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1.0 INTRODUCTION 
 

1.1 These representations have been prepared by Barton Willmore LLP on behalf of Brandon 

Strategic Land Development Ltd in respect of the West Suffolk Local Plan Review Issues 

and Options (Regulation 18) consultation. They are submitted pursuant to promotion of 
land West of Brandon (the ‘Site’). The representations should be read in conjunction with 

the supporting illustrative masterplan, ecology note, visuals and street scene plans. 

 

1.2 These representations inform West Suffolk Council (WSC) in determining the aims and 

objectives of the future Plan, and the most appropriate locations for growth within the 

plan period.  

 

1.3 Brandon Strategic Land Development Ltd will participate fully through the Local Plan 
Review process with regard to the Land West of Brandon Road and seek to be notified of 

the next stages to the process. 

 

1.4 It is noted that the site is referred to as ‘Land south of Brandon Road’ within the SHELAA. 

Please note this description is incorrect. The site is referred to as ‘Land West of Brandon’ 

for the purposes of these representations, which allows consistency with the submission 

and the Strategic Housing and Economic Land Availability Assessment (SHELAA) 

representations submitted in November 2019. 
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2.0 THE SITE 
 

2.1 The site (shown in Appendix 1) is located to the western edge of the built form of 

Brandon, within the administrative boundary of WSC. It consists largely of agricultural 

land, with trees present in the centre of the Site. 
 

2.2 The site is bound to the west by areas of woodland and further agricultural land. The 

settlement of Brandon is located to the east of the site and includes residential properties, 

a post office, retail and leisure facilities, with Brandon railway station to the northeast. 

Breckland County Middle School is located immediately to the east of the site. 

 

2.3 The southern border of the site is defined by Brandon Road (A1065), with Brandon Park 

and Thetford Forest Park beyond that. The settlement of Thetford is located approximately 
9.3km southeast of the site, and RAF Lakenheath and its associated infrastructure are 

located approximately 3km southwest of the site. The surrounding land to the north of 

the site consists of the River Little Ouse, which runs east to west, and the village of 

Weeting which is located approximately 450m north of the site. 

 

The Proposal 

 

2.4 The Site was submitted to WSC through the Call for Sites exercise and consists of land 
within site submissions WS249 and site WS258; the latter of which includes the wooded 

area to the north. 

 

2.5 The site as a whole has an area of 57.4 hectares as shown on the accompanying 

masterplan in Appendix 1 of this document. Of this, 16.1 hectares form the indicative 

developable land parcels. As such, development at 35 dwellings per hectare would allow 

approximately 550 dwellings on the site, which would assist WSC in meeting their housing 

need through the Review period. 
 

2.6 Initial pre-application discussions with Suffolk County Council on education has indicated 

that a 2FE entry primary school would be required on this site to address future capacity 

issues at existing primary school facilities.  The adjacent secondary school is also at 

capacity and therefore in Masterplanning for the primary school in this location some 

facilities can be shared between the primary and secondary school, which would provide 

opportunities for further expansion of the secondary school. This also allows the primary 

school to be at the heart of the development, providing important internalisation of peak 
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vehicle trips. There is a lack of multi games areas within Brandon and the development 

provides an opportunity for such provision as shown on the masterplan.   

 
2.7 The aforementioned land to the north of the developable parcels is proposed as a Suitable 

Alternative Natural Green Space (SANG). This measures 24.3 hectares in area. It would 

mitigate against any increased pressure on the adjacent Breckland Special Protection Area 

(SPA). The SPA is a key area for species such as Stone Curlew, Nightjar and Woodlark. 

The Site itself is located within the Breckland SPA buffer zone and provides an opportunity 

for the identified SANG to alleviate any impact on the SPA.  

 

2.8 The illustrative masterplan within Appendix 1 shows how the site will relate to the SANG. 

It shows an informal footpath network that allows future residents of the Site and existing 
residents in Brandon to use the SANG for recreational activities. These connections are 

imperative in order to encourage use of the SANG, to encourage future residents to stay 

within the Site itself, and reduce the reliance upon the SPA areas for such activities.  

