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The Opportunity

Land East of Watton is currently being promoted through the Breckland Local Plan 

Call for Sites process to provide approximately 1,300 new homes at Southmoor Farm 

and Shrublands, located approximately 3km east of Watton and 30km south-west of 

Norwich. The site is situated in a sustainable location at the edge of a market town 

and benefits from access to a wide range of employment opportunities, services and 

facilities including walking, cycling and public transport connections.

Following a previous Call for Sites exercise in Spring 2022, the current Call for Sites 

submission represents the latest proposals for Land East of Watton, with portions of 

the current redline previously identified by Breckland Council (BC) as ‘preferred 

allocations’ in the emerging Draft Local Plan Preferred Options (Reg 18) in 2024. 

These comprised:

• Site 1: Land North and East of Shrublands: 1,000 dwellings

• Site 2: Land at Southmoor Farm: 200 dwellings

• Site 3: Land to rear of Shrublands: 8 dwellings

The Preferred Options highlighted several transport considerations to be applied to 

the masterplans of these sites, including: 

• The requirement for high-quality design which reflects the Breckland 

Design Guide

• The incorporation of any necessary off-site highway improvements to 

improve pedestrian and cycle access to key local services and facilities

• The provision of facilities and improvements to bus stops and public 

transport provision in the vicinity of the developments

In response to the new Call for Sites, additional land to 

the north and east of Shrublands and east of Summer 

Lane has since been put forward by Landowners and 

Promoters, providing further land to be safeguarded for 

open space and community uses.

The proposed transport strategy for Land East of Watton 

will expand upon the Preferred Options considerations 

and reflect the numerous opportunities to connect with 

and build upon the existing transport networks serving 

the area surrounding Watton, benefitting both the 

future users of the site and the existing surrounding 

communities. 



Site Context



Local Accessibility 

The site is further served by 

a several Public Rights of 

Way (PRoW) connections 

which run towards and along 

its perimeter and provide 

links to Norwich Road. A 

restricted byway runs north-

south along the western 

extent of the site and 

between the two parcels to 

the south of Norwich Road. 

On the approach to Watton 

town centre, the network of 

PRoW connect to a National 

Cycle Network (NCN) Link 

Route from Griston to the 

south, providing onwards 

connection to National Cycle 

Route 13 to the west of 

Watton.

Land East of Watton is well-connected by a network of local and regional roads, with both the B1108 Norwich 

Road and Summer Lane running between the land parcels comprising the site. 

The site is also suitably located within a 10-minute cycle or bus ride from Watton town centre to the west. 

Norwich Road provides a direct active travel and public transport route to Watton, facilitated by the provision of 

numerous bus stops and a surfaced footway which transitions to a shared-use path on approach to the town 

centre. The bus stop in closest proximity to the site is Shire Autos, located along the southern boundary of the 

site approximately 250 metres west of Summer Lane. 



Local Facilities 

Watton town centre provides many of the day-to-day facilities and social infrastructure required by the local 

community. Education trips account for a high proportion of trip purposes, with local schools such as Watton 

Junior School and Wayland Academy within cycling distance in Watton, and St Peter and St Paul VC Primary 

School within walking distance in Carbrooke.

Local convenience stores, supermarkets, cafes, a pharmacy and a post office are located in the town centre. A 

selection of restaurants, convenience shops and a nursey / pre-school are also located within a 15-minute walk 

of Land East of Watton.
A key aspect of the Land East 

of Watton development will 

be to ensure strong links 

towards the centre of the 

town are provided and that 

local facilities and 

employment opportunities are 

easily accessible. Footways 

and cycle routes are already in 

place throughout Watton, and 

these will be extended to the 

development. Crossing 

facilities on Norwich Road can 

also be provided to facilitate 

access to existing routes.

Existing bus stops are 

provided along Norwich Road 

and the potential to enhance 

these with seating and 

shelters will be explored, with 

future residents of Land East 

of Watton supporting existing 

bus services. 



Access Opportunities

Access to Land East of Watton can be facilitated via numerous points from 

the highway. Norwich Road provides the opportunity to facilitate several 

access points, with feasible access opportunities to parcels east and west of 

Summer Lane and both sides of Norwich Road. Direct access from Summer 

Lane is also feasible. 

The precise nature of the access arrangements serving the site will be 

determined through discussions with the planning and highway authorities, 

consideration of traffic modelling effects and road safety considerations. At 

the initial feasibility stage, T-junction arrangements that incorporate right 

turn lanes have been assessed and can be accommodated within the 

highway, with suitable visibility splays commensurate with the existing 40 

mph speed limit in place to the east of the site. Indicative locations of the 

access opportunities explored to date are highlighted on the following page.

