Land West of Sporle Road, Swaffham (ref. 177) d
Crocus Homes Limited

Decombor 2025 BIDWELLS

BRECKLAND LOCAL PLAN

PREFERRED OPTIONS
(REGULATION 18)
REPRESENTATION ON
BEHALF OF CROCUS HOMES
LTD (SITE REF. 177)

Allotment Gardens

Proposad

Off site
Enhancement



Land West of Sporle Road, Swaffham — Regulation 18 Preferred Options Draft Local Plan Representation

Quality Assurance

Site name:
Client name:

Type of report:

Prepared by:
Signed

Date

Reviewed by:

Signed

Date

SMARTER
PLANNING

y CHAMPION

Land West of Sporle Road, Swaffham
Crocus Homes Limited

Regulation 18 Representation

Katie Leeder BSc Hons

09 December 2025

lain Hill BSc Hons DipTP MRTPI

09 December 2025

BIDWELLS

Page i



Land West of Sporle Road, Swaffham — Regulation 18 Preferred Options Draft Local Plan Representation

Table of Contents
1.0 Introduction 1

2.0 Comments on Regulation 18 Draft Local Plan: Site Reference 177 2

BIDWELLS Page ii



1.0

1.1

1.2

1.3

1.4

Land West of Sporle Road, Swaffham — Regulation 18 Preferred Options Draft Local Plan Representation

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 bringing forward Land West of Sporle Road, Swaffham for residential
development of 150 dwellings. The site is allocated within the Adopted Local Plan through
Swaffham Housing Allocation 5 (ref. LP[097]013] for residential development of at least 130
dwellings.

Crocus Homes submitted an application for Full Planning Permission for the “Construction of 150
dwellings together with associated highway and landscaping works” in April 2023 (ref.
3PL/2023/0441/F), which comprised 90 homes for open market and 60 homes (40%) for affordable
tenures. Crocus Homes received a resolution to grant planning permission at Planning Committee
on 13" May 2025, subject to the completion of the Section 106 Agreement.

This Representation provides comments on the Regulation 18 Draft Local Plan and supporting
Phase 2 Assessments and evidence base, in so far as they relate to the site, to ensure that the
site is recognised within the Draft Local Plan as a site coming forward for development.
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2.0 Comments on Regulation 18 Draft Local Plan: Site

Reference 177

2.1 As currently drafted, the Preferred Options Draft Local Plan is unclear as to the status of Land West
of Sporle Road. It is unclear as to whether it is recognised as a site coming forward for development
/ a saved allocation.

2.2 As set out within the Introduction, Crocus Homes are bringing forward Land West of Sporle Road,
Swaffham for residential development of 150 dwellings, pursuant to Swaffham Housing Allocation
5 within the Adopted Local Plan. Crocus Homes received a resolution to grant planning permission
in May 2023 (ref. 3PL/2023/0441/F), subject to completion of the Section 106 Agreement, which is
almost finalised. On this basis, planning permission will have been granted by time the Draft Local
Plan is Adopted.

2.3 As demonstrated by planning permission ref. 3PL/2023/0441/F, the site is entirely deliverable and
available for delivery within the early stages of the new plan period to 2042, with the
commencement of development on site targeted for Spring 2026 and completion expected by
2028, based on a completion rate of 50 dwellings per annum. On this basis, it is unclear as to why
this is not recognised as a site that is coming forward for development.

24 A review has been undertaken of all the housing allocations within Swaffham within the Adopted
Local Plan. The table below summarises whether they have received planning permission, whether
they have been commenced or completed, and how they are recognised within the Draft Local
Plan.

SITE NAME ADOPTED PLANNING APPENDIX 3 OF DRAFT LOCAL PLAN
LOCAL PLAN PERMISSION DRAFT LOCAL ACTUAL
ALLOCATION STATUS PLAN OUTCOME PROPOSALS
Land off New | Swaffham 3PL/2023/0154/F & | Delete — Has Policies Map shows
Sporle Road Housing 3PL/2023/0110/F. planning Saved Housing
(South) Allocation 1 Granted 2025, not permission. Allocation from
(LP[097]006) commenced. Adopted Local Plan
2019.
Land off New | Swaffham Not submitted. Not Supersede — Policies Map shows
Sporle Road Housing For the satisfactory | Saved Housing
(North) Allocation 2 delivery of housing Allocation from
(LP[097]008) in Swaffham Adopted Local Plan
2019
Land to the Swaffham 3PL/2019/0713/D. Delete — Has Not carried forward as
east of Housing Completed. planning a saved allocation.
Brandon Allocation 3 permission.
Road (LP[097]009)
Land to the Swaffham 3PL/2020/0729/D. Delete — Has Not carried forward as
south of Housing Completed. planning a saved allocation.
Norwich Road | Allocation 4 permission.
(LP[087]010)
BIDWELLS Page 2
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SITE NAME ADOPTED PLANNING APPENDIX 3 OF DRAFT LOCAL PLAN
LOCAL PLAN PERMISSION DRAFT LOCAL ACTUAL
ALLOCATION STATUS PLAN OUTCOME PROPOSALS
Land off Swaffham 3PL/2023/0441/F Delete — Has Not carried forward as
Sporle Road Housing Permission granted, | Planning a saved allocation.
Allocation 5 subject to s.106. permission.
(LP[0S7]013) Not commenced.
Land to the Swaffham 3PL/2019/0270/D. Delete — Has Not carried forward as
north of Housing Completed planning a saved allocation.
Norwich Road | Allocation 6 permission.
(LP[097]018)
2.5 The Phase 2 Site Assessments discount the site on the basis that it is committed. All housing

allocations, apart from Land West of Sporle Road (shown in red outline below), are recognised
within the Draft Local Plan as coming forward for development, either via a saved allocation or
completed developments shown on the Polices Map.

2.6 More specifically, as shown in the table above, Swaffham Housing Allocation 1 (ref. LP[097]006)
has a similar status to Land West of Sporle Road, where both developments received planning
permission in 2025 and haven't commenced. However, LP[097]006 has been recognised as a
saved allocation on the Preferred Options Policies Map (October 2025), whereas Land West of
Sporle Road has not.
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2.7 We support the principle that LP[097]006 is recognised as a saved allocation within the Draft Local
Plan as, in the event that the planning consent lapses, the site is still recognised as a suitable
location for development, however, the same approach should be adopted for Land West of Sporle
Road.
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Therefore, the current proposals to discount Land West of Sporle Road is not supported and we
strongly recommend that a consistent approach is adopted for sites allocated for development
within the Adopted Local Plan, which have planning permission but haven’t yet been commenced
and/or completed. On this basis, we recommend that Land West of Sporle Road is recognised as
a ‘Saved Housing Allocation’ from the Adopted Local Plan 2019, or alternatively, a ‘Site with
Planning Permission’.

Policy GEN 03 of the Draft Local Plan, as currently drafted, states that the ‘built-up area’ will
exclude: “undeveloped land that is allocated for new development or that has extant planning
permission for new development that is yet to commence. Where a new development is completed,
this becomes the new built-up area where it accords with the criteria of this Policy”.

Whilst separate comments have been submitted on behalf of Crocus Homes in relation to the
Development Management Policies of the Draft Local Plan, including Policy GEN 03, it is strongly
recommended that, to avoid confusion, explanatory text should be added to Policy GEN 03 which
recognises the site as built form.

Regardless of whether the site is identified within the Draft Local Plan as a site with planning
permission, saved allocation or part of the built form, there is no doubt that the Draft Local Plan
needs to be amended to recognise that Land West of Sporle Road as a suitable location for
residential development.

BIDWELLS Page 4



