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Regulation 18 Representation

1.0 Introduction

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

1.2 ESCO Prospect are promoting land to the west of Mill Road, Banham. A Call for Sites
Representation was submitted in April 2025, and this is attached at Appendix 1. A subsequent
suite of technical evidence was submitted in July 2025 to support the Council in responding to 14
key questions in their Stage 2 Site Assessment, and this is attached at Appendix 2.

1.3 This document provides our site specific comments; a separate Representation has been prepared
in response to the District Wide Strategic and Development Management policies.
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Comments on Preferred Options Draft Local Plan

GENO02: Parish Hierarchy and Spatial Development Strategy

ESCO Prospect support, in principle, the Parish Hierarchy and Spatial Development Strategy. The
strategy is, in general, considered to be a balanced and sustainable approach, directing new
development to locations which have good access to support existing services, community facilities
and open space. Planning for growth across the whole District will ensure that the needs of both
the rural and urban parts of Breckland are met.

The Market Towns offer a good range of services and facilities, employment opportunities and
sustainable transport links, and it is right that they should accommodate the majority of the required
housing growth. However, it is important to ensure that lower order settlements, including the
Primary Parishes, which have been designated as a result of having a school, daily convenience
shop, public transport, proximity to a market town and good road access, are allocated an
appropriate proportion of new housing growth. This will ensure that, in accordance with the NPPF,
the Local Plan provides the opportunities for these communities to grow and thrive and support
local services.

The identification of Banham as a Primary Parish is supported by ESCO Prospect; it is evident that
the village meets all the relevant criteria, and is a suitable location for new housing development.

HOUO02: Distribution of Housing Development

ESCO Prospect support, in principle, the broad distribution of housing development set out in policy
HOUO02, which is consistent with the approach detailed in policy GENO2.

The allocation of 70 new homes to Banham is supported, although it is noted that the site west of
Mill Road was promoted for approximately 75 dwellings, and as set out in more detail below, it is
considered that the number in HOUQ2 should be increased to 75. Banham is a suitable location
for this scale of housing growth, and it has been demonstrated through previous Representations
that land west of Mill Road is an entirely suitable location to accommodate this scale of growth.

Proposal BAN1

The proposed allocation of land West of Mill Road for residential development is strongly supported
by ESCO Prospect. As set out in our earlier Representations, the site is entirely deliverable, and
capable of making a valuable contribution towards satisfying the Council’s housing needs in the
period to 2042.

A detailed assessment of the site’s deliverability is set out below, which takes into account the
Council’s Stage 2 Site Assessment, and provides further clarity on issues raised where appropriate.

Notwithstanding ESCO Prospect’s support for the proposed allocation, a number of minor revisions
to the wording of the proposed allocation policy are suggested, to ensure that it is sound, in
accordance with paragraph 36 of the NPPF.
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Confirmation of Deliverability

The site is located at the northern end of Banham, which is designated as a ‘Local Service Centre’
in the Adopted Local Plan, and a ‘Primary Parish’ in the draft Local Plan, designations which reflect
the village’s suitability as a location for housing growth given the range of services/facilities
available which include a primary school, shops and a community centre.

The site represents a logical extension to the village and is located immediately adjacent to the
settlement boundary and existing development. It would ‘round off the settlement, balancing the
development on the eastern side of Mill Road, and the housing allocation north of Greyhound Lane,
providing a clear and defensible boundary to the village, as shown on the Indicative Masterplan
submitted at Call for Sites stage (Appendix 1). It presents an opportunity to create an attractive
‘gateway’ into the northern end of the village, with high quality housing and landscaping.

The site is well located in relation to the village’s facilities and services. It is approx. 500m walking
distance from the village green, shop and church, approx. 700m from the primary school and 1km
from the community centre where there is also a large children’s play area. In addition, the planning
permission for land to the south of the site, off Gaymer Close, Wayland Way and Greyhound Lane
(reference 3PL/2022/0247/F) includes a large area of public open space, including a children’s play
area, to the south of Greyhound Lane. Once that development is completed, the open space and
play facility will be in easy walking distance of the site via the public footpath (Banham FP23) which
runs to the north of the site or via Mill Road.

Vehicular access to the site can be taken from Mill Road and will not require any third-party land.
A Highways Feasibility Assessment (HFA) was submitted as part of the additional evidence
provided in July 2025 to inform the Council’s Stage 2 Site Assessment (Appendix 2). The HFA
confirms that a suitable access point onto Mill Road can be created and that there are no significant
highways issues relating to the proposed development; whilst it will be necessary to remove a
section of hedgerow to deliver the necessary visibility splays, replacement planting can be provided
behind the splay lines, and there is ample opportunity for other compensatory planting. There is
an existing footway on the north side of Mill Road, which provides pedestrian access into the village
centre. An alternative pedestrian route is also available via the public footpath to the north of the
site (FP23) which currently connects via Greyhound Lane to FP14 and into the centre of the village.
When the development off Greyhound Lane is completed, this route will be fully off-road.

