Watton friends — this is a positive alternative to the most controversial housing proposal next to Wayland
Wood.

If we must accept that Watton needs new homes. The real issue is where they go and what Watton gets in
return.

Our proposal: WP1 (Watton Prime 1)

Move the main strategic housing away from the edge of Wayland Wood and deliver it as one coherent
West/South extension called WP1.

The essential enabler: a Southern/Western Relief Road
A new relief road:

o starting near the A1075 / Wayland Fields side

o looping around the south/west of Watton

* connecting towards Brandon Road on the open side of Cranswick

This must be required infrastructure with clear delivery triggers — not a vague aspiration.
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Why this is better for residents

Protects Wayland Wood from long-term edge pressures
One masterplan instead of scattered big estates

Less disruption across multiple parts of town, consider the disruption now with what appears to be
continual roadworks.

A real chance to cut HGV/through-traffic in the centre
A credible route to High Street pedestrian priority — and potentially a future pedestrian precinct

Stronger conditions for the provision of a health hub, a2 new primary school, usable green space and
proper drainage within WP1

A once-in-a-generation opportunity to lift Watton’s town centre and strengthen our market catchment
with the possibility of attracting major retailers

The honest bit about how sites get chosen such as WAT 3

It’s fair to say that early site choices are often shaped by:

o which landowners promote land
o which sites are easiest to deliver commercially
o which single landholding can offer scale

That can sometimes prioritise developer convenience and land availability over the best long-term shape
of growth for the town.

This isn’t about blaming anyone — it’s about making sure Watton chooses the strongest town-led option.

The key message

WP1 is pro-growth — same ambition, better outcomes.
If we’re going to build at this scale, Watton should secure the full prize:
homes plus the relief road plus a healthier, safer, more investable town centre.

If you support WP1 and a Relief Road-led solution that protects Wayland Wood and improves the High
Street, please comment and share and click on the Breckland Council link saying you support WP1
proposal, which they will be made fully aware of. https://www.breckland.gov.uk/local-plan-25




Watton Town Council Brief Paper
WP1 (Watton Prime 1) Strategic Growth + Southern/Western Relief Road

Draft for initial Town Council endorsement and onward submission to Breckland District Council and Norfolk
County Council.

Date: 7 December 2025

Executive Summary

e This paper sets out a constructive, pro-growth alternative to strategic-scale development
adjacent to Wayland Wood.

e [t proposes WP1 (Watton Prime 1) as Watton’s principal strategic growth location to the
west and south of Thetford Road.

¢ WP1 should be enabled by a required Southern/Western Relief Road linking the
A1075/Wayland Fields side to Brandon Road near Cranswick.

e  WP1 must be self-sufficient, with safeguarded land and contributions for a Health Hub
(subject to NHS commissioning), a new primary school site, integrated SuDS, a local
centre, and strong bus/active travel connections.

e The combined approach represents a once-in-a-generation opportunity to relieve town-
centre congestion and HGV impacts and to create a realistic pathway to High Street
pedestrian-priority measures.

1. Purpose

This paper provides a town-led outline proposal for Watton's future growth following recent information-
sharing discussions. It focuses on the most contested element of current options: proposals for strategic-scale
housing adjacent to Wayland Wood. The intention is to support Watton’s housing ambition while improving the
location, coherence and deliverability of major growth and securing essential enabling infrastructure.

2. The proposal in one sentence

Create WP1 (Watton Prime 1) as Watton’s principal consolidated West/South strategic growth location,
supported by a required Southern/Western Relief Road and a complete on-site infrastructure package—thereby
avoiding strategic development next to Wayland Wood.

3. Key principles

e This is a pro-growth, ‘same ambition, better outcomes’ proposal.



e Strategic growth should be shaped by Watton’s long-term needs rather than the convenience of individual
landholdings.

e A single masterplan offers stronger deliverability and infrastructure leverage than dispersed large sites.

e Major growth must be infrastructure-first with clear, enforceable triggers.

e Wayland Wood’s setting should not be exposed to strategic-scale edge pressure.

