
BRECKLAND DISTRICT COUNCIL 
 
Report of Executive Member for Assets and Strategic Development 
 
To: Cabinet: 22nd October 2014 
 
(Author: Phil Mileham – Deputy Planning Manager) 
 
Subject: Attleborough Link Road Delivery  
 
Purpose: 
The purpose of this report is for Cabinet to consider the findings of further assessment into the costs and 
delivery of a link road for Attleborough and agree the way forward to secure its delivery.  
 
 
 
 
 
 
 
 
 
 
 
 

1. INTRODUCTION AND PLANNING POLICY CONTEXT 
 

1.1 Attleborough is earmarked as one of two locations for significant growth and change in Breckland.  
The Council’s adopted Core Strategy allocates 4,000 dwellings and 10Ha of employment land to 
Attleborough in the period up to 2026.  A further 20Ha of employment land was also identified at 
Snetterton Heath. This is identified in the Core Policy to be delivered through urban extensions to the 
south of the town, the majority of which would be delivered south of the railway line.  
 

1.2 Since the Core Strategy was adopted in 2009, land promotion company Ptarmigan Land Ltd formed to 
progress the detailed allocation and planning of land south of the railway in the control of a consortium 
of landowners. To date, no detailed Planning Application has been submitted to the Council by 
Ptarmigan albeit this is primarily due to the lack of a precise identified housing allocation, and 
continued uncertainty as to the preferred alignment and delivery mechanism for the requisite link road.  

 

1.3 As members will be aware, the delivery of a link road between the B1077 and London Road is a 
critical piece of the transport infrastructure required to unlock the planned growth identified for the 
town as well as delivering the Council’s overall Spatial Vision for the District. Policy CP4(e) of the 
adopted Core Strategy indicates that the scale of growth of Attleborough will be phased and linked to 
the delivery of a new distributor road linking the B1077 to the A11 trunk road. Further details were due 
to be identified in an Area Action Plan, although this is now not being pursued and instead a new 
single Local Plan for Breckland is under preparation. Therefore, the requirement for a new link road for 
the town is wholly enshrined within adopted planning policy.  Certainty of a preferred route and 
delivery mechanism is critical to the successfully delivering the emerging Local Plan to 2036 and 
beyond 

 

1.4 In 2013, the Council commissioned three transport reports for Attleborough from consultants Capita 
Symonds (Smarter Choices Study, Town Centre Transport Study and Link Road Study). The 
Attleborough Link Road study considered three potential route options for a new link road from the 
B1077 to London Road.  

 

1.5 Members are reminded that all of the link road options identified in the previous Capita studies would 
require land that has not been offered for development through the Local Plan/ Local Development 
Framework process or is not in the control of the promoters of the urban extension south of the railway 
line. As such, the delivery of any significant quantum of the urban extension to Attleborough which 
depends on a link road being in place is at present uncertain and requires public sector intervention. 

 

Recommendation(s): 
It is recommended Cabinet endorses the option contained in paragraph 7.1(i) of this report to: 

• Delegate authority to Officers to seek to acquire the necessary land to facilitate Link Road 
option 3 through engagement and negotiated agreement with landowner; 

• Agree not to pursue Link Road Options 1 and 2;  and 

• Recommend to Council to approve funding for land purchase of route option 3. 



1.6 At the Local Plan Working Group meeting of 29th October 2013 Members wished to see further advice 
obtained to help understand in greater detail the legal costs, land acquisition costs, impact on 
residential property, businesses, and potential compensation payments for those formally blighted or 
affected by the proposed link road. This further information was considered to be crucial for the 
Council in reaching an informed decision on how it may wish to progress the delivery of a link road, 
and consequently the planned growth of Attleborough in future.  

 

1.7 Further to the resolution of the Local Plan Working Group in October 2013, the Council engaged 
specialists from Savills to undertake the further advice to understand the costs of delivery of the road. 
This work has now been completed and is being reported back to Cabinet in order that Members can 
endorse a preferred route and resolve how the Council may wish to assist in the delivery of the road. 

 

1.8 The Savills study has not revisited the principle of a link road, nor any of the alignments identified in 
the original Capita Transport Study (2013).  

