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Planning Department
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Elizabeth House
Walpole Loke
Dereham
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Jonathan Dixon BA (Hons) MA MRTPI FRSA

By email to: LocalPlan@breckland.gov.uk

Dear Sir / Madam

BRECKLAND LOCAL PLAN FULL UPDATE
REGULATION 18 PREFERRED OPTIONS CONSULTATION 2025
REPRESENTATIONS ON BEHALF OF PIGEON INVESTMENT MANAGEMENT LTD

Savills (UK) Lid (‘Savills’) have been instructed by the Pigeon Investment Management (‘Pigeon’ / ‘PIM’) to submit
representations in response to the Breckland Local Plan Full Update — Regulation 18 Preferred Options
Consultation currently being undertaken by you — Breckland District Council (‘the Council’).

We trust that our comments are of assistance to the ongoing preparation of the Local Plan.

We also wish to continue to contribute towards the future stages of the Local Plan process and therefore would be
grateful if the Council could advise of further opportunities for participation and the submission of representations.

Please do not hesitate to contact me if you have any questions regarding these representations or require any
further information.

Yours sincerely,

Jonathan Dixon
BA (Hons) MA MRTPI FRSA
Director

Enc. Appendix 1: Representations to Individual Policies EMP 01 and EMP 02, plus Unallocated Site: Trident
Business Park

Appendix 2: Trident Business Park Call-for-Sites Submission

cc: Pigeon



Appendix 1

Response to ‘Breckland Local Plan Full Update — Regulation 18 Preferred Options
Consultation 31st October — 15th December 2025’

Representations to Individual Policies EMP 01 and EMP 02, plus Unallocated Site: Land
South of Kilverstone Road (aka Trident Business Park)

Which Policy / Paragraph / Site Allocation does comment relate to?

Policy EMP 01: Economic Growth Strategy

Is your comment an objection, supporting or neutral comment?

General Comment ~Suppert/-Objeet- Unsure

Response

Pigeon is generally supportive of draft Policy EMP 01 as set out in the draft Plan.

Pigeon wishes to draw attention to their separate representations to the underlying evidence base in the HEDNA,
and in relation to the unallocated site: Land South of Kilverstone Road (aka Trident Business Park).

The A11 is a nationally significant movement corridor that facilitates over 5,000 HGV and LGV movements per day.
The A11 corridor is also known as the Cambridge Norwich Tech Corridor and Thetford sits halfway between the
two anchors cities, with the largest residential concentration in the corridor between Cambridge and Norwich and
the highest concentration of employment land with direct access to the A11.

This is shown in Figure 1 below with the employment land in the SUE denoted by a red star.

Figure 1: Cambridge-Norwich Tech Corridor
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Source: West Suffolk Council (2025)

The draft Policy notes the centrality of the A11 corridor in Breckland’s economic development. The Employment
and Economic Development section of the draft Plan references the 2025 Housing and Economic Development
Needs Assessment (‘HEDNA') as the key evidence document for its employment sectors (please refer to Pigeon’s
separate representation on the HEDNA). The narrative set out in the HEDNA / draft Plan identifies the District’s
key floorspace demand drivers, and notes that market interest is strongest at Thetford and Snetterton.

Whilst Snetterton has a cluster of existing employment premises, this is about one-third of the employment provision
at Thetford. As such, Pigeon considers that whilst Snetterton is identified in the draft Plan as an appropriate location



for employment growth, Thetford is better positioned to accommodate a substantial proportion of the District's
economic growth over the emerging plan period. As such, Pigeon considers that the overall approach to the
Economic Growth Strategy set out in the draft Plan requires reconsideration, with explicit and definitive support for
further employment growth at Thetford.

Given the above, Pigeon is generally supportive of draft Policy EMP 01 but consider that it should be subject to
some further consideration and appropriate revision.

Pigeon reserves the right to comment further regarding the above.

Which Policy / Paragraph / Site Allocation does comment relate to?

Policy EMP 02: Employment Land Provision

Is your comment an objection, supporting or neutral comment?

