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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,
Swaffham 7 (2016/17)
3PL/2014/1154/F 335 Ben Bailey 52 (2017/18)
Land off Brandon Homes 22 (2016/17)
Road, Swaffham
24 (2015/16)
3PL/2012/0958/H 375 Taylor Wimpey 54 (2017/18)

68 (2016/17)

BIDWELLS Page 3



2.11

2.12

2.13

2.14

Land East of Station Road and North of Wilby Road (363) and Land West of Station Road and North of Heath Road (364)
Regulation 18 Representation

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

’ 2016/17

Watton 60 (2016/17)

44 (2015/16)

2 (2014/15)

3PL/2013/0110/F 92 Taylor Wimpey | 51 (2015/16)
Land to the East of

Brandon Road, 29 (2014/13)
Swaffham 12 (2013/14)
3PL/2013/0976/F 200 Taylor Wimpey | 24 (2017/18)
Norwich Road, 43 (2016/17)
Dereham 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.

2.18 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 EAST
OF STATION ROAD AND NORTH OF WILBY
ROAD (LPR/C4S/DEV/363) (JULY 2025)
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This form should be used to promote land for the Call for Sites. The 'Call for Sites' is
the opportunity for individuals, landowners and developers to suggest sites within the
District for development over the next 18 years. The site suggestions received by us
will be used to inform the update of the Local Plan. The call for sites exercise will not
determine whether a site should be allocated for development. However, it will help
identify a potential pool of sites for further consideration through a range of technical
work (as set out in the accompanying Guidance Note).

For further information on the Call for Sites please refer to the accompanying
Guidance Note and frequently asked questions

How to complete the form:

e Please complete separate forms for each site promoted

e Please provide your name and email address so we can contact you to
clarify or to seek further information if needed

e Please provide a location plan (on an OS map base) clearly identifying the
extent of the site boundary

e Where there are multiple landowners, landownership boundaries must be
defined. Please confirm whether every landowner has agreed that their
land be promoted for possible development

e In order to provide us with a complete picture please provide as much
information as possible

The Council has undertaken similar call for site exercises in the past. However,
given the updates to the National Planning Policy Framework and length of time
since the last call for site another consultation is being carried out with additional
questions on deliverability and availability, it is important to note that sites
previously submitted to the Council as part of the Full Review for consideration
WILL BE considered as part of the review of the Local Plan. Only sites that are
submitted through this and the previous exercise will be considered further. The
outcome of the assessment will be made publicly available, and the intention is
that the assessment will be reviewed periodically.

Wherever possible, submissions should be completed and saved electronically and
emailed to us at: planning.policyteam@breckland.gov.uk. Alternatively, completed
forms can be printed and returned to us by post using the address below:

Breckland Council: Local Plan Update:
Call for Sites

Planning Department

Breckland Council

Elizabeth House,

Walpole Loke,

Dereham, Norfolk,

NR19 1EE

Sites should be submitted to the Council by 5pm on 28 April. Sites
submitted after this point may not be accepted and consequently not considered.


mailto:planning.policyteam@breckland.gov.uk

Housing:

Sites should be capable of Housing can include dwelling houses, houses in
accommodating 5 multiple occupation and some types of other communal
dwellings or more and / accommodation such as residential institutions and

or have an area of 0.25 supported living such as Extra Care sites, sites for
hectares or more Gypsy and Travellers and Travelling Showpeople can

also contribute to meeting housing needs.

The extent to which more specialist forms of housing
will contribute towards meeting the Council’s housing
requirement is subject to scrutiny of various factors
including, the amount of market housing that would be
released back into the overall supply or the number of
separate dwellings developments would deliver.

The Council can only consider sites which are within the administrative area of
Breckland Council. However, cross boundary sites, where part of the site is within
Breckland and broad locations will be considered.

More than one site or building can be submitted for consideration but please
ensure that a separate form is used for each site.

IMPORTANT NOTE

The Council will require the promoters of all the sites to have, or be prepared at
their own expense to, address all the assessment criteria as set out in this
document and to undertake any relevant work to demonstrate that a site is
suitable, available and deliverable no later than the end of July 2025 so as to help
the Council meet the approved timetable for the preparation of the Plan.

It is imperative that all sites allocated for development in the Plan can
demonstrate that they are suitable, available, viable and deliverable in order to
ensure that the Plan can be found sound at a future Examination in Public.

Failure to do this could result in a site not being allocated in the Plan.

It is also important to note that providing information does not mean that a site
will be allocated in the Plan. The Council is required to allocate sufficient sites to
meet the mandatory housing need in a sustainable and deliverable way.
Therefore any expenditure incurred by a site owner / promoter or developer is at
their own risk.

a All information provided will be treated in accordance with the General
Data Protection Regulations. We will use this information to assist in the
production of Breckland Council’s Local Plan. If you have provided your
contact details, we will use these to contact you to discuss the



suitability of sites. Where appropriate, we may pass on your contact
details to other Council Departments, our Housing Market Area
partners, and external consultants, working on our behalf, who may
contact you about your site. We will also publish your submission as
part of the Local Plan process. Any personal data will be removed.



Breckland Local Plan Update (2024 — 2042)

Call for Sites

Housing and Gypsy, Traveller and Travelling Showpeople

(MARCH 2025)

SECTION 1: YOUR DETAILS

SECTION 1: YOUR DETAILS

Name

Katie Leeder

Organisation
(if applicable)

Bidwells LLP

Email

katie.leeder@bidwells.co.uk

Telephone

07386 968937

Your address

Kingfisher House, 1 Gilders Way, Norwich

Postcode NR3 1UB

Please state whether you are:

The Landowner A Planning X
Consultant

A Developer

Planning/Land
Agent

A Registered Social
Housing Provider

Resident/ Parish or
Town Council

Other (please
specify)

If acting on behalf
of a landowner
Ideveloper please
provide their details

Crocus Homes Limited
Saffron Barn

Swan Lane

Long Stratton

Norwich

Norfolk

NR15 2XP




SECTION 2: SITE DETAILS AND CURRENT USE

SECTION 2: SITE DETAILS AND CURRENT USE

Site name and address Land North of Heath Road, Lyng
Postcode
Total site area (hectares) Approximately 14.6ha

Area suitable for development Approximately 14.6ha
(if not all of the site area is

suitable for development due to
constraints such as woodland,
buildings on site etc. please
estimate how much of the site
could be developed)

Have you included an Ordnance Yes
Survey based map of an
appropriate scale that clearly
shows the location and precise
boundaries?

Is the site Brownfield or Greenfield 100%
greenfield? (If both please
provide the area split)

Are there any buildings oruses |NQ
on site that are to be retained?




SECTION 3: PROPOSED DEVELOPMENT - RESIDENTIAL

SECTION 3: PROPOSED DEVELOPMENT - RESIDENTIAL

Type(s) of housing
proposed (please tick
all that apply)

Market X Affordable only X
First homes Housing for older
people
Custom/self- X Student
build
Gypsy and Travelling showpeople
traveller site site
A mix of X
housing types:

Other (Please specify)

Estimated number of
dwellings or estimated
number of gypsy
Itraveller pitches or
travelling showpeople
plots

The site has the potential to accommodate
between 100-150 new homes along with policy
compliant open space. It is acknowledged that the
guantum of development will, in part, depend on
the scale of growth directed to the settlement.




SECTION 4: SITE OWNERSHIP

SECTION45: SITE OWNERSHIP

interestin | Option holder | X
the site?

No ownership

What is Sole owner Part owner of Lessee
your/your of the site the site
client’s

Other
(please
describe)

Names and contact details
for all owners of the site (if
different from Section 1)

Mr David Baker

R.S. Baker & Sons Limited, The Abattoir,

Elsing, Dereham, NR20 3EW

Have the owners of all parts
of the site indicated support
for your proposals for the
site?

Yes




SECTION 5: SITE AVAILABILITY

SECTION 5: SITE AVAILABILITY

Yes No

If yes please provide
details

Are there current
uses/occupiers that would
need to be relocated? X

Does any further land need
to be acquired to develop
the site? X

Are there any legal or X
ownership constraints, such
as ransom strips or covenants
on the land, which might
prohibit or delay development
of the site? If so, please set
out how these issues could be
overcome.




