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Introduction

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

Crocus Homes are promoting Land South of Sporle Road, Swaffham (hereafter referred to as “the
Site”) for residential development.

The Site was previously put forward as a suitable location for residential development during the
Call for Sites consultation April-December 2022. During the subsequent stages of the Council’s
Local Plan review, Crocus Homes have demonstrated their support for residential development on
the Site, including submitting Representations on:

Regulation 18 Local Plan: Full Update (Emerging Development Strategy), which included a
Site Assessments — Phase 1 Report, in February 2024;

Regulation 18 Local Plan: Preferred Options Draft Plan in June 2024, which included the site
as a draft allocation under Policies SWA2 and SWA3; and

Breckland Housing Land Availability Assessment: Stage 2 Additional Evidence, in July 2025
(see Appendix 1).

In June 2024, the Council allocated the Site for residential development in the region of 300
dwellings within their Preferred Options Draft Local Plan published in June 2024. However, as
demonstrated within previous representations supporting the Site, the Site is capable of delivering
in the region of 400 dwellings.

On behalf of Crocus Homes, Bidwells have recently submitted a Hybrid Planning Application for
the development of up to 397 dwellings on the Site, which is now pending determination
(application reference: PL/2025/1616/HYBRID). The application has been informed by pre-
application discussions with Council Officers and key stakeholders.

This Representation relates to Proposals SWA2 and SWAZ3 of the Preferred Options (Regulation
18) Draft Local Plan (October 2025), which relates to Land South of Sporle Road, Swaffham. A
separate representation has been submitted on behalf of Crocus Homes in relation to the other
policies contained in the Draft Local Plan.
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Comments on Preferred Options Draft Local Plan
Proposals SWA2 and SWA3

The proposed allocation of Land South of Sporle Road, Swaffham, for residential development is
strongly supported by Crocus Homes. As set out within previous Representations, the Site is
entirely deliverable, and capable of making a significant contribution towards satisfying the
Council’s housing needs in the period to 2042; as demonstrated by the pending hybrid planning
application (application reference: PL/2025/1616/HYBRID).

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

Notwithstanding Crocus Homes’ support for the proposed allocation, a number of revisions to the
proposed wording of the allocation policies are suggested, to ensure that it is sound, in accordance
with paragraph 36 of the NPPF.

The Preferred Options Draft Local Plan separates the Site into two proposed allocations, SWA2
(ref. 195) for approximately 120 dwellings and SWAS3 (ref. 179) for approximately 180 dwellings,
equating to approximately 300 dwellings for the whole Site. As demonstrated by previous
representations and by the live planning application PL/2025/1616/HYBRID, the Site is capable of
delivering approximately 400 dwellings.

As set out within PL/2025/1616/HYBRID, the total area of the Site is approximately 23.8 hectares,
comprising 5.19ha on the Phase 1 site (land relating to proposal SWA2) and 18.64ha for the later
phases (land relating to 179).

For proposal SWAZ2, the land relating to the former railway line has been included within the draft
allocation; as this land cannot be developed, it has been excluded from the application site, and it
is requested that it is excluded from the draft allocation for completeness.

In relation to proposed SWAS3, the Phase 2 Site Assessments incorrectly state a site area of
13.86ha; as mentioned above, this parcel of land extends to 18.64ha. Furthermore, the estimated
capacity of SWA3 identified within the Phase 2 Site Assessments, would result in an average
density of 12.98 dwelling per hectare; this would not represent an efficient use of land and
therefore, would be contrary to Policy HOU 06 of the Adopted Local Plan and Section 11 of the
National Planning Policy Framework. Utilising the correct site area of 18.64ha would result in an
even lower density. Using the density used for SWA2, approximately 21.69 dwellings per hectare,
and applying it to a site area of 13.86ha for SWAS, this would result in an estimated capacity of
300 dwellings; therefore, the estimated capacity of SWAS3, as identified by the Phase 2 Site
Assessments, is incorrect.
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Based on the foregoing, the Site is entirely capable of delivering approximately 400 dwellings and,
therefore, the quantum of development envisaged by the Preferred Options Draft Local Plan should
be amended accordingly to ensure the policy is justified, and therefore sound.

Furthermore, given that the wording of Draft Policies SWA2 and SWAS is exactly the same, apart
from the quantum of development, and PL/2025/1616/HYBRID covers both allocations, for
effectiveness, we recommend that the proposals are combined into one allocation covering the
whole Site.