 

2.9 The proposal also seeks to link the SANG to Brandon Road, creating a wildlife corridor 

through the Site alongside the primary spine road. This can be achieved through tree 

planting and green spaces north to south through the site. This is shown on the illustrative 

masterplan and the accompanying street scene visuals. The existing Public Footpath that 
crosses the site east to west provides a further corridor opportunity, allowing links to the 

treed area to the west. This interlinks with the north to west corridor to create a grid 

within the Site. 
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3.0 PART 1: DEVELOPING A SPATIAL STRATEGY 

 

3.1 The Regulation 18 introduces a new Vision for West Suffolk and the new plan period, 

which will contribute to the delivery of the Council’s strategic framework priorities. The 

aims and objectives are supported in principle. However, the subsequent policies that 
would underpin the plan must ensure they fully support this Vision. Of note within the 

Vision is the second referenced Priority, which states ‘increased and improved provision 

of appropriate housing in West Suffolk in both our towns and rural areas’. This reinforces 

the view that the settlements within the authority that are designated as towns should be 

allowed to expand in order to further support existing services and facilities as well as 

increase opportunities for further demand. 

 

3.2 WSC seeks to bring this Vision to life and importantly the Vision states ‘we will have 
ensured a variety of new housing has been provided in appropriate locations, that meet 
both the needs of the population and the environment’. The suitability of Brandon as a 

settlement for future growth is expanded upon in response to Part 3 of these 

representations. However, in order to meet the identified Vision and to bring it to life, it 

is clear that further growth at Brandon is required. This should be highlighted within the 

specific wording of the objectives. Without further growth, Brandon will be in danger of 

stagnation. 

 
3.3 These representations demonstrate that development of the Site for 550 dwellings will 

create a sustainable extension to Brandon, whilst also providing a primary school, open 

space and wildlife corridors and a SANG. A significant level of services, facilities and jobs 

are within walking and cycling distance of the Site. 

 

3.4 Part 1 of the Plan highlights identified strategic objectives in order to deliver the Plan’s 

Vision as referenced above. A response to these objectives when considering the Site for 

development is provided below. Further points regarding development at Brandon are 
noted within the comments to Part 3 of the Plan below. 

 

3.5 Business and the Local Economy: Development of a further 550 dwellings at Brandon will 

increase demand of local goods and services. It will bring further trade to shops, allow 

shorter commutes to Brandon’s employment area, support the local bus and rail services 

and will also provide on-site jobs at the proposed primary school. In line with the 

sustainable development objectives of the NPPF, the proposal will bring significant 

economic benefits. 
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3.6 Climate Change Mitigation and Adaption: The proposals for land west of Brandon would 

provide a high quality extension to Brandon that is highly sustainable. This would be 

achieved through:  
 

• High quality design of the site working with the existing environment, retaining 

existing trees and vegetation where possible and replanting any trees that are 

removed, and providing additional planting that would also provide a net gain in 
biodiversity; 

• The site is within walking and cycling distance of local services and the train station 

that serves Norwich, Cambridge and beyond; 
• The site would include a primary school on site which would be co-located with 

the adjacent secondary school. This would allow parents and children to walk / 

cycle first, or drive but within the site – providing a very high level of 
internalisation of trips for site of this scale; 

• The proposals will include significant areas of open space including a large area 

of SANG to be designed to be attractive to existing and future residents such that 

they would not need to go further afield to other more sensitive protected sites. 
This has the added benefit of internalising trips for recreation and health purposes; 

and 

• The Site would as a minimum achieve the emerging policies to minimise carbon 

emissions by using low-zero carbon technologies and best practice design. 

