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Dear Sir / Madam

Draft Local Plan — Full Update Preferred Options (Regulation 18) Consultation
SDA 1: Frans Green, East, East Tuddenham
Representations on behalf of Honingham Thorpe Farms

On behalf of our client, Honingham Thorpe Farms (*HTF'), we are writing to provide a response to the Draft Local
Plan — Full Update Preferred Options (Regulation 18) Consultation with respect to SDA 1: Frans Green, East
Tuddenham (‘the site”). Our client supports the allocation of the site as an SDA and is pleased to confirm its
availability, deliverability and suitability for the proposed development. Our client also broadly supports the
wording of the site allocation policy subject to a few amendments that we consider would improve the policy.

The site was submitted by HTF to the Call for Sites Stage 1 in April 2025 and Stage 2 in July 2021 for consideration
as a proposed new settlement. A detailed evidence base was submitted with the Call for Sites submissions and
our client has continued their site assessment and design work since this time in order to inform an updated high-
level masterplan for the site. This updated masterplan also includes an additional c.19ha of land to the east of
the site that is now available for the proposed development (see Figure 1) and would provide a mixture of
residential, employment and open space land, thereby increasing the quantum of development achievable. We
are pleased to enclose the following technical reports and plans:

¢ Enclosure 1. Site Location Plan

e Enclosure 2. Concept Masterplan

¢ Enclosure 3. Wider Context Plan

¢ Enclosure 4. Technical Note — Access

e Enclosure 5. Technical Note — Drainage and Water Supply
e Enclosure 6. Technical Note — Electrical Grid Supply

e Enclosure 7. Landscape and Visual Appraisal

e Enclosure 8. Arboricultural Feasibility Study
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These representations start with a background to HLF, before presenting an updated masterplan vision for the
site. We then provide a detailed description of the proposed development and how it would meet the various
requirements of emerging planning policy and evidence. Finally we confirm that the proposal can be delivered in
accordance with the requirements of emerging site allocation SDA 1 and we highlight areas of the policy that we
consider could be strengthened or improved to facilitate the proposed development.
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Figure 1. Location Plan

About Honingham Thorpe Farms

Honingham Thorpe Farms (HTF) is a dynamic farming-based business. It is a significant landowner along the A47
corridor and a farming contractor currently responsible for 2,500 ha. In addition to farming, HTF let warehouses
and offices and it owns the 40 ha (100 acre) Food Enterprise Park (FEP) adjacent to the A47 at Honingham that
is just 3.5km away from the site along a combined footway/ cycleway to be delivered as part of the A47 upgrade
works. The FEP is the result of partnership working between HTF, Broadland District Council and national
government. HTF's experience as both an owner, developer and manager of land in the local area puts them in
a unique position to help Breckland deliver its development needs.

HTF envisage taking a long term interest in the proposed development site. It is proposed that they would act as
master developer to secure outline planning permission, including a detailed design code, and that individual
development parcels would then be sold to a variety of housing builders to develop. This is an approach that
would deliver high quality outcomes and also achieve faster delivery by enabling several housebuilders on site at
the same time.



Frans Green Masterplan Vision

Frans Green is a proposed new settlement strategically located in the heart of Norfolk adjacent to the new Wood
Lane/A47 dual carriageway junction (currently under construction). It benefits from excellent connectivity
between Norwich and Dereham that will be greatly enhanced by ongoing works to dual the A47, it is on a high-
frequency public transport corridor and there are works underway to deliver high-quality cycle and pedestrian
connections along the A47 corridor that the proposals would enhance.

Frans Green would comprise a sustainable mixed use development comprising approximately 2,500 residential
dwellings, 6 ha of employment land including a petrol filling station, a residential/nursing care home, a new
primary school, early years setting and a local centre providing convenience shopping, community and potentially
healthcare facilities. Large areas of public open space would be included to deliver sports provision, play areas
and green infrastructure connections that would integrate the site into the local landscape. The proposal would
integrate with surrounding communities to enhance local service provision and connectivity whilst retaining the
separate identity of individual settlements.

