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Planning Policy Team
Breckland Council
Elizabeth House,
Walpole Loke,
Dereham, Norfolk,
NR19 1EE

Dear Sir / Madam

Draft Local Plan — Full Update Preferred Options (Regulation 18) Consultation
LPRC4SDEV056 — Land South of Attleborough Road, Great Ellingham
Representations on behalf of Persimmon Homes

On behalf of our client, Persimmon Homes, we are writing to provide a response to the Draft Local Plan — Full
Update Preferred Options (Regulation 18) Consultation with respect to Land South of Attleborough Road, Great
Ellingham (Ref: LPRC4SDEV056) (henceforth ‘the site”).

Our client’s representations focus on the assessment of the site in the Phase 2 Site Assessments and what we
consider to be an unjustified position with respect to not allocating any growth to Great Ellingham. We provide a
background to the site and infrastructure delivery in Great Ellingham below, before commenting on specific
policies in the draft Local Plan.

Background

The site has a long history of promotion. It was submitted to the Call for Sites for the now adopted Local Plan
(Ref: LP[037]019) and for the currently emerging Local Plan in 2022 (Ref: LPR/CS4/DEV/144). It has consistently
been assessed positively by the Council but not proposed to be allocated on account of it not according with the
proposed spatial strategies. It was again submitted to the Call for Sites Stage 1 in April 2025 and Stage 2 in July
2025 for approximately 130 new homes. These representations contained detailed evidence base documents on
transport, drainage, trees and ground conditions. Following the Stage 2 Call for Sites in July 2025, our client has
continued their detailed site assessment and design work which has been used to inform parameters plans for
the proposed development. We have also met with Great Ellingham Parish Council to discuss the proposal and
submitted a formal pre-application advice request to Breckland Council. The proposals are still subject to
discussion, but we have enclosed a constraints plan (enclosure 1), circulation and access parameters plan
(enclosure 2), and landscape strategy plan (enclosure 3) that were shared with the Parish Council.
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As should be clear from the Council’s previous site assessments and the detailed evidence base previously
submitted, the site is eminently suitable for residential development. This is again confirmed in the Phase 2 Site
Assessments which states that the site has some merits for allocation, but the site is then discounted for the
following reason:

"While it is recognised that there may be some merit in this site, further allocations are not
considered to be needed or appropriate in this part of the district - due to other allocations or
development in the local area.”

Our client welcomes the finding that their site has merit, but objects to the proposed strategy for growth that
would see no additional homes allocated to Great Ellingham. We understand that this decision has been made
due to a high level of recent and committed growth in Great Ellingham, but this ignores the clear opportunity to
both deliver sustainable development on the site and to help to resolve existing infrastructure capacity issues in
the village. In this respect, we are aware from discussions with the Parish Council and their representations to
the Call for Sites that there is currently significant concern locally regarding the provision of infrastructure secured
in S106 agreements to serve existing committed development. As set out below, the delivery of additional
development on the site would provide an opportunity to secure additional contributions to local infrastructure.

Infrastructure Delivery in Great Ellingham
The following concerns are raised by the Parish Council in their Call for Sites representations:

- Education: Promised S106 contributions to education facilities have not been upheld or delivered locally.
Specifically: £465,760 for an additional school classroom and £174,660 for pre-school provision. There is
concern that these funds have reportedly been absorbed into the broader Norfolk education fund and not
allocated to Great Ellingham. The primary school is already at capacity. Planned relocation of the pre-school
from the recreation grounds to school grounds is a paramount for the much needed development of a new
village recreation centre/village Hall.

- Healthcare: Lack of capacity at local GP surgeries and dental practices

- Recreation centre/village hall and shop: Some building projects have made commitments through
S106 agreements to provide community assets such as land for a new recreation centre and provision for
a village shop.

We have reviewed the S106 agreements for the existing developments and it would appear that the bulk of the
concerns raised by the Parish Council relate to the development of 153 dwellings at Land between Hingham Road
and Watton Road, Great Ellingham (Ref: 3PL/2018/0852/F). Based on recent aerial photos, this site is
approximately 50% complete and as such many of the proposed contributions are likely to be due in the near
future as follows:

- 2,200 sgm of land for a new village hall to be transferred to the Parish Council prior to 70% occupation;

- £368,000 to village hall construction to be transferred to the Parish Council prior to 70% occupation;

- Retail units prior to 75% occupation;

- Contributions to early years provision and primary education — pay 50% prior to 25% occupation and
balance on 75% occupation.

