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1. Introduction 

1.1. This Planning Statement [‘Statement’] has been prepared by Fletcher King on behalf of Rosedale Property 

Holdings Limited, the freehold owner of the former Tata Steel Site and No.40 Fengate Drove [‘Site’] 

located on Fengate Drove in Brandon, to respond to the consultation exercise on the Preferred Options 

(Regulation 18) version of the emerging Breckland Local Plan [‘Preferred Options’] dated October 2025. 

The Site is identified by the red line boundary in Appendix 1. 

 

1.2. In addition to the Tata Steel Site, which has been the subject of previous submissions, the Client has 

acquired No.40 Fengate Drove, on the northern side of the street. The intention is to bring forward a 

comprehensive, phased residential masterplan for both sites. 

 

Context and Purpose 
 
1.3. Pursuant to, and in conjunction with, the previous representations and officer engagement set out in 

Section 3, this Statement presents compelling justification for residential development of the Site and 

makes recommendations for changes to the emerging Policies in the Preferred Options to support it. 

 
Key Stakeholder 

 
1.4. Rosedale Property Holdings Limited [‘Client’] is a key stakeholder and investor in the district. They will 

continue to participate fully in the emerging Local Plan consultation process and are determined to 

regenerate the Site with a high-quality and sustainable residential scheme, associated infrastructure, and 

ecological improvements.  

 

1.5. The Client is progressing a hybrid planning application submission for circa 200 homes on the Site, which 

is intended to be submitted early in 2026.  

 

Content and Structure 
 
1.6. This Statement is structured as follows: 

 

Section 2 describes the Site and surroundings 

Section 3 sets out the chronology and summary of previous submissions on behalf of the Client 
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Section 4 provides comments and recommendations on the main policy aspects of the Preferred 

Options relating to the principle and quantum of residential development on the Site, 

having regard to the evidence base and Government policy 

Section 5 sets out comments and recommendations on other aspects of the Preferred Options 

Policies insofar as they could affect the deliverability and viability of development on the 

Site 

 

Section 6 concludes. 
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2. The Site and Surroundings 

2.1. As shown in Figure 2.1, the Site is located in the north-western part of the ‘butterfly-shaped’ urban area 

of Brandon. The situation is somewhat unusual because the vast majority of the market town falls within 

the administrative area governed by West Suffolk Council, but the north-west part of the town (including 

the Site) falls inside the Council’s jurisdiction as denoted by the district boundary (blue dotted line) in 

Figure 2.1. The nearest settlement in Breckland District is Weeting (defined as a ‘Local Services Centre’) 

which lies approximately one kilometre to the north and is physically separated by a swathe of ‘open’ 

countryside. 

 

FIGURE 2.1: SITE LOCATION IN BRANDON 

 

 
                Source: Pod Architects 

 

2.2. West Suffolk Council adopted its Local Plan in July 2025 and this designates Brandon as a ‘Town’. Together 

with four other towns within West Suffolk, it sits at the top of the settlement hierarchy. It accommodates 
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a good range of national and independent retailers and services; a weekly market; doctor and dental 

surgeries; library; police and fire stations; educational facilities including two primary schools and a 

secondary school; sports facilities including a leisure centre; recreational land and open spaces; as well 

as employment opportunities. As set out in the Transport Feasibility Study prepared by Markides 

Associates in support of the Call for Sites Stage 2 submission in July 2025, the majority of services offered 

by the town are within about an 18 minute walk from the Site (denoted by the purple arrow in Figure 

2.1). 

 

2.3. The Site is isolated from the main national and regional road networks. The A11 and A47 corridors are 

located considerable distances to the south and north respectively. However, in terms of public transport 

infrastructure, Brandon railway station (providing links to Norwich, Cambridge, Ely, and Thetford) and 

the bus stops on Brandon Road (providing good connectivity to the Kings Lynn and Thetford) are a short 

walk (c.5-10 minutes) to the east (denoted by the orange arrow in Figure 2.1).  

