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Dear Sir / Madam

Response to Regulation 18 'Preferred Options’ Local Plan including Call for Sites — Stage 2
Assessment

Land at West Acre Road, Swaffham (Site 137)

Representations on behalf of Muller Property Group

On behalf of our client, Muller Property Group, we are writing to provide a response to the latest Regulation 18
‘Preferred Options’ draft of the emerging Local Plan. This submission is made principally with a view to further
promoting the excellent opportunity offered by their land to secure a mixed-use development to the northwest of
Swaffham that firstly delivers on the long standing desire to bolster the employment land position at the town
but would also allow the Council to secure more balanced and sustainable housing growth within easy reach of
all local shops, services, and facilities.

To confirm at the outset: our client’s ambitions for their land — allocated the reference ‘Site 137’ as part of the
Site Assessment process and partially comprising current allocated Site SW3 — is to deliver a mixed-use
development which would continue to deliver the quantity of employment envisaged by the adopted Local Plan
(approximately 13,000m?2 over around 4ha net) but supplemented with a much-needed 80-bedroom care home
and around 162 new homes achieving balanced growth at Swaffham.

The thrust of this submission is therefore threefold:

e Firstly, we wish to object to the current proposed approach to growth at Swaffham, one that exacerbates
concerns raised by our client at previous Regulation 18 stages of the plan process relating to the unsustainable
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unchecked sprawl of the town to its east through the introduction of a further Sustainable Urban Extension
(SUE) beyond the existing planned growth;

e Secondly, we support the retention of Site SW3 as a deliverable allocation at Swaffham, albeit we set out a
range of further benefits available to the Council in the instance this site were to both be extended into the
field to the immediate north along with a revisiting of the type of development it could accommodate; and

e Lastly, this submission builds on the previous information provided by our client in respect of their land towards
both the 2022 Call for Sites and then continually through the Regulation 18 period and provides the additional
detail provided on some (but not all) assessed sites in response to the Stage 2 Assessment questions. We are
strongly of the opinion that the Council would benefit from this additional detail at this stage, particularly
considering our client’s site’s inclusion as a deliverable alternative in the site assessment papers.

Background

This submission does not seek to duplicate comments made by our clients towards the previous Issues and
Options and Preferred Options consultations unless necessary. In respect of the latest submission (their comments
made in July 2024) these are almost all still relevant and should continue to be considered by the Council. These
include observations on the deliverability of alternative sites at Swaffham along with the need to balance the
delivery of new homes, for older-person accommodation, and to engage creative mechanisms to unlock long-
standing employment sites such as Site 137.

Reflecting on the current Preferred Options document it is appreciated that the Council is seeking to take a
proactive stance towards both setting and meeting the housing and employment targets for Breckland. It is noted
that the current supply of potential employment sites considered by the draft plan is almost 100% greater than
the level of need identified by the HEDNA (84ha over the plan period). Similarly, the plan includes a 14% housing
buffer above the 920dpa local housing need figure that is designed to ensure flexibility in supply. However, in
doing so it is vital that the sites that are identified are in the right places, are sustainable in all respects, and are
deliverable.

Our client’s land provides one such option to contribute towards both the housing and employment needs of
Swaffham in a location already confirmed by previous plans as an appropriate location for growth. Furthermore,
our clients have already demonstrated their commitment to progress the site through both their consistent
response to the Local Plan to date along with the submission of a pre-application enquiry (PE/2025/0177) that is
currently ongoing.

Growth at Swaffham

As a start point, we support the plan’s intention to identify Swaffham as a ‘Market Town’ at the top of the draft
settlement hierarchy as described by Policy GEN02. We also support the intention to allocate almost 2,500 new
homes at the town as per Policy HOU2. As this latter policy is the one under which the various Swaffham sites
are to be allocated, however, it is this which this representation seeks to challenge along with the ‘Swaffham’
section of the draft plan.

Imbalance to the east

We have significant concerns around the way in which the new homes proposed at Swaffham are to be delivered.
Growth is to be exclusively to the east of the town and in a way that will result in Swaffham sprawling a further
1.5km in this direction and away from the town centre. The initial Regulation 18 Preferred Options plan introduced
a cluster of three parcels of land on the eastern edge of the current urban area to which our client objected.
These are across Sites 179 and 195 of the Site Assessment papers. We note that these have been retained by
the updated Preferred Options plan, albeit this cluster has increased with the addition of Sites 69 and 77 which



combined now form a band of land proposed for development around the entirety of the eastern edge of
Swaffham.

