
 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2020/0729/D CASE OFFICER Fiona Hunter

LOCATION: SWAFFHAM APPNTYPE: Reserved Matters
Land south of Norwich Road POLICY: In Settlemnt Bndry

CONS AREA: N

APPLICANT: BDW (Cambridgeshire)
Forder Way Cygnet Park

LB GRADE: N

AGENT: BDW (Cambridgeshire)
Forder Way Cygnet Park

TPO: N

PROPOSAL: Reserved matters application for 185 dwellings following outline permission 3PL/2015/0917/O

REASON FOR COMMITTEE CONSIDERATION

This is a significant planning application for consideration by the Planning Committee.

KEY ISSUES

Principle of development
Layout, Appearance and Scale
Landscaping
Access and Car Parking
Flood risk and Drainage
Ecology

DESCRIPTION OF DEVELOPMENT

Reserved Matters for 185 dwellings at Norwich Road, Swaffham including details of appearance, layout,
landscaping and scale following the grant of Outline Planning Permission (ref: 3PL/2015/0917/O) on 30th
January 2020 which included details of access.

139 market units are proposed as follows: 3 x 2 bedroom dwelling, 74 x 3 bedroom dwellings and 62 x 4
bedroom dwellings. 46 affordable units are proposed as follows: 3 x 1 bedroom units, 21 x 2 bedroom units
and 22 x 3 bedroom units.

Two of the units are bungalows.

The palette of materials and key features are composed of: brick, contrast brick courses, contrast brick cills
and lintels, flint, porches, gable and hipped roofs and red/ orange or dark grey roof tiles.

1.52ha of open space is proposed split between a large area at the centre/south of the application site,
together with a green pedestrian route between the development and Norwich Road.
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A Local Equipped Area of Play is proposed in the central open space accessed off a footpath.

SITE AND LOCATION

The application site is approximately 7.1 hectares in size comprising of open agricultural land located on the
south-eastern edge of Swaffham.  Norwich Road bounds the site to the north with a collection of dwellings
and the extensive grounds of the Grade II Listed Manor House located further beyond Norwich Road further
to the northeast and northwest.  Open fields are located immediately to the east and to the southeast of the
site with a small number of dwellings and residential care home further along Norwich Road to the east.  The
residential dwellings and complex at the Grade II Listed Wood Farm bound the site to the south and
southeast.  A residential area comprising of single storey dwellings at Hillside borders the site to the
southwest, and two storey dwellings at Captains Close bordering the site to the northwest.  A public footpath
runs roughly north to south through the centre of the site.  The site is set behind mature trees and hedgerows
runs along the northern boundary of the site with the land levels sloping downwards generally from the north
and eastern parts of the site to the south towards Wood Farm.

EIA REQUIRED

No

RELEVANT SITE HISTORY

3PL/2015/0917/O Permission 30-01-20
Erection of up to 185 dwellings (including access)

POLICY CONSIDERATIONS

The following policies of the Breckland Local Plan, 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

COM01 Design
COM02 Healthy Lifestyles
COM03 Protection of Amenity
ENV01 Green Infrastructure
ENV02 Biodiversity protection and enhancement
ENV04 Open Space, Sport & Recreation
ENV05 Protection and Enhancement of the Landscape
ENV06 Trees, Hedgerows and Development
ENV07 Designated Heritage Assets
ENV08 Non-Designated Heritage Assets
ENV09 Flood Risk & Surface Water Drainage
GEN01 Sustainable Development in Breckland
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GEN02 Promoting High Quality Design
HOU06 Principle of New Housing
HOU07 Affordable Housing
HOU10 Technical Design Standards for New Homes
NP Neighbourhood Plan
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance
TR01 Sustainable Transport Network
TR02 Transport Requirements

OBLIGATIONS/CIL

A S106 was completed in association with planning permission 3PL/2015/0917/O, and dated 30th January
2020. The S106 included requirements for:

-  25% affordable housing
-  Open space
-  Early Education contribution as per table 2 of NCC Infrastructure response
-  £75 per dwelling towards Swaffham Library
- Off-site Public Right of Way improvement (exact details to be confirmed in supplementary report)
- Travel Plan contribution
- Two bus stops and crossing point (to be conditioned)
- Fire Hydrants (to be conditioned)

CONSULTATIONS

SWAFFHAM TOWN COUNCIL
24-02-2021
Swaffham Town Council have no further comments on the amendments quoted however as far as Open
Space they reserve the right to continue discussions and ask for the Trim Trail proposal to be included as a
condition of the amended plan.

