
5 Housing
5.1 Housing Strategy

5.1 Previously the Council worked to housing targets set at a regional level through the Regional Spatial Strategy
(RSS). The scale of new housing needed to meet the RSS requirements equated to an average of 780 homes
each year, and this is reflected in the current adopted Core Strategy requirement of 19,100 new homes for the
period 2001-2026.

5.2 Changes brought about through the Localism Act 2011, now require local authorities to be responsible for
setting their own level of housing and employment provision. In preparing Local Plans, local authorities are required
by the NPPF to objectively assess the development needs for their area and plan to meet these needs in full.

5.3 These changes mean that alongside establishing where future development should go the Council needs
to establish an appropriate level of housing provision for the new plan period. The setting of this target must be in
the context of the NPPF and be based on current and future demographic trends, market trends and the needs of
different groups in the community. The NPPF requires that local planning authorities positively seek opportunities
to meet the development needs in their area. Every effort should be made to identify, meet and respond positively
to the wider opportunities for growth. In addition the process of setting a target must include consideration of cross
boundary issues and include a collaborative approach with neighbouring authorities and appropriate bodies across
the Housing Market Area. A failure to set a housing target that seeks to meet the objectively assessed development
needs of the district, including unmet requirements from neighbouring authorities where it is reasonable to do so
and consistent with achieving sustainable development, may not be considered sound.

5.4 Planning for an appropriate level of housing provision and the setting of a target requires consideration of a
range of forecasts for population, homes and jobs. The Council commissioned Nathaniel Lichfield and Partners
to undertake some preliminary modelling to help inform the objectively assessed housing and employment needs
from future population and employment growth. These technical reports form part of the background documents
used to inform the development of options. In addition the Council undertook a Strategic HousingMarket Assessment
in 2013 (SHMA). This looked at the future housing market for Breckland District and also the wider study areas
with a significant border with Breckland i.e where there was significant movement of population or other strong
economic factors. The 2013 SHMA, identified a demand for between 720 – 780 dwellings a year. In 2014 the
Council was invited to take part in a wider SHMAwith neighbouring authorities and the Greater Norwich Development
Partnership through the Duty to Co-Operate requirements of plan making. This option was not available to the
Council in 2013 and is more in line with the requirements of the NPPF where paragraph 159 states that a SHMA
should be worked up with neighbouring authorities where housing markets areas cross administrative boundaries.
As a consequence further work through an updated Strategic Housing Market Assessment is in progress with
neighbouring authorities and the findings will also have to be considered.

5.5 There is no national guidance available on assessing development needs in accordance with the National
Planning Policy Framework (NPPF) requirements and therefore these technical papers explore a number of different
demographic and economic forecasts and scenarios based on a wide range of national, sub-national and local
data. The National Planning Practice Guidance (NPPG), advice that the starting point for estimating need should
be the latest population and household projections. The different scenarios are presented reflecting demographic
led, economic led and supply-side led growth through separate forecasting models and represent an overview of
population change and economic performance for the period 2011-2031. The East of England Forecasting Model
(EEFM) is primarily a forecast tool based on economic led growth and an understanding of the relationship between
employment and housing, while the POPGroup model is based on demographic derived forecasts.

5.6 Current evidence suggests that the Plan will need to deliver 634-699 dwellings per year to meet local housing
need based on population forecasts and up to 770 dwellings per year when future economic and employment
growth is factored in and translated into dwelling requirements.
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5.7 A figure of 634 dwellings per annum is suggested based on a continuation of long term migration trends,
both domestic and international over the past 10 years for the district, utilising the Mid Year Estimates Series for
2001 – 2011. This also equates to the level of housing required to support jobs growth within the 2013 East of
England Forecasting scenario. This indicates growth of 3,957 jobs between 2011 and 2031 and projects an average
housing demand of 634 dwellings per annum. This is called the economic baseline position. A higher figure of 699
dwellings per annum is suggested based on a continuation of current population changes utilising the 2011-based
interim sub-national population projections, which are the most up to date figures. In addition to the suggested
dwelling range which represents the objectively assessed housing need, a higher figure of 770 dwellings per annum
is also suggested if economic growth is higher than the East of England Forecasting Model. This is based on key
policy priorities, regeneration and investment opportunities for the district and the assumptions that growth is
maximised. These scenarios translate into dwelling numbers as per the table below.

Issue 1

Growth Scenarios

Overall dwelling
numbers to 2011-
2036

Overall housing
numbers to 2011-
2031

Annualised Housing
Growth (dwellings)

Growth Scenarios

15,85012,680634Base line

17,47513,9806992011 Sub-national Population
Projections

19,25015,400770Economic growth (maximised)

N/AN/ATo be publishedJoint Strategic Housing Market
Assessment 2014, (emerging)*

Table 5.1 Growth Scenarios

* Note further work through an updated Strategic Housing Market Assessment is in progress through a joint
approach with Norwich County Council and the Norfolk district authorities. This is expected to report late October
2014.

