
BRECKLAND DISTRICT COUNCIL

Report of: Cllr Gordon Bambridge - Executive Member for Growth
To: Local Plan Working Group – 3rd February 2017

Author: Sarah Robertson - Senior Planning Policy Officer (Capita)

Subject: Progress report on Pre-Submission Local Plan preparation

Purpose: The purpose of this report is to inform discussion with Members on the 
Local Plan’s housing distribution, local service centres and rural areas 
policy.

Recommendation(s): 

1) That Local Plan Working Group endorse Option 1 which is to confirm their support for the 
designation of Bawdeswell, Garboldisham and Yaxham as Local Service Centre villages for 
allocation in the Local Plan.

2) That Members note the housing distribution, change to proposed allocations and provide 
comments on the proposals.

3) That Members note the revised rural areas policy PD05 and provide a steer on the proposal.

1.0 BACKGROUND

1.1 Following the last Local Plan Working Group (LPWG) on 14th December progress has been 
made on a number of areas of the pre-submission publication version of the Local Plan. 
Members are reminded their request to officers to review the services audit for Local 
Service Centres (including providing information for Norfolk County Council on school 
capacity), meet with parish councils to discuss additional sites and update the housing 
distribution and update the wording of the rural areas policy to reflect consultation 
responses. This report updates Members on these issues and provides recommendations 
on each of the topics.

Local Service Centre Status
1.2 Through the Preferred Sites and Settlement Boundaries Consultation (September to 

October 2016) Bawdeswell, Garboldisham and Yaxham Parish Councils raised objections 
to the designation of their villages as Local Service Centres through the Local Plan. 
Following a meeting of the Local Plan Working Group on 14th December 2016, further work 
has been undertaken to look at the services and facilities within the Local Service Centres.

1.3 The criteria for the designation of Local Service Centre Status were subject to public 
comment through the Issues and Options consultation in November 2014 to January 2015. 
Through this consultation, the most supported option was for the designation of local 
service centres based on the availability of the following facilities:

 Primary School
 Shop and/or post office
 Public Transport
 Employment



 Community Facility

1.4 A Local Service Centre topic paper was prepared to support the preferred directions 
consultation which was carried out in January and February 2016. The topic paper used the 
above criteria to assess villages within Breckland in a consistent manner. The preferred 
directions consultation consulted on the key findings of the topic paper.

1.5 Following the representations received during the most recent consultation, further work 
has been undertaken look into the services and facilities within the villages, to ensure 
consistency in the designations. This work has specifically focused on public transport 
opportunities, ensuring that there is access to a higher order settlement within normal 
working hours. It has also looked at the level of employment provision within the village 
including the number of people employed. When calculating population divided by number 
of employment opportunities within each of the local service centres the average came out 
at 9.2 people per employment opportunity. Yaxham, Garboldisham and Bawdeswell are all 
above average with 6.7, 4.6,and 6 people per employment opportunity respectively. Further 
information on those employers is provided within the sections below.

1.6 As requested at the last LPWG, Officers have also written to Norfolk County Council as the 
education authority seeking their confirmation that there is capacity within the primary 
schools or that capacity can be achieved. This will be reported to Members at the meeting.

1.7 A summary of the representations on the status of these three villages is presented below:

1.8 Bawdeswell – The Parish Council objected to the categorisation of the village as a local 
service centre based on; the lack of public transport to medical facilities, few local 
employment opportunities, school has reached capacity, no public transport outside of 
working hours, drainage issues, post office is only open two mornings a week and there are 
highways issues. Furthermore, they also considered that as the preferred site had the 
benefit of planning permission there was no merit in continuing with local service centre 
status which could lead to further growth.

1.9 A review of public transport within Bawdeswell has shown that it is well served by the X29 
bus service which operates between Norwich and Fakenham. The first bus to Norwich 
leaves the village at 06:57am, whilst the last bus from Norwich to Bawdeswell is at 19:00.

1.10 The assessment of employment opportunities has shown that the largest employers include 
Bawdeswell Garden Centre which employs 49, the primary school which employs 25 and 
Hamptons @ The Barn which employs 21 people. Whilst the post office is not open 
continually, the village does have a shop which meets this criterion. The village can 
therefore be considered to meet the criteria for the designation of a local service centre.

