
Appendix D – Proposals for Swanton Morley  
 
Preferred Sites 
 
Land at Gooseberry Hill 
 

Policy SM1: Land at Gooseberry Hill 
 
Land amounting to 1.69 hectares is allocated for residential development of 35 
dwellings (average density 22 dwellings per hectare).  A minimum of 0.06 
hectares of children’s play space will be provided on site along with related 
landscaping.  Development will be subject to compliance with adopted Core 
Strategy policies and: 
i. Provision of safe access onto Gooseberry Hill; 
ii. Retention and enhancement of perimeter hedgerow and trees; and 
iii. The layout and design of the site will provide an appropriate response 

to the linear dynamic of the established pattern of development on 
Gooseberry Hill and in particular the setting of Kesmark House.  

 
The precise provision of open space shall be considered having regard to the 
proximity of the site to the Gooseberry Hill play area.  The Council will consider 
flexibility of open space provision where this would result in qualitative and 
quantitative benefits to the community.  

 
Description 
 
The site consists of part of a small pasture field in the centre of the village.   The site 
comprises the southern extent of previous site reference (098)006.   The existing use 
of the site is for paddocks / pasture and the proposed allocation abuts the current 
settlement boundary at Manns Lane and Gooseberry Hill.  The site lies within 800m 
of Swanton Morley Primary School, and approximately 400m from a bus stop.  The 
site has good footway links to the majority of village facilities, in particular the village 
shop, butchers and a public house.  The site is also proximate to the village hall and 
opposite a high quality play area on Gooseberry Hill.  
 
The identified area for potential allocation is largely flat however the site levels are 
higher than the highway at Gooseberry Hill at the northern end of the site.  At present 
there is fencing and some thin hedging along the Gooseberry Hill frontage.  
Development of the site would need to enhance boundary treatments along 
Gooseberry Hill as well as protecting and enhancing the established hedgerows and 
trees which bound the site with properties on Manns Lane and the field to the north 
between the site and the Village Hall.   
 
Gooseberry Hill is a linear highway connecting Greengate and extensive modern 
development with the historic core at Town Street and the old village green.  
Gooseberry Hill has a number of older properties, including the Grade 2 listed 
Kesmark House.  The site is capable of accommodating  development which reflects 
the character and grain of the locality. The layout and design of the development will 
be key to the successful development of this site, where there will be an emphasis on 
low density and detached development.  In this regard the development will need to 
provide a response to the linear dynamic of the established pattern of development 
along Gooseberry Hill.    
 
 
  



 
Constraints 
The preferred site benefits from very few physical or environmental constraints.  It is 
noted that the site occupies part of an important link between Greengate and the 
historic core of the village.  As stated above and in the policy, the proximity of historic 
buildings, whilst not an insurmountable constraint, is nonetheless an important factor 
which will influence the design and layout of this site.   The northern part of the site is 
higher than the road levels and detailed site design will have to give regard to this 
aspect.   
 
Deliverability  
The site has been promoted for residential development and is in single ownership.  
As such it is likely to be available for development when required.  The SHLAA 
assessed wider site (098)006 and determined that the wider site could deliver 115 
dwellings in the period 2009-2014.  Therefore it is considered that the part of the site 
put forward as the proposed allocation can deliver 35 homes by 2014.    
 
Land to the West of Manns Lane 
 

Policy SM2:   Land to the West of Manns Lane  
 
Land amounting to 0.6 hectares is allocated for residential development of 15 
dwellings (average density 22 dwellings per hectare).  Development will be 
subject to compliance with adopted Core Strategy policies and: 
i. Provision of safe access onto Manns Lane with highways improvements 

as required;  
ii. Retention and enhancement of perimeter hedgerows and trees; and 
iii. Provision of pedestrian footway along the Manns Lane frontage of the 

site; and  
iv. New structural landscaping is provided on the north and east  

boundaries of the site to minimise the impact of the new settlement 
edge formed by the development.  

  
In considering the provision of a pedestrian footway along the Manns Lane 
frontage of the site, the Council will have regard to the potential of this 
allocation to contribute to a comprehensive improvement of pedestrian and 
cycle linkages to the Primary School and Village Hall. 
 

 
Description/Capacity 
The preferred site comprises part of wider site (098)012 and in particular the site 
frontage along Manns Lane.  The scale of the site reflects the balance of provision 
between the site and site SM1 on Gooseberry Hill.  The existing use of the site is 
arable agriculture and the site abuts the settlement boundary at Manns Lane.  The 
site is 300m from the Primary School, adjacent to the village hall and some 700m 
from other village facilities located at Town Street.  There is currently a footpath link 
along Manns Lane to the school and into Greengate but this could benefit from being 
upgraded to provide a safer link from the village to the Village Hall and Primary 
School.   The preferred site provides a key opportunity to enhance this link.  
 