The Concept Masterplan for the proposed development is at Enclosure 2 (copied at Figure 2) and its connectivity
to the wider area is shown on the Wider Context Plan at Enclosure 3 (copied at Figure 3).




Detailed Description of Proposals

The masterplan shows a sustainable new settlement with high-quality public transport and active travel links on
114.94 ha of land. The proposal would comprise the following uses:

¢ Residential development of approximately 2,500 dwellings, including affordable housing. This is
based on a residential development area of c.55 ha and an average density across the site of 45 dwellings
per hectare (dph). A range of densities are proposed across the site that would be worked up into different
character areas. These include: higher density parcels located to the south of the site along the bus route
that would loop in and out of the site from the old A47; a higher density parcel centrally within the site
to provide structure and urban form around the local centre; medium density parcels located either side
of the higher density zone to step down to more rural edges; and a low density zone to the north of the
site where the site extends further into the more rural setting. Suitable off-sets are proposed between
the proposed development and existing neighbouring uses to ensure no significant impacts to the
residential amenity of existing or future residents.

¢ Housing Mix: Our client is committed to ensuring the proposal is designed to meet Breckland’s housing
needs. In accordance with emerging policies, the proposal would deliver:

o Affordable Housing: 25% affordable housing in a 90:10 tenure split between rented and
shared ownership (Policies HOU 02, HOU 04 and HOU 21);

o Housing Mix: A mix of dwelling types and sizes to meet the needs identified in the latest Housing
and Economic Needs Assessment (HEDNA, July 2025) (Policy 18). Based on the HEDNA mix below
and the required affordable housing and tenure mix, the proposal would deliver approximately
355 no. 1 beds, 897 no. 2 beds, 862 no. 3 beds and 386 no. 4 beds.

Table 6.3 Final Modelled Mix of Housing by Size and Tenure -

Breckland
1- 2- 3- 4+-
bedroom bedrooms bedrooms bedrooms
Market 11% 34% 37% 18%
Affordable home
g 23% 42% 27% 8%
ownership
Affrble 32% 37% 26% 5%

housing (rented)
Source: Iceni analysis

o Accessibility: 25% of dwellings would be built to optional building regulations M4(2) accessible
and adaptable homes standard and 5% would be provided to M4(3) wheelchair adaptable
standard (Policies HOU 02 and HOU 16).

o Self-Build: 5% of the dwellings would be provided as serviced custom/self-build housing plots
(Policies HOU 04 and HOU 11).

¢ 6 ha Employment Land: The masterplan shows 6ha of employment land that is strategically located
next to the new Wood Lane / A47 junction. The quantum of employment land has been increased
following the initial call for sites submission to accord with emerging Policy EMP 02 which requires a
minimum of 5ha of employment land on each of the SDAs. The proposed provision of employment land
of the site would strengthen the existing strong provision along the A47, including our client’s Food
Enterprise Park, and would accord with Policy EMP 01 which seeks to maximise the opportunity for



additional economic growth arising from the dualling of the A47. It is proposed that the employment land
would include a petrol filling station to serve the A47. We note that whilst Policy EMP 02 requires the
provision of 5ha of employment land on the site, this requirement isn't including the site allocation policy.
We recommend that this is added in order to provide clarity with respect to the requirement provision.

Residential / Nursing Care: The masterplan shows 2ha of land for a residential / nursing care home.
This would accord with the site allocation policy which requires a nursing care facility on the site. We
note that the HEDNA identifies a need for an additional 900 bed spaces for nursing and residential care
over the plan period, due largely to the elderly demographic having the highest projected proportional
population change, and that the Council’s evidence base includes a Study Of Demand For Specialist
Retirement Housing And Accessible Housing For Older People In Norfolk (March 2022). In the context of
this high need, our client would be pleased to work with the Council to ensure high-quality provision and
there is scope for the proposed care home to be expanded to create a new Assisted Living / Extra Care
community that would release conventional dwellings onto the market and providing a safe environment
where residents can meet their own age group but remain independent and have access to significant
facilities otherwise out of their reach.