1.11 Garboldisham – The Parish Council objected to the designation of local service centre 
status for the village for two reasons; the bus service is operated by Suffolk County Council 
and does not go into Norfolk, and there is no employment in Garboldisham. Specifically in 
relation to employment, the largest employer is Mervyn Lambert Plant hire and the nature 
of the business means that the majority of employees are not located within Garboldisham.

1.12 Officers have contacted the larger employers within Garboldisham using information from 
business rates. Mervyn Lambert Plant Hire have confirmed that they employ 150 people at 
the Garboldisham site, whilst employing 300 people altogether.  The site is located within 
800m of the central A1066 and B1111 cross roads. Other employers within the village 
include Weld-Fab Stage Engineering Ltd employs 17 people, whilst the primary school 
employs 14 people.



1.13 Garboldisham has public transport to Bury St Edmunds, with the first bus leaving the village 
at 06:35am and the last bus leaving Bury St Edmunds to travel to Garboldisham at 
17:30pm. The village is considered to meet the requirements to be designated as a local 
service centre village.

1.14 Yaxham – The Parish Council and Neighbourhood Plan Working Group objected to the 
designation of local service centre status based on the nature of the parish incorporating 
three separate settlements of Yaxham, Clint Green and Brakefield Green which are not 
contiguous. They have also stated that public transport is limited, the employment data is 
out of date and there aren’t employment opportunities in the village, the primary school is at 
capacity, the only shop is at Yaxham Waters and there is a lack of community facilities.

1.15 The service audit has shown that there is good public transport access within the village to 
Norwich, with the first bus leaving the village opposite Elm Close at 06:18am and the last 
bus from Norwich at 18:15pm. There are a number of stops within the village.  There is also 
a bus to Dereham, with the first bus at 08:05am and the last bus at 17:05pm. In relation to 
employment opportunities, there are three employers within the village who employ at least 
20 members of staff. These are Yaxham Waters, Yaxham Primary School and RG 
Maintenance Services. There is a village shop at Yaxham Waters, which can meet day to 
day needs. In addition to this the site also has a café and there is also a village hall. These 
facilities meet the criteria for the designation as a local service centre. 

1.16 Objections have been raised by the parish council and the neighbourhood plan working 
group due to the separation between the villages which form Yaxham parish. Consideration 
therefore needs to be given to whether the services and facilities within Yaxham parish 
serve the whole of the local community i.e. Yaxham, Clint Green and Brakefield Green. 
Paragraph 55 of the NPPF states that ‘housing should be located where it will enhance or 
maintain the vitality of rural communities. For example, where there are groups of smaller 
settlements, development in one village may support services in a village nearby. There is 
a footpath joining Yaxham and Clint Green ensuring a safe walking route. The service 
provision within Yaxham parish is also benefitted by its close relationship to Dereham, 
particularly with the regularity of the bus service. Overall it is considered that the services 
and facilities within the parish support the whole of the parish and LSC status will help to 
protect and maintain these facilities.

Recommendation 1
1.17 It is recommended that Members support the designation of Bawdeswell, Garboldisham 

and Yaxham as Local Service Centre villages. The villages have been reassessed against 
the criteria and it is considered they meet the requirements to be designated as Local 
Service Centre villages in the Local Plan settlement hierarchy.

Housing Distribution
1.18 Through the Preferred Sites and Settlement Boundaries consultation (Sept-Oct 2016) the 

housing distribution for the District was subject to public consultation. Members will recall 
that through this consultation the Council was at that time unable to identify sufficient sites 
to deliver the housing numbers in some of the local service centre villages. Through that 
consultation a further call for land within these villages was made, and Officers have 
subsequently met with these particular parish councils to discuss the additional sites. 

1.19 Table 2 shows the revised housing distribution, this has included updates to the 
commitments and completions and also changes to the allocation. The following table 
provides summary of the key issues which have resulted to changes to the housing 



distribution. Where we have been unable to achieve the housing target, it has been 
necessary to either re-introduce alternative options where reasonable, or leave the target 
with the scope development to be met through sustainable development as per policy 
PD05. Where the housing numbers have been exceeded the housing allocation has been 
reviewed to avoid oversupply.