5.8 These Growth Scenarios set out different levels of housing provision for the plan period, which can be
compared to the currently committed and planned comments. Although this may be useful context in setting a
housing target it should be noted that a more positive outlook associated with economic development could be
judged more in line with the requirements of the NPPF. In order to be positively set housing growth must be at a
level that is supportive in promoting economic growth and infrastructure requirements and in line with other elements
of the Local Plan and national policy.

Land Supply

5.9 Since the adoption of the Core Strategy, sites have been identified to deliver the planned growth through to
2026. These are identified in the 2012 adopted Site Specific Policies and Proposals DPD and the adopted Thetford
Area Action Plan as well as being progressed through the Attleborough and Snetterton Heath Area Action Plan,
which is now being progressed through this Local Plan. Table 5.2 below shows the existing completed, committed
and planned for baseline position.
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DwellingsCompleted and Committed

675Dwellings already completed (April 2011 - March 2013)

Dwellings with Planning permission as of 1st April 2014

5,000*Thetford Strategic Urban Extension (SUE)
Other Sites

2,023

Allocated sites (without permission)

4,000**Attleborough
Other sites

1,049

12,747Total

Table 5.2 Completed, Committed and Planned Dwelling Numbers

*Resolution to grant planning permission subject to section 106 agreement 4th April 2014.

**Attleborough 4000 is a strategic allocation through the Core Strategy.

5.10 The 12,747 dwellings currently committed or planned for is broadly equivalent to the lower end of the
expected range of objectively assessed needs (634 dwelling a year between 2011 and 2031). In contrast, additional
land would need to be found to provide for 2,653 dwellings if the higher end of the expected range is applied (770
dwellings per year between 2011 and 2031). These figures are further expanded on in the table below:

Additional land/dwelling
requirement 2011-2036

Additional land/dwelling
requirement 2011-2031

Committed /planned for
dwellings March 2014

Growth Scenario &
Dwellings/year

6,7532,85312,747Existing
Development

Strategy

3,1036712,747Base Line, 634

4,7281,23312,747Sub-national
Population

Projections, 699

6,5032,65312,747Economic Growth,
770

5,253-6,7531,653-2,85312,747SHMA (2013),
720-780

Table 5.3 Growth Scenarios and Land Requirements

5.11 The Local Plan, through the setting of the spatial strategy provides the Council with the opportunity to look
again at the scale and distribution of allocations. (See chapter 8)
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5.12 The NPPF, (paragraph 159), requires that the Council prepare a Strategic Housing Land Availability
Assessment (SHLAA), to establish realistic assumptions about the availability, suitability and the likely economic
viability of land to meet the identified need for housing over the plan period. An updated study is currently underway
and will form part of the background evidence when complete.

5.13 Deciding on how many new homes (and jobs) should be provided, and where these are best located is a
step by step process, beginning with this “Issues and Options” consultation. The Growth Scenarios set out below
offer different levels and form different options for the level of housing provision for the plan period. Comments
received on these levels will inform any decisions the Council takes as it develops the Local Plan. It is worth noting
that whilst the need to provide more homes to meet identified needs is paramount the target has to be set in line
with the NPPF. Setting a housing target at the lower levels could undermine other elements of the overall strategy
if other elements of the strategy seek to promote economic growth.

Option 4

634 new dwellings per year

5.14 This option is based on the lower end of the objectively assessed needs range, utilising the jobs growth at
the number of jobs within the 2013 East of England Forecasting Model Baseline projection, as adopted in the
Breckland Economic Growth Study 2013. It would mean land for an additional 67 dwellings between 2011 & 2031
and 3,103 dwellings if the plan period is extended to 2036 once currently committed or planned for dwelling are
taken into account.

Option 5

699 new dwellings per year

5.15 This option is based on a continuation of current population changes utilising the 2011-based interim
sub-national population projections. It would mean land for an additional 1,233 dwellings between 2011 & 2031
and 4,728 dwellings if the plan period is extended to 2036 once currently committed or planned for dwelling are
taken into account.

Option 6

770 new dwellings per year

5.16 This option is based on the maximisation of economic growth. It would only occur if the key policy priorities,
regeneration and investment opportunities for the district are achieved. It assumes that this is the maximum growth
that can be achieved through economic growth. It would mean land for an additional 2,653 dwellings between
2011 & 2031 and 6,503 dwellings if the plan period is extended to 2036 once currently committed or planned for
dwelling are taken into account.
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Option 7

Growth levels indicated from the emerging Norfolk wide SHMA, (taking into account the wider housing market
area and cross boundary issues ).

5.17 The 2013 Strategic Housing Market Assessment study identified a demand for between 720 – 780 dwellings
a year. Additional work is currently being undertaken with neighbouring authorities over the wider Housing Market
Areas. The future findings of this yet to be published SHMA will also have to be considered and subject to a
Sustainability Appraisal. The new joint SHMA is being prepared and currently expected to be available in due
course.

5.18 Based on updated 2012 population figures and the and the recognition of Greater Norwich 's influence
on the wider housing market areas there is a potential risk that the new figures might significantly deviate from the
options above.