A 2.5ha site for a new primary school and early years setting: The Phase 2 Site Assessments:
Allocations (October 2025) includes the following comments from Norfolk County Council Children’s
Services:

"The site sits furthest north within the Mattishall CP catchment; it could be argued its closer
to Hockering. Mattishall has 1FE capacity and the local area sits within that limit. Any additional
housing from this development would put pressure on the school. It could be argued an option
to relocate and expand Hockering school might be considered, this would also depend on the
likelihood of the alternative site north of the A47 and near Hockering also coming forward.
There is not capacity beyond the local catchments of Hockering and Mattishall to meet this
large-scale demand. Hockering is a small school within limited ability to expand on its existing
site, it currently delivers 52 places across the school. Mattishall CP has some capacity to
expand but this would require additional development contributions to meet the additional
demand of this development. If a minimum site of 2.3Ha was provided additional EY provision
could be considered onsite also to meet the additional demand expected from the scale of
development. Having both land and the expansion ability with Mattishall may allow demand
to be met from this development in a sustainable way.”

In light of this advice specifying that 2.3 ha is the minimum area, this has been increased to 2.5ha to
allow suitable flexibility in design. Our client would welcome the opportunity for further discussion with
Children’s Services to ensure sustainable provision for education. The proposal includes an upgraded
footway/cycleway along the de-trunked A47 and the potential for a pedestrian/cycle link through site
allocation HOC 01 to Hockering (see below). Further the proposed primary school site has been moved
to the western side of the development such that it would only be c.1km walk/cycle from the existing
primary school. In this way, the early delivery of a primary school on the site could also serve HOC 01
and potentially the relocation of Hockering Primary School (if considered suitable). It is agreed that some
expansion of Mattishall may be required early in the delivery of the site, but it is hoped that the early
delivery of a new primary school would limit this requirement. We recommend the requirement for a site
for a new primary school and early years setting is added to the policy to provide clarity with respect to
the requirement provision.

A Local Centre providing: The masterplan includes a 1 ha area for a proposed Local Centre that could
include convenience store, community facilities and potentially healthcare services:



o Convenience shopping: It is proposed that the local centre would deliver a convenience store
of approximately 500 sgm gross floor space which would be sufficient for medium sized
convenience store or a smaller store and a coffee shop or similar. The supporting text to the plan
at paragraph 7.22 states that the provision of local shopping facilities would be appropriate in
the SDAs, but the subsequent Policy EC 02 does not reflect this. We recommend that this is
clarified at Policy EC 02 and in the site allocation policy to make is clear that this is supported
and that there would be no requirement for retail impact assessment of sequential test for this
level of provision.

o Community Facilities: It is proposed that the Local Centre would include community facilities
that could include a village hall suitable for community events and use by regular community
groups and fitness classes. A meeting / office space could also be incorporated for community
governance purposes (e.g. Parish Council). This provision would be supported by emerging Policy
COM 04 and we consider that the site allocation policy would be strengthened if it included a
requirement for community floorspace.

o Healthcare Services: The Council’s Infrastructure Delivery Plan (IDP) identifies a future deficit
in primary healthcare floorspace to serve the proposed development. There is a GP practice in
Mattishall but this would have insufficient capacity and constraints on expansion. It therefore
recommends that a new build healthcare facility is provided as part of the development. The IDP
states that the Planning in Health Protocol forms the basis for engagement between local planning
authorities, the Norfolk and Waveney ICS, Health Providers and Public Health Norfolk. Our client
would be pleased to engage with the partners to assess the level of provision required. At this
stage the masterplan shows a potential GP surgery and pharmacy.

Green Infrastructure and Public Open Space: The proposal would include high-quality public open
space and green infrastructure connections. In accordance with emerging Policy ENV02, green
infrastructure has been considered at the earliest opportunity in the development of the proposals and
the proposal has been designed with reference to the Green and Blue Infrastructure Study (The G.I.
Study, October 2025) which identifies an opportunity at Frans Green to deliver a flagship multi-functional
green space to serve both new and existing communities. Accordingly the proposal would deliver
approximately 22 ha of multi-functional public open space and the retention and protection of
7.5 ha of Ancient Woodland. The open space provision would be designed to deliver excellent play
and sports provision, active travel routes along green and blue corridors (incorporating natural SuDS),
increased tree canopy cover along new woodland belts that would connect existing areas of woodland
and veteran trees and food growing opportunities including allotments and community gardens/orchards.