28-01-2021
The number of swales has been reduced but the area of usable open space is still considerably less than the
original 2.2HA proposed in the parameters masterplan rev2 and the later description 'generous open space'
in the public consultation. The council note that there is more parking provision and some frontages have
been moved to provide more green space but there remain several units which have only parking space in
front. The Swaffham NP requires parking to be discrete and appropriate to the character of the development.
The original parameters masterplans showed cycle links through the open space, has the current PROW
design considered government guidance contained in the 'gear change' document?

26-11-2020
The Council remain concerned about the quality of the proposed flint work and would like a test panel
approved by the Breckland Conservation Officer. They are also concerned that the public open space should
conform with the definition of offering opportunities for sport and recreation. The Council offer the suggestion
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that a specialist free draining grass parking surface might be used with the benefit of reducing run off and
therefore less need for drainage sumps and providing more green space for visual amenity.

29-07-2020

Concerns and objections in respect of: drainage, footpath, boundary treatment, street lighting, affordable
housing, parking, design and materials.
NORFOLK COUNTY COUNCIL HIGHWAYS
With reference to the amended layout shown on drawing CA-04-01S, I can confirm that in relation to Highway
matters, the County Council would not wish to raise an objection to the granting of planning permission.
FLOOD & WATER MANAGEMENT TEAM
No objections, subject to informatives.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
The updated Ecological Management Plan (Wild Frontier Ecology; February 2021) is broadly fit for purpose.
No objections subject to the works proceeding in accordance with the EMP.
HISTORIC BUILDINGS CONSULTANT
No objection.
TREE AND COUNTRYSIDE CONSULTANT
No objections.
ENVIRONMENTAL HEALTH OFFICERS
No objection, subject to a construction method statement condition.
NATURAL ENGLAND
No comments.
RAMBLERS ASSOCIATION:  NORFOLK AREA
The Ramblers do not object to this application, but is concerned that the intention appears to be that the
north end of Swaffham Footpath 45 is to be used as a cycle access from the site out onto Norwich Road.
Clearly, this would create potential for conflict, so we would request that the cycle route is separated and
clearly delineated from the line of the footpath. As noted by the Town Council, we would also ask that the
footpath is kept open throughout the works and any damage to it is repaired without delay.
HOUSING ENABLER
The proposed layout plans added to the application on 12/01/20 indicate that the affordable housing is
distributed in relatively small groups throughout the site which complies to the requirement that affordable
housing is integrated into the residential layout in small clusters and not in a single area.  All the affordable
housing proposed meets the standards.  2no of the market don't meet the larger standard but meet the
smaller standard which is acceptable as open market purchasers will be more varied in family size, and also
have the choice whether to buy a smaller property or not.  The affordable units must be transferred to a
Registered Provider of Affordable Housing agreed by the Council at a price that requires no form of public
subsidy.
NORFOLK COUNTY COUNCIL PUBLIC RIGHTS OF WAY
I can confirm that the County Council has no objections to the revised layout as it is similar to that of the
previous layout but addresses the concerns we raised in our previous comments.

However as the Public Footpath is now to have a tarmac surface to be primarily used for on-site access and
recreation for residents, we would require its maintenance in perpetuity to be undertaken by the site owner
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and included into the grounds maintenance contract for the new development.
CONTAMINATED LAND OFFICER
No objection subject to conditions with regards to contamination.
HISTORIC ENVIRONMENT SERVICE
No comments.
ANGLIAN WATER SERVICE
There are assets owned by Anglian Water or those subject to an adoption agreement within or close to the
development boundary that may affect the layout of the site.

We have reviewed the applicants submitted foul drainage strategy and flood risk documentation and consider
that the impacts on the public foul sewerage network are acceptable to Anglian Water at this stage.

