
BRECKLAND DISTRICT COUNCIL

Report of: Executive Member for Growth

To: Local Plan Working Group 29th September 2015

Author: Iain Withington, Planning Policy Team Leader

Subject: Strategic Housing Land Availability Assessment 2015 Addendum and 
Emerging Local Plan Preferred Options 

Purpose: The purpose of this report is to update Members on Progress to date on the 
Preferred Option document to enable discussion on the Local Plan as it moves 
towards preferred Options consultation.

Recommendation(s): 

 It is recommended that Members endorse option 1 of this report and that it forms the basis of the 
discussion at the working group.

1.0 Background

1.1 Since the Issues and Options consultation was concluded in January this year much work 
has been undertaken in order to advance the emerging Local Plan. Members will be aware 
that through these working groups the consultation responses from the Issues and Options 
Consultation have been reviewed and discussed, and that they have been used along with 
evidence and Member discussion to develop appropriate policy directions and preferred 
polices for the emerging Local Plan. In addition the policy team have commissioned and 
continue to project mange a variety of studies that will ultimately inform the Draft Plan.

1.2 The purpose of this report is to update Members on progress and the emerging Preferred 
Options draft ahead of the anticipated November Consultation. The report is based upon 
the emerging draft consultation version of the Preferred Options Local Plan Document 
which is appended to this report. 

1.3 Members will be updated with the key policy directions and proposed polices at the 
meeting. The key policy issues and directions are however summarised below and it the 
intention that this session will amongst others seek Members opinion on the alternative 
options available for consultation around the distribution and level of development. 

Strategic Housing Land Availability Assessment  - 2015 Addendum

1.4 As part of the Local Plan evidence base the Council produced an updated Strategic 
Housing Land Availability Assessment (SHLAA) in 2014. The SHLAA is a theoretical 
exploration of the residential capacity of sites that landowners and agents have put forward 
in Breckland. The 2014 SHLAA reviewed the theoretical capacity against the existing 
settlements in the adopted settlement hierarchy of the Core Strategy. This addendum 
seeks to supplement the 2014 review with additional sites being identified in the emerging 
new settlement hierarchy within the newly identified service centres. Similar to the previous 
review in 2014, the assessment considers a variety of sites which also includes sites 
currently beyond the settlement boundaries.
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1.5 As part of the evidence base to inform the emerging Local Plan a service centre review was 
undertaken in early 2015, which identified additional potential Local Service Centres (LSC). 
These LSC included:
 Bawdeswell
 Beetley
 Hockering
 Hockham
 Kenninghall
 Spore 
 Yaxham

1.6 As a result, a total of 82 sites were included in the 2015 SHLAA addendum. They were the 
sites identified within the new service centres, together with the sites newly put forward 
following the Issues and Options consultation undertaken between December 2014 and 
January 2015 within existing service centres.

1.7 These sites were assessed against the suitability and achievability matrix as set out in the 
2014 methodology using a GIS based approach. As a result development was considered 
to be suitable and achievable on 30 of the 82 sites that were identified. These 30 sites have 
the capacity to yield 2,163 dwellings if all of these sites can be brought forward for 
residential development within the timescale as projected. It has been estimated that 297 
dwellings can be delivered in five years between 2015-2020, whilst 810 can be developed 
during the second year’s period and 1,056 can be developed after 10 years.

1.8 The SHLAA 2015 Addendum is appended in appendix 4 to this report 

Spatial Strategy 

1.9 A key purpose of the Local Plan is to set out the strategic distribution of development. 
Determining how much and where development is allocated is essential in delivering 
sustainable development and essential community infrastructure. The spatial strategy sets 
out the broad approach to development within the District. Following the Issues and 
Options consultation and based on the comparative analysis of the relative benefits of each 
option previously put forward, coupled with the Members steer from the LPWG sessions 
held in March and May 2015, the approach taken is one of a more balanced housing 
distribution outside Thetford and Attleborough. The approach should allow improved 
housing land supply from rural areas to meet the immediate shortfalls whilst retaining 
strategic housing sites around larger towns to meet the long term housing needs during the 
remainder of the plan period. The detailed consideration of the settlements that should be 
classed as local service centres is contained in the Local Service Topic paper that was 
similarly discussed with Members at the March LPWG session with further updates brought 
to the May session. 

