regarding review mechanisms in light of policy
requirements expected of strategic allocations (some of which may be unknown until planning application
stage), and residual land values being sufficient to incentivise landowners to release land for
development;

HOU 11 Self and Custom Build Homes — particularly its application in terms of delivery expectations
and potential for phasing/sub phasing delivery; and provisions for marketing and expectations should
self-build plot purchasers not come forward;

HOU 16 Adaptable and Accessible Homes — particularly in terms of site suitability and viability;

HOU 17 Water Efficiency — particularly in terms of achievability;

HOU 18 Securing a Mix of Housing — particularly in securing a mix for market homes that reflects and
is responsive to changes in the housing market reflecting developer expectations;

HOU21 Affordable Housing — particularly regarding definitions, viability assessment mechanisms etc.;
HOU 22 Provisions for Travellers and Travelling Showpeople — particularly regarding suitability,
certainty, requirements and expectations for strategic allocations;

Response to Andrew D’arcy email (26/11/25)
Below is a response to questions posed in Andrew D’arcy’s email of 26 November 2025:

. Is the site still available for development (e.g. who owns and or controls it and what are their
views on the matter)? Yes, the land promoted by Obsidian (Watton SUE (225): North and East
of Shrublands and Watton SUE (223): East of Summer Lane) remains available for development.
The two Landowners have an agreement with Obsidian to promote the land through the Local
Plan and the Outline Planning Application process.

. How many houses you expect to be delivered from the site in the following periods. This
information is important so that the Plan can demonstrate when it expects new housing to be
delivered across the Plan period. This will be determined following the ongoing technical work
and engagement with the Statutory Undertakers and other stakeholders.

Years Number of Dwellings
2027 - 2032 Up to 600 homes (140p/a from 2029)
2033 — 2038 400-500 homes

2039 — 2042
After 2042
TOTALS Up to approximately 1,000 homes
. Does the land already have planning permission for development? If so, what is the planning

reference? No (land promoted by Obsidian only). The frontage sites not in Obsidian’s control
(Watton SUE (086)) have consents for equestrian use, stable block and menage
(3PL/2024/0311/F); and a prior approval for the conversion of agricultural buildings to 4 dwellings
(ref:3PN/2021/0063/UC).

. Does the site have any planning history (eg: planning applications that may have been approved
previously or refused by the Council and / or at planning appeal)? No (land promoted by
Obsidian only). The frontage sites not in Obsidian’s control (Watton SUE (086)) have consents
for equestrian use, stable block and menage (3PL/2024/0311/F); and a prior approval for the
conversion of agricultural buildings to 4 dwellings (ref:3PN/2021/0063/UC).
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. Have you carried out any public consultation in the local area in respect of the site? No,
however Obsidian have commissioned a PR and communication specialist to prepare an
engagement strategy, which will be shared with the Council.

In addition, it would be helpful if your submission sets out the ‘suitability’ of the site for
development — e.g.

Access and Highways

. What Is Access to the Site like? Good, access will be from Norwich Road/Summer Lane with
upgrades anticipated which are being considered and will be discussed with NCC Highways
. It is important that access to the site and the impact on the local highway network is acceptable.

Have you held discussions with the Highway Authority (e.g. Norfolk County Council) and is it
satisfied about the access and impact on the local network? Obsidian have commissioned
Highways consultants to prepare an access appraisal and strategy for the site, including
engagement with NCC Highways.

. Is there a right of access? If yes please can you provide details on where this is? See above

. If not, please can you provide evidence on the arrangements in place to allow the necessary
access for the development?

. Is there a ransom strip? This is a piece of land adjacent to the site you want to purchase which is

owned by someone else. This can make access to the development site problematic and
expensive, as the owner of the strip of land may demand a high price, a “ransom”, to use or
purchase it. Is there sufficient land available and within your ownership to provide required
visibility splays? There are no ransom strips landowners own land adjacent to the public
highway, with sufficient scope to accommodate a range of access options.

. Construction Traffic and vehicle movements -

. Is the access road suitable for construction traffic, and will it be able to accommodate the level of
traffic your planned development will generate? Yes, Norwich Road and Summer Lane (southern
part) already accommodate large HGVs. Sufficient land is available for construction access(es)
and haul roads.

. Has the impact of additional vehicle movements on the local road network been considered and
are any off site highway improvements (road widening or footpath provision to local services and
facilities) required and can these be delivered? Obsidian have commissioned highways
consultants to consider the impact of additional traffic. Traffic Surveys are due to take place in
the New Year (2026)

. Is there space for large vehicles to enter and turnaround to exit? Yes

Environmental Issues

. Is the site in a protected area, such as a conservation area, Special Protection Area, SSSI or
County Wildlife Site? No
. Are there any trees on-site, and, if so, are any of these the subject of a Tree Protection Order

(TPO)? Yes there are trees on site. Obsidian have commissioned an aboricultural consultant to
survey the trees on and adjacent to the site and advise accordingly regarding protection.