Confirmation of Delivery

The Site is located immediately to the east of Swaffham, which is a designated as a ‘Market Town’
in the Adopted Local Plan and the draft Local Plan. This designation recognises Swaffham as one
of the largest settlements in Breckland, with a town that provides a full range of services and
amenities to support day-to-day life, including schools, supermarkets, medical centres, leisure and
recreational facilities, whilst providing good access to public transport and employment
opportunities.

Furthermore, Swaffham continues to be recognised as a highly sustainable location due to its
location adjacent to the A47 corridor, one of the key transport routes through Norfolk, recognised
by the Council as a focus for future growth.

The Site represents a logical extension to the town and is located immediately adjacent to the
settlement boundary, existing built form of the settlement and future development, including Crocus
Homes’ proposed development on Land West of Sporle Road, adjacent to the Site, which received
a resolution to grant planning permission for 150 dwellings earlier in the year (ref:
3PL/2023/0441/F).

Whilst the site is situated to the east of Swaffham, beyond the settlement boundary and route of
the former railway line, recent planning permissions and allocations within the Adopted Local Plan
in recent years has established a clear ‘direction of travel’ for expansion of the town to the east,
resulting in the A47 becoming the clear physical barrier to the urban area of Swaffham.

The pending planning application on the Site (ref. PL/2025/1616/HYBRID), which includes a
comprehensive suite of technical reports, demonstrates how the Site can deliver approximately
400 dwellings whilst embedding the core design principles of biodiversity, connectivity and
community to create a high-quality, sustainable extension to Swaffham. Key considerations are
discussed in turn below.

A Transport Assessment and set of Access Drawings have been prepared by Rossi Long
Consulting and submitted in support of PL/2025/1616/HYBRID. The Access Drawings were also
submitted as part of the additional evidence provided in July 2025 to inform the Council’s Stage 2
Site Assessment (Appendix 1).
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As demonstrated by the above drawings, safe and convenient vehicular access can be achieved
from Sporle Road and Norwich Road. The proposed accesses have been designed to Norfolk
County Council (NCC) Highways’ standards and have been discussed with NCC Highways during
pre-application discussions; this includes appropriate visibility splays and footways (and cycleway
for Norwich Road) extending along the site frontages to link with existing provision, facilitating links
into the town centre. The proposed access from Sporle Road benefits from the off-site highway
works along Sporle Road as part of planning application reference 3PL/2023/0441/F, which
includes the widening of the carriageway to 6 metres and the extension of the 30mph speed limit
to create a gateway feature into the town from the A47. The proposed access from Norwich Road
also involves the creation of a dedicated right turn lane, to enable through-flow traffic, and a
pedestrian island to link with the adjacent Public Right of Way (PRoW).

Swaffham is well served by public transport, with frequent services into Swaffham Town Centre,
Norwich, Peterborough, King’s Lynn, Dereham, and the settlements in-between. The Site itself has
excellent access to these services, with the nearest bus stops located on New Sporle Road (less
than 400m walk) and Norwich Road (less than 300m walk). Furthermore, the bus route from New
Sporle Road is proposed to be extended as part of 3PL/2023/0441/F, where the bus route will
utilise the proposed internal loop road and bus stop within the centre; this will mean the nearest
stop will be less than a 150m walk from the Site.

As part of the development proposals, the existing PRoWs flowing through and adjacent to the Site
will be retained and, where possible, enhanced, to ensure pedestrian priority over vehicular
movement through the Site. The submitted proposals, whilst illustrative only at this stage, further
demonstrate how a circular recreational route can be provided, which has the potential to become
a new Park Run route for the town.

The submitted Transport Assessment confirms that the Site is sustainably located, with essential
services and facilities within walking and cycling distance. The Transport Assessment, which
included an accident analysis and junction capacity assessments, also concludes that the
proposed development is not likely to have a severe impact on the highway network.

A Flood Risk Screening and Scoping Exercise Note was prepared by Rossi Long Consulting and
submitted as part of previous representations. Since the last representation in July 2025, a Flood
Risk Assessment and Drainage Strategy Report (FRA) has been prepared by Rossi Long
Consulting and submitted as part of PL/2025/1616/HYBRID.