Emerging Policy ENV 12 requires the provision of 2.56 ha of public open space per 1,00 population,
broken down into 1.76 ha for sports and 0.8 ha for play, and a 0.25 ha per 1,000 requirement for
allotments. This requirement conflicts with the Open Space Assessment (October 2025) which
recommends a requirement for 4 ha of open space per 1,000. It is understood that this figure is higher
as it includes a requirement for natural open space (i.e. Green Infrastructure). Accordingly, the proposal
has been designed to comply with both requirements providing a total of 4 ha per 1,000 that includes
2.56 ha of sports and play provision and 0.25 ha for allotments. Based on occupancy rates set out in
Policy ENV 12 and the identified mix above, a development of 2,500 homes would have a population of
approximately 5,600 people, giving a combined open space and green infrastructure requirement
of approximately 22 ha as per the proposal.



e Access: As set out in the submitted Access Note prepared by Rossi Long Consulting vehicle access into
and from the site is proposed via 4No. new or improved access junctions. Two of which will be from the
de-trunked section of the old A47 running east to west across the southern boundary of the site. Another
access would be from the south-eastern corner of the site onto Wood Lane to serve the employment land
and a final access would be taken from the unnamed road running east-west along the northern boundary
of the site. Technical drawings of these junctions are provided to accord with design standards and
required visibility splays.

e Active travel: Providing connections and enhancements to the active travel network will be a major
influence in developing an appropriate scheme at this location (see Figure 3 below). The development
will seek to minimise the need to travel and promote opportunities for sustainable transport modes.
Pedestrian and cycle accesses would be provided to the combined footway/cycleway to be delivered as
part of the A47 upgrade works to the south of the site. This link continues to the edge of Norwich and
would provide sustainable access to new jobs being created at the Food Enterprise Park (c.3.5km). In
addition, the proposal includes footway/cycleway enhancements along the ‘old’ A47 to Hockering and
there is potential for a connection to be provided through Site Allocation HOC1 to Hockering. Active travel
within the proposed development will be an important part of the design with pedestrian and cycle
connections provide along green corridors and the existing east west public right of way the links the
centre of the site with Wood Lane.
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POTENTIAL FODTWAY / CYCLEWAY CONNECTION BETWEEN SITE AND HOC 1

Figure 3. Wider Context Plan

Public Transport: The site is on the A47 which is key sustainable transport route served by high-quality
frequency bus services including the Excel routes between Norwich and Dereham (and further afield to
Swaffham, Kings Lynn, Wisbech and Peterborough) and the Konect Bus 8 and 8A service between
Norwich and Dereham. The site is not currently served bus any stops but as shown on the submitted
masterplan it is proposed to incorporate a bus loop that would enter the site from two locations to the
south enabling seamless connections with the existing bus services along this route. HTF will work with
bus operators to ensure the site is served by frequent, convenient bus services. It is proposed to divert
the existing ‘excel’ bus to pick up along the southern boundary of the site. The ‘excel’ service provides a
fast, frequent service from Peterborough to Norwich, connecting towns and villages in-between. It is also
proposed to divert Konect Bus Services 8 and 8A (which provides a service between Dereham and
Norwich) into the site using the proposed bus loop.

Car-Club: A car-club will also be provided in coordination with Norfolk County Council to provide loan
car facilities for people without access to a private car. These facilities would be most suitably provided
in the form of a ‘Travel Hub’ within the site, where proposed bus and active travel connections can come
together in an ‘interchange’ location.

Drainage: As set out in the technical note on drainage and water supply prepared by Rossi Long
Consulting, the proposed development can be suitable drained. Surface water drainage would via SuDS
to the River Tud utilising new land drainage ditches proposed as part of the A47 works. Foul water would
drain to Anglian Water’s sewer network which will require a suitable increase in capacity.

