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1. The following representations are made in response to the Breckland Local Plan Full 

Update Regulation 18 Preferred Options consultation on behalf of Bellway Homes 

Limited.  

 
2. These representations should be read alongside the following submitted documents: 

 
Vision  

 
3. Bellway Homes Limited support the strategic vision of the Breckland Local Plan Full 

Update (2024-2042) and the inclusion of Land North of Thynne’s Lane, Mattishall (Site 

ID 307) allocated for residential development. Indeed, Bellway Homes have a strong 

track record and commitment to delivering sustainable growth with meaningful 

benefits to local communities and the surrounding environment.  

 

Alignment with Strategic Objectives 

 

Development in the Right Place 

4. The Breckland Local Plan Full Update evidence has acknowledged the intrinsic 

sustainability of Mattishall, and it must play a major part in the future growth strategy 

as development here promotes a more sustainable pattern of development. Land 

North of Thynne’s Lane would align closely with the chosen Spatial Strategy of 

locating growth into, or adjacent to, the districts’ five Market Towns while allowing for 

some smaller scale development in other settlements and parishes.  

 

5. Mattishall, as a Key Service Parish, provides a wide range of local facilities, amenities, 

and public transport options, all within walking and cycling distance of Land North of 

Thynne’s Lane, which lies immediately adjacent to the settlement edge. These 

include, but are not limited to, a primary school, doctor’s surgery, pharmacy, post 

office, shops, a public house, and various employment opportunities. In addition, 

Mattishall benefits from a regular bus service, providing convenient public transport 

links to Dereham, Norwich, and several other nearby settlements, supporting the 

Plan’s ambitions to mitigate against the impact of climate change.  

 

Meeting Housing Need 
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6. Land north of Thynne’s Lane represents a suitable and deliverable site for residential 

development that fully supports the Strategic Vision and Objectives. It provides an 

excellent opportunity to contribute to the Plan’s minimum housing requirement of at 

least 17,388 dwellings (including a 5% buffer) between 1 April 2024 and 31 March 

2042. 

 

7. The site is available now, and Bellway Homes, as a national housebuilder with a 

proven track record of delivery, are committed to early commencement and rapid 

build-out. This ensures the allocation can make an immediate contribution to the 

District’s housing supply.  

 

Promoting a Strong Economy 

 

8. Land North of Thynne’s Lane promotes and support economic growth in a sustainable 

and accessible location. Indeed, the proposed delivery of circa 100 dwellings is 

proportionate to the scale of Mattishall and represents appropriate development in a 

rural area. This supports the vitality of essential local amenities and strengthens 

economic resilience, while also generating employment opportunities during 

construction and stimulating local economic activity post-occupation.  

 

Creating a Rich Environment 

 

9. The residential development of Land North of Thynne’s Lane will positively contribute 

to the local character of Mattishall and deliver meaningful benefits for both new and 

existing residents. At this stage, it is anticipated that all existing trees and hedgerows 

will be retained, and the scheme will provide significant opportunities to achieve over 

10% Biodiversity Net Gain. The layout will respect the setting of the Mattishall 

Conservation Area, with development concentrated on the western side of the site to 

maintain appropriate separation. This approach will create a well-defined and 

attractive settlement edge that integrates sensitively with the surrounding landscape. 

 

Thriving Communities  

10. Land North of Thynne’s Lane can support the ambitions of the Mattishall 

Neighbourhood Development Plan (July 2025), retaining existing Public Rights of Way 
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and enhancing active travel connections into Mattishall. This will promote health and 

wellbeing, while also improving accessibility to local community facilities.  

 
GEN 01: Design and Sustainable Development 

 
11. Bellway Homes Limited broadly supports Draft Policy GEN 01. The submitted Concept 

Plan demonstrates how Land North of Thynne’s Lane can deliver a high-quality, 

sustainable development that reflects the ambitions of the Breckland Design Guide 

and addresses the key elements of Policy GEN 01. The scheme promotes health and 

well-being, incorporates measures to reduce crime, minimises environmental impacts, 

and maintains the character and identity of Mattishall. Further detail on the design 

rationale is provided within our representations for Proposal MAT 1 (307): Thynne’s 

Lane. 

 
GEN 02: Parish Hierarchy and Spatial Development Strategy 

 
12. Bellway Homes Limited supports the identification of Mattishall as a Key Service 

Parish in recognition of its high level of services, facilities and access to public 

transport, including the role in plays in serving smaller nearby rural villages.  

