
Appendix B 
 
Preferred Sites in Swaffham 
 
Land to the East of Brandon Road and North of the old Redland Tiles Site 
 

POLICY SW1 
Land amounting to approximately 10 hectares is allocated for a residential 
development of 250 dwellings.  A minimum of 0.96 hectares of outdoor sport 
provision and 0.48 hectares of children’s play space will be provided on site along 
with related landscaping and facilities.  Development will be subject to compliance 
with adopted Core Strategy policies and: 

i. provision of  safe access from Brandon Road with highways improvements as 
required; 

ii. retention and enhancement of perimeter hedgerows and trees; 
iii. provision of adequate planting and landscaping on the southern part of the 

eastern boundary 
iv. protection and enhancement of existing right of way to south of the site 
v. provision of pedestrian/cycle links to the right of way and residential 

development to the south 
vi. the layout of the development will have regard to the future potential of land to 

the east of the site including the potential to deliver strategic open space and 
highway links to Watton Road 

vii. the development of the site will be subject of a masterplan agreed with the 
Local Planning Authority prior to the submission of a planning application.   

 
 
Description 
 
This site covers one arable field and a small portion of another.  The site respects 
existing field boundaries in the northern section and historic field boundaries in the 
southern section.  The site forms the whole of submitted site [097]013 and part of the 
submitted site [097]015.  The allocation of the combined sites will improve the 
relationship of the residential development to the south on the former Redland Tiles 
site with the rest of the settlement.    The northern field is contained by existing low-
level hedgerows, the southern field is much larger and the development of the site 
would need to re-establish historic field boundaries by landscaping and planting.  
When the residential development to the south of the site is complete, the site will be 
bordered on three sides by residential development.  To the east of the site are 
arable fields which rise in height above the level of Watton Road (B1077).  The site is 
in close proximity to local schools and is approximately 1.2km from the town centre.  
There is currently a bus service to the town centre and Eco-Tech employment area 
from the road frontage on Brandon Road that runs fours times a day.  This service 
will be improved as a result of Planning Obligation from the Redland Tiles residential 
development.   
 
Constraints 
 
The site has a gentle slope downwards to the south east.  There are few features of 
interest on the site apart from the existing hedgerows on the field boundaries.  Safe 
access can be achieved to the site along Brandon Road.  It is likely that some 
highway improvements will be needed such as a right hand lane turn into the site and 
extension to footpaths on the eastern side of Brandon Road.   
 



In terms of infrastructure, an existing sewer runs under the site.  However, evidence 
from the Outline Water Cycle Study suggests improvements may be necessary to 
deliver the number of dwellings proposed on the site. 
 
The Breckland Landscape Settlement Fringe study identifies the landscape area as 
having a moderate sensitivity to change.  Despite this, development on the site is 
unlikely to have a detrimental impact on the wider landscape as it is surrounded by 
development on three sides. 
 
The hedgerows and trees on the field boundaries should be retained as they provide 
a valuable contribution to the local landscape character.  The site also exhibits some 
good examples of patterned ground, a periglacial feature. 
 
Deliverability 
 
The SHLAA assessed the submitted sites of [097]013 and [097]015 in combination.  
The SHLAA concluded that the combined sites could deliver 466 homes.  Due to the 
necessary water infrastructure to deliver this level of housing the SHLAA estimated 
that delivery would only take place beyond 2019.  From the evidence available, the 
development of 250 homes on the site could be delivered in the short term within the 
current infrastructure capacity. The land is under single ownership and will be 
available for development when required. 
 
Any phasing of the site will be addressed as part of negotiations in the grant of 
planning permission.  This negotiation will also include any provision for the delivery 
of key infrastructure and services, including the provision of open space and 
affordable housing in accordance with the Development Plan.  
 
Land to the North of the Ecotech Centre 
 

POLICY SW2 
Land amounting to approximately 3 hectares is allocated for employment 
development.  The development will provide a mix of B class units1 only.  
Development will be subject to compliance with adopted Core Strategy policies and: 

i. access provided only from the Eco-Tech Employment Area; 
ii. provision of landscape buffer between the development and the A47 trunk road; 
iii. development will not commence until vacant, developable land in the existing 

Eco-Tech centre has been developed. 

 
Description 
 
The site is a small arable field, between the Eco-Tech Employment Area and the A47 
trunk road.  The site is screened by trees and hedges on the western, eastern and 
southern boundaries.  The development of the site would form a natural extension to 
the existing employment area.   The site is approximately 3 hectares in size and will 
contribute to the employment needs for Swaffham identified in the Core Strategy.  
The Eco-Tech employment area is served by a local bus service. 
 