The identified area for potential allocation is flat and site levels are not dissimilar to 
adjacent development along Manns Lane.  The allocation would extend the built form 
of the village in a linear approach along Manns Lane to a point parallel with the 
Village Hall.  The presence of the Village Hall and street lighting along Manns Lane 
provides a semi-developed feel to this part of the village.  The site would have a 



reasonable relationship to existing development however, by extending the built form 
into a relatively open landscape new structural landscaping will be required, 
particularly when the site is approached from the Primary School and partially viewed 
from Greengate.    
 
Constraints 
The preferred site has very few constraints.  The Highways Authority have 
commented that whilst improvements would be needed to Manns Lane, it should be 
possible to provide adequate access to the site.   It is not considered that the cost of 
these improvements will adversely affect the viability of the site.   The site is in a 
landscape which is of moderate-high sensitivity.  However, established hedgerows 
screen the site to the south and west and the policy makes provision for structural 
landscaping along the site boundary.  
 
Deliverability  
The site was not assessed through the SHLAA process after only being presented for 
the Additional Sites consultation in Spring 2009 as site (098)012.  The site is 
however presented as being in single ownership and is likely to be available for 
development when required.  There is no evidence to demonstrate that the site is 
undeliverable and as such it will be delivered in the period 2009-14.  
 
REASONABLE ALTERNATIVE OPTIONS 
 
ALTERNATIVE OPTION SM3: Residential Allocation of Land to the East of 
Manns Lane 
 
Description/Capacity 
 
This site consists of an arable field of approximately 2.11 hectares. The site was 
initially proposed, as part of the wider site [098]006. Alternative Option SM3 is 
capable of accommodating all of Swanton Morley’s housing allocation of 50 dwellings 
and is located to the north of preferred option SM1. The site is adjacent to the village 
hall and playing field, and is close to the core of the village. SM3 has road frontage 
onto Manns lane, whilst there is low density residential dwellings to the west along 
Manns Lane.  
 
Reasons why the site is not a preferred option 
 
This site is separated from the wider site [098]006 by a prominent hedge boundary, 
which creates an enclosed area and has a distinct feeling of separation from the rest 
of the village and the preferred option SM1. The site is stated as having a moderate 
sensitivity to development.  The SHLAA assessed this site as part of the wider site 
[098]006 as being deliverable/developable for residential development, however it 
does state that minor improvements would be needed to Manns Lane if this was to 
be used as the main access. The highways authority has reiterated these comments, 
stating that improvements would also be needed to the pedestrian and cycle access. 
Whilst this site is close to the school and a bus stop, it is distant from the doctor’s 
surgery.  
 
 
ALTERNATIVE OPTION SM4: Residential Allocation of Land to the South of 
Rectory Road  
 
Description/Capacity 
 



SM4 forms part of a larger arable field, which was previously referred to as site 
[098]007. The site is approximately 2.4 hectares in size and located to the north of 
the village. This site is capable of accommodating 57 houses. SM4 has frontage onto 
both Rectory Road and Harkers Lane. This site slopes down from Hoe Road East in 
a south easterly direction towards Harkers Lane. The site is well screened to the 
south of the site, with views across to the church in a north easterly direction. 
 
Reasons why the site is not a preferred option 
 
This site is located in an area of moderate to high sensitivity, with the landscape 
character assessment stating that this northern section of the village, would be more 
sensitive to change, than either of the preferred options sites. The site is screened to 
the south by mature hedgerows, however there are open views across the remainder 
of the arable field.   The site rises and the eastern half of the site would be prominent 
in the landscape of the Wensum valley, affecting the setting of the Grade 1 listed 
Church of All Saints.   
 
The major constraint to the development of this land for residential use is due to 
access. The highways authority states that neither Harkers Lane or Hoe Road East 
would be suitable for the increased vehicular movement that residential development 
on this site would generate.   Access could be achieved from Rectory Road but 
improvements would be required, together with footpath upgrades into Town Street.   
 
Additionally, the site adjoins a small commercial area adjacent to the Mill House.  
One of the operations on the site is a steel cladding business which is classified as a 
B2 general industry in terms of land-use planning.  The site is within the settlement 
boundary and could be redeveloped but alternatively it could accommodate an 
alternative and similar commercial use.  Information is still awaited from the Council’s 
Environmental Health team on the acceptability of residential development in close 
proximity to the noise arising from the steel cladding business.    
 