Then, this spatial approach is proposed to be greatly exacerbated through the introduction of a significant new
SUE beyond these previous allocations. The furthest east of the four parcels comprising this proposed SUE would
potentially place new homes approximately 3km form the centre of Swaffham as the crow flies, likely around 4km
via walking and cycling routes. For further context these homes would be around 1km closer to the centre of the
neighbouring settlement of Sporle to the north. These distances are significantly beyond any recommended
walking guidelines set out in documents such as the National Design Guide.

Discrepancies in the site assessment report

These comments in respect of accessibility lead us on to clear concerns around the way in which the site
assessment process has been undertaken and the heavily biased and illogical conclusions reached to justify the
Council’'s preferred approach. The initial section of all the site assessment forms undertakes a review of the
proximity of a site to services and amenities. The methodology used to do so, when assessing sites related to
Market Towns such as Swaffham, appears entirely illogical. It states that scoring will be based on the proximity
of sites to services as follows:

'800my/10 minutes walking distance of the site in town centres; 1,200m elsewhere and 2,000m for
school access and employment”

In which case sites that are near a town centre, and with a fuller range of amenities and choice of services such
as shops, pubs, and restaurants, will have to pass a far more stringent test than sites that are not considered to
be town centre in nature. This makes no sense. The consideration of what comprises a town centre site then
appears to be undertaken on a random basis with the resultant site assessments clearly directing the Council
away from sustainable sites at Swaffham in particular towards alternatives significantly detached from the town
centre.

Our client’s land at West Acre Road (Site 137), which appears to be considered as a town centre site, compared
to those comprising the proposed SUE, oddly considered not to fall into this category despite their similar edge-
of-urban relationship with Swaffham, is a clear example of how the site assessment process is skewing the Council
away from sustainable patterns of growth. Due to its ‘town centre’ classification our client’s land appears to be
assessed against a higher standard than the SUE. Despite it lying less than 1km from all core services (other than
a leisure centre) it is concluded as ‘amber’ in the RAG rating for accessibility. This is due to it lying within an
acceptable distance from only three of the core services.

Alternatively, all the parcels comprising the SUE are over 1km from every single core service listed on the form.
This should result in a wholly negative conclusion in respect of locational sustainability. However, as these parcels
appear to be subject to a different test (we can only assume they are "elsewhere”as per the site assessment
methodology) they all receive ‘green’ or ‘amber’ ratings. Whilst it is accepted that proposals such as Strategic
Development Areas (SDAs), which are essentially new settlements, will be disconnected from current services
this cannot be the correct approach in the context of growth of an existing town. To achieve sustainable and
complementary growth new homes that would be expected to make use of its existing core facilities as far as
possible. The unintended consequence of expecting a new SUE to emerge that could be entirely self-sufficient
and competing with the current town centre is described below.

There are then further discrepancies with the accessibility assessment of sites that are once again entirely illogical.
The core services identified as the basis of the assessment are a dentist; doctors; leisure centre; library; primary
school; and secondary school. This list does not include everyday services such as a food shop, a public house,



or a takeaway — uses that will be used far more frequently than any one of the amenities listed above other than
the schools. The approach taken simply does not make sense.

Threat to the vitality and viability of Swaffham town centre

The only way that the SUE could be made truly sustainable is through the introduction of a sufficient range of
shops, services, and infrastructure at the heart of the new development. This would need to include all uses
necessary to meet the day-to-day needs of residents including a food store, school, community and leisure uses.
It would also ideally include higher order services necessary to meet the needs of all residents, including those
of limited mobility with a lower capacity to travel the 4km distance to the centre of Swaffham. These could include
a doctors, dentist, post office, and banking hub. The combined growth of approximately 2,500 homes at this side
of Swaffham could amply support such a range of amenities.

This of course then presents a separate sustainability issue and that is the creation of an entirely new satellite
community. The scale and range of services needed to support 2,500 homes would inevitably compete with those
present at the centre of Swaffham impacting significantly on the vitality and viability of the town. It would then
have the additional effect of fragmenting the community of Swaffham as a whole. As of the 2021 Census the
town had a population of 8,434 people. Based on a standard multiplier of 2.3 people per household this new
growth would increase this population by an approximate 5,750 people which would result in a significant
imbalance between the access to services enjoyed by the new community to the east and the rest of the town.
It would also skew growth away from the traditional town centre.