The entirety of the Site is located within Flood Zone 1, indicating a low risk of risk of flooding from
rivers or the sea. The majority of the Site is at ‘very low’ risk of surface water flooding. Whilst there
are some small parts of the Site with ‘low’, ‘medium’ or ‘high’ risk, the FRA demonstrates how the
proposed development, through implementing the drainage strategy (set out below), the Site would
remain safe from flooding for the lifetime of the development, without increasing flood risk
elsewhere.

The FRA, which has been informed by extensive ground investigation works including BRE 365
infiltration tests, sets out how surface water drainage will be sustainably managed, including via
infiltration, in accordance with the drainage hierarchy (Paragraph 056 of the NPPG, ref ID: 7-056-
20220825). In relation to foul drainage, the proposals will connect to existing foul sewers located
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along Sporle Road or Long Lane. A Pre-Planning Assessment with Anglian Waer has confirmed
that the system has available capacity to accommodate the flows from the proposed development;
the Pre-Planning Assessment is appended to the FRA.

There are no nature designations within the Site, with the closest internationally designated site
approximately 2.6km south-west of the Site: the Breckland Special Protection Area (SPA). As the
Site is beyond 1.5km from the SPA, the Site is outside of the Stone Curlew buffer associated with
the SPA.

There are no Tree Preservation Orders within, or adjacent to, the Site, and it is possible to retain
existing trees and hedgerows within the Site and its boundaries, apart from the minimal removal
required to facilitate safe vehicular access. Notwithstanding this, an Arboricultural Impact
Assessment has been prepared by Oakfield and submitted as part of PL/2025/1616/HYBRID which
advises that the tree loss can be appropriately mitigated via compensatory planting as part of the
development proposals.

A scheme to deliver mandatory 10% Biodiversity Net Gain (BNG) has been developed for the Site
by MKA Ecology and submitted as part of PL/2025/1616/HYBRID. The submitted BNG
documentation demonstrates how a 10.14% net gain for habitat units and a 36.43% for hedgerow
units can be achieved on-site for Phase 1 of the proposed development, in accordance with the
biodiversity hierarchy. Given the hybrid nature of PL/2025/1616/HYBRID, the BNG scheme will be
prepared for the later development phases in due course; notwithstanding this, it is envisaged that
on-site BNG will be maximised on-site, with off-site units secured where necessary to ensure 10%
BNG.

There are no Listed Buildings within, or adjacent to, the Site, with the nearest Listed Building
located about 400m from the Site’s southern edge; however, this asset is separated by vegetation
and existing built form. A Heritage Desk-Based Assessment (HDBA) has been prepared by PCA
Archaeology and submitted as part of PL/2025/1616/HYBRID, which confirms that the proposals
would have no impact on the building itself or its setting. The HDBA recognises that the steeple of
St Peter & St Paul Church has a view from the Site; however, the HDBA confirms that the views
are positively addressed within the submitted development proposals.

A Landscape and Visual Appraisal (LVA) has been prepared by Bidwells and submitted as part of
PL/2025/1616/HYBRID. The LVIA advises that whilst limited adverse landscape and visual impacts
may occur due to the land use changing from agricultural to residential, mitigation measures such
as retention and enhancement of existing vegetation, positioning of open spaces and green
infrastructure to break up the built form and implementation of the proposed Design Code, will
ensure that impacts on receptors are minimised and the proposed development can be developed
without significant adverse effects.

Breckland Council’'s Phase 2 Site Assessment incorrectly identifies the Site as fully Grade 2
agricultural land. Natural England’s Provisional Land Classification Map (last updated 2024) lists
the western half of the Site as Grade 3, with the eastern half as Grade 2.

A series of ground investigation works have been carried out by A F Howlands and submitted as
part of PL/2025/1616/HYBRID. The investigations confirm that there is low potential for
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contamination exposure to human end-users and construction workers, with low risk of
contamination from off-site potential sources.

2.30 In summary, and as concluded within the Planning Statement submitted as part of
PL/2025/1616/HYBRID, there are no site-specific constraints which could preclude development
on the Site, the Site can be developed without any significant adverse impacts on environmental
designations and landscape and visual receptors, and technically, the Site is entirely deliverable.

