
BRECKLAND DISTRICT COUNCIL 
 
Report of: Paul Hewett, Executive Member for Property, Projects & Procurement 
 
To:    Cabinet  26 September 2022 
   Council:  06 October 2022 
    
Author:  Steve Gale, Land & Development Manager 
 
Subject: Breckland Bridge Ltd Business Plan Update 
 
Purpose: Approve the updated Breckland Bridge Ltd Business Plan 
 

 
Recommendations:  
 
To approve the updated Breckland Bridge Ltd Business Plan for 2022 - 2027. 
 

 
1.0 BACKGROUND 
 
1.1 Breckland Council became one of two shareholders in Breckland Bridge Ltd (‘Bridge’) 

in April 2015 forming a joint venture partnership with Land Group LLP for the delivery 
of property development schemes on Council-owned property assets.   Breckland 
Bridge Ltd has (as per the requirement of the shareholder agreement which 
underpins the governance of the partnership) presented its annual update of the 
company Business Plan which now covers the future five-year period of 2022 to 
2027.  This requires approval by both shareholders.   

 
1.2 This partnership has previously successfully delivered on time and budget the 

construction of the Riverside scheme in Thetford, the design, construction and sale of 
15 new residential units in Mileham and 10 new residential units in Attleborough.  
Due to demand in the market and prudent financial planning these residential 
schemes exceeded the approved scheme values.   

 
1.3 The Business Plan contains the projects which will be delivered in the next period of 

the partnership.  There has been no change to the projects that are in scope for 
delivery.  The key change is the delivery programme which has been amended to 
represent delays that have and continue to influence on the development 
programme.  These include Covid and Covid recovery, construction cost increases 
not matching sales values increases, highways approval delays and more recently 
nutrient neutrality.  These are not specific to Breckland Bridge and these issues are 
having an impact across the development and construction market.  The overall 
affect has been a movement in the delivery programme of approximately 11 months.  
The next programmed scheme is Whissonsett Road, Colkirk which is expected to 
start construction in September 2022 with phase 1 of 11 residential units.   The 
development programme is kept under regular review by the company directors and 
any opportunities to accelerate are considered.  This is depending on market 
conditions and with a view to reducing the overall period of activity where possible. 
This is always subject to the company’s overall development risk being at an 
acceptable level and that the company policy of not more than two schemes in 
development at any one time is not exceeded. 



 
1.4 Upcoming programmed schemes are: 
  

 Colkirk: 21 residential units over 2 phases. 
 

 Litcham: 2 sites comprising of 8 residential units. Work is currently ongoing to 
submit a reserved matters planning application. 
 

 Banham: 45 residential units via a land assembly agreement with adjacent 
landowner. A detailed planning application was submitted in January 2022. 
 

 Shipdham: 36 residential units and a new access. Planning permission for the 
new access was granted in October 2021 and the access scheme is granted 
funded and construction will be undertaken as soon as Norfolk County Council 
Highways can undertake their required off-site works. 
 

 Kenninghall: 15 residential units but could increase to 35 if a land assembly 
agreement is agreed and authorised. 

  
1.5 Another part of the Breckland Bridge business plan is the Small Sites workstream 

whereby the company undertakes reviews of the smaller land holdings with a view to 
disposing of the smaller sites for income generation (with or without a planning 
permission).  To date three sites have been identified as benefiting from planning 
approval prior to disposal and are going through that process.  Currently a further 
nine sites have been identified for immediate disposal during 2022/23.  To date three 
sites have been disposed generating gross receipts £82,076.  Appendix B shows all 
the remaining sites in scope for this workstream activity. 

  
1.6 To obtain further commercial returns Breckland Bridge has innovatively entered into a 

third-party agreement with an adjoining landowner at Banham to take forward the 
development at Gaymer Close. Under this agreement Breckland Bridge is 
responsible for securing planning permission across the combined land holding and 
provision of public open space.  A similar agreement is proposed with adjacent 
landowners at Kenninghall. 

 
1.7 Appendix A is the main Business Plan document.  There are several appendices to 

the main Business Plan which can be made available on request for review.  
 

1.8 Recognising the impact that construction and development has on the environment, 
the company has recognised the need to take greater responsibility for limiting the 
impact of the companies’ activities on the environment.  Consequently, the company 
has developed a new Environmental Policy which is included in this Business Plan 
update.  

 
1.8 The performance of the partnership is managed by the Council’s three nominated 

directors who are currently, Mr Jason Cole (Executive Director), Cllr Philip Cowen 
(Executive Member for Finance) and Mr Stuart Bizley (Surveyor and Independent 
Director) who meet with the other directors nominated by the other shareholder (Land 
Group LLP) on a quarterly basis.   

   
 
   



 
2.0 OPTIONS 
 
2.1 Option 1: Cabinet recommends to Council to approve the updated Breckland Bridge 

Ltd Business Plan for 2022-2027. 
 
2.2 Option 2: Cabinet does not recommend to Council to approve the updated Breckland 

Bridge Ltd Business Plan for 2022-2027.  
 
 Clause 26 of the Shareholders Agreement sets out the implications if the Council 

does not approve the updated Business Plan.  In summary, in this situation the draft 
Business Plan is referred to the directors of the company with feedback to enable the 
company to provide a further draft.  Whilst this is occurring the latest approved 
Business Plan continues to be effective.  If any further draft is not agreed by the 
shareholders, then the Chief Executives/Managing Directors of each of the 
shareholders shall seek to resolve the matter.   If they are still unable to resolve the 
matter a deadlock is deemed to have arisen which has serious implications for the 
partnership where a shareholder can call for the transfer of the other shareholders 
shares. 