 
2.4. As shown in Figure 2.2 and detailed in previous submissions by the Client, the recent housing 

development along the south side of Fengate Drove forms the established built environment between 

the Site and Brandon Road, beyond which is the railway station. To the north of Fengate Drove is a mix 

of vacant land, housing, commercial, and community uses. 
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FIGURE 2.2: AERIAL VIEW OF NORTH-WEST BRANDON 

 

 

                Source: Google Earth 

 

2.5. The Site comprises two land parcels totalling 2.98 hectares located on either side of Fengate Drove, 

benefitting from existing accesses on Fengate Drove.  

 

2.6. The southern land parcel is the Former Tata Steel Site, comprising a large ‘first generation’ warehouse 

building with a height equivalent to four-storeys, together with an elongated standalone brick building 

accommodating ancillary facilities. The warehouse comprises a single skin of corrugated iron sheets, 

asbestos roof, and uneven concrete floor which presents a limitation in terms of the use and operation 

of the building for typical B8 / employment purposes. The southern part is surplus land that extends to 

the railway line which has an east-west axis. It was previously used for the storage of materials (including 

steel stock holding) and machinery associated with the former operations of Tata and Corus and, as such, 

is unremarkable in appearance. 

 

2.7. The northern land parcel comprises a much-smaller triangular-shaped parcel of brownfield land [‘No.40’ 

or ‘Triangular Site’] on the opposite side of Fengate Drove. It was last used as a vehicle workshop (Class 

B2) with an ancillary, vacant office building (Class E(g)i). The warehouse was destroyed by fire in July 2022 

SITE 

8 DWELLINGS 

64 DWELLINGS 
 

3 DWELLINGS 
 

RAILWAY STATION 

BRANDON ROAD  



REPRESENTATIONS TO BRECKLAND DRAFT LOCAL PLAN 
‘PREFERRED OPTIONS’ (REGULATION 18) CONSULTATION 
 

 
 

 
PD/0053 8 DECEMBER 2025 

and consequently only the steel frame remains. The existing (detached) two-storey office building in the 

south-western corner, which has the appearance of a dwellinghouse, remains intact. 

 

Current Site Specific Allocations and Designations  

 

2.8. Based on the adopted Breckland Local Plan Policies Map, the Site falls within the ‘Fengate Drove 

Employment Allocation’ [‘FDEA’]. The FDEA falls outside the defined settlement boundary of Brandon 

and, as such, it lies within the ‘open countryside’. It also covered by the ‘Breckland Special Protection 

Area [‘SPA’] - Stone Curlew 1,500m buffer zone’. 

 

2.9. The Flood Map produced by the Environment Agency (‘EA’) indicates the entire Site falls within Flood 

Zone 1 (low probability of flooding). Therefore, in flood risk terms, the proposed use (Class C3) is 

acceptable. 

 

2.10. The Site neither falls within a conservation area nor contains any statutory/locally listed buildings. The 

Site does not fall within the setting of any heritage assets. 

  



REPRESENTATIONS TO BRECKLAND DRAFT LOCAL PLAN 
‘PREFERRED OPTIONS’ (REGULATION 18) CONSULTATION 
 

 
 

 
PD/0053 9 DECEMBER 2025 

3. Summary of Previous Submissions 

3.1. This section sets out a chronology and brief summary of previous policy submissions and senior officer 

engagement undertaken in respect of residential development of the Site. 

 

Call for Sites (2022) 

 

3.2. A completed ‘Call for Sites’ form was submitted promoting the Former Tata Steel Site for residential 

development, including redrawing of the settlement boundary of Brandon to encompass the Fengate 

Drove area.   

 

Issues and Options (2023) 

 

3.3. Building on the 2022 Call for Sites submission, representations were made through the Council’s form 

raising concerns about how the Site was treated under the settlement hierarchy and boundaries. 

 

Preferred Options (2024) 

 

3.4. In July 2024 representations were submitted advocating the removal of the FDEA designation, extension 

of the settlement boundary for Brandon, and allocation of the Site for housing development. 