Policy Review

We are pleased to confirm that the proposal can be delivered in accordance with the requirements of emerging
site allocation SDA 1. We provide a review of the policy below and highlight areas of policy that we consider could
be strengthened or improved to facilitate the proposed development.

Paragraph 5.36 — Site Area

Paragraph 5.36 of the draft Local Plan describes the site as having an area of 67 ha. This is incorrect and stems
from a typo on the originally submitted Call for Sites form which quoted a site area of 72 ha, with a developable
area of 67ha when excluding 5ha of woodland. The correct site area for the originally submitted proposal is
96.09ha and the additional land now included comprises 18.85 ha, giving a total area of 114.94 ha.

Policy SDA 1: Frans Green East Tuddenham

We provide an assessment of the proposals against Policy SDA 1 and suggested amendments to the policy below:



SDA 1: Frans Green, East Tuddenham

Policy Criteria

Review

Approximately 2,000 dwellings

The proposal demonstrates that approximately 2,500
dwellings can be achieved on the enlarged site area.
We therefore request that the policy is updated to
allow this quantum of development.

Masterplan approach to ensure that the development
meets specific site requirements and that
infrastructure can be provided.

A masterplan approach has been following in the
development of the proposals and as such this criteria
is supported, subject to it presenting an updated
vision for the site.

The criteria refers to the provision of affordable
housing, education contributions and public open
space and play, all of which are provided. It does not,
however, refer to other policy requirements set out
elsewhere in the plan. For example, it is silent on
employment land provision, residential / nursing care,
retail, community facilities and healthcare. We
consider that this open part of the policy should re-
worded to reflect the proposed vision for the site set-
out above.

Ancient woodland must be treated as irreplaceable
habitat and permanent Ancient Woodland Protection
Zones of a minim 15m width must be provided.

Our client has no objection to this criteria and the
Concept Masterplan has been updated to show the
required Ancient Woodland buffers.

Development proposals must:

a) demonstrate a high-quality design reflecting the
Breckland Design Guide and

This criteria is supported and would be met by the
proposed vision for the site to highly sustainable new
settlement that meets the growth needs of central
Norfolk in a way that complements and enhances the
character of the local area.

The proposed design takes its cue from the existing
landscape character of open fields surrounded by
mature hedgerows, tree belts and pockets of
woodland. Through the provision of extensive areas of
public open space, tree planting and new woodland,
the new settlement would be designed to nestle in the
local landscape. It would create new wildlife corridors
through the landscape linking existing habitats
together and connecting people to the natural
environment.

HTF has a long-term interest in the area and envisage
taking a long term interest in the proposed
development. It is proposed that they would act as
master developer to secure outline planning




permission, including a detailed design code, and that
individual development parcels would then be sold to
a variety of house builders to develop. This is an
approach that would deliver high quality outcomes to
create beautiful places with distinctive local identity
and also achieve faster delivery of new homes and
infrastructure by enabling several housebuilders on
site at the same time.

HTF is committed through the design and delivery of
the proposal to follow an inclusive process of
engagement with the local community. This is seen as
key to the successful integration of the new settlement
in the local area and achieving high-quality place-
making.

b) demonstrate appropriate safe and acceptable
vehicle, pedestrian and cycle accesses on to Frans
Green and other appropriate links to the local highway
network, including the de-trunked A47 and

This criteria is supported and, as set out above, this is
demonstrated in the submitted Access Note prepared
by Rossi Long Consulting.

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

This criteria is supported and, as set out above, this is
demonstrated in the submitted Access Note prepared
by Rossi Long Consulting.

d) demonstrate provision of the required level of
Biodiversity Net Gain and

The proposal would be designed to deliver Biodiversity
Net Gain on-site where possible, but if required our
client owns further land ¢.1,500m away that could
provide additional biodiversity enhancements. We
request that the criteria is updated to refer to "the
provision of the required level of Biodiversity Net Gain
either on-site or in the local area”.

e) include a landscaping scheme which is
sympathetic to the surrounding area and.