 
13. However, we urge the Council to exercise caution and reconsider its heavy reliance 

on Strategic Development Areas (SDAs) and Sustainable Urban Extensions (SUEs). 

While the role and benefits of large-scale strategic sites are acknowledged, Policy 

GEN 02 places a disproportionate emphasis on these locations to meet overall 

housing need. 

 
14. In practice, this approach risks delaying delivery due to the long lead-in times, 

infrastructure dependencies, and complex land assembly associated with such sites. 

If even one SDA or SUE fails to come forward, either entirely or as quickly as 

anticipated, the Council risks falling significantly short of its housing requirement and 

being unable to maintain a five-year housing land supply. This raises concerns about 

meeting the NPPF test of soundness at Paragraph 36(c), which requires plans to be 

effective and deliverable over the plan period. 

 
15. Given this risk, the role of modest allocations in Key Service Parishes is critical to the 

resilience of the Plan. Mattishall, as one of the Key Service Parishes, is therefore well 
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positioned to accommodate sustainable growth, as outlined within the assessment 

criteria of the Settlement Hierarchy Topic Paper 2025. Indeed, Land North of Thynne’s 

Lane represents a deliverable site in a Key Service Parish that is immediately 

available and capable of mitigating the risk of strategic sites not coming forward, while 

also supporting rural vitality in accordance with NPPF Paragraph 83. 

 
GEN 03: Built Form 

 
16. Bellway Homes Limited is generally supportive of the provisions of Policy GEN 03 and 

considers Land North of Thynne’s Lane to meet the proposed definition of being within 

a built-up area, as it is immediately adjacent to existing development. However, part 

(d) appears contradictory, as it states that the built-up area will exclude undeveloped 

land that is allocated for new development. We request clarification on this point to 

ensure consistency and certainty in the application of this policy. 

 
HOU 01: Breckland’s Housing Requirement 

 
17. Given the current stage of preparation of the Breckland Local Plan, it does not qualify 

for the transitional arrangements set out in Paragraph 234 of the National Planning 

Policy Framework (NPPF, December 2024). The plan will therefore be assessed 

under the existing plan-making system, applying the current tests of soundness. 

However, to remain within this system, it must be submitted for examination by 31st 

December 2026, as it has reached Regulation 18 ahead of the new plan-making 

regulations expected in early 2026. 

 
18. Paragraph 62 of the NPPF is clear that “to determine the minimum number of homes 

needed, strategic policies should be informed by a Local Housing Need assessment, 

conduced using the Standard Method set out in national planning practice guidance.” 

 
19. Bellway Homes Limited are therefore supportive in principle of setting a minimum 

requirement for the delivery of at least 17,388 (including a 5% buffer) new homes 

between 1 April 2024 and 31 March 2042 derived from the Standard Method, to 

ensure an average minimum provision of 920 dwellings per annum.  

 
20. However, NPPF Paragraph 69 sets out that strategic policies should establish a 

housing requirement figure for the whole area, and that this may be higher than the 
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identified housing need if, for example, it includes provision for neighbouring areas or 

reflects growth ambitions linked to economic development or infrastructure 

investment. The Standard Method is therefore a minimum and should be reflected as 

such. 

 
21. At this stage, Policy HOU 01 has not considered whether an uplift is appropriate to 

reflect growth ambitions, as set out in NPPF Paragraph 69. We recommend that the 

Council considers whether this is necessary in respect of housing affordability and 

Norfolk’s wider economic ambitions, including the effects of major investment in clean 

energy and offshore wind, the Norwich-Cambridge Tech Corridor, and alignment with 

national priorities such as the Oxford-Cambridge Growth Arc. These initiatives will 

require significant housing and infrastructure delivery for their full potential to be 

realised. 

 
22. The Council should assess the impact these opportunities could have on housing 

demand and position itself to capture them by planning for housing delivery beyond 

the minimum requirement, aligning with the Government’s wider ambitions for growth. 

Limiting the strategy to the minimum figure is too restrictive and risks failing the tests 

of soundness when Paragraph 36 is considered as a whole. The Council should 

therefore consider whether a higher housing requirement is appropriate to ensure the 

plan is positively prepared, justified, and effective. 