 

3.5. Work on the Draft Local plan was subsequently paused and reviewed in light of the December 2024 NPPF, 

which increased housing targets for the district. 

 

Site meeting with senior officers (January 2025) 

 

3.6. A site meeting was held with Simon Wood (Director of Planning) and Gemma Manthorpe (Planning Policy 

Manager) to discuss residential development of the Site. In line with the briefing note subsequently 

issued to officers, it was agreed that: 

 

1) the overall condition of the large ‘first generation’ warehouse building (comprising a single skin of 

corrugated iron sheets, asbestos roof, and uneven concrete floor) is poor quality and ageing;  

2) the loss of industrial premises and land was not resisted in the determination of neighbouring 

residential schemes;  
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3) the lack of demand for employment floorspace is clearly demonstrated by the proliferation of non-

employment uses in the FDEA, as well as the significant amount of land that is vacant/under-utilised;  

4) the FDEA  reflects the definition of ‘built form’ and not ‘open countryside’;  

5) the entire Site (including the southern part previously used for the storage of materials and machinery 

associated with the former operations of Tata Steel) is brownfield land and suitable for housing 

development, albeit noise from the railway line would need to be mitigated as part of the proposals;  

6) it provides a significant opportunity for housing growth in Brandon (a ‘Sustainable Higher Tier 

Settlement’) in a sustainable and accessible location;  

7) a residential scheme on the Site would fit well into the existing pattern of recent housing development 

along the south side of Fengate Drove, which now forms the established built environment between the 

site and Brandon Road, beyond which is the railway station (providing direct links to Cambridge, Norwich, 

Ely, and Thetford);  

8) annual housing targets have increased from 661 dwellings in the Preferred Options (Regulation 18) 

version of the emerging Breckland Local Plan dated June 2024 to >900 dwellings; and,  

9) the current policy requirement is 25% affordable housing.  

 
Call for Sites (2025) 

 
3.7. In April 2025 the Site was again promoted for housing at the ‘Call for Sites Stage 1’ through the Council’s 

standard form of submission. It was advanced by the Client that the settlement boundary for Brandon 

should be extended and redrawn, that the FDEA designation should be removed, and that flood risk 

mapping should be updated to reflect the latest Environment Agency designations. 

 

3.8. A ‘Stage 2’ Call for Sites submission was made in July 2025 responding in detail to the Council’s ‘Site 

Assessment Methodology’. The following evidence was provided with this submission: 

 
- Stage 2: Evidence to Demonstrate Suitability, Availability and Deliverability (Fletcher King) 

- Indicative Masterplan (Pod Architects) 

- Transport Feasibility Study (Markides Associates) 

- Viability and Deliverability Assessment (Aspinall Verdi). 
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4. Main Comments and Recommendations on the Draft Local Plan 

4.1. This section reviews the relevant material contained in the Preferred Options relating to the proposed 

spatial strategy for the district, the Fengate Drove Employment Area and Windfall Housing Policy, and 

the evidence base produced by Iceni Projects Limited on behalf of the Council to guide the emerging Local 

Plan. It concludes by making comments and recommendations for amendments to the emerging Local 

Plan to support sustainable development in this part of Brandon. 

 

Preferred Options 

 
4.2. There is neither explicit reference to the FDEA in the Draft Local Plan, nor are area-specific designations 

proposed in relation to the Site or wider Fengate Drove area. The Draft Local Plan proposes to move away 

from fixed settlement boundaries and instead proposes a criteria-based approach to defining what forms 

the ‘built-up area’ within the district. Draft policies that can be considered relevant to the principle of 

residential development on the Site are summarised below. 

 

4.3. Draft Policy GEN 02 (Parish Hierarchy and Spatial Development Strategy) states, “Most new development 

and approximately 75% of new housing development is directed to three Strategic Development Areas 

(SDA), the three Sustainable Urban Extensions (SUE) and to the following Market Towns:”… 

“Attleborough, Dereham, Swaffham, Thetford, Watton.”. Weeting is designated as a Key Service Parish. 

