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1. Introduction 

1.1. This response to the Draft Local Plan (Regulation 18) is submitted by Pegasus Group on behalf 

of Shadwell Estate who have land interests in Breckland District.  Previous information has 

been submitted to the Council via the call for sites exercise in July 2025 relating to available 

land.  These representations are to be read in conjunction with these previous submissions. 

1.2. The purpose of this document is to provide a considered response to the Council’s emerging 

spatial strategy and housing policies, seeking to ensure that the Local Plan is robust, 

deliverable, and meets the needs of the District in accordance with national planning 

guidance. Our representations focus particularly on the spatial distribution of housing and 

the opportunities for sustainable development on suitable sites, especially around Thetford, 

which is a key focus for future growth. We aim to work collaboratively with the Council to 

address the identified challenges and support the effective delivery of sustainable 

communities in Breckland. 

1.3. The comments and suggestions within this response are framed to assist the Council in 

creating a balanced and flexible policy approach.  This submission reflects our client’s 

commitment to contributing positively to the future development of the District, highlighting 

the potential of land in their ownership to help meet housing requirements and to deliver 

high-quality, sustainable development in line with the Council’s vision. 
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2. Spatial Development Strategy 

2.1. The Draft Local Plan sets out an overall framework where growth is to be focused.  This Spatial 

Development Strategy (SDS) as set out in Local Plan Policy GEN 02 comprises three Strategic 

Development Areas (SDAs), three Sustainable Urban Extensions (SUEs) and market towns 

(75%) in the first instance and then cascading down to Key Services (7%), Primary Parishes 

(7%), Secondary Parishes (5%), Tertiary Parishes (1.5%) and other parishes (2%).  The 

percentage values in parentheses depict the portion of growth to be directed to these areas 

as part of the SDS.   

2.2. Whilst the overall sustainability approach of the SDS is supported, the overall reliance on 

SDAs and SUE’s within this strategy is a concern.  The draft Local Plan has made adequate 

provision for the housing growth required as set out in the National Planning Policy Framework 

(NPPF) and has included a required 10% buffer in these calculations.  However, due to the 

over-reliance on these large scale SDAs and SUEs it has been necessary to request a step-

change trajectory to allow for these larger complex allocations to deliver in the latter part of 

the plan period and hence prolong a period of under-delivery of housing in the District in the 

meantime.  It is considered that a more flexible housing strategy should be introduced which 

allocates smaller sustainable sites which can deliver much-needed housing in the short term 

and ensures that adequate housing provision is planned for in the short term of the plan 

period.   

2.3. It is notable that of the five market towns identified: Attleborough, Dereham, Swaffham, 

Thetford and Watton, only Thetford does not have additional residential sites allocated 

outside of the SUE identified.  Swaffham and Watton also have large SUEs identified as well 

as several further smaller residential sites allocated.  There is concern for Thetford that there 

is an over-reliance on the SUE for housing delivery and other smaller sustainable sites have 

not been included which will hinder housing delivery in the short term at a time when the LPA 

cannot demonstrate a 5-year housing land supply.  The NPPF sets out the objective in 

paragraph 61 to significantly boost the supply of homes and ensuring that a sufficient amount 

and variety of land can come forward where it is needed.  By allocating additional land for 

housing on the edge of Thetford, the most sustainable location in the District, this would be 

in full compliance with the NPPF and ensures that a robust land supply could be achieved 

earlier in the plan period than anticipated. 
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2.4. Emerging Policy GEN04 Development & the Built Form permits development in Market Towns 

where it is either within or immediately adjacent to the built form of the settlement.  Therefore, 

as opportunities exist adjacent to the Thetford settlement boundary, additional residential 

sites should be identified to assist with housing delivery and which meet the Strategic Vision 

of the Plan which refers to “New development will be directed to locations that are 

coordinated with transport provision, have good access to support existing services, 

community facilities and open space“. The Vision continues to acknowledge that there will 

be development outside SDAs and seeks “a balanced approach to housing development and 

delivery of affordable housing in the market town and rural areas to improve housing land 

supply…This will be achieved whilst delivering planned growth and the infrastructure required 

to support development so that communities can grow in a sustainable and cohesive way”. 

