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Introduction

This Representation has been prepared by Bidwells LLP on behalf of M Scott Properties Ltd (Scott
Properties), in response to Breckland Council’s Preferred Options (Regulation 18) consultation on
their Draft Local Plan — Full Update (October 2025).

By way of background, Scott Properties are promoting two sites in Quidenham (Eccles):
Land east of Station Road and north of Wilby Road (LPR/C4S/DEV/363); and
Land west of Station Road and north of Heath Road (LPR/C4S/DEV/364).

The sites were submitted as part of the Council’s Call for Sites exercise in March 2025. In addition,
a comprehensive Stage 2 Housing Land Availability Assessment, including a suite of technical
evidence, was submitted to Breckland Council in July 2025 in respect of both sites, and is attached
at Appendix 1. The sites are identified in Breckland Council’s ‘Call for Sites 2025 - Phase 2 Site
Assessments’ as alternatives. The sites are not allocated on the basis that, whilst there is
considered to be merit in both sites, it is considered that they are not required to meet the Council's
identified housing targets.

Scott Properties is a self-funded land promoter that manages the entire land promotion and
planning process from initial site identification through to the sale of a consented development site.
They have a proven track record of successfully delivering sites in Norfolk and the eastern region
through a proactive and comprehensive approach, ensuring deliverability and achievability. Their
involvement enables a smooth and efficient transition from outline planning to the submission of
reserved matters, discharge of conditions, and commencement on site.
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Comments on Preferred Options Draft Local Plan
Policy HOU 02: Housing Distribution

Scott Properties recognise the significant increase in housing numbers that the Council is required
to accommodate to meet the mandatory housing requirement of a minimum of 17,388 new homes,
including a 5% buffer, during the plan period (2024-2042).

In general, Scott Properties support the preferred Development Strategy, which includes a
distribution of housing growth between Strategic Development Areas (SDAs), Market Towns,
including existing and proposed Sustainable Urban Extensions (SUEs) and rural areas, including
Tertiary Parishes. In terms of the latter, the recognition that certain locations / parishes, notably
East Tuddenham and Rougham and Larling (both proposed Strategic Development Areas), will
need to be elevated up the settlement hierarchy to accommodate the required levels of growth is,
in principle, supported.

The proposed Development Strategy seeks to accommodate 12,792 (75.7%) of the total housing
numbers through SDAs and the Market Towns, including existing and proposed Sustainable Urban
Extensions (SUEs). Of this figure, approximately 13% will be delivered in the SDAs and 17% will
be delivered through the new SUEs in the market towns of Swaffham, Thetford and Watton.
Accordingly, there is a significant reliance on these sites / allocations to meet the housing need
during the plan period.

At this stage, Scott Properties do not wish to comment on whether each of the proposed allocations
that make up the SDAs and SUEs are suitable, available and viable, and therefore deliverable in
accordance with the National Planning Policy Framework (NPPF). However, it is assumed that
further information / evidence to demonstrate the delivery of these sites will be provided as part of
any further consultation, notably the Regulation 19 consultation, given the limited evidence
available as part of the Regulation 18 consultation.

However, Scott Properties do wish to challenge the assumptions that have been made, with limited
evidence, to support the Housing Trajectory included as Appendix 2 of the draft Local Plan. The
Housing Trajectory details that the SDAs will start delivering new homes by 2032/33. If, as per the
Council’s Local Development Scheme (March 2025), the Local Plan is not adopted until late 2027,
it seems very ambitious to assume that the SDAs will be delivering by 2032.

Work undertaken by Lichefield (Start to Finish, How Quickly do large-scale housing sites deliver?,
March 2024) states that on average sites of over 1,000 units take an average of 5 years to secure
detailed consent, with a further 1.3-1.6 years for the first homes to be delivered. In addition, site-
specific considerations need to be factored into the forecast delivery rates. In the case of the SDAs,
they are new, unestablished locations for development that are not building on existing settlements.
Accordingly, they will have limited opportunity to benefit from existing infrastructure and amenities,
such as schools, that help facilitate development and ensure it is both viable in the early stages of
delivery, and an attractive location for people to live. In a similar manner, they are not established
housing markets, which will impact the likely attractiveness of the area and the absorption rate.
These are all factors which will further impact delivery rates and the Housing Trajectory.

