
 

 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2019/0270/D CASE OFFICER Rebecca Collins

LOCATION: SWAFFHAM APPNTYPE: Reserved Matters
Land to the north of Norwich Road POLICY: Out Settlemnt Bndry
Swaffham ALLOCATION: N

CONS AREA: N

APPLICANT: Persimmon Homes Limited
Persimmon House Bankside 100

LB GRADE: Adjacent Grade 2*

AGENT: Persimmon Homes Limited
Persimmon House Bankside 100

TPO: N

PROPOSAL: Approval of Reserved Matters for Erection of 165 dwellings, assoc. landscaping, open space,
car parking & vehicular & pedestrian access following outline permission 3PL/2015/0550/O

REASON FOR COMMITTEE CONSIDERATION

The application is referred to Planning Committee as it has been identified as sensitive by the Chairman of
the Planning Committee.

KEY ISSUES

Principle of development
Appearance, layout and scale
Landscaping
Impact on amenity
Highways
Other Matters

DESCRIPTION OF DEVELOPMENT

Approval of Reserved Matters for Erection of 165 dwellings, assoc. landscaping, open space, car parking &
vehicular & pedestrian access following outline permission 3PL/2015/0550/O.

SITE AND LOCATION

The application site is approximately 6.4 hectares in size comprising the open agricultural land located on the
south-eastern edge of Swaffham.  The site is bounded to the north by hedgerows and footpath with the
residential area of Longfields beyond.  A mature belt of trees run along the former railway line immediately to
the east.  Norwich Road bounds the site to the south with a former garage / depot located to the southeast.
A further public footpath set behind mature trees and hedgerows runs along the western boundary of the site
with the extensive grounds of the Grade II listed Manor House further to the west.  The residential dwellings
and gardens of Rookery Hill House, The Rookery and Rookery Farm bound the site to the southwest.  Land
levels slope generally downwards from the north and eastern parts of the site to the south and west.
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EIA REQUIRED

No

RELEVANT SITE HISTORY

3PL/2015/0550/O Permission 09-07-18
Erect up to 165 dwellings, assoc. landscaping, open space, car parking & vehicular & pedestrian access

POLICY CONSIDERATIONS

The following policies of the adopted Breckland Core Strategy and Development Control Policies and the
adopted Site Specific Policies and Proposals Document, including the Proposals Maps, have been taken into
consideration in the determination of this application.  The provisions of the National Planning Policy
Framework and National Planning Policy Guidance  have also been taken into account, where appropriate

CP.01 Housing
CP.04 Infrastructure
CP.05 Developer Obligations
CP.06 Green Infrastructure
CP.09 Pollution and Waste
CP.10 Natural Environment
CP.11 Protection and Enhancement of the Landscape
DC.01 Protection of Amenity
DC.02 Principles of New Housing
DC.04 Affordable Housing Principles
DC.11 Open Space
DC.12 Trees and Landscape
DC.13 Flood Risk
DC.16 Design
DC.17 Historic Environment
DC.19 Parking Provision
LBC Planning(Listed Building & Conservation Areas) Act 1990
NP Neighbourhood Plan
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance
SS1 Spatial Strategy

OBLIGATIONS/CIL
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A section 106 agreement has been signed with the outline planning permission reference 3PL/2015/0550/O
for the following - provision of on site affordable housing; the provision and on going maintenance of public
open space and recreation facilities; financial contributions towards education facilities and library services;
the extension of local bus service; a residential travel plan, and to provide mitigation measures towards green
infrastructure.

CONSULTATIONS

HIGHWAYS ENGLAND
No objection.
HISTORIC ENGLAND
On the basis of the information available to date, we do not wish to offer any comments.
HISTORIC ENVIRONMENT SERVICE
An archaeological evaluation has been done for this site, the results of which, combined with other currently
available information, suggest that the proposed development will not have any significant impact on the
historic environment and we do not wish to make any further recommendations for archaeological work.
CRIME REDUCTION & ARCHITECTURAL LIAISON OFFICER
Although the Design and Access statements does not make any specific reference to Crime Prevention,
Security or Designing out Crime; I am very pleased to see that designing out crime principles have been
adopted for this development with the cul-de-sac layout and primary vehicle access route, back to back
garden design and what appears to be on plot parking.