4. Why strategic development adjacent to Wayland Wood is unsuitable

Even where development avoids the woodland boundary, placing a large strategic allocation next to Wayland
Wood risks avoidable cumulative effects, including intensified recreation pressure, dog-related habitat
disturbance, lighting and noise edge impacts, and increased local traffic and access churn. This location will
remain high-risk and highly contested, undermining plan coherence and public confidence.

5. Why a split-site compromise is weaker

e Retains the highest ecological risk close to Wayland Wood.
e Dilutes the advantages of one coherent masterplan.

e Weakens the case for a required relief road.

e Fragments health, education and drainage solutions.

e Spreads construction disruption across multiple fronts.

6. The outline spatial approach
WP1 (Watton Prime 1)

WP1 is proposed as the principal strategic extension west and south of Thetford Road, delivered through a
single masterplan and design code. The area should be planned as a walkable neighbourhood with a local
centre, strong green infrastructure and direct safe routes into Watton.

This paper focuses on the town-shaping WP1 strategy. Other promoted proposals should be considered
independently and must not be treated as substitutes for WP1’s core infrastructure requirements.

7. The essential enabling infrastructure
Watton Southern/Western Relief Road

A new Southern/Western Relief Road is central to the sustainability of WP1 and to wider town benefits. The
concept is for a route commencing near the A1075/Wayland Fields side, looping around the southern/western
edge of Watton, and connecting towards Brandon Road near Cranswick.

e Diverts HGV and through-traffic away from the town centre.

e Reduces congestion, safety risk and environmental impacts in the core.
* Provides the transport capacity needed for consolidated growth.

e Creates a realistic pathway for town-centre public realm enhancement.



The Town Council should request that the relief road is identified in policy as required enabling infrastructure
with phased delivery triggers tied to occupation milestones.
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7A. Indicative size of WP1 (order-of-magnitude)

WP1 is expected to accommodate the main strategic growth of roughly 1,000 homes. Based on typical gross
strategic-site densities {including local roads, green space, SuDS and a potential primary school site):

e 20 dwellings/ha - approximately 50 hectares
e 25 dwellings/ha - approximately 40 hectares
e 30 dwellings/ha - approximately 33 hectares

A realistic planning range allowing for a primary school site, local centre, green infrastructure and integrated
SuDS is approximately 35-55 hectares, with around 40-50 hectares a practical shorthand at this stage. Final

boundaries would be confirmed through the Local Plan masterplan and highways, flood-risk and ecological
assessment.

8. WP1 infrastructure package (self-sufficient)

e Health: safeguarded land and contributions for a Watton Health Hub or equivalent primary care provision
(subject to NHS commissioning).

e Education: a new primary school site within or directly serving WP1, with secondary capacity and safe-route
contributions.

e Transport: bus penetration and continuous walking/cycling links to town and schools.



Drainage/utilities: integrated neighbourhood-scale SuDS delivered as usable green spaces; early utilities
capacity confirmation.

Local services: a local centre with everyday services and flexible community space.

[¥e]

. The ‘big prize’ benefits for Watton

e A once-in-a-generation opportunity to secure a town-scale transport fix alongside housing growth.

e A realistic pathway to High Street pedestrian-priority measures and, over time, a pedestrian precinct,
supported by reduced through-traffic.

e Strengthening Watton’s market catchment through improved access and a larger, better-connected resident
base.

e Improved conditions for inward investment in higher-quality retail and services.

e A clear long-term growth direction that reduces the risk of piecemeal expansion affecting surrounding
villages.

10. Recommended Town Council actions

1. Endorse WP1 (Watton Prime 1) as the preferred principal strategic direction for Watton’s growth.
Record opposition to strategic-scale development adjacent to Wayland Wood on the basis of avoidable risk.

3. Request a formal comparative options appraisal between the woodland-adjacent strategy and the WP1
alternative.

4. Press for the Southern/Western Relief Road to be written into policy as required enabling infrastructure
with clear phasing triggers.

5. Request a single masterplan and design code for WP1 with guaranteed land and contributions for health,
education, SuDS, active travel and a local centre.

