
Site Ref: [065]007 

Site Assessment Criteria  
 

Site Ref:[065]007 

(Alternative Option NAR.2) 

Proposed Use: Residential 

Area: 0.47 Landowner/Developer: Nairn 

Critical Questions 

Will the allocation for development be in accordance with the strategy 
and policies contained within the Breckland Core Strategy? 

Yes, Narborough is a Local Service Centre with a positive allocation for new 
housing. 

Could the development allocation have an impact on European and 
International environmental designations? (i.e. Ramsar, SAC,SPA) 

 

Planning History 

No relevant histroy 

Could the development allocation impact upon other environmental 
designations? (e.g. SSSI, Local Nature Reserve, County Wildlife Site, 
Regionally Important Geological Site etc.) 

 

Could the allocation for development be at risk from flooding or 
increase flood risk in the locality? 

Site is in very close proximity to an area of flood risk (zone 3a - High 
probability) although not within it. 

Is the site well related to existing settlements? 

Yes, the site adjoins existing settlement boundary to the west of the village 
and is bordered by residential development at Old Vicarage Park. 

Is the site deliverable? (market viability, desirability, contaminated land) 

Site was not identified in intial SHLAA 

Is the site available and when could it be reasonably expected to be 
delivered? 

Unknown 

Could the allocation for development unacceptably impact upon the 
local highways network? 

May be able to achieve safe access but existing highway is of poor quality. 
Unclear if development could provide for sufficient upgrading. Road would 
require both widening and resurfacing and possible junction improvements 
that may require 3rd party land. 

Is the site on brownfield or greenfield land? 

Site is on greenfield land, and is Grade 3. 

Will the allocation have an impact on infrastructure capacity? (e.g. 
water, drainage, sewage, schools, health services) Can this impact on 
infrastructure be overcome? 

Infrastructure Study (March 2009) indicates Primary school is operating above 
capacity. Development may require contributions for additional school place 
capacity although this will depend on the timing of development and numbers 
on roll. 

Will the development allocation have an impact on amenity? (e.g. 
overlooking, noise and light pollution) 

Amenity could be adversely affected due to odour from nearby Sewage 
Treatment Works. This was confirmed on site. The development would be 
unlikely to have any other specific amenity issues. 

Is the allocation for development in a location which has easy access to 
key services? 
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Site is 70m from Primary school and 500m from bus stop. 

Will the development allocation have a detrimental impact on the 
landscape/townscape? 

Site is in an area identified as being of moderate sensitivity to built 
development. The area has a distinctly rural character, and the presence of a 
narrow roadway with traditional hedges present on Meadow Road compounds 
this feeling quickly. 

Could the allocation for development impact upon the historic 
environment? 

Site has known archaeological potential, however further detail of the extent is 
not clear at this stage. 

Could the allocation of the site impact upon local 
biodiversity/geodiversity? 

 

Would the allocation for development result in a loss of accessible open 
space? (e.g. playing fields, play areas, amenity green space, allotments) 

Site was identified as allotments, however it is understood that this is in the 
ownership of the Church and as such privately owned. Therefore it is not 
subject to legislation. 

Would the allocation of the site for development negatively impact upon 
the viability and vitality of the town centre? 

No, site is located in a Local Service Centre village 

Would the allocation of the site for development result in a loss of 
employment land? 

No 

Other Constraints: 

Site would need to be aggregated along with site 065[009], as the site in 
isolation unlikely to deliver an appropriate comprehensive scheme due to 
limited site size and irregular shape. 

Summary of Consultation Responses 

Nar Valley Parishes support site to enable funds to be reinvested for the 
preservation of Narborough Parish Church. 

Narborough Parish Council support identification of this site.  

Norfolk Landscape Archaeology neither support nor object to the site's 
potential identification for housing development. 

Conclusion 

The site does not represent the best option in terms of possible allocation for 
residential development. There are concerns that the access to the site is 
unsuitable for additional traffic and is not suitable for vehicles to pass.  It is 
considered that the rural character of this part of the village would be 
adversely affected by development as the site is important in ensuring the 
village does not intrude into more sensitive countryside. 



Site Ref: [065]009 

Site Assessment Criteria 
 

Site Ref:[065]009 

(Alternative Option NAR.2) 

Proposed Use: 
Residential/Employment 

Area: 0.65 Landowner/Developer: St Lawrence 

Critical Questions 

Will the allocation for development be in accordance with the strategy 
and policies contained within the Breckland Core Strategy? 

Yes, Narborough is a Local Service Centre with a positive allocation for new 
housing. 

Could the development allocation have an impact on European and 
International environmental designations? (i.e. Ramsar, SAC,SPA) 

 

Planning History 

No relevant history 

Could the development allocation impact upon other environmental 
designations? (e.g. SSSI, Local Nature Reserve, County Wildlife Site, 
Regionally Important Geological Site etc.) 

 

Could the allocation for development be at risk from flooding or 
increase flood risk in the locality? 

Part of the site is within an area at High risk of flooding (flood Zone 3a) as 
modelled in the SFRA. 

Is the site well related to existing settlements? 

Site is in close proximity to existing settlement boundary 

Is the site deliverable? (market viability, desirability, contaminated land) 

Site was not identified in the SHLAA 

Is the site available and when could it be reasonably expected to be 
delivered? 

 

Could the allocation for development unacceptably impact upon the 
local highways network? 

May be able to achieve safe access but existing highway is of poor quality. 
Unclear if development could provide for sufficient upgrading. Road would 
require widening and resurfacing and possible junction improvements that 
may require 3rd party land. 

Is the site on brownfield or greenfield land? 

Site is on Greenfield land, Grade 3. 

Will the allocation have an impact on infrastructure capacity? (e.g. 
water, drainage, sewage, schools, health services) Can this impact on 
infrastructure be overcome? 

Infrastructure Study (March 2009) indicates Primary school is operating above 
capacity. Development may require contributions for additional school place 
capacity although this will depend on the timing of development and numbers 
on roll. 

Will the development allocation have an impact on amenity? (e.g. 
overlooking, noise and light pollution) 

Amenity could be adversely affected due to odour from nearby Sewage 
Treatment Works. The development would be unlikely to have any other 
specific amenity issues. 

Is the allocation for development in a location which has easy access to 
key services? 

Site is 130m from Primary school and 560m from bus stop. 
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Will the development allocation have a detrimental impact on the 
landscape/townscape? 

LCA indicates that the area has moderate sensitivity to built development. 

Could the allocation for development impact upon the historic 
environment? 

Site has known archaeological potential, however further detail of the extent 
are not clear at this stage. 

Could the allocation of the site impact upon local 
biodiversity/geodiversity? 

 

Would the allocation for development result in a loss of accessible open 
space? (e.g. playing fields, play areas, amenity green space, allotments) 

Site was identified as allotments, however it is understood that this is in the 
ownership of the Church and as such privately owned. Therefore it is not 
subject to legislation. 

Would the allocation of the site for development negatively impact upon 
the viability and vitality of the town centre? 

No, site is located in a Local Service Centre village 

Would the allocation of the site for development result in a loss of 
employment land? 

No 

Other Constraints: 

Site is partly covered by the 400m 'cordon sanitaire' around Narborough 
Sewage Treatment Works. 

Summary of Consultation Responses 

Nar Valley Parishes support site to enable funds to be reinvested for the 
preservation of Narborough Parish Church. 

Narborough Parish Council support identification of this site.  

Norfolk Landscape Archaeology neither support nor object to the site's 
potential identification for housing development. 

Conclusion 

The site is not preferred for allocation due to a combination of constraints 
including a reduction in developable area due to flood risk, the need to 
maintain a 'cordon sanitaire' around Narborough STW, lack of clarity as to 
whether scheme could deliver necessary highway improvements and possible 
archaeological issues. 



Site Ref: [065]004 

Site Assessment Criteria 
 

Site Ref:[065]004 (Preferred Option 
Policy NAR.1) 

Proposed Use: Residential 

Area: 6.7 Landowner/Developer: Knights 

Critical Questions 

Will the allocation for development be in accordance with the strategy 
and policies contained within the Breckland Core Strategy? 

Yes, Narborough is a Local Service Centre with a positive allocation for new 
housing. 

Could the development allocation have an impact on European and 
International environmental designations? (i.e. Ramsar, SAC,SPA) 

 

Planning History 

No relevant history 

Could the development allocation impact upon other environmental 
designations? (e.g. SSSI, Local Nature Reserve, County Wildlife Site, 
Regionally Important Geological Site etc.) 

Site is bordering Narborough Railway Embankment SSSI component, and 
there is a risk that if developed to full extent, the site could adversely affect 
the SSSI. 

Could the allocation for development be at risk from flooding or 
increase flood risk in the locality? 

Site is in flood Zone 1 (low risk), and as such is unlikely to be at risk from 
flooding. 

Is the site well related to existing settlements? 

Yes, the site is adjacent the existing settlement boundaryto the south of the 
village. 

Is the site deliverable? (market viability, desirability, contaminated land) 

Yes, the SHLAA indicates that the site is deliverable/ developable [NA2]. 

Is the site available and when could it be reasonably expected to be 
delivered? 

The SHLAA indicates that if developed to full extent, 150 units could be 
delivered between 2009 and 2014, with a further 11 units between 2014 and 
2019. 

Could the allocation for development unacceptably impact upon the 
local highways network? 

There are no indications that the site could not achieve safe access,. 
However, site visit revealed fast moving traffic along Chalk Lane and traffic 
speed reduction measures would be required to ensure safety. 

Is the site on brownfield or greenfield land? 

Site is greenfield and is classified as grade 3. 

Will the allocation have an impact on infrastructure capacity? (e.g. 
water, drainage, sewage, schools, health services) Can this impact on 
infrastructure be overcome? 

Infrastructure Study (March 2009) indicates Primary school is operating above 
capacity. Development may require contributions for additional school place 
capacity although this will depend on the timing of development and numbers 
on roll. 

Will the development allocation have an impact on amenity? (e.g. 
overlooking, noise and light pollution) 

Light pollution could be an issue, particularly in regards to the existing tranquil 
nature of village. This could be notable in terms of street/ road lighting 
introducing an 'urban' feel to a rural settlement. 
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Is the allocation for development in a location which has easy access to 
key services? 

Site is within 800m of Primary School, and approximately 500m from bus 
stop. Site is directly opposite playing fields and the community centre. 

Will the development allocation have a detrimental impact on the 
landscape/townscape? 

Site is identified in the LCA as having a moderate sensitivity to built 
development. Existing residential development forms a hard edge to the 
settlement, and new development would need to reduce impact of the new 
settlement edge with landscaping. The topography of the northern part of the 
site is relatively flat but the southern part of the site rises towards the disused 
rail line. Therefore, development to the southern extent would have a greater 
impact on landscape than the north. 

Could the allocation for development impact upon the historic 
environment? 

No. 

Could the allocation of the site impact upon local 
biodiversity/geodiversity? 

There may be issues regarding biodiversity value of dismantled rail line 
bordering the site (beyond that identified as a SSSI). 