The approach to growth at Swaffham needs to be far more nucleated. There are a multitude of sites to the north,
south, and west of the town that are deliverable and well-suited to the delivery of balanced growth. Our client’s
site represents one such opportunity. Already identified as an appropriate location for additional development,
the proposals outlined by their promotion to date and once again by this submission demonstrate the way in
which it and the adjoining land can come forward as a mixed-use development that is well linked to the centre of
the town, falling within an 800m walk of all local services. We reiterate the suitability of our client’s site in the
second part of this submission.

Deliverability of the preferred option

We then have further concerns in respect of the deliverability of all the new allocations at Swaffham. To reiterate
it is proposed to deliver sufficient land to accommodate 2,500 homes across eight separate parcels. The first four
of these comprises individual allocations adjacent to Swaffham (shown as blue on the draft proposals map) with
the remainder pieced together to form a potential SUE (shown as orange).

Of these eight parcels we are aware of four separate promoters in control of the *blue’ sites adjacent to Swaffham.
Combined these are to deliver 712 homes in an entirely uncoordinated fashion. There is no current policy
requirement for one site to precede any other nor is there any mechanism to ensure they come forward as part
of a single comprehensive master-planned approach. The delivery of one site could well be hindered by the others
and vice versa depending on siting, drainage strategy, and access to name but three issues. For all of the new
development at the town to come forward in a sequentially logical manner these ‘blue’ sites must be completed
first otherwise the new SUE will be delivered as an island separated from the existing eastern edge of the town.
This will have implications in terms of access to subterranean services, connectivity, and perceived isolation of
the new homes.

Then the proposed SUE itself, to deliver a further 1,700 homes, does not appear to have any active promoter on
board (or at least no promoter is identified by the Council’s Site Assessment papers). It is not clear what the basis
of this allocation is — whether there is a coalition of promoters signed up to a Joint Landowner Agreement behind
the scenes or if this is an entirely speculative proposal on the part of the Council. The former would provide some
level of certainty of delivery; the latter no certainty at all, especially as each parcel appears to be under separate



control. The draft policy wording requires a master-planned approach to delivery which could be a very time
consuming and potentially unsuccessful process if the various landowners are not coordinated at this stage. The
deliverability of this SUE is far from certain.

The rate of delivery of the SUE

If the SUE is demonstrably deliverable the rate at which it would be developed is of some consequence to the
Council when overall housing land supply over the plan period is considered. Principally, the Council will need to
ensure they have a five-year housing land supply on adoption. If the plan is to be adopted at the start of 2028,
as likely if submitted in December next year, HBF calculations suggest the Council would have a land supply of
4.68 years if a 5% buffer is applied. However, based on past supply over the three years prior to adoption the
housing supply would be just 45% of the housing requirement. Paragraph 78 of the NPPF would therefore require
the Council to apply a 20% buffer when calculating its five year housing land supply irrespective of the age of the
local plan. The result of this is that in both 2027/28 and 2028/29 the Council would not have a five-year housing
land supply on adoption.

To ensure there is five-year land supply throughout the early years of the plan period the Council should allocate
additional small and medium sized sites that would deliver in the first five years of the local plan. Our client’s site
would qualify as such, and all of the new homes would be deliverable within the first five years. This represents
a far more optimal situation for the Council than the inevitably laboured delivery of a substantial SUE disconnected
from the current built up area.

Conclusions on growth at Swafftham

On several grounds there is a clear need for the Council to revisit its proposed approach to growth at Swaffham.
This process must begin with a wholesale updating of the evidence base and a reconsideration of all of the sites
at the town to identify those whose allocation would provide the greatest accessibility to new residents, the most
balanced approach to growth that ensures the focus of Swaffham town centre is retained, and a consideration of
how best to create new cohesive communities at the town rather than the inevitably isolated satellite development
of the proposed SUE.

As a start point, we urge the Council to engage further with promoters of alternative sites on the current urban
edge, such as our client, to explore in finer details the opportunities presented by their land to achieve more
nucleated growth. To assist in this process, we set out a further detailed analysis of our client’s land at West Acre
Road against the Stage 2 criteria set out in the 2025 Call for Sites paper.