We have reviewed the applicants submitted surface water drainage information (Flood Risk
Assessment/Drainage Strategy) and have found that the proposed method of surface water discharge does
not relate to an Anglian Water owned asset. As such, it is outside of our jurisdiction and we are unable to
provide comments on the suitability of the
surface water discharge

ENVIRONMENT AGENCY No Comments Received

REPRESENTATIONS

9 letters of objection have been received, their comments are summarised as follows:

- Loss of a view
- There appears to be no street plan of the line B to C.
- There appears to be minimal mitigation of the impact on the residents of Hillside other than the provision of
a 1.8m screen fence - i.e no planting and no bund provision to reduce visual impact.
- Loss of privacy, noise and disruption
- Disturbance to wildlife
- Traffic impacts.  If a single access is pursued local noise/particulate/light pollution will greatly increase and
an access/exit hazard for the opposite driveway will have been designed in, not to mention passing traffic
disruption.
- The 185 properties appear to have been planned into approx. 3/4 of the space originally envisaged leading
to smaller plots/designs and more crowding e.g. only 34 garages appear on the layout - therefore increased
'on street parking' regardless of paved house front bays.
- Destruction of environment
- Will the hedgerow on the NW boundary of the site be protected?
- The 'retention of significant hedgerows' is appreciated but cannot apply to the Northern boundary as
presently it is an unkempt straggle of deciduous self-seeded bushes and the odd tree (often impinging the
overhead cables). A fast growing dense evergreen hedge will be required as a replacement
- The proposal does not comply with the Swaffham Neighbourhood Plan in terms of mix of house types,
protecting views and vistas and gateways
- An important ancient footpath traverses which the site, will be lost
- The proposals are out of character
- Norwich Road is generally a 'Dark Sky' neighbourhood with carefully planned, located and controlled
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lighting to avoid nuisance, enhance security, encourage wildlife and allow high quality night sky viewing.
Directly opposite the vehicles turning out of the proposed access are approx. 50 square meters of domestic
glazing which will be illuminated with monotonous regularity by shining headlights and this is completely
unacceptable.
- The proposal site lies between the listed Wood farm and the Manor House and is adjacent to the 'Special
Heritage Area' identified in the Swaffham NP character appraisal. This area overlaps and extends the
Swaffham Conservation Area. However, the D&A statement forming part of this application states that it
'aims to create places which have a distinct character of their own' and it offers Black synthetic
weatherboarding as material for houses at key points and freely admits that designs and materials are not
unique to Swaffham.
- Was a buffer zone between the application site and Hillside considered?  A 6ft fence will not be enough, as
proposed.
- Why is the affordable housing terrace housing and not bungalows?
- A precise address should be given to the site so it is easily recognisable where it is.

ASSESSMENT NOTES

1.0  Principle of Development

1.1 The principle of development is established by the grant of outline planning permission (ref:
3PL/2015/0917/O) on 30th January 2020. The current application only considers matters relating to
appearance, layout, landscaping and scale of the development, which are discussed in the following
sections. Access was approved via the Outline Application, which includes a single point of access onto
Norwich Road, with the application site sitting to the south of Norwich Road.

1.2 Local residents have raised concerns with regards to principle, traffic impact, the proposed access point,
however, as the principle of development and the access point has already been approved this is not for
further consideration under this application.

2.0 Layout, Appearance and Scale

2.1 Section 12 of the NPPF and Policies HOU01, GEN02 and COM01 of the of the Breckland Local Plan
(adopted 2019) seek to promote high quality design and protect the character of an area, Policy ENV05
seeks new development to contribute to and where possible enhance the local environment by recognising
the intrinsic character and beauty of the countryside.  Policy HBE2 of the Swaffham Neighbourhood Plan
seeks all new development to be well designed and reflect local distinctiveness, having regard to the
character and quality of Swaffham.  Policy ENV4 of the Swaffham Neighbourhood Plan seeks to protect
important views and vistas including the approach to Swaffham from the east along Norwich Road. Layout,
appearance and scale are all reserved matters to be considered at this time.  Overall landscape impact was
considered at outline application stage and the development of the landscape is considered acceptable in
principle on this basis.  That said the proposals are set back from the main road, by a wide open space,
hedge and landscaping, and to the south of the site the open space will provide a transition to the
countryside and help to protect the landscape in this location.

