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Introduction

This representation is made on behalf of Colecar Strategic Land Ltd. For clarity, the following items

have been responded to in this submission.

- Chapter 3: Brecklands Spatial Vision and Objectives
- Chapter 4: Design and Sustainable Development

- Chapter 5: Housing

- Policy ENV12: Open Space, Sport and Recreation

Chapter 3: Brecklands Spatial Vision and Objectives

It is welcomed that the strategic vision for Breckland acknowledges that new development will be
directed towards locations co-ordinated with public transport, with good access to support existing
services, community facilities and open space. This would mean that a large portion of the new
homes would be in areas already deemed as sustainable locations reducing the lead in time for

infrastructure implementation and delivery for lesser sustainable locations.

The strategic vision states:

‘....0utside the strategic development areas, a balanced approach to housing development and
delivery of affordable housing in the market towns and rural areas, will improve the housing land
supply and address the affordability challenge, providing for all types of housing need. This will be
achieved whilst delivering planned growth and the infrastructure required to support development

so that communities can grow in a sustainable and cohesive manner.’

Whilst it is welcomed that provision should be made for affordable housing and overall housing to
improve the housing supply, the ‘balanced approach’ suggests that there would be an even split
across market towns and rural areas. There should be some clarity provided within this part of the
vision because it suggests a significant proportion of new homes would not be concentrated in the
more sustainable locations requiring rural areas to introduce and enhance significant infrastructure

which will affect the lead in time and deliverability in the short to medium term.

The Strategic Objectives pertaining to meeting housing need suggest that housing need will in part
be met through concentrating development in Strategic Development Areas and Market Towns,
where services and facilities can be supported. Once again, this approach is welcomed in that is
secures the quick delivery of homes in already sustainable settlements within the administrative

area.
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Chapter 4: Design and Sustainable Development

Chapter 4 further considers the Spatial Development Strategy within the administrative area. This
once again refers to the ‘balanced approach’ to delivering housing with specific reference to the
delivery within Strategic Development Areas (SDA), the five market towns and the most sustainable
villages to meet the needs of both rural and urban areas. This provides a clear indication of where
the Council are looking to direct housing delivery in the administrative area. This further reiterates

the importance of directing homes to the most sustainable settlements and is supported.

The Parish Hierarchy and Spatial Development Strategy set out in Policy GENO2 confirms which
settlements fall within the defined categories, providing further clarity on the desired distribution
of housing. However, this also sets out a percentage of housing to be delivered in Secondary
Parishes, Tertiary Parishes, and Other Parishes. This indicates a total of 8.5% of new housing will be
delivered in these areas, despite them comprising some of the least sustainable settlements within
the area. This amounts to 1,650 homes some of which would be better and more efficiently

accommodated within the settlements listed further up the hierarchy.

The importance of enabling some development in rural areas away from market towns is
acknowledged however, it should be considered only when more sustainable locations, particularly
those in higher tiers are unable to provide the capacity to accommodate new development. With
sustainable development being at the heart of the UK planning system, the focus of development
should be made in these areas in the first instance. Market Towns in the area have the potential to
accommodate further small sites in response to housing need to reduce the unnecessary burden

placed on more rural settlements.

Chapter 5: Housing

It is noted that the local authority housing requirements have increased in response to the revised
standard method for calculating housing need as set out in the National Planning Policy Framework
(2024). The previous Regulation 18 Local Plan set out a requirement of 661 units per annum,
following application of the new standard method this has now increased to a requirement of 920
units per annum. Over the plan period, 2024-2042, this translates into a total housing target of
17,388 homes (inc. 5% buffer).

It is welcomed that the 17,388 homes outlined in Policy HOU1 includes a 5% buffer. Whilst it is noted
that this is generally the buffer requirement applied by national policy, this has been reduced from

an 8% buffer set out in the earlier iteration of the plan. We are of the view that the buffer applied
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should be raised beyond both 5% and 8% with a mind to ensuring that housing need will be met, and
the plan will meet its annual requirements. Given the strategic importance of ensuring robust
deliverability throughout the plan period the plan should look to generate more certainty around
housing delivery to avoid shortfalls similar to those currently occurring in the administrative area.

An increase in the buffer would aid in ensuring this.

The housing target is expressed as a minimum so there are no negative aspects to increasing the
buffer. The delivery of additional housing over the Plan period will assist with fulfilling the new
Government’s objectives for an increase in housebuilding and support the key role that this has in
improving economic growth in the country. This approach would of course necessitate further site
allocations, which we would suggest should be delivered through smaller to medium scale sites as

opposed to any further larger strategic allocations.

With regard to the additional 862 units identified in the reviewed housing need calculations, these
will need to be accommodated in the plan. A summary of the proposed distribution of housing
development has been provided in Table 5.3, and a detailed breakdown is set out in Policy HOUO2.
This indicates that 12.7% of housing need will be met through the delivery of 3 Strategic
Development Areas (SDAs) each delivering 700 units initially. The summary also indicates that 63%
of housing will be delivered in Market Towns. As noted previously, the approach of directing
development to these settlements as some of the most sustainable locations in the area is
welcomed, however, delivery in some of these locations does depend greatly on the delivery of
Sustainable Urban Extensions (SUEs). In particular Swaffham where an extension comprising 400

units is proposed.