Constraints 
 

                                                
1
 Within Use Classes B1, B2 and B8 of the Town and Country Planning (Use Classes) Order 1987 as 

amended 



The site is of an irregular shape which will limit opportunities for large industrial units.  
Although employment uses are not regarded as noise sensitive developments in 
PPG24, in the interests of amenity a landscape buffer of planting should screen the 
development from the A47 trunk road.   
 
There are currently a number of trees on the southern boundary of the site where the 
only safe point of access is.  Some of these trees will need to be removed in order to 
achieve access.   
 
The only safe point of access is through the existing employment area.  This would 
involve road construction over Council and potentially third party land.  These 
ownership constraints could affect the delivery of the site. However, they are not 
seen as insurmountable.   
 
Deliverability 
 
The site was originally promoted for employment development.  Apart from the 
access issues noted above, the ultimate delivery of the site will be dependant upon 
market conditions.  There are still a number of vacant lots in the existing employment 
area.  It is important to ensure that these lots are developed prior to the release of 
this site for employment land.   
 
The site is well related to the A47 and the location is concluded by the Employment 
Land Review as being attractive to the market. 
 
The land is under single ownership and will be available for development when 
required. 
 
Land to the West of the Eco-Tech Employment Area 
 

POLICY SW3 
Land amounting to approximately 5.8 hectares is allocated for employment 
development.  The development will provide a mix of B class units2 only.  
Development will be subject to compliance with adopted Core Strategy policies and: 

i. access is provided only from the Eco-Tech Employment Area; 
ii. provision of adequate planting and landscaping on exposed boundaries of the 

site 
iii. the layout and design of the site will have regard to the potential of adjoining 

land to the north of the site providing a long term option for employment 
development beyond 2026, 

iv. provision of pedestrian/cycle access from West-Acre Road 
v. investigation and remediation of possible ground contamination 
vi. development will not commence until land allocated by Policy SW2 has been 

developed 

 
 
Description 
 
The site consists of part of a larger arable field to the west of the Eco-Tech 
Employment Area.  The site also covers a smaller field which appears unused. Both 
fields were promoted to the Council for residential development.  However, the 
Council considers that residential development on these sites is unsuitable.  This is 

                                                
2
 Within Use Classes B1, B2 and B8 of the Town and Country Planning (Use Classes) Order 1987 as 

amended 



due to access concerns on to West Acre Road and Bears Lane.  It would also not be 
suitable to access a residential development on the site through the existing 
employment area to the east. 
 
The boundary between the site and the employment area consist of trees, hedges 
and fencing.  The site has hedges on its boundary against West Acre Road and 
Bears Lane.  There are also a number of small  trees and hedging on the boundaries 
of the smaller field within the site. There is no planting or physical boundary to the 
site to the north.  Therefore as part of any development proposal, landscaping and 
planting on the northern boundary would be required.  However, the landscaping 
should not sterilise the potential for future expansion of the employment area to the 
north of the site.  To the north and west of the site are arable fields.  To the south of 
the site beyond Bears Lane is the dismantled railway line which provides a physical 
buffer to the residential estates to the south.  
 
The development of the site would form an extension to the existing employment 
area. The site is approximately 5.8 hectares in size and will contribute to the 
employment needs for Swaffham identified in the Core Strategy.  The Eco-Tech 
employment area is served by a local and a regional bus service. 
 
Constraints 
 
The Breckland Landscape Character Assessment states that the land in this area , 
between the north of the town and the A47 has lower sensitivity to change than the 
rest of the character area due to the urbanising influence of adjacent employment 
areas.   Therefore with appropriate screening to the north, impact on the landscape 
will be minimal.  There are a number of trees on the site and on the boundary. Some 
of these may have to be removed to achieve access to the site. However,  any 
mature or valuable trees should be maintained.   
 
The Outline Water Cycle Study identifies that there is a lack of strategic sewer 
provision in this part of the town.  This could be a constraint to the type of industry 
that could be developed on the site.     
 
It is likely that safe access to the site can be achieved through the Eco-Tech 
employment area over Council owned land.  Access would need to be restricted on 
to West Acre Road as this road would unsuitable for the level of traffic generated 
from this development.   
 
 
Deliverability 
 
The site was originally promoted for residential development.  However, this use is 
not acceptable for this site.   The ultimate delivery of the site will be dependant upon 
market conditions.  In order to ensure the unnecessary early loss of undeveloped 
land, development will not commence on this site until the land allocated for 
employment under Policy SW2 is developed.  If there are material reasons why 
development cannot take place on SW2 first, development on this site will be 
considered for early release. 
 
