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Dear Sir/Madam 

BRECKLAND COUNCIL DRAFT LOCAL PLAN - FULL UPDATE  2025 – PREFERRED OPTIONS (REGULATION 18) 

CONSULTATION 2025  

Land at Fakenham Road, Beetley (Proposal BEET 1 (134: Fakenham Road) 

This representation has been prepared by Turley on behalf of Silverley Properties Ltd (hereby referred to as 

‘Silverley’) and their landowners in respect of the Breckland Local Plan Full Update 2025 – Preferred Options 

(Regulation 18) Consultation 2025 (BLPC). The representation principally relates to their land interest at Fakenham 

Road, Beetley (the ‘Site’).  

Silverley are a land promoter who specialise in village and rural residential developments, with a focus on balancing 

the key considerations of aesthetics, design, highway safety, ecology, landscape and drainage.  Silverley also focus 

on delivering a mix of homes that support local needs such as those looking to embark on the property ladder or 

those wishing to downsize but stay within their local community.  

The Site has been promoted to date for a residential scheme of 19 homes though the course of the Local Plan 

preparation comprising the Council’s Call for Sites consultation in March 2022, the Issues and Options consultation 

in February 2024 and the previous Preferred Options 2024. This letter provides further information and continued 

support for the inclusion of the site as an allocation within the Local Plan along with comments on the wider 

document. 

Beetley 

Silverley support the proposed allocation of site BEET 1 (134) and considers this sound in accordance with paragraph 

36 of the National Planning Policy Framework 2024 (hereby referred to as the ‘NPPF’). 
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Paragraph 4.28 correctly identifies the need for growth to be directed to sustainable settlements. Policy GEN 02: 

Parish Hierarchy and Spatial Development Strategy identifies Beetley as falling within this category as a Secondary 

Parish, with the Site itself being well related to the settlement, providing convenient and easy access on foot.  

Beetley benefits from a primary school, a public house, a village hall, a hairdressers and a museum. The settlement 

is therefore considered to be sustainable in its own right. There is also a post office, local shop, village hall, social 

club, public house, a playing field, allotments and a bowling green at Gressenhall which is approximately one mile 

away from the Site. A bus stop opposite the Site provides services to Dereham and Gressenhall, running 5/6 services 

a day in each direction providing links to other settlements further afield, with a wider range of facilities and services. 

The development will also help to support the vitality of these local services into the future, in accordance with the 

NPPF, and could indeed encourage others to set up through an increased consumer base and therefore demand. 

Given the number of services available for a village of its size, it is considered that the allocation of sites to Beetley 

as part of the Spatial Strategy is justified and therefore sound. 

It is therefore considered that the inclusion of BEET 1 (134) as an allocation will help facilitate the delivery of homes 

in the village to meet housing needs in a sustainable location. 

PROPOSAL BEET 1 (134): Fakenham Road 

Silverley although supportive of the allocation of the Site at Fakenham Road, do have serious concerns regarding the 

number of homes being proposed. To date, the Site has been promoted by Silverley for 19 homes, however, a 

planning application was recently submitted to the Council for a housing scheme of 16 dwellings following pre-

application discussions with the Council (Reference: PL/2025/1237/OMAJ).  

The proposal provided a mix of housing comprising: 

• 5 × 2-3 bed units  

• 6 × 3-4 bed units  

• 5 × 4-5 bed units  

The submission included a number of supporting reports which demonstrated the means by which the Site could be 

delivered.  However, the planning application was subsequently refused based on matters relating to insufficient 

information being provided to demonstrate that the development could address nutrient neutrality; did not provide 

an exact site for the re-location of Slow Worms; and based on the Illustrative Layout could not provide the number 

of dwellings proposed in that arrangement. 

Since then, significant work and discussions have been undertaken with the Council to demonstrate that all matters 

are capable of being resolved, namely, the sourcing of credits for nutrient neutrality offset should it not be able to 

be addressed on site and the identification of a suitable receptor site for the Slow Worms. The Site is able to deliver 

16 dwellings including 4 affordable dwellings which on a site area of 1.5ha equates to 10.7 dwellings per hectare. 

This is considered to be extremely low and totally appropriate given the site’s edge of rural village location as shown 

below. 



