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Introduction

These Regulation 18 representations have been prepared by Lanpro Services Ltd on behalf
of Broke Brothers Farm, C/O Simon Broke (‘our client’). These representations respond to
Breckland Council (the Council’s) Regulation 18’s relevant draft policies that relate to our
client’s interest at land south of Cook Road, Holme Hale, Wymondham, Norfolk (‘the
Site’). A location plan of the Site is shown at Appendix 1.

The Site, which was smaller than the site that was previously submitted and assessed in
2024, was submitted as part of Breckland Council’s ‘call for sites’ in March 2025 (Council
reference: 244) for an estimated 8-10 units. Our client is happy to continue to promote
this area as part of the emerging Local Plan process. Itis considered that this site could
be used for conventional market housing or for self or custom build depending upon the
Council’s preference.

It is noted that the Council has not formally allocated any specific sites in Holme Hale.
However, the Council has allocated provision for 13 additional homes within Holme Hale
across the new Local Plan period. Therefore, the Site has potential to meet that need
across the Plan Period through increasing the density of the Site, despite it being
designated as a ‘discounted site’ in the Council’s October 2025 Assessment.

Indeed, only two sites within Holme Hale were considered by the Council that were put
forward as part of the ‘call for sites’ process (the other one being Station Road, Holme
Hale (reference: 230) also in our client’s control). However, our client acknowledges that
this Site (south of Cook Road) is in a more sustainable location than the site at Station
Road. Therefore, our client continues to promote land south of Cook Road (reference:
233) during the preparation of this Local Plan.

Therefore, as stated above, the Site can be allocated to accommodate the housing need
allocated in Holme Hale across the Plan Period, helping to contribute towards the
Council’s overall housing needs.

Structure of Document

These representations to the Breckland Council: Regulation 18 consultation are
structured as follows:

. Chapter 1: Introduction — This Chapter sets out the introduction to these
representations.

. Chapter 2: Site Context — This Chapter sets out the site context for the Site and
demonstrates why the Site should be considered as an allocation in the Council’s
emerging Local Plan.

o Chapter 3: Response to Representations — This Chapter provides a response to the
draft policies that are considered relevant to the Site.
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Chapter 4: Conclusion — This Chapter concludes these representations.
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Site Context

Site Context

The Site is located to the south of Cook Road, Holme Hale, which is designated as a
‘village without a boundary’ in the adopted Breckland Local Plan (2019, as amended by
the partial update in 2019).

The Site Location Plan is shown at Appendix 1. The Site extends to 1.3 hectares. It
currently comprises horse paddocks which are designated as Grade 3, according to the
Natural England’s provisional Agricultural Land Classification Map. The Site is bound to
the west by stables with residential dwellings beyond and the access track to Cook Road,
which also has a recycling area. The Site is bound to the north by residential dwellings and
to the east and south by further agricultural fields. Electricity pylons run diagonally across
the Site.

The Site is not located within the nutrient neutrality catchment areas for the River
Wensum and the Broads Special Area of Conservation. The Site is located within Flood
Zone 1 according to the Environment Agency (EA’s) flood map for planning. There is a tiny
pocket of the Site that is at low to medium risk of flooding from surface water at the north
of the Site, according to the EA’s flood map.

The nearest historic designation is the Grade Il Listed Building, Merry Down, located
approximately 150m to the west of the Site. The nearest ecological designated site is the
Breckland Forest Site of Special Scientific Interest (SSSI) located approximately 5km to
the south-west of the Site.

The nearest bus stops are located approximately 50m to the north-west of the Site. These
provide regular services to Swaffham and Necton (where there are a large number of
services and facilities, such as schools, shops and medical facilities) and Dereham.
Alongside the bus stop, Holme Hale has a church and a playground.

Council Assessment

A larger site extending to 1.87 hectares that was submitted as part of the previous ‘call for
sites’ process was assessed by the Council prior to the publication of this Regulation 18
Local Plan. The smaller site that was then submitted as part of the 2025 ‘call for sites’
representations is shown at Appendix 1.

The Site was not allocated in the 2025 Regulation 18 version of the Local Plan and was
also allocated as a ‘discounted site’ in its Call for Sites Assessment Document (October
2025).

The Council’s Assessment of the Site is at Appendix 2. The Council states that the Site
has an estimated capacity of 30 dwellings as it was considering the larger site at a higher

density. It adds that there were no objections from statutory consultees. In its
3
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Assessment, the Council concludes that: “it may be possible that the site could still
achieve planning permission — either as a departure to the Plan or as a contributor to the
‘Other Parishes’ target as set out in the proposed policy HOU 03: Windfall Housing Policy”.