However, the SUDs, I have seen areas like these become hotspot for anti-social behaviour due to their poor
layout, design and lack of barriers.  Further advice with regards to appropriate barriers is offered.

I would also encourage the preventative security measures and standards found with the ACPO Secure by
Design (SBD New Homes 2019) are adopted for this development, as the principles and products used have
proven track record in reducing crime.

Further advice is provided with regards to the footpath, lighting and security.
FLOOD & WATER MANAGEMENT TEAM
9/04/2019
We note that there are no documents provided with this application that refer to surface water drainage
proposals for the site. Therefore, we maintain our objection to this planning application in the absence of an
acceptable Drainage Strategy.

31/05/2019 & 28/08/2019
The applicant is not applying to discharge Condition 9 and 10 (surface water drainage) of the outline planning
permission at this stage.  The LLFA are pleased to see the applicant is applying to discharge 100% of
surface water flows via infiltration and that adequate space for SuDS features has been allowed for within the
overall proposed site layout.  We have no objection to this reserved matters application being approved.
HISTORIC BUILDINGS CONSULTANT
No objection.
TREE AND COUNTRYSIDE CONSULTANT
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29/03/2019
In terms of numbers and positioning of trees and shrubs the landscape plan looks good. We will need more
detail which should include planting and maintenance specifications, species and sizes at time of planting.
ENABLING OFFICER
I have looked at the above application and can confirm that the site area and number of dwellings proposed
trigger the thresholds of the Council's affordable housing policy. The S106 agreed at the outline for this site
requires 29.7% affordable housing, with a 63/37 split in favour of rented. I can confirm the documents I have
seen comply with this requirement. The affordable housing mix i.e., unit types, layout etc. as outlines in the
documentation are acceptable to meet the district's identified housing need. The affordable housing should
be integrated into residential layouts to provide a distribution of affordable housing within the development
site that will enhance community cohesion. The layout in the enclosed documentation leaves me with some
concerns on this point, with most of the affordable units clustered round the central point, although I do not
think I can sustain an objection on this point. The attached document contains details of the space standards
used by Breckland Council to promote deliverability and to meet need for affordable housing. All affordable
units should meet these standards, and any that do not are likely to result in an objection from us.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
The Preliminary Ecological Appraisal Including Options For Mitigation report (Hopkins Ecology; June 2019) is
fit for purpose. Although it is not ideal to determine potential mitigation measures prior to phase 2 surveys
being completed in this instance given the information provided in the report we agree with the report that the
scheme masterplan offers good scope for mitigation based on the extent and distribution of open space and
landscaping, and that mitigation is feasible and realistic in conjunction with appropriate working methods.
We therefore have no objections to the reserved matters application.

The Ecological Conservation Management Plan (ECMP) informed by the Preliminary Ecological Appraisal
Including Options For Mitigation (Hopkins Ecology; June 2019) report and the update surveys must be
submitted to the local planning authority prior to the development commencing on the site (including ground
works and vegetation clearance).
CONTAMINATED LAND OFFICER
No objection subject to conditions.
ENVIRONMENTAL HEALTH OFFICERS
There are no objections or comments on the grounds of Environmental Protection, providing the
development proceeds in line with the application details.
ENVIRONMENTAL HEALTH AIR QUALITY
I have looked at the application submitted and, based on the information provided to me at this time, I
recommend approval providing the development proceeds in line with the application details and subject to
conditions to alleviate environmental concerns.
SWAFFHAM TOWN COUNCIL
The Swaffham Neighbourhood Plan has now been examined and accepted by Breckland District Council and
the inspector. We note that there is no detailed drainage scheme with the application. When the scheme is
submitted the Town Council will maintain an objection if it doesn't comply with Policy ENV3 of the Swaffham
Neighbourhood Plan.

The site forms part of an important gateway to the town and an important vista identified in the
Neighbourhood Plan. Policies ENV4, HBE3 and HBE2 cover design and landscaping and require that the
Design and Access shows how the developer intends to ensure that it reflects local distinctiveness.
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We note the current scheme includes 20 no. 2.5 storey units in a local area where 1 and 2 storey and
bungalows predominate. There are also 2 storey houses overlooking Long Lane.