 

4.4. Draft Policy GEN 03 (Built Form) states, “The built-up area includes residential, community, retail and 

employment buildings which are predominantly surrounded by other buildings and fall within the built-up 

area boundary”. The Policy goes on to set out a series of criteria for what is (a to c) and isn’t (d to n) 

included in the built-up area. 

 
4.5. Draft Policy GEN 04 (Development and the Built Form) states, “The principle of development on 

allocations set out in this Plan, together with sites with extant planning permission, is considered to be 

acceptable” and “in the Market Towns, Key Service Parishes, Primary Parishes, Secondary Parishes and 

Tertiary Parishes, as defined in this Plan, development will be permitted where it is within or immediately 

adjacent to the built form of a settlement”. 

 
4.6. Draft Policy HOU 01 (Breckland’s Housing Requirement) sets a minimum requirement for delivery of at 

least 17,388 new homes between April 2024 and March 2042 to ensure an average minimum provision 

of 920 dwellings per annum.  
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4.7. Draft Policy HOU 02 (Distribution of Housing Development) seeks to deliver a minimum of 19,296 homes 

over the plan period, beyond the mandatory requirement of 17,388 homes (including a 5% buffer), in 

accordance with the Parish Hierarchy. As part of this total a minimum of 4,742 (25%) affordable dwellings 

will be provided, as well as 25% homes built to the M4(2) accessible and adaptable standards and 5% in 

accordance with the Building Regulations M4(3) standard.  

 
4.8. The Parish Hierarchy shows Weeting as having 8 “built/committed” new homes but no “new allocations”. 

In relation to parishes either wholly or partially affected by the Brecks SPA, including Weeting, the Policy 

questions the appropriateness of housing development. 

 
4.9. Draft Policy HOU 03 (Windfall Housing Policy) states that “the scale of any single windfall development 

must reflect the relative sustainability of a Parish as defined in Policy GEN 03 as follows:”… “Key Service 

Parishes – Less than 50 dwellings”. 

 
4.10. Draft Policy EMP 01 (Economic Growth Strategy) prioritises economic growth and development in 

Breckland’s five market towns (Attleborough, Dereham, Swaffham, Thetford, and Watton); the A11 and 

A47 road corridors. 

 
4.11. Draft Policy EMP 02 (Employment Land Provision) explains that a total of 148 hectares of employment 

land will be allocated to (inter alia) meet economic need and demand. 

 
4.12. Draft Policy EMP 05 (Existing Employment Areas) states (inter alia) that all existing employment premises 

and sites will be protected for employment use unless a clearly justified case can be made for change of 

use. This is to be addressed through the criteria set out in Draft Policy EMP 06 (Loss of Employment Land). 

 

Relevant Evidence Base  

 

4.13. In relation to the FDEA, the ‘Breckland Housing and Economic Development Needs Assessment - 

Employment Site Assessments’ [‘HEDNA-ESA’] dated March 2024 confirms the following at paragraphs 

1.43–1.45 - 

 

a) it falls under the sub-title of ‘Brandon’ (not Weeting) and is ‘situated to the north of Brandon but 

lying within Breckland district’; 

b) it measures 9.4 hectares and the units are aging; and, 

c) the environment is poor despite there being residential units and a large church. 
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4.14. Based on Iceni Projects Limited’s detailed site analysis, paragraph 1.45 states the following 

recommendation (their emphasis, not ours) -   

 

‘Recommendation: An existing allocated employment site with varied unit age and size, overall 

environment is poor and potentially contaminated. Site is suitable for employment development given 

its current use, however may be better released from policy protection to allow for regeneration’.  

 
4.15. The HEDNA-ESA identifies two ‘potential’ development sites within the FDEA (hatched in Figure 4.1) 

namely (1) ‘vacant land south of Fengate Drove’ and (2) ‘land north of Fengate Drove to the west of the 

church where the units have been demolished’.  