Would the allocation for development result in a loss of accessible open 
space? (e.g. playing fields, play areas, amenity green space, allotments) 

No 

Would the allocation of the site for development negatively impact upon 
the viability and vitality of the town centre? 

No, site is located in a Local Service Centre village 

Would the allocation of the site for development result in a loss of 
employment land? 

No 

Other Constraints: 

 

Summary of Consultation Responses 

NCC consider some development to the north of the site could be acceptable 
in landscape terms. 

NCC consider in highways terms that the site would require enhancement to 
foot and cycle ways to enhance accessibility.  

Parish Council support development on this site. 

Natural England have concerns that the site could affect the Narborough 
Railway Embankment SSSI. 

Conclusion 

Although site area put forward is greater than the area required, the northern 
part of the site is a strong candidate for allocation. The site has a good 
relationship with the existing built-up part of the village with good access to 
community facilities and would form a natural extension to the built form. The 
site is capable of achieving safe highway access but will require local 
accessibility improvements although it should be noted that this is not a 
constraint to development in this case. 



Site Ref: [065]006 

Site Assessment Criteria 
 

Site Ref:[065]006 

(Alternative Option NAR.1) 

Proposed Use: Residential 

Area: 1.2 Landowner/Developer: Knights 

Critical Questions 

Will the allocation for development be in accordance with the strategy 
and policies contained within the Breckland Core Strategy? 

Yes, Narborough is a Local Service Centre with a positive allocation for new 
housing. 

Could the development allocation have an impact on European and 
International environmental designations? (i.e. Ramsar, SAC,SPA) 

 

Planning History 

No relevant history 

Could the development allocation impact upon other environmental 
designations? (e.g. SSSI, Local Nature Reserve, County Wildlife Site, 
Regionally Important Geological Site etc.) 

No environmental designations in close proximity to the site. 

Could the allocation for development be at risk from flooding or 
increase flood risk in the locality? 

Site is located in flood zone 1 (low risk), and unlikely to be any issues present. 

Is the site well related to existing settlements? 

Yes, the site borders the settlement boundary to the east of the village. 

Is the site deliverable? (market viability, desirability, contaminated land) 

SHLAA indicates that the site is deliverable/ developable. 

Is the site available and when could it be reasonably expected to be 
delivered? 

SHLAA indicates that approximately 29 units could be delivered be by 2014. 

Could the allocation for development unacceptably impact upon the 
local highways network? 

Site can be safely accessed. 

Is the site on brownfield or greenfield land? 

Site is on greenfield land, grade 3. 

Will the allocation have an impact on infrastructure capacity? (e.g. 
water, drainage, sewage, schools, health services) Can this impact on 
infrastructure be overcome? 

Infrastructure Study (March 2009) indicates Primary school is operating above 
capacity. Development may require contributions for additional school place 
capacity although this will depend on the timing of development and numbers 
on roll. 

Will the development allocation have an impact on amenity? (e.g. 
overlooking, noise and light pollution) 

Potential issues of noise and vibration due to hauliers depot directly opposite 
the site. 

Is the allocation for development in a location which has easy access to 
key services? 

Site is approximately 800m from primary school, and 500m from bus stop. 

Will the development allocation have a detrimental impact on the 
landscape/townscape? 

Site is identified in the LCA as having a moderate sensitivity to built 
development. The site has boundary hedge fronting the main road, however 
the area put forward is a small component of a much larger agricultural field. 
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Therefore, there is no further screening of the site which gives rise to possible 
landscape issues when viewed from the main road. Existing housing along 
main road is well screened and the character of the area gives a feeling of a 
clear settlement edge. Further extension of the built form would not be well 
integrated to existing development. 

Could the allocation for development impact upon the historic 
environment? 

No 

Could the allocation of the site impact upon local 
biodiversity/geodiversity? 

 

Would the allocation for development result in a loss of accessible open 
space? (e.g. playing fields, play areas, amenity green space, allotments) 

No 

Would the allocation of the site for development negatively impact upon 
the viability and vitality of the town centre? 

No, site is located in a Local Service Centre village 

Would the allocation of the site for development result in a loss of 
employment land? 

No. 

Other Constraints: 

 

Summary of Consultation Responses 

NCC consider site is accpetable in landscape terms. NCC highways consider 
that safe access can be provided but also consider pedestrian and cycle links 
would need to be improved.  

Narborough Parish Council support the site. 

Conclusion 

The site is not a preferred option for allocation due to concerns with the poor 
accessibility to remainder of village and would create a form of development 
that would not contribute as postively as other sites to the form and character 
of the settlement. The strong planting bordering the existing dwellings at the 
south-easterly section of the main road provides a distinct settlement edge 
and key gateway, and as such it is considered that further extention beyond 
this point is less desirable in landscape terms than other sites available. 



Site Ref: [097]003 

Site Assessment Criteria 
 

Site Ref:[097]003 

(Alternative Option SW13) 

Proposed Use: Mixed employment, 
retail, hotel & residential 

Area: 3.4 Landowner/Developer:  

Critical Questions 

Will the allocation for development be in accordance with the strategy 
and policies contained within the Breckland Core Strategy? 

Yes 

Could the development allocation have an impact on European and 
International environmental designations? (i.e. Ramsar, SAC,SPA) 

 

Planning History 

The majority of the site is currently in use as a seed merchant (B1, B8) class. 

Could the development allocation impact upon other environmental 
designations? (e.g. SSSI, Local Nature Reserve, County Wildlife Site, 
Regionally Important Geological Site etc.) 

No 

Could the allocation for development be at risk from flooding or 
increase flood risk in the locality? 

No - The site is in Flood Zone 1 

Is the site well related to existing settlements? 

The site is separated from the town of Swaffham from the A47 trunk road.  
The town is accessed by the A1065 under the A47 flyover. 

Is the site deliverable? (market viability, desirability, contaminated land) 

The SHLAA did not test this site.  There are no reasons to believe that the site 
would be unviable. 

Is the site available and when could it be reasonably expected to be 
delivered? 

The SHLAA did not test this site. 

Could the allocation for development unacceptably impact upon the 
local highways network? 

There is no pedestrian access to the site currently.  The site is on a busy main 
road, and the lack of footpaths could be detrimental to highway safety. 

Is the site on brownfield or greenfield land? 

40% brownfield.  The south and eastern parts of the site comprise of 
plantation woodland 

Will the allocation have an impact on infrastructure capacity? (e.g. 
water, drainage, sewage, schools, health services) Can this impact on 
infrastructure be overcome? 

No constraints identified 

Will the development allocation have an impact on amenity? (e.g. 
overlooking, noise and light pollution) 

 

Is the allocation for development in a location which has easy access to 
key services? 

The site is nearly 1km from the town centre, however, it is in walking distance 
(300m) of Waitrose Supermarket.  The site is within 1.2km of outdoor playing 
space and within 800m of employment oppurtunities and primary healthcare.  
However, the issue with the accessibilityof this site is not distance but rarther 
ease of access.  There are no pedestrian links to the site and it is remote from  
other residential areas.  For employment development, the site has good 
access to the A47 trunk road.  Employment development in this location 
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would unlikely result in an increase of HGV traffic through the town centre and 
populated areas. 

Will the development allocation have a detrimental impact on the 
landscape/townscape? 

The site is well screened by trees and hedges and is currently partially 
developed.  However, an intensification of uses on the site would further 
urbanise the rural nature of the landscape to the north of the A11.  The site is 
within a landscape character area that has a moderate/high sensitivity to 
change. 

Could the allocation for development impact upon the historic 
environment? 

 

Could the allocation of the site impact upon local 
biodiversity/geodiversity? 

Woodland on site. 

Would the allocation for development result in a loss of accessible open 
space? (e.g. playing fields, play areas, amenity green space, allotments) 

No 

Would the allocation of the site for development negatively impact upon 
the viability and vitality of the town centre? 

Retail uses and a hotel on the site would likely harm the vitality and viability of 
the town centre.  The site is in a sequentially less preferable area  (Out of 
Town) in terms of PPS6 and therefore the allocation of this site for retail uses 
would likely be contrary to PP6. 

Would the allocation of the site for development result in a loss of 
employment land? 

No 

Other Constraints: 

None identified 

Summary of Consultation Responses 

Norfolk County Council object to the site on landscape grounds.  The Town 
Council object to the site being used for retail and residential.  They do not 
object to the site being used for employment uses or a hotel. One respondant 
supports the site, claiming it will bring work to the area.  The Highways 
Authority object to the site, due to poor accesibility to the town and lack of 
footpaths 

Conclusion 

The site would be suitable for employment use only.  Retail use would likely 
have a negative impact on the viability of the town centre and would be 
contrary to Policy CP7 of the Core Strategy 



Site Ref: [097]004 

Site Assessment Criteria 
 

Site Ref:[097]004 

(Alternative Option SW10) 

Proposed Use: Residential 

Area: 5.8 Landowner/Developer: Mallon 

Critical Questions 

Will the allocation for development be in accordance with the strategy 
and policies contained within the Breckland Core Strategy? 

 

Could the development allocation have an impact on European and 
International environmental designations? (i.e. Ramsar, SAC,SPA) 

 

Planning History 

Site was refused planning permission for a garden centre in 1999 due to 
impact upon the landscape. 

Could the development allocation impact upon other environmental 
designations? (e.g. SSSI, Local Nature Reserve, County Wildlife Site, 
Regionally Important Geological Site etc.) 

No 

Could the allocation for development be at risk from flooding or 
increase flood risk in the locality? 

No -  the site is in flood zone 1 

Is the site well related to existing settlements? 

The site is on the eastern edge of Swaffham.  The site has medium density 
residential estate to the north and low density residential properties to the 
south and west.  The site is around 500m from the town centre.  It is 
separated from the town centre by areas of open space and the Manor House 
and grounds.  The site developed in isolation would not form a natural 
extension to the town. 

Is the site deliverable? (market viability, desirability, contaminated land) 

The SHLAA states that the site is deliverable. 

Is the site available and when could it be reasonably expected to be 
delivered? 

The SHLAA identifies that the site is available and could be delivered 
bettween 2009 and 2014 

Could the allocation for development unacceptably impact upon the 
local highways network? 

It is likely that safe access to the site could be achieved.  However, there is no 
footpath on the northern side of Norwich Road in this area. 

Is the site on brownfield or greenfield land? 

Greenfield - Grade 3 agricultural land. 

Will the allocation have an impact on infrastructure capacity? (e.g. 
water, drainage, sewage, schools, health services) Can this impact on 
infrastructure be overcome? 

No impact identified 

Will the development allocation have an impact on amenity? (e.g. 
overlooking, noise and light pollution) 

No impact identified 

Is the allocation for development in a location which has easy access to 
key services? 

The site is 500m from the edge of Swaffham town centre.  The site is just over 
800m away from local schools.  The site is within 800m of primary healthcare 
provision and employment oppurtunities.  The main issue with regard to 
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accessibility is the route of access to the towns facilities.  The site is in an 
area with a strong rural character.  As such the route along Norwich Road to 
the town centre is not overlooked in places and therefore could deter new 
residents from walking to access services in the town. 

Will the development allocation have a detrimental impact on the 
landscape/townscape? 

