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Dear Gemma,

Response to Breckland District Council Reg 18 Local Plan Consultation 2025
Land North of Brandon

On behalf of our client, Twenty5 Planning Limited is instructed to submit this letter in response to
the current Breckland District Council Regulation 18 Local Plan Consultation which ends on 15
December 2025. These representations relate to Land North of Brandon (the Site) which is
promoted for residential development.

Spatial Strategy and Cross Boundary Considerations

The Draft Local Plan refers to Brandon at paragraph 2.3 of the Draft Local Plan as a ‘sub-regional
centre’ recognising that it has ‘...a relationship with parts of the District closest to them’ but this
appears to be the only specific refence to the town.

The Market Town of Brandon is located partly within the administrative boundary of Breckland
and partly within the administrative boundary of West Suffolk to the south.

It is noted that the West Suffolk Local Plan was adopted in July 2025 however it is understood
to be the subject of a Judicial Review challenge which is still pending. Notwithstanding this, the
recently adopted Local Plan identifies Brandon as one of 5 towns in West Suffolk and as such a
top tier settlement in the settlement hierarchy (West Suffolk Local Plan Policy SP13).

The West Suffolk Local Plan describes Brandon as follows:
“5.1.1 Brandon is a market town located to the north of West Suffolk on the border with
Breckland district and has a population of approximately 9,042 (Census 2021, using
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settlement boundaries). The town hosts a weekly provisions market and has a range of
local convenience stores and comparison shops which include national and independent
retailers.

5.1.2 The Little Ouse river and extensive forest areas create an attractive setting for the
town. There are a good range of services and amenities available including GP
surgeries, a police and fire station, library, open spaces, Brandon Country Park and
sports provision including a leisure centre. The town has two primary schools and a free
school (age 11 to 16 years). Brandon railway station is situated in the north of the
settlement off Bridge Street and is on the Greater Anglia Breckland line which provides
links to Thetford, Ely, Norwich and Cambridge.

5.1.3 Brandon is located immediately adjacent to Breckland Special Protection Area
which is designated because during the bird breeding season it supports populations of
Nightjar, Woodlark and Stone Curlew which are of European importance.”

The West Suffolk Local Plan allocates Land at Warren Close, Brandon (West Suffolk Local Plan
Policy AP1), a previously developed site, for the development of around 20 homes.

The Local Plan Inspector notes within the Inspector’s Report, dated 1%t July 2025, that:

“64. The fact that the number of new homes at settlements within the same tier of the
hierarchy varies significantly is largely the consequence of the availability of suitable
sites having regard to infrastructure constraints and environmental capacity. This is
illustrated most markedly by the fact that only 50 new homes are allocated at Brandon,
one of the 5 towns, due to its proximity to the Breckland SPA and SAC and the impacts
that an increased population would have on the integrity of those sites as identified
through the habitats regulations assessment...

It is clear from consideration of the West Suffolk Local Plan that the ecological designations and
their associated buffer zones are constraining development at the Market Town of Brandon.

The Brandon Commission

In March 2025 an Independent Commission on the Future Growth of Brandon (Brandon
Commission)' was launched. It has been funded by West Suffolk Council to gather evidence,
conduct research and explore options that will best grow the prosperity and enhance the
wellbeing of current and future residents, while recognising and protecting the sensitive
ecological and environmental characteristics of the town and wider area in which it is located.

T Independent commission launched to help secure a better future of Brandon
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Initial survey work was undertaken in September 2025. The Commission has also engaged with
Natural England. It is understood that a report is to be prepared and presented in due course.

At present it is noted that the Brandon Commission is a focused project being progressed by
West Suffolk however it is requested that Breckland should seek to engage with the
Commission in light of the extent of the current administrative boundaries and to be better able
to align any positive recommendations for growth within the emerging Breckland Local Plan.

Land North of Brandon

These representations follow extensive engagement with Planning Officers regarding the
potential of Land North of Brandon to deliver residential development.

It is recognised that Brandon is a settlement which benefits for a range of existing services and
facilities including employment, education, and retail. It also benefits from excellent public
transport connectivity including bus services and a railway station providing sustainable
connections to Cambridge, Norwich and beyond.

It is emphasised that the site is situated adjacent to an existing employment area and within a
short walk of the Brandon Railway Station. It is therefore considered a highly sustainable
location for residential development.

In 2019 an outline planning application was submitted. This initially sought permission for up to
450 dwellings however during the course of the determination the application was revised to a
smaller scale of development to respond better to the local housing need identified at the
District at the time. The description of development was changed to: ‘The erection of up to 125
dwellings, including vehicular access, roads, car parking, pedestrian and cycle links, public open
space, green infrastructure, drainage and associated infrastructure works’ at the site (LPA Ref:
3PL/2019/0678/0).

In December 2021, the application was refused. The principal reason for refusal related to
insufficient evidence to demonstrate there would not be likely adverse effects on Breckland
Special Protection Area (SPA). In addition, reference was made to a lack of sufficient
justification to demonstrate that the project is necessary for imperative reasons of overriding
public interests, and that there are no alternatives to the proposed development.

The highly sustainable nature of the site should be acknowledged by the emerging local plan
and a mitigation strategy formed to allow its release for development to provide much needed
new homes and critical economic benefits for Brandon.
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The Brecks Protected Habitats and Species

The Draft Local Plan sets out the considerations given to the Brecks Protected Habitats and
Species at paragraphs 8.58 to 8.67 and Draft Policy ENV 09. It is clear that the Market Town of
Brandon is significantly constrained as a result of the ecological designations and there is a
genuine risk of economic stagnation or decline as a result.

The recently appointed Brandon Commission seeks to explore options that will best grow the
prosperity and enhance the wellbeing of current and future residents, while recognising and
protecting the sensitive ecological and environmental characteristics of the town and wider area.
It is requested that consideration be given to the potential for new residential development at
Land north of Brandon both in terms of the onsite benefits in addition to the wider benefits.

The Land North of Brandon represents a valuable opportunity to deliver up to 450 dwellings
which would provide significant benefits including the delivery of both market and affordable
homes, public open space, and sports pitches. The Promoter recognises the need for the
proposals to provide a net gain in biodiversity of at least 10%.

Summary

Land North of Brandon is a highly sustainable site situated adjacent to existing employment and
within a short walk of the Brandon Railway Station. It has capacity for up to 450 new homes and
remains available for development. The site should be recognised in the emerging local plan
and a suitable mitigation strategy formulated to allow for its release for development which
would generate significant benefits in terms of market and affordable housing supply and
economic opportunity for Brandon. The Promoter will continue to work positively with Breckland
District Council and other key stakeholders to realise the Site’s potential for sustainable
residential development.

Yours sincerely
Gareth Wilson
Senior Director
Twenty5 Planning Ltd

Cc. Stephen Scowen, Strategic Growth Manager

Appendices: Site Location Plan
Site Layout Options 125 units and 450 units
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