2.5. By allocating smaller more flexible sites adjacent to the market town of Thetford which are 

not complex to deliver or have significant infrastructure costs, it is likely that housing 

provision in the first phase of the Local Plan period can be delivered and there will not be 

such a delay in achieving the higher housing requirement in the District.  

2.6. Our client has land interests on the edge of Thetford which will provide sustainable 

development opportunities for housing which would be in compliance with emerging Local 

Plan Policies GEN02 and GEN04.  It is considered that due to the omission of smaller allocated 

sites on the edge of Thetford, a sustainable market town which has been identified as the 

focus of growth in the Strategic Vision, that Policy GEN 02, HOU 2 and associated Key 

Diagram is flawed. 

Land SE of Thetford, adjacent to Arlington Way 

2.7. In order to provide a more robust SDS and to achieve the required housing delivery in the 

short term of the plan period, it is necessary to identify additional sites on the edge of 

Thetford such as land on the south-eastern edge of Thetford, adjacent to Arlington Way (CFS 

reference: LPRC4SDEV260).   

2.8. As context to these comments, it is important to set out the current and future uses of 

wider Estate.  Shadwell Estate has played a significant role in the equestrian world, 

establishing itself as a premier operation through the acquisition and development of 

leading stud farms.  
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2.9. The Shadwell Estate in Breckland was acquired in 1984. In 1986, Nunnery Stud was added to 

the portfolio, further enhancing the Estate's capabilities. Over the past four decades, these 

facilities have been meticulously maintained and developed into world-class equestrian 

centres, known for their excellence in thoroughbred breeding and training. 

2.10. Recently, Shadwell Estate Company Ltd has carried out a full restructure of its equine 

business which included a significant reduction of the thoroughbred racing and breeding 

business and the closure of many yards for use by the business. The existing facilities are 

not in use to their full capacity, meaning areas of the land around Thetford can easily be 

made available for alternative development.. 

2.11. While equestrian operations will continue at Shadwell Estate, they will do so at a less 

intensive scale, reflecting the changing needs and priorities of the Estate. This shift has 

resulted in a reduced requirement for the number and level of facilities in the coming years. 

Therefore, due to their extensive land ownership within Brettenham and adjacent to 

Thetford, there are a number of development opportunities to be considered as part of the 

Local Plan process.  These opportunities include residential development as well as the re-

use of existing buildings and land.  

2.12. This site to the south-East of Thetford (adjacent to Arlington Way) has been reviewed by the 

LPA previously as part of Local Plan process and a planning application.  A review by the LPA 

previously deemed the site location to be sustainable and has the potential to provide much 

needed housing. In a previous Strategic Housing Land Availability Assessment review, the site 

fell into an area considered important for contributing to the housing land supply (Area T02 

in SHLAA 2024). The sustainability credentials for the site location remain the same and the 

housing needs of the District have increased.    

2.13. The LPA has stated that the Brecks SPA is a key consideration in the determination of the 

Development Strategy and the Council will not allocate any sites within the Affected area 

unless the promoter of the site can demonstrate, in writing , that the proposed allocation will 

not have an adverse effect on the SPA’s integrity and that Natural England does not object 

to the allocation.  During the previous planning application process (LPA ref: 3PL-2017-0578-

O) it was determined that adequate mitigation can be provided to offset any ecological 

impact associated with the SPA and that the proposal was in general conformance with the 

adopted Local Plan Policy CP10.  This site was accepted by Natural England and the LPA as 
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not constrained by the SPA/Stone Curlews.  Therefore the LPA is in a position to allocate this 

site for residential development. 

2.14. The proposed development has the potential to be revised (particularly the access strategy) 

in order to overcome the technical access matters, however, the principle of development in 

this location is deemed acceptable and therefore should be included as an allocation in the 

Draft Local Plan. 

2.15. The Call for Sites submission in July 2025 undertook a Stage 1 assessment for this site based 

on the Breckland Housing Land Assessment Methodology (HLAM) which appraises the 

suitability, availability and achievability of potential development sites.  The site scored well 

on all criterion in the Stage 1 and Stage 2 assessment in relation to sustainability, flood zone, 

agricultural land quality, environmental impact, and access. 