The surrounding area of the site has a semi-rural character.  The site is 
bordered by tress on most sides and on the eastern boundary are remains of 
an old railway.  Apart from the sub-urban residential estate to the north the 
surrounding area consists of low density housing.  Development of higher 
density housing in this location would be out of charcter with the surroundings.  
The site slopes upwards to the north and as such development could appear 
prominent from the gateway into Swaffham.    The Breckland Landscape 
Settlement Fringe study identifies tha landscape area as having a moderate 
sensitivity to change. 

Could the allocation for development impact upon the historic 
environment? 

No 

Could the allocation of the site impact upon local 
biodiversity/geodiversity? 

Hedgerows border the site 

Would the allocation for development result in a loss of accessible open 
space? (e.g. playing fields, play areas, amenity green space, allotments) 

No 

Would the allocation of the site for development negatively impact upon 
the viability and vitality of the town centre? 

Housing development close to the town centre could help improve the viability 
of the town centre. 

Would the allocation of the site for development result in a loss of 
employment land? 

No 

Other Constraints: 

None identified 

Summary of Consultation Responses 

The Town Council would have no objection to the allocation of the site if the 
adjacent site [097]022, [097]006 was developed as well.  The Highways 
Authority consider advantages of allocating the site togther with the adjacent 
site in order to deliver trafffic calming measures and footpath provision along 
Norwich Road.   Comments on behalf of the landowner of the site claim the 
site should be allocated as it has good accessibility to the town centre and 
higher order settlements of Norwich and Kings Lynn. 

Conclusion 

The allocation of the entire site would be unfavourable due to impact on the 
landscape and poor relationship to the existing settlement.  Given the 
significant constraints on the land to the west of the site it is unlikely that the 
relationship to the settlement of this site could be improved by allocating 
adjacent sites.   Piecemeal development in this location is unlikely to achieve 
the highway improvements sought by the Highways Authority. 
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Site Assessment Criteria 
 

Site Ref:[097]005 

(Preferred Option Policy SW3 
occupies part of this site) 

Proposed Use: Residential, 
Affordable, Retail 

Area: 12.8 Landowner/Developer: Olesen 

Critical Questions 

Will the allocation for development be in accordance with the strategy 
and policies contained within the Breckland Core Strategy? 

 

Could the development allocation have an impact on European and 
International environmental designations? (i.e. Ramsar, SAC,SPA) 

 

Planning History 

No relevant history 

Could the development allocation impact upon other environmental 
designations? (e.g. SSSI, Local Nature Reserve, County Wildlife Site, 
Regionally Important Geological Site etc.) 

No 

Could the allocation for development be at risk from flooding or 
increase flood risk in the locality? 

The site is in Flood Zone 1. 

Is the site well related to existing settlements? 

The site is adjacent the eco-tech employment area, but is separated from the 
main residential areas fo the town by the dismantled railway line. The site is 
between 300m and 800m from the edge of the town centre. 

Is the site deliverable? (market viability, desirability, contaminated land) 

The site was identified as unachievable/unsuitable in the SHLAA due to 
highway access constraints and water cycle constraints. 

Is the site available and when could it be reasonably expected to be 
delivered? 

The SHLAA did not assess this. The potential need to provide strategic sewer 
provision to serve the site could affect the delivery of this site. 

Could the allocation for development unacceptably impact upon the 
local highways network? 

Access could be achieved onto West Acre Road.  However, West Acre Road 
would not be suitable to accept additional traffic generated from the 
development due to its width and junction with Lynn Road.  There is also a 
lack of footpaths in the area.  Access could potentially be achieved through 
the eco-tech employment area.  Access through the employment area would 
not be acceptable for residential development of the site. 

Is the site on brownfield or greenfield land? 

Greenfield land  - Grade 3 agricultural land 

Will the allocation have an impact on infrastructure capacity? (e.g. 
water, drainage, sewage, schools, health services) Can this impact on 
infrastructure be overcome? 

There is a lack of strategic sewer provision to the west of the town.  This could 
cause a signifcant constraint to the development of a site of this scale.  
Existing sewer flooding in the locality could be exacerbated by the 
development of this site. 

Will the development allocation have an impact on amenity? (e.g. 
overlooking, noise and light pollution) 

There could be noise issues to the north of the site from the A47 
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Is the allocation for development in a location which has easy access to 
key services? 

The site is 1km to 1.8km from the nearest school in the town.  The site is 
300m to 800m from the edge of the town centre.  The site is within 800m of 
primary healthcare facilities and employment oppurtunities.  Access by foot to 
essential services is limited from this site.  There is no footpath along West 
Acre Road and Bears Lane to the South of the site. 

Will the development allocation have a detrimental impact on the 
landscape/townscape? 

The landscape character assessment states that the area of land between the 
north of the town and the A47 has lower sensitivity to change than the rest of 
the character area due to the urbanising influence of adjacent employment 
areas.  The area is very open in character, with the existing employment area 
well screened by mature vegetation.  The area, despite being between the 
town and A47 does have a rural character, with the dismantled railway 
forming a divide between rural and more urban like character.  Therefore 
development of the entire site would not be favourable in landscape terms. 

Could the allocation for development impact upon the historic 
environment? 

No 

Could the allocation of the site impact upon local 
biodiversity/geodiversity? 

Hedgerows border the site 

Would the allocation for development result in a loss of accessible open 
space? (e.g. playing fields, play areas, amenity green space, allotments) 

No 

Would the allocation of the site for development negatively impact upon 
the viability and vitality of the town centre? 

Retail uses on the site would likely harm the vitality and viability of the town 
centre by detracting customers from the town centre.  The site is in a 
sequentially less preferable area  (Out of Town) in terms of PPS6 and 
therefore the allocation of this site for retail uses would likely be contrary to 
PP6. 

Would the allocation of the site for development result in a loss of 
employment land? 

No.  But residential development could restrict the expansion of adjacent 
employment area to the east. 

Other Constraints: 

None identified 

Summary of Consultation Responses 

The Town Council object to the site being allocated for housing but do not 
object to allocation for employment uses.  The Highways Authoriy object to 
the allocation of the site for residential uses due to ability of West Acre Road 
to taccpet further traffic.  They would not object to the site being used for 
employment uses providing that it is accessed through the eco-tech 
employment area.  One other respondant objects to the site on the grounds 
that the road would need upgrading. 

Conclusion 

The site is unsuitable for residential development due to access issues and 
relationship to other residential areas.  Part of the site could be suitable for 
employment development.  However, adequate screening would be needed 
and access would have to be through the Eco-Tech employment area. 



Site Ref: [097]008 

Site Assessment Criteria 
 

Site Ref:[097]008 

(Alternative Options SW4 and SW5 
occupy part of this site) 

Proposed Use: Residential 

Area: 65.8 Landowner/Developer:  

Critical Questions 

Will the allocation for development be in accordance with the strategy 
and policies contained within the Breckland Core Strategy? 

The South west corner of the site is within the Stone Curelw buffer.  
Development would need to avoid this part of the site. 

Could the development allocation have an impact on European and 
International environmental designations? (i.e. Ramsar, SAC,SPA) 

The South west corner of the site is within the Stone Curelw buffer.  
Development would need to avoid this part of the site. 

Planning History 

No relevant history 

Could the development allocation impact upon other environmental 
designations? (e.g. SSSI, Local Nature Reserve, County Wildlife Site, 
Regionally Important Geological Site etc.) 

The development of the South west corner of the site has the potential to 
impact upon a CWS. 

Could the allocation for development be at risk from flooding or 
increase flood risk in the locality? 

No- The site is in flood zone 1 

Is the site well related to existing settlements? 

The site is on the southern edge of the town and extends far out into the open 
countryside.  Due to the north-south elongated nature of the town the site is 
729m-2000m from the town centre. 

Is the site deliverable? (market viability, desirability, contaminated land) 

The SHLAA states that the site is unachievable/unsuitable due to wastewater 
network constraints 

Is the site available and when could it be reasonably expected to be 
delivered? 

The SHLAA does not identify a delivery timescale.  The potential need to 
provide strategic sewer provision to serve the site could affect the delivery of 
this site. 

Could the allocation for development unacceptably impact upon the 
local highways network? 

Safe highway access can easily be achieved on both the A1065 and Cley 
Road. 

Is the site on brownfield or greenfield land? 

Greenfield - Agricultural land grade 3 

Will the allocation have an impact on infrastructure capacity? (e.g. 
water, drainage, sewage, schools, health services) Can this impact on 
infrastructure be overcome? 

A new trunk sewer would be required to serve the site.  There is no strategic 
sewer provision to the west of the town and this could be a constraint. 

Will the development allocation have an impact on amenity? (e.g. 
overlooking, noise and light pollution) 

No impact identified 

Is the allocation for development in a location which has easy access to 
key services? 
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The is site is between 800m and 1500m from the nearest school.  It is further 
than 800m form primary health care provision and employment oppurtunities 
and more than 1000m from shopping facilities. 

Will the development allocation have a detrimental impact on the 
landscape/townscape? 

The site consists of six seaprate fields extending southwards from the town.  
The Breckland Settlement Fringe Landscape Assessment identifies this area 
as having a moderate/high sensitivity to change.  The site itself continas a 
number of individual features that the Settlement Fring Landscape 
assessment states are important to the landscape character such as tree 
belts and plantation woodland. 

Could the allocation for development impact upon the historic 
environment? 

No 

Could the allocation of the site impact upon local 
biodiversity/geodiversity? 

Small pond and trees on site 

Would the allocation for development result in a loss of accessible open 
space? (e.g. playing fields, play areas, amenity green space, allotments) 

No 

Would the allocation of the site for development negatively impact upon 
the viability and vitality of the town centre? 

No 

Would the allocation of the site for development result in a loss of 
employment land? 

No 

Other Constraints: 

There is a gas pipeline through part of the site. 

Summary of Consultation Responses 

A number of respondants strongly object to this site on grounds that it will 
encourage car use due  to poor accessibility to services and therefore 
increase traffic through the town centre  and the associated air pollution, harm 
local wildlife and habitats, and spoil views.  The Town Council object to the 
site as they regard it to be too far south and too large.  Norfolk County Council 
object on landscape grounds.  Natural England object because of the 
proximity to the Breckland Forest SSSI/ Breckland SPA.  Norfolk Wildlife Trust 
requested a buffer be laced around the adjacent CWS if the site were to be 
developed.  The Highways Authority object to the site due to poor accessibility 
to services in the town. 

Conclusion 

The site as a whole would be an unreasonable option as it is far larger than 
what is need to deliver the development need of Swaffham.  There are some 
portions of the northern part of the site that could be acceptable for 
development, but as they are a distance from the services of the town they 
are not preferable options. 



Site Ref: [097]009 

Site Assessment Criteria 
 

Site Ref:[097]009 

(This site comprises of part of 
Alternative Option SW6) 

Proposed Use: Residential 

Area: 2.5 Landowner/Developer: Heyhoe 

Critical Questions 

Will the allocation for development be in accordance with the strategy 
and policies contained within the Breckland Core Strategy? 