6. Ask for a public infrastructure delivery timetable so residents can track commitments alongside occupancy.

11. Draft Town Council resolution

“Watton Town Council supports meeting the town’s housing requirement but considers that strategic-scale
development adjacent to Wayland Wood carries avoidable long-term environmental and community risk. The
Council supports a consolidated West & South Sustainable Urban Extension to be known as WP1 (Watton Prime
1) as the preferred principal strategic growth direction for Watton. The Council requests that a Watton
Southern/Western Relief Road, linking the A1075 corridor near Wayland Fields to Brandon Road near Cranswick,
be identified as required enabling infrastructure with clear phased delivery triggers tied to housing occupations.
The Council further requests that WP1 be required to provide a self-sufficient infrastructure package including
land safeguarding and contributions for a Health Hub (subject to NHS commissioning), a new primary school site,
integrated SuDS and green infrastructure, a local centre, and high-quality bus and active travel connections. The
Council considers WP1 and the relief road to represent a once-in-a-generation opportunity to relieve town-
centre traffic, enable High Street pedestrian-priority measures, strengthen Watton’s market catchment and
support long-term town-centre vitality while safeguarding Wayland Wood.”



Watton’s Better Growth Option
WP1 (Watton Prime 1) + Southern/Western Relief Road

If we must accept that Watton needs new homes. The real issue is where they go and what Watton gets in
return.

A short public summary for residents
What we’re asking for

e Support housing growth for Watton, but in the right place.
e Avoid strategic-scale development adjacent to Wayland Wood.

e Focus major growth into one coherent West/South extension called WP1 (Watton
Prime 1).

e Require a Southern/Western Relief Road to take heavy through-traffic out of the
town centre.

e Make sure WP1 provides its own health, school, drainage and local services.

The honest bit about how sites get chosen such as WAT 3

It’s fair to say that early site choices are often shaped by:
e which landowners promote land

e which sites are easiest to deliver commercially

e which single landholding can offer scale

e That can sometimes prioritise developer convenience and land availability over the best long-term shape
of growth for the town.

This isn’t about blaming anyone — it’s about making sure Watton chooses the strongest town-led option.

Why change the current direction?

A large strategic site next to Wayland Wood would place long-term pressure on one of Watton’s most
sensitive and valued natural assets. Even reduced development near the woodland risks cumulative impacts
from recreation, lighting, noise and traffic. This is avoidable if a more coherent alternative is adopted.

What is WP1?

WP1 (Watton Prime 1) is a single, master planned West & South Sustainable Urban Extension. It would deliver

the main share of Watton’s planned growth in one place, rather than spreading large building fronts around
different edges of the town.

Indicative WP1 size



WP1 is expected to deliver roughly 1,000 homes. Based on typical gross strategic-site densities, this suggests
an approximate land area in the range of about 35-55 hectares (with around 40-50 hectares a practical
shorthand). This allows room for a primary school site, a local centre, green space and integrated SuDS. Final
boundaries would be confirmed through the Local Plan masterplan and technical studies.

The essential enabler: a Relief Road

A Southern/Western Relief Road would start near the A1075/Wayland Fields side, loop around the
southern/western edge of Watton and connect towards Brandon Road near Cranswick.

e Reduces HGV and through-traffic in the centre.

e Improves safety and air quality.

e Makes a single, well-planned expansion more sustainable.

e Creates a realistic path to stronger town-centre public space.
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What WP1 must deliver on site

e Land for a Health Hub or equivalent primary care provision (subject to NHS commissioning).
e A new primary school site within or directly serving WP1.

e Alocal centre for everyday services and community space.

e Integrated SuDS and green corridors delivered as usable parks.

e Safe walking and cycling routes into town and to schools.

e A bus route through the new neighbourhood.

The big prize for Watton

e A once-in-a-generation opportunity to fix traffic problems alongside new housing.



e A credible route to High Street pedestrian-priority and, over time, a pedestrian precinct.
e A stronger market catchment and better conditions for future retail and service investment.
e A clear long-term growth direction that reduces piecemeal pressure on nearby villages.

What we want the Town Council to do now

e Endorse WP1 as Watton’s preferred principal strategic growth direction.

e Ask Breckland and Norfolk County Council to compare WP1 against the woodland-adjacent option
formally.

e Request that the Relief Road is written into policy as required enabling infrastructure with clear delivery
triggers.

e Insist that WP1 is self-sufficient for health, education, drainage and local services.






