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1. Introduction 

1.1 Preamble 
1.1.1 This note has been prepared for Muller Property Group to provide a site access appraisal in 

relation to a potential mixed-use development (residential, care home and commercial) on Land 
off West Acre Road in Swaffham, Norfolk. 

1.1.2 The site is located to the west of an established employment / commercial area and benefits (in 
part) from an allocation (SW3) within the current Local Plan for employment use.  

1.1.3 This work has been undertaken as a desktop study based on OS mapping and information 
available in the public domain.  

2. Existing Conditions 

2.1 Local Highway Network 
West Acre Road 

2.1.1 In the site vicinity, West Acre Road runs north to south, is subject to the National Speed Limit 
speed limit and is a two-way single-track road with an approximate width of c.4.5m. No footways 
are present on either side of the road.  

2.1.2 West Acre Road connects with Bear’s Lane to the south, where the speed limit reduces to 30mph. 
To the south of Bear’s Lane, West Acre Road crosses a former railway track via a bridge structure 
which provides c.6.5 width (although this includes the walls on either side). To the south of the 
bridge, West Acre Road becomes a two-way single carriageway providing one lane in each 
direction with a carriageway width of c.5.0m-c.5.5m and serves the adjacent residential areas. 
This section of the route provides c.2m wide footways on both sides of the road and benefits from 
the presence of street lighting. 

2.1.3 As shown in Figure 2.1, West Acre Road forms part of the adopted highway network. 
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Figure 2.1 : Adopted Highway Network (source: NCC online mapping) 

 
 

2.1.4 At the time of preparing this note, the formal extent of adopted highway plan has been ordered 
from Norfolk County Council (NCC) but has yet to be received. 

Bear’s Lane 

2.1.5 In the site vicinity, Bear’s Lane runs east to west and is a two-way single-track road with an 
approximate width of c.4m. No footways are present on either side of the road and as shown in 
Figure 2.1, it is identified as a Public Right of Way (Swaffham Restricted Byway 15) providing 
access to some agricultural units and residential properties. To the east, Bear’s Lane connects 
with Castle Acre Road. 

Turbine Way and Brocks Road 

2.1.6 Turbine Way runs to the east of the existing commercial / employment units that bound the site to 
the east. As shown in Figure 2.1, Turbine Way and Brock’s Road are unadopted and both are 
covered by a single land title (NK89264), as shown in Figure 2.2. 

Figure 2.2 : Land Title NK89264 
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2.1.7 The unadopted roads both provide carriageway widths of c.7.3m and c.2m wide footways are 

provided on both side of the roads which benefit from the presence of street lighting.  

2.1.8 Based on the preliminary appraisal undertaken by Cerda Planning, it is understood that these 
roads are within the control/ownership of Breckland Council. However, this would need to be 
confirmed to provide further clarity with regards to ownership and current access rights. 

3. Planning History 
3.1.1 Based on an initial review of the planning portal, there is no detailed planning application history 

on the site. 

3.1.2 The site has been considered for development by the Council as part of its evidence base to 
support the adopted local plan and benefits (in part) from an allocation (SW3) within the current 
Local Plan for employment use.  

4. Site Access 

4.1 Introduction 
4.1.1 Three site access options have been prepared.  The first is via West Acre Road and the second/ 

third utilise the unadopted roads to the east of the site that currently serve the existing commercial 
/ employment units off Turbine Way.  

4.2 West Acre Road  
4.2.1 As referred to in Section 2, access from West Acre Road only provides a c.6.4m width (includes 

the walls on either side) which is unsuitable for upgrading to include a suitable carriageway width 
and a 2m footway.  To achieve the required width, the bridge would need to be widened or a 
separate footway/ bridge provided.  

4.2.2 Figure 4.1 shows the minimum width required to provide a two-way carriageway and a single 2m 
wide footway. The full initial design is provided in drawing no. J32-6072-PS-001 Rev A attached 
in Appendix A. 

4.2.3 It should be noted that the access is based on a 5m wide carriageway and a single 2m footway, 
which would be sufficient for residential traffic.  Certain uses may be limited from the access on 
the basis that West Acre Road along its length is only a maximum of 5.5m wide.    
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Figure 4.1 : Access Option – West Acre Road  

 
 

4.2.4 As shown in Figure 4.1, land titles NK396859 and NK34088 would be impacted by the proposed 
access. As such, further information regarding the ownership of the above titles adjacent to West 
Acre Road would be required for this option. 

4.3 Turbine Way 
Option 1 

4.3.1 Access Option 1 is shown in Figure 4.2. The full initial design is provided in drawing no. J32-6072-
PS-001 Rev A attached in Appendix A. 
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Figure 4.2 : Access Option 1 - Turbine Way  

 
 
 

4.3.2 This option provides access to the site by extending an existing access road that currently serves 
the Avena Group and Saxon Agriculture employment units off Turbine Way. The proposed access 
provides 7.3m carriageway width and 2m wide footways on both sides of the road. 