Question 5

Bearing in mind the target has to be set in line with the NPPF and National Policy Guidance.

Which level of housing growth should the local plan provide for?

Are there any other reasonable alternatives that should be considered at this stage?

Sustainability Assessment

5.19 The provision of new housing is likely to have a positive impact on housing need in the district including
affordability, and increased variety of size and tenure. Overall, higher targets are likely to have more positive
impact upon those objectives relating to socio-economic considerations and a negative impact on those objectives
relating to environmental protection. For example, higher housing numbers may result in increased levels of
housing, affordable housing which is intrinsically linked to job opportunities. However, there will be increased
demand for water resources and impacts upon biodiversity, the natural environment and pollution levels. Conversely,
lower targets tend to have a more positive impact on environmental considerations and neutral or negative impacts
on socio-economic criteria.
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5.2 Affordable Housing

Issue 2

Affordable Housing and Other Forms of Housing Needs

5.20 A sufficient supply of housing of all tenures, including affordable housing is essential to meet the objective
of the Local Plan and to meet the wide range of housing needs that will be experienced in the district over the plan
period. The 2013 Strategic Housing Market Assessment identified that there is a requirement for affordable dwellings
in all areas of the district, with the most acute needs in Dereham and the north-east.

5.21 The Current Local Plan requires 40% affordable housing provision on all schemes over 5 or more dwellings
or comprises of an area of 0.17 ha or larger. Since adoption in 2009 on average a 26% approval rate for affordable
housing provision has been achieved, with 717 affordable dwellings being approved to date (1st April 2009 - 20th
March 2014).

5.22 This difference can be explained in a number of ways. Not all sites are capable of delivering 40% affordable
housing because of physical constraints and or exceptional costs or challenging market conditions has meant that
the viability cushion has been reduced. In determining planning applications a balance has to be made between
the viability of a development and the cumulative policy requirements at that point in time. Similarly some
applications are for 100% affordable housing . Each application is therefor judged on its own individual merits. It
remains fundamental that in assessing the policy requirement for affordable housing in the new Local Plan that
viability is an essential consideration and further work needs to be undertaken to assess this threshold and the
viability cushion in the current market conditions.

5.23 The 2013 SHMA, identified that the need for affordable housing remains strong and that there is a continuing
requirement for affordable housing in all areas across the district. The most acute needs are in Dereham and the
North East of the district.

5.24 The SHMA concluded that there was a need for 398 new additional affordable housing units per annum
over the next five years and that in terms of need alone this would justify a 40-45% affordable housing requirement.
In therms of overall housing need it identified an annualised requirement for 720-780 dwellings a year between
2011-2031. If the full affordable housing requirements were delivered this would equate to 51- 55% of the housing
need. However given the historical completion rates below, it is clear that there is a shortfall between delivery and
identified need that will not be addressed solely through the planning system. The SHMA concluded that the there
was sufficient evidence to continue to seek 40% affordable housing contribution or consider an increase to 45%-50%.

5.25 Housing need has to be balanced against the amount of affordable homes that developers can provide in
viability terms. The NPPF seeks affordable housing targets set at a level that does not affect overall viability and
deliverability. Therefore a viability study will be part of the key evidence base and will be developed to inform the
detailed policies at Preferred Options stage.

5.26 Further evidence will be collected to determine a viable affordable housing requirement and threshold, and
it is likely that a compromise has to be made between the affordable housing need and the general viability of
development to avoid stifling development.
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Picture 5.1 Affordable Housing Completions 2001-2013

Type and Tenure

5.27 In 2011 the Government introduced Affordable Rent as the principle element of the new supply offer.
Affordable Rent homes will be made available to tenants up to a maximum of 80% of market rent and allocated in
the same way as social housing is at the moment through housing providers and flexible tenancies. Affordable
Rent forms the principle element of the supply offer from the Homes and Communities Agency (HCA) and allows
providers a more flexible approach, helping to reduce the amount of public funding needed in the delivery of
affordable housing.

5.28 The 2013 SHMA also considered that the evidence is sufficient to recommend a split of 65% affordable
rented and 35% intermediate or shared equity housing. However, it stressed that these findings will be tested as
part of the wider viability work of the Local Plan process which will be crucial in determining a deliverable affordable
housing requirement.

5.29 The NPPF says that we should deliver a wide choice of types and sizes for a balanced community. This
means providing the right mix of flats , houses, bungalows to meet the needs of all age groups and providing the
right combination of smaller and larger properties for each type. The 2013 SHMA considered the need for different
dwelling mix and property size. The assessment shows a need for properties of all sizes, albeit a lower level of
need for 1-bedroom properties. The council has a preference for new properties to be 2 -3 bed housing as this is
where the overall identified need is required. However it adopts a flexible approach in order to help address local
need and assesses applications on an individual basis. An alternative approach would be to develop polices which
actively seek to address shortages per type.

Policy Options

5.30 In setting an affordable housing target (subject to viability testing):
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Option 8

One option would be to seek:

The continuation of the approach set out in the current Core Strategy, and subject to new viability testing
retain the existing 40% affordable housing target.