Site 137 West Acre Road, Swaffham

As an alternative to the skewed and uncertain strategy for Swaffham described above we are pleased to reiterate
and reinforce the availability of our client’s land for a residential-led mixed use development within easy walking
distance of the town centre and its resident shops, services, and amenities. Importantly this land was concluded
as part of the Council’s site assessment process as an ‘alternative’, that is a site that is suitable for the proposed
level of development but one that does not reflect the current preferred spatial approach at the town.

By way of a brief overview of what our client’s land, comprising current allocation SW3 along with the remainder
of the current agricultural field to the north and the smallholding to the southeast, would accommodate:

e An approximate total (depending on density) of 162 new homes across all types, size, and tenure including a
policy compliant element of affordable housing;

e The potential for self-build plots as required;

e An 80-bedroom care home;

e The delivery of approximately 13,000m2 of Class E business uses across an area approximate to the net
developable extent of Site SW3;



The retention of all existing mature landscaping on site including the tree belt separating the northern and
southern fields;

Separate vehicular access points for both the residential and commercial elements of the scheme including
significant upgrades to West Acre Road to accommodate two-way traffic, footways, and cycleways along its
length which will provide transit by all modes to the town centre;

The potential for an internal link to Site SW2 to the northeast that would allow the westernmost portion of the
neighbouring site (understood to be under the control of Swaffham Town Council) to come forward separate
from the remainder if required; and to assist in aspirations for a leisure centre (or other use) on the site.

The additional potential for a combined drainage solution across both Sites SW2 and our client’s land to
alleviate the technical issues associated with the delivery of the former identified as part of recent appeal
reference 3348080.

A high-level parameter plan is included as part of this submission demonstrating how the proposed uses would
spread across the site and the points where access to and from the highway would be achieved. It also
demonstrates potential connectivity with site SW2 to the northeast.

The reallocation of this site for the uses proposed above would offer a range of benefits to both Swaffham and
Breckland more widely. These would comprise:

Balanced growth at Swaffham: to reiterate the points made above, the allocation of our client’s land for
a mixture of residential, care home, and employment uses would place all three within an 800m radius of
Swaffham town centre and would ensure a more nucleated approach to growth at the town. The current
proposed SUE sprawls some 4km into the open countryside to the east of the town centre. Conversely, our
client’s site would represent a natural rounding off to Swaffham’s northwestern edge and would be very closely
related to a variety of residential, retail, employment, and services uses.

Refocus growth on the town centre: a further consequence of this alternative spatial approach to growth
at Swaffham would be a refocusing of development on the town centre which in turn would encourage
residents to use its constituent shops and services enhancing its overall vitality and viability. The current SUE
proposal would require the inevitable delivery of new shops, schools, and services on site that would deter
future residents from venturing towards Swaffham. This would result in negative effects in respect of both
social cohesion but also the economic fortunes of the town itself. It is vital that any future growth at the town
directly plugs into what it currently has to offer as a place to live. Locating new development on our client’s
land, some 800m from the town centre, would do just this.

Delivery of a new care home: this represents a significant benefit offered by our client’s proposed
development. We note that the HEDNA identifies a need for an additional 900 bed spaces for nursing and
residential care over the plan period, due largely to the elderly demographic having the highest projected
proportional population change, and that the Council’s evidence base includes a Study Of Demand For
Specialist Retirement Housing And Accessible Housing For Older People In Norfolk (March 2022). In the context
of this high need, our client would be pleased to work with the Council to ensure high-quality provision and
there is scope for the proposed care home to be expanded to create a new Assisted Living / Extra Care
community that would release conventional dwellings onto the market and providing a safe environment where
residents can meet their own age group but remain independent and have access to significant facilities
otherwise out of their reach.