 
 

2. SUMMARY OF PREVIOUS TRANSPORT STUDIES 
 

2.1 Members will recall that the Capita Link Road Study was reported to Local Plan Working Group in 
October 2013. This examined in detail three potential route alignment options between the 
Buckenham Road and London Road.   These included an internal ‘street type’ road with low speed 
limits within the potential Urban Extension area, to a ‘bypass/link road’ type road on the edge of the 
potential development, and a hybrid of the two. A map of the potential link road alignments is included 
at Appendix B of this report. 

 

2.2 The Capita study found that a new link road will be required by 2024 to enable the development of the 
later phases of the currently allocated housing and employment growth for the town.  

 

2.3 To recap, the Capita study found that link road Options 1 and 2 whilst being technically ‘deliverable’ in 
highway terms, were less preferable when considered against the study’s objectives. In terms of 
stakeholder comments, of particular relevance were comments made by Network Rail who raised 
concerns in respect of Option 2 due to a potential effect of a bridge crossing on signalling on this 
section of track. It was noted that both link road Option 1 and Option 2 are also in closer proximity to a 
greater number of residents and businesses than Option 3 which may affect both the timely delivery 
and acquisition costs of either of these options.  

 

2.4 Members are reminded that the Capita link road study was commissioned to understand whether a 
link road was technically deliverable. The Capita study considered the ‘physical’ infrastructure costs 
(e.g. road surfacing, junctions and bridge crossing etc). Members will also recall that the Capita study 
did not consider issues such land acquisition costs, costs of any necessary legal actions, the potential 
impacts on surrounding land and property nor any potential compensation costs. This was due to the 
fact it is necessary to understand whether the link road could be technically delivered in the first 
instance (i.e. suitable alignment, bridge heights, connection to existing highway network) before 
assessing the wider delivery prospects.  

 

2.5 There is now an imperative to identify a single preferred route for a link road and work towards 
unlocking the delivery of the road.  

 

3. SAVILLS DELIVERY ADVICE FINDINGS 
 

3.1 Savills were subsequently commissioned to review the costs of bringing forward the three ‘technically 
deliverable’ route options identified by Capita. A copy of the Savills advice is included at exempt 
Appendix A to this report. It is noted that much of the advice is directed to a considerable extent 
towards factors that    may arise should future compulsory purchase proceedings be initiated. 

 

3.2 The study has identified the potential cost of land acquisition and compensation for each option. This 
is set out in the exempt appendix A at p38.  

 

3.3 The advice confirms two matters, namely that route option 3 is the least expensive, in terms of land 
acquisition and potential compensation costs, in delivering a link road (excluding all physical factors 
such as construction, landscaping etc); and that in order to deliver options 1 or 2, a significant number 
of residents and businesses would likely be affected – distinctly more than with option 3. 



 

3.4 Therefore, in considering a preferred route in both transport and delivery terms in the round, the 
transport benefits and reduced impact on residents and businesses in the area indicate that option 3 
remains preferable.  In saying this, it clearly needs to be understood that Option 3 is the most 
expensive route in terms of the overall cost of the highways infrastructure itself – although the cost 
would be recovered from the promoters (see paragraph 6.2).  That being the case, should Members 
determine to pursue Option 3 this will commit the Council to pursuing the route option that delivers the 
best possible transport and public benefit solutions for the majority of its residents and businesses 
mindful that it is not the cheapest overall.  
 

3.5 In considering the Savills advice in the round, Members are recommended to resolve not to pursue 
acquisition of land to facilitate link road options 1 or 2. Should members endorse the recommendation 
at section 7 of this report, route option 3 would become the preferred approach for the emerging Local 
Plan and consequent land acquisition purposes.  

 
 

4. POTENTIAL LAND TO BE ACQUIRED 

4.1 Savills divided each link road option into a number of ‘plots’. Whilst some of these fall within the control 
of the promoters of the Attleborough Urban Extension, there are a number of plots associated with 
each option that are not. 