Therefore, the Council recognises that there is potential for the Site to come forward to
support the Council’s windfall allowance and/or the 13 dwellings that were allocated for
development within Holme Hale during the Plan Period. During the 2025 ‘call for sites’ our
client put forward the Site for 8-10 dwellings. However, the Site can be extended or there
can be an increase in the Site’s density to accommodate the entire number put forward by
the Councilinits Local Plan.
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Response to Representations

The Chapter sets out our client’s response to the draft policies that are considered
relevant to the Site.

Draft Policy GEN 02: Parish Hierarchy and Spatial Development Strategy

This draft policy sets out the proposed settlement hierarchy for the district. Holme Hale is
designated as an ‘Other Parish’, which is the lowest designation in the hierarchy. The draft
policy states that ‘Other Parishes’ are within the definition of open countryside where
proposals for development are not considered appropriate.

Our client considers that this part of the Policy is slightly contradictory. On the one hand,
the draft Policy states that proposals for development will not be considered appropriate
as the land is within the definition of the local countryside. However, on the other hand,
within the next sentence, the draft policy states that minor proposals within ‘Open
Parishes’ for new housing that address local need may be acceptable. It confirms that
capacity in ‘Other Parishes’ could provide 2% of new housing development.

Given that the Council has stated that 2% of new housing development can be provided
within ‘Other Parishes’, our client considers that the sentence regarding the
inappropriateness of development within ‘Other Parishes’ should be removed.

Itis crucial that there is some limited growth within all the villages to support the rural
economy and local services and facilities. The Country Landowner’s Association (CLA’s)
Sustainable Communities: the Role of Housing in Strengthening the Rural Economy
states:

“For rural areas to thrive, there needs to be an adequate, available, and diverse supply of
homes, which includes different tenure types of varying sizes. The existing lack of homes in
rural areas prevents young families to continue living in their community, key workers to be
based near to their places of work and the elderly to downsize.”

Therefore, the provision of up to 8-10 dwellings or even the required 13 dwellings, as set
out in the Council’s Local Plan, within the Site will help contribute towards strengthening
the rural economy in line with CLA’s guidance.

Draft Policy GEN 04: Development and the Built Form
Our client objects to Part 2 of this draft Policy.

As mentioned above, ‘Other Parishes’ are designated as open countryside and therefore,
development is discouraged. This is set out in Part 2 of the draft policy.

However, the draft Local Plan also requires that ‘Other Parishes’ provide approximately
2% of housing provision during the Plan Period. Therefore, our client considers that the
reference to land within ‘Other Parishes’ being designated as open countryside should be
removed.
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The Site is immediately adjacent to existing residential development and therefore forms a
natural extension to the growth of the village. The Site can accommodate up to the total
number (13) of dwellings that have been allocated by the Council in its draft Plan.

The Site is immediately available and therefore, can be delivered as soon as possible. The
Site can therefore make a small but important contribution towards Breckland meeting its
increased housing numbers.

Draft Policy HOU 02: Breckland’s Housing Requirement

Our client is pleased to note that the Council is considering an average provision of 920
dwellings per annum, which is higher than the standard method set out by the
Government of 903 dwellings.

Although in the latest Housing Delivery Test (2023), the Council can demonstrate a 138%
supply rate, these figures were measured against the requirement in the existing Local
Plan, which equates to 612 dwellings.

The Government’s new standard method has increased the housing requirement across
the district by 44% to 903 dwellings per annum. Consequently, the Council acknowledges
that it can no longer demonstrate a five-year housing supply.

The latest Five-Year Housing Land Supply Statement that was published by the Councilin
December 2024 confirmed that the Council could only demonstrate a 3.25-year supply. A
recent appeal (reference: APP/F2605/W/25/3369100) confirms that the Council still
cannot demonstrate a five-year housing land supply.

Therefore, our client considers that this shortfall should be reflected in the updated
housing number for this Plan. It is crucial that the Council is able to demonstrate a five-
year housing land supply as soon as the Plan is adopted.

It is understood that the Council will not be able to demonstrate a five-year housing land
supply on adoption of the new Local Plan. In their representations the Housing Building
Federation (HBF) has calculated that if the new Local Plan were to be adopted at the start
of 2028, provide that it is submitted to the Inspector by December 2026, then the Council
would only be able to demonstrate a 4.68-year supply if the 5% buffer is applied.

The Plan, therefore, would not be found to be ‘sound’ in accordance with Paragraph 36 of
the NPPF, 2024.

In its representations as part of the ‘call for sites’ process in April 2025, our client
confirmed that the Site was available straightway, thereby helping to contribute towards
the Council’s deliverable supply as soon as the new Local Plan is adopted, in line with
Paragraph 72 of the NPPF, 2024. This would reduce the risk of the Council not being able
to meet their five-year housing land supply on adoption.
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Draft Policy HOU 02: Distribution of Housing

Our client is of the opinion that there are some key concerns with the distribution of
housing growth across the Plan Period.