2.2 The developments vehicle access is from Norwich Road to the north, with a separate emergency vehicle,
pedestrian and cycle access also from Norwich Road. A pedestrian and cycle route access is at the south-
west corner of the application site. This accords with the access details approved by the Outline Consent
(Condition 3). The same condition sets out the requirements for the general principles and positioning of
green spaces and pedestrian routes and connections including the Public Right of Way from Norwich Road
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through the the centre of the site before leading to the aforementioned south-west corner of the site, all of
which the development complies with.

2.3 To the south of Norwich Road, the frontage dwellings are set back from the road with landscaping to the
frontage mimicking the similar set back of properties along either side of Norwich Road and that of the
approved development opposite.  Policy HBE5 of the Swaffham Neighbourhood Plan states wherever
practical, new development at the town entrances should enhance the visual approach or gateway to
Swaffham, through landscaping, signage, planting, hedgerows and building in character.  Development to the
south of Norwich Road leading up to the site from the west holds a more dense pattern of development than
that to the north, with a continuous line of properties, which the proposals replicate in terms of scale, albeit
with a denser pattern and form.  That said the proposals, being two storey, are not considered to have an
unacceptable impact on the street scene and the frontage landscaping in this location will assist with this.
These aspects along with the retention of the hedgerow along Norwich Road are considered to accord with
Policies HBE5 and ENV4 of the Swaffham Neighbourhood Plan.

2.4 The dwellings are in two irregularly shaped parcels and the location, configuration and density within
these are formed and constrained by the parameters set by the Outline Consent which approved the amount
and placement of the open spaces.  Within the residential parcels there is a mix of detached, semi-detached
and terrace units which is considered appropriate and provides variation. The dwellings are located close to
the roads which serve them.  However, due to the variation and quality of design together with small trees in
the front gardens this is considered to create an acceptable arrangement. There are also several streets
which have a vista to the large open space which will assist in creating a pleasant sense of place. By placing
the dwellings closer to the road, this has enabled the majority of dwellings to have good private rear gardens
in terms of size and privacy.  The layout of the residential areas is therefore considered acceptable and
compliant with Policies HOU06, GEN03, COM01 of the Breckland Local Plan and HBE5 of the Swaffham
Neighbourhood Plan.

2.5 The development is largely laid out to have a large expanse of open space to the centre south of the site,
running up the middle of the site towards Norwich Road but narrowing in accordance with Outline Condition
3. This was considered at Outline stage as it provides good provision of open space and green accessibility
through the site and the open space to the south of the site provides a good transition to the open
countryside. In total, 1.52ha of open space is provided, as required by the Outline S106 agreement.

2.6 Policy ENV04 of the Breckland Local Plan (adopted 2019) and COM2 of the Swaffham Neighbourhood
Plan seek to achieve appropriate, accessible and surveyed open space.  The open space to be provided is
split between a large area at the centre/south of the application site, together with a green pedestrian route
between the development and Norwich Road. The open space is directly over looked by a number of
dwellings. The applicants have evolved their proposals for open space in conversation with the Town Council
and Officers and this is noted in the no objection from Swaffham Town Council.

2.7 In terms of the layout of the open space, to the south of the site this includes the proposed drainage
basins for the site.  There are two small ponds, which will be permanently wet, which are outside of the
proposed layout for open space. The larger basins, which are considered as part of the layout are only likely
to be wet in storm events, however, due to the steepness of their banks they won't form accessible open
space and it is recommended a detailed landscaping planting condition is applied so the planting up of this
basins can be secured.  The supporting text for Policy ENV04 of the Breckland Local Plan advises that
"Open space should be taken to mean all open space of public value, including not just land, but also areas
of water such as rivers, canals, lakes and reservoirs which offer important opportunities for sport and
recreation and can also act as a visual amenity.".  In this instance, subject to controlling the planting up and
landscaping of the basins, they will provide a visual benefit to the layout of the open space and are
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considered acceptable on this basis.

2.8 The drainage basins have been re-configured and positioned so they are towards the corners of the open
space leaving a large open and fairly level grassed area.  This together with the proposals for a LEAP and a
Trim Trail along the PRoW result in Children's Playing make up an acceptable design and layout for open
space.  The exact position, layout and specification of the LEAP and Trim Trail are to be agreed as part of
the discharge of obligations but are also shown indicatively on the plans submitted.