We also note that whilst there are good footpath connections to Long Lane, the connection to FP51 and
Green House Lane relies on access to the entire length of the disused railway line where currently only a
short section is under the control of the developer. A public footpath along the front of the site would ensure
the future connectivity of the site and area. We would also ask for the footpath connection at the north west
corner of the site to be sited onto Box Lane rather than onto Long Lane to ensure a degree of privacy to No's
50 and 51 Longfields.

Policy ENV1 requires a high degree of tree planting with a maintenance plan. Ownership and management
of both the tree planting and open spaces by the community would help achieve a strong local community in
the future.

ENVIRONMENTAL PLANNING No Comments Received
NORFOLK COUNTY COUNCIL HIGHWAYS No Comments Received
PUBLIC RIGHTS OF WAY OFFICER No Comments Received
ANGLIAN WATER SERVICE No Comments Received

REPRESENTATIONS

16 letters of representation have been received, their comments have been summarised as follows:

-There are bats in the vicinity, often to be seen in summer in our gardens and along the disused railway line.
They are likely to be driven out due to the light pollution.
- Potential street lamp pollution will adversely affect the Dark Sky and astronomy opportunities.
- If this development goes ahead, would the trees and hedges along Long Lane remain, forming as they do a
valuable habitat and resource for wildlife.
- The proposed new dwellings to the rear of no's 58, 59 and 60 Longfields should be bungalows and not 2
storey dwellings which would be an intrusion to our privacy.
- The exit of the proposed footpath / cycleway exit into Long Lane would result in the removal of existing
mature trees / hedging.
- The entrance onto Longlane from your development should be moved to where the historic entrance from
the field to the junction of Box lane/longlane is, thus keeping Longfields an independent estate from your
proposed development.
- Further details with regards to the landscape buffer along the western edge of the development are
required.
- All boundary Trees & Mature Hedging should be retained.
- The proposal will result in increased flood risk for the site and surrounding properties.
- There are insufficient services and facilities to serve this development.
- Norwich Road is a 'rat run', serious speed exceedances occur during commuting hours and at weekends,
traffic calming is essential during and after construction, especially as a second potential new access is a few
hundred meters away to the east and a private drive opposite the development.
- The pending LIDAR survey of the planning area will either confirm or contradict the 'ad hoc' archaeological
trenching 'nil' findings, which will alleviate local concern regarding a rumoured Monastic Chapel.
- The development is out of character with its surroundings and would have a significant detrimental
landscape impact.
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- The House design of Plot 1 - Hadleigh ES3A has a westward facing window which could be avoided if
replaced with Chedworth ES3A to avoid potential 'overlook' both ways.

ASSESSMENT NOTES

1.0 Principle of development

1.1 The principle of development was established in this location by the granting of the outline planning
permission reference 3PL/2015/0550/O for up to 165 dwellings with all matters reserved apart from access,
which was considered at outline application stage.  Therefore, only the outstanding reserved matters of
appearance, layout, scale and landscaping and other related material planning considerations, have been
considered further, below.

1.2 The Swaffham Neighbourhood Plan was approved at the referendum stage on 2nd May and as such
should be given significant weight in the planning consideration.  Given that the site already has outline
planning permission then only the policies which are relevant to the reserved matters have been considered
here in the relevant sections of the report.

2.0 Appearance, layout and scale

2.1 Policies 12 of the NPPF, CP11 and DC16 of the Core Strategy and Policy HBE2 of the Swaffham
Neighbourhood Plan seek to achieve a high quality design and to protect the landscape.  Policy 11 of the
NPPF seeks to make effective use of land.  Policy HBE1 of the Swaffham Neighbourhood Plan seeks an
appropriate mix of housing types.