 
23. There is a clear risk of under-delivery if allocated sites stall or if windfall assumptions 

do not materialise over an 18-year plan period. To ensure the plan remains effective 

and resilient, additional provision beyond the minimum requirement is essential. This 

flexibility will safeguard against shortfalls and help to maintain a robust five-year 

housing land supply throughout the plan period. 

 
24. Land North of Thynne’s Lane represents a sustainable and deliverable opportunity to 

contribute to this additional provision. The site is available now and Bellway Homes, 

as a national housebuilder with a proven track record of delivery, is committed to early 

commencement and quick build-out. A detailed trajectory demonstrating how this site 

can deliver within the early years of the plan is provided later in these representations. 
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HOU 02: Distribution of Housing Development 

 
25. Bellway Homes Limited support the overarching approach to housing delivery and the 

commitment to maintaining a Five-Year Housing Land Supply throughout the Plan 

period. We also welcome the ambition to exceed the minimum requirement. 

 

26. However, requiring mandatory pre-application engagement with the LLFA in certain 

settlements, including Mattishall, is not justifiable. While Bellway Homes support the 

principle of managing flood risk and ensuring appropriate mitigation measures from 

the earliest opportunity, making pre-application discussions a policy requirement 

introduces an unnecessary level of rigidity insofar as this could cause significant 

delays for sites reliant on an optional service if and when the LLFA has limited 

capacity.  

 
27. Pre-application engagement should be encouraged as good practice rather than 

mandated through policy. 

 
28. Furthermore, clarity is needed on the practical application of accessibility and 

affordable housing targets, particularly in relation to viability. It is important that these 

requirements are applied flexibly to ensure deliverability across a range of sites, 

consistent with NPPF Paragraph 36(b). This is elaborated on further throughout these 

representations, under our responses to Policies HOU 5, and Proposal MAT 1 (307): 

Thynne’s Lane.  

 
HOU 03: Windfall Housing Policy 

 
29. Bellway Homes Limited supports the principle of Policy HOU 03 in managing windfall 

development proportionately across the settlement hierarchy. Linking windfall growth 

to sustainability and Policy GEN 03 is appropriate and consistent with national policy. 

 
30. However, clarification is required to ensure that windfall thresholds do not apply to 

allocated sites within the Local Plan and do not inadvertently restrict the delivery of 

allocations that exceed the windfall cap. For example, Land North of Thynne’s Lane, 

identified as a draft allocation for 100 dwellings in Mattishall (a Key Service Village), 

would exceed the windfall limit of 50 dwellings. Careful wording is therefore essential. 
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31. Larger sites in Key Service Villages, such as Land North of Thynne’s Lane, form part 

of the planned housing trajectory, reducing reliance on windfalls and supporting the 

spatial strategy. 

 
32. Bellway Homes Limited therefore recommend the addition of the following wording to 

Draft Policy HOU3: 

 
“The windfall thresholds set out in this policy apply only to non-allocated sites. 

Allocated sites will be delivered in accordance with their allocation and supporting 

infrastructure requirements.” 

 
HOU 04: Large Housing Sites Development Principles 

 
33. Bellway Homes Limited support the principle of ensuring high-quality and coordinated 

development, however, do not support the policy as currently drafted. In the first 

instance, clarification is required to distinguish between whether the policy refers only 

to applications “over 100 dwellings” (as it is currently worded), or sites delivering 

exactly 100 dwellings. Land North of Thynne’s Lane is currently included as a draft 

allocation for 100 dwellings, and as currently worded, it suggests this site would not 

fall within the scope of Policy HOU 04.  

 
34. In the scenario this policy is intended to apply to sites such as Land North of Thynne’s 

Lane, Bellway Homes consider the provisions of the policy to be disproportionate to 

the scale of development proposed. The requirement for a Design Code, with clear 

evidence of stakeholder support would be unnecessarily burdensome at the outline 

stage and introduces additional complexity and cost that may not be justified for sites 

of this scale. We suggest that the threshold is amended to apply to sites of 150 

dwellings or more, or alternatively, that a proportionate approach is adopted for sites 

at the lower end of the threshold to ensure compliance with NPPF Paragraph 36 and 

prevent undue delays to delivery. 

 
HOU 05: Development Viability 

 
35. Bellway Homes Limited have significant concerns in relation to the inflexibility of Policy 

HOU 05, and its potential to impact upon deliverability. Indeed, Policy HOU 05 states 

that the Council will refuse any subsequent applications that seek to question the 
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viability of the development if submitted within five years from the date of the grant of 

planning permission. Applying a blanket refusal on all proposals for a period of 5 years 

is overly rigid and risks undermining the deliverability of both allocated and speculative 

development in scenarios where significant economic challenges occur after 

permission is granted.  