2.9 Policy TRA2 of the Swaffham Neighbourhood Plan seeks to incorporate new opportunities for walking
and cycling.  Comments have been received with regards to the footpath through the site.  Following
consultation responses from the Town Council and Ramblers the layout of the footpath/cycle way through the
site was altered. The PROW is now proposed from North Pickenham Road at the south of the site through
the public open space and it then forks into two.  The footpath adjoins the existing entrance near Norwich
Road next to the existing dwelling called Tudorwood. The cycleway then continues to Norwich Road on the
proposed emergency access.   In response to comments from the PROW team, as per the submitted
Adoptions and Maintenance Plan (drawing ref: CA-04-08 Rev J), the footpath through the public open space
will be maintained by the residential management company.  The only part to be adopted by NCC is the
emergency cycle/footpath link off Norwich Road.

2.10 There are 17 different house types with various sizes, forms and hipped and gable roof types which are
tied together with unifying features including tiled porches and contrast brick lintels (arched) and cills. The
design of the dwellings is considered good and cohesive without being overally uniform. Concern was raised
with the originally submitted proposed dwelling materials from residents and the Town Council and the
applicant has addressed this by removing the black weather boarding and introducing flint for 24 units which
is part of the local vernacular of Swaffham.  It has also been agreed with the applicant that door and garage
colours can be conditioned so they are a range of colours, with the developer suggesting pastel, opposed to
black, white or grey.  These final details are considered acceptable and will assist in creating a sense of
place whilst also successfully integrating the development into Swaffham.  A condition is proposed to check
and agree the exact brick, tile and flint materials prior to construction to ensure these suit the wider character
of the area.  On this basis, the design of the dwellings is considered acceptable and accord with Policies
GEN03, COM01 of the Breckland Local Plan and HBE5 of the Swaffham Neighbourhood Plan .

2.11 The proposal provides a mix of single and two storey dwellings, of 1-4 bedrooms.  The Affordable
Housing Officer has confirmed acceptability of the affordable units mix and sizes.  The proposed dwellings
are considered to accord with Policies HOU01, HOU07 and HOU10 of the Breckland Local Plan (adopted
2019) and Policies HBE1 of the Swaffham Neighbourhood Plan in terms of mix and size.

2.12 On the basis of the information set out above the layout, appearance and scale of the proposals are
considered acceptable and in accordance with Section 12 of the NPPF, HOU01, HOU07, HOU10, GEN02,
ENV04 and COM01 of the of the Breckland Local Plan (adopted 2019) and HBE2, HBE5, TRA2 and COM2
of the Swaffham Neighbourhood Plan.

Residential Amenity

2.13 Policy COM03 of the Breckland Local Plan (adopted 2019) seeks to avoid unacceptable effects on the
residential amenity of neighbouring occupants, or development which does not provide for adequate levels of
amenity for future occupants.

2.14 The site is well laid and spaced out to provide adequate amenity levels including reasonably sized rear
gardens for all new properties.  Due to the size of the gardens proposed and that in the surrounding area,
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new dwellings will be well separated from existing residential development by over 22 metres on the
southern boundary with Hillside, over 17 metres on the western boundary and approximately 20 metres at
the frontage of the site.  On this basis the proposal is considered acceptable in terms of overlooking,
overshadowing and overbearing.  Noise and disturbance will be dealt with by a construction management
plan, required at outline application stage.  Also, details of boundary treatments are required to be submitted
and approved by the outline planning permission.  The latter is considered sufficient to protect the amenity of
adjacent neighbours, especially given the distances involved.

2.15 A lighting condition has been applied to the outline consent to protect dark skies.  The proposal is
therefore considered to accord with Policy COM03 of the Breckland Local Plan (adopted 2019) and ENV5 of
the Swaffham Neighbourhood Plan.

2.16 Policy HBE6 of the Swaffham Neighbourhood Plan seeks to design out crime.  It is considered that the
dwellings are laid out to either front each other or the proposed open spaces to provide natural surveillance
to open spaces or car parking/garaging with appropriate fenestration.  It is therefore considered that Policy
HBE6 of the Swaffham Neighbourhood Plan is complied with.

