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Regulation 18 Representation

Introduction

This Representation has been prepared by Bidwells LLP on behalf of Endurance Estates Land
Promotion Ltd (hereafter ‘Endurance Estates’) in response to Breckland Council’s Preferred
Options (Regulation 18) consultation on their Draft Local Plan — Full Update (October 2025).

Endurance Estates are promoting land at Thetford Road, Watton. The site has been the subject
of a number of Representations as set out below:

Call for Sites Representation May 2022 (Appendix 1)

Regulation 18 Local Plan: Full Update (Emerging Development Strategy) Consultation
Representation February 2024 (Appendix 2)

Regulation 18 Preferred Options Local Plan Consultation July 2024 (Appendix 3).

A subsequent suite of technical evidence was submitted in July 2025 to support the Council in
responding to 14 key questions in their Stage 2 Site Assessment (Appendix 4).

As stated previously within the Housing Land Availability Assessment: Stage 2 Additional Evidence
Representation made on behalf of our clients, both the site area and the proposed quantum of
development have been reduced since the 2022 Call for Sites. This is from 14.92 hectares to 10.38
hectares, and from approximately 140 dwellings to approximately 130 dwellings, respectively.
Whilst the reduced site area is reflected on the Policies Map, it is not in the Phase 2 Site
Assessments (Allocations) 2025 documentation as it is stated that the site area remains at 14.92ha
and, the estimated capacity is incorrect at ‘O dwellings’ instead of 130 dwellings. This error should
be rectified.

This Representation seeks to assist the Council to ensure the plan is positively prepared, justified,
effective, and consistent with national policy, and therefore will be sound.

This document provides our site-specific Representation for Land at Thetford Road, Watton
(WAT4). The redline boundary plan is attached at Appendix 5.

A separate Representation has been prepared in response to the District Wide Strategic and
Development Management policies.

Endurance Estates Land Promotion Ltd

Endurance Estates Land Promotion Ltd is a dynamic, results led Property Company who have
successfully obtained planning permission for over 4,000 residential units and completed more
than 7.5 million square feet of development and investment projects worth in excess of £2 billion.

They have over 25 years of experience in predicting and handling the issues and obstacles that
may arise in the process of delivering a successful project, persevering in all aspects of the
development process. Endurance Estates work with landowners, charities and institutions.
including colleges, private schools, local authorities and parish councils.
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Comments on Breckland Draft Local Plan -
Preferred Options (Regulation 18) Consultation

The proposed allocation of land West of Thetford Road, Watton for residential development under
Proposal WAT4 (289) is strongly supported by Endurance Estates. As set out in our earlier
Representations, the site is entirely deliverable, and capable of making a valuable contribution
towards satisfying the Council’s housing needs in the period to 2042.

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

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

Confirmation of Deliverability

In accordance with the National Planning Policy Framework (NPPF) glossary definition of
‘deliverable’, the site represents a suitable location for housing development, is available now and
there is a realistic prospect that housing will be delivered on site within 5 years. These points are
addressed in further detail below.

Sustainable location and landscape character

The site is located on the southern edge of Watton, which is designated as a ‘Market Town’ in the
Adopted Local Plan (2023) and the draft Local Plan, a designation which reflects the town’s
suitability as a location for housing growth given the range of services/facilities available which
include a primary school, secondary school, shops, health services, leisure and sport facilities and
a youth community centre.

As stated in the draft Local Plan paragraph 2.2 (Spatial Portrait of Breckland): ‘The Market towns
of Swaffham and Watton serve as administrative and service centres but are also a focus for retail,
where they provide a good range of services for day-to-day needs of local residents and the rural
hinterlands, as well as providing employment opportunities.’

The site location provides future residents excellent access to the centre of Watton and the key
amenities, including the Wayland Academy Norfolk (only a 6-min walk from the site); Watton
Westfield Infant School (12-min walk); a Tesco superstore (14-min walk); and Watton Medical
Practice (17-min walk). There is also the Watton footpath 7 which runs to the north of the site. The
various amenities of Watton are, therefore, easily accessible by walking and cycling.

There are bus stops approximately 230m from the site with bus services to Watton and
Attleborough and Thetford. There are train services to Cambridge and Norwich from Attleborough
therefore the sites can benefit from multi-modal trips with people combining car travel with buses
and trains to travel to larger centres.
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Regulation 18 Representation

The site represents a logical extension to the Market Town and is located immediately south of the
existing built-up area of Watton between Merton Road and Watton Road. To the north of the site
is Wayland Academy Norfolk and the Hopkins Homes development of 110 dwellings (ref:
3PL/2013/0510/F). To the north-east of the site is the Barratt David Wilson Homes scheme for 180
dwellings (ref: 3PL/2018/0952/0O and 3PL/2019/1554/D). To the east of the site, is Thetford Road
Business Park.