The submitted Landscape and Visual Appraisal
prepared by The Landscape Partnership describes how
the proposed landscaping scheme has been designed
to sympathetically integrate the site into the
surrounding area including through the provision of
new woodland planting belts.

f) include a drainage strategy which accords with the
most recent Lead Local Flood authority guidance and

As set out above, this is demonstrated in the
submitted Drainage Note prepared by Rossi Long
Consulting.

g) deliver a minimum of 25% affordable housing with
an 90/10 split between rented affordable housing
and low-cost affordable home ownership products
and

Repetition of requirement set out elsewhere in the
plan should be avoided. This requirement should be
amended to simply require the provision of affordable
housing in accordance with Policy HOU 21.




h) provide facilities and improvements to bus stops
and public transport provision in the vicinity of the
development and;

This criteria is supported and a new bus loop would be
provided as set out above.

i) provide a Utilities Statement to support the
planning application to demonstrate how power,
broadband, water supply (including water efficiency)
and sewerage capacity will be made available in time
to serve the site and

The enclosed Technical Note — Electrical Grid Supply
provides an overview of current power grid systems in
the area, including those developed by Honingham
Thorpe Farms. It confirms that connections with
suitable capacity can be made available.

As set out in the technical note on drainage and water
supply prepared by Rossi Long Consulting, suitable
water supply and sewerage connections can be
provided, subject to works to increase sewer capacity
in the local area. The timescales for the delivery of the
site would dovetail with Anglian Water’s forthcoming
2030-2035 business plan such that suitable
investment could be allocated to increase capacity.

j) provide for a nursing care facility and 25% homes
built to the M4(2) accessible and adaptable standards
and 5% in accordance with the Building Regulations
M4(3) standard. And

This criteria is supported and would be met as set out
above.

k) provide an area of public open space of a
quantum appropriate to the size of the development
in accordance with Policy ENV 12 of this Plan and

This criteria is supported and would be met as set out
above.

I) be accompanied by both an appropriate
construction environmental management plan and
Arboricultural Method Statement in line with
prevalent Natural England/Forestry Commission
standing advice and best-practice guidance to ensure
how a developer will avoid, minimise, and mitigate
the potential negative environmental impacts of the
development on adjoining Ancient Woodland and any
mitigation measures required during construction to
demonstrate how retained trees will be safeguarded
during site preparation and construction stages and

These representations are supported by a
Arboricultural Feasibility Study prepared by The
Landscape  Partnership. This identifies key
arboricultural constraints with respect to adjoining
ancient woodland and the presence of several high
quality and or veteran trees. The report makes
recommendations with respect to required buffer
zones and root protection areas that have informed
the design of the Concept Masterplan. This
demonstrates that the proposed scheme can be
delivered whilst protecting the arboricultural interest
of the site and wider area.

m) Demonstrate, through the ecological and
arboricultural assessments, how the site layout will
maintain and enhance ecological connectivity and
green infrastructure in line with the Norfolk Local
Nature Recovery Strategy and the priorities of the
Norfolk & Suffolk Nature Recovery Partnership.

As set out above, the submitted Arboricultural
Feasibility Study identifies key woodland habitat on
the site which has been used to inform the
masterplan. From a starting point of protecting
existing habitats, the design process has then looked
to enhance ecological connectivity across the site with
proposed woodland planting around the edge of the
site and green infrastructure corridors provided
through the site.

Suggested new criteria:

As set out above, the policy would be strengthened if
policy requirements from elsewhere in the plan where




clearly set out in the text. For example, the policy is
silent on employment land provision, education, retail,
community facilities and healthcare, despite other
policies and the evidence base indicating
requirements. These matters will require further
discussion and review to ensure that the infrastructure
requirements for the site are appropriate and
deliverable, but we consider that this work should be
undertaken ahead of the Regulation 19 draft Local
Plan in order to provide more clarity on required
provision.

The comments provided by Minerals and Waste in the
Phase 2 Site Assessment with respect adjoining uses,
including waste management facilities and existing
residents, are noted. The proposal has been designed
to incorporate appropriate off-sets and buffers to
neighbouring uses. It would be appropriate to include
a policy requirement setting out amenity
considerations in the surrounding area that should be
considered in the design.