Part of the site is on a potentially backfilled quarry.  Before planning permission can 
be granted a desk study and full site investigation including gas monitoring will be 
needed.  
The site is well related to the A47 and the location is concluded by the Employment 
Land Review as being attractive to the market. 



 
 
 
 
 
REASONABLE ALTERNATIVE OPTIONS 
 
ALTERNATIVE OPTION SW4:  Residential Allocation of Land to the West of 
Brandon Road. 
 
Description/Capacity 
 
The site consists of a singular arable field that is part of the previously submitted site 
[097]008.  The site is approximately 11 hectares and is capable of delivering slightly 
over the 250 homes requirement for Swaffham if an average density of 30 dwellings 
per hectare is applied.  The site is fairly well screened from the wider landscape due 
to hedgerows and tree belts.  To the east of the site beyond Brandon Road lies the 
Redland Tiles residential development.  To the north is a residential estate.  To the 
south and west are small arable fields.  There is a small area of plantation woodland 
to the south of the site.  It is likely that safe access can be achieved from the 
roundabout planned for the adjacent development to the east. 
 
Reasons why the site is not a preferred choice 
 
The development of the site would further extend the town to the south.  As such the 
distance to the town’s services and facilities is not preferable.  For example the town 
centre is further than 2km from some parts of the site.  The landscape has a 
moderate/high sensitivity to change and is part of the wider Brecks landscape 
character.  It is likely that a new trunk sewer would be required to serve the site as 
there is no strategic sewer provision in this area of the town.   
 
ALTERNATIVE OPTION SW5:  Residential Allocation of Land to the South East 
of Cley Road. 
 
Description/Capacity  
 
The site consists of a singular arable field that is part of the previously submitted site 
[097]008.  The site is approximately 9.4 hectares and is capable of delivering the 250 
homes requirement for Swaffham if an average density of 30 dwellings per hectare is 
applied.  To the north and west, the site is bordered by Cley Road, beyond which are 
large arable fields and associated farm buildings.  To the east of the site is a 
residential estate which creates an open and hard edge to the settlement.  To the 
south are more arable fields.  To the south, west and north the site is bounded by 
hedgerows and trees and is therefore fairly screened from the wider landscape.  Safe 
access to the site could be achieved from Cley Road. 
 
Reasons why the site is not a preferred choice 
 
The development of the site would further extend the town to the south.  As such the 
distance to the town’s services and facilities is not preferable.  The town centre is 
further than 2km from parts of the site and access to the town’s schools is poor.  The 
landscape has a moderate/high sensitivity to change and is part of the wider Brecks 
landscape character.  It is likely that a new trunk sewer would be required to serve 
the site as there is no strategic sewer provision in this area of the town.   
 



 
 
 
 
ALTERNATIVE OPTION SW6:  Residential Allocation of Land to the North of 
Beachemwell Road.   
 
Description/Capacity 
 
The site consists of two arable fields.  The field to the east has an existing dwelling in 
the centre of it.  The alternative option comprises of the entire submitted site 
[097]009 and a portion of [097]017.   The site in total is approximately 9.27 hectares 
and can accommodate 250 dwellings at a average density of 32 dwellings per 
hectare. The land slopes slightly down to the east, but the majority of the site is fairly 
flat.  To the east of the site are low density residential areas.  To the south east is the 
low density development of Strattons Farm. To the north of the site is Shoemakers 
Lane which is an un-adopted track beyond which are allotments and the Swaffham 
Town Football Ground.  To the west and south west are arable fields.  As such the 
site extends into the open countryside.  Access could be achieved on to 
Beachamwell Road.  Vehicular access would have to be restricted onto Shoemakers 
Lane as this track is unsuitable for any increase in traffic.   
 
 
Reasons why the site is not a preferred choice 
 
The development of the site would have an unacceptable impact on the character of 
the landscape and form an unnatural extension to the town.   The Breckland 
Settlement Fringe Landscape Assessment judges the character area to have 
moderate-high sensitivity to change.  It considers there to be limited potential for 
expansion to the settlement in this character area.  Due to the sloping nature of the 
landscape any development would be very intrusive and difficult to screen and 
produce integrated edges to the settlement.   
 
The Outline Water Cycle Study identifies that there is a lack of strategic sewer 
provision in the west of the town and as such recommends that development in this 
area is less favourable.   
 