2.16. It is important for the Council to have a range of deliverable sites in sustainable locations in 

order to meet the increased housing requirement.  Thetford, the main Market Town currently 

has no housing allocations within the town or adjacent to the settlement boundary other than 

the large SUE to the north east.  As set out previously, this over-reliance on the large SUE will 

impact the LPA’s ability to meet its required housing provision in the short term of the Local 

Plan period. 

2.17. It can be demonstrated that there is suitable and available land immediately adjacent to the 

Thetford development boundary (in accordance with policy GEN 04) which provides 

opportunities for the LPA to allocate an additional site which will assist in delivering their 

ambitious housing targets.  The needs of Thetford cannot be addressed exclusively through 

the large SUE to the north; it is essential, as with all market towns in the District, to propose a 

diverse range of housing allocations. 
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3. Housing Policies 

Local Plan Policy HOU 01 

3.1. Policy HOU 01 sets out the housing requirement in accordance with the NPPF and this is fully 

supported.  It is encouraged that the phrasing ‘minimum requirement’ and ‘at least’ is 

included in the policy text which ensures that this is a starting point and that if other 

sustainable opportunities exist for housing development these will be supported in order to 

meet the increased housing requirement.  It has previously been noted in our submission 

under the Spatial Development Strategy comments that additional sites need to be allocated 

adjacent to the market towns of Thetford in order to ensure that this ambitious housing 

target can be met.   

3.2. It is also noted that additional opportunities for rural development sites should also be 

identified in order to maintain the viability and sustainability of these communities as set out 

in paragraphs 82 -84 of the NPPF.  The NPPF is specific in stating that planning policies should 

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

services.  It is important to ensure that the Development Strategy is flexible enough to allow 

for this rural growth and that policies in the Local Plan support this sustainable rural growth 

outside of Market towns and SUEs and SDAs. 

Local Plan Policy HOU 02 

3.3. Local Plan Policy HOU 02 Distribution of Housing Development sets out an indicative guide 

for development as part of the Settlement Hierarchy and is based on three Sustainable 

Urban Extensions (SUEs) and market towns (75%) in the first instance and then cascading 

down to Key Services (7%), Primary Parishes (7%), Secondary Parishes (5%), Tertiary 

Parishes (1.5%) and other parishes (2%).  It is considered that this is an over-reliance on 

major complex developments to deliver a significant portion of the housing requirement 

(75%) and does not make adequate allowance for rural parishes to grow and meet their own 

needs as set out in the NPPF.  The allowance for development in these parishes will account 

for only 450 homes during the plan period.  This is not considered adequate based on the 

number of parishes in the rural areas of Breckland and based on the NPPF requirements of 

ensuring sustainable growth of these communities.  It is considered that these percentages 
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should be more indicative and where development meets an identified need in the growth 

of the community this should be encouraged. 

3.4. It is considered that where some parishes, i.e. Brettenham have been highlighted as not 

needing to provide any growth under policy HOU2, then this will be in direct conflict with 

the NPPF and other policies in the Local Plan which encourage rural growth including HOU 

06 Small Scale Housing Development in Other Parishes, HOU 07 Affordable Housing 

Exception Sites, HOU 08 Community Led Development.  It is acknowledged that there are 

environmental considerations which need to be assessed due to the impact on the Brecks 

SPA but other policies in the Local Plan (ENV 09) provide the protection required to ensure 

all development is designed effectively to manage any impact on the SPA.  It is not 

considered necessary to limit all future development in these settlements and restricting 

any future growth to the detriment of the vitality and viability of these settlements in direct 

conflict with the NPPF.  This was not an approach adopted in the previous Local Plan and 

therefore this is considered unsound and not in compliance with national planning policies 

which encourages appropriate growth in rural areas to ensure communities thrive and 

remain viable. 

3.5. Local Policy ENV09: The Brecks Protected Habitats and Species sets out the requirement 

for developments to provide a project level Habitats Regulations Assessment.  The Policy 

allows development to be permitted where it can be shown that adverse effects can be 

prevented and/or where alternative land outside the SPA can be secured to adequately 

mitigate the potential effects.  This policy is fully supported. 