Whilst sites of this nature are required to deliver housing throughout the plan period, a reliance on
these sites comes with risks. These are generally more complex in terms of landownership,
infrastructure requirements, viability and build-out rates meaning that they frequently under
deliver or are delayed. These delays often impact the early years of the plan period. As such, the
provision of smaller, less complex, and more predictable sites alongside larger commitments allows
for some units to be delivered faster, immediately delivering housing within the plan period. Putting
forward small sites also provides an opportunity for a more varied market, involving SME builders

that often provide a more targeted type and tenure offer.
Table 5.3 and Policy HOUOQ2 also note the level of provision proposed in Secondary Parishes, Tertiary

Parishes, and Other Parishes in more detail. As noted previously, this comprises 1,650 homes in

some of the least sustainable settlements in the administrative area. As noted, earlier in this report,
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there would be value in directing some of this development towards more sustainable locations and
securing small sites that can make a more immediate and sustainable response to housing need
throughout the plan period. Potential sites have already been identified by the Council in this

respect.

Colecar Strategic Land Ltd has promoted the site known as ‘Land south of Princes Street, Swaffham-
Council ref- 281’ which is considered suitable for development. This is a position that is agreed by
the Council in their assessment. The site is listed in the Council’s published alternative options
document. It is welcomed that the Council acknowledges the suitability of the site as an allocation

with the published assessment noting no negative comments.

Detailed representations have previously been submitted in relation to this site, and these will not
be repeated in this submission. However, in the context of the points made throughout this
submission further regard should be had to the potential of this site to facilitate quick and
sustainable development reducing reliance on larger development sites and the burden on rural

settlements in the surrounding area.

We would like to draw the Council’s attention to the three preferred allocations within the locality
of Swaffham (SWA1, SWA2 and SWA3). Of the four sites (including Princes Street), Princes Street
ranks highest in terms of broad accessibility to services (green) whereas those allocated as preferred
sites, rank amber. There appears to be no other significant differences between those sites
preferred versus our site classified as an alternative. It is also noted that the LLFA did not review

our site which suggests may have contributed to it not being allocated as preferred.

The site appears to be listed as an open space titled ‘other sports facility’ (but with no sports area
available) in the assessment form which would be incorrect as per our previous submissions and
commentary below. Furthermore, the assessment indicates that Sport England, as a statutory
consultee, did not object to the site’s proposed use noting that development ‘should not prejudice
the use of the playing field and bowling green to the south’ and this is a design matter which can
be addressed. Taking into account the site assessments and compared to those sites that are
proposed to be brought forward as an allocation, there is no indication at this stage as to why this
site has not been selected as draft allocation. Based on the evidence it is submitted that it should

be allocated.

To succinctly summarise, the site is well located to the centre of Swaffham and accessible to all of

its services; it is well related to the existing built form with the Council previously having stated
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that the development of the site could be achieved without any significant landscape impacts; and
the site is free from any constraints that would preclude development. This leads to the logical
conclusion that the site is appropriate as an allocation within the Plan, more so if more sites need
to be allocated to provide a greater buffer or if the strategic options currently being considered by

the Council are not deemed to be appropriate.

If the Council considers that the allocations within the preferred options are sufficient to meet the
housing targets set out within the Plan, then the land at Princes Street Swaffham is also suitable for
consideration for specialist housing particularly for older people given its proximity to existing
services within the settlement. It is noted that Policy HOU10 on Specialist Housing and
Accommodation Needs (2 or more dwellings), supports the provision of these such uses particularly
in market towns where they are within walking distances of local services and facilities and
satisfactorily accessible in highway terms. Considering the criteria outlined in policy HOU12, the

site would be well suited for the provision of such specialist housing.

Policy ENV12: Open Space, Sport and Recreation

The site at Princes Street, Swaffham has historically been designated as open space. It is requested
that this designation be removed throughout the Local Plan process. The designation was put
forward by the Open Space Assessment completed in 2015 which supported the adopted Local Plan.
The site was considered to comprise an ‘Outdoor Sport Site’, despite being privately owned and
having no sports pitches, and was thereafter designated as open space. Policy ENV13 states that
development that would result in the loss of existing designated open space will only be permitted
where the criteria outlined can be met. Given the nature of this site, it is considered unreasonable

to continue to limit its development on this basis.

Open space is defined in the Town and Country Planning Act 1990 as ‘land laid out as a public garden,
or used for the purposes of public recreation, or land which is a disused burial ground'. The land is
privately owned and is not accessible. It does not comprise a public garden or disused burial ground
and is not utilised for the purpose of public recreation. It is therefore not in accordance with the
definition of open space. Further, despite its designation in the local plan, the site has not been

designated as open space in the Neighbourhood Plan.
It is unreasonable and unjustified to assume that the designation is an accessible open space for

public use. The site is currently within private ownership and does not afford readily accessible

open space for the wider public benefit. Our client’s site does not have any public value and does
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not fall within the above definition. Furthermore, Sport England raised no comment/objection on
this issue when considering the site as a potential allocation. On this basis, we consider that the

site’s open space designation should be deleted as part of the next stages of the Local Plan review.
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