Although there is adequate frontage on to Beachamwell Road, the Highways 
Authority raise concerns about the capacity of the road to take further traffic.   There 
is also no pedestrian links to the site from Beachamwell Road. 
 
There is a gas pipeline through the centre of the site that could constrain 
development. 
 
ALTERNATIVE OPTION SW7:  Residential Allocation of Land to the South of 
Lynn Road. 
 
Description/Capacity 
 
The site consists of a part of an arable field and disused allotments.   The sites were 
originally submitted to the Council as two separate sites, part of [097]028 and 
[097]031.  The site is approximately 9.49 hectares and is capable of delivering 250 
houses at an average density of 30 dwellings per hectare.  To the west of the site is 
the remainder of a large arable field beyond which is plantation woodland.  To the 
east of the site is a low density residential area on the edge of Swaffham.  The north 



the site is bordered by Lynn Road, beyond which are some industrial units and a new 
residential estate.  The disused allotments are bordered by hedgerows and are 
separated from the rest of the site by a public right of way known as Shouldham 
Lane.  At the north eastern tip of the disused allotments, Shouldham Lane becomes 
an un-adopted track used for vehicular access to the old allotments and residential 
properties.  Shouldham Lane would not be suitable as an access to this 
development.  The site can be safely accessed from Lynn Road. The site slopes 
considerably upwards to the east. 
 
Reasons why the site is not a preferred choice 
 
The Breckland Settlement Fringe Landscape Assessment judges the character area 
to have moderate-high sensitivity to change.  It considers there to be limited potential 
for expansion to the settlement in this character area.   The sloping nature of the site 
would mean development would be very prominent on the landscape and it would 
difficult to create a integrated edge to the settlement.  The development could also 
obscure some long views to the church from the west of the town.  
 
The Outline Water Cycle Study identifies that there is a lack of strategic sewer 
provision in the west of the town and as such recommends that development in this 
area is less favourable.   
 
There is a gas pipeline through the centre of the site that could constrain 
development. 
 
ALTERNATIVE OPTION SW8: Residential Allocation of Land to the west of Cley 
Road. 
 
Description/Capacity 
 
The site is one large arable field to the west of Cley Road on the western side of 
Swaffham.  The site is approximately 12.6 hectares in size and is capable of 
delivering 334 homes at 30 dwellings per hectare or 250 homes at 22 dwellings per 
hectare, which would be more in character with the residential estate to the east of 
the site. To the west of the site are arable fields and to the north of the site is the low 
density residential development on Stratton’s Farm.  The entire site is bounded by 
hedges.  The site can be easily accessed from Cley Road. 
 
Reasons why the site is not a preferred choice 
 
The Breckland Settlement Fringe Landscape Assessment judges the character area 
to have moderate-high sensitivity to change.  It considers there to be limited potential 
for expansion to the settlement in this character area. The existing edge of the 
settlement has a fairly low impact on the landscape and it could be difficult to create 
a new edge that has a low impact due to the landform. As such the development of 
the site, even at a low density would form an unnatural extension to the town in an 
exposed location.   
 
The Outline Water Cycle Study identifies that there is a lack of strategic sewer 
provision in the west of the town and as such recommends that development in this 
area is less favourable.   
 
There is a gas pipeline through the centre of the site that could constrain 
development. 
 



 
 
 
 
ALTERNATIVE OPTION SW9: Residential Allocation of Land to the East of New 
Sporle Road. 
 
Description/Capacity 
 
This site consists of two arable fields and disused allotments on the north eastern 
edge of the town.  The site comprises of an amalgamation of the previously 
submitted sites,  [097]010, [097]016 and [097]032.  The site is approximately 11.6 
hectares but not all of this could be developed as an appropriate noise buffer would 
be needed between the development and the A47.  Despite this the site has capacity 
for 250 dwellings.  
 
The site is in multiple ownership, but all three components of the site could be 
developed independently as they all have access onto New Sporle Road.  Hedging 
currently separates the three sites.  To the north and east of the site is the A47 trunk 
road.  To the west is a residential estate and to the south are individual residential 
properties that exhibit a more rural character.   
 
Reasons why the site is not a preferred choice 
 
Although the site has good access to the employment area and supermarket, it is 
over 1km from the town centre and 2km from local schools.   
 
There are concerns that New Sporle Road could not acceptably take further traffic 
generated from development in this area.  There are particular concerns about the 
junction of New Sporle Road and Castle Acre Road.  It is likely that significant 
improvements would need to be made in order to accommodate development on the 
site.  At present it is not certain whether these improvements are achievable.   
 