General Comment/ Support! Object Unsure

Response

Pigeon is generally not supportive of draft Policy EMP 02 as set out in the draft Plan.

With regard to employment land provision overall, the draft Policy allocates c. 148 ha of new strategic employment
land, albeit with c. 117 ha of this being at Snetterton.

The draft Plan’s narrative for its employment policies presents the updated employment land demand figures from
the latest HEDNA (see Pigeon’s separate representation to the HEDNA appended hereto).

Old and Poor Quality Office Stock

Office stock is Breckland is generally old and of poor quality. The market is in need of modern stock. Only about
5% of the approximately 600,000 sq ft of office stock is of above-average quality. The remaining 95% of stock is
of either average or below-average quality. The quality of Breckland’s stock by quality is shown in Figure 1 below.

Figure 1: Office Stock by Quality
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Source: Savills analysis of CoStar data (2025)

The office market has been significantly supply-constrained for most of the past decade in Breckland. This is shown
in Figure 2 below. Breckland’s office market has had an availability rate below 8% for most of the period since
2010. The rate of availability is currently 3.1%. Rents are currently too low to incentivise much new development
which explains why deliveries have been so limited. Breckland’s office market has considerable need for
investment in new, modern offices.



Figure 2: Breckland Office Availability Rate
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Thetford
Thetford is proposed as the location for a significant number of new homes planned over the emerging plan period.

Part of the economic growth strategy for Thetford, which Pigeon considers is not fully explored in the draft Plan, or
evidence base, is the need for diversity and robustness in variety and depth of employment opportunities. As
discussed elsewhere in Pigeon’s representations, the proposed continued identification of the Thetford Enterprise
Park offers the scope for the general employment area along Mundford Road to grow, the identification of
employment areas within the Thetford SUE provides for localised employment opportunities, and the identification
of land at the Kingsfleet Grove SUE would facilitate the delivery of high quality I&L floorspace.

Alongside these, the allocation of land south of Kilverstone Road (Trident Business Park) would facilitate the
delivery of high-quality office space adjacent to existing provision and in close proximity to the urban area of the
town, thereby expanding the town’s employment offer in tandem with the proposed housing growth.

Pigeon considers that, combined, such an approach would encourage a more sustainable pattern of development,

with residents of Thetford able to live and work in relatively close proximity, promoting active travel, and reducing
commuting distances and reliance on private car usage.

Summary
In summary, Pigeon’s key observations are:

* Pigeon has promoted land at Trident Business Park for additional, high-quality, office space. The evidence
suggests that such space is urgently in demand in Thetford and more widely in Breckland.

¢ The inclusion of additional, high-quality, office space at Trident Business Park is particularly important as
the draft Plan points out the office sector's strong demand, low vacancy, and need for better quality
premises for local businesses.

* Given the above, Pigeon is generally not supportive of draft Policy EMP 02 as set out in the draft Plan and
consider that it should be subject to some further consideration and appropriate revision.

Pigeon reserves the right to comment further regarding the above.



Which Policy / Paragraph / Site Allocation does comment relate to?
UNALLOCATED SITE: Land to the south of Kilverstone Road (known as Trident Business Park)
Is your comment an objection, supporting or neutral comment?

General Comment ~Suppert/Object Unsure

Response

In respect of Land to the south of Kilverstone Road, as per Pigeon’s submission the Call-for-Sites (see appended
hereto), the site is considered suitable for an employment use falling within use class E(g) or possibly E(c).

The HEDNA acknowledges the site has reasonable access to the A11 and is adjacent to the Trident Business
Village. The HEDNA suggests the site has the potential to act as an extension to the Trident Business Village, but
that this is subject to market demand. It then, however, goes on to explain that “Demand/ supply balance does not
indicate that the site needs to be allocated to meet development need”., i.e. the HEDNA considers it in relation to
a specific form of employment use, suggests it is potential suitable for such subject to market demand, but then at
the same time suggests there is no such market demand.

Such assessment, insofar as concerns the emerging Local Plan is somewhat unhelpful in our view. It underlines
the need for a robust assessment focussing on criteria which can then be used to help inform a decision-maker
whether a site is suitable for employment uses, and if so, which employment uses. This could then be considered,
separately, alongside consideration of demand / need for the various uses for which the site may be suitable.