Table 1 Comments on housing distribution
LSC Issue Informal Parish 

Council Comment 
where appropriate

Officer 
Comment/Recommendation

Ashill Requirement for 
90 dwellings. The 
consultation 
document 
proposed the 
allocation of 50 
dwellings, 
however at this 
stage this 
couldn’t be met 
through the 
proposed sites.

LP[001]009 - Would 
like to see site come 
forward

LP[001]005 – 
Wouldn’t object to this 
site

The review of the committed 
and completed dwellings 
shows there is a need to find 
land for an additional 19 
dwellings to be found within 
Ashill. Alternative site 
LP[001]005 could be brought 
forward for approximately 4 
dwellings.

LP[001]009 is a 0.8hecatre 
site which could 
accommodate approximately 
20 dwellings. It is designated 
allotment land, which is 
protected open space. The 
Council would need to 
reallocate land within village, 
unclear whether further land 
is currently available for 
allotment use to mitigate loss.

Banham Requirement for 
118 dwellings. 
The consultation 
proposed an 
allocation of 55 
dwellings, 
however at this 
point not enough 
suitable sites had 
been put forward.

No response received Further sites have been 
submitted as part of the 
consultation. The preferred 
site is subject to surface 
water flooding and should be 
removed on this ground.  
Alternative site LP[003]005 
could be included as a 
preferred site. This is a 0.71 
hectare site and would be 
sequentially preferable site to 
LP[003]003.

It is considered that the 
additional sites which have 
been promoted, including 
LP[003]009 and LP[003]12 
may be suitable subject to 
assessment. They would 
however include the 
requirement of replacement 
open space provision, which 
may be achievable with site 
LP003]003 which is in the 



same ownership. Therefore it 
is proposed that the housing 
allocation should remain the 
same.

Great 
Ellingham

Requirement for 
88 dwellings to 
be delivered over 
the plan period. 
Through the 
consultation an 
additional 
allocation for 40 
dwellings was 
required.

n/a Since the consultation 
finished in October, additional 
planning permissions have 
been granted which have 
exceeded the housing 
requirement within the village. 
It is therefore proposed to 
remove the allocation of 40 
dwellings from the plan.

Litcham Preferred sites 
and settlement 
boundaries 
consultation 
required 26 
dwellings within 
Litcham. Of these 
20 dwellings were 
required to be 
allocated. 
Highways 
objection to site 
LP[054]005 for 20 
dwellings and 
concerns from 
Historic England

PC would like to see 
potential for school 
parking and/or 
community facilities. 

Additional sites were 
promoted through the 
consultation period; 
LP[054]006 which is 13.8ha 
and LP[054]007 which is 
7.5ha.

Further comments are being 
sought from NCC highways in 
this regard. It is proposed to 
retain the existing housing 
allocation of 20 dwellings 
within Litcham at the 
moment.

Mattishall Overall 
requirement for 
141 dwellings, of 
which 105 were 
to be allocated 
Historic England 
objection to site 
LP[061]015.

LP[061]015 – Site 
could help to improve 
junction
LP[061]019 – PC 
remain opposed to 
development of site

LP[061]015 – propose to 
classify site as unreasonable 
due to impact upon the 
historic environment.
Due to the additional windfall 
permissions in Mattishall 
Preferred Site LP[061]019 
could meet the remaining 
allocation requirement.

Necton Overall 
requirement for 
301 dwellings 
over the plan 
period. There 
was a 
requirement for 
an additional 75 
dwellings to be 
allocated.

Historic England 
objection to site 
LP[067]010.
LLFA object to 

LP[061]010 – Would 
like to see site 
retained. Support 
further work on the 
historic environment.
LP[067]007 and 004 – 
happy for sites to be 
removed if they are at 
flood risk

Housing numbers should still 
be able to be met through 
sites within Necton.   Carry 
out further work on site 
assessments and historic 
characterisation including 
review of non-designated 
heritage assets.

Remove sites LP[067]004 
and 007 due to surface water 
flooding. Reassess 
alternative options including 
site LP067]005 for 
designation as preferred 



sites preferred 
site LP[067]007 
and alternative 
site LP[067]004 
due to surface 
water flooding

sites.

North 
Elmham

Requirement for 
91 dwellings over 
the plan period, 
of which 55 were 
to be allocated 
through the 
consultation 
document.