2.17 The internal space of the dwelling complies with Policy HOU10.

3.0 Landscaping

3.1 The retention of significant trees and hedgerows is supported by Policy ENV06 of the Breckland Local
Plan (adopted 2019).  Existing trees and hedges are along the sites boundaries are to be retained, including
the hedge to the northern boundary of the site, where dwellings are to be set behind.  Additional planting and
landscaping is to take place as part of the development of the site, largely to the boundaries of the site and
the open space.  The tree officer, following receipt of more information has no objections to the proposals.
The site has several Ancient and Veteran trees of which one (T30 Ash Ancient) is in the rear garden of plot
16, normally these should be in open spaces to reduce pressure for works to these trees and for public
enjoyment. This is considered to be acceptable as the majority of the older trees are within the public realm.
However, to provide some protection to T30, it is recommended a condition is applied requiring the first
owner of Plot 16 to be given an information pack on the tree together with the erection of a small plaque. This
will assist in ensuring the new residents and subsequent residents appreciate the value of the tree and are
more likely to treat it accordingly and so they know to approach the Council if any works are required to the
tree.  On this basis and subject to the recommended conditions, the proposal is considered to comply with
Policy ENV06 of the Breckland Local Plan (adopted 2019).

3.2 Detailed planting plans have been submitted and these are acceptable bar the points listed below:

- Wild flowers between plots 97, 116, 117, 135- 138 should be changed to amenity grass or smaller area of
plants which are visually pleasing year round
- Further details needed for planting of attention basins "wetland wildflower meadow" too vague for these
important visual features

However, not all information has been provided to satisfy Outline Condition 23 and it is recommended, as
these were a reserved matters requirement, for these to be conditioned in this consent.  The proposals are
therefore considered to comply with Policy ENV06 of the Breckland Local Plan (adopted 2019).

4.0 Access and car parking

4.1  Policies TR01 and TR02 of the Breckland Local Plan (adopted 2019) seek to promote sustainable
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transport.  Policy TR01 requires development to minimise the need to travel; promote opportunities for
sustainable transport modes; not adversely impact on the operation or safety of the strategic road network;
improve accessibility to services; and support the transition to a low carbon future.  Policy TR02 requires
development to integrate into existing transport networks; mitigate highways impacts; protect and enhance
access to public rights of way; provide safe, suitable and convenient access for all users, including
appropriate parking; and avoid inappropriate traffic generation and do not compromise highway safety.
Policy TRA3 of the Swaffham Neighbourhood Plan seeks to deliver discreet accessible and appropriate car
parking.

4.2 Access to the site was determined at reserved matters stage and therefore can not be revisited at this
stage.  However, the internal layout of highways has been assessed and subject to amendments, as
requested by the Highways Authority, they raise no objections to the proposals.

4.3 The proposal includes sufficient car parking to serve the development with onsite car parking for each of
the plots to meet the requirements of Policy TR02 of the Breckland Local Plan (adopted 2019).  The
comments received are noted with regards to the garages.  However, garages are not often considered to
contribute to parking spaces and there is sufficient spaces within the site for the parking of cars, as
previously set out.  In addition, any on street car parking is likely to be located close to existing houses and
within the application site and is therefore unlikely to impact existing residential properties or surrounding
streets.  The proposal is also considered to accord with Policy TRA3 of the Swaffham Neighbourhood Plan,
on this basis.

5.0 Flood Risk and Drainage

5.1 Section 14 of the NPPF and ENV09 of the Breckland Local Plan (adopted 2019) seek to minimise the
risks of flooding by direct new development away from areas at highest risk of flooding and for new
development not to increase flood risk elsewhere.  The site lies in flood zone 1, at the lowest risk of flooding.
Initially the LLFA raised concerns with regards to the proposals in terms of flood risk, however, further
information has been submitted and the concerns have been addressed.  There are no objections from the
LLFA or Anglian Water and therefore the proposal is considered acceptable with regards to flood risk and
drainage and accords with Section 14 of the NPPF and ENV09 of the Breckland Local Plan (adopted 2019).