Importantly, the provision of a new care home at the site would also perform favourably in respect of the tests
set out as part of draft Policy HOU10 in that it would be:

o Waell related to the built form of a Market Town;



o  Within walking distance of core services such as shops and medical facilities, as demonstrated by this
representation;

Able to provide other facilities to residents on site such as internal meeting spaces;

Of a scale that is proportionate to its location (80-bedrooms);

Subject to the same improved access as the residential element of the site; and

Complemented by its own private amenity space.

o O O O

o Catalyst for the delivery of employment uses: the southern part of the land under the control of our
client comprises site SW3, first allocated by the Council around 13 years ago for employment uses. It has not
delivered over this time likely due to a combination of market factors and difficulties caused by the pandemic.
It has also been hindered by the policy requirement to deliver site SW2 first, a neighbouring allocation that
has stalled and one whose future may now be reliant on development on our client’s land (see below). Our
client is now committed to delivering a scheme that includes a significant proportion of the site as employment
uses that would complement the adjacent commercial hub along Turbine Way, albeit this would be part of a
broader vision being offered to the Council that would offer additional benefits as described at this section.
One thing that would be assured if the site were to be reallocated as per our client’s proposals would be the
long-awaited delivery of approximately 13,000m2 of Class E floorspace. They have already demonstrated their
commitment to progress such a scheme as early as possible through the submission of the current pre-
application enquiry that is now with the Council.

¢ Release of Site SW2 as a whole: as part of this overall strategy our clients are then offering flexibility in
their proposals that could ease the delivery of a further employment site at the town, site SW2 to the
immediate northeast of their land. We are aware from the outcome of a recent appeal decision (3348080,
dated 10" December 2024) that there are clear difficulties in achieving a workable drainage solution at this
neighbouring site in part due to the inability to secure an appropriate outfall. Our client’s land can offer this
as part of a comprehensive approach to development across both sites. Consideration of their own drainage
strategy shows that the topography at the northern end of the site would see flows directed away from SW2
in a southwest direction onto surface attenuation on our client’s land. This would then be discharged into the
local ditch network fringing the site.

¢ Release of Site SW2 in part: alternatively, we are aware that site SW2 is split across two separate
ownerships with the smaller parcel immediately abutting our client’s land under the ownership of Swaffham
Town Council. This parcel was not part of the site considered by the recent appeal, which suggested it may
come forward later or separately. If the Council wishes to progress development on this land in isolation of
the rest of SW2 our client’s are pleased to offer an option that allows onward vehicular access from the
commercial element of their own proposals (alongside a shared drainage solution). This offer could well be
beneficial to the Council’s aspirations for the land which we understand may comprise leisure uses that would
complement our client’s own development.

Call for Sites - Stage 2 Assessment

The Stage 2 assessment of sites was initially proposed to comprise a formal part of the call for sites exercise, as
described by the Council’s initial paper in March 2025. This was never formally rolled out and the promoters of
many sustainable and deliverable sites were not afforded the benefit of providing more focused detail on the
merits of their proposals. We consider the details provided below, which directly respond to the Stage 2 questions
supported by additional technical evidence where relevant, further strengthen the case to bring forward our
client’s land as a mixed-use allocation.



Suitability
Access and Local Highway Network

Does the site have an available access point(s), with | Please see the enclosed Access Appraisal prepared by
adequate visibility, from the existing public highway | KMC Transport Planning.

that is/are capable of serving the proposed
development? Access to the site can be achieved at three points to
serve each of the separate development parcels.

The two residential areas would draw access from West
Acre Road, the standard of which would be enhanced
through a range of off-site highway works. This would
include widening of the carriageway and the provision
of footways along the length of the site. These could
either be immediately adjacent to the road or within
the site itself. Onward passage towards Swaffham town
centre has then been considered with a specific focus
on the ability of the bridge to the south to
accommodate two-way traffic and a footway — the
width would allow this to be delivered.

Then, the employment element of the site would draw
access from Turbine Way across publicly owned land as
anticipated by the current site allocation SW3. If
required this could facilitate onward access through the
site to SW2 to allow its delivery in phases.

Have any significant and evidenced highway issues | As per the KMC note there are no specific highway

been identified relating to the site? issues that cannot be overcome.

Transport

Does the site have suitable access to public transport, | The vicinity of the site is served by excellent public
or can new services be provided? transport connections with a multitude of 7-days-per-

week services available from Swaffham Tesco Extra
which is around 750m walk from the furthest part of
the site from the store. Additionally, there are
alternative stops (albeit with access to a selection of
the same services) present at Swaffham Market Square
which is slightly closer to the site. These services
provide regular trips to higher order settlements such
as Dereham, Kings Lynn, and Peterborough.