SECTION 6: SITE ACCESS

SECTION 6: SITE ACCESS

Is there safe vehicular and
pedestrian access to the site for the
type of development proposed?

Yes

X

No

Please set out where the site access
is located or proposed to be located.
This may be an existing or proposed
location, or multiple locations.

From Heath Road along the southern
site boundary and (if required) from
Elsing Road to the north.

Do you control the land necessary to
provide safe vehicular access to the
site?

Yes




SECTION 7: SITE UTILITIES/ INFRASTRUCTURE

SECTION 7: SITE UTILITIES/INFRASTRUCTURE

network to meet the
needs of the proposed
development?

Don’t
Yes No e
Does the site have access -
M t | X
to the following utilities ains warer supply
| infrastructure provision Mains sewerage X
and is there existing
capacity available on the Electrical supply X

Gas supply

Broadband

Other (please
specify):




SECTION 8: DEVELOPMENT TIMESCALES, COSTS AND VIABILITY

SECTION 8: DEVELOPMENT TIMESCALES, COSTS AND VIABILITY

When do you Up to 5 years

X

5-10 years

estimate that
development could
start on site?

10 — 15 years

Over 15 years

annual delivery rate?
(dwellings per year)

What is the estimated 40 dwellings per year.

Yes

No

Don’t
Know

Is the site currently for sale and being
marketed through a land / estate
agent?

Is there known developer interest in the
site?

Is site assembly / lease termination is
required before the site can be
developed, how long would you
envisage that process to take?

Are there any covenants, leases or
ransoms which would affect when the
land may become available or how the
site can be developed?

44




SECTION 9: OTHER RELEVANT INFORMATION

Please provide any additional information that is relevant to your proposal for

SECTION 9: OTHER RELEVANT INFORMATION

Please refer to attached Representation.

the site here. If necessary, please continue on a separate sheet.

The information provided about sites will be made public and used to inform the
Council’s Local Plan and its supporting evidence base.

If you wish to be consulted on Breckland’s Local Plan in the future, please
tick this box =

Signature Date |28.04.2025
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Breckland Local Plan Update — Call for Potential
Development Sites, April 2025

Land North of Heath Road, Lyng

Introduction

This site, which is submitted on behalf of Crocus Homes, is considered an excellent opportunity for
sustainable growth within Lyng, one of the District’s Villages with Boundaries in the adopted Development
Plan, where growth is acceptable where of an appropriate scale to the settlement. However, following the
publication of the revised NPPF, it is understood that Breckland Council are reviewing where growth is
distributed, including allocating development to settlements lower on the Settlement Hierarchy, to increase
the District’s supply of land for housing. In this regard, this Representation demonstrates why the site is a
suitable location for residential development in Lyng.

In accordance with the National Planning Policy Framework’s (NPPF) definition of ‘developable’, the site
represents a suitable location for housing development within Lyng, is available for delivery with a realistic
prospect of housing being delivered within the next 5 years, and can be viably delivered for approximately
100-150 dwellings. These points are addressed in further detail below.

Further technical evidence is being prepared by Crocus Homes and will be provided prior to the Stage 2
Assessment, before the end of July 2025.

Vision for the Site

It is envisaged that all or part of the site could be brought forward for residential development, comprising
a variety of homes, including affordable homes, to meet the needs of the local community, together with
associated open space, access works, infrastructure and landscaping.

Whilst the whole site is available for development, it is recognised that a smaller quantum of development
may be considered to be more appropriate in this settlement, with the remainder of the site available, if
required, for additional open space and landscape buffers to reflect the site’s edge of settlement location.

Assessment of Deliverability
Suitable

The site is located to the west of Lyng, which is identified within the Adopted Local Plan as a ‘Village with
Boundaries’, where growth is acceptable where of an appropriate scale to the settlement. The site is
located in close proximity to the existing built form of Lyng, with existing residential development situated
adjacent to the northern boundary of the site, a site with planning consent for residential development
adjacent to the east of the site, and a complex of industrial units and a site with planning consent for a
large solar farm to the east of the site. On this basis, the site would be surrounded by development, and
therefore, would form a logical extension to the village and a suitable location for housing growth.



The Adopted Local Plan didn’t allocate any residential development to Lyng and, apart from the 4 dwellings
adjacent to the site (ref. 3PL/2023/0050/D) and sites with existing planning permission (as at 2019), no
other residential development has been brought forward in Lyng since the adoption of the Local Plan. As
discussed in more detail below, the site is within walking distance to a range of services and amenities
provided by the village of Lyng; and therefore, is a sustainable location which should have accommodated
some housing growth.

The site comprises Grade 3 agricultural land and is relatively unconstrained. The site is located in Flood
Zone 1, which is at low risk of tidal and fluvial flooding, and at ‘very low’ risk of flooding from surface water,
with small areas of ‘low’ surface water flood risk along the centre of the site, along the Public Right of Way
(PROW) and the strip of woodland; whereas the majority of the land north of the site is within Flood Zone
2 or 3, and therefore, less suitable for more vulnerable uses such as residential.

There are no know heritage assets within, or adjacent to, the site. Whilst there a few Listed Buildings
(Grade Il or Grade II*) towards the eastern end of Lyng, as well as the Lyng Conservation Area, these are
some distance away from the site and separated by the existing built form of Lyng. Whilst there are no
Tree Preservation Orders (TPOs) within the site, the line of trees along the access from Elsing Road to the
industrial units is subject to TPO Ref. 1991 No. 8. Furthermore, there are a number of mature trees around
the site boundaries and towards the centre of the site, particularly surrounding the PROWSs (Elsing RB1
and Lyng RB1); it is envisaged that the majority of these trees can be retained, as part of any residential
development proposals brought forward on the site.

The site is located within a Site of Special Scientific Interest (SSSI) Impact Risk Zone and Nutrient
Neutrality catchment area for the River Wensum, located to the north of Lyng, separated by existing
development to the north of Elsing Road. Notwithstanding this, an appropriate assessment and mitigation
strategy can be devised to ensure that there are no adverse impacts, either directly or indirectly.

Access to the site can be gained from Heath Road along the site’s southern boundary; alternatively, if
required, access could be gained from Elsing Road to the north of the site via land between the site and
the adjacent industrial development, as this land lies within the same landownership ad the site. Pedestrian
links can be provided throughout the site, connecting to the existing PROWSs along the western boundary,
with potential to provide footway connections towards the centre of Lyng, including to the Primary School.

The site within walking distance of a range of services and amenities within Lyng, including a Primary
School and Nursey (c. 0.7 km), a Convenience Store and Tea Room (c. 0.7 km), a pub (c. 0.8 km), an
Activity Centre (c. 0.6 km), and a Village Hall and Recreation Ground (c. 0.8 km). the site is also located
close to existing bus stops, the nearest being at the bottom of Quarry Lane (c. 0.4km), providing
sustainable transport services to Norwich, Dereham, Fakenham, as well as a school bus service to
Reepham High & Sixth Form. Furthermore, there is an existing popular cycle route through Lyng along the
River Wensum to Marriott’'s Way located just north of the A1067.

Based on the foregoing, it is considered that the proposed site is an entirely suitable location for residential-
led development.

Available

The entirety of the site is currently for agricultural use and Crocus Homes have an option agreement in
principle with the landowner which will enable the site to be brought forward for development without delay.

Crocus Homes are a local building company that develop high-quality homes across Norfolk and Suffolk
and are one of three subsidiary companies of Saffron Housing Trust Limited. Crocus Homes have an
excellent track record of delivering homes in East Anglia. In 2019, they completed their first development
at Springfield Grange in Acle, delivering 36 dwellings; following their success, they secured planning



permission for a phased development of Oaks Meadow, also in Acle, delivering a total of 45 homes and
which was completed in 2023.