Sustainability Appraisal Outcome

A continued approach as set out in the current Core Strategy reflects the requirement from the NPPF to allow
developers to make reasonable profit to encourage housing development. Providing new affordable homes is a
key priority for the Council. Whilst the council recognise the importance that everyone has the opportunity to live
in a decent home that is suitable for their needs, it also has to be realistic about what can be achieved. The potential
recommended target will need to take these considerations into account.

Option 9

An alternative approach would be to seek higher contributions of between 45%- 50%. This approach would
seek to meet affordable needs, but may impact greater on the viability of schemes . The result may lead to
other compromises and the setting of policy priorities.

Sustainability Assessment Outcome

5.31 A higher proportion of affordable housing would help to ensure that residents of Breckland had access to
the housing that they need, which in turn would support their health and well being. It would help ensure that
workers who might otherwise not be able to afford market prices could live near their jobs. However, it might make
some housing sites non-viable because of the combined cost of providing affordable housing and (for instance)
providing necessary new infrastructure, cleaning up contamination, or dealing with other site constraints. Therefore,
this approach carries potential risk of stifling development, thus preventing developers bringing sites forward and
may impact on the implementation of other policy aspirations such as local design options. Additionally, this might
mean that Greenfield sites are developed over more expensive brownfield sites, which is not a good use of land
and is likely to increase the need to travel by car. Additionally, the provision of high levels of affordable housing
may impact on other areas such as provision of services & facilities, open space, Green Infrastructure, design,
landscape, biodiversity & geodiversity improvements etc.

Option 10

A further approach would be to seek a lower contribution than the current Core Strategy and the
recommendations of the 2013 SHMA.

Sustainability Assessment Outcome

5.32 A lower proportion of affordable housing would allow more housing sites to be viable, including brownfield
sites and/or sites nearer services and public transport. However, although this is likely to lead to higher rates of
house building overall, these dwellings may not be the kind needed by local residents and result in considerable
quantities of unmet need and it could affect the soundness of the plan. This could further exacerbate existing
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inequalities such as overcrowding, poor housing quality and therefore health and well being. Employers may not
find it easy to recruit local residents because of difficulties that the residents face in living near their jobs. The
NPPF requires where affordable housing is required, local plans should set polices that meet local needs.

Question 6

What level of affordable housing provision do you think can achieve a better balance between affordable
housing provision and other priorities?

Are there any other reasonable alternatives to be considered at this stage?

Specified type and tenure mix

Option 11

One option would be to develop a policy that specifies the tenure mix to be achieved by all development and
provide a starting point in assisting to meed the identify needs in relation to type and size.

Option 12

A second option would be to continue with the current approach provided through the 2013 SHMA.

5.33 Whilst the approach to setting a policy through option 10 would have some merits, it may become outdated
quickly and difficult to apply over the plan period. It may also not allow for flexibility to adapt to changes in housing
requirements on a local basis.

5.34 Option11 allows greater flexibility on a case by case basis with regard local need and viability assessments.

Question 7

Which option on type and tenure do you prefer?

Are there any other reasonable alternatives that should be considered?

Specialist Housing

5.35 A sufficient supply of housing of all tenures is essential to meet the objectives of the Local Plan and to meet
the wide range of housing needs that will be experienced in the district over the plan period. Apart from the provision
of additional affordable housing units, there are other types of accommodation that are needed , such as specialist
forms of housing, in particular for housing with care, older people's accommodation and custom build. Specialist
housing is intended to enable people to live as independently as possible, but is designed so that support can be
provided. Extra care housing for older people, where there is access to care and support on site but residents
have their own front door is one example. The location of this type of housing needs careful consideration and
should be in accordance with locally identified need.

25Breckland Local Plan Issues and Options Draft July 2014



5.36 When assessing the suitability of extra care and other specialist housing

Option 13

One option could be to develop a policy which requires sites to be accessed by good levels of local transport,
have convenient access to local shops and a safe environment. Consideration should also be given to the
provision of health care.

Option 14

A second option could be not to develop a policy in this area at all and allow proposals to come forward in
accordance with local need and the market.

5.37 The 2013 SHMA also concludes that it was not necessary to have a specific policy or allocation for self-build
in the local authority, as this need could be met by amendments to settlement boundaries or specific "trial sites"
on public sector land.

Question 8

Is there a need for a policy to address this issue?

What types of specialised housing are required in particular in the district and where?