In the emerging Local Plan, the Council has focused its growth on the Strategic
Development Areas East Tuddenham, Barkers Farm (north of A11) and Roudham (south of
A11). These are new allocations contributing approximately 7,800 dwellings. Our client
notes that there is a discrepancy between the number at the Table within draft Policy HOU
2 and when calculating all the housing numbers set out in the individual draft allocations.
The draft Policy acknowledges that only 2,100 will be delivered during the emerging Local
Plan.

In the latest ‘Start to Finish’ Report, undertaken by Lichfields in 2024, it confirms that sites
comprising over 1,000 dwellings will take, on average, five years to obtain detailed
planning permission and then a further 1.3-1.6 years to deliver the first dwelling.

Indeed, for sites over 2,000 dwellings, it states that the median years from validation of
the first planning application to the first dwelling completed is 6.7 years.

None of the Strategic Development Areas (SDA) have been granted permission and the
draft planning policies set out detailed criteria, which they must adhere to in order for
planning permission to be granted.

Itis also noted that the East Tuddenham SDA is located within the nutrient neutrality
catchment area for the Broads and Marshes. Therefore, it is likely that there will be a delay
in granting planning permission due to the need to obtain credits prior to consent being
granted. In contrast, our client’s Site in Holme Hale is not located within the nutrient
neutrality catchment area. This reduces delay and supports the client’s assertion that the
Site can be made immediately available and deliverable on the adoption of the new Local
Plan.

Itis acknowledged that the Council has calculated that the first dwellings within the SDAs
will be delivered in Year 8 of the emerging Local Plan (2032/2033) and that 700 will be
delivered in total for each SDA across the Plan Period (2,100 in total).

The Plan is set to be adopted in Year 4 of the Plan Period (2027/2028). This is a best-case
scenario as it subject to the Plan being submitted to the Inspectorate in December 2026.
Given that we are currently in Year 2 of the emerging Local Plan (2025/2026) and there has
been no granting of planning permission for any of the SDAs, our client is concerned that
the provision of dwellings from 2032/2033 is unrealistic.

Using the Lichfields ‘Start to Finish’ in 2024, it is considered that the earliest that a house
can be delivered is 2034/2035, if the Local Plan was adopted in 2027/2028. Therefore, the
total number of homes being delivered at these SDAs is fewer than 2,100 in total.

Consequently, the focus of the Council should be on providing smaller sites in and
adjoining existing settlements to help meet that unmet need. The Site can provide 13
dwellings (in line with the Council’s requirement for Holme Hale) to make a small but

7
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important contribution towards the Council’s housing needs on adoption of the Plan,
ensuring that there is a ‘deliverable’ supply, in line with the NPPF’s definition at Paragraph
72.

However, if the unlikely scenario that the Council can deliver the SDAs in line with the
current emerging Local Plan timetable, then our client is concerned that there is still an
overreliance on the provision of SDAs.

As stated above, the Local Plan delivery trajectory states that 2,100 dwellings will be
delivered during the Local Plan period. This equates to 26% of the total number of
dwellings being provided at SDAs. Our client considers that this figure appears to be quite
high against the total housing number. Our client considers that there should be an
increase in villages, including ‘Other Parishes’ to reduce this overreliance especially as it
has been demonstrated these are usually subject to delays.

The Site is perfectly situated to increase the number of dwellings within Holme Hale,
which would reduce the overreliance of the SDAs.

Alongside the provision of SDAs, the Council proposes that an additional 10,612 homes
will be provided within market towns through new allocations and Strategic Urban
Extensions (SUE).

In total, the SDAs, SUEs and development within market towns which are larger than 500
dwellings will provide 40% of the total housing supply. Given the timings set out in the
Lichfields ‘start to finish’ document, it is considered that there is a severe risk of delay,
which will mean that the Council will not be able to meet their housing needs across the
Plan Period. If the Council cannot demonstrate a five-year housing land supply or has a
housing delivery percentage of less than 75%, the Plan would be considered out of date
and would, therefore, be subject to Paragraph 11 of the NPPF, which would attract
speculative development.

Despite the concerns above, our client is pleased to note that this draft Policy sets out a
requirement for the provision of 13 additional dwellings within Holme Hale during the Plan
Period. The Site can provide up to the total number of dwellings required by the Council
during the Plan Period in one sustainable location, given its proximity to existing
residential development and other services, such as bus stops.

Therefore, our client considers that the Site can make a small but important contribution
to help the Council deliver a consistent and deliverable supply of housing across the Plan
Period. This reduces the risk of the Council not being able to meet its housing needs,
thereby attracting speculative development, which does not contribute towards
sustainable development across the district.