Within Breckland, Crocus Homes have recently received a resolution to granted planning permission for
residential development of 150 dwellings in Swaffham, a scheme which has been well-received, in
particular the provision of affordable homes above policy requirements. Elsewhere in Norfolk, Crocus
Homes are also bringing forward schemes at Woodton, Coltishall, and Bawburgh.

Crocus Homes'’s intention would be to bring forward the site for residential development at the earliest
available opportunity, envisaging a delivery of 40 dwellings per annum.

Viable

Whilst no detailed assessment has been undertaken yet, development of the site for residential purposes
is assumed to be viable at this stage, taking into consideration the various policy requirements, including
affordable housing provision, infrastructure works, and open space provision.

Summary

As detailed above, this site is suitable, available and viable, and therefore deliverable for residential
development.

The site will be located in close proximity to the built form of Lyng, a settlement which offers a range of
services and amenities; therefore, development in this location would represent sustainable development,
as defined by the NPPF, especially in light of significantly boosting housing supply. The text below
demonstrates that this site is a suitable site for sustainable housing growth.

Economically, development on the site would help sustain the village and its services for the duration of
the Plan period.

Socially, the development would provide a mix of dwelling types, sizes and tenures, including affordable
housing, to meet local need. The site is located in proximity to an established community, benefiting from
arange of services and facilities within walking distance, as well as available sustainable transport services
to surrounding town, villages and Norwich city centre.

Environmentally, the site is not subject to any environmental designations that would prevent residential
development coming forward on the site. The site is at very low risk of flooding and there are no known
heritage assets on, or adjacent to the site. As mentioned above, the village benefits from public transport
links, and therefore, providing opportunities for sustainable transport to reduce dependence on private
modes of transport, thereby helping reduce emissions. Development in this location would help safeguard
other, more sensitive, locations, including other locations within Lyng.

Further evidence to demonstrate the delivery of the site is being prepared on behalf of Crocus Homes and
will be submitted prior to the July 2025 deadline, in order to enable the Council to undertake a Phase 2
Assessment of the site.

On this basis, the site should be taken forward as an allocation, and is capable of making a valuable
contribution to the required housing growth in Breckland in the period to 2046.



STAGE 1 ASSESSMENT CRITERIA RESPONSE

The land is classed as Grade 1 agricultural land.

The site is Grade 3 agricultural land.

More than half the site is within flood zone 3b
(functional floodplain).

The site is in Flood Zone 1 (low risk).

Scientific Interest (SSSI), Local Nature Reserve
(LNR) or Local Geological Site (LGS) or other
important nature designation such as a Special
Area of Conservation (SAC), a Special Protection
Area (SPA) or Ramsar Site.

The site is registered common land or village None apply.
green, or is a local green space as designated in

the current Local Plan or a made neighbourhood

plan.

The land is designated as being a Site of Special | None apply.

The development of the site would involve the
loss of irreplaceable habitats such as ancient
woodland or veteran trees.

There are no irreplaceable habitats present on
site.

The site is identified in the Norfolk Minerals and
Waste Local Plan as being allocated or
safeguarded for development.

The site is not allocated or safeguarded in the
Minerals and Waste Local Plan.

The site does not meet the minimum size
thresholds set out in this Report.

The site meets the thresholds.

The site is not in a sustainable location. This is
often stated that a site is not well related to an
existing settlement (market town, local service
centre, or village with boundary as set out in the
current Local Plan) or would result in the
coalescence of 2 or more distinct settlements or
the loss of recognised public open space. While
sustainability is assessed as above there is a
degree of subjectiveness to the assessment and
sustainability is assessed on a case-by-case
basis and is dependent on circumstance.

The site is located in close proximity to the built
form of Lyng, a Village with Boundaries, where
growth is acceptable where of an appropriate
scale to the settlement. The site is within walking
distance to a range of services and amenities
provided by the village of Lyng; and therefore, is a
sustainable location which should accommodate
some housing growth.

Development here would not result in the
coalescence of two settlements, nor the loss of
public open space.

Where a site is not well related to an existing
settlement there must be a clear demonstration
that it is of sufficient scale to be able to deliver a
freestanding self-contained mixed-use
development including all the required new
supporting infrastructure. For these sites it is
imperative that sufficient information is provided
at an early stage to enable the Council to make
an informed decision.

Not applicable.
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Housing Land Availability Assessment: Stage 2 Additional Evidence — Land North of Heath Road, Lyng

Introduction

This Document has been prepared by Bidwells LLP on behalf of Crocus Homes Limited, to support
the Housing Land Availability Assessment Stage 2 consideration of Land North of Heath Road,

Lyng.

The site, which comprises 14.6ha of land to the north of Heath Road, Lyng (Call for Sites ref.
LPR/CS4/DEV/091, see Appendix 1 for Site Location Plan), was previously put forward as a
suitable location for residential development in the region of up to 150 dwellings, whilst
acknowledging that the quantum of development will, in part, depend on the scale of growth
directed to the settlement, through the Call for Sites consultation in Spring 2025. A copy of the Call
for Sites submission can be found in Appendix 2.

As set out in the Council’'s Housing Land Assessment Methodology (HLAM) paper dated March
2025, Stage 1 seeks to identify sites which have fundamental constraints that cannot be overcome
or mitigated for, the previous Call for Sites submission confirmed that none of the constraints apply
to this site, and therefore the site should move forward to Stage 2 Assessment.

Stage 2 is a detailed, site-specific assessment, and includes analysis of the sustainability of the
site, its viability and the likelihood that it would be developed during the plan period. The HLAM
includes a note to the promoters of all sites that they are required to address all the assessment
criteria, and to undertake any relevant work to demonstrate that a site is suitable, available and
deliverable not later than the end of July 2025. The HLAM sets out a total of 14 questions and
advises that information is required from the promoter in response to each of these questions.

This document provides a response to each of the 14 Assessment Questions, including signposting
to any separate technical work that has been prepared, where relevant. It concludes with an
assessment of the site’s suitability, availability and deliverability.

This information is intended to update/supplement the information previously provided in relation
to the site, comprising:

Access Review Note, prepared by Rossi Long Consulting, 23 June 2025 (see Appendix 3); and

Local Amenities Plan, prepared by Bidwells (see Appendix 4).
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Housing Land Availability Assessment: Stage 2 Additional Evidence — Land North of Heath Road, Lyng

Stage 2 Assessment Questions

Q1: Does the site have an available access point(s), with adequate visibility, from the
existing public highway that is/are capable of serving the proposed development?

As set out within the Access Review Note (see Appendix 3) prepared by Rossi Long Consulting
and submitted in support of the site, access to the site can be achieved from Heath Road.

As mentioned within the Note further work will be undertaken to support further promotion of the
site through the Local Plan. The proposed access will be designed in accordance with Norfolk
County Council Highways requirements to ensure appropriate access arrangements are provided
to serve the quantum of development allocated.

Q2: Have any significant and evidenced highway issues been identified relating to the site?

The submitted Access Review Note confirms that no fatal or serious accidents have been recorded
in the vicinity of the site or within the local area during the most recent available 5-year period, with
only one ‘slight’ accident involving a single vehicle was recorded in April 2023 further south along
Heath Road. On this basis, the absence of accidents near the site, indicates that there are no
significant safety concerns relating to the site.

Whilst capacity assessments for the proposed access from Heath Road will be carried out as part
of future Local Plan promotion for the site, it is envisaged that there will be no severe impact upon
the local road network post-development.

Therefore, in accordance with paragraph 116 of the NPPF, the impacts on highway safety and the
residual cumulative impacts on the road network are not expected to be severe.

Q3: Does the site have suitable access to public transport, or can new services be provided?

Quarry Lane bus stop is a short walk from the site (approximately 400m) providing public transport
services (via bus routes 18, 23 and 603) to Norwich, Dereham, Fakenham, and a school bus
service to Reepham High & Sixth Form. It is envisaged that the increased population within Lyng,
arising from the development, would potentially make these public transport services more viable
to operate.

Q4: Is the site within close proximity and have linkages to a) education provision, b) local
health facilities, c) local employment provision, d) local green space and community /
recreation facilities and e) local shops and services?