Should the Local Plan support the delivery of self build /custom build housing over and above the requirements
of the NPPF? e.g through the direct allocation and or development of polices?
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5.3 Gypsies and Travellers

Issue 3

Gypsies and Traveller and Travelling Showpeople Provision

5.38 The Council has a legal duty to consider the needs of Gypsies and Travellers and Travelling Showpeople
in the same way as all other sectors of the community. A Norfolk-wide Gypsy and Traveller Accommodation Needs
Assessment (GTAA) was undertaken by the Norfolk Gypsy & Traveller liaison group in 2006. The document
established the accommodation and travelling needs for Gypsies and Travellers across the County and fed into
the East of England Plan revision regarding the provision of permanent and transit sites. Breckland's identified
need for permanent pitch provision based on its own evidence at that time was for an additional 12
pitches. Shortly after this, the East of England Regional Assembly published its East of England Plan revision
around the provision of permanent and transit sites within the region. After consultation on the Plan, it was
decided to redistribute site provision across the Region which resulted in a requirement for 15 new permanent
pitches to be sited in Breckland over the period 2006-11.

5.39 Policy CP2 of the adopted Breckland Core Strategy (2009) covers the Gypsy and Travelling
community. The Policy takes the appropriate scale of pitch provision up to 2011 (of 15 additional pitches), as set
out in the single issue review of the Regional Spatial Strategy around Gypsies and Travellers. The main geographic
position for sites is identified along the A11corridor, with Thetford and Attleborough viewed as the most sustainable
locations. The allocation of any specific permanent site was to be made in either the Site Specific Policies and
Proposals Development Plan Document, or the Attleborough and Snetterton Heath Area Action Plan, depending
on the location identified for such a site. Any provision of short stay stopping places would not be seen as
contributing to the 15 permanent pitches.

5.40 The NPPF and accompanying policy statement (2) places a statutory responsibility on local authorities to
objectively assess the housing needs of the Gypsy and Traveller and Travelling Showpeople community in their
areas and to plan tomeet those needs. TheGovernment seeks to ensure that Authoritiesmake their own assessment
of need based on analysis of various data sources reflecting their local circumstances, and providing evidence for
a 5-year supply of deliverable sites. There is also the requirement to identify a supply of developable sites or broad
locations for growth, for the first 6-10 years and where possible for years 11-15.

5.41 In May 2013, the Council appointed Salford Housing & Urban Studies Unit (SHUSU) together with
Cambridgeshire Research Group (CRG) to produce a Gypsy & Traveller Accommodation Assessment (GTAA).
The GTAA report provides a projected requirement for both permanent and transit pitches over the future 15 year
periods 2013/14 -2017/18, 2018/19 - 2023/24 and 2023/24 -2027/28. It also identifies broad locations where the
need would be best met, whilst recommending criteria for determining specific locations for sites.

5.42 It should be noted that the current evidence base for Gypsy and Traveller need is up to 2028. The plan
options detailed earlier are to set the plan period to 2031 or 2036. Planning Policy for Traveller sites, DCLG 2012,
states that there is a requirement to identify a supply of developable sites or broad locations for growth, for the
first 6-10 years and where possible for the years 11-15. The NPPF requires that Local Plans cover an appropriate
time scale, preferably a 15 year time horizon and be kept up to date. There will be a requirement to update an
element of need to allow for the NPPF requirement of at least identified 15 years from adoption. In order to be
robust it will be necessary to review household formations and future need based on the local population make
up rather than on a predict and provide basis through an extrapolation of the existing figures.

Future Pitch and Plot Need

2 DCLG (2012) Planning Policy for Traveller Sites
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5.43 The study reveals that the Gypsy & Traveller population within the district is relatively stable and that any
movement into the district is currently adequately met by a combination of the short-stay stopping site in Thetford
and the various private sites across Breckland. It concludes that the majority of anticipated growth is expected to
come from the existing Gypsy and Traveller Community currently residing in the district.

5.44 They study concludes that there shall be a need of an additional 33 permanent pitches across the district
over the next 15 years, of which 22 pitches are needed in the next 5 years. In terms of transit provision, the study
suggests that 3-5 additional transit pitches are provided over the next 5 year period, with a total of between 11-13
pitches being provided between now and 2028. Finally, analysis has shown there to be no current need for
additional plot provision for Travelling Showpeople over the assessment period. Table 5.4 'Summary of Gypsy,
Traveller and Travelling Showpeople accommodation and pitch need (2013-2028)' illustrates the pitch and plot
needs provision in more detail.

Travelling
Showpeopleneed
(plots)

Gypsy and Traveller
transit Need
(pitches)

Gypsy and Traveller
Residential Need
(pitches)

5851Current authorised residential provision

03-522Gross Anticipated Need 2013/14 -
2017/18

008Further Need 2018/19 - 2013/24

089Additional Need 2023/24 - 2027-28

011-1333Total net additional need 2013-2028

Table 5.4 Summary of Gypsy, Traveller and Travelling Showpeople accommodation and pitch need
(2013-2028)

Site Size

5.45 Government policy does not advise on the most appropriate design solution that would be considered
conducive in providing an appropriate living environment for the Gypsy or Traveller community. However, paragraph
4.7 of the Good Practice Guide for Designing Gypsy and Traveller Sites (3) suggests that a maximum of 15 pitches
is conducive to providing a comfortable environment.

'There is no one ideal size of site or number of pitches although experience of site managers and residents
alike suggest that a maximum of 15 pitches is conducive to providing a comfortable environment which
is easy to manage. However, smaller sites of three-four pitches can also be successful, particularly where designed
for one extended family. These can be advantageous in making good use of small plots of land, whilst retaining
the qualities described in this guidance and expected by families on modern sites’.