 
36. Planning Practice Guidance (PPG) Paragraph 009 (ID: 10-009-20190509) is clear that 

“plans should set out circumstances where review mechanisms may be appropriate, 

as well as clear process and terms of engagement regarding how and when viability 

will be reassessed over the lifetime of the development to ensure policy compliance 

and optimal public benefits through economic cycles.” 

 
37. It is also acknowledged that PPG Paragraph 009 further clarifies that review 

mechanisms are intended to strengthen the ability of LPAs to seek compliance with 

relevant policies over time, not as a tool to protect a return to the developer. However, 

Bellway Homes Limited does not support the proposed blanket ban on viability 

assessments, as this removes the flexibility envisaged by the PPG to allow review 

mechanisms to ensure policy compliance through economic cycles over the lifetime 

of a development. Such an approach could lead to increased non-implementation 

rates or stalled strategic sites if unforeseen circumstances arise post-permission. It is 

therefore suggested that the blanket ban is replaced with wording that allows for 

exceptional circumstances to be considered. 

 
38. Regarding the transparency of viability assessments, clarity is required around the 

wording of “genuinely financially sensitive information”. Whilst this approach is 

supported by PPG Paragraph 021 (ID: 10-021-20190509), confirmation of the 

circumstances where it is deemed that specific details of an assessment are 

commercially sensitive would be beneficial.  

 
HOU 11: Self and Custom Build Homes 

 
39. The requirement in Policy HOU 11 for all proposals of 100 dwellings or more to provide 

serviced plots for at least 5% of homes as self-build or custom-build is not considered 

justified or deliverable. 
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40. While the principle of supporting self and custom-build housing is acknowledged, 

imposing a fixed threshold of 100 dwellings introduces significant viability and delivery 

risks for sites such as Land North of Thynne’s Lane. 

 
41. Land North of Thynne’s Lane is provisionally identified for 100 dwellings, which would 

trigger this requirement. However, the threshold appears arbitrary and is not 

supported by robust evidence of market demand, feasibility, or cost implications. 

There is no clear justification that sites of 100 dwellings are inherently more suitable 

for self-build than those slightly smaller. This approach risks penalising sites that 

marginally exceed the threshold without considering site-specific constraints or 

viability. 

 
42. Furthermore, self and custom build homes are much more likely to be larger, family 

homes due to the intrinsic cost and timescales that come with such projects. The 

Councils’ requirement for allocated plots to be provided at a range of costs, sizes and 

types in accordance with the latest identified local need is unfeasible and would put 

unnecessary pressures on larger sites, and may result in unbuilt plots. 

 
43. Regarding design codes, should the Councils require self and custom-build dwellings 

within larger sites, it is not considered necessary that design codes are developed for 

these plots as this is further constraint on delivery. The design, layout and other 

delivery factors of self and custom-build dwellings can be controlled by any 

permission, including parameter plans, and/or development management policies 

within this Plan or any later plans, or the forthcoming National Development 

Management Policies. 

 
44. Servicing plots can impose substantial upfront costs, which could compromise the 

delivery of affordable housing and infrastructure delivery. Policy HOU 11 should allow 

site-specific viability assessments to demonstrate where self-build provision cannot 

be supported, rather than applying a blanket requirement. 

 
45. Furthermore, to justify the 5% requirement, additional evidence is needed to 

demonstrate genuine demand for self-build plots, as none currently appears to be 

available. Self-builders typically do not want plots within larger housing developments, 

and even where individuals are listed on the self-build register, this does not 
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necessarily confirm ongoing interest or that they are in a financial position to 

undertake such a project. 

 
46. In summary, the 100 dwelling threshold lacks clear evidence, risks undermining 

viability, and could delay housing delivery. Instead, a flexible, viability-led approach, 

aligned with NPPF Paragraph 36(b) and supported by proportionate evidence, would 

better achieve policy objectives. Better still, the Policy should encourage self-build 

opportunities on larger sites rather than imposing a blanket requirement. 