Such an assessment of Land to the south of Kilverstone Road should identify that it benefits from a lack of
environmental, ecological or heritage constraints to development. The site is considered of limited landscape value,
no greater than any greenfield site, sandwiched between existing development to the west and east

Furthermore, it is in an accessible location in proximity to an existing residential area which forms part of the largest
settlement in the District, and within walking distance of bus stops (Brettenham Road). At the same time there are
no immediate residential neighbours, and as such its use for employment would not give rise to any concerns
regarding impact on residential amenity.

Pigeon reserves the right to comment further regarding the above.




Appendix 2

Response to ‘Breckland Local Plan Full Update — Regulation 18 Preferred Options
Consultation 31st October — 15th December 2025’

Representations to the draft Local Plan Evidence Base (HEDNA)

Which Policy / Paragraph / Site Allocation does comment relate to?
The Housing and Economic Development Needs Assessment

Is your comment an objection, supporting or neutral comment?

General Comment ~Suppert/-Objeet Unsure
Response

The Housing and Economic Development Needs Assessment (‘HEDNA'’) was published in July 2025. The latest
HEDNA is an update to an earlier version published in May 2024.

Pigeon’s key observations are:

¢ The methodologies used to forecast demand in the updated HEDNA are the same as were used in the
previous report but the forecasts themselves have been dramatically reduced. These changes have taken
place even though the underlying dynamics of the property market has not significantly changed. This
points to the unreliability of these forecasts.

* The methodologies used to forecast demand are likely to result in an underestimate of underlying need.
This is because they aren'’t sufficiently market-facing and don't reflect true underlying demand.

Overall, Pigeon questions the dramatic changes to the HEDNA's Industrial and Logistics (‘1&L") demand forecasts
and in turn the reliability for use over the plan period.

Table 1 below summarises the changes to the demand forecasts between the 2024 and 2025 versions of the
HEDNA. Forecasts in four of the six scenarios have all significantly reduced. In each of the four scenarios with
dramatic changes, there have been declines in demand ranging from 33% up to 99%. If we compare the estimates
with earlier assessments of the Council's employment land demand (from 2013 and 2017), there was also a high
degree of variability.

Over the past year, during which the work on the latest HEDNA was undertaken, the underlying property market
dynamics didn’t significantly change to the extent that would warrant such a change in the forecasts. The relatively
stability of the property market is made clear in the latest HEDNA which uses the same characterisation of the
property market that was used in the 2024 version. What did change was the data that was input into the models.
The resulting variability in the demand forecasts raises reliability questions of these mechanistic forecasting
methods that don’t sufficiently take into account underlying property market dynamics.

Table 1: I&L Demand Forecasts Comparison Between 2024 HEDNA and 2025 HEDNA
Employment |Alternative |Labour Gross Net Net
Growth Projections |Supply Completions |Completions |Absorption
2024
I&L Total 32.0 70.3 72.3 91.3 82.5 32.7
2025
I&L Total 0.2 31.0 75.4 58.14 55.49 30.04




% Change in |-99% -56% 4% -36% -33% -8%
forecast from
2024 to 2025

Source: Housing and Economic Development Needs Assessment (2024, 2024)

In relation to the previous version of the draft Local Plan, Pigeon pointed out the considerable shortcomings of the
methodologies used in the Council's evidence base. Those shortcomings are again evident in the latest version.
In summary, the methodologies that are used are not sufficiently market-facing, and they result in underestimates
of the underlying demand for I&L floorspace in Breckland. There is substantial market data available that the
Council could use to generate more appropriate future demand scenarios.

Suggested shortcomings of the Council’'s methodologies / scenarios are set out below in Table 2.

Table 2: Shortcomings of Forecast Methods Used in the HEDNAs

Employment Growth / Alternative |Forecasts for employment land that are based on forecasts of
Projections employment growth are reflective of the continued restructuring of the
overall economy away from industry and towards services. However, this
pivot in the UK’s employment structure towards services has not changed
the strong and sustained demand for I&L floorspace. The reliance on
employment forecasts results in an underestimation of the demand for
I&L premises.