4.3.3 As shown in Figure 4.2, land titles NK130226 and NK89264 would be impacted by the proposed 
access. As such, further information regarding the ownership of the above titles and access rights 
of Turbine Way would be required for this option. 

Option 2 

4.3.4 Access Option 2 is shown in Figure 4.3. The full initial design is provided in drawing no. J32-6072-
PS-001 Rev A attached in Appendix A. 
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Figure 4.3 : Access Option 2 - Turbine Way  

 
 

4.3.5 This option provides access to the site by extending an existing access road that runs to the south 
of the Strident site off Turbine Way. The proposed access provides 7.3m carriageway width and 
2m wide footways on both sides of the road. 

4.3.6 As shown in Figure 4.3, land titles NK89264, NK373656, NK385597, NK476845 and NK456755 
could be impacted by the proposed access. This access option results in narrow corridor where 
the back of footway overruns the adjacent land titles in places and leaves no space to 
accommodate level differences. As such, the land to the north and south would also likely be 
required here to accommodate the access. 

4.3.7 Based on the above, further information reading the ownership of the above titles and access 
rights of Turbine Way would be required for this option. 

Option 1 and Option 2 Combined  

4.3.8 Subject to commercial discussions with landowners, there is potential to provide both access 
options which can be connected via a spine road through the site. This spine road could be used 
as a bus route at the later phases of the site are developed, if required.  

4.4 Further Considerations 
4.4.1 It is understood that the site is being considered for a mixed-use development including a care 

home, residential development, and commercial development.  
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4.4.2 From a highways perspective the mix of commercial and residential uses is normally avoided due 
to the vehicle mix and different infrastructure requirements. A residential road in this location would 
only require a 5.5m carriageway whereas a commercial development would require a 7.3m 
carriageway.  

4.4.3 This mix of uses would be acceptable if a new local distributor style road was constructed to 
access the site with the commercial and residential elements accessed from individual access 
points on that road; however, the new site access is through an existing commercial area.  

4.4.4 There is some existing precedent in the area from Iceni House Care Home that may support the 
care home use within an industrial area, however based on the initial review, residential 
development at this location may not be acceptable to Highways without access from West Acre 
Road. 

4.4.5 Given the mix of proposed uses, further consideration will need to be given as to whether these 
uses can be provided off a single access point.  

5. Sustainable Accessibility 
5.1.1 From a sustainable accessibility perspective, the site can be accessed by walking and cycling, 

particularly from the east, and would therefore be in accordance with local and national policy and 
local planning policy. Bus services available to the east of the site operate at times that would 
provide the opportunity for staff, residents and visitors of the proposed development to travel by 
public transport. 

5.1.2 Existing bus stops are located c.400m away from the site boundary, therefore additional bus stops 
may need to be provided closer to the site. As the site is developed towards the northwest corner, 
it is possible that a bus service diversion will be required to bring buses within the site.  

5.1.3 The lack of pedestrian and cycle provision along West Acre Road to the west of the site is a 
constraint. 

6. Key Considerations 
6.1.1 To deliver a site access via West Acre Road, the existing bridge would need to be widened to 

facilitate a two-way carriageway and footway.  The widening would require the use of a minimum 
of two separate land titles outside of the adopted highway.  

6.1.2 Site access designed to an appropriate standard can be provided off Turbine Way. However 
proposed options will require further information regarding the ownership of affected land titles 
and the access rights on Turbine Way.  
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6.1.3 The site can be accessed by walking and cycling particularly from the east and would therefore 
be in accordance with local and national policy and local planning policy. 

6.1.4 Acceptable distances to bus stops will be exceeded and in earlier phases additional bus stops 
may be required on Turbine Way. As the site is built out further it may be possible for a bus service 
diversion through the site, if the two access option is achieved.  

6.1.5 Given the mix of proposed uses, further consideration will need to be given as to whether these 
uses can be provided off a single access point and to the geometry of the internal highway layout 
to accommodate a mix of uses.  

6.1.6 Based on this  initial review, residential development (other than a care home) in this location may 
not be accepted by NCC Highways without an access from West Acre Road. 
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APPENDIX A  Site Access Options 
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drawing title:
preliminary site access review

drawing number:
J32-6702-PS-001

1. this drawing is to be read in conjunction with all

other relevant drawings, any discrepancies,

errors or omissions to be brought to the attention

of overseeing organisation.

2. all dimensions to be checked before 

commencement of work on site.

3. all dimensions in metres unless otherwise

stated.

4. the  design is subject to approval of norfolk

county council.

5. drawing based on os mapping.
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