As demonstrated within the Local Amenities Plan, prepared by Bidwells (see Appendix 4), there is
a range of services and amenities within Lyng. The distances and walking times to these are
summarised below.
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Housing Land Availability Assessment: Stage 2 Additional Evidence — Land North of Heath Road, Lyng

WALKING TIME

AMENITY DISTANCE (APPROX.)
Wensum Valley Nursery School 0.4 miles 8 minutes
Lyng Church of England Primary School 0.4 miles 8 minutes
Lyng Stores & Tea Room 0.4 miles 8 minutes
Norfolk Lakes Activity Centre 0.5 miles 10 minutes
The Fox at Lyng (Pub) 0.5 miles 11 minutes
Village Hall 0.5 miles 11 minutes
Recreation Ground & Lyng Multisports Area 0.5 miles 11 minutes

As set out within the Adopted Breckland Local Plan Policies Map for Lyng, there are several areas
within Lyng designated as open space; these spaces are also visualised within the Local Amenities
Plan.

Furthermore, as mentioned in response to Q3, there is a school bus service from Lyng to Reepham
High & Sixth Form, located approximately 4 miles north of Lyng. The site is also approximately 8
miles from the Dereham Town Centre which provides a wide variety of local services and facilities
including several supermarkets, a cinema, gyms, pubs, restaurants, and shops. Further
employment opportunities are located to the south of Dereham where there are three separate
general employment areas as defined within the adopted policies maps.

Q5: Are there any significant concerns set out in the SFRA — Stage 1 which could impact on
the delivery of the site?

The SFRA Stage 1 mapping confirmed that the site is not within Flood Zone 2, 3a or 3b, and is
therefore at low risk of flooding. No other concerns are set out in the SFRA which could impact the
delivery of the site.

Q6: Has a site-specific flood risk assessment been carried out and appropriate mitigation
measures agreed with the Lead Local Flood Authority been agreed?

The entirety of the site is located in Flood Zone 1, which is at low risk of tidal and fluvial flooding,
and at ‘very low’ risk of flooding from surface water, with small areas of ‘low’ surface water flood
risk along the centre of the site, along the Public Right of Way (PROW) and the strip of woodland.

Whilst a detailed site-specific Flood Risk Assessment has not been prepared at this stage, it would
be prepared to support any future planning application on the site, in accordance with paragraph
181 of the NPPF. As detailed above, the site is not considered to be at risk of flooding and as such
there are no risk items which will cause a concern when preparing a Flood Risk Assessment.

Q7: 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?
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Housing Land Availability Assessment: Stage 2 Additional Evidence — Land North of Heath Road, Lyng

As outlined above in response to Q7, the site is in Flood Zone 1 (lowest risk from tidal and fluvial
flooding). Whilst very small parts of the site are at ‘low’ risk of surface water flooding, these are
along the existing PROW and strip of woodland through the centre of the site; therefore, it is
envisaged that the site can be developed with no built development (including access or escape
routes, land raising or potential vulnerable elements) in the areas at risk. Therefore, a Sequential
Test would not be required, in accordance with paragraph 175 of the NPPF.

It is noted that the responsibility for the application and agreement of the Sequential Test lies with
the Local Planning Authority and not the Lead Local Flood Authority.

Q8: Where appropriate has a Sustainable Urban Drainage Report(s) (SuDS) been prepared
and submitted to the Council?

The site will incorporate Sustainable Drainage Systems, which will provide multifunctional benefits
in accordance with paragraph 182 of the NPPF. The precise details will be confirmed at planning
application stage and will include details of long-term management and maintenance of all SuDS
features. There is no evidence that a suitable surface water drainage strategy cannot be developed
on site. Any application will incorporate Sustainable Drainage Systems, which will provide
multifunctional benefits in accordance with paragraph 182 of the NPPF.

Q9: Will the proposal involve the re-use of suitable previously developed land/buildings?

There are no existing buildings located on site.

Q10: Has the proposal demonstrated high standards of design that:

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?

Crocus Homes have a proven track record of successfully delivering high-quality housing
developments across East Anglia. Specifically in Breckland, Crocus Homes have recently received
a resolution to grant planning permission for 150 dwellings in Swaffham, a scheme which has been
well-received, in particular the provision of affordable homes above policy requirements and the
level of engagement with key stakeholders as part of the application, including the local community,
to ensure an inclusive process.

It is envisaged that all or part of the site would be brought forward for residential-led development,
comprising a mix of different types of homes, including affordable housing, to meet the needs of
the local community, with associated open space, infrastructure and landscaping.

Whilst the whole site is available for development, it is recognised that a smaller quantum of
development (e.g., from approximately 50 dwellings) may be considered to be more appropriate in
this settlement, with the remainder of the site available, if required, for additional open space and
landscape buffers to reflect the site’s edge of settlement location.
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Housing Land Availability Assessment: Stage 2 Additional Evidence — Land North of Heath Road, Lyng

Whilst the detailed layout and design of the development would be confirmed as part of the
preparation of any future planning application, the design of the development would be informed
by the Breckland Design Guide, to provide a mix of dwellings, types, sizes and tenures to meet
local need and reflect local characteristics.

It is anticipated that adherence to the requirements of the Breckland Design Guide will be required
via a general policy within the Plan.

A Transport Statement or Assessment will be prepared and submitted as part of any forthcoming
planning application outlining how the development supports and encourages more sustainable
modes of travel, including active travel, and, if necessary, how any transport-related impacts arising
from the proposed development will be appropriately mitigated.

Q11: 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?

Whilst no formal response from broadband/telecommunication and power/electricity providers
have yet been obtained, Lyng is an established village with existing infrastructure; therefore, it is
envisaged that suitable services will be available and can be connected to the proposed
development without constraint.

Furthermore, while no formal enquiry has been requested from Anglian Water, it is envisaged that
the development would connect to Bylaugh Water Recycling Centre (WRC). The Bylaugh WRC is
included within Anglian Water's recently published spreadsheet of treatment capacity, with a
Planning Response of ‘Approve’. Anglian Water and UKPN will both be consulted and discussions
will progress throughout the design stage.

Q12: Are there any legal or ownership impediments that could delay or prevent the
development of the site within the Plan Period (to 2042)?

There are no legal or ownership impediments that would delay or prevent development of the site.
There is one landowner for the whole site. Crocus Homes are progressing with an Option
Agreement with the landowner, which will enable the site to be brought forward without delay.

Q13: Has the applicant provided a statement of the achievability of development including
consideration of viability to show the development is deliverable and financially viable?

Our understanding, based on the Council’'s Adopted Local Development Scheme is that the Council
are in the process of preparing a Whole Plan Viability Assessment to underpin the policies of the
Local Plan and ensure that requirements are at a level that takes account of affordable housing
and infrastructure needs and allows for the planned development to be deliverable. This approach
is in accordance with the National Planning Policy Guidance (PPG) (paragraph 10-002-20190509)
which sets out that the role for viability assessment is primarily at the plan-making stage, and it is
the responsibility of the plan makers to create realistic, deliverable policies.

Whilst the PPG further states that it is not necessary to individually test each site, nor provide
assurance that each site is viable, we are confident that the delivery of the site is viable having
regard to potential policy requirements relating to matters such as affordable housing and
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Housing Land Availability Assessment: Stage 2 Additional Evidence — Land North of Heath Road, Lyng

mitigation for nutrient neutrality, that there are no factors that we are aware of, at this moment in
time, that could prevent the delivery of the site.

Q14: 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?

2.28 Crocus Homes would look to commence work on site at the earliest available opportunities upon
receipt of planning permission. Based on a site of this size and a delivery of 30 dwellings per
annum, it is envisaged that a size of this size Crocus Homes could complete delivery of the site
within 1-2 years from planning permission being granted. On this basis, it is envisaged that the site
could be delivered within the first 5 years.
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Housing Land Availability Assessment: Stage 2 Additional Evidence — Land North of Heath Road, Lyng

Conclusion

As set out previously, and further evidenced above, the site is suitable, available and viable.
Development in this location would represent sustainable development as defined with the NPPF.