6.0 Ecology

6.1 Section 15 of the NPPF and policy ENV02 of the Breckland Local Plan (adopted 2019) requires the
protection and enhancement of biodiversity.  NCC Natural Environment Team previously objected to the
proposals on the grounds of the PEA report no longer being considered valid.  An updated PEA has been
provided and our ecologist agree it is fit for purpose.  However, they have now raised concerns with regards
to development within the root protection area of trees (T30).  The Tree Officer has however visited the site
and assessed these trees and does not consider the proposed works would be detrimental to the trees, given
their condition and likely RPA.  Plans have also submitted demonstrating significant trees are to be retained.
On this basis our ecologist have no objections.  The proposal is therefore considered acceptable and in
accordance with Section 15 of the NPPF and policy ENV02 of the Breckland Local Plan (adopted 2019).

7.0 Other Matters

7.1 Section 15 of the NPPF and COM03(8) of the Breckland Local Plan (adopted 2019) states that planning
decisions should take account of ground conditions, pollution and contamination risk.  The Contaminated
Land Officer has recommended a ground investigation and remediation condition. These matters have been
conditioned on the outline planning permission and therefore do not need to repeated on this consent.  The
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proposal is therefore considered to accord with Section 15 of the NPPF and COM03(8) of the Breckland
Local Plan (adopted 2019).

7.2 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
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.  Section 16 of the NPPF and ENV07 of
the Breckland Local Plan (adopted 2019), seeks to protect the special interest and significance of heritage
assets.  The outline planning permission stated the following with regards to heritage impacts:

'The proposed residential development would introduce built development adjacent to the Grade II Listed
Buildings at Wood Farm to the south. In addition it is noted that the Swaffham Conservation Area and open
grounds of the Grade II* listed manor house are located to the northwest, with the Church of St Peter and St
Paul located further to the west along Norwich Road.   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 and the built form of Captains Close along the north-western
boundary of the site.  It is noted that the Council's Historic Building Consultant and Historic England have
raised no objections to the proposed development.  Furthermore, the amended parameters plan has brought
the extent of the proposed built form away from Wood Farm to the southeast to provide for space around the
farm and ensure its setting and views would not be compromised.  Having regard to the above, it is
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 the NPPF and
the tests set out in the Planning Listed Building and Conservation Areas Act 1990.'

7.3 Now that detail proposals have been submitted it is agreed that the proposals would not harm the
significance or setting of nearby heritage assets and no objections have been raised by our historic buildings
officer or the Historic Environment Service in this regard  On this basis the proposal is considered to accord
with Section 16 of the NPPF and ENV07 of the Breckland Local Plan (adopted 2019).

8.0 Conclusion/ Planning Balance

8.1 The principle of development for the erection of dwellings has been established by the grant of outline
planning permission. The current application only considers matters relating to appearance, layout,
landscaping and scale of the development together with S106 compliance where applicable. The reserved
matters have been found to be acceptable on balance, in accordance with the submitted and approved
masterplan and with no harm significantly outweighing the benefits.  It is recommended that the application is
approved subject to conditions.

RECOMMENDATION

The application is recommended for approval subject to the conditions listed below.

CONDITIONS

1 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.
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Reason for condition:-
To ensure the satisfactory development of the site, in accordance with Policy COM01 of the
Breckland Local Plan (adopted 2019).

2 Trees - AIA and TPP
Prior to commencement of development within 20 meters of a tree or hedge to be retained a
Tree Method Statement and Tree Protection Plan shall be submitted to and agreed in writing
with the Local Planing Authority. No development will take place within 20 meters of a tree or
hedge to be retained until the tree protection works and any pre-emptive tree works required
by the approved Tree Method Statement and Tree Protection Plan have been carried out
and all tree protection barriers are in place and written confirmation has been obtained from
the appointed arboriculturalist to confirm that tree protection is in place as specified and
approved.

The protective fencing shall be retained in a good and effective condition for the duration of
the construction of the development, or as specified by the approved Tree Method
Statement and Tree Protection Plan, and shall not be moved or removed, temporarily or
otherwise, until all site works have been completed and all equipment, machinery and
surplus materials removed from site, unless the prior written approval of the local planning
authority has been sought and obtained.

The construction works will take place in full accordance with the approved Tree Method
Statement and Tree Protection Plan.