2.2 Amended plans have been submitted during the course of the application to address the concerns of
officers with regards to the appearance, design and layout of the development.  Of particular note, officers
commented that the proposed development, at the frontage/southern part of the site, was at odds with the
character and appearance of Norwich Road.  Norwich Road, primarily consists of large properties set in large
plots, with landscaping and boundary walls on this side of Norwich Road.  Development is even more spread
out on the opposite side of Norwich Road.  However, opposite the site is a row of historic terrace properties,
partially side on to the highway with low eaves and gables.  To that end, it was considered that the applicants
approach to the site, especially at the entrance to the site, off Norwich Road, was at odds with this prevailing
character, with much smaller dense development.  It is noted that there is an undetermined planning
permission for the adjacent site off Norwich Road (reference 3PL/2017/1293/O).  However, as this
application has not been determined then this is not considered material to this planning decision.

2.3 Given the applicants limited pallet of house types and requirements with regards to numbers and viability,
it is has been proposed to provide a dense landscaping scheme behind a boundary wall at the frontage of
the site.  This will tie in with the densely landscaped and brick/flint wall approach of other larger properties on
this side of Norwich Road, as one travels west out of Swaffham.  Essentially there is no change to house
types proposed on this frontage but once mature, the proposed landscaping will largely hide development
along Norwich Road, which is in character with the surrounding area.  This approach is supported and
considered to accord with Policies 12 of the NPPF, CP11, DC12 and DC16 of the Breckland Core Strategy
and Policy HBE2 of the Swaffham Neighbourhood Plan, subject to the imposition of conditions with regards
to species, age and type of landscaping.

2.4 Policy HBE5 of the Swaffham Neighbourhood Plan requires, wherever practical new development at the
town entrances should enhance the visual approach.  Policy ENV4 identifies the approach to Swaffham from
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the east along Norwich Road as an important view.  It is considered that the proposed boundary wall will be
an enhancement in this location, in character with neighbouring development and the proposed
planting/screening in this location will tie the development into the wider character of the area, as set out
above.  Policy ENV4 also recommends landscaping where these views are likely to be impacted.  Both
landscaping and the wall will be subject of appropriately worded conditions.

2.5 The majority of properties proposed are two storey, with some two and half storey development proposed
towards the centre of the site.  The comments of the Parish Council are noted with regards to existing
development to the north being single storey.  However, given the distance of the proposed properties to
those to the north along Longfields and that the site is not vehicular accessed from this direction, plus the
intervening landscaping, which is to be retained, then the proposed dwellings are unlikely to be viewed in the
context of the existing to a significant degree and also unlikely to impact the character of Longfields or their
amenity (the latter is further discussed below).  Some three storey development has been proposed to the
centre of the site.  This is in response to the Housing Officer comments with regards to housing meeting
space standards.  The proposed affordable houses have been increased in size to meet housing standards
and replaced by two and half storey dwellings.  Given these are largely concentrated to the centre of the site,
this is unlikely to significantly impact the character of the area or the development.

2.6 The density of development is approximately 38 dwellings per hectare, in accordance with Policy DC2 of
the Core Strategy and the outline planning permission.  This density is broadly in line with development to the
north of the development site (taking into consideration that Longfields is largely bungalows and the
requirements of Policy 11 of the NPPF (2009), which require new development to make effective use of the
land).

2.7 Given the mix of house types proposed and the provision of affordable housing secured at outline
application stage then the proposal is considered to comply with Policy HBE1 of the Swaffham
Neighbourhood Plan.

2.8 The proposed layout and appearance of the development is therefore considered acceptable and in
character with the surrounding area  in accordance with Policies 12 of the NPPF, CP11, DC12 and DC16 of
the Breckland Core Strategy and Policies HBE1 and HBE2 of the Swaffham Neighbourhood Plan.

3.0 Landscaping

3.1 The retention of trees and hedgerows is supported by Policy DC12 of the Core Strategy.  The outline
planning permission requires trees to managed and retained in accordance with the submitted AIA.  Trees
and hedgerows on the north, east and western boundaries are to be protected in accordance with this
assessment and will provide a good level of screening for the development as well as adjacent properties.

3.2 The Tree Officer previously raised concerns about development being in the RPA's of trees and hedges
at the northern boundary of the site with Long Lane, the site layout has subsequently been amended to move
garages to the north of the site out of RPA's to the benefit of the scheme.  The proposal is therefore
considered to accord with Policy DC12 of the Core Strategy.