The site will be located in close proximity to the built form of Lyng, identified as a Secondary Parish
(Tier 4) within the proposed Breckland Parish Settlement Hierarchy (published 14t July 2025), a
settlement which offers a range of services and amenities; therefore, development in this location
would represent sustainable development, as defined by the NPPF, especially in light of
significantly boosting housing supply.

The previously submitted representation, together with the information within, and appended to,
this document, demonstrate that this specific site is suitable and a sustainable location for future
development in all respects.

Economically, development on the site would help sustain the village and its services for the
duration of the Plan period.

Socially, the development would provide a mix of dwelling types, sizes and tenures, including
affordable housing, to meet local need. The site is located in proximity to an established
community, benefiting from a range of services and facilities within walking distance, as well as
available sustainable transport services to surrounding towns, villages and Norwich.

Environmentally, the site is not subject to any environmental designations that would prevent
residential development coming forward on the site. The site is at very low risk of flooding and there
are no known heritage assets on, or adjacent to the site. As mentioned above, the village benefits
from public transport links, and therefore, providing opportunities for sustainable transport to
reduce dependence on private modes of transport, thereby helping reduce emissions.
Development in this location would help safeguard other, more sensitive, locations, including other
locations within Lyng.

On this basis, the site should be taken forward as an allocation, and is capable of making a
significant contribution to the planned growth in Breckland in the period to 2042.
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SITE LOCATION PLAN, PREPARED BY
BIDWELLS (REF. B.18.880)
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This form should be used to promote land for the Call for Sites. The 'Call for Sites' is
the opportunity for individuals, landowners and developers to suggest sites within the
District for development over the next 18 years. The site suggestions received by us
will be used to inform the update of the Local Plan. The call for sites exercise will not
determine whether a site should be allocated for development. However, it will help
identify a potential pool of sites for further consideration through a range of technical
work (as set out in the accompanying Guidance Note).

For further information on the Call for Sites please refer to the accompanying
Guidance Note and frequently asked questions

How to complete the form:

e Please complete separate forms for each site promoted

e Please provide your name and email address so we can contact you to
clarify or to seek further information if needed

e Please provide a location plan (on an OS map base) clearly identifying the
extent of the site boundary

e Where there are multiple landowners, landownership boundaries must be
defined. Please confirm whether every landowner has agreed that their
land be promoted for possible development

e In order to provide us with a complete picture please provide as much
information as possible

The Council has undertaken similar call for site exercises in the past. However,
given the updates to the National Planning Policy Framework and length of time
since the last call for site another consultation is being carried out with additional
questions on deliverability and availability, it is important to note that sites
previously submitted to the Council as part of the Full Review for consideration
WILL BE considered as part of the review of the Local Plan. Only sites that are
submitted through this and the previous exercise will be considered further. The
outcome of the assessment will be made publicly available, and the intention is
that the assessment will be reviewed periodically.

Wherever possible, submissions should be completed and saved electronically and
emailed to us at: planning.policyteam@breckland.gov.uk. Alternatively, completed
forms can be printed and returned to us by post using the address below:

Breckland Council: Local Plan Update:
Call for Sites

Planning Department

Breckland Council

Elizabeth House,

Walpole Loke,

Dereham, Norfolk,

NR19 1EE

Sites should be submitted to the Council by 5pm on 28 April. Sites
submitted after this point may not be accepted and consequently not considered.


mailto:planning.policyteam@breckland.gov.uk

Housing:

Sites should be capable of Housing can include dwelling houses, houses in
accommodating 5 multiple occupation and some types of other communal
dwellings or more and / accommodation such as residential institutions and

or have an area of 0.25 supported living such as Extra Care sites, sites for
hectares or more Gypsy and Travellers and Travelling Showpeople can

also contribute to meeting housing needs.

The extent to which more specialist forms of housing
will contribute towards meeting the Council’s housing
requirement is subject to scrutiny of various factors
including, the amount of market housing that would be
released back into the overall supply or the number of
separate dwellings developments would deliver.

The Council can only consider sites which are within the administrative area of
Breckland Council. However, cross boundary sites, where part of the site is within
Breckland and broad locations will be considered.

More than one site or building can be submitted for consideration but please
ensure that a separate form is used for each site.

IMPORTANT NOTE

The Council will require the promoters of all the sites to have, or be prepared at
their own expense to, address all the assessment criteria as set out in this
document and to undertake any relevant work to demonstrate that a site is
suitable, available and deliverable no later than the end of July 2025 so as to help
the Council meet the approved timetable for the preparation of the Plan.

It is imperative that all sites allocated for development in the Plan can
demonstrate that they are suitable, available, viable and deliverable in order to
ensure that the Plan can be found sound at a future Examination in Public.

Failure to do this could result in a site not being allocated in the Plan.

It is also important to note that providing information does not mean that a site
will be allocated in the Plan. The Council is required to allocate sufficient sites to
meet the mandatory housing need in a sustainable and deliverable way.
Therefore any expenditure incurred by a site owner / promoter or developer is at
their own risk.

a All information provided will be treated in accordance with the General
Data Protection Regulations. We will use this information to assist in the
production of Breckland Council’s Local Plan. If you have provided your
contact details, we will use these to contact you to discuss the



suitability of sites. Where appropriate, we may pass on your contact
details to other Council Departments, our Housing Market Area
partners, and external consultants, working on our behalf, who may
contact you about your site. We will also publish your submission as
part of the Local Plan process. Any personal data will be removed.



Breckland Local Plan Update (2024 — 2042)

Call for Sites

Housing and Gypsy, Traveller and Travelling Showpeople

(MARCH 2025)

SECTION 1: YOUR DETAILS

SECTION 1: YOUR DETAILS

Name

Katie Leeder

Organisation
(if applicable)

Bidwells LLP

Email

katie.leeder@bidwells.co.uk

Telephone

07386 968937

Your address

Kingfisher House, 1 Gilders Way, Norwich

Postcode NR3 1UB
Please state whether you are:
The Landowner A Planning
Consultant X

A Developer

Planning/Land
Agent

A Registered Social
Housing Provider

Resident/ Parish or
Town Council

Other (please
specify)

If acting on behalf
of a landowner
Ideveloper please
provide their details

Crocus Homes Limited
Saffron Barn

Swan Lane

Long Stratton

Norwich

Norfolk

NR15 2XP




SECTION 2: SITE DETAILS AND CURRENT USE

SECTION 2: SITE DETAILS AND CURRENT USE

Site name and address Land North of Heath Road, Lyng

Postcode

Total site area (hectares) Approximately 14.6ha

Area suitable for development
(if not all of the site area is
suitable for development due to
constraints such as woodland,
buildings on site etc. please
estimate how much of the site
could be developed)

Approximately 14.6ha

Have you included an Ordnance
Survey based map of an Yes
appropriate scale that clearly
shows the location and precise
boundaries?

Is the site Brownfield or
greenfield? (If both please
provide the area split)

Greenfield 100%

Are there any buildings or uses

on site that are to be retained? No




SECTION 3: PROPOSED DEVELOPMENT - RESIDENTIAL

SECTION 3: PROPOSED DEVELOPMENT - RESIDENTIAL

Type(s) of housing
proposed (please tick
all that apply)

Market X Affordable only X
First homes Housing for older
people
Custom/self- X Student
build
Gypsy and Travelling showpeople
traveller site site
A mix of X
housing types:

Other (Please specify)

Estimated number of
dwellings or estimated
number of gypsy
Itraveller pitches or
travelling showpeople
plots

The site has the potential to accommodate
between 100-150 new homes along with policy
compliant open space. It is acknowledged that the

quantum of development will, in part, depend on
the scale of arowth directed to the settlement




SECTION 4: SITE OWNERSHIP

SECTION45: SITE OWNERSHIP

interestin Option holder | X
the site?

No ownership

What is Sole owner Part owner of Lessee
your/your of the site the site
client’s

Other
(please
describe)

Names and contact details
for all owners of the site (if
different from Section 1)

Mr David Baker

R.S. Baker & Sons Limited, The Abattoir,

Elsing, Dereham, NR20 3EW

Have the owners of all parts
of the site indicated support
for your proposals for the
site?