 
HOU 18: Securing A Mix of Housing 

 
47. Bellway Homes Limited supports Policy HOU 18 and considers the approach justified 

and consistent with national policy, including NPPF Paragraph 63, which seeks to 

deliver a mix of housing types and sizes to meet identified needs across the District 

as set out in the latest HEDNA (July 2025). 

 
48. We welcome the flexibility within the policy, which recognises that exceptional 

circumstances may mean it is not appropriate to provide the full range of housing 

types in accordance with the HEDNA. This position is reinforced by the HEDNA at 

Paragraph 1.3, which states that “policies should provide provision for some flexibility 

in the tenure profile to take account of grant and viability considerations as 

appropriate.” 

 
49. It is also supported that Policy HOU 18 responds positively to developments in 

Neighbourhood Plan areas where an up-to-date local housing needs assessment 

provides a more locally specific indication of need, such as the Mattishall 

Neighbourhood Plan (MNP, July 2025). Both the MNP and HEDNA are aligned in their 

timing and provide complementary evidence to guide housing mix on Land North of 

Thynne’s Lane. 

 
50. It is critical that this degree of flexibility is retained in the Plan through to submission 

to ensure that Policy HOU 18 continues to take into account reasonable alternatives, 

based on proportionate evidence as required by NPPF Paragraph 36(b).  
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HOU 21: Affordable Housing 

 
51. Bellway Homes Limited support the provisions of Policy HOU 21 and the requirement 

to provide at least 25% of a proposed development as affordable housing. Land North 

of Thynne’s Lane will ensure at least a policy compliant level of affordable housing is 

delivered on site.  

 
ENV 02: Green and Blue Infrastructure 

 
52. Bellway Homes Limited support the principle of Policy ENV 02. Land North of 

Thynne’s Lane is capable of supporting the requirements of the policy and offers 

opportunities to integrate green and blue infrastructure in line with the Breckland 

Green Infrastructure Study, with no identified conflicts. 

 
ENV 03: Improving Biodiversity 

 

53. Bellway Homes Limited support the principle of BNG and recognise its role in 

enhancing ecological value and contributing to nature recovery.  

 

54. However, Bellway Homes objects to the suggestion that developments providing more 

than the statutory biodiversity net gain requirement will be favourably considered, and 

to the active encouragement of a minimum 20% net gain. While we acknowledge that 

the policy states this is encouraged rather than required, 20% significantly exceeds 

the statutory minimum of 10% set out in the Environment Act 2021. Any expectation 

above the national baseline must be subject to viability testing. 

 
55. A requirement beyond 10% could be considered unviable, unnecessary, and 

unrealistic. It would introduce substantial additional costs and land-take, particularly 

on constrained or higher-density sites, and risks undermining the deliverability of 

housing schemes. The Local Plan should therefore align with national policy and only 

require the statutory 10% requirement. 

 
56. Flexibility must be maintained in the application of BNG across different and unique 

sites. A rigid or prescriptive approach could limit the ability of developers to respond 

to site-specific constraints and opportunities. The policy should allow for a range of 

delivery mechanisms, including on-site, off-site and statutory credits. 
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ENV 05: Trees, Hedgerows and Development 

 
57. Bellway Homes Limited support the principle of Policy ENV 05. Land north of Thynne’s 

Lane consists of agricultural land and does not contain any existing trees within the 

site itself. Several trees are located along the site perimeter; therefore, any tree loss 

is expected to be kept to an absolute minimum and only where necessary. There are 

only three trees along Thynne’s Lane, and these will not be affected by the creation 

of site access. Although a full tree survey has yet to be completed, no conflicts are 

anticipated. 

 

58. Despite this, requiring any loss of Category A and B trees or hedgerows to be “robustly 

evidenced as unavoidable” is overly onerous. While the retention of existing trees and 

hedgerows is an important design principle, the proposed wording introduces an 

inflexible policy requirement that fails to allow for site-specific constraints or the need 

to balance competing objectives such as housing delivery, trade-offs in layout design, 

and viability. 

 

59. A more pragmatic approach would be to require applicants to demonstrate that 

reasonable steps have been taken to retain Category B trees and hedgerows 

wherever possible. This would ensure alignment with national policy as required by 

NPPF Paragraph 36(d), particularly in relation to Paragraph 16(b) which states plans 

should be prepared positively, in a way that is aspirational but deliverable. Imposing 

a requirement to prove loss is “unavoidable”, particularly for non-TPO trees, risks 

making the policy undeliverable and therefore unsound. 