5.46 Additionally, paragraph 4.8 suggests that:

‘Sites should ideally consist of up to 15 pitches in capacity unless there is clear evidence to suggest that a larger
site is preferable by the local Gypsy or traveller community. Nevertheless, where a larger site is unavoidable, or
where one exists already, in few cases smaller “closers” have been created within the site for extended families,
thereby retaining the sense of community and creating defensible space’.

3 DCLG (2008) Designing Gypsy and Traveller Sites Good Practice Guide
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5.47 In determining site sizes, consideration needs to be given to the need to:

Provide sufficient sites to allow those who wish to live together in groups and those who wish to live separately
from other groups.
Ensure site size will take into account the specific site circumstances, including the surrounding population
and density.
Consider the effect of family make up and potential family growth on site size options to prevent overcrowding
and potential displacement.

5.48 In terms of the ethnic background of existing Gypsy and Traveller population, the 2013 GTAA identifies
that the local population is mainly 82% Romany Gypsy with a smaller range of other groups - Irish (5.6%), Welsh
(4.5%) and Scottish (3.3%). Additionally, the existing Gypsy and Traveller community in Breckland is estimated
to include 113 households made up of 425 Individuals, where 174 (41.4%) of these are recorded to be within the
0-16 age group, of which 72 (41%) are within the 11-16 yrs range.

5.49 Gypsy and Traveller accommodation and pitch needs will vary from district to district. In Breckland, the
study suggests that the majority of anticipated growth will come from the existing Gypsy and Traveller community.
This is highlighted by the analysis of pitch need which identifies that the highest need requirement (10
households/pitches) comes from the households living on private pitches with temporary planning permission that
come to an end by 2018. Additionally, the 5 unauthorised developments (but tolerated) were considered long term
residents and in need of accommodation. Finally, the combined need for permanent residential accommodation
from unauthorised encampments and transit site occupants total six pitches where the households reviewed for
the study expressed a desire for permanent residential accommodation in Breckland.

5.50 Household formation rates are an important component of accommodation assessment for Gypsy and
Travellers. However, the 2013 GTAA concluded that there was not a need for additional pitches up to 2018 as a
result of increased household formation. Those that require additional living accommodation could be achieved
by amendments to existing planning consents to facilitate this. However, one pitch was required to alleviate
overcrowding.

5.51 The need for pitches from 2018 onwards has been derived from household growth projections, based on
a 3% per annum compound rate of household growth. This figure is then applied to the projected number of
pitches which should be available by 2017, minus an assumed ratio of 1:0.75 used to account for any potential
pitch sharing (4)

5.52 In ensuring that sites meet Gypsy and Traveller and Travelling Showpeople needs, the following options
have been identified:

Option 15

Sites generally to have no more than 15 pitches

Option 16

Take a flexible approach to the mixture of site sizes in order to accommodate individual families and groups?

4 A pitch sharing rate of 1:0.75 was recommended for use in the South East Examination in Public Panel.
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Question 9

Which option or options do you consider to the most appropriate? Are there any other reasonable alternatives?

Site tenure

5.53 The socio-economic situation of the Gypsy and Traveller and Travelling Showpeople will vary. Different
forms of tenure on sites may be suitable for different groups, and it is important to recognise that not all members
of the travelling community will be able to provide for their own needs. Whilst some will be able to afford to purchase
or rent pitches at market rates, other will require additional support to access safe and secure accommodation
in line with their cultural needs.

5.54 The study reveals that the majority of respondents generally feel that a private authorised site would
be the best type of accommodation to meet their households needs. However, many respondents reported
that they could not afford to purchase land or a private pitch. In relation to the tenure of the pitches to be required,
the study suggests that the Splashes socially rented site in Swaffham is currently meeting the need for socially
rented pitches in the district. However, this need will need to be closely assessed with subsequent reviews to the
GTAA.

5.55 The 2013 GTAA identified that there could be a requirement of up to 33 additional pitches in Breckland up
to 2028. The forms of tenure that may be provided include:

Privately owned and managed to be rented
Privately owned for owner occupation
Publicly owned and managed by Local Authority or Registered Provider

Question 10

What sort of tenures do you consider would best suit the needs of the Gypsy and Travellers community in
Breckland? Should a mix of sites with different tenures be planned for?

Mixed Use Sites

5.56 Guidance (5) suggest that local authorities should consider where ever possible including traveller sites
suitable for mixed residential and business use, having regard to the safety and amenity of residents and
neighbouring residents. If mixed sites are not practical then the guidance recommends that local authorities should
consider the scope for identifying separate sites for residential and for business use in close proximity to each
other.

5.57 Whilst the 2013 GTAA , did not report that respondents wanted more space for business needs, it is an
important consideration for future provision.

5 DCLG, (2012), Planning for Traveller Sites - Policy F
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Question 11

Should the local authority plan to allocate sites suitable for mixed use which can accommodate both residential
and business use, or just plan for residential use?