Yes




SECTION 5: SITE AVAILABILITY

SECTION 5: SITE AVAILABILITY

Yes No If yes please provide
details
Are there current
uses/occupiers that would
need to be relocated? X
Does any further land need
to be acquired to develop
the site? X

Are there any legal or
ownership constraints, such X
as ransom strips or covenants
on the land, which might
prohibit or delay development
of the site? If so, please set
out how these issues could be
overcome.




SECTION 6: SITE ACCESS

SECTION 6: SITE ACCESS

Is there safe vehicular and
pedestrian access to the site for the
type of development proposed?

Yes X No

Please set out where the site access
is located or proposed to be located.
This may be an existing or proposed
location, or multiple locations.

From Heath Road along the southern
site boundary and (if required) from
Elsing Road to the north.

Do you control the land necessary to
provide safe vehicular access to the
site?

Yes




SECTION 7: SITE UTILITIES/ INFRASTRUCTURE

SECTION 7: SITE UTILITIES/INFRASTRUCTURE

network to meet the
needs of the proposed
development?

Don’t
Yes No e
Does the site have access -
M t |
to the following utilities ains warer supply X
| infrastructure provision Mains sewerage X
and is there existing
capacity available on the Electrical supply X

Gas supply

Broadband

Other (please
specify):




SECTION 8: DEVELOPMENT TIMESCALES, COSTS AND VIABILITY

SECTION 8: DEVELOPMENT TIMESCALES, COSTS AND VIABILITY

When do you Up to 5 years

X

5-10 years

estimate that
development could
start on site?

10 — 15 years

Over 15 years

What is the estimated
annual delivery rate?
(dwellings per year)

40 dwellings per year.

Yes

No

Don’t
Know

Is the site currently for sale and being
marketed through a land / estate
agent?

Is there known developer interest in the
site?

Is site assembly / lease termination is
required before the site can be
developed, how long would you
envisage that process to take?

Are there any covenants, leases or
ransoms which would affect when the
land may become available or how the
site can be developed?
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SECTION 9: OTHER RELEVANT INFORMATION

Please provide any additional information that is relevant to your proposal for

SECTION 9: OTHER RELEVANT INFORMATION

Please refer to attached Representation.

the site here. If necessary, please continue on a separate sheet.

The information provided about sites will be made public and used to inform the
Council’s Local Plan and its supporting evidence base.

If you wish to be consulted on Breckland’s Local Plan in the future, please
tick this box [

Signature Date |28.04.2025




BIDWELLS

Breckland Local Plan Update — Call for Potential
Development Sites, April 2025

Land North of Heath Road, Lyng

Introduction

This site, which is submitted on behalf of Crocus Homes, is considered an excellent opportunity for
sustainable growth within Lyng, one of the District’s Villages with Boundaries in the adopted Development
Plan, where growth is acceptable where of an appropriate scale to the settlement. However, following the
publication of the revised NPPF, it is understood that Breckland Council are reviewing where growth is
distributed, including allocating development to settlements lower on the Settlement Hierarchy, to increase
the District’s supply of land for housing. In this regard, this Representation demonstrates why the site is a
suitable location for residential development in Lyng.

In accordance with the National Planning Policy Framework’s (NPPF) definition of ‘developable’, the site
represents a suitable location for housing development within Lyng, is available for delivery with a realistic
prospect of housing being delivered within the next 5 years, and can be viably delivered for approximately
100-150 dwellings. These points are addressed in further detail below.

Further technical evidence is being prepared by Crocus Homes and will be provided prior to the Stage 2
Assessment, before the end of July 2025.

Vision for the Site

It is envisaged that all or part of the site could be brought forward for residential development, comprising
a variety of homes, including affordable homes, to meet the needs of the local community, together with
associated open space, access works, infrastructure and landscaping.

Whilst the whole site is available for development, it is recognised that a smaller quantum of development
may be considered to be more appropriate in this settlement, with the remainder of the site available, if
required, for additional open space and landscape buffers to reflect the site’s edge of settlement location.

Assessment of Deliverability
Suitable

The site is located to the west of Lyng, which is identified within the Adopted Local Plan as a ‘Village with
Boundaries’, where growth is acceptable where of an appropriate scale to the settlement. The site is
located in close proximity to the existing built form of Lyng, with existing residential development situated
adjacent to the northern boundary of the site, a site with planning consent for residential development
adjacent to the east of the site, and a complex of industrial units and a site with planning consent for a
large solar farm to the east of the site. On this basis, the site would be surrounded by development, and
therefore, would form a logical extension to the village and a suitable location for housing growth.



The Adopted Local Plan didn’t allocate any residential development to Lyng and, apart from the 4 dwellings
adjacent to the site (ref. 3PL/2023/0050/D) and sites with existing planning permission (as at 2019), no
other residential development has been brought forward in Lyng since the adoption of the Local Plan. As
discussed in more detail below, the site is within walking distance to a range of services and amenities
provided by the village of Lyng; and therefore, is a sustainable location which should have accommodated
some housing growth.

The site comprises Grade 3 agricultural land and is relatively unconstrained. The site is located in Flood
Zone 1, which is at low risk of tidal and fluvial flooding, and at ‘very low’ risk of flooding from surface water,
with small areas of ‘low’ surface water flood risk along the centre of the site, along the Public Right of Way
(PROW) and the strip of woodland; whereas the majority of the land north of the site is within Flood Zone
2 or 3, and therefore, less suitable for more vulnerable uses such as residential.

There are no know heritage assets within, or adjacent to, the site. Whilst there a few Listed Buildings
(Grade Il or Grade II*) towards the eastern end of Lyng, as well as the Lyng Conservation Area, these are
some distance away from the site and separated by the existing built form of Lyng. Whilst there are no
Tree Preservation Orders (TPOs) within the site, the line of trees along the access from Elsing Road to the
industrial units is subject to TPO Ref. 1991 No. 8. Furthermore, there are a number of mature trees around
the site boundaries and towards the centre of the site, particularly surrounding the PROWSs (Elsing RB1
and Lyng RB1); it is envisaged that the majority of these trees can be retained, as part of any residential
development proposals brought forward on the site.

The site is located within a Site of Special Scientific Interest (SSSI) Impact Risk Zone and Nutrient
Neutrality catchment area for the River Wensum, located to the north of Lyng, separated by existing
development to the north of Elsing Road. Notwithstanding this, an appropriate assessment and mitigation
strategy can be devised to ensure that there are no adverse impacts, either directly or indirectly.

Access to the site can be gained from Heath Road along the site’s southern boundary; alternatively, if
required, access could be gained from Elsing Road to the north of the site via land between the site and
the adjacent industrial development, as this land lies within the same landownership ad the site. Pedestrian
links can be provided throughout the site, connecting to the existing PROWSs along the western boundary,
with potential to provide footway connections towards the centre of Lyng, including to the Primary School.

The site within walking distance of a range of services and amenities within Lyng, including a Primary
School and Nursey (c. 0.7 km), a Convenience Store and Tea Room (c. 0.7 km), a pub (c. 0.8 km), an
Activity Centre (c. 0.6 km), and a Village Hall and Recreation Ground (c. 0.8 km). the site is also located
close to existing bus stops, the nearest being at the bottom of Quarry Lane (c. 0.4km), providing
sustainable transport services to Norwich, Dereham, Fakenham, as well as a school bus service to
Reepham High & Sixth Form. Furthermore, there is an existing popular cycle route through Lyng along the
River Wensum to Marriott’'s Way located just north of the A1067.

Based on the foregoing, it is considered that the proposed site is an entirely suitable location for residential-
led development.

Available

The entirety of the site is currently for agricultural use and Crocus Homes have an option agreement in
principle with the landowner which will enable the site to be brought forward for development without delay.

Crocus Homes are a local building company that develop high-quality homes across Norfolk and Suffolk
and are one of three subsidiary companies of Saffron Housing Trust Limited. Crocus Homes have an
excellent track record of delivering homes in East Anglia. In 2019, they completed their first development
at Springfield Grange in Acle, delivering 36 dwellings; following their success, they secured planning



permission for a phased development of Oaks Meadow, also in Acle, delivering a total of 45 homes and
which was completed in 2023.