2.31 On this basis, the Site is considered entirely suitable for residential development of the scale
envisaged.
2.32 The Site is currently in agricultural use and is owned by two separate parties. Crocus Homes have

the benefit of Option Agreements with both landowners, enabling the Site to be brought forward for
development without delay. There are no legal or ownership issues that would prevent the
development being brought forward.

2.33 To further demonstrate that the Site is available for delivery without delay, as mentioned previously,
Crocus Homes have submitted a hybrid planning application on the Site (ref.
PL/2025/1616/HYBRID). The application seeks Full Planning Permission for the development of
97 dwellings (Phase 1) and Outline Planning Permission for up to 300 dwellings (later phases).
The application was validated on 12t November 2025 and is pending determination. It is hoped
that the application will be favourably determined within 12 months.

2.34 Crocus Homes is a trading name of Crocus Contractors Ltd, who are a local building company that
develop high-quality homes across Norfolk and Suffolk. Crocus Homes is one of three operational
areas of Crocus Contractors Ltd, who are a subsidiary company of Saffron Housing Group.

2.35 Crocus Homes “specialises in homes that provide a modern environment. Homes have generous
space standards, and kitchen and bathroom designs that are future proofed with the latest
technology. The firm works closely with the local community to minimise disturbance, with homes
designed to sit well within the landscape and create a strong sense of place.”

2.36 Crocus Homes has an excellent track record of delivering homes in East Anglia. In 2019, they
completed their first new residential development at Springfield Grange in Acle, which delivered 36
dwellings. Following the development’s success, Crocus Homes secured full planning permission
for the phased development of Oaks Meadow in Acle, which provides a total of 45 homes and was
completed in 2023. Crocus Homes have also recently completed a development at Bawdsey,
Suffolk, and are also bringing forward schemes at Woodton, Coltishall and Bawburgh in Norfolk.

2.37 As mentioned earlier within this Representation, Crocus Homes have a received a resolution to
grant planning permission on Land West of Sporle Road, adjacent to the Site, to deliver 150
dwellings (ref. 3PL/2023/0441/F). Crocus Homes are keen to deliver this development as soon as
possible, with the intention to commence development by Spring 2026 and deliver 50 dwellings per
annum; therefore, the development it expected to be completed by 2028.

BIDWELLS Page 6



Land South of Sporle Road, Swaffham — Regulation 18 Preferred Options Representation

2.38 At the request of Breckland Council as part of pre-application discussions, a Delivery Statement is
included within the Planning Statement prepared by Bidwells and submitted as part of
PL/2025/1616/HYBRID.

2.39 The hybrid approach to delivery will enable the first phase (97 dwellings) to be developed at the
earliest opportunity, whilst the principle of development can be established for the later phases,
and to ensure the design of these later phases respond to technical and policy requirements which
may change throughout the development programme, as well as market demand.

2.40 To ensure a cost-effective approach to the delivery of this Site, the intention is for Crocus Homes
to move their construction team across Sporle Road to commence Phase 1 of the proposed
development (targeted for 2027/2028), to enable continuity and efficiency across both
developments.

2.41 It is the intention to progress with the Reserved Matters stages of the proposed development, upon
receipt of any forthcoming Outline Planning Permission for the remainder of the Site. The intention
is for a further phased delivery of these later phases, delivering approximately 50 dwellings per
annum (based on one developer), with completion of the whole site within 5-10 years.

242 As request by the Council, the table below sets out the anticipated delivery trajectory.
YEARS NUMBER OF DWELLINGS
2027 - 2032 250
2033 - 2038 147
2039 - 2042 -
After 2042 -
Total 397
2.43 As demonstrated by the submission of the hybrid planning application, the proposed development

of the Site is viable. The proposed development is also considered viable in the context of the draft
Local Plan, subject to the changes that have been sought by representations submitted on behalf
of Crocus Homes in respect of other policies.

2.44 As outlined above, the Site is suitable, available and viable, and is therefore deliverable. The Site
represents a highly sustainable location for development, as defined within the National Planning
Policy Framework. Swaffham, as a Market Town, is already acknowledged as a highly sustainable
location and a preferred location to accommodate growth. The foregoing text demonstrates the
suitability of this specific site for residential development.

245 Economically, the site represents the right land in the right place at the right time. Residential
development here in the period to 2042 would support employment in the District and County,
providing high quality and desirable homes within easy reach of key employment locations. The
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development would also generate construction jobs with associated benefits for the local economy
during the build period.