Although the quality of the landscape in this location is detracted by the A47, the 
development of this site would not have an impact on the wider landscape around 
Swaffham, the local surroundings, particularly to the south exhibit a more rural 
character and would be sensitive to the encroachment of more high density 
residential development.  The land this site occupies creates an important 
undeveloped separation between the edge of the town and the trunk road.  
 
There could be noise issues emanating from the A47 and an adequate noise bunding 
would be necessary to protect the amenity of new residents.    
 
The Breckland SFRA has identified previous instances of sewer flooding in the area 
of this site. 
 
ALTERNATIVE OPTION SW10: Residential Allocation of Land to the North of 
Norwich Road. 
 
Description/Capacity 
 
The site consists of an arable field and an ex-farm machinery repairs workshop. The 
site comprises of an amalgamation of the previously submitted sites [097]004 and 
[097]012.  The site is approximately 7 hectares in size and could accommodate 
approximately 170 dwellings.   The site is separated from the residential estate to the 



north by mature trees and a public right of way.  To the east the site is bordered by 
the dismantled railway line which creates an integrated edge to the settlement.  To 
the south are arable fields and to the west is a large residential property and 
gardens.  The site has access on to Norwich Road. 
 
 
Reasons why the site is not a preferred choice 
 
The site is poorly related to the existing settlement and is separated by low density 
and historic buildings from the main built up area.  The site forms part of a key 
gateway to Swaffham which has a more rural/historic character than other gateways 
and as such is more inherently sensitive to development.   The site would therefore 
not create a natural extension to the town.    
 
Although safe access could be achieved there is a lack of footpath provision on the 
north side of Norwich Road. 
 
ALTERNATIVE OPTION SW11:  Residential Allocation of Land to the South of 
Norwich Road 
 
Description/Capacity 
 
The site is made up of three fields currently used for sheep grazing.  The site is 
approximately 9.1 hectares and is capable of delivering 250 homes at approximately 
32 dwellings per hectare.  To the north of the site is Norwich Road beyond which is a 
large house in large gardens and arable fields.  To the east of the site are arable 
fields to the south of the site is a listed residential building and arable fields.  To the 
west of the site are two low density residential developments.  The site is bordered 
mainly by low level hedgerows and is gently undulating in character and provides 
attractive views.    A right of way runs north to south through the middle of the site. 
Access can be achieved on to Norwich Road. 
 
Reasons why the site is not a preferred choice 
 
The site consists of three attractive undulating fields in a semi-rural character 
landscape.  The surroundings have an undeveloped character with the only 
development in the area being very low density (10-15 dph).  As such development 
on this site would form an unnatural extension to the town and be out of character 
with the surroundings.  
 
There is a Grade II listed building to the south of the site.  Development has the 
potential to impact upon the setting of this listed building. 
 
 
ALTERNATIVE OPTION SW12: Residential Allocation of Land to the south of 
North Pickenham Road. 
 
Description/Capacity 
 
The site is a single arable field on the east side of Swaffham.  The site is 
approximately 3.96 hectares and is capable of delivering approximately 110 
dwellings at 30 dwellings per hectare.  To the east of the site is a listed building and 
gardens.  To the north is low density residential estate and to the south is an arable 
field.  To the south west of the site is a medium density residential development that 



creates a hard open edge to the settlement.  The site has access on to the North 
Pickenham Road.  The majority of the site is bounded by hedgerows.  
 
 
 
Reasons why the site is not a preferred choice 
 
The site is at a key gateway into the town which has a fairly historic/rural character 
given the two listed buildings in the vicinity.  The site is fairly exposed and has a poor 
relationship with the more developed areas of the town.  Therefore development on 
this site could have a detrimental impact on the key gateway in to the town and has 
the potential to negatively impact on the setting of the adjacent listed building to the 
east.  Footpath provision would need to be improved to the site.  
 
ALTERNTIVE OPTION SW13: Employment Allocation of Land to the North of 
the A47. 
 
Description/Capacity 
 
The site is currently partially occupied by a seed merchant.  The remainder of the site 
is heavily wooded.  The site is approximately 3.4 hectares in size and could help 
meet the employment land needs of Swaffham.  To the east of the site is a 
permanent gypsy and traveller site.  To the south of the site is the A47.  To the north 
of the site is woodland and to the west of the site is an arable field. 
 
Reasons why the site is not a preferred choice 
 
Whilst the site has good access to the A47, its relationship with existing employment 
areas and the rest of the town is poor given the separation caused by the A47.  
Although the site has an existing employment use, any extension of that use would 
likely involve the loss of significant amount of trees. 
 
 
 