Yes 

Could the development allocation have an impact on European and 
International environmental designations? (i.e. Ramsar, SAC,SPA) 

 

Planning History 

No relevant history.  A dwelling currently is situated in the middle of the site. 

Could the development allocation impact upon other environmental 
designations? (e.g. SSSI, Local Nature Reserve, County Wildlife Site, 
Regionally Important Geological Site etc.) 

No 

Could the allocation for development be at risk from flooding or 
increase flood risk in the locality? 

No the site is in Flood Zone 1 

Is the site well related to existing settlements? 

The site is on the western edge of the town, just over 300m from the town 
centre. 

Is the site deliverable? (market viability, desirability, contaminated land) 

The SHLAA identifies the site as unachievable/unsuitable due to highway 
access constraints and watsewater network constraints.  Ground 
contamination on site could affect delivery. 

Is the site available and when could it be reasonably expected to be 
delivered? 

The SHLAA does not identify a timescale for delivery for this site. The 
potential need to provide strategic sewer provision to serve the site could 
affect the delivery of this site. 

Could the allocation for development unacceptably impact upon the 
local highways network? 

Shoemakers Lane which provides the only connection to the town is not 
suitable for the numbers of traffic movements that could be associated with 
the development of this site.  There are no other possible means of access. 

Is the site on brownfield or greenfield land? 

Mostly greenfield - agricultural land grade 3.  there is a house and associated 
garden in the centre of the site. 

Will the allocation have an impact on infrastructure capacity? (e.g. 
water, drainage, sewage, schools, health services) Can this impact on 
infrastructure be overcome? 

The Water Cycle Study identifies that ther is no strategic sewer provision to 
the west of the town and recommends against development in this area. 
However, this may not be a problem for small scale development on the site. 

Will the development allocation have an impact on amenity? (e.g. 
overlooking, noise and light pollution) 

No impact identified 

Is the allocation for development in a location which has easy access to 
key services? 
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The site is in close proximity to the town centre (just over 300m), within 800m 
of schools, primary health care provision and employment oppurtunities.  
Across Shoemakers Lane is the Swaffham football ground.  However, there is 
no pedestrian access to the site from the town centre. 

Will the development allocation have a detrimental impact on the 
landscape/townscape? 

The Breckland Settlement Fringe Landscape Assesment identifies the area to 
have a moderate high sensitivity to change.  However, the site has some 
residential development to the south of it and sports fields to the north.  Low-
density development of this site would not harm the character of the area and 
would not result in further encroachment into the countryside. 

Could the allocation for development impact upon the historic 
environment? 

 

Could the allocation of the site impact upon local 
biodiversity/geodiversity? 

Large number of trees on site 

Would the allocation for development result in a loss of accessible open 
space? (e.g. playing fields, play areas, amenity green space, allotments) 

No 

Would the allocation of the site for development negatively impact upon 
the viability and vitality of the town centre? 

No 

Would the allocation of the site for development result in a loss of 
employment land? 

No 

Other Constraints: 

Existing house on the site.  On potentially backfilled quarry - remidation and 
monitoring will likely be needed 

Summary of Consultation Responses 

The town council have no objections to residential development on the site.  
The Highways Authority object to the site , due to access safety.  One 
respondant raised the issue that the site was once used as a flint mine. 

Conclusion 

The allocation of the site in isolation would be an unreasonable option as 
acceptable safe access can not be achieved.  However, the site could be a 
reasonable option if developed in conjunction with [097]017.  However, this 
would not be a preferable option 



Site Ref: [097]010 

Site Assessment Criteria 
 

Site Ref:[097]010 

(This site comprises of part of 
Alternative Option SW9) 

Proposed Use: Residential 

Area: 3.14 Landowner/Developer: Hall 

Critical Questions 

Will the allocation for development be in accordance with the strategy 
and policies contained within the Breckland Core Strategy? 

Yes 

Could the development allocation have an impact on European and 
International environmental designations? (i.e. Ramsar, SAC,SPA) 

 

Planning History 

No relevant history 

Could the development allocation impact upon other environmental 
designations? (e.g. SSSI, Local Nature Reserve, County Wildlife Site, 
Regionally Important Geological Site etc.) 

No 

Could the allocation for development be at risk from flooding or 
increase flood risk in the locality? 

The site is in Flood Zone 1 and is not at risk from fluvial flooding.  However, 
there have been past instances of sewer flooding in the locality. 

Is the site well related to existing settlements? 

The site is on the north eastern edge of the town, in close proximity to the 
Eco-tech park and just over 800m from town centre. 

Is the site deliverable? (market viability, desirability, contaminated land) 

The SHLAA identifies the site as unviable.  However, it appears that the 
results of the SHLAA in respect of viability of sites in Swaffham are erroneous, 
as water supply infrastructure has been included as a developer contribution 
which will not be the case.  In all other respects the site is considered to be 
deliverable 

Is the site available and when could it be reasonably expected to be 
delivered? 

The SHLAA identifies that the site could be delivered in the period 2009-2014 

Could the allocation for development unacceptably impact upon the 
local highways network? 

Comments from the Highway's Authority identify that the development of the 
site on its own would no substantiate an objection in terms of local highway 
impacts. 

Is the site on brownfield or greenfield land? 

Greenfield land.  Agricultural Land Grade 3 

Will the allocation have an impact on infrastructure capacity? (e.g. 
water, drainage, sewage, schools, health services) Can this impact on 
infrastructure be overcome? 

The Outline Water Cycle Study suggests that there is some  limited capacity 
in the wastewater network for development in this area. 

Will the development allocation have an impact on amenity? (e.g. 
overlooking, noise and light pollution) 

There could be noise issues from the A47 

Is the allocation for development in a location which has easy access to 
key services? 

The site is within 300m of shopping facilties at Waitrose and 300-500m of 
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employment oppurtunities at the Eco-Tech park.  The site is over 800m to the 
town centre.  The site is over 1200m from local schools.  The site is within 
300m of primary health care facilities. 

Will the development allocation have a detrimental impact on the 
landscape/townscape? 

The Breckland Settlement Fringe Landscape Assesment identifies the area to 
have a moderate sensitivity to change.  The land slopes upwards to the east 
as such new development is very exposed from views from the west and 
north west. 

Could the allocation for development impact upon the historic 
environment? 

No 

Could the allocation of the site impact upon local 
biodiversity/geodiversity? 

Hedges border site 

Would the allocation for development result in a loss of accessible open 
space? (e.g. playing fields, play areas, amenity green space, allotments) 

No 

Would the allocation of the site for development negatively impact upon 
the viability and vitality of the town centre? 

No 

Would the allocation of the site for development result in a loss of 
employment land? 

No 

Other Constraints: 

None identified 

Summary of Consultation Responses 

The Highways Authority have raised concerns about the accessibility of the 
site and the junction of  New Sporle Road on to the A1065 but have not 
objected to the development of the site.  Highways Authority would have 
concerns with cumlatative development in this area.  The Town Council object 
to the site as a single development but would have no objection to the 
development if part of a wider development together with surrounding sites. 

Conclusion 

The site could be suitable for residential development.  The site would be 
better developed in conjunction with [097]032 to form a more logical extension 
to the settlement which will improve the rleationship of the site to the existing 
settlment.  However, the development of both sites could cause highway 
safetey issues at the junction of New Sporle Road and the A1065.  Any 
development would need sutiable screening due to exposed nature of the site 
and to mitgate noise issues from the A47. 



Site Ref: [097]011 

Site Assessment Criteria 
 

Site Ref:[097]011 

(This site comprises of part of 
Preferred Option Policy SW3) 

Proposed Use: Residential 

Area: 1.04 Landowner/Developer: Bell 

Critical Questions 

Will the allocation for development be in accordance with the strategy 
and policies contained within the Breckland Core Strategy? 

Yes 

Could the development allocation have an impact on European and 
International environmental designations? (i.e. Ramsar, SAC,SPA) 

 

Planning History 

No relevant history 

Could the development allocation impact upon other environmental 
designations? (e.g. SSSI, Local Nature Reserve, County Wildlife Site, 
Regionally Important Geological Site etc.) 

No 

Could the allocation for development be at risk from flooding or 
increase flood risk in the locality? 

No - the site is in flood zone 1 

Is the site well related to existing settlements? 

The site is immediatley adjacent the Ecotech Industrial Area.  However, the 
site is separated from the residential areas of the town by the disused railway 
line and poor road access. 

Is the site deliverable? (market viability, desirability, contaminated land) 

The SHLAA concluded that this site is unsuitable for housing development 
due unsuitable highway access and separation from the town.  There is 
potential ground contamination on the site which could impact upon delivery 

Is the site available and when could it be reasonably expected to be 
delivered? 

The SHLAA does not identify a timescale for delivery for this site. The 
potential need to provide strategic sewer provision to serve the site could 
affect the delivery of this site. 

Could the allocation for development unacceptably impact upon the 
local highways network? 

Access to the site is achieved from Bears Lane an unadopted small track.  
The Highway's Authority object to the site due to inability of Bears Lane to 
accommodate additional traffic and lack of pedestrian access.  A new access 
could potentially be achieved through the EcoTech Industrial Easte to the 
east.  However, access would only be suitable for employment development 
as an expansion to EcoTech 

Is the site on brownfield or greenfield land? 

The majority of the site appears to be undeveloped.  The agricultural grade is 
Grade 3 but the site is not currently used for agriculture. 

Will the allocation have an impact on infrastructure capacity? (e.g. 
water, drainage, sewage, schools, health services) Can this impact on 
infrastructure be overcome? 

The Water Cycle Study identifies that ther is no strategic sewer provision to 
the west of the town and recommends against development in this area. 
However, this may not be a problem for small scale development on the site. 

Will the development allocation have an impact on amenity? (e.g. 
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overlooking, noise and light pollution) 

No impact identified 

Is the allocation for development in a location which has easy access to 
key services? 

The site is within 300m of shopping facilities and is within 800m of primary 
health care facilities.  The site is further than 800m from education 
establishments.  The site is adjacent to employment oppurtunities.  Despite 
these distances, current pedestrian and road access to the site is limited and 
access to the town is poor. 

Will the development allocation have a detrimental impact on the 
landscape/townscape? 

The landscape character assesment states that the area of land between the 
north of the town and the A47 has lower sensitivity to change than the rest of 
the character area due to the urbanising influence of adjacent employment 
areas.  The site is very well screened from the surrounding landscape. 

Could the allocation for development impact upon the historic 
environment? 

No 

Could the allocation of the site impact upon local 
biodiversity/geodiversity? 

Hedges and trees border site 

Would the allocation for development result in a loss of accessible open 
space? (e.g. playing fields, play areas, amenity green space, allotments) 

No 

Would the allocation of the site for development negatively impact upon 
the viability and vitality of the town centre? 

No 

Would the allocation of the site for development result in a loss of 
employment land? 

No.  But residential development could restrict the expansion of adjacent 
employment area to the east. 