Labour Supply This method relies on housing growth as a determinant of future demand
for employment premises based on the assumption that new residents
will work in employment premises. However, at the local level the influx
of new residents has a very limited relationship to 1&L markets which
typically have a demand profile that is not linked to the local residential
catchment. The use of the labour supply method leads to an
underestimation of future demand because demand is driven by more
influential market forces.

Gross / Net Completions Savills does not consider the historic completions to be a robust indicator
of demand but rather a supply measure. It mainly depends on new
employment sites being made available for development. If insufficient
land is made available as has been the case in Breckland, then new
supply will be limited.

Net Absorption Whilst the use of net absorption is applauded because it is market-facing,
the level of available floorspace in Breckland has been highly constrained
for most of the past decade which has limited leasing activity associated
with net absorption. This has resulted in the forecast of need for this
scenario to be amongst the lowest in both the 2024 and 2025 HEDNAs.
The method makes no allowance for the ongoing shortage of floorspace.
The forecast should also include a uplift that reflects the foregone
demand that was unable to be realised.

Given the above, Pigeon considers that the HEDNA should be subject to further consideration and appropriate
revision.

Pigeon reserves the right to comment further regarding the above.



Appendix 3

Response to ‘Breckland Local Plan Full Update — Regulation 18 Preferred Options
Consultation 31st October — 15th December 2025’

Trident Business Park: Call-for-Sites Submission

S

cd
Breckland

COUNCIL

Breckland Local Plan Update

Call for Potential Development Sites
(2022)

Breckland District Council March 2022



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 20 to 30 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

¢ 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 Inorder 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, as
this is a new Plan with additional questions on deliverability and availability, it is
important to note that sites previously submitted to the council for consideration
will not be considered as part of the review of the Local Plan. Only sites that are
submitted through this 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 17:00 on 20 May 2022. Sites
submitted after this point may not be accepted and consequently not
considered.



Housing:

Sites should be capable of
accommodating five
dwellings or more and /
or have an area of 0.25
hectares or more

Housing can include dwelling houses, houses in
multiple occupation and some types of other communal

accommodation such as residential institutions and
supported living such as Extra Care sites, sites for

Gypsy and Travelers 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.

Economic Development and Other Uses:

Sites should be 0.25
hectares or more and / or
cagable of accommodating
500sgm

Economic development in this context includes offices,
research and development, light industry, general
industry and storage and distribution, as well as any
other uses that create employment. Mixed use sites
will also be considered in this context.

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.

6 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 (2021 — 2041): Call for Sites (MARCH 2022)

SECTION 1: YOUR DETAILS

SECTION 1: YOUR DETAILS

Name Jonathan Dixon
Organisation (if Savills (UK) Ltd
applicable)

Email

Telephone

Your address

Postcode

Please state whether you are:

The Landowner

A Planning Consultant |v

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
/developer please
provide their details

Savills has submitted this site on behalf of Pigeon Investment
Management Ltd, which has an agreement with the landowner to
promote the site — see Section 5 for further details.




SECTION 2: SITE DETAILS AND CURRENT USE

SECTION 2: SITE DETAILS AND CURRENT USE

Site name and address

Land to the south of Kilverstone Road, Kilverstone,
Thetford (between Thetford Garden Centre and
buildings serving Kilverstone Hall.)

Postcode

IP24 2RL (closest)

Total site area (hectares)

Approximately 4ha

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 4ha

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

Are there any buildings or uses on
site that are to be retained?

No




PROPOSED DEVELOPMENT
SECTION 3: PROPOSED DEVELOPMENT — RESIDENTIAL
Only complete Section 3 if residential uses are proposed (including as part of mixed- use

schemes). Proposals for gypsy and traveller sites or travelling showpeople sites should be
included in this section. If no residential uses are proposed, please go to Section 4.