 

4.16. It is important to note that a large part of the ‘vacant land south of Fengate Drove’ forms the southern 

part of the Site and comprises surplus land that extends between the warehouse building and railway 

line. These representations promote this land for housing as part of a wider residential scheme across 

the entire Site. As detailed in early submissions the remainder of this ‘potential development site’ falls 

within the neighbouring land ownership which has either been redeveloped for eight dwellinghouses or 

is contaminated from previous land use.  
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FIGURE 4.1: FENGATE DROVE EMPLOYMENT ALLOCATION 

 

 

Source: Breckland Housing and Economic Development Needs Assessment - Employment Site Assessments, March 2024, Iceni 

Projects Limited 

 

4.17. In relation to the FDEA, the ‘Breckland Housing and Economic Development Needs Assessment’ 

[‘HEDNA’] dated May 2024 in Table 14.1 (Supply Summary) states, ‘Deliverability issues identified. 

Option to deallocate subject to strategy’. This accords with the findings and recommendations in the 

HEDNA-ESA.  

 

4.18. As part of this Regulation 18 consultation, the Council has published a the ‘Breckland HEDNA Update – 

Final Report’ [HEDNA Update] dated July 2025, also prepared by Iceni Projects. The purpose of this report 

is to update key elements of the HEDNA to reflect revisions made by Government to the standard method 

for calculating housing need, together with the revised plan period for Breckland’s Local Plan which now 

covers a 2024-42 period.  

 
4.19. As such the HEDNA Update does not change the recommendations regarding existing employment sites 

and is intended to be read alongside the 2024 HEDNA reports. 
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Comments and Recommendations 

 

4.20. The Client opposes the spatial strategy proposed for the district set out in the Draft Local Plan and 

advocates the former FDEA should be specifically identified for housing-led regeneration, in view of its 

previously developed land status, highly accessible location, and ability to quickly deliver sustainable 

development at higher density. The following paragraphs set out the planning case for amending the 

Local Plan accordingly. 

 

The Council’s Evidence Base  

 

4.21. The Council’s own evidence base (HEDNA-ESA) recommends the FDEA is released from policy protection 

to allow for regeneration because the overall environment is poor for economic development and the 

quality of existing stock is ageing. The FDEA has a poor relationship to the major road infrastructure and 

there are better placed (existing and proposed) employment allocations and opportunities within the 

district aligned to road corridors (A11 and A47), in line with the Council’s overarching economic growth 

strategy. 

 

4.22. The lack of demand for employment floorspace in the FDEA is clearly demonstrated by the proliferation 

of non-employment uses (including the housing schemes approved by both the Council and Planning 

Inspectorate), as well as the significant amount of land that is vacant. The employment landscape in the 

FDEA and at its access gateway off Brandon Road has been diluted and transformed by the new housing 

schemes which have undermined its overall function and dynamics to the extent that employment uses 

and activity within the FDEA are now not appropriate. 

 

4.23. Whilst the current Draft Local Plan is silent on the FDEA designation, which implies that it has been 

released, there would still be a requirement to follow the criteria set out in Draft Policy EMP 06 (Loss of 

Employment Land). Many of these are not relevant in light of the conclusions of the HEDNA-ESA. We set 

out below the most pertinent criteria and the reasons why they should not apply to applications for 

development of the Site. 

 
Criteria (a): “Whether there would be an unacceptable reduction in the quantity of employment land 

supply”: The conclusions of the HEDNA-ESA and the proposed spatial strategy for economic development 

in the Draft Local Plan indicate that the loss of the FDEA for employment use is acceptable, so there 

cannot be an issue with the loss of employment land supply in this area. 
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Criteria (c): “The relative quality and suitability of the site for employment”: The HEDNA-ESA confirms 

that the FDEA environment is “poor”. The absence of recent employment investment and development 

demonstrates that this is unlikely to change. 

Criteria (e): “The location of the site and its relationship to other uses”: As noted above the FDEA has 

been subject to a gradual ‘creep’ of residential uses and is now considered to be best suited to continued 

residential-led regeneration. 

