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Dear Gemma
Breckland Local Plan Consultation: Call for Sites 2025 Stage 2 Assessment -

Submission of Technical Evidence and Vision Document for Promoted Sites at
Watton/Carbrooke

| am writing on behalf of the promoters and landowners of the following sites currently being promoted:
e LPR/CS4/DEV/225 — Land North and East of Shrublands; Land East of Shrublands

e LPR/CS4/DEV/223 — Land East of Summer Lane

e LPR/CS4/DEV/224 — Land at Southmoor Farm

These sites are being promoted with proposed amendments as outlined in the most recent submission to
the Council’s April 2025 ‘Call for Sites’ process—specifically, an extension of land at North and East of
Shrublands (including areas of community land) and a reduction at Southmoor Farm.

To support the continued promotion of land at Watton/Carbrooke through the Local Plan process, the
promoters and landowners have commissioned a range of technical studies. These have informed a
Vision Document, which summarises key findings and demonstrates the deliverability of the proposed
sites. This document, along with supporting technical evidence, is submitted to assist the Council in its
Stage 2 Assessment of promoted sites.

The technical work undertaken to date demonstrates that the promoters and landowners have a
comprehensive understanding of the site constraints and opportunities, as well as potential mitigation
strategies. In terms of the Council’s key assessment criteria the current and ongoing work demonstrates
that:

e The site is in a sustainable location; and an appropriate location to grow Watton;

e  Settlement Separation with Carbrooke can be maintained through inclusion of Community Land at
the Northern edge of the Shrublands site, which will serve as a green buffer;

The land is not Grade 1 Agricultural Land;

The site is within Flood Zone 1 for fluvial flooding, and surface water flood risk can be mitigated;
The site does not include any specific designation and is not common land/registered village green;
The site does not include any Environmental Designations;

The site will not result in the loss of irreplaceable habitats; and

The site does not include any minerals and waste allocations.

The attached appendix to this letter provides signposts to the technical work and information which
address the Stage 2 Assessment detailed questions posed in the Council’s Housing Additional
Information Advice Note on the Call for Site Consultation (March 2025). Additionally, further technical
work is underway to progress the evidence base to a level equivalent to that needed to support an
outline planning application. This includes additional surveys and assessments in the following areas:

Transport

Next steps: Engagement with Norfolk County Council Highways to agree access solutions; Refinement
of junction designs and off-site walking/cycling improvements (including Summer Lane and pedestrian
links between Watton and Carbrooke); Development of a public transport strategy (in consultation with
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bus service providers); and Traffic surveys, trip generation and distribution analysis, and highway
capacity assessments.

Flood Risk and Drainage

Next Steps: Engagement with the Lead Local Flood Authority to develop an appropriate drainage
scheme; Soakage testing and groundwater monitoring; Preparation of outline drainage strategies etc.
Engagement with Anglian Water to agree potable and foul water strategies via their pre-planning enquiry
service

Other Technical Work
Next steps: Ongoing landscape, ecology, archaeology, heritage, and health impact work; Continued
engagement with relevant statutory bodies; and updates to reflect the additional promoted land.

The updated and additional technical material is expected to be available in late autumn/early winter
2025, with preliminary findings likely to be available sooner. We are happy to share early outputs with the
Council as appropriate. We would welcome the Council's participation in any meetings with statutory
consultees. Please advise if this would be appropriate and who should be included in scheduling
discussions.

Submitted Material

»  Cover Letter and Appendix (signposting technical evidence for Stage 2 Assessment)
¢  Vision Document (Mosaic, July 2025)

e Flood Risk and Drainage Technical Note (Glanville, July 2025)

e  Transport Summary (KMC, July 2025)

Should you require any further information, please contact me in the first instance.

Yours sincerely

John Long BA (hons) DipTP, MRTPI
Director
Encl.



Appendix to Covering Letter
Breckland Council Local Plan Call for Sites — Stage 2 Assessment

Signposting to technical material/ongoing work in response to BDC Site
Assessment questions

Suitability Access and Local Highway Network

Q1: Does the site have an available access point(s), with adequate visibility, from the
existing public highway that is/are capable of serving the proposed development?

Whilst the Masterplan and overall strategy is still under development, a range of access options
from connecting roads to the site have been considered.

A detailed assessment of access options is contained in the Access Appraisal report (May 2023)
prepared by Orari. The analysis identifies that access junction can be provided from Norwich
Road for the development areas to the north and to the south of the road. Access junctions
from Summer Lane are also feasible. In all instances, adequate visibility splays commensurate
with the posted speed limits can be provided and are included in the preliminary layouts
presented in the report.

The range of access junctions that are available will ensure that development movements are
spread across various access points rather than concentrated in a single point of access. This
is especially important when considering capacity. To further assist, access junctions from
Norwich Road have been designed with right turn lanes, enhancing capacity, reducing delay and
improving safety.

Q2: Have any significant and evidenced highway issues been identified relating to the site?

At this stage, no significant highway issues have been identified. Access to the development
has been considered and preliminary design options included in the Access Appraisal report
(May 2023) prepared by Orari. Details relating to the overall Transport Strategy are provided in
the Transport Summary report (July 2025) prepared by KMC Transport Planning.

Within the site streets will be prioritised for people , ensuring walking and cycling are both
encouraged and provided for and encouraging low, 20 mph vehicle speeds.

There is clear opportunity to extend and tie into the existing network of footways and cycleways
leading to the wider aeras of Watton. Crossing facilities and new infrastructure can be provided.
Local bus stops can be improved or added to. In addition, a change in speed limit to ensure at
least a 30pm speed limit on Norwich Road is advocated.

The measures will ensure connections to destinations within the town are accommodated for a
range of travel makes ensuring user safety. A site-wide Travel Plan will be also developed to help
promote sustainable transport and engage the community.