4.0 Impact on amenity

4.1 Policy DC1 of the Core Strategy seeks all new development to protect the amenity of the area,
neighbouring and future occupants.  Some concerns have been raised by properties on Longfields to the
north of the application site with regards to loss of privacy from the proposed two storey properties located
towards the northern boundary of the application site.  Properties off Longfields back on to the application
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site with rear gardens in excess of 15 metres generally.  The proposed properties, also back onto the
northern boundary of the site with rear gardens abutting the northern boundary also.  The public footpath
also separates the sites in this location.  This results in separation distances in excess of 30 metres.
Therefore, given these distances, even with two storey development at the boundaries of the site, the
proposal is unlikely to result in significant amenity impact in terms of overlooking, overbearing or
overshadowing for the properties off Longfields.

4.2 A concern has been raised about Plot 1, which has a first floor westward facing window facing the
Rookery.  This window is a small bathroom window, which is likely to obscured glazed and there is
intervening planting between the properties.  Therefore, amenity is unlikely to impacted.  However, a
condition will be added to ensure the window in question is obscure glazed.

4.3 There are good separation distances proposed across the proposed development, with sufficient car
parking and amenity spaces, as well as new open spaces to protect the amenity of future occupants.  On this
basis, the proposal is therefore considered in accordance with Policy DC1 of the Core Strategy and the
amenity of existing and future occupants protected.

5.0 Highway Safety, car parking and accessibility

5.1 Policy CP4 of the Breckland Core Strategy requires new development to ensure safe access.  Concerns
have been raised about the speeds of traffic along Norwich Road and the highways impacts from the
scheme.  These and access were assessed at outline application stage and a transport assessment and
addendum submitted in this regard.  It was considered that the impacts from the development on highway
safety were acceptable and no objection was raised by the Highways Authority.  Off-site highways works
were proposed at outline stage and have been conditioned, including a pedestrian refuge for the crossing
Norwich Road and footway widening.  The proposal is therefore considered in accordance with Policy CP4 of
the Core Strategy.

5.2 Policy DC19 of the Breckland Core Strategy and Policy TRA3 of the Swaffham Neighbourhood Plan
ensures appropriate on site car parking provision.  Car parking provision has been made for the development
on an average of two spaces per dwelling with further additional car parking available within the proposed
garaging.  Due to the density of the development, this has resulted in a large amount of tandem car parking
and also long runs of frontage car parking.  Although, not ideal the applicants have gone some way to
breaking up the frontage car parking with landscaping, the proposed roads would be sufficiently wide enough
for on-street car parking, the use of car parking courts has been avoided and where rear parking remains,
the applicants have tried to improve surveillance to address this matter.  Some visitor car parking has been
provided adjacent to the open spaces.  On this basis the proposal is considered in accordance with Policy
DC19 of the Core Strategy and TRA3 of the Swaffham Neighbourhood Plan.

5.3 Policy 9 of the NPPF requires sustainable transport to be promoted; safe and suitable access to sites;
and to give priority to pedestrian and cycle movements.  Policy HBE6 requires the design of new
development to create a safe environment and take account of designing out crime by:

i. Good natural surveillance.
ii. Active frontages (street frontages where there is an active visual engagementbetween thosein the street
andthose on the ground floors of buildings).
iii. Access routes through developments.
iv. Buildings that face onto the public realm, and
v. Open spaces/play areas.
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Policy TRA2 promotes the incorporation of opportunities for walking and cycling and states 'New footways
and cycle ways should connect to town services, existing routes and the surrounding area . . . footways and
cycle ways should, where possible, always be visible and separate from roads'.

5.4 Some concerns have been raised about the proposed linking of the site with the public footpath to the
north of the site into Longfields.  This was proposed at outline application stage and it is considered that this
link will improve connectivity and accessibility.