3.6. However, there is conflict with this policy and Local Plan Policy HOU2 which restricts 

development in parishes in the SPA.  It is considered that the HOU2 policy should include 

similar wording to Policy ENV09 or reference to that policy which permits development in 

these locations provided that it can be shown that adverse environmental impacts can be 

prevented. 

3.7. In summary, the housing policies need to be more flexible to enable sustainable growth in 

both market towns and rural parishes, ensuring compliance with national planning 

requirements and supporting the long-term viability of local communities. 
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Local Plan Policy HOU 03 

3.8. Local Plan Policy HOU 03 relates to windfall housing development and sets limits as to the 

scale of any single windfall development in market towns, key service parishes and primary, 

secondary and tertiary parishes.  It is unclear as to the evidence used to justify the limits on 

windfall development on a single development site.   

3.9. At present the LPA cannot demonstrate a five-year housing land supply and therefore 

there is a presumption in favour of sustainable development to meet their housing needs.  

Policy HOU 3 should not unnecessarily restrict the scale of housing development in the 

context of an unmet housing need.  Each site should be considered on its merits, in relation 

to scale, environmental impacts and impact on the surrounding area and settlement, and 

where a sustainable site (large or small) can assist in housing delivery this should be 

supported irrespective of scale.   

3.10. Whilst it is acknowledged that a certain allowance for windfall development is included in 

the Local Plan’s housing trajectory up to 2,250 dwellings (as set out in HOU 02) and this is 

based on an estimated range of speculative applications within the District, this estimate is 

an ‘at least’ number and a starting point and therefore should not restrict larger sites from 

coming forward if they are sustainable. 

3.11. Local Plan Policy HOU 03 is considered to be unsound and not consistent with national 

planning guidance due to these unnecessary restrictions on scale.  National planning 

guidance does not provide a restriction on scale of windfall development. 

 

Local Plan Policy HOU 04 

3.12. Local Plan Policy HOU 04 Large Housing Sites Development Principles sets out the 

requirements for the delivery of large sites (100 + dwellings) including the provision of a 

design code to be submitted alongside an outline planning application.  The Policy requires 

that the support of all key stakeholders including infrastructure providers should be 

evidenced in the submission.  Whilst pre-application engagement with key stakeholders 

should be encouraged, it is inflexible to require that the support of all stakeholders is a pre-

requisite to a planning application.  It is often difficult to gain clear engagement and support 

for development proposals outside of the planning application process and this should not 
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unnecessarily delay development proposals from coming forward.  The level of support 

from key stakeholders should form part of the planning balance judgement that the LPA 

needs to undertake as part of their consideration of a planning application.   

3.13. Therefore, it is considered necessary to remove the word ‘support’ from the policy text and 

replace with ‘engagement’. 

3.14. The policy includes a requirement for 5% self-build plots.  Whilst this is generally 

supported, it is considered that this requirement should be linked to the overall demand for 

self-build plots in the District.  Where it can be demonstrated that self-build plots are not 

required or viable in a certain location, the policy should allow for this consideration at the 

planning application stage. 
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4. Environmental Policies 

Local Plan Policy ENV03 

4.1. Local Plan Policy ENV03 relates to the requirement to achieve biodiversity net gain within 

schemes.  The minimum statutory requirement is to achieve a 10% net gain for all applicable 

development as set in legislation. This is a mandatory condition for planning permission, 

established by Schedule 7A of the Town and Country Planning Act 1990 (as inserted by 

the Environment Act 2021). Developers must either create habitats on-site, deliver off-site 

gains, or, as a last resort, purchase statutory biodiversity credits to meet this 

requirement. This legislation is compulsory, and all applicable developments must achieve 

this regardless of local plan policy.   

4.2. There is concern that draft policy ENV03 sets a higher minimum aspiration of 20% net gain.  

There is no evidence to support the need for this increased requirement, nor any viability 

calculations undertaken as to the additional costs to the developer to provide this 

additional enhancement.  It is not considered necessary to include this additional 

requirement within local plan policy and this is in direct conflict with national planning 

policy. 

4.3. Imposing a higher standard without robust evidence risks undermining the viability of 

development projects, particularly in areas where achieving even the 10% gain may already 

be challenging due to site constraints or limited opportunities for habitat creation. 