1.10 The preferred policy direction for the locational strategy is contained in PD 03 of the 
preferred options consultation document and directs growth to the following hierarchy:

Key Settlements: Attleborough and Thetford

Market Towns: Dereham, Swaffham and Watton

Local Services Centres: Banham, Bawdeswell, Beetly, Garboldisham,Great Ellingham, Harling, 
Hockering, Hockham, Kenninghall, Litcham, Mattishall, Munford, Narborough, North Elmham, 
Necton, Old Buckenham, Saham Toney, Shipham, Sporle, Swanton Morley, Weeting & Yaxham
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Level and Location of Growth. 

1.11 Members will be aware that the draft Central Norfolk Strategic Housing Market 
Assessment, (CNSHMA), was discussed at an extraordinary meeting of the Duty to 
Cooperate Forum on the 9th September 2015 and subsequent agreement was reached on 
the procedures on how to take the draft CNSHMA through each of the authorities in order 
to seek agreement in so far as it related to each authority. The study is to be presented to 
Breckland Cabinet on the 22nd September 2015, along with a presentation from the 
consultants. Acceptance of this study as the evidence from which to set the Local Plan 
Housing Target allows the Council to develop and refine the options around the spatial 
distribution and the level & location of growth across the District.  

1.12 The distribution of growth is one of the key issues that the Local Plan must address. 
Through the allocation of land and the setting of policies to guide applications the Local 
Plan has a significant role to play along with national policy to play. The future direction of 
growth is required to follow the preferred locational strategy as outlined above.

1.13 A key message of the National Planning Policy Framework, (NPPF) is that planning should 
“boost significantly the supply of housing” and should meet the full, objectively assessed 
needs unless there would be significant adverse impacts or where the NPPF indicates 
development should be restricted.  The NPPF seeks to achieve a step change in housing 
delivery through a more responsive and flexible supply of housing land. Local Plans should 
set out policies and strategies that will allow for the continuous delivery of housing, at the 
appropriate level for at least 15 years.

1.14 As outlined above a SHLAA Addendum 2015 has been produced which details the 
theoretical suitability of those sites put forward to contribute to growth. Those sites 
considered in line with the emerging locational strategy and considered as deliverable and 
developable in the SHLAA assessments along with reasonable alternatives have been 
further reviewed through an iterative process of site assessment and sustainability 
appraisal to help inform the distribution of growth options. In setting the distribution of 
growth it is important to recognise the distribution of future development is influenced by the 
principle and commitments established under the current strategy for the urban extensions 
to Attleborough and Thetford which will continue to form the basis of the spatial approach to 
new growth which recognises the sustainable development opportunities along the A11 
corridor. The potential available land supply has helped inform the options around the level 
of growth, albeit is not in itself the sole defining factor. Three options on the alternatives 
available for consultation are presented to Members for discussion. All 3 options are 
structured around the sustainable settlement hierarchy and a review of the potential 
positive and negative effects of each option are contained in page 24 – 27 of the draft 
Preferred Option document in appendix 1. A short discussion paper detailing the actual 
distribution and settlements splits for each option is contained in appendix 5 of this report. 
Briefly:

 Option 1 - All LSC are viewed as equal, no distribution is shown between settlements. The 
actual split of growth between LSC’s would be determined by the Market. 

 Option 2 – Show similar splits between the different tiers of the hierarchy of settlements as 
option 1 but shows the distribution across the LSC adjusted to show best match the 
available land supply.

 Option 3 – Shows a higher proportion of growth directed to the top 5 tiers adjusted to reflect 
the land supply in the LSC. 

1.14 The second option gives an indicative split across all the settlements in the hierarchy and is 
most suited to giving a level of certainty to communities, infrastructure providers and 
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developers. Conversely option 1 allows for flexibility in the market place but uncertainty by 
providing no settlement with an individual target. The third option is similar to the existing 
strategy and does not align with the direction of the new Local Plan. The tables in the topic 
paper essentially show that very little growth could then be proportioned across the LSC’s 
and in essence should be discounted.

