Jjohn long planning.

Date: 12 December 2025

Your Ref:

Our Ref: 097/2025/001_job000212
Email: john@)johnlongplanning.co.uk
Tel: 01508 538218

Gemma Manthorpe

Breckland Council

LOCAL PLAN CONSULTATION
Elizabeth House

Walpole Loke

Dereham

Norfolk

NR19 1EE

Dear Gemma

Breckland Local Plan Consultation: (Second) Regulation 18 October 2025 -
Buscall response Home Farm, North Acre, Caston (CAS 1 (024))

| write on behalf of Buscall & Partners, the landowner promoting site LPRC4SDEC024 (Proposed
allocation Home Farm, North Acre, Caston CAS 1 (024).

The landowner notes that the site at Home Farm, North Acre, Caston (CAS 1 (024)) is identified as a
preferred allocation in the emerging Local Plan (second Regulation 18 version). This representation sets
out the Landowner’s response to the proposed allocation and includes technical information to support
the proposed allocation and help address the policy requirements. This includes:

e Masterplan, to demonstrate that at least 5 new (M4(2) bungalows and a separate farm access
can be accommodated on the site as currently proposed without compromising the character of
the local area;

e Access Appraisal, to demonstrate that a safe access into the site can be achieved;

e Flood Risk and Drainage Assessment, to demonstrate that the site is not in a flood risk area,
and that foul water and surface water can be adequately accommodated as part of the
proposals; and

e Ecology Note, to demonstrate that there are no irreplaceable habitats lost and that the BNG
requirements are understood.

e Revised allocation plan, to exclude the barns which have planning consent (3PL/2022/1385,
granted 16 February 2023) for conversion which is currently under construction.

e Alternative allocation plan, to exclude the barns which have planning consent and include an
area to the north to ‘square off the allocation;

e Alternative Masterplan, to demonstrate that 6 new (M4(2) bungalows and a separate farm
access can be accommodated on the ‘squared off’ site without compromising the character of
the local area.

It also provides responses to the key questions set out in Andrew D’Arcy’s email dated 27 November
2025.

Landowner Response to Draft Policies CAS 1 (024): Home Farm North Acre

The landowner remains fully supportive of the inclusion of the land at Home Farm, North Acre Caston as
a preferred allocation. The land remains available for development and is considered suitable for
allocation. The landowner has no concerns over the proposed allocation’s site specific policy
requirements and have submitted additional evidence with this letter to demonstrate that the policy
requirements can be addressed.

Importantly. there are some updates that may be needed to the extent of the allocation boundary: Since
the original site’s promotion, planning permission has been granted to convert the barns to the west of
Home Farm consent (3PL/2022/1385, granted 16 February 2023) into a new dwelling. Conversion works
have commenced on the barns with the expectation that the works will be completed in 2026. It is
therefore suggested that the land covered by the planning consent be removed from the allocation. (see
drawings ref: 1705 Revised Allocation Boundary, 1705 Red Line Boundary and 1705 01C Masterplan).
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The Masterplan demonstrates that the site can still accommodate at least five dwellings after excluding
the barn conversion land. The current intention is to provide older persons homes on the site and 5 no.
M4(2) compliant bungalows are proposed to be included (n.b., the assessment work undertaken has
included consideration of the barns for completeness in the event that the allocation boundary remains
as it currently is, although for the Drainage Assessment it has been assumed that the drainage for the
barns was dealt with as part of the approval of the consent.)

Additionally, the Landowners request that consideration is given to ‘squaring off’ the allocation to include
land at the eastern end (see drawings: 1705 Alternative Revised Allocation Boundary, 1705 Alternative
Red Line Boundary and 1705 02A Alternative Masterplan). This will help avoid to avoid an awkward
area of land for farm vehicles to service and will enable an additional dwelling plot to be accommodated.
It is not currently productive farmland and is currently left fallow. The alternative Masterplan
demonstrates that the additional area of land can be included without compromising the character of the
local area.

The Landowner has commissioned initial technical studies, which are submitted with this representation
to demonstrate that the policy requirements can be achieved. This includes an Access Appraisal, Flood
Risk and Drainage Assessment and Biodiversity Net Gain Overview.