 
ENV 06: Designated Historic Assets 

 
60. Bellway Homes Limited support the principle of Policy ENV 06. It is acknowledged 

that Land North of Thynne’s Lane falls into the wider setting of the Western 

Conservation Area of Mattishall. However, the residential development of the site 

would not impact the special character of the Western Conservation Area of Mattishall.  

 

61. Indeed, the special interest of the Conservation Area is derived from its historic street 

pattern, the mix of historic properties which serve as a reminder of the functional core 

of Mattishall and the enclosed character. However, the contribution of the Site to the 
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setting and special interest of the Conservation Area is limited by interposing 

development and lack of visibility of the Site from within the Conservation Area. The 

character of the Conservation Area is enclosed with the built form fronting onto 

Dereham Road.  

 
62. As such, it is considered possible to introduce built form onto the Site without 

impacting the special character and appearance of the Conservation Area. The core 

interest of the Conservation Area as the historic functional core of the western end of 

Mattishall would not be impacted by the introduction of residential development on 

this site.  

 
63. Whilst it is acknowledged that the Site does form part of the wider rural setting of the 

Mattishall Conservation Area and contributes to the understanding of the 

Conservation Area as a rural village, its ability to do so has been weakened by 

modern, interposing development. In real terms, the understanding of the 

Conservation Area as a rural village is primarily derived from the open fields to the 

north and east. Further detail can be found in the accompanying Heritage Appraisal. 

 
ENV 13: Local Green Space 

 
64. Bellway Homes Limited support the identification of three potential locations in 

Mattishall for Local Green Space designations, which are in addition to those identified 

through the Mattishall Neighbourhood Development Plan (June 2025). Indeed, given 

the level of growth proposed for Mattishall, opportunities for local green space and 

recreation are essential for new and existing residents. It is therefore encouraging to 

see that potential locations have already been identified. In addition, Land North of 

Thynne’s Lane has recently been found unsuitable for designation as a Local Green 

Space as part of the Mattishall Neighbourhood Development Plan examination. 

Instead, it is considered more appropriate for residential development as the Plan has 

identified.  

 
COM 01: Healthy Lifestyles 

 
65. Bellway Homes Limited support the requirements of Policy COM 01. However, we do 

not agree with the Integrated Assessment (October 2025) findings for Land North of 

Thynne’s Lane under IA5A (Climate Change Mitigation and Air Quality) and IA5B 
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(Climate Change Adaptation), which identify a ‘minor negative effect likely’ for IA5A 

and a ‘negligible effect likely’ for IA5B. 

 
66. The basis for these conclusions is unclear. The site is in a highly sustainable location, 

within walking distance of local amenities and public transport, and is therefore 

unlikely to generate significant car trips. In this context, a negative effect on air quality 

appears unjustified, nor are there any negative impacts associated with excessive 

noise generation.  

 
67. Furthermore, new homes offer the greatest opportunity to support a low-carbon future. 

Development at this site would incorporate the Future Homes Standard, energy-

efficient technologies, and sustainable drainage systems (SuDS), alongside other 

climate adaptation measures to deliver meaningful environmental benefits. Water-

saving features could also be included to address concerns under IA10 (Water 

Resources), further strengthening the site’s positive contribution against the Plan’s 

sustainability objectives. 

 
INF 01: Sustainable Transport 

 
68. Fundamentally, the Council’s approach to sustainable transport and accessibility is 

supported. The requirement for development proposals to be accessible to 

sustainable modes of transport aligns with the overarching policy objective of 

promoting a safe, efficient, and convenient transport system. Reducing reliance on 

private cars and increasing the proportion of shorter journeys made on foot or by cycle 

are critical to achieving a sustainable spatial pattern of development. 

 
69. To deliver integrated and accessible transport options, new development should be 

located close to existing services, facilities, and public transport infrastructure within 

Breckland. This reflects NPPF Paragraph 110, which emphasises focusing significant 

development in locations that are or can be made sustainable, by limiting the need to 

travel and offering genuine transport choices. We also support the requirement for 

developments to incorporate or enhance links to existing routes and improve access 

to key settlements. 

 
70. Land North of Thynne’s Lane aligns with Policy INF 01 objectives, given Mattishall’s 

status as a Key Service Parish. Indeed, Mattishall offers a range of services, including 
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a primary school, doctors’ surgery, pharmacy, post office, shops, public house, and 

other employment opportunities. The village also provides leisure and social facilities, 

such as Mattishall Memorial Hall, Mattishall Golf Club, Mattishall Bowls Club and 

Mattishall Sports and Social Club, which support a vibrant local community. Mattishall 

also has a regular bus service which supports public transport accessibility to 

Dereham, Norwich and several other nearby settlements.  