In a similar manner, as detailed above, 17% of the District’s growth will be delivered through the
new SUEs in the market towns of Swaffham, Thetford and Watton. The Housing Trajectory states
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that these sites will be delivering by 2028 / 29. Based on the work undertaken by Lichfields detailed
above, the Housing Trajectory is considered to be too ambitious. In addition, as detailed above,
consideration needs to be given to site specific considerations, including the ability of the local
housing market to accommodate the forecast absorption rates. The Housing Trajectory assumes
that by 2030/31 Swaffham will be delivering 130 homes per annum, and Watton 140 homes.
Evidence is required that these markets can support this level of housing supply. In addition, the
Housing Trajectory assumes that by 2029/2030, Thetford will be delivering 180 homes per annum;
90 homes each on the existing and proposed SUEs.

The Housing Trajectory also outlines that the Attleborough SUE will deliver 25 homes by 2028.
Whilst outline planning permission for the Attleborough SUE was granted in March 2020, no
reserved matters applications have come forward and, at the time of writing, we are not aware of
any plans for applications to be submitted. As well as raising further questions in relation to the
Housing Trajectory, it highlights the difficultly of bringing forward large scale SDAs and SUEs in
Breckland. In this regard, it should be noted that when the currently adopted Local Plan was being
prepared, it was anticipated that the Attleborough SUE would deliver 60 homes in 2020/21,
increasing to 200 homes per annum by 2028. Clearly this has not been achieved.

Based on the foregoing, there has to be considerable doubt as to whether the proposed
Development Strategy will meet the mandatory housing requirement of a minimum of 17,388 new
homes, including a 5% buffer, during the plan period (2024-2042). We therefore strongly
recommend that the Council identify additional sites to ensure their housing need is met. In
identifying sites, the Council should give strong consideration to sites that are of a size that are
capable of quick delivery in comparison to the SDAs and SUEs.

In this regard, it is worth considering which sites have delivered in Breckland in recent years. Whilst
recognised as being a number of years old, the ‘Breckland Local Plan Examination Topic Paper:
Housing Trajectory, Five Year Supply and Distribution Breckland District Council June 2018’
included a useful table to highlight delivery rates (see below). The table highlights that sites of
between 70-375 homes, which were classed as large sites, have delivered.

PLANNING TOTAL SIZE OF DEVELOPER RATE OF

APPLICATION DEVELOPMENT COMPLETION IN A
SINGLE YEAR

3PL/2016/0298/D 70 Abel Homes 58 (2017/18)

Swans Nest, 7 (2016/17)

Swaffham
3PL/2014/1154/F 335 Ben Bailey 52 (2017/18)
Land off Brandon Hemes 22 (2016/17)
Road, Swaffham
24 (2015/16)
3PL/2012/0958/H 375 Taylor Wimpey 54 (2017/18)
68 (2016/17)
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PLANNING TOTAL SIZE OF DEVELOPER RATE OF

APPLICATION DEVELOPMENT COMPLETION IN A
SINGLE YEAR

Land at London

44 (2015/16
Road, Attleborough ( )

22 (2014/15)
3PL/2013/0510/F 110 Hopkins Homes | 4 (2017/18)
Thetford Road, 60 (2016/17)
Watton

44 (2015/16)

2 (2014/15)
3PL/2013/0110/F 92 Taylor Wimpey 51 (2015/16)
Land to the East of
Brandon Road, 29 201415)
Soatiham 12 (2013/14)
3PL/2013/0976/F 200 Taylor Wimpey 24 (2017/18)
Norwich Road, 43 (2016/17)
Bereham 60 (2015/16)

On this basis, we strongly suggest that the additional sites identified to meet the identified housing
need range between 75 and 400 homes. This will ensure that the Council's Development Strategy
includes a range of deliverable sites, ensuring that the Housing Trajectory is realistic and crucially
meets the identified housing needs during the plan period.