Accommodating Future Need

5.58 The NPPF stipulates that Traveller sites should be sustainable, economically, socially and environmentally
located. Selecting the right location for a site is a key element in supporting good community relations andmaximising
its success. As with any form of housing, poorly located sites will have a detrimental effect and the inhabitant’s
ability to access services such as education, health and shopping, and consideration needs to be given to ensuring
that proposals to develop sites link in with other broader strategies.

5.59 Planning Policy for Gypsies and Travellers says in paragraph 10 that:

….criteria based polices should be fair and should facilitate the traditional and nomadic life of travellers while
respecting the interests of the settled community.

5.60 Section 11 of the (6) provides further guidance. Local planning authorities should ensure that traveller sites
are sustainable economically, socially and environmentally. Local planning authorities should, therefore, ensure
that their policies:

a. Promote peaceful and integrated co-existence between the site and the local community

b. Promote, in collaboration with commissioners of health services, access to appropriate health services

c. Ensure that children can attend school on a regular basis

d. Provide a settled base that reduces the need for long-distance travelling and possible environmental damage
caused by unauthorised encampment

e. Provide for proper consideration of the effect of local environmental quality (such as noise and air quality)
on the health and well-being of any travellers that may locate there or on others as a result of new development

f. Avoid placing undue pressure on local infrastructure and services

g. Do not locate sites in areas at high risk of flooding, including functional floodplains, given the particular
vulnerability of caravans

h. Reflect the extent to which traditional lifestyles (whereby some travellers live and work from the same location
thereby omitting many travel to work journeys) can contribute to sustainability

5.61 The following criteria will form the background for selecting the most appropriate sites:

1. Location in or near to settlements / proximity to local services. Sites in or near to existing settlements
are prioritised. Such sites are generally more sustainable than those in remote areas, with better access to
services and in particular education and health. Given high land values and competition it is unlikely that
many sites will be made available within settlement boundaries. The reality then would be for sites to be
adjacent to settlements with access to local health and educational facilities. The Council's preference would

6 DCLG, (2012), Planning for Traveller Sites
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be for well related sites located in and near to settlements classed at local service centres and above in the
settlement hierarchy. The priority will be that access to services can be reasonably obtained so as to meet
the day to day needs of the occupiers, recognising the differences in lifestyles and working patterns and
transport preferences.

2. Access to vehicular considerations. Sites are required to have safe and convenient vehicular access and
provide adequate car parking space. The development should avoid significant impacts on local roads and
be well located to major routes.

3. Previously used land. National planning policy encourages planning policies and decisions to encourage
the effective use of land by re-using land that has been previously developed (brownfield land), provided that
it is not of high environmental value. There is recognition that there is a lack of brownfield sites in the district
and they will not necessarily be available for Gypsy and Traveller sites. Therefore, although important,
realistically there may be limited alternatives to Greenfield land.

4. Visual impact. The local topography and form of the landscape will affect the visibility of a Gypsy and Traveller
site and will affect its ability to integrate into its surroundings. Some sites will be highly visible, and others
more visually contained. Sites should respect the scale of the environment, be of a scale proportionate to
the local community and be capable of visual and acoustic privacy. Sites which allow appropriate natural
screening will be considered more favourably.

5. Infrastructure. Sites will not be chosen if they place undue pressure on local infrastructure and services.
Sites should be capable of being served by appropriate service infrastructure.

6. International, national and local land designations. The district has a wealth of environmental assets.
Site locations must not compromise the objectives of any potential designations.

7. Flood Risk.Caravans and mobile homes are highly vulnerable to flooding. National and local policies dictate
not to allocate sites in areas of high risk of flooding, including that of functional flood plans. It is not proposed
to deviate from this requirement in the selection of sites.

8. Health and safety and hazards. In order to ensure sites provide a healthy and safe environment for residents
sites should not be located on contaminated land and avoid areas of unsuitable noise, air quality and major
hazards such as pipelines.

Question 12

Do you agree with the criteria 1-8? Please give a detailed answer explaining any reasoning.

Are there any additional criteria which should be considered in selecting the best locations and sites for
Gypsies and Travellers?

Strategic Approach

5.62 In terms of meeting needs within the district, the Gypsy and Traveller population appears relatively stable
with a small number of unauthorised encampments each year. Additionally, updated evidence from the 2013,
GTAA indicates that there is no direct evidence of a strong preference for the A11 corridor compared with that of
A47, which is contrary to the locational principles as set out in the adopted Core Strategy. (This however, is not
the same as suggesting that sites would not be considered suitable in these locations). The evidence within the
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GTAA indicates that there is a preference towards Swaffham and Watton and the areas surrounding the north of
the district, predominantly due to the location of family members. The spatial distribution of different types of sites
within the district are identified on Picture 5.2 'Map of existing Gypsy and Traveller Sites'.