Policy ENV12: Open Space, Sport and Recreation

Policy ENV 12 requires the provision of 2.56 ha of public open space per 1,00 population, broken down into 1.76
ha for sports and 0.8 ha for play, and a 0.25 ha per 1,000 requirement for allotments. This requirement conflicts
with the Open Space Assessment (October 2025) which recommends a requirement for 4 ha of open space per
1,000 is included as Policy ENV12 to accord with updated Fields in Trust Standards that also include natural open
space. The required level of provision needs clarifying.

Policy EC 02: Main Town Centre Development Requirements and Retail Strategy

The supporting text to the plan at paragraph 7.22 states that the provision of local shopping facilities would be
appropriate in the SDAs, but this is not reflected at Policy EC 02. We recommend that Policy EC 02 is updated to
support appropriate levels of retail provision in the SDAs.

Appendix 2 — Housing Trajectory

The housing tractor forecasts 25 deliveries on the site in 2032/33, followed by 75 per year between 2033/34 and
2041/42 giving a forecast delivery of 700 dwellings during the plan period. This forecast is also reflected at
paragraph 5.35 of the supporting text.

As set out in our previous representations, HTF has a long-term interest in the area and envisage taking a long
term interest in the proposed development. It is proposed that they would act as master developer to secure
outline planning permission, including a detailed design code, and that individual development parcels would then
be sold to a variety of house builders to develop. This is an approach that would deliver high quality outcomes to
create beautiful places with distinctive local identity and also achieve faster delivery of new homes and
infrastructure by enabling several housebuilders on site at the same time.



The site would be available for development immediately as there are no legal impediments to the land’s release
for development. This said, it is recognised that planning for a development of this scale and complexity takes
time. Based on industry averages for developments of this scale, we would expect the following approximate
timescales/delivery rates:

- Years 1-5: Planning approval period for outline and first reserved matters.

- Years 6-7: Planning to delivery period (discharge of conditions, technical agreements/permission and site
set-up.

- Years 7-20: First dwelling completed in year 7, following which we would expect an average of 150-200
dwellings completed per year based on 2 to 3 housebuilders delivering parcels. This average is based on
starting at a lower level of ¢.50-75 during the first couple of years that would gradually increase to a peak at
over 250 dpa, before reducing again towards the latter stages of completion.

On this basis, we agree with the forecast timescales for the delivery of the first dwellings and an initial delivery
rate of 75 dpa, but we consider that the scheme would deliver much more quickly after a couple of years. We
recommend the following amendment to the housing trajectory:

32/33 | 33/34 34/35 35/36—-41/42 Plan Period
Total
Frans Green 25 50 75 150 dpa (or 1,050 total) 1,200
SDA Delivery
Employment Delivery

Our client proposes to bring forward the first phase of employment development on the site, comprising a petrol
filling station / services for the newly dualled A47 and additional employment floorspace, within the next 2 years.
The ongoing works to dual the A47 between North Tuddenham and Easton are scheduled for completion in
2026/27 and it is our client’s intention to deliver this first phase within similar timescales. To achieve this timescale,
we can confirm that we are currently preparing a pre-application advice request for submission to the Council
that will be followed by a full planning application in 2026.

Conclusion

In conclusion, our client supports the proposed allocation of their land at Frans Green, East Tuddenham for a new
settlement by emerging Policy SDA 1. The site is available, deliverable and suitable for the proposed development.
Our client also broadly supports the wording of the site allocation policy subject to a few amendments that we
consider would improve the policy. These include the proposed increase in the site are and the quantum of
development to 2,500 dwellings and the inclusion of specific criteria in the policy to clarify requirements with
respect to employment land provision, residential / nursing care, retail, community facilities and healthcare.

Thank you for taking the time to read our client’s representations. We trust these representations will be given
due consideration going forward and we look forward to participating further in future consultations.

Yours sincerely




Geoff Armstrong (EE

Director
Armstrong Rigg Planning

Direct Line:
Mobile No:

Encs.