Other Constraints: 

The site is on potentially backfilled quarry and remediation will be likely 

Summary of Consultation Responses 

The Town Council object to the site being developed as a single entity.  They 
would support the development of the site as part of a wider development 
including surrounding sites for employment development.  The Highway's 
Authority object to the site due to inability of Bears Lane to accommodate 
additional traffic and lack of pedestrian access 

Conclusion 

The site is unsuitable for residential development due to access issues and 
relationship to other residential areas.  The site could be suitable for 
employment development as an extension to the Eco-Tech employment area.  
Access would need to be only from the Eco-Tech employment area. 
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Site Assessment Criteria 
 

Site Ref:[097]012 

(This site comprises of part of 
Alternative Option SW10) 

Proposed Use: Residential 

Area: 1.15 Landowner/Developer: Mozumder 

Critical Questions 

Will the allocation for development be in accordance with the strategy 
and policies contained within the Breckland Core Strategy? 

Yes 

Could the development allocation have an impact on European and 
International environmental designations? (i.e. Ramsar, SAC,SPA) 

 

Planning History 

Previously a repairs workshop for farm machinery 

Could the development allocation impact upon other environmental 
designations? (e.g. SSSI, Local Nature Reserve, County Wildlife Site, 
Regionally Important Geological Site etc.) 

No 

Could the allocation for development be at risk from flooding or 
increase flood risk in the locality? 

No the site is in flood zone 1 

Is the site well related to existing settlements? 

The site is detached from the settlement by some 300m and is in open 
countryside.  The development of this site would only be suitable if combined 
with the development of [097]004 

Is the site deliverable? (market viability, desirability, contaminated land) 

The SHLAA identifies the site to be deliverable. 

Is the site available and when could it be reasonably expected to be 
delivered? 

The SHLAA concludes that the site could be delivered in the period 2014-
2019 

Could the allocation for development unacceptably impact upon the 
local highways network? 

Unlikely, given the site has had  adequate vehicular access to highways in the 
past. 

Is the site on brownfield or greenfield land? 

Brownfield 

Will the allocation have an impact on infrastructure capacity? (e.g. 
water, drainage, sewage, schools, health services) Can this impact on 
infrastructure be overcome? 

The Outline Water Cycle Study suggests that there is some  limited capacity 
in the wastewater network for development in this area. 

Will the development allocation have an impact on amenity? (e.g. 
overlooking, noise and light pollution) 

No impact identified 

Is the allocation for development in a location which has easy access to 
key services? 

The site is about 700m from the town centre and is just over 800m from 
schools.  The site is within 800m of employment oppurtunities and primary 
health care provision. 

Will the development allocation have a detrimental impact on the 
landscape/townscape? 



Site Ref: [097]012 

The Breckland Landscape Settlement Fringe study identifies tha landscape 
area as having a moderate sensitivity to change. 

Could the allocation for development impact upon the historic 
environment? 

No 

Could the allocation of the site impact upon local 
biodiversity/geodiversity? 

Trees on site 

Would the allocation for development result in a loss of accessible open 
space? (e.g. playing fields, play areas, amenity green space, allotments) 

No 

Would the allocation of the site for development negatively impact upon 
the viability and vitality of the town centre? 

No 

Would the allocation of the site for development result in a loss of 
employment land? 

No 

Other Constraints: 

Possible contaminated land from past industrial use. 

Summary of Consultation Responses 

There is general support for the development of the site providing adjacent 
sites to the west are developed in conjunction. 

Conclusion 

Development of the site could be suitable if adjacent sites to the west were 
developed.  However, the allocation of the site together with the adjacent site 
to th west  would be unfavourable due to impact on the landscape and poor 
relationship to the existing settlement.  Given the significant constraints on the 
land to the west of the two  sites it is unlikely that the relationship to the 
settlement of this site could be improved by allocating adjacent sites.   
Piecemeal development in this location is unlikely to achieve the highway 
improvements sought by the Highways Authority. 
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Site Assessment Criteria 
 

Site Ref:[097]013 

(This site comprises of part of 
Preferred Option Policy SW1) 

Proposed Use: Residential 

Area: 7.01 Landowner/Developer: Bird 

Critical Questions 

Will the allocation for development be in accordance with the strategy 
and policies contained within the Breckland Core Strategy? 

Yes 

Could the development allocation have an impact on European and 
International environmental designations? (i.e. Ramsar, SAC,SPA) 

 

Planning History 

No relevant history 

Could the development allocation impact upon other environmental 
designations? (e.g. SSSI, Local Nature Reserve, County Wildlife Site, 
Regionally Important Geological Site etc.) 

No 

Could the allocation for development be at risk from flooding or 
increase flood risk in the locality? 

No - the site is in Flood Zone 1 

Is the site well related to existing settlements? 

The site is on the southern edge of Swaffham.  There are residential estates 
to the west and north of the site.  To the south beyond the adjacent field is a 
brownfield site with planning permission for 414 dwellings.  The allocation of 
this site and surrounding sites could improve the relationship of the adjacent 
brownfiled development to the town. The site is over 1200m from the town 
centre . 

Is the site deliverable? (market viability, desirability, contaminated land) 

The SHLAA identifies the site and the surrounding sites as deliverable. 

Is the site available and when could it be reasonably expected to be 
delivered? 

The SHLAA modelled this site and surrounding sites as a whole site.  Due to 
the infrastructure required to serve the larger site, the SHLAA concludes that 
delivery is likely post 2019.  However, there is no evidence to suggest that 
smaller quantems of development in the locality could not be delivered in 
earlier phases. 

Could the allocation for development unacceptably impact upon the 
local highways network? 

It is likely that safe access can be achieved on to the Brandon Road.  The 
Highways Authority have indicated that it may be beneficial to see a right turn 
lane created to prevent conflict with the high volume of traffic that uses the 
A1065. 

Is the site on brownfield or greenfield land? 

Greenfield - Agricultural land grade 3 

Will the allocation have an impact on infrastructure capacity? (e.g. 
water, drainage, sewage, schools, health services) Can this impact on 
infrastructure be overcome? 

The Outline Water Cycle Study identifies a 225 DIA gravity sewer running 
through the site.  Howver, the study suggests that strategic development to 
the south of the town would be best served by a new trunk sewer.  Information 
provided by Anglian Water and submitted by the developer suggests there is 
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capacity in the adjacent 600  DIA sewer to accommodate 175 new dwellings.  
Beyond this figure it is suggested a detailed appriasal would be required to 
determine a suitable drainage strategy for the development. 

Will the development allocation have an impact on amenity? (e.g. 
overlooking, noise and light pollution) 

No impact identified 

Is the allocation for development in a location which has easy access to 
key services? 

The site is over 1200m from the town centre and 700m from the nearest 
convenience shop.  The site  is close to both schools in Swaffham (within 
800m).  The site is further than 800m from primary health care facilities and 
employment oppurtunities. 

Will the development allocation have a detrimental impact on the 
landscape/townscape? 

The Breckland Landscape Settlement Fringe study identifies tha landscape 
area as having a moderate sensitivity to change.  To south of the site is a 
large brownfield site which has planning permission for 414 dwellings.  The 
site is surronded by development to the north and west. Development of this 
site would therefore have minimal impact on the landscape. 

Could the allocation for development impact upon the historic 
environment? 

No 

Could the allocation of the site impact upon local 
biodiversity/geodiversity? 

Hedges border site.  Patterned ground 

Would the allocation for development result in a loss of accessible open 
space? (e.g. playing fields, play areas, amenity green space, allotments) 

No 

Would the allocation of the site for development negatively impact upon 
the viability and vitality of the town centre? 

No 

Would the allocation of the site for development result in a loss of 
employment land? 

No 

Other Constraints: 

None identified 

Summary of Consultation Responses 

No objections received.The Highways Authority have indicated that it may be 
beneficial to see a right turn lane created to prevent conflict with the high 
volume of traffic that uses the A1065. 

Conclusion 

The site together with a portion of [097]015 presents a preferred option for 
development which will have minimal impact on the surrounding landscape 
and have the effect of improving the relationship with the settlment of the 
residential development to the south of the sites 
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Site Assessment Criteria 
 

Site Ref:[097]015 

(This site comprises of part of 
Preferred Option Policy SW1) 

Proposed Use: Residential 

Area: 19.41 Landowner/Developer: Bird 

Critical Questions 

Will the allocation for development be in accordance with the strategy 
and policies contained within the Breckland Core Strategy? 

 

Could the development allocation have an impact on European and 
International environmental designations? (i.e. Ramsar, SAC,SPA) 

 

Planning History 

No relevant history 

Could the development allocation impact upon other environmental 
designations? (e.g. SSSI, Local Nature Reserve, County Wildlife Site, 
Regionally Important Geological Site etc.) 

No 

Could the allocation for development be at risk from flooding or 
increase flood risk in the locality? 

No - the site is in Flood Zone 1 

Is the site well related to existing settlements? 

The site lies to the north of the former Redland Tiles site which now has 
planning permission for 414 dwellings.  The developer proposes the site to 
form the second phase of development of [097]013.  Together the sites would 
have the effect of improving the relationship of the the Redland tiles site to the 
town. 

Is the site deliverable? (market viability, desirability, contaminated land) 

The SHLAA idnetifies the site as deliverable. 

Is the site available and when could it be reasonably expected to be 
delivered? 

The developer intends this site to form the second phase of the development 
of [097]013.  The SHLAA concludes that the entire site together with [097]013 
is deliverable post 2019. 

Could the allocation for development unacceptably impact upon the 
local highways network? 

It is likely that safe access can be achieved on to the Brandon Road.  The 
Highways Authority have indicated that it may be beneficial to see a right turn 
lane created to prevent conflict with the high volume of traffic that uses the 
A1065. 

Is the site on brownfield or greenfield land? 

Greenfield - Grade 3 

Will the allocation have an impact on infrastructure capacity? (e.g. 
water, drainage, sewage, schools, health services) Can this impact on 
infrastructure be overcome? 

The Outline Water Cycle Study identifies a 225 DIA gravity sewer running 
through the site.  Howver, the study suggests that strategic development to 
the south of the town would be best served by a new trunk sewer.  Information 
provided by Anglian Water and submitted by the developer suggests there is 
capacity in the adjacent 600  DIA sewer to accommodate 175 new dwellings.  
Beyond this figure it is suggested a detailed appriasal would be required to 
determine a suitable drainage strategy for the development. 
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Will the development allocation have an impact on amenity? (e.g. 
overlooking, noise and light pollution) 

No impact identified 

Is the allocation for development in a location which has easy access to 
key services? 

The site is over 1200m from the town centre and 700m from the nearest 
convenience shop.  The site  is close to both schools in Swaffham (within 
800m).  The site is further than 800m from primary health care facilities and 
employment oppurtunities. 

Will the development allocation have a detrimental impact on the 
landscape/townscape? 

The Breckland Landscape Settlement Fringe study identifies tha landscape 
area as having a moderate sensitivity to change.  To south of the site is a 
large brownfield site which has planning permission for 414 dwellings.  The 
site is surronded by development to the north and west. Development of this 
site would therefore have minimal impact on the landscape. 

Could the allocation for development impact upon the historic 
environment? 

No 

Could the allocation of the site impact upon local 
biodiversity/geodiversity? 