5.5 The objectors have suggested an alternative location/link for the footpath and the applicants have been
approached on this basis.  They have stated the following:

'Long Lane is an established footpath which can already be accessed from the Longfields estate, past
existing properties. We are proposing a footpath within our northern area of Public Open Space (POS), to
connect our development to Long Lane, which will subsequently lead to pedestrian access easterly along
Long Lane towards Green House Lane and westerly towards New Sporle Road. It is unlikely that residents of
our proposed development would wish to enter the Longfields development, and instead would travel
westerly along Long Lane, accessing New Sporle Road, which will lead to Swaffham Town Centre.
Notwithstanding the above, this pedestrian link is shown in this place on various plans and documents which
were approved as part of the outline planning permission, such as the Land Usage Plan and Illustrative
Detailed Landscape Layout, as well as featuring numerous times within the Design and Access Statement.
Not only is this pedestrian access shown on the approved Land Usage Plan, but the plan also demonstrates
a 5m landscape buffer along the boundary of Box's Lane, to which we would not wish to disrupt this buffer by
constructing a footpath from the area of POS in question, directly onto Box's Lane. With the current proposed
footpath, residents of the proposed development will still have access to Box's Lane via Long Lane. If the
buffer was to be disrupted and a footpath was to be installed accessing Box's Lane directly, residents would
still be able to easily access the Longfields development via Long Lane should they desire to. We feel that
this proposed footpath is vital for the scheme, to encourage permeability and integration to the surrounding
infrastructure'.

5.6 Officers agree with the points raised by the applicants above, not least that this link formed part of the
outline proposals and that to connect to Box Lane would impact the 5m landscape buffer in this location.
Also, at the point the existing footpath link is shown (Longfields) would be well surveyed and it not objected to
from a crime point of view (Norfolk Constabulary).  A footpath link in the alternative location, as proposed
would not comply with Policies TRA2 in terms of not being visible and HBE6 points i, ii and potentially iii in
terms of linking and improving connectivity with adjacent development.  Therefore, this the footpath link in
this location is supported by Policies 9 of  the NPPF and TRA2 and HBE6 of the Swaffham Neighbourhood
Plan.

5.7 It is noted that trees will need to be removed to create this entrance, however, given the number which
will need to be removed and the type and species of trees, as well as the positives of creating this link, then
this is considered in accordance with Policies 9 of the NPPF and DC12 of the Core Strategy in this instance.

5.8 The proposal is considered to comply with Policy HBE6 with regards to the orientation of buildings which
overlook open spaces.

6.0 Impact on heritage assets

6.1 Section 66(1) of the Planning, (Listed Building and Conservation Areas), Act 1990 states that in
considering whether to grant planning permission for development which affects a listed building or its
setting, the local planning authority shall have special regard to the desirability of preserving the building or
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its setting or any features of special architectural or historic interest which it possesses.  Section 72 of the
above act similarly requires that LPA's pay special attention to the desirability of preserving or enhancing the
character or appearance of any conservation area where relevant.  Policy 16 of the NPPF identifies that
when considering the impact of a proposed development on the significance of a designated heritage asset,
great weight should be given to the asset's conservation.  Policy DC16 of the Core Strategy seeks to protect
the character and appearance of heritage assets.

6.2 The proposed residential development would be located to the east of the Swaffham Conservation Area
and would introduce built development adjacent to the open grounds of the Grade II Listed Manor House,
with the Church of St Peter and St Paul located to the west of Norwich Road.  The previous outline planning
permission set out that 'the proposed development would be screened from the nearby grade II listed manor
house, and Grade I St Peter and St Pauls Church to the west, by a substantial belt of mature trees and
hedgerows running along the western boundary'.  Now we have detailed plans showing the layout of the site
and boundary screening is being retained.  Also, the Council's Historic Building Consultant and Historic
England have raised no objections to the proposed development.  It is therefore considered that the
proposed development would not result in any significant harm to the character, appearance and significance
of the adjacent and nearby heritage assets, in accordance with Policies DC17 of the Core Strategy, 16 of the
NPPF and Sections 66 and 72 of Planning (Listed Building and Conservation Areas) Act 1990.

6.3 The Historic Environment Service has confirmed that an archaeological evaluation has been done for this
site, the results of which, combined with other currently available information, suggest that the proposed
development will not have any significant impact on the historic environment.  Therefore, the proposal is
unlikely to impact the significance of heritage assets including archaeology in accordance with Policy 16 of
the NPPF.