 

4.2 Savills have also advised that there is also need to acquire land to facilitate lay-bys and construction 
storage compounds etc, which if not considered at the earliest opportunity could result in further delay 
and expense in later stages of the process.  

 
 

5. APPROACH TO DELIVERY/ NEXT STEPS 

5.1 Discussions have been held with Norfolk County Council as Local Highway Authority and the 
promoters of the urban extension in respect of the funding, timing and planning applications for the link 
road and associated development. Norfolk County Council continue to support the principle of a new 
Link Road for Attleborough and recognise the need for a package of measures to mitigate the impacts 
of new residential and commercial development.  
 

5.2 Any Link Road will require Planning Permission, and there are a number of options as to how this may 
be progressed.  A Planning Application will need to be brought forward by the promoters of the land 
(Ptarmigan Land Ltd) that includes the Link Road.  This could be in the form of an application for 
Planning Permission for the road as a single entity, or including the Link Road as part of a wider 
Planning Application for the Urban Extension. Ptarmigan Land has indicated that they intend to bring 
this forward as part of a ‘hybrid’ Planning Application scheme which would include the details of an 
initial phase of housing land and the link road, with the remainder of the scheme in Outline but 
supported through a masterplan. 

 

5.3 The securing of Planning Permission for the road will also help to further the test of deliverability that 
will be necessary to demonstrate should, in future, the use of Compulsory Purchase powers be 
required.  

 
 

6. RESOURCES AND FUNDING REQUIRED 

6.1 The initial Local Plan evidence and the recent Savills delivery advice has been funded from the 
Council’s Local Plan production budget; however, going forward separate budget provision will be 
required for such a project as continuing to use this source of funding will affect the preparation of 
future key evidence base to support the Local Plan. Dedicated funding is required to move this project 
forward.  

 

6.2 There is a need for agreement from the promoters of the Attleborough urban extension (Ptarmigan 
Land) to reimburse the Council’s full costs of bringing forward the land (e.g. land, future Public Inquiry 
and documentation costs (please note this list is not exhaustive)) as the promoters and subsequent 
developers will be the main financial beneficiary. Ptarmigan have confirmed that they would be 
prepared to reimburse the Council’s costs in a staged payment arrangement. The precise structure 
would need to be agreed but would cover an amount for preliminary work, and further costs would be 
reimbursed subject to securing planning permission, and then the purchase of any land acquired.  
 



6.3 Therefore, there would be a need for the Council to enter into contractual arrangements with the 
developer to secure that reimbursement, and Ptarmigan have confirmed that they would support such 
an agreement at the appropriate time.  

 

6.4 The Council will also benefit by supporting the delivery of its presently adopted and emergent planning 
frameworks and as such demonstrating a commitment to an holistic place-shaping role. Unlocking the 
full delivery of the identified urban extension for Attleborough will also positively contribute towards its 
housing land supply.  

 

6.5 In addition, the Council will need to consider the potential for drawing in funding from the New Anglia 
LEP to support the costs of unlocking this key growth allocation and accelerate new housing 
development. However, such an award is currently uncertain and it is considered bidding for funding 
should be carried out in parallel rather than depending on securing such funds. Nevertheless, 
agreement by Breckland Council to front-funding any acquisition process by agreement or under any 
Compulsory Purchase powers in future would provide a key cornerstone of the Council’s offer to key 
partners such as the LEP, as well as demonstrating a clear commitment to accelerating residential 
development in an allocated key growth location.  

 
 

7. OPTIONS 

7.1 There are two options available to Members: 
 

i. Members to consider the contents of this report and appendices and agree to delegate 
responsibility to officers to seek to acquire the land required to deliver link road option 3 by 
negotiated agreement with the landowner. Members resolve not to pursue acquisition of 
alternative link road options 1 and 2 (and variations thereof). Members also agree to release 
funding to acquire land should the negotiation be successful. Should an agreement with the 
landowner of option 3 not be forthcoming within 6 months, a report will be brought back to 
Cabinet to agree next steps. 

 
ii. Members to consider the contents of this report and do not agree to allow officers to seek to 

acquire the land required to deliver link road option 3 by negotiated agreement with the 
landowner. Members do not agree to release funding to purchase the land. Members do not 
agree to the principle of Council involvement to acquire the land. 