Patterned ground 

Would the allocation for development result in a loss of accessible open 
space? (e.g. playing fields, play areas, amenity green space, allotments) 

No 

Would the allocation of the site for development negatively impact upon 
the viability and vitality of the town centre? 

No 

Would the allocation of the site for development result in a loss of 
employment land? 

No 

Other Constraints: 

None identified 

Summary of Consultation Responses 

No objections received.The Highways Authority have indicated that it may be 
beneficial to see a right turn lane created to prevent conflict with the high 
volume of traffic that uses the A1065. 

Conclusion 

 



Site Ref: [097]016 

Site Assessment Criteria 
 

Site Ref:[097]016 

(This site comprises of part of 
Alternative Option SW9) 

Proposed Use: Residential 

Area: 7.5 Landowner/Developer: Stone 

Critical Questions 

Will the allocation for development be in accordance with the strategy 
and policies contained within the Breckland Core Strategy? 

Yes 

Could the development allocation have an impact on European and 
International environmental designations? (i.e. Ramsar, SAC,SPA) 

 

Planning History 

No relevant history 

Could the development allocation impact upon other environmental 
designations? (e.g. SSSI, Local Nature Reserve, County Wildlife Site, 
Regionally Important Geological Site etc.) 

No 

Could the allocation for development be at risk from flooding or 
increase flood risk in the locality? 

The site is in Flood Zone 1 and is not at risk from fluvial flooding.  However, 
there have been past instances of sewer flooding in the locality. 

Is the site well related to existing settlements? 

The site is on the north eastern edge of the town, in close proximity to the 
Eco-tech park and just over 800m from town centre. 

Is the site deliverable? (market viability, desirability, contaminated land) 

The SHLAA identifies the site as unachievable/unsuitable due to highway 
constraints 

Is the site available and when could it be reasonably expected to be 
delivered? 

The SHLAA does not suggest a timecale for delivery on this site. 

Could the allocation for development unacceptably impact upon the 
local highways network? 

Although safe acces can be achieved on to New porle Road, the Highways 
Authority have raised concerns around the ability of New Sporle Road to take 
additional traffic due to a poor junction with the A1065 

Is the site on brownfield or greenfield land? 

Greenfield.  Agricultural Grade 3 

Will the allocation have an impact on infrastructure capacity? (e.g. 
water, drainage, sewage, schools, health services) Can this impact on 
infrastructure be overcome? 

The Outline Water Cycle Study suggests that there is some  limited capacity 
in the wastewater network for development in this area. 

Will the development allocation have an impact on amenity? (e.g. 
overlooking, noise and light pollution) 

There are likely to be significant noise issues emanating from the A47 trunk 
road.  These will need to be addressed by adequate bunding which will impact 
upon the number of houses that could be accomodated on the site. 

Is the allocation for development in a location which has easy access to 
key services? 

The site is within 300m of shopping facilties at Waitrose and 300-500m of 
employment oppurtunities at the Eco-Tech park.  The site is over 800m to the 
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town centre.  The site is over 1200m from local schools.  The site is within 
300m of primary health care facilities. 

Will the development allocation have a detrimental impact on the 
landscape/townscape? 

The Breckland Settlement Fringe Landscape Assesment identifies the area to 
have a moderate sensitivity to change. However, given that the A47 trunk 
road borders the north and east of this site, development is unlikely to have a 
negative impact on the landscape 

Could the allocation for development impact upon the historic 
environment? 

No 

Could the allocation of the site impact upon local 
biodiversity/geodiversity? 

Hedges border site 

Would the allocation for development result in a loss of accessible open 
space? (e.g. playing fields, play areas, amenity green space, allotments) 

No 

Would the allocation of the site for development negatively impact upon 
the viability and vitality of the town centre? 

No 

Would the allocation of the site for development result in a loss of 
employment land? 

No 

Other Constraints: 

None identified 

Summary of Consultation Responses 

The Town Council object to development of this site in isolation.  They would 
support development if it was combined with the surrounding promoted sites.  
Concern was raised that the site is too close to the trunk road.  The Highways 
Authority object to the site Due to the unsuitability of the surrounding highway 
network for the scale of development possible on this site; the sites location to 
the north of Swaffham and remoteness from the town centre and local schools 

Conclusion 

Development would be unsuitable without the development of sites [097]010 
and [097]032. The  Cumlatative development of all these sites may have a  
impact on local highway safety. 



Site Ref: [097]018 

Site Assessment Criteria 
 

Site Ref:[097]018 

(Preferred Option Policy SW2) 

Proposed Use: Employment 

Area: 3.1 Landowner/Developer: Stone 

Critical Questions 

Will the allocation for development be in accordance with the strategy 
and policies contained within the Breckland Core Strategy? 

Yes 

Could the development allocation have an impact on European and 
International environmental designations? (i.e. Ramsar, SAC,SPA) 

 

Planning History 

3pl/2006/0457/O - Expired permission for Leisure Building on western edge of 
site 

Could the development allocation impact upon other environmental 
designations? (e.g. SSSI, Local Nature Reserve, County Wildlife Site, 
Regionally Important Geological Site etc.) 

No 

Could the allocation for development be at risk from flooding or 
increase flood risk in the locality? 

No the site is in flood zone 1 

Is the site well related to existing settlements? 

The site is bordered by the Eco-Tech industrial estate to the south and the 
A47 to the north.  Employment development on the site would be well related 
to existing empoyment area. 

Is the site deliverable? (market viability, desirability, contaminated land) 

There is no evidence to suggest that employment development is not 
deliverable on this site. 

Is the site available and when could it be reasonably expected to be 
delivered? 

Depending on local market.  No physical constraints identified that could hold 
up development. 

Could the allocation for development unacceptably impact upon the 
local highways network? 

It is likely safe access could be achieved to the site through the existing 
employment area to the south. 

Is the site on brownfield or greenfield land? 

Greenfield - agriculutral land grade 3 

Will the allocation have an impact on infrastructure capacity? (e.g. 
water, drainage, sewage, schools, health services) Can this impact on 
infrastructure be overcome? 

Dependant on type of industry proposed.  There may be water infrastrcuture 
cpacity issues if development proposed is water intensive.  However, in 
principle, for general emplyment use this shouldn't be an issue. 

Will the development allocation have an impact on amenity? (e.g. 
overlooking, noise and light pollution) 

Despite the proxiity of the site to the trunk road, noise is unlikely to be an 
issue as emplyment is not a noise sensitive use.  Employment development 
on the site is ublikely to affect amentiy of others given its distance from 
residential areas. 

Is the allocation for development in a location which has easy access to 
key services? 
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The site is north of the Eco Tech industrial park and as such is in close 
proximity to empoyment uses and shopping at the Waitrose supermarket.  
The site has good access to the A47 and public transport but is over 1km from 
the town centre. 

Will the development allocation have a detrimental impact on the 
landscape/townscape? 

The site is bordered by A47 to north, west and east and the Eco-Tech 
industrial estate to the south and therefore is unlikely to have an impact on the 
wider landscape. The landscape character assesment states that the area of 
land between the north of the town and the A47 has lower sensitivity to 
change than the rest of the character area due to the urbanising influence of 
adjacent employment areas. 

Could the allocation for development impact upon the historic 
environment? 

No 

Could the allocation of the site impact upon local 
biodiversity/geodiversity? 

Hedges border site 

Would the allocation for development result in a loss of accessible open 
space? (e.g. playing fields, play areas, amenity green space, allotments) 

No 

Would the allocation of the site for development negatively impact upon 
the viability and vitality of the town centre? 

No 

Would the allocation of the site for development result in a loss of 
employment land? 

No 

Other Constraints: 

None identified 

Summary of Consultation Responses 

A number of ojections have been raised against residential development on 
the site.  There are no objections to employment development on the site. 

Conclusion 

The site is a suitable option for employment development 



Site Ref: [097]028 

 

Site Assessment Criteria 
 

Site Ref:[097]028 

(Alternative Option SW7 occupies 
part of this site) 

Proposed Use: Residential 

Area: 25.6 Landowner/Developer:  

Critical Questions 

Will the allocation for development be in accordance with the strategy 
and policies contained within the Breckland Core Strategy? 

The western extremes of the site are within the Stone Curlew Buffer.  
Development will need to be avoided in this area. 

Could the development allocation have an impact on European and 
International environmental designations? (i.e. Ramsar, SAC,SPA) 

The western extremes of the site are within the Stone Curlew Buffer.  
Development will need to be avoided in this area. 

Planning History 

No relevent history 

Could the development allocation impact upon other environmental 
designations? (e.g. SSSI, Local Nature Reserve, County Wildlife Site, 
Regionally Important Geological Site etc.) 

No 

Could the allocation for development be at risk from flooding or 
increase flood risk in the locality? 

No - the site is in flood zone 1 

Is the site well related to existing settlements? 

The site is on the western edge of Swaffham with road frontage onto Lynn 
Road.  Residential development exists to the east and north east of the site. 

Is the site deliverable? (market viability, desirability, contaminated land) 

The SHLAA identfies that the site is unachievable/unsutiable.  This is due to 
lack of strategic sewer provision in the west of the town. 

Is the site available and when could it be reasonably expected to be 
delivered? 

The SHLAA does not identify a timescale for delivery for this site. The 
potential need to provide strategic sewer provision to serve the site could 
affect the delivery of this site. 

Could the allocation for development unacceptably impact upon the 
local highways network? 

It is likely that safe access could be achieved on to Lynn Road. 

Is the site on brownfield or greenfield land? 

Greenfield - Agricultural Land Grade 3 

Will the allocation have an impact on infrastructure capacity? (e.g. 
water, drainage, sewage, schools, health services) Can this impact on 
infrastructure be overcome? 

The Water Cycle Study identifies that there is no strategic sewer provision to 
the west of the town and recommends against development in this area. 

Will the development allocation have an impact on amenity? (e.g. 
overlooking, noise and light pollution) 

No impact identified 

Is the allocation for development in a location which has easy access to 
key services? 

The eastern boundary of the site has good access to most of the towns 
services but is over 800m from local schools.  The western extremes of the 
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site are further than 1200m from the town centre, employment areas and 
primary health care provision. 

Will the development allocation have a detrimental impact on the 
landscape/townscape? 

Development of the entire site would from a unnatural extension to the town.  
The Breckland Settlement Fringe Landscape Assesment identifies the area to 
have a moderate high sensitivity to change and states there would be limited 
potential for expansion of the settlement in this area.  The site slopes down in 
elevation to the centre of the site.  Development on the eastern side of the site 
could have an intrusive impact on the landscape. 

Could the allocation for development impact upon the historic 
environment? 

No 

Could the allocation of the site impact upon local 
biodiversity/geodiversity? 

Patterned ground 

Would the allocation for development result in a loss of accessible open 
space? (e.g. playing fields, play areas, amenity green space, allotments) 

No 

Would the allocation of the site for development negatively impact upon 
the viability and vitality of the town centre? 

No 

Would the allocation of the site for development result in a loss of 
employment land? 

No 

Other Constraints: 

Gas pipeline goes through centre of the site 

Summary of Consultation Responses 

Norfolk County Council state that the site is not  suitable in landscape terms. 