1.15 The second option is seen as the closest distribution to the strategy contained in the 
emerging Local Plan. It is however conceivable to consult on both approaches contained in 
option 1 and 2.  It is important to note that this is an interim position and the figures are 
likely to change as further sites come forward through the plan process and completions 
/commitments are updated. 

1.16 Outside the settlement hierarchy a draft policy has been developed to aid the determination 
of residentialapplications in open countryside. Those settlements and hamlets without 
settlement boundaries are identified. The exact scale and level of development supported 
will be dependent on individual character, the impact on environmental capacity and 
infrastructure provision, and the desire to meet the need for affordable housing as locally as 
possible. The preferred direction seeks to meet the identified need for appropriate 
development in these smaller settlements to reflect local preferences, allow the settlements 
to adapt to changing needs and to help flexibly deliver the national planning agenda of 
boosting significantly the supply of housing. Applicants are asked for supporting information 
to justify the deviation from the proposed spatial strategy and how the proposal would 
satisfy the criteria based policy of  rounding off and infill which help establish any proposals 
clear link to enabling the application to be part of a settlement, add to the cohesion of a 
settlement and be in proximity to services.

Site Assessment 

1.17 The NPPF states that the Local Plan should “allocate sites to promote development and 
flexible use of land, bringing forward new land where necessary, and provide detail on form, 
scale, access and quantum of development where appropriate”.

1.18 The methodology for site selection is incorporated in a topic paper which was presented to 
Members at the 27th May 2015 LPWG meeting. Essentially the methodology used follows 
that advocated in the NPPF and national Planning Practice Guidance, PPG.

1.19 Broadly the approach comprises of :

 Updating the 2014 Strategic Housing Land Availability Assessment, incorporating  the 2013 
&  2014/2015 call for sites over the expanded and emerging settlement hierarchy;

 A finer grained appraisal consisting of desk based analysis, sustainability Appraisal and site 
visits to allow a choice to be made between emerging site options. 

1.20 The resulting settlement maps show the emerging site options being considered following 
the initial review. The sites are split into two categories, those defined as reasonable 
alternative and unreasonable alternative based on the assessment process so far. It is 
important to note that no decision has been made on site allocations and that the overall 
quantum of development for each settlement should be in line with the preferred policy 
direction and distribution requirements.

1.21 The site selection process is an iterative process and covers a number of stages yet to be 
completed. The Council is continuing to update its evidence base, through which site 
assessments will be updated. Evidence studies, such as the Water Cycle Study, the 
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updated Strategic Flood Risk assessment and the Dereham Transport Assessment will 
feed further into the assessment of sites. Feedback from ongoing stakeholder engagement 
and from the preferred options consultation as well the sustainability appraisal and further 
Member discussion will inform the final site selection that will form part of the Draft Local 
Plan.

1.22 At this stage the purpose of the site consultation is to seek views on the emerging options 
presented, both those identified as reasonable and unreasonable in order to allow wider 
community and stakeholder comments on the assessment so far and  to allow for the 
opportunity for alternatives to be proposed. These comments along with ongoing 
stakeholder engagement such as with Highways will feed into the final selection. 

Employment Growth  

1.23 The NPPF requires LPA's to develop a clear understanding of the business needs and 
markets operating in their areas. It also sets out the need for evidence to be assembled to 
understand the need for land and floorspace, existing and future supply of land for 
economic needs as well as understanding the qualitative issues associated with existing 
employment provision.

1.24 The Employment Growth Study and Employment Land Review, 2013 for Breckland, 
considered the requirements from the NPPF. The study also utilised a number of 
demographic and economic models as well as involving local stakeholders to map out 
possible growth scenarios for the District. A number of growth scenarios identified by the 
Employment Growth Study and Employment Land Review were put forward in the Issues 
and Options consultation. The overall space requirements related to these scenarios range 
from 134,235 sq.m to 310,180 sq.m of all types of employment space, implying in broad 
terms a need for between 31.6 ha and 74.7 ha of employment land. The majority of this 
spatial requirement relates to industrial (B1c/B2/B8) uses. There was broad support for the 
key issues identified in the study and the Issues and Options along with a desire to keep 
employment locally with comments against any loss of local employment sites in the higher 
order centres.