The above suggests that the Parish Council’s concerns with respect to the delivery of secured infrastructure may
be more to do with the timing of contributions, rather than contributions not being made or being spent elsewhere.



This said, given the age of the planning permission and the significant increase in build costs during recent years,
we would raise a significant concern that the contributions towards constructing the new village hall and to
relocating pre-school provision are unlikely to be sufficient to secure their delivery. We therefore consider that
there is a requirement for additional development in the village to secure the sustainable delivery
of facilities already identified as required.

Representations
Phase 2 Site Assessment

We have reviewed the brief assessment of the site in the Phase 2 Site Assessments — Discounted Sites (October
2025) document (site reference 056) and note the following inaccuracies:

- Site Name: The site is incorrectly referred to as ‘Land South West of Ellingham Road’ and not ‘Land
South of Attleborough Road’. The road adjoining the site is not called Ellingham Road.

-  Site Area: The site area is incorrectly recorded as 9.31ha and not 6.35ha as set out in the Call for Sites.
The additional area may refer to the land to the north of the site that is now developed (see pink area
on Call for Sites map extract below) and which is not part of the promoted land.

- Estimated Capacity: This is referred to as 175 dwellings which is much higher than the 130 dwellings
promoted.

The correct details are shown on the Call for Sites map (see extract at Figure 1) and we request that the
assessment is updated to ensure a fair appraisal of our client’s land.
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RefNum LPRCASDEVOS56

SiteLocation Land South of Attleborough Road
PostCode NR17 1LQ

Category Housing

DevArea 6.35ha

NumDwelling 130

Figure 1. Call for Sites Map [Extract]

Plan Period

NPPF paragraph 22 requires strategic policies to look ahead over a minimum period of 15 years from adoption.
Based on the Council’s intention to submit by December 2026 and a local plan examination period of at least a
year, adoption would be in early 2028 resulting in a 14 year period to 2042. The plan period should therefore
be extended to at least 2043.

GEN 02: Parish Hierarchy and Spatial Development Strategy

Policy GEN 02 identifies Great Ellingham as one of 10 Primary Parishes. The Primary Parishes form the 5™ tier of
the hierarchy after SDAs, SUEs, Market Towns and Key Services Parishes and before the Secondary Parishes,
Tertiary Parishes and Other Parishes. In the adopted Local Plan, Great Ellingham is identified as one of 18 a Local
Service Centres by Policy GEN 03 which are the third tier of the hierarchy after Key Settlements and Market Towns
and before Villages with Boundaries.

The approach to setting the settlement hierarchy is described in the Topic Paper: Rural Parish Hierarchy (July
2025) which explains that the methodology used was changed from that for the adopted Local Plan in response
to consultation feedback. This change has essentially meant that the 18 current Local Service Centres have been
split into two categories of Key Service Parishes and Primary Parishes, with Great Ellingham in the latter.

We have reviewed the new methodology and whilst it is broadly justified, we object to the following elements:

- Road Access: 3 points are given to settlements with an A road through or adjacent to the main
settlement in the parish. This is one of the highest scores awarded for a single piece of infrastructure and



is an odd proxy for sustainability given that it may indicate reliance on the use of private cars. We
appreciate that there may be better bus connections along A roads, but given that there is a separate
category for public transport this is already covered.

Bus service: The category for public transport includes 5 points for a high frequency bus service, then
3 points for an hourly service, 2 points for 2 hourly and 1 point for a few services a day. We support this
category but note that Great Ellingham should be scored 3 points and not 2 points as it has an hourly
bus service (see Table 1).