Conclusion 

The site is less preferable in landscape terms.  A portion of the site on eastern 
end could be acceptable for development providing adequate landscaping 
treatments and screening be provided. 



Site Ref: [097]030 

Site Assessment Criteria 
 

Site Ref:[097]030 

(Alternative Option SW11) 

Proposed Use: Residential 

Area: 9.1 Landowner/Developer: Entwistle 

Critical Questions 

Will the allocation for development be in accordance with the strategy 
and policies contained within the Breckland Core Strategy? 

Yes 

Could the development allocation have an impact on European and 
International environmental designations? (i.e. Ramsar, SAC,SPA) 

 

Planning History 

3PL/1988/1011/O -  Withdrawn application for residential development 

Could the development allocation impact upon other environmental 
designations? (e.g. SSSI, Local Nature Reserve, County Wildlife Site, 
Regionally Important Geological Site etc.) 

No 

Could the allocation for development be at risk from flooding or 
increase flood risk in the locality? 

No the site is in Flood Zone 1 

Is the site well related to existing settlements? 

The site is on the eastern edge of Swaffham.  The site is adjacent to low 
density housing to the west.  In other directions the predominant land use is 
agriculture.  The site is within 800m of the town centre. 

Is the site deliverable? (market viability, desirability, contaminated land) 

The SHLAA has identified the site as being deliverable, accomodating 218 
homes. 

Is the site available and when could it be reasonably expected to be 
delivered? 

The SHLAA estimates thatdevelopment on site would be able to take place 
post 2019 due to water supply constraints.  However, this is erroneous as 
water supplyin this case  is not a site specific issue and the SHLAA identifies 
capacity for 311 dwellings to be delivered in Swaffham prior to 2014. 

Could the allocation for development unacceptably impact upon the 
local highways network? 

The Highway's Authority indicate that due to high speeds observed on the 
Norwich road, traffic calming measures would be needed to ensure safe 
access.  The Highways Authority state that this can be achieved if the 
surrounding sites are also developed. 

Is the site on brownfield or greenfield land? 

Greenfield - Agricultural Grade 3. 

Will the allocation have an impact on infrastructure capacity? (e.g. 
water, drainage, sewage, schools, health services) Can this impact on 
infrastructure be overcome? 

No impact identified 

Will the development allocation have an impact on amenity? (e.g. 
overlooking, noise and light pollution) 

No impact identified 

Is the allocation for development in a location which has easy access to 
key services? 

The site is within 800m of the town centre,  employment oppurtunities, local 
schools and primary health care facilities. 
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Will the development allocation have a detrimental impact on the 
landscape/townscape? 

The site is an attractive set of fields.  The land slopes down towards the 
centre of the site from the east before rising slightly to the west where the site 
is adjacent low density residential properties.  Despite being on the eastern 
edge of Swaffham, the area that surrounds the site exerts a more rural nature, 
with the only development in the vicinity being very low density 10-15 dph.  
Development on the site would likely have a negative impact a be visulaly 
prominent due to sloping nature of the land. The Breckland Settlement Fringe 
Landscape Assesment identifies the area to have a moderate sensitivity to 
change. 

Could the allocation for development impact upon the historic 
environment? 

There is a Grade II listed building to the south of the site.  Development has 
the potential to impact upon the setting of this listed building. 

Could the allocation of the site impact upon local 
biodiversity/geodiversity? 

There is a pond on the site with possibility of Great Crested Newts 

Would the allocation for development result in a loss of accessible open 
space? (e.g. playing fields, play areas, amenity green space, allotments) 

No 

Would the allocation of the site for development negatively impact upon 
the viability and vitality of the town centre? 

No 

Would the allocation of the site for development result in a loss of 
employment land? 

No 

Other Constraints: 

A public right of way runs through the site. 

Summary of Consultation Responses 

No objections to development of the site.  Norfolk County Council state that in 
landscape terms development to the north of the town is preferable.  The 
Town Council support the development of the site. The Highway's Authority 
indicate that due to high speeds observed on the Norwich road, traffic calming 
measures would be needed to ensure safe access.  The Highways Authority 
state that this can be achieved if the surrounding sites are also developed. 

Conclusion 

The site is not preferable for development due to impact on the character of 
the local landscape.  Due to the low density nature of the surroundings any 
development on the site would have to be at lower densities (30dph max)  
The Public Right of Way would also need to be maintained. 



Site Ref: [097]017 

Site Assessment Criteria 
 

Site Ref:[097]017 

(This site comprises of part of 
Alternative Option SW6) 

Proposed Use: Residential & 
recreational use 

Area: 11.67 Landowner/Developer: Dennis 

Critical Questions 

Will the allocation for development be in accordance with the strategy 
and policies contained within the Breckland Core Strategy? 

Yes 

Could the development allocation have an impact on European and 
International environmental designations? (i.e. Ramsar, SAC,SPA) 

No 

Planning History 

No relevant history 

Could the development allocation impact upon other environmental 
designations? (e.g. SSSI, Local Nature Reserve, County Wildlife Site, 
Regionally Important Geological Site etc.) 

No 

Could the allocation for development be at risk from flooding or 
increase flood risk in the locality? 

No the site is in flood zone 1 

Is the site well related to existing settlements? 

The site is relatively detached from the built up are of the town.  To the south 
east of the site there are low density residential properties.  The site would 
have a better relationship to the town if site [097]009 was developed 

Is the site deliverable? (market viability, desirability, contaminated land) 

The SHLAA identifies the site as unachievable/unsuitable  mainly due to 
highways constraints and lack of strategic sewer infrastructure 

Is the site available and when could it be reasonably expected to be 
delivered? 

The SHLAA does not identify a timescale for delivery.  The potential need to 
provide strategic sewer provision to serve the site could affect the delivery of 
this site. 

Could the allocation for development unacceptably impact upon the 
local highways network? 

The site has road frontage on to Beachemwell Road to the south and 
Shoemakers Lane to the north.  The capacity of Beachemwell Road to take 
further traffic is questionable.  Access on to Beachemwell Road could also be 
problematic.  Shoemakers Lane would be unsuitable for any further traffic 

Is the site on brownfield or greenfield land? 

Greenfield - Agricultural Land Grade 3 

Will the allocation have an impact on infrastructure capacity? (e.g. 
water, drainage, sewage, schools, health services) Can this impact on 
infrastructure be overcome? 

The Outline Water Cyle Study advises against development in this area due 
to lack of strategic sewer provision. 

Will the development allocation have an impact on amenity? (e.g. 
overlooking, noise and light pollution) 

No impact identified 

Is the allocation for development in a location which has easy access to 
key services? 

The site is aproximatley 500m from the town centre.  It is within 800m of local 
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schools, primary health care and employment oppurtunities.  Despite these 
distances there is no acceptable pedestrian access to the site. 

Will the development allocation have a detrimental impact on the 
landscape/townscape? 

Medium to High density development of this site would be out of character 
with the surroundings.  The Breckland Settlement Fringe Landscape 
Assessment judges the character area to have moderate-high sensitivity to 
change.  It considers there to be limited potential for expansion to the 
settlement in this character area. 

Could the allocation for development impact upon the historic 
environment? 

Norfolk Landscape Archaeology state that the site has known archaeological 
potential and they should be consulted preapplication. 

Could the allocation of the site impact upon local 
biodiversity/geodiversity? 

Patterned ground 

Would the allocation for development result in a loss of accessible open 
space? (e.g. playing fields, play areas, amenity green space, allotments) 

No 

Would the allocation of the site for development negatively impact upon 
the viability and vitality of the town centre? 

No 

Would the allocation of the site for development result in a loss of 
employment land? 

No 

Other Constraints: 

There is a gas pipeline through the centre of the site. 

Summary of Consultation Responses 

The Town Council object to development in isolation, but have no objection to 
the site being developed if [097]009 is developed.  Norfolk Landscape 
Archaeology state that the site has known archaeological potential and they 
should be consulted preapplication.  The Highways Agency have raised 
concerns if the site is developed in conjunction with neighbouring sites. 

Conclusion 

The site is less preferable in landscape terms and would form an unnatural 
intrusion into the countryside.  The site could yield slightly more than the 
required homes for Swaffham a 30dph with onsite open space. 



Site Ref: [097]019 

Site Assessment Criteria 
 

Site Ref:[097]019 

(Alternative Option SW8) 

Proposed Use: Residential & 
recreational use 

Area: 12.66 Landowner/Developer: Dennis 

Critical Questions 

Will the allocation for development be in accordance with the strategy 
and policies contained within the Breckland Core Strategy? 

Yes 

Could the development allocation have an impact on European and 
International environmental designations? (i.e. Ramsar, SAC,SPA) 

 

Planning History 

No relevant history 

Could the development allocation impact upon other environmental 
designations? (e.g. SSSI, Local Nature Reserve, County Wildlife Site, 
Regionally Important Geological Site etc.) 

No 

Could the allocation for development be at risk from flooding or 
increase flood risk in the locality? 

No the site is in flood zone 1 

Is the site well related to existing settlements? 

The site is on the western edge of Swaffham.  To the west of the site is a 
residential estate.  To the north is low density residential development on 
Strattons Farm. 

Is the site deliverable? (market viability, desirability, contaminated land) 

The SHLAA identifies that the site is unachievable/unsuitable due to 
wastewater infrastructure. 

Is the site available and when could it be reasonably expected to be 
delivered? 

The SHLAA does not identify a timescale for delivery.  The potential need to 
provide strategic sewer provision to serve the site could affect the delivery of 
this site. 

Could the allocation for development unacceptably impact upon the 
local highways network? 

There is no indication that the development of this site could impact upon 
highway safety.  However, footpath provision would need to be improved. 

Is the site on brownfield or greenfield land? 

Greenfield - Agriculutral Land Grade - 3 

Will the allocation have an impact on infrastructure capacity? (e.g. 
water, drainage, sewage, schools, health services) Can this impact on 
infrastructure be overcome? 

The Outline Water Cyle Study advises against development in this area due 
to lack of strategic sewer provision. 

Will the development allocation have an impact on amenity? (e.g. 
overlooking, noise and light pollution) 

No impact identified 

Is the allocation for development in a location which has easy access to 
key services? 

The site is approximatley 400m from the town centre.  The site is within 800m 
of local schools, employment oppurtunities and primary health care.  Informal 
comments from the Highways Authority indicate that they would object to the 
development of this site due to poor access to services.  Pedestrian links to 
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services  would need to be improved. 

Will the development allocation have a detrimental impact on the 
landscape/townscape? 

The Breckland Settlement Fringe Landscape Assessment judges the 
character area to have moderate-high sensitivity to change.  It considers there 
to be limited potential for expansion to the settlement in this character area.  
The land slopes toward the middle of the site.  The surrounding area to the 
west and north is farily low density and has a rural character. 

Could the allocation for development impact upon the historic 
environment? 

No 

Could the allocation of the site impact upon local 
biodiversity/geodiversity? 

Patterned ground and pit 

Would the allocation for development result in a loss of accessible open 
space? (e.g. playing fields, play areas, amenity green space, allotments) 

No 

Would the allocation of the site for development negatively impact upon 
the viability and vitality of the town centre? 