1.25 The emerging SHMA has considered an approach to “balance out” the need for new 
dwellings with the expected level of new jobs forecast for the Central Norfolk Housing 
Market Area (HMA), utilising the latest information from the East of England Forecasting 
Model. For Breckland, uplift is applied to the Objectively Assessed Need (OAN) for the 
District to account for the growth in jobs.

1.26 When compared with available employment space identified by Council monitoring data 
and as reviewed through the 2013 Employment Growth Study Breckland has sufficient 
employment floorspace in quantitative terms to meet future needs up to 2031 under all 
scenarios of future growth. Although the District’s stock of industrial and office space 
suffers from a range of qualitative factors such as ageing accommodation with limited 
market appeal, local market feedback indicates that the level of demand may not be 
sufficient to justify any significant additional allocations of land for employment use.

1.27 The preferred direction seeks to deliver 67 Hectares of employment land over the plan 
period. This figure sits between the “policy-on” job growth scenario and past take up rate 
scenario suggested by the Employment Growth Study. The figure is derived from the NLP 
evidence and a roll forward of existing allocations from the 2012 Core Strategy so that a 
quantum of employment land remains in each higher order settlement and along the A11 to 
provide for choice and flexibility.  
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1.28 In terms of retail and town centre polices the preferred direction is to promote the vitality 
and viability of the town centres. The retail polices contains a retail hierarchy similar to that 
in the existing Core strategy, but with slightly amended town centre boundaries in Thetford, 
Dereham and Attleborough as recommended in the 2014 retail study. These changes 
reflect development on the south side of the river in Thetford, some amendments to the 
primary and secondary frontage in Dereham and Attleborough to reflect expanded retail 
use.

1.29 Polices include the a setting of a varied threshold for any impact assessments across the 5 
service centres in the District and sets the preferred policy direction based on  the available 
capacity as identified in the 2014 Retail Study. The purpose of which is to ensure that the 
town centres remain the preferred location for retail, food, office leisure and cultural 
facilities as defined by national policy. This is also in line with the emerging strategic priority 
of supporting the viability and growth of the 5 market towns in the emerging Open for 
Business Strategy.

Social

1.30 The preferred policies around housing include the setting of the approach to affordable 
housing, Gypsies and travellers and the approach to healthy lifestyles.

1.31 A sufficient supply of housing of all tenures, including affordable housing, 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.

1.32 The Current Local Plan requires 40% affordable housing provision on all schemes over 5 or 
more dwellings or of an area of 0.17 ha or larger. Since adoption in 2009 on average a 21% 
approval rate for affordable housing provision has been achieved, with 549 affordable 
dwellings being approved between 1st April 2009 - 20th March 2015.

1.33 The track record of affordable housing delivery in the District indicates that the current 
target of 40% housing provision on all schemes over 5 or more dwellings or of an area of 
0.17 ha or larger is potentially unviable. Furthermore the national Planning Practice 
Guidance until recently stated that Local Authorities should not seek affordable housing 
contributions from developments of 10-units or less, and which have a maximum combined 
gross floorspace of no more than 1000sqm (gross internal area). However, following the 
judgement on the application of West Berkshire District Council and Reading Borough 
Council v Secretary of State for Communities and Local Government [2015] these 
paragraphs have been removed and smaller schemes may again be required to contribute.

1.34 The proposed policy is based around the findings of the CNSHMA. The overall need across 
the Central Housing Market Area is found to be 31.7%. Once the impacts of the City Deal 
are factored in for Norwich, Broadland and South Norfolk and the fact that more market 
housing is required in those authorities the overall percentage across the Central Norfolk 
Housing Market Area falls to 26%. The study goes on to identify an individual District target 
of 35.7% for Breckland, this is equivalent to 220 dwellings per year, however given the 
track record with regards viability it is considered that setting an affordable housing target 
this high is unrealistic. It is proposed at this stage subject to further viability testing to set 
the emerging policy at 32%. This represents an appropriate and positive increase towards 
delivering the overall target across the CNHMA.