 

3.7 Homes: Development of 550 dwellings will allow a range of dwellings types and sizes, 

especially given the density proposed. It will allow the provision of a significant level of 

affordable housing located throughout the site. It will create an inclusive community given 

the links to the east and the public access to the proposed SANG to the north of the built 

area. The development would not feel like an isolated extension to Brandon and would 

allow future residents to support existing services and facilities within the town. 
 

3.8 Rural Areas: WSC will require development of greenfield sites in order to meet their 

housing requirement; it cannot be achieved through brownfield development. As such, 

the Plan will require significant loss of agricultural land and extension into the countryside 

to meet housing and employment demand. The Site benefits from the hard boundary that 

would be created given the trees to the northern and western boundaries, whilst also 

being directly adjacent the town to the east. These significantly reduce any visual impact 

on Brandon when approached from the west. 
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3.9 Environment: The development can ensure that any impact upon the Breckland SPA is 

mitigated through the provision of the on-site SANG, which will include walking routes in 

order to attract recreational users. The illustrative masterplan demonstrates the use of 
interlinking green corridors through the Site. The development will ensure that any tree 

removal is kept to a minimum, with replacement tree planting across the Site where 

possible. This is further demonstrated and discussed within the appendix documents. 

 

3.10 Communities, Wellbeing and Culture: Development at the Site will encourage healthy and 

active lifestyles given the on-site SANG and extensive network of footpaths. The SANG 

will allow immediate access to the countryside and encourage walking and outdoor 

recreation. Services and facilities, such as the employment area, secondary school and 

shops, are within walking distance. The Site has been planned to provide practical open 
spaces in order to create a pleasant green environment. The provision of a primary school 

with direct links to the secondary school, as well as the multi-games area will ensure 

further inclusivity to the development. 

 

3.11 Connectivity and Accessibility: 2020 has highlighted changes to peoples working practices, 

and the development will adapt to modern working requirements. This includes the need 

for reliable broadband, and dwelling layouts that provide appropriate working from home 

space. The Site is in close proximity to existing bus stops along Brandon Road, allowing 
regular connections to Thetford and Mildenhall. The Site is also in close proximity to 

Brandon railway station, providing sustainable transport options for future residents. 
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4.0 PART 2: LOCAL ISSUES 
 

4.1 Part 2, section 3 looks specifically at housing matters. It focuses on house types, 

affordable housing and meeting the needs of different housing groups. All of these 

matters are important in ensuring appropriate place-making and inclusive communities 
and should form a key part in the Plan going forwards. 

 

4.2 Part 2 is not however seeking input regarding the number of houses that WSC should plan 

for. This is crucial in ensuring appropriate growth within WSC for the benefit of residents 

and businesses. This therefore should be added as a key local issue within Part 2 of the 

Plan. 

 

4.3 In terms of the number of dwellings, this should be based upon the up-to-date guidance 
of the National Planning Policy Framework and the Planning Practice Guidance (PPG). 

Under the recently released new standard methodology calculations, WSC should be 

planning for 814 dwellings per annum. In line with the PPG, this should be considered as 

a minimum figure. Housing requirements must also meet the growing economy in the area 

as well as current affordability. Increasing housing numbers further is a method to remedy 

this situation and will assist in the economy recovery following the 2020 downturn. 

 

4.4 Part 2, section 5 considers the need to encourage sustainable transport. To meet the aims 
and objectives of WSC’s Vision, this is essential. Focus should therefore be on 

development in those settlements that are served by railway stations, and those with 

regular bus services. Brandon meets both of these criteria and further growth in the town 

would assist in meeting the sustainable development agenda. 

 

4.5 Part 2, section 8 references the natural and historic environment. Brandon is well 

constrained in terms of environmental designations. However, this does not mean the 

town cannot accept large scale development. Within Appendix 2 of these representations 
is an Ecology Technical Note, undertaken by Aspect Ecology. This highlights those 

designations around the site.  

 

4.6 The Note confirms proposed development at the site will need to be subject to Habitat 

Regulations Assessment given the location within the Breckland SPA buffer zone. 