Socially, as demonstrated by PL/2025/1616/HYBRID, development proposals on the Site have the
potential to create a sustainable and cohesive new community on the edge of Swaffham including:
the provision of a mix of dwelling types, sizes and tenures to meet local needs; creation of high
quality open spaces for play, informal recreation, sport and other community uses; and promotes
active travel through enhancing connectivity to the existing community. The Site also benefits from
easy access to existing services and amenities within Swaffham, including public transport services
to larger settlements, such as Norwich, King’s Lynn, Dereham and Peterborough.

Environmentally, the Site is not subject to any designations. The Site is within Flood Zone 1 and
can be developed to manage surface water sustainably to ensure the Site is safe from flooding for
the development’s lifetime, whilst not increasing flood risk elsewhere. The Site can be developed
without harm to heritage assets, and without significant to landscape and visual impacts. The Site
is located within proximity to a wide range of services and facilities within Swaffham, including
employment opportunities, which will encourage residents to use more sustainable models of travel
to meet their daily needs. Development in this location would help safeguard other, more sensitive,
locations.

Proposed Revisions to Policy Wording

Whilst the proposed allocations are supported by Crocus Homes, for the reasons detailed above,
a number of revisions to the wording are required to ensure clarity and effectiveness. This includes
merging proposals SWA2 and SWA 3 into one allocation: SWA2. As currently drafted, proposals
SWA2 and SWAS3 have the same policy wording, apart from the quantum of development.
Suggested omissions and additions are shown in red text, struckthrough where deletions are
proposed. An explanation of the proposed amendments follows the revised wording.

PROPOSAL SWA 2 (195 & 179): South of Sporle Road, Swaffham

Proposals for the allocation as identified on the Policies Map, should provide for
approximately 120 400 dwellings.

A masterplan is required for the site and must consider:

a) The scheme will preserve or, where possible, enhance the setting of nearby
designated and non-designated heritage assets. The design of the scheme should
have regard to and respect the gateway location of the site;

b)

y z ing- Provision of open

space in accordance with agreed Council standards. Where required, and

contributions are secured towards provision and monitoring of public open space and
play areas, as well as other infrastructure, services and other community needs,
where deemed necessary and where they commensurate with the scale and location
of this development proposal;

c) A high-quality design reflecting the Breckland Design Guide that includes an
appropriate layout and building design that includes noise attenuation measures
resulting from the A47 where necessary;

d) The incorporation of any necessary off-site highway improvements to improve
pedestrian and cycle access to key local services and facilities;

e) The retention of any existing rights of way and creation of links to bus routes and bus
stops creating safe routes to the town centre and key facilities within the town;

Continued overleatf. ..
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i) The retention and enhancement of native hedgerows and trees and provide green

corridors connecting development sites, as-well-as-providingforthe-requiredlevel-of
Biodiversity-Net-Gain; in accordance with policies in this Local Plan as well as

appropriate wildlife mitigation and improvement measures.

A Utilities Statement will be required 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.

2.49 The Site is capable of delivering in the region of 400 dwellings, as demonstrated by previous
representation and live planning application PL/2025/1616/HYBRID.

2.50 Criterion (b) should be removed to avoid repetition with Criterion (g). Criterion (b) needs to take
into account that open space provision will not always be sought via contributions (in accordance
with Policy ENV 12) and that other infrastructure contributions may not be required to make the
development acceptable, in accordance with draft Policy INF 06. The amendments proposed
ensure that the policy remains effective and justified.

2.51 The inclusion of Criterion (c) enables flexibility for noise from the A47 to be appropriately assessed
to determine whether mitigation measures are necessary to make the development acceptable.
This amendment ensures that the policy remains justified.

2.52 Criterion (f) should be moved as a separate criterion, as the Utilities Statement does not need to
be considered by the masterplan. This amendment ensures that the policy remains effective.

2.53 The biodiversity net gain clause of Criterion (i) is not necessary as this is a mandatory requirement.

2.54 In addition, the majority of the requirements set out in the policy wording are generic and are not
required (particularly Criterion (g) and (h)) as they repeat the requirements of the general
Development Management policies.

2.55 Notwithstanding the above, and subject to the proposed revisions to the wording, Crocus Homes
are confident that the requirements set out in SWA2 can be delivered.
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