Through the 
consultation NCC 
highways have 
objected to site. 
LP[070]008 off 
Eastgate Street

Would not like to see 
development which 
would require access 
onto Eastgate Street. 
Could consider sites if 
they were accessed 
via Back Lane

The removal of site 
LP[070]008 on housing 
grounds means that the 
housing allocation of 55 
dwellings in North Elmham 
would be short by 39 houses. 
The initial assessments of the 
additional sites which have 
been promoted suggest they 
are not suitable for allocation.

It is proposed to retain the 
level of development within 
North Elmham but this would 
be achieved through planning 
applications.

Old 
Buckenham

Requirement for 
69 dwellings over 
the plan period. 
The allocation 
requirement is for 
50 dwellings, of 
which land for 30 
dwellings was 
identified within 
the consultation 
document.

Consider both the 
additional sites which 
have been put forward 
to be unsuitable

The consultation document 
did not find enough sites to 
meet the allocation 
requirement within Old 
Buckenham. It is proposed to 
retain the level of 
development within Old 
Buckenham but this would be 
achieved through planning 
applications.

1.20 The following table shows proposed updates to the housing distribution table. This has 
included updates to the commitments and completions data to show the most recent 
available information. The table shows the figures that were consulted on in September and 
October and a notes column has been added to identifies key changes. Issues of note 
include:

 Two additional sites approved within Attleborough, one for 200 dwellings at 
Haverscroft House Farm and one at the Grampian Foods site for 165 dwellings.

 Additional approvals within Great Ellingham. Recommended that consideration 
should be given to whether to proceed with an allocation as growth levels have 
been significantly exceeded.

 No preferred site was allocated within Watton, as it is awaiting the outcome of an 
appeal. The appeal is not going to be heard until June. Alternative options were 
identified through the consultation and these sites could be brought in to meet the 
housing numbers.

 The table shows a buffer between the development requirements consulted on in 
September/October and the revised figures of just under 1,000 dwellings. However, 
table 1 highlights areas of concern relating to provision within some of the Local 
Service Centres, therefore this buffer would provide assurance on delivery if those 
sites set out within table 1 are unable to come forward. This particularly relates to 
North Elmham and Old Buckenham, where the full allocation cannot be met within 



the sites put forward. In these villages it is proposed to retain the growth levels 
however the figures would be met through applications assessed under the 
principles of sustainable development. The retention of a buffer is also important to 
help ensure a five year housing land supply is maintained over the life of the plan. 
Early delivery of smaller sites is important as well as consistent delivery across the 
larger sites in Attleborough and Thetford over the life of the plan.

 



Table 2 Housing Distribution
Revised Figures

Tier of 
Hierarchy Settlement

2011-2036 
Development 
Requirement 
Consultation 

Version

Completions 
(01/04/2011 - 

30/09/16)

Commitments to be 
delivered by 2036 

(as at 17/01/17)

Decision 
to grant 

subject to 
s106

Existing 
Allocations 
and SUE's

New 
Allocations Total

Difference Notes

Thetford 3629 314 3352   0 3666 37 Housing number as per consultation document.

Attleborough 3897 431 869 365 2650 0 4315 418
Haverscroft House residential application for 200 dwellings on behalf of Orbit has 
led to increase in numbers in Attleborough. Grampian Foods a brownfield site 
also has the decision to grant planning permission.

Key 
Settlements

SUB 
TOTAL 7526 745 4221 365 2650 0 7981 455  
Dereham 1540 273 351  180 750 1554 14 Housing number as per consultation document.
Swaffham 1612 344 625 576  0 1545 -67 Housing allocation as per consultation document.

Watton 1305 326 438 277 89 175 1305 0 Consultation didn't identify preferred site and there is uncertainty regarding the 
appeal site. Alternative sites will need to be allocated.

Market 
Towns

SUB 
TOTAL 4457 943 1414 853 269 925 4404 -53  
Ashill 90 5 44 22  20 91 1 Housing number as per consultation document, need to review alternative sites.
Banham 118 16 60   55 131 13 Housing number as per consultation document, need to review alternative sites.

Bawdeswell 36 5 1 36*  30* 42 6 *Preferred site has decision to grant planning permission so number not included 
within the total column.