As the masterplan for Land East of Watton is developed and discussions with 

the approving authorities progressed, the number of access points required 

can be established and their design refined. It is also considered that a new 

roundabout to the eastern side of the site at the junction of Norwich Road / 

Summer Lane could provide an effective traffic calming measure and could 

be complemented by a reduction in the speed limit to 30 mph, which is 

consistent with the speed limit through Watton. 

The proposed treatment of Summer Lane is also a key consideration. 

Options such as realigning Summer Lane to form a new junction with 

Norwich Road and implementing measures to deter through movements 

along its length are available. The design treatment will be an important 

consideration to ensure access by existing residents of Carbrooke, for 

example, remains whilst discouraging further traffic using this route from 

Land East of Watton.

Junction of B1108 Norwich Road and Summer Lane, looking north along Summer Lane

Characteristics of the B1108 Norwich Road east of Summer Lane, looking west



Access Opportunities



Connectivity to Carbrooke

Further to the access opportunities 

presented for Land East of Watton, the site 

also presents the opportunity to enhance 

connectivity between Watton and Carbrooke 

for both existing and future residents. The 

existing PRoW along the western boundary 

of the site, coupled with the proposed green 

buffer to the north, offer the potential to 

provide a dedicated active travel link 

between Watton and Carbrooke. To 

complement this and recognise the role that 

Drury Lane could provide on approach to the 

Summer Lane / Bridge Street junction, there 

is also an opportunity to designate Drury 

Lane as a ‘Quiet Lane’. This designation 

would prioritise pedestrians, cyclists and 

other vulnerable road users, fostering a safer 

and more inclusive travel environment. Such 

improvements are also expected to benefit 

school journeys between Blenheim Grange 

and St Peters and St Paul VC Primary School. 

The treatment of Summer Lane is also key in 

managing the vehicular connectivity between 

Watton and Carbrooke. While the installation 

of a footway along Summer Lane may be 

unfeasible due to design constraints, 

opportunities to discourage vehicular 

movements and additional opportunities to 

provide further sustainable links between 

Land East of Watton and Carbrooke will be 

explored. 



Benefits to Carbrooke

The improved connectivity between Land 

East of Watton and Carbrooke would 

deliver a range of benefits for local 

residents, including enhanced access to 

new facilities, services and open spaces. 

The safeguarded community land and 

associated green buffer to the north of 

the site will not only prevent the 

coalescence of the two settlements but 

also introduce a valuable green 

infrastructure feature that promotes active 

lifestyles and supports mental well-being.

Any new connections between Carbrooke 

and the site will prioritise walking, cycling 

and low emission travel. Opportunities to 

establish both primary and secondary 

active travel routes, integrated with the 

internal layout of the site, will continue to 

be explored to establish a cohesive and 

accessible network.

Provision of the above sustainable links 

will make access to access local amenities 

and employment opportunities, reducing 

the need for Carbrooke residents to 

otherwise rely on vehicular travel to 

Watton Town Centre or beyond.



Movement, Parking and Street Design

Although walking and cycling will be prioritized throughout the 

development, appropriate levels of car parking will be provided at 

Land East of Watton to accommodate necessary vehicle trips. Car 

parking will be provided in line with local parking standards, as 

highlighted in Table 1. 

The provision of dedicated car parking will help to minimise on-

street parking, providing more space for people and landscaping 

and facilitate suitable street design. Dwellings will also be provided 

with a safe and secure space to store cycles. Additional provision will 

be made for powered two-wheelers and for accessible parking. 

Internal streets will be designed to 20 mph design speeds. Footways, 

crossings and cycle routes will be incorporated where necessary, and 

opportunities to provide cycling and walking improvements along 

Norwich Road will be explored. The design will accord with relevant 

principles set out in Norfolk County Council’s Safe, Sustainable 

Development (2021), notably:

• Aim 2: Minimising travel to ensure people can access facilities they need 

by appropriate transport modes, encouraging walking, cycling and public 

transport use and reducing the use of private cars, especially for shorter 

journeys

• Aim 3: To encourage residents to explore active and healthier ways to 

travel

A site-wide Travel Plan will be also developed to help promote 

sustainable transport and engage the future community in shaping 

transport considerations which best suit their requirements.

Dwelling Size Minimum Car Parking Standard* Cycle Parking Standard

1 bedroom unit 1 space per dwelling
2 secured covered spaces 
per dwelling, none if 
provided within curtilage of 
dwelling

2-3 bedroom unit 2 spaces per dwelling

4+ bedroom unit 3 spaces per dwelling

Plus visitor parking of one space per five dwellings

Table 1: Norfolk County Council Parking Guidelines (2022)

*NOTE: Reductions in car parking standards may be considered if the development is 

deemed to be located within an urban area that has good links to sustainable transport

 



Encouraging Active Travel

Internal streets within the development will be designed around and 

prioritized for use by people rather than vehicles, whilst still retaining the 

essential need to facilitate vehicular access. Norfolk County Council 

recognise that driver behaviour is not fixed and can be influenced by the 

environment. As such, the place function of residential streets, and the 

importance of creating places that have a clear local focus will be recognised 

at Land East of Watton. 