SECTION 3: PROPOSED DEVELOPMENT — RESIDENTIAL

Type(s) of housing proposed|Market Affordable only

(please tick all that apply)  |First homes Housing for older people
Custom/self- Student
build
Gypsy and Travelling showpeople
traveller site site
A mix of housing
types:

Other (Please specify)

Estimated number of
dwellings or estimated
number of gypsy

Itraveller pitches or
travelling showpeople plots




SECTION 4: PROPOSED DEVELOPMENT - OTHER USES

Complete this section of the form if you are proposing non-residential uses. If you are not
proposing any non-residential uses, please go to Section 5.

SECTION 4: PROPOSED DEVELOPMENT - OTHER USES

Type of Employment v Retail
developrgt:nlt Leisure Health
proposed (please - — - - "
tick all that apply) Com_munlty uses Biodiversity net gain

Public open space / Care Home

sports
Other (Please Ancillary uses.
specify)
Please provide more detail The type and quantum of employment development that
about the type of development |could be accommodated has not yet been confirmed,
proposed other than that it would be within use classes E(g), and

possibly E(c). Itis also envisaged that this would be
smaller-scale with buildings appropriate to the site and its
surroundings.

Estimate of the floorspace for |[Employment: Approximately 20,000sgm
each use proposed in square
metres




AVAILABILITY

SECTION 5: SITE OWNERSHIP

SECTION 3: SITE OWNERSHIP

What is Sole owner of Part owner of the Lessee
your/your the site site

client’s Option holder No ownership

interestin the

Site?

above.

Other (please |Pigeon Investment Management Ltd has an agreement with the
describe) Kilverstone Estate to promote land within the Estate’s ownership. This
agreement does not neatly fall within any of the categories of interest

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

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

Yes.




SECTION 6: SITE AVAILABILITY

SECTION 6: SITE AVAILABILITY

Yes

No

If yes please provide
details

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

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

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.

SUITABILITY

SECTION 7: SITE ACCESS

SECTION 7: SITE ACCESS

access to the site for the type of
development proposed?

Is there safe vehicular and pedestrian

Yes

No

or multiple locations.

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

Subject to the type, quantum and layout of

development ultimately proposed, an

improved and/or additional access could be

provided from Kilverstone Road.

site?

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

Yes.




SECTION 8: SITE UTILITIES/ INFRASTRUCTURE

Please provide information about utilities connections to the site

SECTION 8: SITE UTILITIES/INFRASTRUCTURE

meet the needs of
the proposed
development?

Yes No Don’t
know
Does the site have Mains water supply [V
?‘1795? to "t‘_‘l’-_t_ Mains sewerage v
ollowing utilities - 7
linfrastructure Elechrical Supply 7
provision and is Gas supply
there existing Broadband v
capacity available Other (please NB All services are available on the
on the network to specify): land immediately adjacent to the

site and can thus be provided.




DELIVERABILITY

SECTION 9: DEVELOPMENT TIMESCALES, COSTS AND VIABILITY

SECTION 9: DEVELOPMENT TIMESCALES, COSTS AND VIABILITY

When do you estimate that [Up to five years |V

Five to 10 years

development could start on |19 to 15 years
site?

Over 15 years

What is the estimated n/a
annual delivery rate?
(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?




OTHER INFORMATION

SECTION 10: OTHER RELEVANT INFORMATION SaV"IS

Please provide any additional information that is
relevant to your proposal for the site here. If

necessary, please continue on a separate sheet. Jonathan DixoW

Unex House

savills.com

SECTION 10: OTHER RELEVANT INFORMATION

The site is a logical location for a sensitively designed commercial development as an
extension to the town, being bounded by the Thetford Garden Centre to the west,
buildings serving Kilverstone Hall to the east, and Thetford Sustainable Urban Extension
beyond Kilverstone Road to the north. The site is wholly within Flood Zone 1.

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 OV

Signature Date 20/05/22

Offices and associates throughout the Americas, Europe, Asia Pacific, Africa and the Middle East.. %,
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Savills (UK) Limited. Chartered Surveyors. R lated by RICS. A subsidiary of Savills plc. Registered in England MNo. 26051328.
Registered office: 33 Margaret Street, London, W1G 0JD
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