Criteria (k): “Justification that there is no reasonable prospect of coming into employment use, including 

a demonstration that the site is no longer suitable, available and/or economically viable, including 

evidence of appropriate marketing agreed with the LPA for a minimum of 12 months (unless it is 

demonstrated by the applicant that this would not be appropriate) and an assessment future market 

demand”: For the reasons set out in the Council’s own evidence base, the circumstances on the ground 

in the Fengate Drove area, and the conclusions of the Viability & Deliverability Assessment (Aspinall Verdi, 

July 2025) submitted in support of the Client’s 2025 Call for Sites Stage 2 representations, there is no 

realistic prospect of long-term employment use of the Site. As such, it should not be necessary to require 

marketing to be carried out to justify a change of use. 

Criteria (l): “An assessment of the viability of employment development including employment re-use and 

employment redevelopment”: Given the demonstrable absence of recent employment development in 

the FDEA and the conclusions of the Viability & Deliverability Assessment (Aspinall Verdi, July 2025) 

submitted in support of the Client’s 2025 Call for Sites Stage 2 representations, there is no realistic 

prospect of employment development of the Site.  

 
4.24. As such, the spatial strategy and/or economic development policies in the Draft Local Plan as currently 

drafted do not appropriately encourage sustainable residential-led regeneration of the Site and wider 

Fengate Drove area in light of the Council’s own evidence base. 

 

Recommendation 1: Either of the following is built into the Draft Local Plan: 1) a bespoke approach to 

loss of employment use in the FDEA area, which avoids the need to demonstrate that the Site is no longer 

required to meet economic development need or that future use of the Site for employment purposes is 

not deliverable or viable; or 2) the spatial strategy is amended to clearly acknowledge that future 

employment use of the Fengate Drove area is not viable or deliverable and that a land use change to 

residential is acceptable in principle. 
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Government Announcement: Housebuilding around train stations will be given default “yes” 

4.25. On 18 November 2025 the Government published an announcement that the next iteration of the NPPF 

(publication anticipated before 18 December 2025) would include a “default “yes”” for housebuilding 

near well-connected train stations as well as “minimum housing density standards for these sites, 

expected to be exceeded in many cases, to make the most of sustainable growth opportunities for local 

housing, jobs, and businesses”. Call-in powers are to be introduced for applications proposing over 150 

residential units in these areas. 

 

4.26. Given the direction of travel of national planning policy, there should be explicit acknowledgement of the 

contribution that the Site can make to housing delivery and minimum densities, to align with emerging 

Government thinking around maximising density around well-connected train stations, such as Brandon.  

 
4.27. Allied to this, in the current Draft Local Plan there is a lack of recognition that the Site and the wider 

Fengate Drove area forms part of the town of Brandon and not Weeting, notwithstanding the established 

district and parish boundaries. As set out in the numerous submissions made by the Client detailed in 

Section 3, Weeting is a separate settlement located over 1km away from the Site and separated by a 

swathe of open countryside. 

 
4.28. The Client’s principal concern with the current Draft Local Plan in this regard is that residential 

development of the Site would effectively comprise ‘windfall’ housing. Draft Policy HOU 03 (Windfall 

Housing Policy) limits the scale of a single windfall development in a Key Service Parish, such as Weeting, 

to less than 50 dwellings. Whilst this may be appropriate in the settlement of Weeting itself, it is 

disingenuous in respect of the area of previously developed land along Fengate Drove, including the Site, 

which is clearly functionally and physically related to the town of Brandon and all within 10 minutes walk 

of Brandon Station. Brandon is designated as a “Town” in the recently adopted West Suffolk Local Plan 

(July 2025) and sits at the top of the settlement hierarchy, alongside places like Newmarket and Bury St 

Edmunds. 