Furthermore, the proposed uplift to 20% is at odds with national planning policy, which 

emphasises the need for local plan policies to be justified, achievable, and consistent with 

statutory requirements. 

4.4. While the statutory 10% biodiversity net gain requirement is a crucial step towards 

enhancing local habitats and supporting environmental sustainability, any proposal to 

increase this threshold within local policy must be supported by clear evidence and 

viability assessments. Without this, the additional requirement could jeopardise 

development viability, conflict with national policy, and ultimately hinder the delivery of 

much-needed housing and infrastructure. 

4.5. The Local Plan Policy also places a bias towards on-site provision for BNG.  The regulations 

allows for a range of options including on-site, off-site or purchasing credits.  These options 
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are all deemed acceptable as per the regulations and guidance has been provided in 

relation to how each option is quantified/calculated depending on location, value etc.  Local 

Plan Policy must not differ from legislation as this can create confusion and uncertainty in 

the development process. 

 

Local Plan Policy ENV09 

4.6. Local Plan Policy ENV09: The Brecks Protected Habitats and Species sets out the 

requirement for developments to provide a project level Habitats Regulations Assessment.  

The Policy allows development to be permitted where it can be shown that adverse effects 

can be prevented and/or where alternative land outside the SPA can be secured to 

adequately mitigate the potential effects.  This policy is fully supported. 

4.7. However, there is conflict with this policy and Local Plan Policy HOU2 which restricts 

development in parishes in the SPA.  It is considered that HOU2 policy should include 

similar wording to Policy ENV09 or reference to that policy which permits development 

provided that it can be shown that adverse impacts can be prevented. 

4.8. It is important that environmental constraints are weighed in the balance of delivering much 

needed housing to ensure that there is a range of housing provided in the right places 

within the District.  Certain rural parishes with sensitive environmental constraints need to 

be considered carefully to ensure that rural housing is provided to meet the needs of 

existing and future generations and to support the vitality and viability of these 

communities.  Therefore, it is considered that Policy HOU2 should be more closely aligned 

with Policy ENV09. 
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5. Summary 

5.1. The Spatial Development Strategy (SDS) in the Draft Local Plan prioritises growth in three 

Strategic Development Areas (SDAs), three Sustainable Urban Extensions (SUEs), and 

market towns, with a cascading distribution to various parish categories. While the general 

sustainability approach is supported, there are concerns over the heavy reliance on large-

scale SDAs and SUEs, which could delay housing delivery. The strategy may result in under-

delivery in the short term, especially in Thetford, which lacks smaller residential allocations 

outside the main SUE, potentially hindering the Council’s ability to demonstrate a five-year 

housing land supply. 

5.2. It is recommended that the Council introduces more flexibility by allocating smaller, 

sustainable sites—particularly adjacent to Thetford—to boost short-term housing delivery 

and ensure robust land supply. Such allocations would align with national planning policy 

objectives to increase housing supply and provide variety where it is most needed. The 

land south-east of Thetford, adjacent to Arlington Way, is highlighted as a deliverable, 

sustainable site suitable for allocation, having previously received favourable assessments 

regarding sustainability and environmental impact. 

5.3. Policy HOU 01 is supported, especially the inclusion of minimum and “at least” 

requirements. However, the distribution strategy is flawed due to the over-reliance on 

major developments and insufficient provision for rural parishes. The current approach may 

not adequately support rural growth or the vitality of smaller communities, potentially 

conflicting with national planning guidance. It is suggested that policies be made more 

flexible and indicative, encouraging sustainable development where there is identified need. 

5.4. Environmental policies, particularly regarding the Brecks Special Protection Area (SPA), are 

generally supported, with recognition that appropriate assessments and mitigation can 

allow for development. There is, however, a need for greater alignment between ENV09 and 

HOU2 policies to ensure development is not unnecessarily restricted in SPA parishes when 

environmental impacts can be managed.  It is noted that policies relating to biodiversity net 

gain (ENV03) for proposals accord with national legislation and does not set unjustified 

aspirations which may impact on development viability. 



 

December 2025 | GR | P25-0153 

5.5. In summary, there are opportunities for a more adaptable housing and spatial strategy that 

enables timely delivery of housing in both market towns and rural areas, supporting 

community vitality and compliance with national policy. 
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