 
71. Proposal MAT 1 (307) further supports sustainable travel through measures such as 

widening Thynne’s Lane, and extending the 30mph zone up to Garvestone Road, and 

retaining and improving public rights of way (FP12, FP14 & FP21) for active travel. 

These provisions, supported by Bellway Homes Limited and detailed in the 

accompanying Transport Technical Note, would cater for the primary desire line for 

pedestrians towards the local amenities and facilities into Mattishall, to the north of 

the site. 

 
72. We note the Integrated Assessment (October 2025) scored Land North of Thynne’s 

Lane as having a ‘minor negative effect likely’ under IA11 (Sustainable Transport), 

primarily due to distance from rail and cycle routes. Bellway Homes Limited disagrees 

with this conclusion. Breckland is a rural district with limited rail connectivity, and 

opportunities to maximise sustainable transport vary between urban and rural areas, 

as acknowledged in NPPF Paragraph 110. The site can contribute to off-site cycle 

improvements and benefits from regular bus services to larger settlements, reducing 

car dependency while maintaining accessibility for all. 

 
73. Supporting development at Land North of Thynne’s Lane promotes growth in a 

location with access to sustainable transport options, consistent with national policy 

and supported by Bellway Homes Limited. 

 
INF 02: Transport Requirements 

 
74. Bellway Homes Limited supports Policy INF 02 and its emphasis on integrating 

development into existing transport networks and providing safe, suitable, and 

convenient access for all users. This approach is appropriate and consistent with 

national policy. 
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75. Land North of Thynne’s Lane can achieve the objectives of Policy INF 02, as has been 

demonstrated below and within the accompanying Transport Technical Note, in which 

further detail can be found.  

 
a) Integration with existing transport networks 

The site fronts Thynne’s Lane and can deliver a suitable vehicular access point from 

the existing public highway. 

 

b) Mitigation of highway impacts 

Opportunities exist to widen Thynne’s Lane and provide new footway connections to 

Welgate Road, improving safety and addressing existing constraints. 

 

c) Protection and enhancement of Public Rights of Way 

Existing PRoW routes (FP12, FP14 & FP21) will be retained and enhanced to support 

active travel. 

 

d) Safe and convenient access for all users 

The site can deliver appropriate pedestrian infrastructure and connectivity to local 

services, with parking and servicing addressed at detailed design stage. 

 

e) Avoidance of inappropriate traffic generation and highway safety risks 

No significant highway issues have been identified that would restrict development of 

the site. Highway safety will be further enhanced by extending the 30mph speed limit 

eastwards along Thynne’s Lane, supported by a TRO amendment. This measure, 

combined with proposed carriageway widening and footway improvements, ensures 

the safe operation of the highway network is not compromised.  

 
76. The site is also within walking distance (approx. 500m) of bus stops on Dereham 

Road, served by regular services to Dereham and Norwich. Footway improvements 

and PRoW enhancements will further improve connectivity to these bus stops.  

 
77. There is no ransom strip, and sufficient land is available within the site boundary to 

achieve required visibility splays. Indeed, engagement with the Local Highway 

Authority will be undertaken at application stage, but at this stage no fundamental 

constraints have been identified. 
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78. Land North of Thynne’s Lane is therefore well placed to meet the requirements of 

Policy INF 02 and deliver a sustainable access strategy. Further detail is provided in 

the accompanying Transport Technical Note. 

 
INF 03: Flood Risk & Surface Water Drainage 

 
79. Bellway Homes Limited are supportive of Policy INF 03 and would like to emphasise 

that Land North of Thynne’s Lane will be in accordance with its provisions. 

 
80. Indeed, the Level 1 Strategic Flood Risk Assessment (SFRA) does not identify any 

significant flood risk concerns relating to the site or the wider Mattishall area.  On this 

basis, it is anticipated that flood risk will not pose a constraint to delivery, and the site 

is likely to be considered sequentially preferable in accordance with the NPPF. 