1.35 Members should note that this is the preferred direction at this stage. The viability 
assessment on the Plan will consider and assess the viability of alternative options based 
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on location/size, this may result in an alteration to the preferred option.

1.36 The analysis in the Gypsy and Travellers Accommodation Assessment, GTAA shows that 
there is an accommodation need for 33 pitches over the 2013/14 - 2027/28 period. As 
previously discussed in the LPWG the preferred direction sets criteria by which new and 
existing temporary sites will be reviewed. If found suitable then it may be possible that a 
significant proportion of the accommodation need within the District can be met in the first 
five years by regularising the existing sites. 

1.37 The preferred approach is through allocation, however currently not enough sites have 
been brought forward and identified specifically for Gypsy and Travellers. An alternative 
option to allocation is to write a policy that seeks to meet the needs of Gypsies and 
Travellers through the application process. This though is not without risks as it does not 
demonstrate a strategy to meet the need in full. 

1.38 Recent national policy changes may also have an impact on the final approach. On 31 
August 2015 the Government published updated planning policy document for Gypsies and 
Travellers. Changes that came into effect immediately amend the planning definition of 
travellers to limit it to those who have a nomadic habit of life, meaning that where someone 
has given up travelling permanently they should be treated no differently from the settled 
population. Previously, those who had given up travelling permanently for other reasons 
such as age, health and or education were required to be treated like those who continue to 
travel. The revised policy also says that councils should "very strictly limit” new sites in the 
open countryside and that the lack of an up to date five year supply of deliverable sites is 
not a significant material consideration in planning decisions in involving the grant of 
temporary planning permission in sensitive areas.

1.39 This raises the question of how through the planning process it is determined whether a 
family are still travelling or not and are therefore entitled to a pitch. It also raises the 
question of how the overall level of need is calculated. The change of definition and 
approach will be assessed for its potential impacts on the approach to be adopted through 
this plan.

Environment

1.40 The environmental section deals with the strategic theme of protecting and enhancing the 
natural and built environment of the District. It covers policy issues such as the protection of 
specific environmental or conservation assets, and more widely the general landscape of 
the District. Polices are proposed that cover the protection and enhancement of the 
landscape, sites of European, National and Local Nature Conservation Importance, The 
Brecks, open space, green infrastructure, trees and hedgerows, heritage assets, design, 
surface water drainage and flood risk. Many of these policies have built on the existing 
approach in the Core Strategy and been updated to ensure conformity with the NPPF 
through collaboration with specialist colleagues and the relevant statutory body.

Consultation Arrangement  

1.41 The consultation is planned to take place in November for 6 weeks in line with the 
requirements’ set out in the statement of Community Involvement, 2013 and the anticipated 
time line of the Local Plan. It is expected subject to approval at Cabinet on 2nd November 
that the consultation will take place as soon as possible following that authorisation and no 
later than the 9th November. 

2.0 OPTIONS
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2.1 Subject to the Members views on the issues contained in this report, the Local Plan will be 
advanced accordingly.

Option 1 – (1) Members endorse the SHLAA Addendum 2015 for use as evidence to support the 
production of Local Plan documents and Planning Applications (where relevant). (2)  
Members endorse Option 2 detailing the indicative split of residential development across 
the individual settlements in the proposed hierarchy allowing the completion of the draft 
preferred options consultation document 

Option 2 – Members do not endorse the SHLAA Addendum 2015 or agree to the level and location 
of growth across the District

3.0 REASONS FOR RECOMMENDATION(S)

3.1 As can be seen from elsewhere in this report, the development of the single Local Plan is a 
complex, iterative and interrelated process which must also conform to the legislative 
parameters. The time line in the LDS represents the optimum time required for the key 
stages required in order to meet the Council’s requirements and legislative process in order 
to achieve the ambition of adoption by the end of 2016. Without agreement further work 
would be required. This would result in a significant delay to the Council’s Local Plan 
process and time line. 