Banham is served by public transport, with daily services to Norwich and Attleborough as well as
a weekly service to Diss. From Attleborough, there are excellent rail connections to both Norwich
and Cambridge, as well as additional bus services to Norwich and Thetford.

The site is located within Flood Zone 1, indicating a low risk of flooding from rivers or the sea, and
is not at risk from surface water flooding even during the 1 in 1,000-year event. There is ample
space to incorporate a Sustainable Drainage System to manage surface water runoff and ensure
that there are no impacts off-site, including on adjacent land within the same ownership, if
necessary, as shown on the Masterplan. A Technical Note on Flood Risk and Surface Water
Drainage was submitted as part of the Stage 2 additional evidence in July 2025, which confirms
this. The site’s suitability from a drainage perspective is further reflected in the LLFA’s ‘Green’
RAG rating within the Stage 2 Assessment.
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There are no nature designations within the site, and the closest SSSI is approximately 2.5km to
the west: Kenninghall and Banham Fens with Quidenham Mere. Consultation with Natural England
will be required for any development in excess of 50 dwellings, but based on other recent
developments in the village, it is not anticipated that there will be any impacts that cannot be
mitigated. There are no Tree Preservation Orders within the site, and it is in arable production; it
will be possible to retain the trees and hedges along the boundaries in the most part, other than
where removal is necessary to facilitate visibility splays as set out above, and in that instance a
replacement hedge can be provided behind the splays. A scheme to deliver mandatory 10%
Biodiversity Net Gain will be drawn up; the aspiration is to deliver this either within the site or on
the adjacent/nearby land within the same ownership.

The Stage 2 Site Assessment incorrectly identifies that the site is within 100m of a Registered
Park/Garden; there are no such designations within a 5 mile radius of the site. The site lies outside
the Banham Conservation Area but is adjacent to a Grade Il Listed Building: Hillcrest is an early
seventeenth century thatched house which fronts Mill Road. The Masterplan seeks to ensure that
the setting of the building is protected by setting back the new development from the Mill Road
frontage to preserve views to Hillcrest from the north. The development closest to Hillcrest could
be single storey, if necessary, to further preserve and enhance its setting. In addition, the Grade
II* Listed Banham Hall lies approximately 500m to the north of the site, but there is sufficient
separation distance, as well as opportunities for buffer planting if considered necessary, to ensure
no adverse impacts on its setting.

The site is not anticipated to be contaminated, given its long history of agricultural use with no
known other land uses. There are no known ground stability issues in the area. Any planning
application would be accompanied by the necessary Preliminary Risk Assessment and, if required,
Quantitative Risk Assessment, and any mitigation required is expected to be standard.

In light of the above, it is considered that the site is entirely suitable for residential development of
the scale envisaged.

The site is currently in agricultural use, and ESCO Prospect have a Promotion Agreement which
enables the site to be brought forward for development without delay.

ESCO are a well-respected, self-funded Strategic Land Promoter, who have a proven track record
of securing planning consent for varying scales of residential development with subsequent
disposal to housebuilders, and the intention is to secure outline planning permission as soon as
possible, before finding a suitable housebuilder to bring the site forward. Recently, ESCO have
secured a number of outline planning permissions for development ranging in scale from 50-130
dwellings across Norfolk and Suffolk, including 93 on land north of Beech Avenue, Taverham, 64
on land north of Dereham Road, Easton and 50 in Woodton. In addition, they are currently
promoting sites for 1,100 and 1,800 homes in Leicestershire and Norfolk respectively, as well as
several smaller sites across the eastern region.

There are no tenancies, covenants or other restrictions that would prevent the site from being
delivered. The scale of the site is such that it will appeal to small- and medium-sized housebuilders.
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ESCO Prospect are in the early stages of preparing an outline planning application for the site. It
is anticipated that this will be submitted in early 2026. Their intention is to find a suitable developer
as soon as outline planning permission is granted. Given a conservative allowance of 12 months
to secure outline planning permission, it is envisaged that a Reserved Matters application would
be submitted in 2027 and a realistic prospect that development could start on site in 2028, with the
first dwellings completed the same year i.e. 2028. Assuming a delivery rate of 30 dwellings per
year, the development would be completed by the end of 2030.

As requested by the Council, we have set out below the anticipated delivery trajectory:

Years Number of Dwellings

2027 — 2032 75
2033 - 2038 -
2039 — 2042 =
After 2042 E
TOTALS 75

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 in relation to matters such as affordable housing provision, infrastructure
upgrades/reinforcement etc.

Further evidence on viability can be provided on a strictly private and confidential basis, should this
be deemed necessary at subsequent stages of the process.