 
 
3.0 REASONS FOR RECOMMENDATIONS 
 
3.1 The main reasons for approving the Business Plan are as follows: 
 

 Overall performance of the partnership is good with three successfully delivered 
projects, further activity to churn the small sites and wider property development 
support and advice received from the partnership.   

 The next Business Plan is viable, based on the assumptions upon which it has 
been modelled and providing the risks are managed and the controls embedded 
within the legal documentation are adhered to.   

 There are added benefits to being in the partnership and the Business Plan is 
delivery focused.  This does not lose the flexibility of receiving services from the 
partnership as required and the ability to access additional property development 
expertise and skills efficiently. 

 Subject to the risks identified which continue to be monitored the overall return to 
the Council is still positive in terms of regeneration and financial outturn.   

 
 
4.0 EXPECTED BENEFITS 
 
4.1 The benefits from approving the updated Business Plan are:  

 

 The continuation of bringing the Council’s surplus land assets into a more 
valuable use creating enhanced financial returns to support the Council’s budget. 

 There is the potential to gain value from the Council’s assets to continue to 
generate cash returns through interest received on construction loans at market 
rates.  However, the Council will need to continue to commit significant temporary 
cash to the partnership on a rolling basis over the life of this arrangement to fund 
schemes on a loan basis which will then not be available for other opportunities 
should they arise.   

 It creates the capacity to deliver construction schemes. 



 It provides the skills and experience to deliver construction schemes and review 
assets. 

 It continues to gain regeneration outputs and economic benefits from housing 
and commercial schemes. 

 
 
5.0 IMPLICATIONS 
 
5.1  Constitution & Legal 
 
5.1.1   The Council as the shareholder is the entity that is responsible in the Shareholders 

Agreement to approve the Business Plans of Breckland Bridge Ltd and is therefore 
under a legal obligation to undertake the decision to approve the Business Plan as 
presented via this report.  This decision is a Cabinet resolution to Council. 

 
5.1.2 The Council recommendation in March 2015 (when the authority was provided to 

set up the Breckland Bridge partnership) was to ‘reserve the authorisation of the 
annual Business Plan for Full Council’. 

 
5.2  Contracts 
 
5.2.1 The Shareholders Agreement binds the Council legally into the partnership.  There 

are no proposed changes to that contractual agreement being proposed.  
 
5.3  Corporate Priorities  
 
5.3.1 This approach underpins the following corporate priorities: 
 

 Thriving Places 

 Working Smarter 
 

5.4 Financial 
  
5.4.1 Financial returns from the Business Plan are not fixed and are affected by 

individual project costs and the income from sales at the end of the developments.  
In addition, the Business Plan returns are impacted by any additional activity 
approved and corporate costs.  The current performance forecast for the company 
is currently requiring support from the shareholders.  Appendix C provides more 
detail on the financial information and budget.   

 
5.5 Risk Management  

 
5.5.1 The key risks are the monitoring of income and expenditure of the partnership as it 

undertakes the development schemes.  Financial returns are affected if risks occur 
outside of the forecast range.  Property development as an activity has a range of 
risks including: 
 Construction costs increase. 

 Sales income decreases. 

 Interest rates rise. 

 Ability to achieve change of use planning permission. 

 Delays. 



 One or both partners have insufficient cash to support the programme of 
works. 

 Partnership or contractual disagreements. 
 

5.5.2 The key controls in place to manage risks are: 
 Projects can be delivered in phases. 

 There is a two-stage project approval process before a project is started so 
there are checkpoints to confirm risks and financial exposure. 

 Land is valued independently before being sold and transferred to the joint 
venture company. 

 The company tender’s construction contracts. 

 There is a refresh of the Business Plan annually to review progress and 
outturn. 

 Each partner appoints Directors and there are quarterly company board 
meetings to review performance. 

 If the joint venture must pause activity for any reason, there are standstill 
overhead costs for the company and its subsidiaries – the costs of which 
would be shared 50/50 with the joint venture partner, Land Group. 

 Disputes are managed through the legal documentation. 

 Break clauses exists at the 10th (2025) and 15th (2030) anniversary. 
 
5.6 Staffing  
 
5.6.1 At this stage there are no implications for staffing other than the one staff member 

who is the Officer Director on behalf of the Council.  
   
5.7 Stakeholders / Consultation / Timescales 

 
5.7.1 All planning applications for individual projects will be subject to the usual separate 

consultation procedures. 
 
6.0 WARDS/COMMUNITIES AFFECTED 
 
6.1 All 

 
7.0 ACRONYMS  
 

LLP – Limited Liability Partnership 
 

Background papers: 
None 

 
Lead Contact Officer 
Name and Post:   Steve Gale, Land & Development Manager 
Telephone Number:  07920 087447 
Email:    steve.gale@breckland.gov.uk 
 
Director / Officer who will be attending the Meeting  
Name and Post:   Ralph Burton, Assistant Director 
 
Key Decision: No 



 
Exempt Decision: No 
 
This report refers to a Discretionary Service  
 
Appendices attached to this report:  
 
Appendix A  Breckland Bridge Business Plan 2022 – 2027 
Appendix B  Small Sites List 
Appendix C  Profoma B 
 