Reason for condition:-
To protect significant trees and hedgerows, in accordance with Policy ENV06 of the
Breckland Local Plan (adopted 2019).
This condition will require to be discharged

3 External wall and roof materials to be agreed
No development shall commence above the laying of foundations, unless or until precise
details (including samples where requested by the Local Planning Authority), of the materials
used in the construction of the external walls and roof(s) of the development hereby
permitted have been submitted to and approved in writing by the Local Planning Authority.
This condition shall apply notwithstanding any indication as to these matters that have been
given in the current application.  The materials to be used in the development shall be in
accordance with the approved details.
Reason for condition:-
To enable the Local Planning Authority to control the colour, tone, texture and appearance of
the materials used to ensure the satisfactory appearance of the development, as required by
Policies COM3, GEN2 and COM1 of the of the Breckland Local Plan (adopted 2019).
This condition will require to be discharged

4 Door Colours
Prior to the installation of front doors and garage doors or laying of roof tiles, whichever is
the sooner, details of front door and garage doors colours shall be submitted to and
approved in writing with the Local Planning Authority. The front doors and garage doors shall
be installed in the colour approved and shall be retained as installed until 30 days after the
first occupation of the dwellings.
Reason for condition:-
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To ensure the satisfactory appearance of the development, as required by Policies COM3,
GEN2 and COM1 of the of the Breckland Local Plan (adopted 2019).
This condition will require to be discharged

5 T30 Information
Prior to works above the laying of foundations for hereby approved Plot 16 a Tree
Preservation Strategy comprising a Residents Information Pack and Tree Plaque for Ancient
Ash Tree T30 shall be submitted to and approved in writing by the Local Planning Authority.
The approved Tree Plaque shall be installed prior to the first occupation of Plot 30 and shall
be retained for a period of no less than 3 years from the first occupation. The Residents
Information Pack shall include details of the trees age and historic and ecological value and
shall be provided to the first occupations of Plot 16 within 30 days of the first occupation of
the dwelling.
Reason for condition:-
To protect an Ancient Tree in accordance with Policy ENV06 of the Breckland Local Plan
(adopted 2019).
This condition will require to be discharged

6 Retention of trees and hedges
No trees or hedges shall be cut down, uprooted destroyed, lopped or topped, other than in
accordance with the approved plans and particulars, without the previous written approval of
the Local Planning Authority.
Any trees or hedges removed without consent shall be replaced during the next planting
season November/March with trees of such size and species as agreed in writing with the
Local Planning Authority.
Reason for condition:-
To ensure that the trees and hedges are retained in the interests of the visual amenities of
the area and the satisfactory appearance of the development in accordance with policy
ENV06 of the Breckland Local Plan (adopted 2019).
This condition will require to be discharged

7 Landscaping
Prior to development above the laying of foundations the following landscaping details,
which should accord with the approved landscaping plans other than the proposed wild
flowers area between plots 97, 116, 117, 135- 138 where an alternative amenity grass or
planting should be proposed, shall be submitted to and approved in writing by the Local
Planning Authority:

i. A schedule (including planting plans and written specifications, including cultivation and
other operations associated with plant and grass establishment) of trees, shrubs and other
plants, noting species, plant sizes, proposed numbers and densities. The scheme shall be
designed so as to enhance the nature conservation value of the site, including the use of
locally native plant species.
ii. Detailed planting plans in accordance with part i. of this condition for the attenuation
basins and ponds
ii. An implementation and phasing programme.

The approved landscaping scheme will be implemented in full prior to first occupation of the
development, or such other timetable which shall first be agreed in writing by the Local
Planning Authority.
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Reason for condition:-
In the interests of visual amenity of the site and surrounding area and in order to maintain
and enhance the biodiversity and ecological value of the site. In accordance with policies
ENV01, GEN02, COM01 of the Breckland Local Plan (adopted 2019).
This condition will require to be discharged

8 non standard condition
The development shall take place in accordance with the submitted Ecological Management
Plan (EMP) dated February 2021, unless otherwise first agreed in writing by the Local
Planning Authority.
Reason for condition:-
To protect and enhance ecology in accordance with Policy ENV02 and Section 15 of the
NPPF.
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