No 

Would the allocation of the site for development result in a loss of 
employment land? 

No 

Other Constraints: 

There is a gas pipeline through the centre of the site. 

Summary of Consultation Responses 

No objections received. The Highways Agency have raised concerns if the 
site is developed in conjunction with neighbouring sites. 

Conclusion 

The site is less preferable in landscape terms.  Lack of sewer infrastrucure 
and gas pipeline could act as a constraint to development.  The site could 
yield  more than the required homes for Swaffham a 30dph with onsite open 
space. 
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Site Assessment Criteria 
 

Site Ref:[097]021 

(Alternative Option SW12) 

Proposed Use: Residential 

Area: 3.96 Landowner/Developer: Dennis 

Critical Questions 

Will the allocation for development be in accordance with the strategy 
and policies contained within the Breckland Core Strategy? 

Yes 

Could the development allocation have an impact on European and 
International environmental designations? (i.e. Ramsar, SAC,SPA) 

 

Planning History 

3PL/1988/1058/O - Refusal of application for residential development 

Could the development allocation impact upon other environmental 
designations? (e.g. SSSI, Local Nature Reserve, County Wildlife Site, 
Regionally Important Geological Site etc.) 

No 

Could the allocation for development be at risk from flooding or 
increase flood risk in the locality? 

No the site is in flood zone 1 

Is the site well related to existing settlements? 

The site is on the east edge of Swaffham.  There are some low density 
residential properties to the north.  To the west is the Rugby Club and a 
residential estate. 

Is the site deliverable? (market viability, desirability, contaminated land) 

The SHLAA identifies the site to be deliverable. 

Is the site available and when could it be reasonably expected to be 
delivered? 

The SHLAA states that 95 homes could be achieved on the site in the period 
to 2014, 

Could the allocation for development unacceptably impact upon the 
local highways network? 

There is no indication that the development of this site could impact upon 
highway safety.  However, footpath provision would need to be improved. 

Is the site on brownfield or greenfield land? 

Greenfield - Agriculutral Land Grade - 3 

Will the allocation have an impact on infrastructure capacity? (e.g. 
water, drainage, sewage, schools, health services) Can this impact on 
infrastructure be overcome? 

No 

Will the development allocation have an impact on amenity? (e.g. 
overlooking, noise and light pollution) 

No impact identified 

Is the allocation for development in a location which has easy access to 
key services? 

The site is just over 300m from the edge of the town centre. The site is within 
800m of local schools, employment opportunities and primary health care 
facilities. Despite these distances  pedestrian access to the site would need to 
be improved. 

Will the development allocation have a detrimental impact on the 
landscape/townscape? 

The Breckland Settlement Fringe Landscape Assesment identifies the area to 
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have a moderate sensitivity to change.  The area exerts a very rural character  
with the residnetial estate to the south west the only urbanising feature. 
Residential development in this location would be out of character with the 
surroundings and could damage the low density, historic character of the key 
gateway into the town from the North Pickenham Road. 

Could the allocation for development impact upon the historic 
environment? 

Development has the potential to impact upon the setting of Crown Cottage, a 
Grade II listed building to the east of the site. 

Could the allocation of the site impact upon local 
biodiversity/geodiversity? 

There is a pond on the site with possibility of Great Crested Newts 

Would the allocation for development result in a loss of accessible open 
space? (e.g. playing fields, play areas, amenity green space, allotments) 

No 

Would the allocation of the site for development negatively impact upon 
the viability and vitality of the town centre? 

No 

Would the allocation of the site for development result in a loss of 
employment land? 

No 

Other Constraints: 

None identified 

Summary of Consultation Responses 

Norfolk County Council state that the site is not suitable in landscape terms 
unless adjacent agricultural land is allocated.  The Town Council support 
development on this site.  There is one objection to the development of the 
site due to loss of views and increased traffic. 

Conclusion 

Not favourable for residential development due to impact upon the landscape 
and listed building. 



Site Ref: [097]031 

Site Assessment Criteria 
 

Site Ref:[097]031 

(This site comprises of part of 
Alternative Option SW7) 

Proposed Use: Residential 

Area: 1.38 Landowner/Developer: Bishop 

Critical Questions 

Will the allocation for development be in accordance with the strategy 
and policies contained within the Breckland Core Strategy? 

Yes 

Could the development allocation have an impact on European and 
International environmental designations? (i.e. Ramsar, SAC,SPA) 

 

Planning History 

No relevent history 

Could the development allocation impact upon other environmental 
designations? (e.g. SSSI, Local Nature Reserve, County Wildlife Site, 
Regionally Important Geological Site etc.) 

No 

Could the allocation for development be at risk from flooding or 
increase flood risk in the locality? 

No the site is in flood zone 1 

Is the site well related to existing settlements? 

The site is on the western edge of Swaffham.  To the east of the site lies low 
density residential properties. 

Is the site deliverable? (market viability, desirability, contaminated land) 

The SHLAA did not test this site.  Delivery of the site will be dependent on 
safe access which is unlikely to be achieved. 

Is the site available and when could it be reasonably expected to be 
delivered? 

Delivery of the site will be dependent on safe access which is unlikely to be 
achieved. 

Could the allocation for development unacceptably impact upon the 
local highways network? 

The site has access to Shouldham Lane to the north and Princes Street to the 
South.  At point of acces both streets are private and used as bridleways.   It 
is unlikely that safe access could be achieved to the site.  It is unlikely that 
there is scope for infrastructure improvements to widen the streets to 
accommodate the increased traffic from a development at this site and to 
provide adequate pedestrian access to the site. 

Is the site on brownfield or greenfield land? 

Greenfield -  Allotments 

Will the allocation have an impact on infrastructure capacity? (e.g. 
water, drainage, sewage, schools, health services) Can this impact on 
infrastructure be overcome? 

The Water Cycle Study identifies that ther is no strategic sewer provision to 
the west of the town and recommends against development in this area. 
However, this may not be a problem for small scale development on the site. 

Will the development allocation have an impact on amenity? (e.g. 
overlooking, noise and light pollution) 

No impact identified 

Is the allocation for development in a location which has easy access to 
key services? 



Site Ref: [097]031 

The site is within 300m of the town centre.  The site is within 800m of 
employment oppurtunities and primary health care provision.  The site is 
further than 1km from local schools.   The site has poor pedestrian access to 
these facilities 

Will the development allocation have a detrimental impact on the 
landscape/townscape? 

The Breckland Settlement Fringe Landscape Assessment judges the 
character area to have moderate-high sensitivity to change.  It considers there 
to be limited potential for expansion to the settlement in this character area.  
High density development would be unsuitable given the low density 
character of the site's surroundings. 

Could the allocation for development impact upon the historic 
environment? 

No 

Could the allocation of the site impact upon local 
biodiversity/geodiversity? 

Hedges border site 

Would the allocation for development result in a loss of accessible open 
space? (e.g. playing fields, play areas, amenity green space, allotments) 

No 

Would the allocation of the site for development negatively impact upon 
the viability and vitality of the town centre? 

No 

Would the allocation of the site for development result in a loss of 
employment land? 

No 

Other Constraints: 

None identified 

Summary of Consultation Responses 

The Town Council support the site and state that access could be improved 
by developing the site in conjunction with [097]028.  There are no objections 
to the site. 

Conclusion 

The site is not acceptable for residential  development in isolation due to 
inability to achieve safe access to the site.  Howver, development could be 
acceptable if combined with [097]028 



Site Ref: [097]032 

Site Assessment Criteria 
 

Site Ref:[097]032 

(This site comprises of part of 
Alternative Option SW9) 

Proposed Use: Residential 

Area: 2.07 Landowner/Developer: Bishop 

Critical Questions 

Will the allocation for development be in accordance with the strategy 
and policies contained within the Breckland Core Strategy? 

Yes 

Could the development allocation have an impact on European and 
International environmental designations? (i.e. Ramsar, SAC,SPA) 

 

Planning History 

No relevant history 

Could the development allocation impact upon other environmental 
designations? (e.g. SSSI, Local Nature Reserve, County Wildlife Site, 
Regionally Important Geological Site etc.) 

No 

Could the allocation for development be at risk from flooding or 
increase flood risk in the locality? 

The site is in Flood Zone 1 and is not at risk from fluvial flooding.  However, 
there have been past instances of sewer flooding in the locality. 

Is the site well related to existing settlements? 

The site is on the north-eastern edge of Swaffham.  The site is bordered by 
residential development to the east, west and south. 

Is the site deliverable? (market viability, desirability, contaminated land) 

The SHLAA did not test the site.  There is no evidence available that suggests 
that the site is not deliverbale in terms of PPS3. 

Is the site available and when could it be reasonably expected to be 
delivered? 

The site is available and could be developed immediately 

Could the allocation for development unacceptably impact upon the 
local highways network? 

The site can be accessed from New Sporle Road.  Informal comments from 
the Highway's Authroity state that there have concerns relating to the 
suitability of New Sporle Road for significant additional vehicular use. Thisis 
due to its alignment and its junction with the A1065, where the personal injury 
accident record is quite high for tail end collisions. They recommend that a 
right turn lane may be required to safely cater for the increase in vehicular 
turning manoeuvres at this point. 

Is the site on brownfield or greenfield land? 

Greenfield - ex -allotments. 

Will the allocation have an impact on infrastructure capacity? (e.g. 
water, drainage, sewage, schools, health services) Can this impact on 
infrastructure be overcome? 

The Outline Water Cycle Study suggests that there is some  limited capacity 
in the wastewater network for development in this area. 

Will the development allocation have an impact on amenity? (e.g. 
overlooking, noise and light pollution) 

No impact identified 

Is the allocation for development in a location which has easy access to 
key services? 



Site Ref: [097]032 

The site is over 1200m from local schools.  The sit is just under 800m from 
the town centre but is 400m from the Eco-Tech centre which has employment 
oppurtunities, shopping facilities and primary healthcare 

Will the development allocation have a detrimental impact on the 
landscape/townscape? 

The Breckland Settlement Fringe Landscape Assesment identifies the area to 
have a moderate sensitivity to change.  As the site is adjacent to development 
on three sides, the development of the site is unlikely to have an impact on 
the landscape. 

Could the allocation for development impact upon the historic 
environment? 

No 

Could the allocation of the site impact upon local 
biodiversity/geodiversity? 

Hedges border site.  The allotments are now overgrown and could have some 
biodiversity interest. 

Would the allocation for development result in a loss of accessible open 
space? (e.g. playing fields, play areas, amenity green space, allotments) 

No 

Would the allocation of the site for development negatively impact upon 
the viability and vitality of the town centre? 

No 

Would the allocation of the site for development result in a loss of 
employment land? 

No 

Other Constraints: 

None identified 

Summary of Consultation Responses 

No objections received.  The Town Council support the development of this 
site. 

Conclusion 

The site could be suitable for residential development.  The site could be 
developed in conjunction with [097]010 to the north to form a larger extension 
to the town.  The main issue with the site is its poor access to the town centre 
and local schools. 
 