Draft Policy HOU 03: Windfall Housing Policy

Our client notes this Policy.
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As the Site can accommodate up to 13 dwellings in line with draft Policy HOU 02, itis
within the limits of growth for ‘Other Parishes’, which is set out in draft Policy HOU 03.

The Site is located adjacent to existing residential dwellings and therefore isin a
sustainable location to accommodate this growth or any other windfall growth during the
Local Plan period.

Draft Policy ENV 03: Improving Biodiversity

Our client recognises this policy but would like to bring the Council’s attention to the
Government’s Planning Practice Guidance on Biodiversity Net Gain.

Paragraph 006 of the Planning Practice Guidance (Reference ID: 74-006-20240214)
states:

“Plan-makers should not seek a higher percentage than the statutory objection of 10%
biodiversity net gain, either on an area-wide basis or for specific allocations for
development.”

Therefore, our client suggests that the Council removes its references to actively
encouraging a minimum of 20% biodiversity net gain to be in accordance with government
guidance.

Despite this request, our client considers that at least 10% biodiversity net gain can be
achieved onsite in line with the national requirements.
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Conclusion

In conclusion, our client is continuing to promote the Site at land south of Cook Road,
Holme Hall (Council reference: 233) for 8-10 dwellings that was previously submitted as
part of the 2025 ‘call for sites’. This is shown on the Location Plan at Appendix 1.

The Site was put forward as part of the previous ‘call for sites’ was a larger Site. However,
both the larger site and this smaller Site could provide the 13 dwellings that the Council
has designated within Holme Hale during the Plan Period. As the Site is located adjacent
to existing residential development as well as being in close proximity to bus stops, which
provide regular services to towns, it is ideally located to meet this Council requirement.

Our client considers that there appears to be some discrepancy in the draft policy with
regard to the designation of ‘Other Parishes’. On the one hand, the Council designates all
land within ‘Other Parishes’ as open countryside and therefore, developmentis
discouraged. On the other hand, draft Policy HOU 02 has designated a certain amount of
housing within the ‘Other Parishes’ for residential development, including Holme Hale.

A smallincrease in housing across the ‘Other Parishes’ is essential to maintain existing
public services and facilities and to support the rural economy in line with CLA’s
guidance.

Although the Council is providing a greater number of dwellings per annum than what is
set out in the Government’s standard method, on adoption, the Council will not be able to
demonstrate a five-year housing land supply, making it ‘unsound’ at Examination. The Site
is immediately available on adoption of the Local Plan and therefore, can contribute
towards the Council’s ‘deliverable’ housing need. The provision of this Site on adoption
will make a small but important contribution in helping the Council meet its five-year
housing land requirement, thereby making the Plan ‘sound’.

Our client considers that there are fundamental concerns with the distribution of housing
across the Plan Period. There is an overreliance on sites that are larger than 500 dwellings.
Independent research from Lichfields’ ‘start to finish’ confirms that there is a protracted
delay in large sites submitting a planning application to the first house being delivered.

Therefore, to compensate, there should be an increase in the number of dwellings being
allocated within other settlements, including ‘Other Parishes’. The Site is ideally placed to
provide housing at the start of the Plan Period, reducing the reliance on larger sites.

Finally, it should be noted that Government Planning Practice Guidance discourages the
seeking of more than 10% biodiversity net gain. Therefore, the reference to 20% being
actively encouraged should be removed. However, our client is committed to providing at
least 10% biodiversity net gain in line with Government legislation.
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Overview

The Site can come forward to support the Council’s immediate housing needs. Itis
located in a settlement, which easy access to services and facilities via sustainable
transport modes.

Despite the Council discounting the Site in its Site Assessment (October 2025), they have
confirmed that there is a requirement for Holme Hale to provide 13 dwellings across the
Plan Period. Given the Site’s location in proximity to existing residential dwellings, itis
ideally suited to accommodate this growth.

The allocation of the Site will reduce the Council’s reliance on larger sites (more than 500)
meaning that the Council has a constant supply of housing throughout the Plan Period.
This is especially relevant on adoption of the Plan Period when demonstrating a
‘deliverable’ supply of housing is critical to ensure that the Plan is found to be ‘sound’.

The provision of smaller housing sites, including windfall sites, such as this Site, will
reduce the risk of the Council not meeting its five-year housing land supply targets,
meaning that the Plan would be out of date. This would increase the risk of speculative
development coming forward as a consequence, which would not contribute towards
overall sustainable growth across the district.

Our client is happy to continue to liaise with the Council about this Site throughout the
drafting of the Local Plan.

11
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Appendix 1 Location Plan
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Appendix 2 Breckland Council Phase 2 Site Assessment
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