However, it concludes a sensitively designed scheme with appropriate mitigations and 

offsetting measures would ensure there is no ecological impediment to allocation of the 

site for development. Brandon Strategic Land Development Ltd will continue to discuss 

ecological proposals with WSC and Natural England.
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5.0 PART 3: SETTLEMENTS 
 

5.1 The Vision for Brandon within the Forest Heath Core Strategy DPD 2001-2026 states the 

following: 

 
“The market town will become increasingly self-

sufficient, meeting the needs of the local community with 

residential and employment growth. The town centre will 

be revitalised, providing job opportunities and achieving 

a high quality settlement with an improved the image of 

town and its attractiveness as a tourist destination.” 

 

5.2 This directly seeks further growth within Brandon. An increased population will also assist 
in supporting and revitalising the town centre and town infrastructure. It sits at the top 

of the identified settlement hierarchy as a Town.  

 

5.3 The description of Brandon within the Issues and Options document confirms the 

sustainability credentials of Brandon. It has a significant range of services and facilities 

as listed, including a free school (11-16 years), two primary schools, two GP practices, 

and a significant retail offering including supermarkets. The document does however fail 

to identify Brandon’s employment offer, which includes the industrial estate located south 
of Brandon Road in close proximity to the Site. 

 

5.4 Brandon is also located on the railway network. The station is served by regular direct 

services between Norwich (47 minutes) and Cambridge (37 minutes). Services also 

continue to Stansted Airport. Bus stops are located adjacent to Hillside approximately 

200m from the Site entrance, with regular services to Thetford and Mildenhall. 

 

5.5 Within the Issues and Options document, Brandon remains as a Market Town at the top 
of the settlement hierarchy. This is backed up by the assessment within the Sustainable 

Settlements Study July 2020, which confirms that town’s ‘are the focus of higher order 
services and facilities to support the surrounding rural area’. Given the services and 

facilities and the existing infrastructure serving the town, this designation is supported. 

 

5.6 However, in contrast to the above, the SHELAA has only included two sites within Brandon, 

which would total only 33 dwellings for the plan period. This is extremely limited growth 

for a town at the top of the settlement hierarchy. It does not acknowledge the significant 

advantages that Brandon has as an area of growth, or the opportunities presented by the 
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West of Brandon side as outlined above. The town is in danger of stagnation without 

further growth. It also means the other towns will have to take a higher level of growth 

in order to make up for Brandon’s relative shortfall. 
 

5.7 It must be noted that of the other identified towns within West Suffolk, neither Mildenhall 

or Haverhill are located on the railway network. As such, they do not benefit from the 

same sustainability credentials. This places much more emphasis on unsustainable 

journeys by car in these two towns, and the implications on traffic congestion from 

commuting to Cambridge and other areas by car. It would put disproportionate pressure 

on existing roads. Growth in these locations would not meet some of the proposed Vision’s 

of the plan, particularly regarding climate change.  

 
5.8 It is acknowledged that Brandon is constrained. The Breckland Forest Site of Special 

Scientific Interest and Breckland SPA are located to the south of Brandon Road, Breckland 

Special Area of Conservation is located to the north and southwest of the Site, and the 

Little Ouse River provides a large area of flood plain. However, the proposed Site provides 

an opportunity for sustainable growth and has the land available to secure a SANG to the 

standards of the Thames Basin Health definition. 

 

5.9 Given the housing need requirements for the Local Plan Review period and the Brandon’s 
status within West Suffolk, it must continue to grow and therefore must be considered as 

a suitable location for future growth, subject to the availability and deliverability of a 

suitable site. Land west of Brandon provides a significant opportunity for growth in the 

town. The location of the proposed primary school allows the opportunity for it to co-

locate with the secondary school, bringing benefits to both schools and local residents. 