Table 1. Bus Provisions [The Green - Attleborough Rd - Nov 2025]

Operator Service Typical Frequency
Monday - Friday
No. 82 Daytime - 08.08. 08.10 then hourly
Konectbus Watton - GtiEiEﬁgham ., [[UBKETRI0 205, 100
Attleborough Saturday - 08.05. 09.10 then
i hourly until 15.10. 16.30. 17.30
Sunday - No Service
Monday - Friday
No. 82 Daytl?g%; 2 ’j; ?92; then hourly
I - o1 . until 15.35, 16.48, 17.
Konectbus Eii\lLtleE?rougj "th Saturday - 08.27. 09.27 then
Ringharn:=tratial hourly until 15.28. 16.48. 17.48
Sunday - No Service
No. 60 Monday - Friday
Woneathus Watton - Gt Ellingham - | Daytime - 07.20
i Attleborough - Saturday - No Service
Wymondham - Norwich | Sunday - No Service
No. 60 Monday - Friday
Konectbus Norwich - Wymondham - | Daytime - 18.10
: et Attleborough - Gt Saturday - No Service
Ellingham - Watton Sunday - No Service

- Train Service: In comparison to the points awarded for a bus service, a rail connection is awarded just
1 point. This is clearly insufficient given the impact of good train connections on modal shift towards
sustainable travel. We would also highlight that points for a rail connection are only awarded for the
settlement itself, despite access to a station in the wider area having clear benefits in encouraging
sustainable travel. By way of example, Great Ellingham is under 4km away from Attleborough Station
which has regular services between Norwich and Cambridge. We consider being within 5km of a station
with regular services should be awarded at least 1 point in the assessment.

- Convenience: This category includes 1 point for each convenience (including shops). In this respect, as
set out below a retail unit/s is required to be delivered on the approved development at Land between
Hingham Road and Watton Road, Great Ellingham (3PL/2018/0852/F) prior to 75% occupation. There
will therefore be additional retail provision in the village in the near future that should be afforded an
additional point in the assessment.

Great Ellingham is given a score of 23 in the settlement hierarchy assessment against a requirement for 25 to be
considered a Key Service Parish. On the basis of the above, we consider it should be awarded at least 3 more
points due to its good bus service, access to rail travel and additional retail provision. This would put Great
Ellingham strongly in the Key Service Parish tier of the hierarchy.

HOU 01: Breckland’s Housing Requirement

Policy HOU 01 states that it sets a minimum housing requirement of 17,388 dwellings (including a 5% buffer)
during the 18 year plan period between 2024 and 2042. This corresponds to an annual requirement of 966 dpa.
The policy then goes on to refer to ensuring an average minimum provision of 920 dpa. This is confused and
needs clarifying. There is no requirement in national policy to include a 5% buffer to the housing requirement at
plan making stage (a 5% or 20% buffer is added during 5 year housing land supply calculations only in accordance



with NPPF paragraph 78) and the housing requirement should therefore reflect the Council’s standard
methodology derived Local Housing Need of 920 dpa. We recommend that this 920 dpa is adopted for an
extended plan period to 2043 (see above) which would be 17,480 dwellings total.

HOU 02: Distribution of Housing Development

Policy HOUO2 states that the Council will aim to deliver a minimum of 19,2961 new homes over the plan period
2024 to 2042. This represents planned overprovision of ¢.10% which we support as best practice in ensuring
future delivery given that some sites will inevitably come forward more slowly than forecast.

To achieve this delivery target, Policy HOU 02 sets out the quantum of growth in each tier of the settlement
hierarchy and in each settlement. The 10 Primary Parishes are allocated 7.5% of total housing growth during the
plan period or a total of 1,310 dwellings. This figure comprises 698 dwellings on Built / Committed sites and 612
on new allocations. In terms of new allocations, the settlements receive between 0 and 140 dwellings (with Great
Ellingham taking 0) and in terms of total growth between 27 and 323 dwellings (with Great Ellingham the highest
at 323).

Jable 2. Proposed Distribution of Development in Primary Parishes [Extract from Policy HOU 02]

Built / Committed | New Allocations

Banham I 84

Great Ellingham | 323

Kenninghall 18 !

Litcham

Mundford

Old Buckenham

Swanton Morley

N.B. The figure of 88 new allocations for Old Buckenham should read 8.

By comparison, the 5 Key Service Parishes are allocated 5.9% growth or a total of 1,024 dwellings comprising
539 Built / Committed and 485 new allocations. In terms of new allocations, the individual Key Service Parishes
receive between 0 and 235 dwellings and in terms of total growth between 8 and 325 dwellings.