The use of Manual for Streets as a basis for design will be applied within the 

development and complemented by reference to the Breckland Design 

Guide (2024). One of the six defining pillars of the Design Guide is 

‘Encouraging active travel and mitigating the impacts of vehicles’, and as such, 

the active travel development principles highlighted in Table 2 will be 

applied to the site. 

Development Principle Proposed Design Approach

Prioritise the movement of people, not only cars Create safe, designated and continuous active travel routes along 
desire lines which connect to existing route networks

Connect to key local destinations and facilities Identify key routes for walking, wheeling and cycling to local facilities 
and introduce direct connections to these

Mitigate vehicular traffic High vehicle speeds will be designed-out of the development via 
appropriate road layout, highway design and traffic calming measures

Create attractive, functional and safe streets and 
spaces

Street design will complement the local area and be designed for low 
vehicle speeds to allow them to function as social spaces

Create well-designed parking areas Parking will be well-integrated within the curtilage of dwellings and not 
dominate the streetscape

Table 2: Breckland Design Guide: Encouraging Active Travel Principles

Pillar 4 of the Breckland Design Guide (2024)



Possible Highway Improvements

At this early stage, a number of possible 

highway improvements within the 

vicinity of the site have been considered 

with the aim of enhancing the 

connectivity and accessibility to Watton. 

The technical feasibility of these 

improvements has not yet been tested 

and would be subject to further design 

work, road safety audits and discussions 

with the local highway authority. 

Nonetheless, some initial high-level 

considerations are illustrated below. 

Possible highway improvements could 

include improvements to bus stops 

within the vicinity of the site, the 

extension of existing footways to tie in 

with access to Land East of Watton, the 

addition of pedestrian crossings on 

Norwich Road, and a speed limit 

reduction to 30 mph along Norwich 

Road to cover the extent of the site 

frontage. 

Below images: B1108 Norwich Road looking west 

towards Watton



Forecast Trip Generation

To establish early trip generation forecasts for Land East of 

Watton based upon the assumption that the site could deliver up 

to 1,300 homes (mixed private and affordable), the TRICS V7.11.4 

database has been consulted to derive person trip rates for the 

AM and PM peak hours, as shown opposite.

The car driver mode share of Watton pertinent to the 2011 

Census (66%) has been applied to the person trip rates to derive 

vehicle trip rates akin to the local area. The approximate number 

of homes to be delivered at Land East of Watton (1,300) has then 

been used to derive the total vehicular trip generation for the 

entire site. 

It should however be noted that that additional land uses will also 

be provided within each of the respective land parcels comprising 

Land East of Watton. As such, the vehicular trip generation 

presented here is a high-level estimate and is appropriate to the 

level of detail currently known about the development proposals. 

The Transport Assessment(s) that would accompany any planning 

applications for the site would explore the proposed mix of land 

uses in greater detail to provide a more refined forecast trip 

generation. The Transport Assessment(s) would build upon the 

vehicular trip generation to consider the highway effects of the 

development. 

NB: Transport Assessments for the site could also be completed 

on a parcel-by-parcel basis if developed at different times.

Residential – 
Mixed Private 
and Affordable 
Housing 

AM Peak Hour 
(0800-0900)

PM Peak Hour 
(1500-1600)

Arr. Dep. Two-
Way

Arr. Dep. Two-
Way

Person Trip 
Rate (per 
dwelling)

0.221 0.831 1.052 0.619 0.288 0.907

Residential – 
Mixed Private 
and Affordable 
Housing 

AM Peak Hour 
(0800-0900)

PM Peak Hour
(1500-1600)

Arr. Dep. Two-
Way

Arr. Dep. Two-
Way

Vehicle Trip 
Rate (per 
dwelling)

0.146 0.548 0.694 0.409 0.190 0.599

Vehicle Trip 
Generation

190 712 902 532 247 779

Person Trip Rates – Mixed Private and Affordable Housing

Vehicular Trip Rates – Mixed Private and Affordable Housing



Forecast Trip Distribution

For trip purposes not served by the facilities or employment opportunities within the site or the town centre, residents of Land East of Watton 

will need to travel further afield. However, at this early stage, it should be highlighted that trips generated by Land East of Watton would likely 

utilise a range of local distributor roads to access the wider strategic highway network. As such, the highway impact of the site would dissipate 

across a number of routes rather than concentrate across a select number of local roads, as highlighted below.
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