7.0 Other Matters

7.1 Ecology
Both Core Strategy policy CP10 and Policy 15 of the NPPF require that development should contribute to a
net gain in biodiversity with an emphasis on improving ecological networks and linkages where possible.  A
concern has been raised about bats and lighting.  A condition for an CEMP requiring details of monitoring
and mitigation is on the outline planning permission, which seeks to protect protected species, including bats.
Also, a lighting condition will be placed on the reserved matters to protect ecology, the dark sky status and
amenity in accordance with Policy 15 of the NPPF, DC1 of the Breckland Core Strategy and Policy ENV5
(Dark Skies) of the Swaffham Neighbourhood Plan.

7.2 Flood Risk
Policy 14 of the NPPF seeks to direct new development away from areas at highest risk of flooding and for
new development to not increase flood risk elsewhere.  Policy ENV3 identifies a site east of Captains Close
to the west of the application site as a localised flooding area.

Flood and drainage were considered at outline application stage. The LLFA originally objected but have
subsequently withdrawn their objection on the basis that there are conditions on the outline planning
permission (to be discharged) which would adequately address these matters and therefore the proposal is
recommended for approval on this basis.

7.3 Planning Obligations
A section 106 agreement was entered into at outline application stage which secure contributions for
provision of on site affordable housing; the provision and on going maintenance of public open space and
recreation facilities; financial contributions towards education facilities and library services; the extension of
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local bus service; a residential travel plan, and to provide mitigation measures towards green infrastructure.
Although concerns about local services and facilities are noted, planning permission has been granted at
outline application stage and therefore it is not appropriate to revisit this with this reserved matters
application.

8.0 Conclusion

8.1 The principle of development and access to the site were established and approved at outline application
stage.  The proposed appearance, layout, scale and landscaping have all been assessed and amended on
the advice of the planning officer and are now considered acceptable and in accordance with adopted
National and Development Plan Policies (including the newly made Swaffham Neighbourhood Plan), as set
out above.  For these reasons the application is recommended for approval.

RECOMMENDATION

Recommended for approval, subject to the conditions, as listed below and the outline planning permission
and accompanying s.106 agreement.

CONDITIONS

1 Approval of Reserved Matters condition
This approval is granted following the grant of Outline Planning Permission reference
3PL/2015/0550/O dated 10/07/2018. The timescales for implementation of the development
are set out at condition 1 of the Outline Planning Permission.
Reason for condition:-
For the avoidance of doubt and to ensure that the development accords with conditions
attached to the outline planning permission for the proposal, including time limits specified
for commencement, resulting in appropriate development of the site.

2 In accordance with submitted plans NEW 2017
The development must be carried out in strict accordance with the application form, and
approved documents and drawings as set out in the table at the end of this notice.
Reason for condition:-
To ensure the satisfactory development of the site.

3 Obscure glass
The first floor window in the western elevation of plot 1 shall be fitted with obscure glass with
a degree of obscurity equivalent to Pilkington Level 5.  It shall be permanently maintained in
that form.
Reason for condition:-
To help safeguard the privacy and amenity of the occupiers of the adjacent properties.
This condition is imposed in accordance with Policy DC1 of the Breckland Adopted Core
Strategy.

4 Full details of external lighting
No external lighting shall be installed without prior written approval from the Local Planning
Authority. Only such approved lighting shall be installed.  Such lighting shall be kept to a
minimum for the purposes of security and site safety, and shall prevent illumination of
mature trees and boundary hedges, and shall be:
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1) fully shielded (enclosed in full cut-off flat glass fitments)
2) directed downwards (mounted horizontally to the ground and not tilted upwards)
3) be sensor operated
4) white light low-energy lamps (LED, metal halide or fluorescent) and not orange or pink
sodium sources
Reason for condition:-
In the interests of amenity and reduce disruption to commuting/ foraging bats and to limit
light pollution, having regard to policy DC1 of the Adopted Core Strategy and Development
Control Policies Development Plan Document 2009 and Policy 15 of the NPPF and Policy
ENV5 (Dark Skies) of the Swaffham Neighbourhood Plan.
This condition will require to be discharged