 

5.10 The Site has been ‘deferred’ through the SHELAA process given its location with the SPA 

buffer zones. The site should be considered in the context of its ability to secure a SANG 
that mitigates its likely impacts on the protected sites, and its considerable sustainability 

credentials set out above. 

 

5.11 Brandon Strategic Land Development Ltd will continue to liaise with WSC to demonstrate 

the benefits of development in this location. 
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6.0 SUMMARY 
 

6.1 These representations have been drafted on behalf of Brandon Strategic Land 

Development Ltd pursuant to land interests west of Brandon. The land is considered 

suitable for development and has a capacity of 550 dwellings, along with a primary school, 
open space and wildlife corridors and a SANG. These representations are supported by an 

illustrative masterplan, street scene images, and an Ecology Technical Note. 

 

6.2 The site is unique in its ability to encourage sustainable modes of movement and to 

internalise peak car trips through its provision of a primary school, its location adjacent 

to a secondary school, and the easy walking or cycle distance to local services and the 

train station serving all nearby major employment centres of Norwich, Cambridge and 

Stansted Airport. 
 

6.3 The Regulation 18 Local Plan seeks to establish the Vision and Strategic Objectives for 

the West Suffolk Local Plan as it moves forward. This splits the Local Plan document into 

three parts for the purposes of this consultation. As noted within Part 1, development at 

the Site is considered to score positively against the identified Vision and strategic 

objectives of the Plan. 

 

6.4 With regard to local issues, those identified are supported. However, a crucial issue is 
missing from this list, that being the amount of housing that should be planned for. In 

line with recently announced standard methodology and national guidance, this is a 

minimum of 814 dwellings per annum for the plan period. This will therefore set the 

housing target for the Plan. WSC should also consider increasing this to further boost the 

local economy and to support a reduction in affordability in the area. 

 

6.5 Brandon is rightly recognised and defined as a Town, and such locations are where growth 

should be located. Brandon has significant levels of services and facilities, and additional 
growth will help support and boost these facilities. However, only two sites are included 

within the SHELAA and these would contribute only 33 dwellings. Given Brandon’s 

sustainability credentials, this will result in development moving to less-sustainable areas 

and increase reliance upon the car to the detriment of other centres 

 

6.6 It is strongly recommended that housing provision in Brandon is reassessed. The Site 

demonstrates the potential for 550 dwellings to be located within Brandon in a sustainable 

location. Only seeking 33 dwellings within Brandon in the plan period (circa 15 years) is 
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not planning for sustainable development and is a missed opportunity to revitalise and 

provide further growth to the town. 

 
 

 

 

  



 

 

 

 

 
 

 

 

 

 

APPENDIX 1 
Illustrative Masterplan, Street Scene 
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Ecology Technical Note 
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Introduction 
 

1. Land at West Brandon, Breckland, is being promoted for allocation for residential development within 
the emerging West Suffolk Local Plan. Aspect Ecology was commissioned by The Brandon Strategic Land 
Development Ltd in December 2020 to carry out a high-level appraisal of potential ecological constraints 
and opportunities to development of the site. This work is informed by a desktop study of available 
background information, including information from the local record centre Suffolk Biodiversity 
Information Service and a review of previous reports prepared by a third-party. Update ecology surveys 
at the site will also be progressed as necessary, with information provided to the Council in due course. 
 
Planning Policy 
 

2. Outlined in this section are the key ecological policies that would be relevant to development at the site. 
 

3. Policy CS2 of the West Suffolk Core Strategy relates to the natural environment and includes the 
following information on the Breckland Special Protection Area (SPA): 
 
‘New built development will be restricted within 1,500m of components of the Breckland SPA designated 
for Stone Curlew. Proposals for development in these areas will require a project level Habitat Regulations 
Assessment (HRA) (see Figure 3). Development which is likely to lead to an adverse effect on the integrity 
of the SPA will not be allowed.  
 