Within Breckland, Crocus Homes have recently received a resolution to granted planning permission for
residential development of 150 dwellings in Swaffham, a scheme which has been well-received, in
particular the provision of affordable homes above policy requirements. Elsewhere in Norfolk, Crocus
Homes are also bringing forward schemes at Woodton, Coltishall, and Bawburgh.

Crocus Homes'’s intention would be to bring forward the site for residential development at the earliest
available opportunity, envisaging a delivery of 40 dwellings per annum.

Viable

Whilst no detailed assessment has been undertaken yet, development of the site for residential purposes
is assumed to be viable at this stage, taking into consideration the various policy requirements, including
affordable housing provision, infrastructure works, and open space provision.

Summary

As detailed above, this site is suitable, available and viable, and therefore deliverable for residential
development.

The site will be located in close proximity to the built form of Lyng, a settlement which offers a range of
services and amenities; therefore, development in this location would represent sustainable development,
as defined by the NPPF, especially in light of significantly boosting housing supply. The text below
demonstrates that this site is a suitable site for sustainable housing growth.

Economically, development on the site would help sustain the village and its services for the duration of
the Plan period.

Socially, the development would provide a mix of dwelling types, sizes and tenures, including affordable
housing, to meet local need. The site is located in proximity to an established community, benefiting from
arange of services and facilities within walking distance, as well as available sustainable transport services
to surrounding town, villages and Norwich city centre.

Environmentally, the site is not subject to any environmental designations that would prevent residential
development coming forward on the site. The site is at very low risk of flooding and there are no known
heritage assets on, or adjacent to the site. As mentioned above, the village benefits from public transport
links, and therefore, providing opportunities for sustainable transport to reduce dependence on private
modes of transport, thereby helping reduce emissions. Development in this location would help safeguard
other, more sensitive, locations, including other locations within Lyng.

Further evidence to demonstrate the delivery of the site is being prepared on behalf of Crocus Homes and
will be submitted prior to the July 2025 deadline, in order to enable the Council to undertake a Phase 2
Assessment of the site.

On this basis, the site should be taken forward as an allocation, and is capable of making a valuable
contribution to the required housing growth in Breckland in the period to 2046.



STAGE 1 ASSESSMENT CRITERIA RESPONSE

The land is classed as Grade 1 agricultural land.

The site is Grade 3 agricultural land.

More than half the site is within flood zone 3b
(functional floodplain).

The site is in Flood Zone 1 (low risk).

Scientific Interest (SSSI), Local Nature Reserve
(LNR) or Local Geological Site (LGS) or other
important nature designation such as a Special
Area of Conservation (SAC), a Special Protection
Area (SPA) or Ramsar Site.

The site is registered common land or village None apply.
green, or is a local green space as designated in

the current Local Plan or a made neighbourhood

plan.

The land is designated as being a Site of Special | None apply.

The development of the site would involve the
loss of irreplaceable habitats such as ancient
woodland or veteran trees.

There are no irreplaceable habitats present on
site.

The site is identified in the Norfolk Minerals and
Waste Local Plan as being allocated or
safeguarded for development.

The site is not allocated or safeguarded in the
Minerals and Waste Local Plan.

The site does not meet the minimum size
thresholds set out in this Report.

The site meets the thresholds.

The site is not in a sustainable location. This is
often stated that a site is not well related to an
existing settlement (market town, local service
centre, or village with boundary as set out in the
current Local Plan) or would result in the
coalescence of 2 or more distinct settlements or
the loss of recognised public open space. While
sustainability is assessed as above there is a
degree of subjectiveness to the assessment and
sustainability is assessed on a case-by-case
basis and is dependent on circumstance.

The site is located in close proximity to the built
form of Lyng, a Village with Boundaries, where
growth is acceptable where of an appropriate
scale to the settlement. The site is within walking
distance to a range of services and amenities
provided by the village of Lyng; and therefore, is a
sustainable location which should accommodate
some housing growth.

Development here would not result in the
coalescence of two settlements, nor the loss of
public open space.

Where a site is not well related to an existing
settlement there must be a clear demonstration
that it is of sufficient scale to be able to deliver a
freestanding self-contained mixed-use
development including all the required new
supporting infrastructure. For these sites it is
imperative that sufficient information is provided
at an early stage to enable the Council to make
an informed decision.

Not applicable.




Housing Land Availability Assessment: Stage 2 Additional Evidence — Land North of Heath Road, Lyng

ACCESS REVIEW NOTE, PREPARED BY
ROSSI LONG CONSULTING (REF.
LF/SJB/251224[00])




B Rossi Long
l— Consulting

Project Ref: LF/SJB/251224 [00]

Date: 23 June 2025

Access Review Note on:
Proposed Residential Development

Land west of Heath Road

Lyng
Norfolk

1.1 This Note has been prepared by Rossi Long Consulting Ltd (RLC), on behalf of
Crocus Homes Limited to review and summarise the opportunities and constraints
for potential access for residential development on land to the west of Heath Road,
Lyng, Norfolk.

1.2 The approx. 14.5ha site is ‘greenfield’ land located off Elsing Road to the north and
Heath Road to the south-east. An extract of the location plan is provided below:

-‘1 Crocus Homes

Figure 1: Location Plan
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1.4

1.5
1.6

1.7

1.8

1.9

1.10

Rossi Long
Consulting

The site comprises a parcel of land located on the western side of Lyng village.
The site is bounded by agricultural fields to the south and west, and residential
dwellings to the east. Elsing Road forms the northern boundary of the site.

The site benefits from being located within an area connected to existing
residential dwellings within the village of Lyng, and by being situated close to local
services/facilities. It is understood that the site could accommodate circa 100No.
dwellings.

The purpose of this Note is to summarise the findings of RLC’s initial access
review, with a view to demonstrating deliverability in order enable the site to be
allocated for development within the latest Breckland Local Plan.

Following a site visit undertaken by RLC on Tuesday 17 June 2025, it is
considered that preferred vehicular and non-motorised user (NMU) access should
be taken from Heath Road to the west of the site.

A review was also undertaken of Elsing Road to the north but for reasons of
narrow carriageway width, lack of footway provision, 3™ party land, and occurrence
of established vegetation it was considered that this would not be an appropriate
access for development.

Whilst access from Heath Road would still require a section of hedgerow to be
removed along the site frontage to facilitate and improve visibility, the length to
connect with existing footway is shorter and more direct than Elsing Road.

However, it should also be noted that there is an established oak tree either in
highways or 3 party land on the western side of Heath Road which would likely
need to be removed in order to facilitate provision of a footway and/or road
widening in this location. The ownership and potential restrictions regarding
removal of this tree and hedgerow should consequently be considered at the
earliest possibility.

Existing footway facilities are available a short distance to the north of the site
which provide a simple and direct link with the village centre and the facilities and
services provided therein — such as bus stop facilities. Existing bus stops on The
Common are within approximately 400m walking distance from the site which is
considered reasonable for most people.

It is acknowledged that Heath Road is narrow in width at places, particularly to the
south. Therefore, widening along the site frontage will be required and/or
additional or more formal passing bays be required.

Offsite highways works would likely be required along the road frontage of the
development with road width provided in the order of 5.5 - 6.0m width and a 2m
wide footway. Visibility splays in the order of at least 2.4m x 70m but more likely
2.4m x 90m will also be required from the site access in accordance with DMRB.



B Rossi Long
l— Consulting

1.13 The aforementioned footway should connect with the improved footway to the
north which will be provided by the adjacent Strand development currently

underway — see Figure 2 below:

Figure 2 — Footway Improvements Part of Strand Development

1.14 It is noted that there is an existing Residential Byway which crosses north to south
through the site. Therefore, the development should make provision for a
connection to this for non-motorised users.

1.15 Additionally, for the benefit of pedestrians and cyclists alike, it is recommended
that the existing 30mph speed which is currently situated to the north of the site on
Heath Road is relocated southward to south of the proposed site boundary.
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1.18

1.20

1.21

1.22

1.23

Rossi Long
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Photo 1 below shows the location of the proposed access on Heath Road.