The site therefore represents a logical continuation of residential development to the south of
Watton that is capable of establishing a high quality, sympathetic edge to the settlement.

The site is located within the Watton Airfield Plateau character area in the Breckland District
Settlement Fringe Landscape Assessment. Within this document it is stated that “Overall the
sensitivity of the landscape south and east of Watton is considered to have a Low sensitivity to
change.”

Since this assessment in 2017, development has taken place in close proximity to the site, which
has increased the amount of built development. This includes the Barratts development to the
northeast of the site.

In terms of built form surrounding the site, the area to the north of the site is characterised as
‘informal suburban’ within the Breckland Landscape and Settlement Character Assessment (2022).
Informal suburban is defined as ‘is one of the most common characters identified and therefore
covers a large land area across the five market towns. This character is defined by the layout of
the buildings and their relationship to the street. The buildings have a more informal arrangement,
with an inconsistent building line, orientation and a range of boundary treatments. This character
is identified in numerous developments which range in age, style, and size.’

The Indicative Masterplan shows how development would integrate with the built form of the town
and with effective landscaping to create screened boundaries it would form a logical extension to
Watton.

Highways

Two points of vehicular access are provided, one from Watton Road and one from Merton Road.
It will not require any third-party land as Endurance Estates’ control extends to the highway
boundary.

The Access and Highways Report prepared by Richard Jackson for the July 2025 additional
evidence (Appendix 4) states that the development will likely generate a low level of vehicle trips
and is compensated for by improved pedestrian and cycle links to mitigate traffic impact.

Accessibility and Highway Capacity

The Transport Note prepared by Cannon for the July 2025 additional evidence (Appendix 4)
provided no evidence of highway issues that would constrain the development of the site or
compromise the safety or operation of the local highway network.
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The Transport Note was undertaken on the basis of 140 units so represents a worst-case scenario
in comparison to the proposal for 130 units. The Transport Note indicates 140 units would generate
a total of 54 vehicular trips in the morning peak hour and 58 vehicular trips in the evening peak
hour.

As stated within the Transport Note the site is well connected for pedestrians and cyclists, with
local amenities within an acceptable walking / cycling distance. The NCC Watton LCWIP (Local
Cycling and Walking Infrastructure Plans) also identifies Active Travel Routes and Schemes
through Watton which is identified as image 2 within the Note. Therefore, there are appropriate,
supporting safe interactions between vehicles, pedestrians, and cyclists.

Flood Risk

The site is located within Flood Zone 1, indicating a low risk of flooding from rivers or the sea.

Based on the Cannon Consulting Engineers Flood Risk and Surface Water Management Note
submitted as part of the stage 2 Call for Sites submission (Appendix 4), part of the site is shown to
be at risk of surface water flooding. The majority of the flooding is in the low chance category. The
predicted surface water flooding enters the site in the north-east and follows the route of the slightly
lower land. The runoff appears to flow overland rather than spilling out of the on-site watercourse.
The depth of flooding predicted by the published flood mapping is predominantly 300 mm or less,
with all of it being 600 mm or less.

There is ample space to incorporate a Sustainable Drainage System to manage surface water
runoff and ensure that there are no impacts off-site, including on adjacent land within the same
ownership.

Flood management will focus on providing space for floodwater by lowering ground levels in the
proposed open, landscaped areas of the development.

The detailed design of the drainage scheme will be confirmed at planning application stage and
will include details of long-term management and maintenance of all SuDS features. The Flood
Risk Assessment and Surface Water Management Note demonstrates that there are no flood risk
or surface water constraints that would affect delivery of any of the sites.

Utilities and Foul Drainage

The Foul Sewage and Utilities Assessment submitted with the July 2025 additional evidence
(Appendix 4) identifies power networks, potable water, telecommunications and wastewater
drainage to serve the development.

Electric: UK Power Networks (UKPN) has existing high voltage (HV) and low voltage (LV)
underground cables adjacent to the site and HV overhead cables to the west and crossing the site
in the north The cables crossing the site will be diverted to remove any masterplanning constraint
Gas: Cadent Gas Ltd (CGL) has low pressure (LP) gas mains located to the north-west of the site
serving the existing developed area. None of these mains affect the delivery of the proposed
development and no gas supply will be required.

Potable Water: Anglian Water (AW) plans show potable water mains to the north, east and west
of the site.
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Telecommunications: Openreach operates a fibre service in the area and has underground and
overhead cables located to the north-west and east of the site.

Foul Water: Anglian Water gravity sewers exist to the north and east of the site, and a rising main
to the east. There is also a gravity sewer crossing the site in the north which has an associated
easement of 6m in total. Due to the location of this sewer the layout will respect its presence and
associated easement.