Where new development is proposed within 400m of components of the Breckland SPA designated for 
Woodlark or Nightjar a project level Habitats Regulation Assessment (HRA) will be required (see Figure 
3). Development which is likely to lead to an adverse effect on the integrity of the SPA will not be allowed.  
 
New road infrastructure or road improvements will not be allowed within 200m of sites designated as 
SACs in order to protect the qualifying features of these sites (see Figure 3).  
 
New development will also be restricted within 1,500m of any 1km grid squares which has supported 5 
or more nesting attempts by stone curlew since 1995. Proposals for development within these areas will 
require a project level HRA (see Figure 3). Development which is likely to lead to an adverse effect on the 
integrity of the SPA will not be allowed.’ 
 

4. The site is located within a buffer zone for Stone Curlew (Burhinus oedicnemus) and also partly within a 
buffer zone for Woodlark (Lullula arborea) and Nightjar (Caprimulgus europaeus), which are qualifying 
species of the Breckland SPA. As such, development at the site would need to be subject to a Habitats 
Regulations Assessment (HRA) to determine whether the proposals, alone or in combination with other 
plans and projects, would result in an adverse effect on the integrity of the SPA; this is discussed further 
below under ‘Ecological Designations’. 
 
 
 



 

Land at West Brandon, Breckland 
  
 

   

ECO6086 Eco TN (West Brandon) vf/LN/DS      2 

5. Policy DM12 of the Joint Development Management Policies Document (2015) also deals with the 
Breckland SPA and states that: 

 
‘All new development (excluding minor household applications) shown to contribute to recreational 
disturbance and visitor pressure within the Breckland SPA and SAC will be required to make appropriate 
contributions through S106 agreements towards management projects and/or monitoring of visitor 
pressure and urban effects on key biodiversity sites.’ 
 

6. This is discussed further below under ‘Ecological Designations’. 
 
Ecological Designations 
 

7. Statutory International Designations. The site is located within close proximity of the Breckland SPA 
which supports internationally important populations of Stone Curlew, Nightjar and Woodlark for which 
the SPA is classified. Special Protection Areas are classified under the Conservation of Habitats and 
Species Regulations 2017 (as amended), which enact the European Union's Habitats Directive 
(92/43/EEC) in the UK. Stone Curlew, Woodlark and Nightjar are all known to be impacted by residential 
development for a variety of reasons. As a result, buffer zones around the Breckland SPA have been 
drawn up as detailed above in Policy CS2 of the Core Strategy. The site falls within buffer zones in relation 
to Stone Curlew, Woodlark and Nightjar. 
 

8. In addition, due to the known adverse impact of recreational disturbance on Stone Curlew, Nightjar and 
Woodlark, Natural England has confirmed that new development within 7.5km of woodland and 
heathland components of the Breckland SPA has the potential to adversely affect the integrity of the 
SPA through increased visits. 
 

9. As detailed above, local policy does not preclude development within the buffer zones, but any proposed 
development at the site would need to be subject to an HRA. This would likely require additional 
information, potentially including detailed survey work, with regard to Stone Curlew, Woodlark and 
Nightjar nesting and habitat availability within the SPA components closest to the site and potentially 
outside of the SPA.  

 
10. The HRA would include any mitigation or offsetting measures that may be required as part of the 

proposals. An area of approximately 25ha located at the north of the site is available for the provision of 
Suitable Alternative Natural Greenspace (SANG) with a network of footpaths linked to additional public 
open space on-site (see Concept Masterplan at Appendix 6086/1). This would contribute towards 
mitigation for increased recreational visits to the SPA as a result of new housing provision.  

 
11. The site is also located within relatively close proximity of a number of other European designations, 

however the qualifying features are less sensitive to potential impacts from residential development 
such that, subject to detailed review, they are unlikely to pose a constraint to development at the site.  