Photo 1: Proposed Site Access Location/Frontage

In considering potential access locations, it is important to review and identify any
significant highway safety issues and provide an analysis of the recent accident
history of the study area.

The Government has released accident data for England and Wales (including
Lyng) under the OGL open data licence. Based on this data, the ‘Crashmap’
website enables accidents to be shown on a map.

‘Crashmap’ uses data collected by the police about road traffic accidents occurring
on British roads where someone is injured. This data is approved by the National
Statistics Authority and reported on by the Department for Transport each year.
The site uses data obtained directly from official sources but compiled into an
easy-to-use format showing each incident on a map.

A check has been made of the accident records in the vicinity of the proposed
development on both Elsing Road and Heath Road.

No ‘fatal’ or ‘serious’ accidents have been recorded in the vicinity of the site or,
indeed, within the local area during the most recent 5-year period available. A
plan confirming this is provided overleaf in Figure 3. A single ‘slight’ accident
involving a single vehicle occurred in April 2023 some distance to the south of the
site on Heath Road.

The very low number of accidents recorded on roads and junctions local to the site
over a 5-year period indicates that there are no inherent safety concerns to take
into account of in the local area.

It is, therefore, considered that there is no reason the development proposals
should significantly impact upon highway safety in this area.
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1.24 In summary, this Note has been prepared by Rossi Long Consulting Ltd to
appraise the most appropriate point of access for land to the south of Elsing Road
and west of Heath Road, Lyng, Norfolk.

1.25 The conclusion of which is that initial findings suggest that access would be most
suited from as far north of Heath Road as is feasible.

1.26  Further work to support a planning application would include preparation of a full
Transport Statement/Assessment report, and site access junction drawing to
demonstrate suitable visibility is achievable. Further work will also likely include off
site works to widen Heath Road and/or provide formal passing bays and suitable
footway facilities.

Luke Fairall Mike Lloyd
BA(Hons), MCIHT, MTPS BEng(Hons), CEng, MIStructE
Associate Director

el

Copyright

© This Report is the copyright of Rossi Long Consulting Ltd. Any unauthorised reproduction or
usage by any person other than the addressee is strictly prohibited.



Housing Land Availability Assessment: Stage 2 Additional Evidence — Land North of Heath Road, Lyng

LOCAL AMENITIES PLAN, PREPARED BY
BIDWELLS




Norfolk Lakes
Activity Centre

Lyng Village Hall

Lyng Stores & Tea Room

Wensum Valley
Nursery School

Lyng Church of England
Primary School

Land North of Heath Road, Lyng
Amenities Plan
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	Appendix 1 - Completed Call for Sites Form.pdf
	More than one site or building can be submitted for consideration but please ensure that a separate form is used for each site.
	If you wish to be consulted on Breckland’s Local Plan in the future, please tick this box ☐

	Appendix 2 - Breckland HLAM Additional Evidence.pdf
	Appendix 2 - 20250428 Completed Call for Sites Form - Land North of Heath Road Lyng.pdf
	More than one site or building can be submitted for consideration but please ensure that a separate form is used for each site.
	If you wish to be consulted on Breckland’s Local Plan in the future, please tick this box ☐



	Other please specify: 
	Name: Katie Leeder
	Organisation if applicable: Bidwells LLP
	Email: katie.leeder@bidwells.co.uk
	Telephone: 07386 968937 
	Your address: Kingfisher House, 1 Gilders Way, Norwich
	Postcode: NR3 1UB
	The Landowner: 
	A Planning Consultant: X
	A Developer: 
	Planning / Land Agent: 
	A Registered Social Housing Provider: 
	Resident / Parish or Town Council: 
	If acting on behalf of a landowner developer please provide their details: Crocus Homes Limited
Saffron Barn
Swan Lane
Long Stratton
Norwich
Norfolk
NR15 2XP
	Site name and address: Land North of Heath Road, Lyng

	Site Postcode: 
	Total site area hectares: Approximately 14.6ha
	Area suitable for development: Approximately 14.6ha
	Have you included an Ordnance Survey based map of an appropriate scale that clearly shows the location and precise boundaries: Yes
	Is the site Brownfield or greenfield If both please provide the area split: Greenfield 100%
	Are there any buildings or uses on site that are to be retained: No
	Market: X
	Affordable only: X
	First homes: 
	Housing for older people: 
	Custom/self build: X
	Student: 
	Gypsy and traveller site: 
	Travelling showpeople site: 
	A mix of housing types: X
	Other Please specify: 
	Estimated number of dwellings or estimated number of gypsy traveller pitches or travelling showpeople plots: The site has the potential to accommodate between 100-150 new homes along with policy compliant open space. It is acknowledged that the quantum of development will, in part, depend on the scale of growth directed to the settlement.
	Sole owner of the site: 
	Part owner of the site: 
	Lessee: 
	Option holder: X
	No ownership: 
	Other please describe: 
	Names and contact details for all owners of the site if different from Section 1: Mr David Baker
R.S. Baker & Sons Limited, The Abattoir, Elsing, Dereham, NR20 3EW
	Have the owners of all parts of the site indicated support for your proposals for the site: Yes
	Yes - Are there current uses/occupiers that would need to be relocated: 
	No - Are there current uses/occupiers that would need to be relocated: X
	If yes please provide details - Are there current usesoccupiers that would need to be relocated: 
	Yes - Does any further land need to be acquired to develop the site: 
	If yes please provide details - Does any further land need to be acquired to develop the site: 
	Yes - Are there any legal or ownership constraints such as ransom strips or covenants on the land which might prohibit or delay development of the site If so please set out how these issues could be overcome: 
	No - Are there any legal or ownership constraints such as ransom strips or covenants on the land which might prohibit or delay development of the site If so please set out how these issues could be overcome: X
	If yes please provide details - Are there any legal or ownership constraints such as ransom strips or covenants on the land which might prohibit or delay development of the site If so please set out how these issues could be overcome: 
	No - Does any further land need to be acquired to develop the site: X
	Yes: X
	No: 
	Please set out where the site access is located or proposed to be located This may be an existing or proposed location or multiple locations: From Heath Road along the southern site boundary and (if required) from Elsing Road to the north.
	Do you control the land necessary to provide safe vehicular access to the site: Yes
	Yes - Mains water supply: 
	No - Mains water supply: 
	Dont know - Mains water supply: X
	Yes - Mains sewerage: 
	No - Mains sewerage: 
	Dont know- Mains sewerage: X
	Yes - Electrical supply: 
	No - Electrical supply: 
	Dont know - Electrical supply: X
	Yes - Gas supply: 
	No - Gas supply: X
	Dont know - Gas supply: 
	Yes - Broadband: X
	No - Broadband: 
	Dont know - Broadband: 
	Up to 5 years: X
	5 - 10 years: 
	10 - 15 years: 
	Over 15 years: 
	What is the estimated annual delivery rate dwellings per year: 40 dwellings per year.
	Yes - Is the site currently for sale and being marketed through a land  estate agent: 
	No - Is the site currently for sale and being marketed through a land  estate agent: X
	Dont Know - Is the site currently for sale and being marketed through a land  estate agent: 
	Yes - Is there known developer interest in the site: X
	No - Is there known developer interest in the site: 
	Dont Know - Is there known developer interest in the site: 
	Yes - Is site assembly / lease termination is required before the site can be developed, how long would you envisage that process to take: 
	Yes - Are there any covenants leases or ransoms which would affect when the land may become available or how the site can be developed: 
	No - Are there any covenants leases or ransoms which would affect when the land may become available or how the site can be developed: X
	Dont Know - Are there any covenants leases or ransoms which would affect when the land may become available or how the site can be developed: 
	No - Is site assembly / lease termination is required before the site can be developed, how long would you envisage that process to take: X
	Don't Know - Is site assembly / lease termination is required before the site can be developed, how long would you envisage that process to take: 
	OTHER RELEVANT INFORMATION: Please refer to attached Representation.
	tick this box: On
	Signature: 
	Date: 28.04.2025