 

4.29. Whilst the Client does not raise specific ‘settlement boundary’ concerns with the criteria defining the 

“built-up area” in Draft Policy GEN 03 (Built Form), in view of the matters outlined in paragraphs 4.21 to 

4.24 above, in addition to the Government’s clear direction that sites like this should be prioritised in the 

planning process; the residential-led regeneration of the Site and Fengate Drove area (i.e. the former 

FDEA) should be more explicitly engrained into the proposed spatial strategy for the district. The Site and 

wider Fengate Drove area represent a large swathe of previously developed land in a highly accessible 
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and sustainable location that is suitable for high density housing and deliverable in the short to medium 

term. 

 
4.30. The Brecks SPA buffer concerns stated in Draft Policy HOU 02 (Distribution of Housing Development) can 

be suitably addressed by ecology survey work and a project level Habitat Regulations Assessment in 

discussion with Natural England and shouldn’t be an in-principle barrier to growth, particularly on 

previously developed sites and in light of the aforementioned Government announcement and emerging 

direction of national policy through the soon-to-be updated NPPF. The Client is in the process of 

addressing pre-application comments from Natural England to demonstrate that residential 

development of the Site will not detrimentally impact on the SPA or associated protected species, namely 

Stone Curlews. 

 
Recommendation 2: The spatial strategy in the Draft Local Plan is amended to clearly acknowledge that 

the former FDEA and the Site is suitable for high density residential development as a sustainable urban 

extension to the town of Brandon (not Weeting); disengaging the constraints associated with ‘windfall’ 

development, which have the potential to unduly limit housing growth on a site where the Government 

is promoting high density housing and is saying the default answer should be “yes”. 
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5. Other Comments and Recommendations on Draft Policies 

5.1. This section reviews the relevant material contained in the Preferred Options and associated evidence 

base relating to other matters relevant to the development of the Site. It sets out the planning case and 

recommendations for amendments to the Draft Local Plan to ensure that development will be deliverable 

and viable. 

 

Flood Risk 

 

5.2. As set out in previous submissions detailed in Section 3, the flood risk mapping used by the Council is 

out-of-date, presumably because it is taken from the 2024 Strategic Flood Risk Assessment. The flood risk 

mapping that is the subject of this Preferred Options consultation shows the Site to be partly within Flood 

Zone 2 and partly within Flood Zone 3. This is erroneous with reference to the up-to-date and ‘live’ 

Environment Agency [‘EA’] flood mapping, which confirms that the whole Site is within Flood Zone 1. An 

extract of the EA flood mapping showing the Site is included at Appendix 2. This must be corrected in 

future versions of the Draft Local Plan. 

 

Recommendation 3: The Proposals Map should be updated to align with the EA flood mapping in respect 

of flood zones. 

 

Large Housing Sites Development Principles 

 

5.3. Collectively Draft Policy HOU 04 (Large Housing Sites Development Principles), Draft Policy HOU 11 (Self 

and Custom Build Homes) and Draft Policy ENV 12 (Open Space, Sport & Recreation) seek a number of 

requirements in relation to large housing sites, defined as 100 units or more. We comment on each of 

these, in turn, below. 

 

5.4. Draft Policy HOU 04 (Large Housing Sites Development Principles) requires developments to be planned 

and implemented through an agreed “Masterplan” and guided by a “Design Code”. There is no 

explanation as to how these items should be agreed with the Council, however on fair reading the 

implication is that there is expected to be consensus prior to submission of an outline planning 

application. A policy requirement can only be fully assessed on determination of an application so the 

policy should be clear that an agreed Masterplan and / or Design Code can be settled upon approval of 

outline planning permission. The policy should also recognise that a strict Design Code may not be 

required in all cases. 
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Recommendation 4: Draft Policy HOU 04 should be amended to clarify that an agreed Masterplan and / 

or Design Code (if required) comprise documents approved at the point of determination of an outline 

planning application, not ‘agreed’  prior to submission. 

 
5.5. Draft Policy HOU 04 (Large Housing Sites Development Principles) requires engagement and partnership 

discussions to have taken place with a Registered Provider [‘RP’] to deliver the required 25% affordable 

housing. The policy should recognise that where applications are submitted either wholly or 

predominantly in outline, it would not be appropriate to undertake this kind of engagement. This is 

because RPs are unlikely to meaningfully engage until detailed designs are available. 

