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Dear Policy Team,

Formal Representation to Breckland Council Regulation 18 Consultation in Support for Site 042 - Station Road,
Little Fransham

This representation is submitted by Ceres Property on behalf of Corbett Farming Co in response to the Breckland
Local Plan Full Update (2024-2042) Preferred Options (Regulation 18) consultation. The purpose of this
representation is to support the inclusion of Site 042 - Station Road, Little Fransham as a housing allocation in the
emerging Local Plan. The site is currently identified as an ‘alternative’ housing allocation in the Phase 2 Site
Assessments Alternatives.

The Site:

The site is located directly opposite existing houses and forms a linear parcel of land which would accommodate
housing development that mirrors the existing layout of housing opposite. The Phase 2 Site Assessment estimates
a site capadity of 25 dwellings and has not received any objections from statutory consultees including the Parish
Council. The summary justification states that whilst there is merit in the site, it is not considered needed at this
stage due to other proposed allocations in Policy HOU 1 and other forms of delivery set in policy HOU 2 (such as
windfall).

Little Fransham is not identified within the draft settlement hierarchy policy GENO2 and therefore falls under “Other
Parishes,” which are classified as open countryside. In these areas, development proposals are generally
considered inappropriate; however, minor housing proposals that meet local needs may be acceptable. Also,
“Other Parishes” are expected to contribute approximately 2% of new housing development. However, in the
Phase 2 Site Assessments (October 2025), Little Fransham is categorised as a Secondary Parish and the site at
Station Road (site reference 042) has been identified as an “alternative” allocation with a RAG rating of Amber.
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Paragraph 1.34 of the draft local plan states:

“It should not be seen as a foregone conclusion that all the sites suggested in this draft will automatically be in the next
stage of the plan. Indeed, it is possible that alternative sites might be put forward at this stage and the Council could
decide that one or more of them has sufficient merit to be included at the next stage - in that instance the Council
would need to consider carefully how to ensure that local communities get an appropriate opportunity to comment.”

Planning Policy Context

Regulations 8 and 9 of the Town and Country Planning (Local Planning) (England) Regulations 2012 prescribe the
general form and content of local plans and adopted policies maps, while regulation 10 states what additional
matters local planning authorities must have regard to when drafting their local plans.

The National Planning Policy Framework sets out the Government's planning policies for England and how these
should be applied. Paragraph 11 of the NPPF sets out:

11. Plans and decisions should apply a presumption in favour of sustainable development. For plan-making this means
that:

a) all plans should promote a sustainable pattern of development that seeks to: meet the development needs of
their area; align growth and infrastructure, improve the environment; mitigate climate change (including by
making effective use of land in urban areas) and adapt to its effects;

b) strategic policies should, as a minimum, provide for objectively assessed needs for housing and other uses, as
well as any needs that cannot be met within neighbouring areas, unless:

. the application of policies in this Framework that protect areas or assets of particular importance
provides a strong reason for restricting the overall scale, type, or distribution of development in the plan
area; or

ii. any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, when
assessed against the policies in this Framework taken as a whole....

Section 3 of the NPPF relates to Plan-making. In relation to examining plans, paragraphs 36 and 37 set out:

36. Local plans and spatial development strategies are examined to assess whether they have been prepared
in accordance with legal and procedural requirements, and whether they are sound. Plans are ‘sound’ if they
are:
a) Positively prepared - providing a strategy which, as a minimum, seeks to meet the area’s objectively
assessed needs; and is informed by agreements with other authorities, so that unmet need from
neighbouring areas is accommodated where it is practical to do so and is consistent with achieving
sustainable development,
b) Justified - an appropriate strategy, taking into account the reasonable alternatives, and based on
proportionate evidence,
¢) Effective - deliverable over the plan period, and based on effective joint working on cross-boundary
strategic matters that have been dealt with rather than deferred, as evidenced by the statement of
common ground; and




d) Consistent with national policy - enabling the delivery of sustainable development in accordance
with the policies in this Framework and other statements of national planning policy, where relevant.

37. These tests of soundness will be applied to non-strategic policies in a proportionate way, taking into
account the extent to which they are consistent with relevant strategic policies for the area.

It has been with reference to the four tests of soundness as set out within the NPPF, that this response has been
based on.

Review of Emerging Local Plan Policies

The current public consultation on the Draft Plan is a further Preferred Options consultation which responds to
the changes included in the updated NPPF December 2024.