1 N.B. The total delivery in the tables at Policy HOU 02 add up to 18,946 and not 19,296.



Table 3. Proposed Distribution of Development in Key Service Parishes [Extract from Policy HOU 02]
-i(ey Service Parishes

Parish Built / Committed New Allocations Total (2024 to
2042)

325

We understand that the decision not to allocate additional growth to Great Ellingham has been made due to a
high level of Built / Committed growth. We object to this approach for the following reasons:

- Inaccurate Growth Figures: The figure for Build / Committed development of 323 dwellings in HOU
02 is not accurate. We have reviewed the Council’'s Statement of Five-Year Housing Land Supply
(December 2024) which details the residential land supply position as at 31 March 2024. This document
identifies a lower figure of 297 dwellings committed supply (see Table 3).

Table 4. Forecast Delivery at 31 March 2024 from Statement of Five-Year Housing Land Supply (December 2024)

Site Total Dwellings Remaining Dwellings
3PL/2020/1036/D 60 60

Land to the South East of Church Street West of Attleborough Road
(Under Construction)

3PL/2018/0852/F 153 133
Land between Hingham Road and Watton Road Great Ellingham NR17
HZ (Under Construction)

3PL/2018/0386/0 75 75
Mellor Metals (Outline not started and unconfirmed delivery)

Minor sites with PP 31 29
Total 319 297

- Undeliverable Site Included: There are significant questions regarding the deliverability of the Mellor
Metals site. Land at Mellor Metals was granted planning permission on 30% April 2021 (ref:
3PL/2018/0386/0) and a reserved matters application was submitted by Mellor Metals on 26™ April 2024
(ref: 3PL/2024/0381/D) just 4 days before the permission would have lapsed. This indicates that the site
has no housebuilder interest and raises significant questions regarding its deliverability during the plan
period, not least due to clear issues with contaminated land. The removal of Mellor Metals from the
forecast for Great Ellingham puts its committed delivery figure at 218 dwellings.

- Comparable Levels of Growth to Key Service Parishes: 218 dwellings is comparable to the average
number of dwellings allocated to the Key Services Villages, which Great Ellingham should be (see reps to
Policy GEN 02). Existing growth at this level is not a reason for not allocating additional development to
an eminently sustainable location.



- Failure to Plan for the Long Term: The existing strong delivery of new housing in Great Ellingham
clearly demonstrates that it is a suitable location for growth and the failure to allocate any additional
homes to the settlement means that following the completion of existing deliverable commitments in the
next couple of years, there will be no planned growth in the village to meet needs to 2042.

- Supporting Infrastructure Delivery: As set out above, the decision not to allocate additional growth
to the village is indicative of a failure to review the deliverability of planned infrastructure improvements
and to plan for the needs of the community. The Parish Council has raised significant concerns in this
regard and our own assessment indicates that existing secured developer contributions are unlikely to be
sufficient to deliver the new village hall and relocated pre-school provision. We consider that additional
development should be used to secure the sustainable delivery of facilities already identified as being
required to support committed growth.

In summary, we consider that the decision not to allocate additional growth to Great Ellingham is unsound. There
is a clear need to allocate additional growth in the village and our client’s site represents a sustainable location
for 130 dwellings that it should be allocated accordingly.

Summary and Conclusion

In summary, the site has consistently been identified as suitable for development, but not allocated due it not
according with the proposed spatial strategies. The emerging Local Plan again assesses the site positively, but
proposes not to allocate any additional growth to Great Ellingham due to high levels of built / committed
development. We consider that this approach fails to recognise Great Ellingham’s correct position in the settlement
hierarchy as a Key Service Parish and not a Primary Parish. It is also based on inaccurate growth figures and
forecasts for delivery and it fails to plan positively for the future needs of the village. Most significantly there has
been no consideration of the need for additional development to enable the sustainable delivery of key facilities
that are already identified as being required to support existing committed development. We therefore consider
that there is a need to allocate additional growth in Great Ellingham, that our client’s site represents a sustainable
location for 130 dwellings and that it should be allocated accordingly.

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 (geoff.armstrong@arplanning.co.uk)
Director

Armstrong Rigg Planning

Direct Line: 01234 867130

Mobile No: 07710 883907

Encs.