 

Recommendation 5: Add the following to the end of sub-section (a) – “for developments submitted 

wholly or predominantly in detail”. 

 
5.6. Draft Policy HOU 04 (Large Housing Sites Development Principles) and Draft Policy HOU 11 (Self and 

Custom Build Homes) requires at least 5% of the total number of dwellings on the site to be provided as 

self-build or custom build homes, and sets out a number of criteria to guide delivery of these plots. This 

requirement has the potential to significantly impact the viability and deliverability of residential 

masterplan schemes by introducing uncertainty to a large proportion of housing numbers on large 

housing sites. 

 

Recommendation 6: Delete sub-section (c) of Draft Policy HOU 04 and Part 3 of Draft Policy HOU 11. 

 
5.7. Draft Policy ENV 12 (Open Space, Sport & Recreation) requires provision for allotment plots on all 

developments of 100 or more dwellings at a minimum of 0.25 hectares per 1000 population generated. 

This provision size requirement is very onerous for developments at or just above the 100 unit threshold, 

having regard to the other open space requirements in the Draft Local Plan. The Draft Policy is also not 

supported by the evidence base (Open Space Assessment – October 2025 by Knight, Kavanagh & Page). 

The standard taken from the Open Space Assessment and included in Draft Policy ENV 12 is a national 

one and intended to be used strategically and ‘district-wide’ rather than ‘scheme-by-scheme’. 

 

Recommendation 7: Delete the requirement for provision of allotment space from Draft Policy ENV 12. 
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Development Viability 

 

5.8. Draft Policy HOU 05 (Development Viability) seeks to include “reconciliation clauses”, otherwise known 

as ‘review mechanisms’ in S106 agreements should contributions be agreed to be reduced at approval 

stage. The inclusion of review mechanisms introduces uncertainty and will impact on the deliverability of 

planning permissions; and as a result inhibit housing delivery. The fact that the S106 contributions are 

agreed at approval stage is an acknowledgement by the Council that the impacts of the development 

have been mitigated in accordance with Regulation 122 of the Community Infrastructure Levy 

Regulations 2010 (as amended). As such, it should not be necessary to require an uplift in these 

contributions during the course of the development. 

 

5.9. At paragraph 5.55 the Draft Local Plan states that the implications of the requirement to deliver statutory 

10% Biodiversity Net Gain [‘BNG’] will not be considered as part of a viability case. BNG calculations are 

complex and require detailed technical assessment. It cannot always be expected that developers will 

understand potential BNG liability at the point of acquiring a site, so it is entirely appropriate to factor 

this in to scheme-specific viability. 

 
Recommendation 8: Delete proposed requirements for “reconciliation clauses” and exclusion of BNG 

from scheme-specific viability from Draft Policy HOU 05. 
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6. Conclusion 

6.1. Based on the preceding evidence and the Council’s own evidence base, there is a compelling planning 

case for designating the former FDEA area for residential-led regeneration as an extension to the town 

of Brandon. The Site and wider Fengate Drove area  are in a highly accessible and sustainable location for 

housing and its redevelopment would respond to the Government’s drive to direct new housing around 

well-connected train stations with minimum densities. 

 

6.2. We would welcome discussions with Council officers regarding our recommended changes to the Draft 

Local Plan in advance of the preparation of the Proposed Submission Draft. 

 
  



REPRESENTATIONS TO BRECKLAND DRAFT LOCAL PLAN 
‘PREFERRED OPTIONS’ (REGULATION 18) CONSULTATION 
 

 
 

 
PD/0053 23 DECEMBER 2025 

 

 

 

 

 

 

 

 

 

 

APPENDIX 1 
EXISTING SITE PLAN 
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APPENDIX 2 
UPDATED FLOOD MAP (ENVIRONMENT AGENCY) 
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