 

3 

 

However, the draft allocation for the Site in the BLPC is for 10 dwellings on a 1.5ha site, which equates to 6 dwellings 

per hectare. Silverley suggest that this is not a sustainable use for the Site and does not result in the efficient and 

effective use of land, contrary to guidance set out in the NPPF.  

Further, comparisons have been undertaken in relation to development which has taken place at Beetley to 

demonstrate that the provision of 16 dwellings on the Site is not out of character with the surrounding area and 

particularly in relation to those sites located in a rural edge of village setting. 
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Paragraph 73 of the NPPF recognises that small and medium sized sites can make an important contribution to 

meeting the housing requirements of an area, due to their ability to be built out relatively quickly. The delivery of a 

number of smaller allocations ensures that there is a supply of housing that can be built out sooner within the plan 

period.   

Furthermore, paragraph 82 of the NPPF is clear that in order to ‘promote sustainable development in rural areas, 

housing should be located where it will enhance or maintain the vitality of rural communities. Planning policies should 

identify opportunities for villages to grow and thrive, especially where this will support local services.’   

The provision of 16 homes on the Site in Beetley is one such site that could be built out relatively quickly, particularly 

as there are no undue physical constraints on development (as demonstrated through the Call for Sites submission) 

and would provide affordable housing alongside S106 contributions towards existing services and facilities.   

Given that the Local Plan will cover the period up to 2042, with the need to provide at least 17,388 homes over that 

timescale, the need for certainty of deliverability throughout the lifetime of the Plan is crucial. 

Policy HOU 03: Windfall Housing Development 

Silverley are supportive of this policy which would enable development to come forward adjacent to the built form 

of settlements within the District. However, the restriction placed on the dwelling numbers would appear to be 

unnecessarily arbitrary and appears to place unnecessary limitations on the future development of sustainable sites. 

Summary 

Silverley is supportive of the allocation of the Site through PROPOSAL BEET 1 (134): Fakenham Road. However, they 

consider that the number of homes being proposed to be unjustified and the absence of any evidence to support the 

reduction makes it unsound. 

As has been set out in previous representations for the site, development would be deliverable and developable in 

accordance with the requirements of the NPPF.  

 

The site is still available for development with the aim to have a grant of planning permission by Spring 2026 with 

all homes built and occupied by 2028. 

The following benefits would result from the development of the site:  

 

• Provides a supply of housing, comprising a mix of 2, 3, 4 and 5 bedroomed homes in a village identified by 

the Council for growth;  

 

• A total of 25% affordable housing can be delivered on-site to address significant affordability issues; 

 

• Provides housing in a sustainable location within walking distance of the shops and services;  

 

• The proposed scheme retains a significant proportion of existing vegetation on-site and integrates and 
enhances this in such a way that it becomes a natural and positive feature of the scheme, providing a large 
frontage of green open space as well as green corridors through the Site;  

 

• The proposals will not be at risk from flooding or increase the risk of flooding off-site; 

 

• There are no Anglian Water capacity issues;  
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• The proposals can address the requirement of achieving nutrient neutrality; and 

 

• The proposals are acceptable in terms of transport impact.  

The NPPF recognises that small to medium sites, such as the Application Site, which are unconstrained, and which do 

not require significant upfront infrastructure can be built out relatively quickly. The delivery of the Site would 

therefore make an early and positive contribution to the Council’s continuous delivery of housing, and in particular, 

to the five year housing land supply.  

As part of their assessment of the site the Council have not identified any constraints that cannot be overcome and 

consider that the site would provide an appropriate housing development, within a sustainable location identified 

for growth. The proposed allocation of the site is therefore supported and should be taken forward as part of the 

Draft Local Plan – Full Update. 

 

We trust that these representations are in order but please do not hesitate to contact us should you require anything 

further. Silverley would be pleased to discuss their representation with the Council in greater detail.  

Yours sincerely 

Rebecca Flood 

Senior Planner 

rebecca.flood@turley.co.uk  

Appendices: 

• Planning, Design and Access Statement including Statement of Community Involvement and Planning 

Obligations Details 

• Transport Statement  

• Ecological Appraisal   

• Outline Biodiversity Net Gain Assessment 

• Flood Risk Assessment and Drainage Strategy 

• Utilities Assessment  

• Arboricultural Impact Assessment 

• Contamination Report 

• Nutrient Neutrality Note 