Garboldisha
m 43 6 2   35 43 0 Housing number as per consultation document.
Great 
Ellingham

88 13 94 75  0 182 94 Significant increase in permissions in village. Consider removing proposed 
allocation as the housing number has been exceeded.

Harling 209 72 55   85 212 3 Housing number as per consultation document.
Hockering 68 6 59   25 90 22 Housing number as per consultation document.
Kenninghall 68 25 8   35 68 0 Housing number as per consultation document.
Litcham 26 0 7   20 27 1 Housing number as per consultation document, need to review alternative sites.

Mattishall 141 17 58 23  65 163 22 Remove site LP[061]015 leads to a reduction in new allocation. Commitments 
and completions means that this doesn’t impact upon overall growth.

Narborough 147 9 98   40 147 0 Housing number as per consultation document.

Necton 301 74 157   75 306
5

Historic England objection to preferred site LP[067]010 could lead to a reduction 
in level of allocation 

North 
Elmham 91 5 34 16  39 94 3 Limited sites identified. Remaining allocation would need to be met through 

planning permissions rather than an allocated site.
Old 
Buckenham 69 16 18   50 84

15
Limited sites identified. Remaining allocation would need to be met through 
planning permissions rather than an allocated site.

Shipdham 260 65 126   80 271 11 Housing number as per consultation document.
Sporle 63 16 18   35 69 6 Housing number as per consultation document.
Swanton 
Morley 166 47 48   85 180 14 PC have requested increase in size of allocation

Weeting 127 2 99   0 101 -26
No allocation proposed due to scale of existing commitments and environmental 
constraints

LSC's

Yaxham 95 21 52   25 98 3 Housing number as per consultation document.

 SUB 
TOTAL 2206 420 1038 172 0 769 2399 193  



Rural Areas  739 489 495   150 1134 395  
Total  14,928      15918 990  



Recommendation 2
1.21 It is recommended that Members note the revised housing distribution and provide a steer 

on the revisions. Any comments on the proposal will help to inform the pre-submission 
publication document.

Rural Areas Policy
1.22 At the last LPWG comments on the rural areas policy PD05 received during the 

consultation period were discussed. The policy has been revised to take into account 
comments received and the steer provided at the last meeting. A revised version of the 
policy is included at Appendix A of this report. 

1.23 Key revisions to the policy include:

Table 3 Revisions to PD05
Issue Proposed Change
Identified economic 
and/or local need.

To aid with implementation it is proposed that the supporting text 
is amended to provide additional clarification that the evidence of 
local need has to be demonstrated through a process which has 
been agreed by the Local Planning Authority in consultation with 
the Town or Parish Council.  

This provision should apply to both PD05A and PD05B.  
Local Support To aid with implementation it is proposed that the supporting text 

is amended to provide additional clarification that the evidence of 
community support has to be demonstrated through a process 
which has been agreed by the Local Planning Authority in 
consultation with the Town or Parish Council.  

Scale and Design Given that the policy criteria relates to development on the 
immediate periphery of the settlements (i.e where infilling and 
rounding off opportunities are more limited), it is considered that a 
numeric reference is important to ensure that the scale of 
development remains materially less than that expected to take 
place on allocations in a higher tier of the settlement hierarchy 
such as Local Service Centres (circa 10 – 50 dwellings per 
allocation).  However, it is accepted that the policy should provide 
scope for exceptional circumstances – where the nature of the 
individual site and settlement characters do lend themselves to a 
higher number, but recognising that the settlements location 
within the rural area, with limited access to services and facilities 
are fundamental characteristics relevant to development levels.

Limits to Development 
– PD05A 10% 
increase in housing 
stock and PD05B 5% 
increase in housing 
stock

Given that the policy criteria relates to development on the 
immediate periphery of the settlement or cluster (i.e where infilling 
and rounding off opportunities are more limited), it is considered 
that a numeric reference is important to ensure that the scale of 
development remains materially less than that expected to take 
place on allocations in service centres (circa 10 – 50 dwellings 
per allocation).  However, it is accepted that the policy should 
provide scope for exceptional circumstances – where the nature 
of the individual site and settlement characters do lend 
themselves to a higher number, but recognising that the 
settlements location within the rural area, with limited access to 
services and facilities, are fundamental characteristics relevant to 
development levels.