 

7.2 The reason for the recommendation is to enable the identification of a preferred route and to provide 
certainty of the mechanisms to enable delivery. Consequent upon this is an increased degree of 
potential certainty about the location and identity of land holdings that stand (or would not stand) to be 
affected. Furthermore, the mechanisms to enable the route’s delivery would be clarified, such that 
negotiations to effect voluntary acquisitions by agreement would be embarked upon in the first 
instance.   

 

7.3 Should option 7.1(i) not be agreed, Members are advised that this will significantly and adversely 
affect the Council’s adopted planning strategy for Attleborough, but also critically impact upon the 
likely soundness of the emerging Local Plan document currently under preparation. 
 

7.4 Furthermore, not endorsing paragraph 7.1(i) would also result in the Council being unable to resist 
further speculative planning applications for new housing development in Attleborough in advance of 
the Local Plan as it would be unable to demonstrate delivery of the proposed new housing growth 
currently expected to come forward in the later phases of the plan period.  

 
 

8. EXPECTED BENEFITS  

8.1 The report has enabled the Council to understand the potential constraints and interventions that will 
be needed to deliver the growth identified for Attleborough. There are a number of expected benefits 
that are set out throughout the report but are briefly summarised below. 

 

8.2 Agreeing to undertake negotiation to acquire land to facilitate link road Option 3 will provide certainty 
for landowners, residents and businesses in the area of the future delivery and alignment of the link 
road.  
 



8.3 Establishing and securing the location of the link road is key to unlocking the growth allocated for the 
town. This will enable a cohesive, comprehensively planned and deliverable urban extension to be 
developed that will help the town realise its economic potential, and capitalise on the imminent 
completion of the dualling of the A11 Trunk Road.  

 
 

9. IMPLICATIONS 

9.1 Legal 
9.1.1 Direct legal implications are set out in the body of the text above. Legal advice has been sought 

throughout the preparation of this report.  
 
9.1.2 Further legal implications will arise if voluntary acquisition of the land cannot be achieved. A further 

report will be necessary to consider any potential use of compulsory powers. That report (if needed) 
will deal with the legal implications in detail. In brief, there will be legal procedural implications in 
pursuing any order for compulsory purchase. There will also be issues relating to the European 
Convention on Human Rights. In particular the following Convention rights are relevant: 
 

• Article 6– the right to a fair trial or hearing. This right is addressed by the existing statutory 
procedures relating to compulsory purchase; 

• Article 8– the right to respect for a person’s private and family life and their home and 
correspondence; and 

• The First Protocol and Article 1 – that every natural or legal person is entitled to the peaceful 
enjoyment of his possessions, and shall not be deprived of his possessions except in the public 
interest and subject to the conditions provided by law 
 

9.1.3 Other individuals who may be affected by the proposed link road will of course have an opportunity to 
make submissions during any planning application (and if relevant during any process of compulsory 
acquisition). Similarly, any implications on environmental legislation as a result of a link road project 
would be considered through relevant assessments under any planning process that may follow. 
 

 

9.2 Risks  
9.2.1 There are a number of risks associated with the contents of this report and its recommendation.  
 
9.2.2 There is a risk that if Members do not endorse option 7.1(i) of this report, it is likely to result in an 

unsound Local Plan document going forward due to an inability to demonstrate the delivery of 
infrastructure in a key growth location. As such, this would add significant uncertainty and delay to 
the process as well as significant further costs. There is a further risk that should option 7.1(i) not be 
endorsed, this would also render a significant quantum of allocated housing in Attleborough 
undeliverable and potentially give rise to impacts under the Localism Act’s Duty to Cooperate. There 
is also a risk of further large-scale speculative residential development applications coming forward 
that do not meaningfully contribute towards funding new local infrastructure and which may 
consequently be more difficult for the Council to resist. 

 
9.2.3 There is a risk that a negotiated agreement with the landowner cannot be reached, and therefore that 

a CPO process may be required in due course.  Should such not be subsequently confirmed by the 
Secretary of State, this could result in significant delay and expenditure being incurred. 

