
BRECKLAND DISTRICT COUNCIL 
 
Report of: Cllr Paul Claussen, Deputy Leader/Executive Member for Economic 

Development and Growth 
 
To: Cabinet 

 
Author: Evie Hayman, HSHAZ Project Manager 

 
Subject: HSHAZ Swaffham Conservation Area Appraisal (CAA), Conservation Area 

Management Plan (CAMP) and masterplan final documents  
 
Purpose: To seek approval of Cabinet to approve and sign off and adopt the two finalised 

documents; Swaffham Conservation Area Appraisal and Management Plan and 
to agree and sign off the Public Realm Masterplan.  

 

Recommendation(s):  
 
1) Cabinet approves and formally signs off the final document of the Public Realm Masterplan. 
2) Cabinet approves and formally adopts the final Swaffham Conservation Area Appraisal and 

Management Plan for use in the determination of relevant planning applications following 
notification to the Secretary of State for Culture, Media and Sport as well as Historic England 
of the intention to vary the boundary of the Conservation Area.  

 
1.0 BACKGROUND 
 
1.1 Breckland Council are working in partnership with Historic England as part of their High 

Streets Heritage Action Zone (HSHAZ) programme in Swaffham. The programme started in 
Swaffham in March 2021 and runs until March 2024 and focuses on reinvigorating the historic 
town centre through repairs of buildings within the HSHAZ and through the production of two 
key policy documents to conserve, protect and enhance the town centre’s heritage: an 
updated Conservation Area Appraisal and a new Public Realm Masterplan. The HSHAZ was 
successful in being awarded £380,000 from Historic England and is being match funded by 
Breckland Council at £123,000.  
 

1.2 Originally programmed to start in March 2020 the HSHAZ programme was severely impacted 
by the restrictions and knock-on effects from the pandemic. This resulted in the loss of 1 year 
from the programme. Through close work with Historic England and with the support of 
partners, including Swaffham Town Council, the programme has been reconfigured to 
conclude within the required timescales and operate within the budget allowed. As a result, 
the programme is now back on-plan and on-budget, however, there is little contingency time 
available, and several key outputs need to be delivered concurrently.  
 

1.3 The Programme is also being delivered in tandem and in support of other strategic activity 
within the Council’s Thriving Places Programme. ‘Future Breckland’, which is creating an 
overarching blueprint and delivery plan for Swaffham, has carefully incorporated all the work 
through HSHAZ, and the programme teams and respective consultants in each area have 
and will continue to work closely together as both progress. As a result, some of the early 
deliverables for the Future Breckland Programme in Swaffham are likely to incorporate both 
the physical improvements brought about by the HSHAZ and the potential new approaches 
to public realm part-enabled through the Masterplan.  
 

1.4 The investment and repairs programme were running well which spans from September 2021 
until March 2024. This focuses on the main repairs and reinstatement of traditional features 
on buildings throughout the HSHAZ area. 



 
1.5 The work to update the Conservation Area Appraisal (CAA) has been ongoing from 

September 2021, with lead support through the specialists Purcell. The function of this 
document is to provide an analysis of the special characteristics of the Conservation Area 
and, together with the Conservation Area Management Plan (CAMP), identify issues and 
strengths within the Conservation Area and sets out an approach to preserve and enhance 
the Conservation Area through the Development Management process. It also provides 
guidance for the owners of properties within the Conservation Area as to how they should 
care for their property and the best way to make improvements and alterations to those 
properties. In order to be adopted it has required a period of formal consultation (4-weeks), 
which has involved being reviewed by Breckland Council, Norfolk County Council officers, 
Historic England and members of the public which completed on 4 March 2022. Purcell 
carried out different engagement and consultation events whilst preparing the document 
including one on one and group discussions with 14 stakeholders and partnering with Urban 
Symbiotics to tend a stall at Swaffham’s Christmas Market whilst also having conservations 
on site with local people when carrying out site surveys. 10 comments were received from 
the online consultation period that detailed document errors, highlighted areas of 
improvement in the document and areas of improvement in the town centre which have been 
noted and added into the final document to improve usability after public feedback.  
 