Access to these bus stops would be via a combination
of new footpaths to be created along West Acre Road
or via the link from Turbine Way. Additionally, there is
the potential to upgrade Bear’s Lane through a
combination of lighting and resurfacing works to allow
passage from the southern parcel of the site to both.

Services and Facilities
Is the site within close proximity and have linkages | As detailed above the site is afforded excellent access
to a) education provision; b) local health facilities; c) | to public transport services. Additionally it is very well
local employment provision, d) local green space and | located to a full range of shops, services, and amenities
community / recreation facilities and e) local shops | at the town.

and services?

One of the matters we have covered in the first section
of this representation is the flawed approach to site




assessment in preparing the local plan’s evidence base.
Many of the destinations listed in this question
comprising the Stage 2 Assessment were not identified
as important at Stage 1 — it is not clear why. In any
event the Stage 1 Assessment identified that the site is
in a convenient walking distance of a dentist
(approximately 800m), a medical centre (less than
250m), and a primary school (less than the optimum
800m maximum). It is highly accessible.

Then, in terms of uses not assessed by the Stage 1
review the site is also:

e Immediately adjacent to the town’s major centre of
employment;

e Within 400m (eastern edge) of a choice of two
supermarkets — Tesco and Waitrose;

e Within 800m (most parts of the site) of Swaffham
Town Centre; and

e Within 800m (most parts of the site) of a choice of
public houses.

After schools, these are the uses that generate the
most trips on a weekly basis. The site is within the
National Design Guide’s recommended 800m walking
distance of all of them representing an extremely
sustainable location.

Flood Risk and Sustainable Drainage

Are there any significant concerns set out in the SFRA
— Stage 1 which could impact on the delivery of the
site?

The only issue present at the site that is identical to
SW2 to the northeast is that it lies in a ground source
water protection zone. This means that infiltration will
likely not be practical, especially considering the
proposed commercial uses. We are pleased to confirm
that the size and topography of the site would ensure
that surface attenuation would be possible and would
be able to accommodate any run-off from the
neighbouring site if it were to come forward.

Has a site-specific flood risk assessment been carried
out and appropriate mitigation measures agreed with
the Lead Local Flood Authority been agreed?

Not currently but our client has a live planning pre-
application enquiry that will be used to discuss any
technical issues that would impact on delivery.

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?

The site is in Flood Zone 1 with only small, isolated
pockets of surface water flooding present, similar to the
entire hinterland of Swaffham.

Where appropriate has a Sustainable Urban Drainage
Report(s) (SuDS) been prepared and submitted to
the Council?

Initial work was undertaken in support of the 2022 Call
for Sites which demonstrated that a drainage scheme
comprising the discharge of surface water run-off into
the public surface water sewer (225mm dia.) located
within Castle Acre Road via a new formal connection
could be delivered.




Previously Developed Land

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

No, although neither will any of the current preferred
sites at the town. The site does, however, partially
represent a current allocation.

In any event, given the housing requirement in
Breckland there is a need to release significant areas of
greenfield land for development as there is simply not
enough brownfield land to meet needs. This said, it is
important that the most sustainable sites are chosen.
As demonstrated extensively already by both this
response and our client’s previous submissions towards
the plan and the call for sites, their site is in a uniquely
sustainable location immediately adjacent to the core
of Swaffham.

High Quality Design
Has the proposal demonstrated high standards of | Currently our client has only presented a high-level
design that: spatial vision for the site towards the emerging plan.

1 Complements and enhances its context

2 Follows inclusive processes of engagement

3 Helps to deliver better integration with nature

4 Encourages active travel and mitigates the impacts
of vehicles

5 Creates beautiful places with distinctive local
identity

6 Embeds climate responsive design?

However, they are keen to commit towards meeting the
highest standards of design across each of the
residential, care, and employment uses that reflects the
requirements of the Swaffham Neighbourhood Plan and
best practice in design across the district.

Any scheme at the site would take its design cues from
the urban edge character present elsewhere at the
town whilst incorporating existing landscape character
features of hedgerows, tree belts and pockets of
woodland. Indeed, the established tree belt crossing
the site east to west would be retained in situ. The
proposal would be designed to deliver Biodiversity Net
Gain on-site that meets the statutory standards. Then,
it would provide green corridors across the site that
encourages walking and cycling across it, to it, and
from it to ensure its sustainability credentials are
maximised and future residents make the very best use
of the local services and amenities already highlighted
by this submission.