 
12. Statutory National Designations. The site is located within close proximity of a number of national 

statutory designations, including the component Sites of Special Scientific Interest (SSSIs) for the 
Breckland SPA. This includes Breckland Forest SSSI, located immediately beyond the A1065, 
approximately 20m from the south of the site. This SSSI component is designated for containing suitable 
breeding habitat for Woodlark and Nightjar, as well as supporting an important assemblage of nationally 
rare and scarce plant species and a rich invertebrate fauna. Any mitigation or offsetting measures 
designed to safeguard the SPA would also serve to mitigate potential adverse impacts on the SSSI and 
other statutory designations in the local area. 
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13. Non-statutory Designations. Non-statutory designations within close proximity of the site largely 
overlap with the Breckland SPA, such that any mitigation measures would also serve to safeguard these 
designations. Barberry Hedge, Chalk Road County Wildlife Site (CWS) is an ancient native hedgerow 
located at the northern boundary of the site within the area available for SANG provision.  

 
14. The CWS would be retained and protected within the proposals such that it would be unlikely to pose a 

constraint to development. Other non-statutory designations are physically separated from the site and 
unlikely to pose a significant constraint to development. 
 
Habitats 

 
15. A Phase 1 habitat survey of the site was completed by a third-party consultancy in September 2018, with 

updates for parts of the site carried out in June 2019. The Phase 1 habitat plan produced for the site and 
adjacent land is shown in Appendix 6068/2. The part of the site indicated on the Concept Masterplan 
(see Appendix 6068/1) as the development area is dominated by grazed semi-improved and improved 
grassland, mixed plantation woodland and a very small section of broadleaved woodland. Small areas of 
tall ruderal vegetation and Bracken are also present.  
 

16. The small area of broadleaved woodland within the development area is included on the MAGIC 
database as a Priority Habitat and it is recommended this be retained and protected within any scheme 
design. An area of Priority Habitat woodland is also included in the MAGIC database at the south of the 
site. However, the previous Phase 1 survey work recorded this as plantation woodland and therefore 
not an important ecological feature. Nevertheless, it is recommended that any future development 
scheme seeks to retain and enhance woodland at the site boundaries within the south of the site to 
minimise biodiversity losses in line with planning policy. The other habitats present within the site do 
not constitute important ecological features and would not pose a significant constraint to development.  

 
Fauna 

 
17. Bats. The desktop study returned numerous records for bat species within the local area, including on-

site records for Common Pipistrelle Pipistrellus pipistrellus, Soprano Pipistrelle P. pygmaeus, Serotine 
Eptesicus serotinus, Natterer’s Bat Myotis nattereri and a record for the rare species Barbastelle 
Barbastella barbastellus immediately adjacent to the east of the site in 2019. Previous survey work 
completed by FPCR in 2019 also recorded Barbastelle, Brown Long-eared Bat Plecotus auritus and 
Noctule Nyctalus noctula on site. The woodland blocks in particular provide potential foraging habitat 
and the woodland edges provide potential commuting features. As such, retention of woodland within 
dark corridors is recommended to ensure bats can continue to forage and commute on site. Update bat 
activity surveys may be required across the active season prior to the submission of any planning 
application. In addition, trees proposed for removal will need to be assessed for their potential to 
support roosting bats, and further survey work completed if necessary. However, subject to the 
retention of suitable foraging and commuting habitat and the implementation of a sensitive lighting 
scheme, bats are unlikely to pose an over-riding constraint to development at the site. There is the 
opportunity for enhancements in the form of bat box installation and new habitat creation.  
 

18. Reptiles. The desktop study returned records for reptile species within the local area, including three 
Grass Snake Natrix natrix at the northern site boundary dated 2009. The site provides limited suitable 
habitat for reptile species, however it is recommended that a survey be completed prior to the 
submission of any planning application to fully evaluate the impacts of development at the site. 
Nevertheless, subject to the inclusion of suitable habitat for reptiles within any scheme design this 
species group is highly unlikely to pose a significant constraint to development at the site.  
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19. Great Crested Newt. No records for Great Crested Newt Triturus cristatus were returned from the data 
search and no ponds are recorded within 250m of the site. Furthermore, ponds within the wider area 
were surveyed using eDNA methods in 2019 and found Great Crested Newt to be absent. This species is 
therefore not expected to be a constraint to development at the site.  