In 2024, Breckland Council paused work on their Local Plan update due to proposed changes to the National
Planning Policy Framework (NPPF). The government's consultation, which ended in September 2024, included a
significant increase in the district's housing requirement (requiring a 47% increase in the number of homes built
annually).

The Draft Local Plan sets a housing requirement of at least 17,388 new homes (Policy HOU 01) and a spatial
strategy that directs growth to Market Towns, Strategic Development Areas (SDAs), and rural parishes in
accordance with the Parish Hierarchy (Policy GEN 02 and HOU 02). A significantly proportion (75%) of new housing
is proposed to be directed to a handful of strategic sites and urban extensions. The remaining 25% to be
distributed across the rest of the Parishes including 2% in Other Parishes and an allowance of windfall provision.

Key relevant policies include:
Policy GEN 02 - Parish Hierarchy and Spatial Development Strategy

This policy sets out the spatial strategy for distributing new housing over the plan period, using eight settlement
categories to guide proportionate growth. While the principle of this approach is supported, there is a cear
inconsistency regarding Little Fransham'’s classification. The draft policy omits Little Fransham from the Secondary
Parishes, despite its identification as such in the Phase 2 Site Assessments (October 2025).

This omission undermines the soundness of the Local Plan when assessed against the tests of soundness in the
NPPF (paragraph 36), which require plans to be positively prepared, justified, and consistent with national policy.
Little Fransham occupies a highly strategic location between Dereham and Swaffham, benefits from proximity to
Necton, and enjoys excellent connectivity via the A47 corridor. These attributes make it far more suitable for
modest, planned growth than its current designation as "Other Parish” suggests.

Recommendation:

Updating Policy GEN 02 to include Little Fransham within the Secondary Parishes would:




e Ensure the plan is positively prepared by enabling proportionate growth in a well-connected rural
settlement, helping meet the district's housing requirement in line with NPPF paragraph 11, which
promotes a presumption in favour of sustainable development.

e Provide a justified strategy based on proportionate evidence, as required by NPPF paragraph 36(b),
reflecting the findings of the Phase 2 Site Assessments.

e Reduce delivery risk by diversifying housing supply, supporting NPPF paragraph 73, which emphasises the
importance of small and medium sites in maintaining a robust five-year housing land supply.

In summary, amending Policy GEN 02 to reclassify Little Fransham as a Secondary Parish is essential to ensure the
Local Plan is sound, sustainable, and resilient.

HOU 02 - Distribution of Housing Development

Policy HOU 01 sets a minimum requirement of 17,388 new homes (including a 5% buffer) between 1 April 2024
and 31 March 2042—an average of 920 dwellings per annum. This represents a significant uplift in housing need.
While the majority of this requirement is proposed to be met through large strategic allocations and urban
extensions, this approach carries serious delivery risks due to infrastructure dependencies and long lead-in times.
Evidence from the Lichfields Start to Finish Report (September 2024) demonstrates that large-scale housing sites
often experience substantial delays before development commences. Over-reliance on these sites jeopardises the
ability to maintain a robust five-year housing land supply and risks failing to meet annual housing targets.

In line with NPPF paragraph 73, which emphasises the importance of small and medium sites in maintaining
housing delivery, the Local Plan must allocate a greater proportion of such sites. Smaller sites can be delivered
quickly, diversify the housing supply, and provide early contributions to meeting the stepped trajectory set out in
Policy HOU 01. Therefore, in order to pass the test of soundness and demonstrate the plan has been positively
prepared, there should be more and propaortionate housing growth to smaller settlements.

Recommendation:

To safeguard against undersupply and ensure resilience, the Council should formally allocate all alternative sites,
including Site 042 - Station Road, Little Fransham. This site is unconstrained, supported by evidence, and capable
of early delivery. Its inclusion will:
e Reduce delivery risk by complementing strategic sites with smaller, faster-delivering allocations (NPPF
paragraph 73).
e Support soundness under the NPPF tests (paragraph 36) by providing a positively prepared and justified
strategy that reflects reasonable alternatives.
e Maintain a robust five-year housing land supply, ensuring compliance with national policy and avoiding
reliance on windfall alone.

Allocating Site 042 would help contribute towards achieving a balanced, deliverable, and sustainable housing
strategy.

HOU 03 - Windfall Housing Policy
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The draft policy rightly recognises the role of small sites in housing delivery and supports windfall development
within areas listed in the settlement hierarchy, provided proposals comply with Policy GEN 03 (Built Form). While
this principle is sound, its implementation raises significant concerns.