1.6 The boundary of the 1974 conservation area was altered in the amended public consultation 
draft document, and since receiving and reviewing comments, Purcell felt it appropriate to 
further amend the boundary area and include the gardens to the east of The Manor House 
in area C in figure 2. This is the boundary that is included in appendix B and shown in figure 
2. The original boundary is shown as Figure 1.  

 

 

 
 

Figure 1 This was the boundary area included the public consultation draft. Blue 
areas are those to be excluded from the boundary, and orange are to be included 

within the proposed boundary. 



 
 
 

 

 
1.7 If it is agreed that the Conservation Area Appraisal and the revised boundary can be 

supported then under section 70(5) and 70(8) of the Planning (Listed Buildings and 
Conservation Areas) Act 1990 it is necessary to give notice of the variation to the 
Conservation Area to the Secretary of State for Culture, Media and Sport as well as Historic 
England.  
 

1.8 Policy ENV07 of the Breckland Local Plan recognises that the significance of designated 
heritage assets such as conservation areas will be conserved, or wherever possible 
enhanced. This is in line with the statutory test for development in Conservation areas set 
out at S72 of the Planning (Listed Building and Conservation Areas) Act 1990 and Section 
16 of the National Planning Policy Framework (NPPF). This requires Local Planning 
Authorities to set out a positive strategy for the conservation and enjoyment of the historic 
environment as well as maintaining a record of the significance of heritage assets and the 
contribution they make. The CAA and CAMP derive form the implementation of policy 
ENV04. 

 
1.9 The CAA and CAMP will enable decisions makers, applicants and residents, amongst others, 

to understand the significance of the Swaffham Town Centre Conservation Area as well as 
guide development in a manner that will preserve or enhance the character or appearance 
of the area.    

 
1.10 The work to update the Public Realm Masterplan has been ongoing from September 2021, 

with lead support through the specialists Urban Symbiotics. The function of this document is 
to provide a plan for the town centre of Swaffham after identifying opportunities for 

Figure 2 This shows the amended boundary following public consultation. The 
blue areas are those to be excluded and the orange are to be included within the 

new conservation area boundary. 



improvement through community engagement for both short term and long term delivery and 
investment into the town centre. In order to be finalised, it required a period of formal 
consultation (4-weeks), which involved it being reviewed by Breckland Council, Norfolk 
County Council officers, Historic England and members of the public which completed on 4 
March 2022.   Urban Symbiotics carried out different engagement and consultation events 
whilst preparing the document including one on one and group discussions with stakeholders, 
community group sessions, youth groups, a drop in session, a school visit as well as a stall 
at the Christmas market. This gained over 750 responses from the community as well as 9 
comments received during the public consultation period. The comments received have gone 
towards shaping the proposals in the final Stage 5 element of the report after focussing on 
the areas that received positive responses from the public and improving those which had 
negative comments to produce a document that has been codesigned with the local 
community.  
 

 
2.0 OPTIONS 
 
2.1 Option 1 – To approve the recommendations. 

  
2.2 Option 2 – To not approve the recommendations.  
 

 
3.0 REASONS FOR RECOMMENDATION(S) 
 
3.1 The production and adoption of the Conservation Area Appraisal for Swaffham town centre 

will allow for the planning department at Breckland Council to review applications in 
accordance with up to date and relevant planning policy guidance. The recommendation 
approves that it is a usable and practical document that fulfils its requirements to the public.   
 

3.2 The production of the masterplan focuses on small scale and large improvements that can 
be made in Swaffham town centre and in the public realm. The recommendation allows for 
this document to be formally signed off and approved to use as a guide for future funding 
applications and to enable delivery of some elements to start progressing.  
 

4.0 EXPECTED BENEFITS 
 
4.1 The town centre would benefit from an updated conservation area appraisal that 

references modern and up to date planning policy and is more user friendly than the 
existing document, as well as including changes in the conservation area that haven’t been 
considered against planning policy previously. Swaffham will also benefit from the 
masterplan document that will detail proposals in the future to encourage safe use of the 
town as well encouraging tourism and improving the experience of the town centre which 
may lead to future funding opportunities.  
 