The Anglian Water comments on the Stage 2 Assessment in relation to Watton Water Recycling
Centre (WRC) are out of date. We understand that on the 5th of September 2025 the Watton WRC
permit was varied. The operations at the WRC remain unchanged but the treatment is optimised
(reduced concentration of phosphorus in the discharge). A pre-planning assessment report from
Anglian Water, dated 10th October, is attached at Appendix 6 and confirms that there is capacity
for this scale of development.

Ecology and Green Infrastructure

An Ecological Impact Assessment was undertaken for the Call for Sites Stage 2 Assessment by
Sibbett Ecology (Appendix 4). The site is situated within the Stone Curlew Buffer Zone and within
close proximity to the Wayland Wood Site of Special Scientific Interest. Consultation with Natural
England will be required for any development in excess of 50 dwellings but based on other recent
developments in the Market Town, it is not anticipated that there will be any impacts that cannot
be mitigated.

Further survey work would be undertaken as part of preparation of a planning application for the
site.

There are no Tree Preservation Orders within the site, and it is in arable production; it will be
possible to retain the trees and hedges along the boundaries in the most part, other than where
removal is necessary to facilitate visibility splays as set out above, and in that instance a
replacement hedge can be provided behind the splays. A scheme to deliver mandatory 10%
Biodiversity Net Gain will be drawn up; the aspiration is to deliver this either within the site or on
the adjacent/nearby land within the same ownership.

As such it is considered that there are no overriding ecological constraints on the site that cannot
be mitigated through usual and typical measures during a planning application.

Heritage

A Heritage Impact Assessment by Richard Hoggett Heritage was submitted for the Call for Sites
Stage 2 Assessment (Appendix 4).

There are no Scheduled Monuments, Listed Buildings, Registered Parks and Gardens or
Conservation Areas within or adjacent to the proposed development area to have any adverse
impacts on any designated heritage assets or their settings.

Within the Heritage Impact Assessment, it was stated “Regarding non-designated heritage assets,
a geophysical survey of the site commissioned by the applicant and undertaken by Magnitude
Surveys and the content of the Norfolk HER indicate that the archaeological potential of the
proposed development area is low. However, the possibility remains for previously unrecorded
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archaeological features and deposits to be present, which could be adversely affected by the
proposed residential development of the site. Proposed residential development of the site.”

To mitigate any impacts “a programme of archaeological works comprising trial-trenching of a 3.5%
sample of the site will be required, with any decisions about the need for any further archaeological
mitigation to be informed by the results of the evaluation.”

As such it is considered that there are no overriding heritage constraints on the site that cannot be
mitigated.

Contamination

The site is not anticipated to be contaminated, given its long history of agricultural use with no
known other land uses. There are no known ground stability issues in the area. Any planning
application would be accompanied by the necessary Preliminary Risk Assessment and, if required,
Quantitative Risk Assessment, and any mitigation required is expected to be standard.

In light of the above, it is considered that the site is entirely suitable for residential development of
the scale envisaged.

The site is not tenanted and was last in agricultural use. There are no previous planning consents,
live planning applications or applications pending appeal.

Endurance Estates have a promotion agreement on the site, which will enable the site to be brought
forward for development without delay. Endurance Estates intend to submit an outline planning
application on the site in early 2026, and once planning permission is granted will sell the site to a
developer.

Subject to the grant of planning permission, development could commence on site within the next
5 years as there are no legal/ownership constraints, no additional land needs to be acquired, no
expected abnormal development costs are anticipated, and there are no existing occupants to
relocate. We anticipate that it would be able to deliver within 5 years at a rate of 50 units per year.
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As requested by the Council, we have set out below the anticipated delivery trajectory:

Years Number of Dwellings

2027 — 2032 130
2033 - 2038 -
2039 — 2042 -
After 2042 -
TOTALS 130

Endurance Estates has a long-term interest in Watton and is a key stakeholder in the Market Town.

Given the early stages of site promotion, no stakeholder engagement on design and layout has yet
been undertaken. However, our clients intend to undertake engagement with all local stakeholders
as proposals develop. A public consultation exercise will be undertaken as part of the preparation
of any planning application.

Section 106 planning obligations have been considered and would be agreed in line with adopted
policy, evidence from those bodies requesting the obligations at the time of any planning
application, and compliance with the CIL tests on planning obligations. There is no planning
obligations currently anticipated that would preclude development of the site.

The PPG states that it is not necessary to individually test each site, nor provide assurance that
each site is viable. However, we are confident that the delivery of the site is viable having regard
to the policy requirements of the Preferred Options Draft Plan. It comprises of greenfield land on
the edge of an existing settlement, adjacent to an existing highway. There are no factors that we
are currently aware of that would constitute exceptional development costs that would prevent the
delivery of the site.