Currently, none of the settlements have defined boundaries. Without clear settlement limits, there is a real risk of
irregular and fragmented growth patterns, undermining the policy's intent and creating uncertainty for developers,
communities, and decision-makers. This lack of darity could lead to inconsistent application of policy and
compromise the plan’s ability to deliver sustainable development.

To ensure the policy is effective and consistent with national guidance, the Council should adopt settlement
boundaries around all identified settlements. This approach would:
e Provide certainty and darity for applicants and decision-makers, supporting NPPF paragraph 36(c) on
effectiveness.
e Prevent unplanned sprawl, ensuring growth respects the character of settlements and aligns with NPPF
paragraph 11, which promotes a sustainable pattern of development.
e Strengthen the Local Plan's ability to deliver housing in a controlled, plan-led manner, consistent with NPPF
paragraph 73, which highlights the importance of small and medium sites in maintaining housing supply.

Recommendation:

Introduce settlement boundaries to guide windfall development. This simple yet critical measure will make Policy
HOU 03 robust, deliverable, and aligned with national policy, ensuring that windfall sites contribute positively to
sustainable growth rather than creating uncertainty or harm.

Justification for Site 042 — Station Road, Little Fransham

Little Fransham is currently listed under “Other Parishes” in Policy GEN 02, which limits growth to modest levels.
However, the Phase 2 Site Assessments (October 2025) categorise Little Fransham as a Secondary Parish,
reflecting its strategic location between Dereham and Swaffham, proximity to Necton, and excellent connectivity
via the A47. This discrepancy should be corrected in the settlement hierarchy to ensure consistency and
soundness.

Alternative Site 042 is an ideal site for allocation. It is a logical extension of the existing built form, lying opposite
established housing and forming a visually contained, linear parcel. The site is unconstrained—Flood Zone 1, no
ecological or heritage impacts, and outside sensitive designations—making it fully compliant with environmental
policies. It offers an estimated capadity of up to 25 dwellings, with no objections from statutory consultees or the
Parish Coundil. The landowner is also willing to offer an area of land to be used as a community open space for
the benefit of existing and future occupiers if the site is allocated.

Allocating Site 042 will strengthen the Local Plan’s resilience. Heavy reliance on large strategic sites and urban
extensions introduces significant delivery risks, as evidenced by the Lichfield's Start to Finish report, which
highlights delays in bringing major sites forward. Smaller sites like Station Road can deliver early, helping maintain
a robust five-year housing land supply and meeting the stepped trajectory in Policy HOU 01. This approach aligns
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with paragraph 73 of the NPPF, which emphasises the importance of small and medium sites in achieving housing
targets.

Beyond housing numbers, Site 042 will sustain rural services, support local schools and transport, and provide
affordable housing and community benefits in line with Policies HOU 07 and HOU 08. Its allocation would diversify
the housing land supply, reduce reliance on single locations, and preserve the vitality of rural communities.

Site 042 is sustainable, deliverable, and strategically positioned. Its inclusion will help Breckland Council meet its
housing requirement, safeguard against delivery risks, and achieve a balanced spatial strategy. We strongly urge

the Council to allocate Site 042 in the emerging Local Plan.

Site-Specific Benefits Table

Criteria Site 042 - Station Road, Little Fransham

Settlement Hierarchy Other Parishes - supports modest growth (GEN 02)

Site ifeai Ganidiy Approx. 1.7 ha - estimated up to 25 dwellings to potential include a community open
space area

Accessibility Close to A47 corridor; good road access, near bus route

Flood Risk Flood Zone 1 - no flood risk and no surface water flooding risk

Ecological Constraints None - outside SPA buffer and nutrient neutrality area

Landscape Sensitivity Low - visually contained and adjacent to built form

Heritage Impact No designated heritage assets within immediate vicinity

Agricultural Land Quality | Grade 3 - moderate quality, suitable for development

Community Benefits Opportunity for affordable housing and local infrastructure contributions

Deliverability Single ownership; no abnormal constraints; early delivery possible

Conclusion

Alternative Site 042 - Station Road, Little Fransham is a sustainable, unconstrained, and deliverable site that aligns
with the Local Plan’'s objectives and national policy. Its allocation would help diversify the housing land supply,
support rural services, and deliver community benefits. We respectfully request that the Council reconsider Site
042 for allocation as part of the emerging Local Plan.

Yours sincerely

av Pate
Associate Partner

Head Office: Ceres Proper C don Saffron Walden, CB11 4ER