4.0 EXPECTED BENEFITS

The NPPF requires Local Authorities to prepare Local Plans and to be kept up to date. The 
production of a new single Local Plan represents a significant step to achieving this.

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 There are no direct legal risks resulting from the contents of this report; however, local 
planning documents need to be prepared in accordance with relevant Local Planning 
Regulations and Acts of Parliament, having regard to relevant considerations and case-law.

5.3 Contracts

5.3.1 It is the opinion of the report author that there are no implications.

5.4 Corporate Priorities

This Local Plan aligns with the corporate priority: Supporting Breckland to develop and 
thrive; Providing the right services, at the right time and 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 
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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  add in risks of evidence – duty to co  national policy staff etc 

5.9.1 Producing a Local Plan document within a set time line is not without risks. As far as 
practicable the current risks have been outlined in this report and the service delivery plan. 

 Managing the emerging evidence base, principally with respect to housing 
need/requirement and water resources. It should be noted that the CNSHMA as presented 
is a draft, and could be subject to amendment through the individual authority endorsement 
process. As such then there are potential implications that will need to be managed with 
respect to the forthcoming Regulation 18 consultation on the Local Plan. The need to 
demonstrate a robust approach to the setting of the OAN is a critical soundness issue.

 Further changes to national policy or significant Inspector’s Report could give rise to a need 
to review the time line. The previous planning system was amended on several occasions 
and recently the Government has made announcements and issued ministerial statements 
that change guidance and or indicate potential changes to the planning system are 
envisaged, including further expected announcements with respect to Local Plans in 
November 2015.

 The production of a single Local Plan includes the drafting of strategic polices, site 
allocations and Development Management Polices which are all informed by objective 
evidence is a significant and resource intensive process. Balancing the need for the 
efficient production of the Local Plan, the statutory process and the expectations of 
Members it should be noted that the time line presented is the optimum time it will take to 
produce a Local Plan and meet the requirements of the Council and the legislative process.

5.9.2 It is recognised that not all risks can be eliminated and there may remain challenges to the 
timely progression of the Local Plan as it emerges. There will need to be careful 
management of risks to ensure delivery of the time line in the LDS. 

5.10 Staffing

5.10.1 It is the opinion of the report author that there are no implications.

5.11 Stakeholders / Consultation / Timescales
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5.11.1 It is expected that the next key stage of the emerging Local Plan will be informed by 
Members decision. The precise arrangements for consultation events are to be finalised but 
will be carried out in accordance with the statutory requirements and the Council’s 
Statement of Community Involvement.

6.0 WARDS/COMMUNITIES AFFECTED

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

7.0 ACRONYMS 

7.1 Acronyms include:

a. NPPF: National Planning Policy Framework
b. PPG: National Planning Practice Guidance 
c. SDP: Service Delivery Plan
d. LPWG: Local Plan Working Group 
e. LDS: Local Development Scheme 
f. NCC: Norfolk County Council 
g. HMA: Housing Market Area
h. CNSHMA: Central Norfolk Housing Market Area
i. SHLAA: Strategic Housing Market Assessment 
j. LSC: Local Service Centres.

Background papers:- See The Committee Report Guide

Lead Contact Officer
Name and Post: Iain Withington Planning Policy Team Leader 
Telephone Number: (01362) 656205
Email: Iain.Withington@capita.co.uk

Director / Officer who will be attending the Meeting
Name and Post: Iain Withington – Planning Policy Team Leader (Capita)

Melissa Kurihara – Principal Planning Consultant (Capita/ Urban 
Vision)
James Mann – Planning Policy Officer (Capita)
Phil Mileham – Strategic Planning Manager (Breckland Council) 
 

Key Decision: no

Exempt Decision: No

This report refers to a Mandatory Service 

Appendices attached to this report:  
Appendix 1 Draft Local Plan Preferred Options Consultation Document  Autumn 2015
Appendix 2 Emerging Residential Site Options for Preferred Options Autumn 2015
Appendix 3 Emerging Employment Site Options for Preferred Options Autumn 2015
Appendix 4 Strategic Housing Land Availability Assessment  - Addendum 2015 
Appendix 5 Discussion Paper – Available Spatial Distribution Options 
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