. Are there any sources of excessive noise or unpleasant odours? There is a quarry close to the
eastern boundary of the site, that it is understood is close to being exhausted before moving
further eastwards away from the site. Obsidian have commissioned consultants to advise on
noise, dust and air quality matters.

. If yes what measures will there be to protect these? Obsidian have commissioned consultants to
advise on noise, dust and air quality matters.
. How will the mandatory 10% gain in biodiversity be achieved? Obsidian have commissioned

ecologists to advise on ecology and BNG matters, likely options for achieving 10% gain, will be
on site, or on nearby land in the same ownership as the landowners.

Utilities/ Water / drainage and Flooding

. What are the ground conditions? Is there groundwater? Are there any streams or watercourses?
Obsidian have commissioned consultants to advise on flood risk, drainage and ground
conditions. The results will inform the opportunities and constraints mapping.
Can you detect signs of contamination? No
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. Is there adequate drainage — are there drains on-site and foul drains on the road? Are the
drains public or private? Obsidian have commissioned consultants to advise on flood risk,
drainage and ground conditions and provide drainage and foul drainage strategies etc. This
includes liaison with the relevant bodies including the LLFA, Watton and Saham Toney Flood
Action Group and Anglian Water.

. Is there a sewerage system, and, if so, how much does it cost to connect to it? If there are no
main drains, what are the alternatives? Obsidian have commissioned consultants to advise on
flood risk, drainage and ground conditions and provide drainage and foul drainage strategies etc.
This includes liaison with the relevant bodies including the LLFA, Watton and Saham Toney
Flood Action Group and Anglian Water.

. Is mains water available, and what is the connection charge? Obsidian have commissioned
consultants to advise on utilities connections, reinforcement and connection costs. This work will
inform discussions on the site specific policy for the SUE.

. Is mains electricity available, and what is the connection charge? Yes, Obsidian have
commissioned consultants to advise on utilities connections, reinforcement and connection
costs.

. Is gas available, and what is the connection charge? If not, is there space for an oil tank?N/A

. Is there a telephone connection and wifi access? Yes, Obsidian have commissioned consultants
to advise on utilities connections, reinforcement and connection costs.

. Is the plot located in a high flood risk area? No, Obsidian have commissioned consultants to

advise on flood risk, drainage and ground conditions and provide drainage and foul drainage
strategies etc. This includes liaison with the relevant bodies including the LLFA, Watton and
Saham Toney Flood Action Group and Anglian Water.

Local Amenities

. Are there good transport links (bus / walking or cycling)? Yes, bus stops are located nearby on
Norwich Road

. Are there employment opportunities locally? Yes, within Watton

. What entertainment, shopping and leisure facilities are there? Full range of services and facilities
in Watton

. What safe linkages exist to serve these or what can be provided as part of the development?
Footpaths and bus services link the site to services in Watton and further afield including
Norwich.

Developer Contributions

Have S106 planning obligations been considered including: Yes Obsidian have instructed
consultants to advise on socio-economic aspects, including education, health etc. The likely
obligations package will be part of the consideration of viability and inform discussions on the
local plan policy framework for the SUE.

. affordable and specialist housing,

. contributions for schools

. health and social services
habitat mitigation

Green infrastructure and public rights of way
Highways and public transport
Libraries

Conclusion

Obsidian and the landowners remain committed to working collaboratively with Breckland Council to
ensure the successful delivery of the Watton Sustainable Urban Extension. The sites under Obsidian’s
control are available, suitable, and capable of accommodating a well-designed, viable, and sustainable
development that meets local needs and aligns with the objectives of the emerging Local Plan. We
welcome continued engagement to refine the site-specific policy, address technical matters, and agree
on a framework that supports comprehensive planning and timely delivery. We trust that the Council will
give due consideration to the points raised in this response and look forward to constructive discussions
in the coming months.
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(Re) Submitted Material

The following documents are resubmitted with this letter, although as set out above, it will soon
be superseded.

= Cover Letter and Appendix (signposting technical evidence for Stage 2 Assessment)

= Vision Document (Mosaic, July 2025)

* Flood Risk and Drainage Technical Note (Glanville, July 2025)

* Transport Summary (KMC, July 2025)

Next Steps

We will be in touch shortly to establish a programme of engagement with the Council and other
stakeholders to help shape the emerging Local Plan policies, particularly the site Specific Watton SUE

policy.
Should you required any further information, please contact me.

Yours sincerely

John Long BA (hons) DipTP, MRTPI
Director
Encl.