5.0 IMPLICATIONS:  
 
5.1  Carbon Footprint / Environmental Issues 
 
5.1.2 It is the opinion of the Report Author that there are no direct adverse implications. However, 

 the masterplan and associated work could enable positive contributions to the ongoing air 
 quality priorities in Swaffham.  

 
5.2  Constitution & Legal 
 



5.2.1 The formal adoption of the conservation area appraisal would be governed by policy in the 
Town and Country Planning Act 1990 and the National Planning Policy Framework 2021 
sets out requirements for local planning authorities to protect areas of special interest such 
as Swaffham Town Centre conservation area.  

 
5.3  Contracts 
 
5.3.1 Breckland Council have a contract with Historic England as part of the HSHAZ programme. 

The implications of not approving would result in the delay of going public with the 
conservation area appraisal and the masterplan which would impact the funding provided 
by Historic England. The funding cannot be rolled over into the next financial year of 2022-
2023 and will therefore be returned to central government. To comply with funding 
requirements, there will need to be a final report produced for both the conservation area 
appraisal and masterplan before March 31st, 2022.  

 
5.4  Corporate Priorities 
 
5.4.1 This proposal clearly supports our corporate plan objectives, specifically the Thriving Places 

priority by attracting new investment and government support for programmes in Swaffham. 
As per 1.3 it will also be integral to the delivery of Future Breckland, and associated priorities 
defined locally in Swaffham. 

 
5.5  Crime and Disorder  
 
5.5.1 It is the opinion of the Report Author that there are no implications. 
 
5.6  Equality and Diversity / Human Rights 
 
5.6.1 It is the opinion of the Report Author that there are no implications. 
 
5.7  Financial  
 
5.7.1 The grant funding received from Historic England covers the cost of the production of the 

two documents. However, failure to achieve meet Historic England’s timescales could 
create a financial pressure on the Council.  
 

5.8  Health & Wellbeing 
 
5.8.1 It is the opinion of the Report Author that there are no implications. 
 
5.9  Risk Management  
 
5.9.1 The risk is high if the recommendation for both documents going to public consultation is 

refused as this will result in the delay of final documents being produced by the contractors 
and provided to Breckland Council by the end of the year which results in the remaining 
funding for these two elements being lost to central government and Breckland Council 
would be required to source funding from another location.  

 
5.10 Staffing 
 
5.10.1 It is the opinion of the Report Author that there are no implications. 
 
5.11 Stakeholders / Consultation / Timescales 
 



 Consultation has been made with various stakeholders by both Purcell and Urban 
Symbiotics.  
 
The additional engagement planned by Urban Symbiotics have added a delay on to the 
stage 3 report of the masterplan, which was originally scheduled to be sent to Breckland 
Council before Christmas. This was delayed due to changes in COVID 19 guidelines. The 
engagement events have been moved to January and thus has delayed the receiving of 
the stage 3 report, which is due February 1st, 2022.    
 
As a result of the finely balanced programme, the final production documents (appendices 
B and C) have been produced and taken to a HSHAZ Swaffham Strategic Board EGM and 
were approved on 28 March 2022. 

  
5.12 Other  
  N/A 
6.0 WARDS/COMMUNITIES AFFECTED 
 
6.1 Only Swaffham is directly impacted by this report.  
 
7.0 ACRONYMS  
 
7.1 The acronyms used in this report are as below. 

a. HSHAZ – High Street Heritage Action Zone] 
b. CAA – Conservation Area Appraisal.  
c. CAMP – Conservation Area Management Plan.  

 
 

Background papers: - See The Committee Report Guide 

 
Lead Contact Officer 
Evie Hayman 
HSHAZ Programme manager  

 

Evie.hayman@breckland.gov.uk   

 
Key Decision:  TBC 

 
Exempt Decision: NO 

 
This report refers to a Discretionary Service  

 
Appendices attached to this report:  
Appendix A – Zoning map 
Appendix B – Swaffham CAA and CAMP  
Appendix C -  Public Realm Masterplan - all documents 
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