The Access Appraisal demonstrates that a safe and appropriate level of pedestrian, cycle and vehicular
access can be provided, including a separate access for agricultural vehicles to avoid conflict between
farm vehicles accessing the field to the rear and the amenity of residents. Visibility splays of 2.4m x 43m
which comply with Manual for Streets guidance can be achieved, and the forecast traffic generation is
minimal and unlikely to impact the local highway network. The Appraisal concludes that the proposed
development will not result in severe residual cumulative impacts on transport infrastructure, in line with
the National Planning Policy Framework. The design incorporates sustainable features such as
permeable surfacing and EV charging provision, ensuring compliance with local and national guidance.
Therefore, the site is considered suitable for residential development from an access and transport
perspective.

The Flood Risk and Drainage Assessment demonstrates that the application site is located within Flood
Zone 1 and is at a low risk of fluvial and tidal flooding. The assessment also confirms that risks from
other sources, including surface water, groundwater, and artificial flooding, are minimal and can be
effectively managed through proposed mitigation measures (to be installed at the planning application
stage). These include raising finished floor levels, installing a sustainable drainage systems (SuDS), and
a robust surface water strategy capable of accommodating the 1-in-100-year storm event plus a 40%
climate change allowance. Additionally, foul water drainage will connect to the existing public sewer
network, ensuring compliance with pollution control standards. The preliminary ownership responsibility
and maintenance strategy for the proposed surface and foul water drainage systems has been
identified/provided. The Assessment concludes that the proposed development is considered
appropriate from a flood risk and drainage perspective and can be delivered without increasing flood risk
either on-site or elsewhere, while maintaining water quality and meeting national and local planning
requirements. Subject to detailed design and implementation of the recommended mitigation measures,
the development will provide a safe and sustainable environment for future occupants

The Biodiversity Net Gain (BNG) Overview demonstrates that there are options for delivering BNG and
that there are no irreplaceable habitats. A number of development scenarios are considered, with
increasing land take. Net gain of hedgerow units is achievable by planting 40m of species rich hedgerow
additionally neutral grassland could also be incorporated into the scheme. Assuming a modest on-Site
delivering (open space trees (0.25) and 0.04ha of neutral grassland in poor condition), then the scheme
could achieve gain (+11.24%) and meet the trading rules with the creation off-Site of 0.14ha of neutral
grassland in moderate condition. In scenarios without on site delivery via open space, the off-site
requirement is 40 trees and 0.25 hectares of neutral grassland. The landowner owns adjacent land to
accommodate any off-site BNG features.

Response to Andrew D’arcy email (27/11/25)
Below is a response to questions posed in Andrew D’arcy’s email of 27 November 2025:
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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 is under one ownership and remains available for
development. A redrawing of the allocation plan is proposed to exclude barns which have been
granted permission for conversion to residential use (currently under construction); and
potentially to ‘square off’ the allocation.

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. At least 5 dwellings (currently proposed as M4(2) bungalows
for older persons accommodation). Squaring off the field would provide for an additional dwelling
and around 6 dwellings (M4(2) bungalows.

Years Number of Dwellings

2027 — 2032 Approximately 5-6 dwellings (bungalows)
2033 — 2038

2039 — 2042

After 2042

TOTALS Approximately 5-6 dwellings (bungalows)

Does the land already have planning permission for development? If so, what is the planning
reference? Part of the current proposed allocation (Barns) has planning permission (ref:
3PL/2022/1385, granted 16 February 2023) for residential conversion. This land is proposed to
be excluded from the allocation. The rest of the site has no extant planning consents.

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)? See above.

Have you carried out any public consultation in the local area in respect of the site? No.

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

Access and Highways

What Is Access to the Site like? Good, access will be from the existing access onto the main
road (Northacre) as shown in the Access Appraisal. An alternative access for farm vehicles to
access the field to the rear is proposed. The Access Appraisal demonstrates that appropriate
visibility splays for both accesses can be achieved.

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? Contact with the Highway Authority
is likely in 2026, as part of pre-application discussions.

Is there a right of access? If yes please can you provide details on where this is? N/A the
landowner owns the existing access and the land adjacent the highway. See the Access
Appraisal for more detail.

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

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, the landowner owns the existing access and land
adjacent to the public highway.