The site would provide strong linkages off-site towards
key destinations such as the town centre, local schools,
and the nearby supermarkets. Where necessary it
would facilitate the upgrade of onward footpaths and
cycleways (i.e. Bear's Lane and south of the bridge on
West Acre Road) to ensure the paths are not just
available to future residents but offer an attractive and
safe option both day and night.

Then, the scheme would incorporate a fully designed
sustainable drainage system that would not only
mitigate run off from our client’s development but could
also help alleviate flood risk resultant of the delivery of
site SW2 to the northeast.




Power, Water, and Broadband

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?

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

Achievability Assessment and Viability

Has the applicant provided a statement of the
achievability of development including consideration
of viability to show the development is deliverable
and financially viable?

Deliverability / Developability Assessment
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?

Availability

Unlike the proposed SUE the site is not isolated from
the town. It is directly adjacent to the major
employment area at the town that will enjoy significant
connectivity to all key utilities networks.

None. The site is fully controlled by our client. Indeed,
its delivery could potentially help overcome legal and
ownership impediments elsewhere — the delivery of the
Council’'s own land comprising the western portion of
site SW2 in the event that the remainder does not come
forward swiftly.

Our client is a developer of primarily residential
schemes so would likely seek to deliver that element of
the site themselves. The care home and employment
uses would likely be marketed to developer partners,
albeit our client would assume the role of master
developer to ensure a coordinated delivery of the site.

Our client can confirm that the proposed quanta of
development would result in a viable scheme, albeit it
would be the intention to secure the residential element
in full and the employment and care home in outline to
allow them to be marketed to specific end users.

The site would be available for development
immediately as there are no legal impediments to the
land'’s release for development. It is anticipated that the
residential element could come forward in the first 5
years of the new plan period. The care home element
would likely follow shortly afterwards, albeit subject to
securing a development partner. Then, the
employment element would likely come forward plot by
plot depending on the needs of identified end users.

Conclusion

This submission principally seeks to object to the current approach to the delivery of new homes at Swaffham,
introduced by Policy HOU2. Our client previously had concerns with the imbalance of growth at the town
proposed by the previous Regulation 18 plan, one that sought to introduce a band of new sites around its entire
eastern edge. These concerns are now significantly exacerbated by the additional proposal of an SUE beyond this
band that threatens a significant encroachment of the town into the open countryside and an approach that would
result in some homes being located up to 4km from the town centre. This clearly represents a poorly thought-
out and entirely unsustainable approach towards growth at Swaffham for the list of reasons set out in detail as

part of this response.



Conversely, our client is concerned that a range of sustainable alternative sites at the town are being overlooked,
their own (Site 137) chief amongst them. There are options available to the Council that would allow it to achieve
balanced and proportionate growth at the town through the delivery of a variety of sites on the urban edge that
are well-related to its centre and would allow ease of access to all its constituent shops, services, and amenities.
The Site Assessment process confirms that our client’s land is an achievable alternative, albeit its selection as a
proposed allocation for the residential-led mixed use scheme proposed at Call for Sites stage has likely been
prejudiced by a skewed and illogical set of criteria applied to each site in respect of accessibility.

In which case, and to reinforce the case for the allocation of the site as a deliverable and sustainable option at
the town, we have provided the Council with the Stage 2 Call for Sites analysis that was initially mooted as the
logical next step for site assessment in the 2025 methodology paper. This summarises the approach that will be
taken in respect of highways and drainage, amongst other technical matters. It also confirms that our client’s
proposals could serve as the catalyst for not only the delivery of the employment uses anticipated from the current
allocation SW3 at the site but also on the adjacent site SW2 which has recently suffered from a dismissed appeal
on the grounds of a deficient drainage strategy.

The site should therefore be subject of an updated allocation policy which secures the delivery of
all the uses detailed by the enclosed masterplan.

We trust these comments will be given due consideration going forward and we look forward to participating
further in future consultations. We would also be pleased to engage further with the Council’s planning policy
team to discuss the deliverability of our client’s land and share the outcomes of the current pre-application

enquiry.

Yours sincerely

Geott Armstrons (I

Director
Armstrong Rigg Planning

Direct Line:
Mobile No:

Encs.