As detailed in the Introduction, Scott Properties are promoting two sites in Quidenham:
Land East of Station Road and north of Wilby Road (LPR/C4S/DEV/363); and
Land West of Station Road and north of Heath Road (LPR/C4S/DEV/364).

As detailed in the Introduction, following a Call for Sites submission, and a comprehensive Stage
2 Housing Land Availability Assessment, including a suite of technical evidence, the sites were not
allocated on the basis that, whilst there is considered to be merit in both sites, they are not required
to meet the Council's identified housing targets. No technical matters were identified that prevented
the sites from coming forward.

Comments on Regulation 18 Draft Local Plan, Site Reference: 363 &
364

Based on the foregoing, it is evident that the Council will be required to identify additional sites.
The two sites at Quidenham are, as detailed below, considered to be entirely deliverable in
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accordance with the tests in the NPPF. In addition, given the size of the sites, which can deliver
approximately 250 homes on land east of Station Road and up to 130 homes on land west of
Station Road. Both sites are within the range, in terms of their size, of the sites that have been
delivered during the current plan period.

215 The information previously submitted to the Council confirmed that the sites are suitable, available,
and deliverable in accordance with the NPPF, and is summarised below.

2.16 Economically, residential development at this location within the plan period to 2042 would
contribute to Breckland’s long-term growth ambitions. The sites are well-positioned to deliver high-
quality, desirable homes — including affordable housing — within convenient proximity to the
Snetterton Employment Area; one of Breckland’s primary employment hubs, recognised for its high
market attractiveness and the recent allocations of significant employment land. In addition, the
development would create construction jobs, generating economic benefits for the local area during
the build phase as well as supporting the viability of enhanced local services, such as the Eccles
Road railway station.

217 Socially, the development will play a key role in addressing the District’'s housing needs, including
the provision of much-needed affordable homes. The sites are located a short distance from one
of the District’s largest employment areas and benefits from direct access to the Cambridge—
Norwich mainline via Eccles Road railway station, offering a journey time of just 21 minutes to
Norwich. This rail connection links the sites to nearby market towns such as Wymondham,
Attleborough, and Thetford, providing residents with convenient access to a broad range of higher-
order shops, services, and employment opportunities.

218 Environmentally, the sites are located in close proximity to one of the District’'s major employment
areas, helping to reduce the need for long-distance travel. They are strategically positioned
adjacent to the existing settlement boundary of Quidenham, and the Delivery Statement
demonstrates how a direct and convenient route to Station Road can be achieved to access Eccles
Road Train Station.

2.19 The sites do not encompass any environmentally designated areas and will be developed with
sensitivity to existing ecological and landscape considerations. Scott Properties is committed to
submitting a Design Code to ensure the delivery of a high-quality development that aligns with the
six overarching principles of the Breckland Design Guide, including integration with nature and
climate-responsive design.

2.20 The sites fall within single ownership, are free from legal or access constraints, and benefits from
a promotion agreement with Scott Properties, an experienced land promoter who has a
demonstrable track record of successfully delivering sites to developers.

2.21 On this basis, we strongly suggest the allocation of one or both on land east of Station Road and
Land west of Station Road are allocated 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. Whilst the allocation would result in significant scale of growth to a lower
order settlement (Tertiary Settlement), the Council have shown they are willing to adopt this
approach in other locations, notably East Tuddenham, Rougham and Larling.
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HOUSING LAND AVAILABILITY ASSESSMENT:
STAGE 2 ADDITIONAL EVIDENCE - LAND WEST
OF STATION ROAD AND NORTH OF HEATH
ROAD (LPR/C4S/DEV/364) (JULY 2025).
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