5 Boundary treatment/screening to be agreed
Prior to the occupation of the development hereby permitted a plan indicating the positions,
design, materials and type of boundary treatment/screening to be erected shall be submitted
to and approved in writing by the Local Planning Authority.  The boundary
treatment/screening shall be completed before the dwelling to which it adjoins is first
occupied.  Development shall be carried out in its entirety in accordance with the approved
details.
Reason for condition:-
In the interests of the satisfactory appearance of the development in accordance with
Policies 12 of the NPPF, CP11, DC12 and DC16 of the Breckland Core Strategy  and Policy
HBE2 of the Swaffham Neighbourhood Plan.
This condition will require to be discharged

6 Frontage boundary wall
Prior to first occupation details of the boundary wall to the frontage/southern boundary of the
site with Norwich Road shall be submitted to and approved in writing by the Local Planning
Authority.  The approved boundary wall shall be constructed prior to first occupation or in
accordance with a timetable which shall first be submitted to and approved in writing by the
Local Planning Authority.
Reason for condition:-
In the interests of the satisfactory appearance of the development in accordance with
Policies 12 of the NPPF, CP11, DC12 and DC16 of the Breckland Core Strategy  and Policy
HBE2 of the Swaffham Neighbourhood Plan.

7 Landscaping to southern boundary
Full details of the landscape buffer to the south of the site, adjacent to Norwich Road, as
shown on plan reference SWA-PL01 D, shall be submitted to and approved in writing by the
Local Planning Authority.  These details should include:
-Planting plans;
-Written specifications;
-Schedules of planting, noting species, plant sizes and proposed numbers/densities where
appropriate.

The approved planting shall take place during the first planting season November/March
following the commencement of any works on plots 1-5 and 160-165.  If within a period of
FIVE YEARS from the date of planting, any tree or plant, or any tree or plant planted in
replacement for it, is removed, uprooted or is destroyed or dies,  another tree or plant of the
same species and size as that originally planted shall be planted at the same place, unless
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the Local Planning Authority gives its written consent to any variation.
Reason for condition:-
In the interests of the satisfactory appearance of the development in accordance with
Policies 12 of the NPPF, CP11, DC12 and DC16 of the Breckland Core Strategy  and Policy
HBE2 of the Swaffham Neighbourhood Plan.

8 Landscaping scheme to be submitted - hard and
soft
Full details of both hard and soft landscape works, as shown on plan reference SWA-PL01
D shall be submitted to and approved in writing by the Local Planning Authority, prior to
commencement of development.  These details shall include:
-hard surfacing materials;
-means of enclosure;
-proposed finished levels or contours;
-minor artefacts and structures (e.g. furniture, play equipment, refuse or other storage units,
signs, lighting etc,)
Soft landscaping shall include:
-Planting plans;
-Written specifications ( including cultivation and other operations associated with plant and
grass establishment);
-Schedules of planting, noting species, plant sizes and proposed numbers/densities where
appropriate;
-Implementation programme.

The approved hard and soft landscaping shall take place in accordance with the
implementation programme.  If within a period of FIVE YEARS from the date of planting, any
tree or plant, or any tree or plant planted in replacement for it, is removed, uprooted or is
destroyed or dies,  another tree or plant of the same species and size as that originally
planted shall be planted at the same place, unless the Local Planning Authority gives its
written consent to any variation.
Reason for condition:-
In the interests of the satisfactory appearance of the development in accordance with
Policies 12 of the NPPF, CP11, DC12 and DC16 of the Breckland Core Strategy  and Policy
HBE2 of the Swaffham Neighbourhood Plan.
This condition will require to be discharged

9 Footway
The footway connection to Longfields, as shown on plan reference SWA-PL01 D, shall be
implemented in accordance with a timetable that shall first be submitted to and approved in
writing by the Local Planning Authority.  The timetable shall be submitted to and approved in
writing by the local planning authority prior to first occupation of any of the dwellings hereby
permitted.
Reason for condition:
To improve connectivity in accordance with Policies 9 of  the NPPF and TRA2 and HBE6 of
the Swaffham Neighbourhood Plan.
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