 

9.3 Financial  
9.3.1 There are both direct and indirect financial implications resulting from this report. There is a direct 

requirement for additional specialist resources to aid the Council with this process.  
 
9.3.2 The Council will need to have regard to the future potential of a CPO and costs of potential Public 

Inquiry, as well as implications for the cost to the Council of acquiring the land and claims under Part 
1 of the Land Compensation Act 1973. There is a further financial risk that if a CPO is not confirmed 
by the Secretary of State that significant cost will be incurred. 
 

9.3.3 There are also direct financial implications in respect of allocating funds that would enable the 
Council to front-fund any negotiated land purchase or acquisition along with any costs resulting from 
a negotiated agreement. 
 



9.3.4 As indicated in the body of the report, the promoter of the land has agreed to indemnify the Council’s 
costs. However, even though these costs would be reimbursed, there is still a need to identify 
funding at this time.  
 

9.3.5 A Proforma B has been prepared to accompany this report and is attached at exempt Appendix C. 
 

9.4 Timescales  
 

9.4.1 As indicated in the body of the report a negotiated solution should be sought with the landowner 
within a timescale of 6 months given to secure the land by agreement. Should no agreement be 
reached within that timescale, a further report advising of that outcome and options going forward will 
be brought back to Members at a suitable opportunity thereafter.  
 

 
9.4.2 Depending on the outcome of Members deliberations on the contents of this report, should the 

Council not be able to acquire the land via negotiation, should Compulsory Purchase then be 
considered, such a process could take around a further 24 months to complete. 
 
 

9.5 Equality and Diversity 
9.5.1 There are no apparent equalities and diversity implications arising as a result of this report. However, 

the potential impact on private residences and other property due to possible future acquisition is 
considered at section 9.1 above in relation to Human Rights legislation. There will of course be an 
opportunity for individuals who feel that they have been disproportionately affected by the proposal to 
make submissions during any planning process. 

 

9.6 Stakeholders / Consultation 
9.6.1 No public consultation has been undertaken on this report. However, the findings of the report will be 

included as part of future consultations on the Council’s emerging Local Plan document and will 
therefore be subject to full consultation at that time in accordance with the Council’s adopted 
Statement of Community Involvement.   
 

9.6.2 Any subsequent Planning Application(s) submitted in respect of the urban extension (including the 
proposed link road) will be subject to public consultation in accordance with relevant statutory 
procedures.  

 

9.7 Contracts 
9.7.1 There will be a need for a contractual agreement with the promoter which ensures that the Council is 

fully indemnified against any costs associated with acquisition of any land required for the link road. 
 

9.8 Section 17, Crime & Disorder Act 1998 
9.8.1 It is considered that there are no crime and disorder implications.   

 

10. WARDS/COMMUNITIES AFFECTED 

10.1 All wards in the Attleborough area and East Guiltcross may be affected. The Wards of Buckenham 
and All Saints are indirectly affected by virtue of being located in proximity to Attleborough.  

 
Background papers:- None 

___________________________________________________________________ 
 
Lead Contact Officer 
Name/Post: Phil Mileham – Deputy Planning Manager 
Telephone Number: (01362) 656803 
Email: Phil.mileham@breckland-sholland.gov.uk 
 
Director/Officer who will be attending the Meeting  
Name/Post: 
Phil Mileham – Deputy Planning Manager 
Paul Jackson – Planning Manager 
 
Key Decision – Yes 
YES 



 
Appendices attached to this report:  
Appendix A – Attleborough Link Road Delivery advice – Appendix is not for publication by virtue of 
Paragraphs 1, 3, 5 & 6 of Part 1, Schedule 12A of the Local Government Act (1972) 
 
Appendix B – Assessment of delivery advice - Appendix is not for publication by virtue of Paragraphs 1, 3, 5 
& 6 of Part 1, Schedule 12A of the Local Government Act (1972) 
 
Appendix C – Proforma B - Appendix is not for publication by virtue of Paragraphs 3 of Part 1, Schedule 12A 
of the Local Government Act (1972) 
 
Appendix D - Map of potential route alignments 
 