 

Picture 5.2 Map of existing Gypsy and Traveller Sites

5.63 It is likely that the combination of the official short stay and private sites in Breckland are catering for visitors
to the area. This means that the accommodation needs arising, in the main are fromGypsy and Traveller residents
of the district as opposed to those from outside the area. The 2013, GTAA suggests that a significant proportion
of the accommodation need within the district can be met in the first five years by regularising the existing sites
without permanent planning permission. Table 5.4 'Summary of Gypsy, Traveller and Travelling Showpeople
accommodation and pitch need (2013-2028)' illustrates the potential scenarios for meeting the identified need
without undertaking significant new searches for land. However, this would require determination of whether they
the existing temporary sites are in appropriate locations. If this policy approach was adopted, the required need
within the first 5 years illustrated in table below
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Remaining Need
2013/14 - 2017/18

22Total Pitch Need (2013/14-2017/18 (gross)

12If permanent planning permission is granted to the 10 pitches with temporary permission.Scenario 1

7If permanent planning permission is granted to the 10 pitches with temporary permission
and the five pitches on unauthorised developments.

Scenario 2

1If permanent planning permission is granted to the 10 pitches with temporary permission
and the five pitches on unauthorised developments. With the vacant site at Woods End
being developed into a fully occupied site.

Scenario 3

Table 5.5 Potential scenarios for meeting the identified need

5.64 To ensure that sites are located in the most suitable location, the study provides three broad options by
which additional pitches could be provided within the district. It suggests that a combination of three criteria, which
includes land availability, proximity to existing services and locations of existing demand, should be used in
assessing locations for Gypsy and Traveller provision. Table 5.6 ' Assessment of options to meet future need'
illustrates the assessment of these options to meet future need within the Breckland district.

DisadvantagesAdvantagesRationaleOption

This approach would be based on seeking
to provide sites that are put forward by
developers or which are in Breckland

Land
availability

This could raise challenges
of sites not being in the
right locations to meet the

Having a willing land owner in place
is likely to increase the chance of
the site being brought forward
within the required timescale to
meet Gypsy and Traveller needs.

Council ownership. This would ensure that
the approach put forward is both viable
and deliverable in terms of site allocations.

needs and demands of
existing Gypsy and
Traveller communities.

Potential sites would need to be
judged against criteria to ensure that
they have access to an appropriate
range of services and amenities.

This approach is based on allocating
pitches between the settlements in the
district in accordance with those

Proximity to
existing
services

There may be questions
raised if it is appropriate to
use the same policy

Could be considered to align with
broader policy emphasis.

settlements that have a higher proportion approach for the Gypsy and
Traveller community as with
the settled community.

Would focus the population into
those larger settlements where
there is a greater concentration of
services and amenities. This would
enable these communities to access
these resources.

of services. By adopting such an approach
it would appear likely that sites put forward
would be more likely to benefit from
access to services and amenities. This may not focus the

additional pitches where
Gypsy and Traveller
community want them to beAs part of this sequential approach

the existing distribution of pitches
would be considered to develop a
sustainable approach.
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DisadvantagesAdvantagesRationaleOption

This approach is predicated on the fact
that the main driver of demand for
additional pitches in the district is private

Focusing on
areas where
there is an

Potential insufficient
capacity to provide
additional pitches on the
existing socially rented site
to meet overall needs.

This approach would mean that
additional pitches would be provided
where these communities are
already established.sites with temporary planning permission

and unauthorised developments.
Therefore within this approach additional
pitches should be sought in proximity to
existing Gypsy and Traveller communities
in the district.

existing
demand

Being in such proximity could be
beneficial for families and extended
families by causing less disruption.

This may not be well
received by the non Gypsy
and Traveller communities
in these areas.

Table 5.6 Assessment of options to meet future need

5.65 ?

Question 13

In determining the suitability of sites what are your views on the following options to meet future Gypsy and
Traveller need within the Breckland district?

Option 17

Land availability.

Option 18

Proximity to existing services and facilities.

Option 19

Focusing in areas where there is an existing demand.

Sustainability Appraisal outcome

5.66 The sustainability appraisal illustrates clear linkages between the principle of sustainable development and
sites being located near location with existing services and facilities. By allocating pitches near settlements in
the district that have a higher proportion of services and facilities would result less journey by the private car and
would focus the population in to or near settlements which had a great concentration of services and amenities
such as schools and health care. Additionally, this may also offer a greater range of employment opportunities
for those seeking work which could increase heath, social and well being needs. Alternatively, the needs of the
Gypsy and Travelling community should be taken into consideration and considering an approach to focus
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development where there is an already an existing need could be beneficial for existing families. However, this
may not be the most sustainable solution and sites may be located in unsuitable areas for long term requirements
and does not appear as preferable when assessed against a number of sustainability criterion's.

Call for Sites

5.67 As part of the current consultation we are seeking information on sites in private ownership that may be 
considered suitable for allocation as Gypsy and Traveller or Travelling Showpeople sites. Are you aware of any 
sites with potential for gypsy and traveller provision? If yes, please put the sites forward using the "Call for Sites" 
form as specified in Call for Sites.
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