 
20. Roman Snail. Survey work completed in 2019 by FPCR recorded a population of Roman Snail Helix 

pomatia within the plantation woodland at the south of the site, in addition to a single shell within the 
semi-improved grassland.  

 
21. This species is listed under Schedule 5 of the Wildlife and Countryside Act 1981 (as amended) and it is 

an offence to intentionally kill, injure or take this species. A Natural England licence would therefore be 
required to translocate any Roman Snail within the development footprint to areas of suitable retained 
habitat. Habitat enhancements would also be required, which could include tussocky wildflower 
grassland creation, enhancement of woodland edges, new woodland/scrub planting, and the provision 
of log piles. However, this species would unlikely pose an over-riding constraint to development at the 
site subject to a suitable mitigation strategy being implemented.  

 
22. Birds. A breeding bird survey completed in 2019 recorded a range of notable bird species on site, 

including confirmed breeding Marsh Tit Poecile palustris and Song Thrush Turdus philomelos, with the 
woodlands supporting the greatest density and diversity of bird species. A wintering bird survey was also 
completed in 2018-2019, which found a range of notable bird species on-site, utilising the woodland but 
also the grassland fields for foraging. Woodlark were recorded within the SANG area of the site during 
the breeding bird survey, but in very low numbers foraging rather than breeding.  

 
23. The previous survey work concluded that the breeding and wintering bird assemblages at the site are of 

only local level importance, considering the site location. It is therefore unlikely that this species group 
would provide a significant constraint to development at the site, however, update surveys may be 
required to inform any future planning application. As above, it is recommended that woodland is 
retained where practicable and that areas of retained woodland, including within the SANG land, are 
enhanced though appropriate management. New habitat creation could also potentially compensate for 
any on-site losses. 

 
24. Other Fauna. The woodland area provides foraging and refuge opportunities for a range of mammal 

species, including Badger Meles meles. However, the site is unlikely to be of elevated value for such 
species in a local context and other faunal species are unlikely to pose a significant constraint to 
development. As Badgers are highly mobile species an update Badger survey is recommended prior to 
submission of a future planning application. 

 
Summary and Conclusion  

 
25. The site is located within close proximity of the Breckland SPA and is therefore subject to buffer zones 

in relation to Stone Curlew, Woodlark and Nightjar. As such, proposed development at the site will need 
to be subject to an HRA and include any relevant mitigation or offsetting measures to ensure the integrity 
of the SPA is not adversely affected.  
 

26. The on-site habitats are unlikely to pose a significant constraint to development, subject to the retention 
and enhancement of existing woodland habitat. Consideration should be given to opportunities to 
achieve biodiversity net gain as part of the proposals and there is ample space to achieve ecological 
enhancement within the proposed SANG area.  

 
27. The site is known to support various protected species and a Natural England licence for translocation 

of Roman Snail will be required. Update surveys in respect of bats, reptiles, birds and Roman Snail may 



 

Land at West Brandon, Breckland 
  
 

   

ECO6086 Eco TN (West Brandon) vf/LN/DS      5 

be required to inform any future planning application and the Roman Snail licence application. However, 
subject to suitable mitigation measures, protected species are unlikely to be an over-riding constraint to 
development of the site.  

 
28. In conclusion, subject to a sensitive scheme design and the implementation of appropriate mitigation 

and offsetting measures in order to ensure no adverse effects on any relevant ecological designations, 
habitats or protected species, there would be no ecological impediment to allocation of the site for 
development. 

 
Enclosed 
 
Appendix 6086/1  Concept Masterplan 
Appendix 6086/2 Phase 1 Habitat Plan (FPCR, 2019) 
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