As outlined above, the site is suitable, available and viable, and is therefore deliverable.
Development in this location would represent sustainable development, as defined within the
National Planning Policy Framework. Banham, as a Local Service Centre, is a suitable location for
growth, and the foregoing text demonstrates the suitability of this specific site for housing
development.

Economically, development here in the period to 2042 would help sustain the village and its
services, which include the primary school, pubs and shops.

Socially, the development would provide a mix of dwelling types, sizes and tenures to meet local
needs, and the site is located in close proximity to an established community. It would benefit from
access to the services within Banham and is also relatively close to the towns of Diss and
Attleborough, which provide a wider range of amenities.
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Environmentally, the site is not subject to any designations. It is at low risk of flooding and can be
developed without harm to the nearby heritage assets, nor wider landscape views of the village.
Development in this location would help safeguard other, more sensitive, locations.

Proposed Revisions to Policy Wording

Whilst the proposed allocation is supported by ESCO Prospect, for the reasons detailed above, a
number of revisions to the wording are required to ensure clarity and effectiveness. Suggested
omissions and additions are shown in red text, struckthrough where deletions are proposed. An
explanation of the proposed amendments follows the revised wording.

Proposals for the allocation as identified on the Policies Map, should provide for approximately 70
75 dwellings.

Development proposals must:

a) Adhere to affordable housing and public open space requirements to be provided in
accordance with agreed Council standards

b) Demonstrate a high-quality design reflecting the Breckland Design Guide in keeping with the
character of development in the vicinity of the site.

¢) Demonstrate a safe and acceptable vehicle, pedestrian and cycle access onto Mill Road
including adequate visibility splays.

d) Retain the existing hedgerow along the site frontage with Mill Road, where possible taking
into account the requirement to provide adequate visibility splays.

e) Demonstrate, through a heritage assessment, there is no adverse impact on the conservation
area in proximity to the site.

f) Incorporate any necessary off-site highway improvements to improve a pedestrian and cycle
access to key local services and facilities

Demon e-pro on-o he reauired-level-of Biodive [ Aa Ta

9) ate pro. ~ versity Net Gain.
h) Include a landscaping scheme which is sympathetic to the surrounding area.

i) Include a drainage strategy which accords with the most recent Lead Local Flood Authority
guidance.

) Dol - -26% affordable-houising wilk an-80/10-spi ordabl

The site is capable of delivering in the region of 75 dwellings, as shown on the lllustrative
Masterplan that accompanied the Call for Sites submission. The inclusion of the word
“approximate” provides flexibility to deviate from the figure, but it is considered that the slightly
higher figure is more appropriate.

The second paragraph is not required; it is taken as read that the development needs to comply
with the other policies in the Local Plan as per the requirements of Section 38(6) of the Planning
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and Compulsory Purchase Act, 2004 and this does not need to be repeated. If this requirement is
to be stipulated, then the wording should be amended so that it reflects the flexibility provided by
the policies. Forinstance, it is not appropriate to require “on site provision of the required proportion
of affordable housing” in this introductory paragraph, when the policy relating to affordable housing
(HOU21) recognises that there will be circumstances where on site provision is not appropriate.

The majority of the criteria list set out in the policy wording are generic and are not required as they
repeat the requirements of the general Development Management policies.

The requirement in criterion (d) to retain the full length of hedgerow on Mill Lane is not compatible
with criterion (c) which requires provision of a safe vehicular access onto Mill Lane with adequate
visibility splays. As detailed in the HFA submitted as part of the July 2025 technical evidence, it
will be necessary to remove a section of hedgerow to deliver suitable visibility splays. However,
this loss can be mitigated by reprovision of a hedgerow behind the splays. Criterion (d) should
therefore be reworded to allow the appropriate removal of the existing hedgerow to deliver the
visibility splays.

Criterion (g) is not necessary as this is a mandatory requirement.

Criterion (j) is not required, as criterion (a) already requires adherence to the affordable housing
requirements set out elsewhere (HOU21). Notwithstanding, if criterion (j) is retained, it should be
revised so that it accords with Policy HOU21, which does not specify a tenure mix but instead
states that, “the size, mix, type and tenure of affordable homes... will meet the identified housing
need of Breckland as identified by the HEDNA, adjusted where necessary to balance housing need
and make schemes viable”, The HEDNA (July 2025) also notes that, “policies should provide
provision for some flexibility in the tenure profile to take account of grant and viability considerations
as appropriate.”

Criterion (k) is also not required, as it simply repeats the requirements of Policy HOU16. (Please
refer to our separate Representation for comments on HOU16).

Criterion (l) is not required, as criterion (a) already requires adherence to the public open space
requirements set out elsewhere (ENV12). (Please refer to our separate Representation for
comments on ENV12).

Notwithstanding the above, and subject to the proposed revisions to the wording, ESCO Prospect
are confident that the requirements set out in BANO1 can be delivered.
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