ALTERNATIVE OPTION SM5: Residential Allocation of Land to the South East 
of Dereham Road 
 
Description/Capacity 
 
Site SM5 is located to the south of the village, with road frontage onto both Dereham 
Road and Tuddenham Road. This site initially formed the south west section of site 
[098]009 and is approximately 3.1 hectares in size. If developed to its full extent, site 
SM5 would be capable of delivering 74 dwellings, which is greater than Swanton 
Morley’s overall housing allocation. To the north east and north west of this site is 
residential development and the doctors surgery, however to the south of the site is 
arable land. This site is screened by mature trees and hedgerow to the south of the 
site, however there is an open edge with no screening to the north, which looks 
across towards Lincoln House nursing home. 
 
Reasons why the site is not a  preferred option 
 
Whilst this site is close to the doctor’s surgery, it is distant from the majority of the 
key services in the village, which are located to the north of the village. The school is 
located approximately 1.7km from the site, however the nearest bus stop is within 
500m. In contrast both of the preferred options are close to the villages facilities. 
When the SHLAA assessed this site, it looked at the entirety of the original site 
[098]009, and suggested that only a section to the north-west would be viable fro 
housing, with the rest of it being unsuitable/unachievable due to access issues, 



primarily with Woodgate Road.  These issues have also been raised in regard to this 
site by the Highways Authority.  To achieve safe access to the site, work would need 
to be done to the alignment of the Dereham Road and Tuddenham Road.  
 
The landscape character assessment determined site SM5, to be situated within a 
moderately sensitive environment, and located on one of the key gateways into 
Swanton Morley. This is characterised hedgerow vegetation and mature trees, which 
would be highly sensitive to development and should be maintained. 
 
ALTERNATIVE OPTION SM6: Residential Allocation of Land to the North West 
of Greengate. 
 
Description/Capacity 
 
This site is located to the west of the village, in close proximity to the majority of 
residential development, within the core of the village. Originally this site formed part 
of the wider site [098]015, and has an area of 1.9 hectares. The current use of SM6 
is arable, for which it has an agricultural land grade of 3.  Site SM6 would be capable 
of accommodating 45 dwellings, with the inclusion of on-site open space. Access to 
this site would be from Greengate, however it would need to utilise third party land. 
Whilst this site initially formed part of [098]015, there is structured vegetation 
including mature trees and hedgerow, which would help to screen the development 
to the north.  
 
Reasons why the site is not the preferred option 
 
Site SM6 is situated within 800m of Swanton Morley primary school and within 1km 
of the doctor’s surgery, whilst the nearest bus stop is 600m away on Greengate.  
However, development of this site would be a further extension onto greenfield land, 
which has a distinct rural character. The current structured vegetation allows for 
filtered views across the arable land, and would be sensitive to change. This site 
does not have direct road frontage, like the preferred options SM1 and SM2, and 
whilst the highways authority state that access could be obtained from Greengate, 
this would involve the use of third party land.  
 
ALTERNATIVE OPTION SM7: Residential Allocation of Land between Primary 
School and Village Hall 
 
Description / capacity 
 
The site forms part of a large, flat arable field, which was represented as part of wider 
site (098)015.  The site is approximately 1.5 hectares and is located to the north of 
the village on land between the Village Hall and Primary School.  The site is capable 
of accommodating 40 houses.  Site SM7 has a frontage along the south side of 
Manns Lane.  From Manns Lane there are filtered views across the landscape 
towards Greengate and the wider arable field is enclosed by established hedgerows 
containing mature native tree specimens.  Development of the site would require 
structural landscaping along the southern boundary to shield the impact of the 
development when partially viewed from openings along Greengate.   A significant 
factor for including this site as a reasonable alternative is the opportunity of this site 
to bring the Primary School and Village Hall within the wider built form of the village 
and thereby reduce the relative remoteness of these two key facilities.  Additionally,  
this presents a further opportunity to enhance pedestrian and cycle links from the 
village to the school.  
 



Reasons why the site is not the preferred option  
 
The site would result in a significant extension of the built form of the village along a 
lane which has a rural character, particularly between the Village hall and Primary 
School.  Whilst there are benefits from the development in terms of improving the 
links, there is nonetheless a concern that such a lengthy linear form of development 
would result in undesirable ribbon development.  Additionally, parts of the site would 
be some distance from a bus stop and other village facilities such as the Doctors and 
the cluster of services around Town Street.  Access to the site would be from Manns 
Lane which the Highways Authority has indicated would require improving to 
accommodate development on this site.  
 
 
 
 
 