While no detailed assessment has been undertaken yet, further evidence on viability can be
provided on a strictly private and confidential basis, should this be deemed necessary at
subsequent stages of the process.

On this basis, we consider that the preferred site should be taken forward as an allocation and is
capable of making a valuable contribution to the planned housing growth in Breckland. Our client
would welcome further discussion about the draft allocation with the District Council and relevant
consultees.

As outlined above, the site is suitable, available and viable, and is therefore deliverable.
Development in this location would represent sustainable development, as defined within the
National Planning Policy Framework. Watton, as a Market Town, is a suitable location for growth,
and the foregoing text demonstrates the suitability of this specific site for housing development.
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Economically, development here in the period to 2042 would help sustain the town and its services,
which include primary school, secondary school, shops, health services, leisure and sport facilities
and a youth community centre.

Socially, the development would provide a mix of dwelling types, sizes and tenures to meet local
needs, and the site is located in close proximity to an established community. It would benefit from
access to the services within Watton and is also relatively close to the town of Attleborough, which
provides a wider range of amenities.

Environmentally, the site is not subject to any designations. Any surface water flood risk can be
appropriately mitigated and there is ample space to incorporate a Sustainable Drainage System to
manage surface water runoff. Furthermore, the proposal can be developed without harm to the
nearby heritage assets, nor wider landscape views of the town. Development in this location would
help safeguard other, more sensitive, locations.

Proposed Revisions to Policy Wording

Whilst the proposed allocation is supported by Endurance Estates, for the reasons detailed above,
a number of revisions to the wording are required to ensure clarity and effectiveness. Suggested
omissions and additions are shown in red text, struckthrough where deletions are proposed. An
explanation of the proposed amendments follows the revised wording.

Proposals for the allocation as identified on the Policies Map, should provide for approximately 140
130 dwellings.

Development proposals must:

a) Adhere to affordable housing and public open space requirements to be provided in accordance
with agreed Council standards

b) Demonstrate a high-quality design reflecting the Breckland Design Guide

c¢) Demonstrate a safe and acceptable vehicle, pedestrian and cycle access onto Thetford Road
including adequate visibility splays.

d) Incorporate any necessary off-site highway improvements to improve a pedestrian and cycle
access to key local services and facilities.

e) Provide necessary footpath improvements to provide a safe pedestrian and cycle route from
the south and east of the site to Wayland Academy in the northwest.

Demon e pro on-of the reauired-level of Biodjve Ne n

g) Include a landscaping scheme which is sympathetic to the surrounding area.
h) Include a drainage strategy which accords with the most recent Lead Local Flood Authority
guidance.
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The site is capable of delivering in the region of 130 dwellings, as shown on the lllustrative
Masterplan that accompanied the Call for Sites submission. The inclusion of the word
“approximate” provides flexibility to deviate from the figure.

The second paragraph is not required; it is taken as read that the development needs to comply
with the other policies in the Local Plan as per the requirements of Section 38(6) of the Planning
and Compulsory Purchase Act, 2004 and this does not need to be repeated. If this requirement is
to be stipulated, then the wording should be amended so that it reflects the flexibility provided by
the policies. Forinstance, itis not appropriate to require “on site provision of the required proportion
of affordable housing” in this introductory paragraph, when the policy relating to affordable housing
(HOU21) recognises that there will be circumstances where on site provision is not appropriate.

The majority of the criteria list set out in the policy wording are generic and are not required as they
repeat the requirements of the general Development Management policies.

Criterion (f) is not necessary as this is a mandatory requirement.

Criterion (i) is not required, as criterion (a) already requires adherence to the affordable housing
requirements set out elsewhere (HOU21). Notwithstanding, if criterion (i) is retained, it should be
revised so that it accords with Policy HOU21, which does not specify a tenure mix but instead
states that, “the size, mix, type and tenure of affordable homes... will meet the identified housing
need of Breckland as identified by the HEDNA, adjusted where necessary to balance housing need
and make schemes viable”. The HEDNA (July 2025) also notes that, “policies should provide
provision for some flexibility in the tenure profile to take account of grant and viability considerations
as appropriate.”

Criterion (j) is also not required as it simply repeats the requirements of Policy HOU16 (please refer
to our separate Representation for comments on HOU16).

Criterion (k) is not required, as criterion (a) already requires adherence to the public open space
requirements set out elsewhere (ENV12). (Please refer to our separate Representation for
comments on ENV12).

Notwithstanding the above, and subject to the proposed revisions to the wording, Endurance
Estates are confident that the requirements set out in WAT4 (289) can be delivered.
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