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, sufficient land is available for construction
access(es) and haul roads.
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e 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? It is considered that such a small number of daily
residential trips are likely to be within the normal daily variation of traffic flows on Northacre, and
thus, are unlikely to have any measurable impact on traffic flows on Northacre and/or the local
Breckland highway network

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

Environmental Issues

e Is the site in a protected area, such as a conservation area, Special Protection Area, SSSI or
County Wildlife Site? No

e Are there any trees on-site, and, if so, are any of these the subject of a Tree Protection Order
(TPO)? Yes there are a small number of trees on the site. They are not subject to a TPO.

e 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. No..

e If yes what measures will there be to protect these? N/A

e How will the mandatory 10% gain in biodiversity be achieved? Likely a combination of on-site
and off-site mitigation. The landowner owns a large amount of farmland in the area, with scope
for BNG mitigation proposals. The fall back (if needed) will be Local BNG credit purchase.

Utilities/ Water / drainage and Flooding

e What are the ground conditions? Is there groundwater? Are there any streams or watercourses?
No, not on the site.

e Can you detect signs of contamination? No

e Is there adequate drainage — are there drains on-site and foul drains on the road? Are the
drains public or private? Yes, the Flood Risk and Drainage Assessment demonstrates that the
proposed development is considered appropriate from a flood risk and drainage perspective

e 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? Yes, the Flood Risk and Drainage Assessment confirms
that there is a foul connection already serving the site which can accommodated the flows.

e Is mains water available, and what is the connection charge? Yes, there is a potable water
connection already serving the site which can be used by the proposed new dwellings

e Is mains electricity available, and what is the connection charge? Yes, there is an electricity
connection already serving the site.

e Is gas available, and what is the connection charge? If not, is there space for an oil tank? Yes,
although Air Source Heat pumps or other means of heating may be used.

e Is there a telephone connection and wifi access? Yes, there is a telephone connection already
serving the site..

e Is the plot located in a high flood risk area? No, see the Drainage Technical Note for more
details.

Local Amenities

e Are there good transport links (bus / walking or cycling)? The Access Appraisal confirms that the
site is within reasonable walking distance (an approximate six minute walk, assuming an
‘Average Adult’ walking speed of 4.8 km/h) of the bus stop located on The Street, Caston, circa
20m north of Caston Church of England Primary Academy. The local bus services provide future
occupants with a convenient alternative to the use of the private car for both local trips, and for
connecting public transport service links within Thetford, Attleborough and Watton to destinations
further afield.

e Are there employment opportunities locally? Yes, locally and in Watton, Attleborough and
Thetford. However, it is likely that the dwellings will be available for older (retired) persons.
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» What entertainment, shopping and leisure facilities are there? Full range of services and facilities
in nearby Watton , Attleborough and Thetford.

« What safe linkages exist to serve these or what can be provided as part of the development?
The road linking to the bus stop is not a heavily trafficked road and safe access to the nearest
bus stop can be achieved.

Developer Contributions

¢ Have S106 planning obligations been considered including: Yes, the expectation is that the

contributions will be proportionate to the size and nature of any planning application scheme.
o affordable and specialist housing, (may not be required due to site size)

contributions for schools (may not be needed if older persons housing)

health and social services

habitat mitigation

Green infrastructure and public rights of way

Highways and public transport

Libraries

0000 0

Conclusion

The landowner confirms that the Land at Home Farm (CAS 1 (024) is available, suitable, and capable of
accommodating a well-designed, viable, and sustainable development scheme that help to meet the
local needs for older persons accommodation and aligns with the objectives of the emerging Local Plan.

Submitted Material
The following documents are submitted with this letter:
 Written Response (this document);
¢ Masterplan
¢ Red Line Plan
* Revised Allocation Boundary Plan
e Access Appraisal (Orari, December 2025)
e Agricultural Road Visibility Splay
e Agricultural Road Details
¢ Flood Risk and Drainage Assessment (BLI, December 2025)
+ Biodiversity Net Gain Overview (Hopkins Ecology, December 2025)
o Alternative Red Line Plan
« Alternative Revised Allocation plan
e Alternative Masterplan

I have also attempted to submit this information via the Council’s consultation portal, however as | have
already submitted a response on behalf of another client, the portal will not allow me to submit another
response. Should you required any further information, please contact me.

Yours sincerely

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