 
81. An initial assessment of Land North of Thynne’s Lane suggest that flood risk will not 

present a significant constraint to development, and any surface water drainage 

matters can be effectively addressed through the implementation of appropriate 

sustainable drainage systems (SuDS).  A detailed SuDS strategy will be developed 

as part of any future planning application and can be submitted to the Council for 

review at the appropriate stage of the planning process. 

 

Proposal MAT 1 (307): Thynne’s Lane 

 
82. Bellway Homes Limited support the allocation of Land North of Thynne’s Lane for 

residential development and are encouraged to see growth directed towards 

Mattishall as a sustainable location and Key Service Parish.  

 
Land Ownership 

 
83. Bellway Homes Limited control the site on behalf of two landowners, who together 

hold a single consolidated ownership. The site is available and suitable for residential 

development. A full viability appraisal has not been undertaken at this stage; however, 

based on high-level assessments, there are no known technical constraints that would 

significantly impact the overall viability or deliverability of any future development of 

the site. Bellway Homes Limited would not be promoting this site if there were any 

anticipated risks that could compromise its potential for residential use. 
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Utilities 

 
84. It is also anticipated that broadband, electricity, and water supplies can be made 

available to serve the whole site. Bellway Homes Limited have extensive experience 

in delivering residential schemes of this scale and would undertake the necessary 

utility assessments at the appropriate stage to confirm existing capacity and identify 

any required upgrades in consultation with the relevant utility providers. Given that the 

site adjoins the settlement of Mattishall, there is no evidence at this stage to suggest 

that the necessary infrastructure is not already in place or cannot be made available 

to support future development. 

 
Delivery 

 
85. The Concept Plan submitted alongside these representations demonstrate that the 

Site has capacity to accommodate circa 100 dwellings at this stage. Indeed, Bellway 

Homes Limited are a national housebuilder with a strong track record of delivering 

residential development efficiently and at pace. Bellway Homes Limited has the 

resources, expertise, and delivery mechanisms in place to progress sites through the 

construction process once consent has been secured.  

 
86. Subject to securing the site’s allocation and any subsequent permission, the site is 

available, suitable and wholly deliverable within five years of adoption of the Breckland 

Local Plan, with no major technical or policy constraints.  

 
87. However, the Plan’s housing trajectory indicates that delivery of the site for 100 

dwellings would not commence until 2031/32, with only 20 homes delivered in that 

year, followed by 30 in each of the next two years and 20 in 2034/35. Bellway Homes 

Limited would like to emphasise that Land North of Thynne’s Lane is immediately 

available and well positioned for earlier delivery within the Plan period, with delivery 

expected to be completed by 2032 at the latest.  

 
88. The table below illustrates the anticipated timeline for completions, assuming the site 

is allocated, and planning permission is granted promptly. 
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Years Number of Dwellings 

2027 – 2032 100 (50dpa in 2031 and 2032) 

2033 – 2038 N/A 

2039 – 2042 N/A 

After 2042 N/A 

TOTAL 100 

 
89. No public consultation exercises have been carried out within Mattishall in respect of 

Land North of Thynne’s Lane at this stage given the current status of the Site. Bellway 

Homes Limited would be willing to engage early with the local community once there 

is greater certainty on the status of the site’s allocation.  

 
Policy Concerns 

 
90. Bellway Homes Limited do however express some concern over part m of Proposal 

MAT 1, which requires 25% homes built to the M4(2) accessible and adaptable 

standards and 5% in accordance with the Building Regulations M4(3) standard. 

 

91. Whilst the principle of improving accessibility is supported, these requirements could 

significantly impact viability and delivery timescales, given the additional design, 

space, and cost implications associated with meeting these standards.  

 
92. It is noted that the draft Local Plan Viability Assessment (July 2025) tested generic 

typologies, but did not account for site-specific considerations such as those affecting 

Land North of Thynne’s Lane. Therefore, to ensure the soundness of the Plan, it is 

essential that such requirements are reviewed and robustly justified in the finalised 

assessment.  

 

Economic Benefit 

 
93. It is also noted that Land North of Thynne’s Lane was assessed as having a ‘negligible 

effect likely’ under IA4 (Economy and Education) in the Integrated Assessment 

(October 2025). The rationale for this assessment is unclear, as delivery of the site 

would generate employment opportunities during construction and stimulate local 
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economic activity post-occupation. Furthermore, financial contributions can be 

secured to mitigate any impact on education provision. On this basis, we consider 

Land North of Thynne’s Lane to have a positive effect against IA4. 