Closely Knit Cluster A closely knit cluster is a group of housing positioned closely 



together.  By definition a group could be as small as two 
dwellings, but in the first instance a target of 10 was included so 
as to avoid the potential for a large number of schemes coming 
forward in isolated locations.  However, it is accepted that this 
could exclude some areas that do have good access to some 
services / facilities which development could help to support.  As 
such, It is proposed that the number be removed and replaced by 
an additional criteria which refers back to the original settlement 
audit criteria to aid with an assessment of the suitability of any 
cluster – however small – the supporting the viability of existing 
services and facilities in that locality as part of demonstrating the 
local need for the scheme.  Therefore this would not exclude 
linear development, subject to the distance between the dwellings 
between small.

It would then be proposed that development be limited to infilling 
and rounding off, rather than having a target.

Recommendation 3
1.24 It is recommended that Members note the revised rural areas policy and provide a steer to 

inform the pre-submission publication document.

2.0 OPTIONS

2.1 Three recommendations are included with this report. The options here relate to 
recommendation 1 for Local Service Centre villages. For recommendation 1, the following  
options are presented:

 Option 1: Endorse Bawdeswell, Garboldisham and Yaxham to go forward as Local 
Service Centre villages for inclusion within the Local Plan

 Option 2: Do not endorse Bawdeswell, Garboldisham and Yaxham as Local Service 
Centre villages for inclusion in the Local Plan.

No options are presented for recommendations 2 housing distribution or recommendation 3 
rural areas policy as these are for Members to note and provide a steer on the information.

3.0 REASONS FOR RECOMMENDATION(S)

3.1 It is recommended that Members endorse the Local Service Centre villages of Bawdeswell, 
Garboldisham and Yaxham for inclusion within the Local Plan. The reasons are set out 
above in paragraphs 1.2-1.16 and relate to the requirement for a consistent methodology 
for the designation of local service centres.

3.2 The other recommendations are for Members to provide a steer on the housing distribution 
and revisions to PD05. It is recommended that Members endorse the Local Service 
Centres as they meet the criteria for designation, and this will provide a consistent and 
clear approach to housing delivery within these villages.



4.0 EXPECTED BENEFITS

4.1 The benefit of endorsing option 1 is that it provides a consistent approach to the 
designation of Local Service Centre in Breckland.

5.0 IMPLICATIONS

5.1 Carbon Footprint / Environmental Issues

5.1.1 It is the opinion of the Report Author that there are no implications.

5.2 Constitution & Legal

5.2.1 It is the opinion of the Report Author that there are no implications.

5.3 Contracts

5.3.1 It is the opinion of the Report Author that there are no implications.

5.4 Corporate Priorities

5.4.1 The Local Plan aligns with corporate priorities: Supporting Breckland to develop and thrive; 
providing the right services at the right time and in the right way; developing the local 
economy to be vibrant with continued growth and enabling stronger, more independent 
communities. The production also aligns with the priority of enabling effective planning and 
delivery of housing solutions to meet local needs.

5.5 Crime and Disorder 

5.5.1 It is the opinion of the Report Author that there are no implications.

5.6 Equality and Diversity / Human Rights

5.6.1 It is the opinion of the Report Author that there are no implications.

5.7 Financial 

5.7.1 It is the opinion of the Report Author that there are no implications.

5.8 Health & Wellbeing

5.8.1 It is the opinion of the Report Author that there are no implications.

5.9 Risk Management 

5.9.1 It is the opinion of the Report Author that there are no implications.

5.10 Safeguarding

5.10.1 It is the opinion of the Report Author that there are no implications.

5.11 Staffing

5.11.1 It is the opinion of the Report Author that there are no implications.



5.12 Stakeholders / Consultation / Timescales

5.12.1 It is the opinion of the Report Author that there are no implications.

6.0 WARDS/COMMUNITIES AFFECTED

6.1 All wards in Breckland will be affected by the Local Plan

7.0 ACRONYMS 

7.1 LSC: Local Service Centre

Background papers:- See The Committee Report Guide

Lead Contact Officer
Name and Post: Steve Ottewell, 
Email: stephen.ottewell@urbanvision.org.uk

Key Decision: No 

Exempt Decision: No 

This report refers to a Mandatory Service 

Appendices attached to this report: 
Appendix A Draft rural areas policy
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