Q3: Does the site have suitable access to public transport, or can new _services be
provided?

The Transport Summary report (July 2025) prepared by KMC Transport Planning identifies bus
services pass along Norwich Road along the frontage of the site. Local bus stops are also in
place close to the site.



The bus infrastructure that serves the existing facilities can be improved. This would be a
combination of improved bus waiting facilities (shelters and seating) or new facilities on
Norwich Road.

Discussions with local operators and the highway authority will take place to review any
opportunity to enhance the services either to provide services to new destinations or add buses
to existing services to enhance frequency and capacity.

Q0;ls.the.site.within.close.proximity.and.have.linkages.to.a).education.provision-.b).local.
health.facilities-.c).local.employment.provision?d).local.green.space.and.community.—
recreation facilities.and.e).local.shops.and.services?

The range of local facilities within close proximity of the site and associated linkages are
presented in the Transport Summary report (July 2025) prepared by KMC Transport Planning.
The diagram presented on page 5 of the report presents the location of local facilities together
with approximate walking and cycling times.

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 of
Land East of Watton.

Flood Risk and Sustainable Urban Drainage

Q5: Are there any significant concerns set out in the SFRA —Stage 1 which could impact on
the delivery of the site?

The SFRA has been used to inform the Flood Risk and Drainage Technical Note alongside other
sources of flood risk information. Flood risk from both surface water and groundwater is
identified on the site. Whilst this flood risk does not preclude development of the site, a
sequential approach to the masterplan and flood mitigation measures will need to be
considered with the design and delivery of the scheme.

Further engagement with LLFA will be undertaken via pre-application advice, to agree the
approach to flood risk management and mitigation within the context of the development
proposals.

Q6: Has a site-specific flood risk assessment been carried out and appropriate mitigation
measures agreed with the Lead Local Flood Authority been agreed?

A site-specific flood risk assessment has been undertaken, contained within the Flood Risk and
Drainage Technical Note. Flood risk from both surface water and groundwater is identified on
the site. Whilst this flood risk does not preclude development of the site, a sequential approach
to the masterplan and flood mitigation measures will need to be considered with the design and
delivery of the scheme.

Further engagement with LLFA will be undertaken via pre-application advice, to agree the
approach to flood risk management and mitigation within the context of the development
proposals.

Q7: Where any proposed development itself (as opposed to open space or land for
Biodiversity Net Gain etc) falls within the land at risk of flooding, has a Sequential Test
been completed and agreed with the Lead Local Flood Authority?




The site will be planned sequentially. Further engagement with LLFA will be undertaken via pre-
application advice, to agree the approach to flood risk management and mitigation within the
context of the development proposals, including the application of the Sequential Test.

Sustainable Drainage Systems

Q8: Where appropriate has a Sustainable Urban Drainage Report(s) (SuDS) been prepared
and submitted to the Council?

A preliminary surface water drainage strategy for the site, including implementation of SuDS, is
included within the Flood Risk and Drainage Technical Note. The development of site will
employ a surface water drainage strategy based on the principles of sustainable drainage.

Further engagement with LLFA will be undertaken via pre-application advice, to agree the
approach to surface water drainage and SuDS within the context of the development proposals.

Previously Developed Land

Q9: Will the proposalinvolve the re-use of suitable previously developed land/buildings?

No

High Quality Design

Q10: Has the proposal demonstrated high standards of design that:
1 Complements and enhances its context

The proposal has been carefully shaped to reflect and respect the locality’s existing built and
landscape character, ensuring that the development integrates seamlessly with the town’s built
and natural environment, whilst avoiding coalescence with Carbrooke village. Sensitive housing
design is proposed, with the layout responding to existing site features such as hedgerows,
topography, and listed buildings.

2 Follows inclusive processes of engagement

Obsidian Strategic has committed to working collaboratively with local stakeholders, including
Norfolk County Council, Breckland District Council, Watton Town Council, Carbrooke Parish
Council, and local community groups such as Wayland Men’s Shed and the Watton Society. The
proposal highlights the importance of early and continuous engagement, including “hands-on”
design workshops, to ensure community input shapes both vision and design outcomes.

3 Helps to deliver better integration with nature

A landscape-led approach underpins the proposal. It includes a new Country Park, nature
recovery zones, and a network of multifunctional green spaces that preserve and enhance
existing ecological features. Biodiversity net gain is supported through extensive planting,
wetland creation, native species orchards, and ecological corridors. These natural spaces are
not only ecological assets but also support public access and community stewardship

4 Encourages active travel and mitigates the impacts of vehicles

The design prioritises active travel through a network of pedestrian and cycle routes linking to
Watton town centre, Carbrooke and other local services. The internal layout is based on ‘Manual



for Streets’ principles, with 20mph design speeds and streets designed around people rather
than vehicles.

5 Creates beautiful places with distinctive local identity

The proposal aims to deliver an attractive and locally distinctive place. A new gateway green,
community hub, and retention of historic hedgerows help anchor the new development in its
context. Placemaking strategies will align with the Breckland Design Guide and include
community spaces, village greens, and a design narrative built around Watton’s established
identity. These will be underpinned by context character appraisals as the project develops

6 Embeds climate responsive design?

The proposal embraces sustainability and climate resilience through energy-efficient homes,
integration of SuDS, promotion of renewable energy, and the use of sustainable materials. The
layout and green infrastructure offers opportunities for carbon sequestration and are designed
to mitigate flood risk, support biodiversity, reduce heat island effects, and enable sustainable
lifestyles. A sustainability strategy will be further developed as the project progresses.

Power, Water and Broadband

Q11: Has the proposal demonstrated sufficient evidence to show that broadband, power
and water supplies are or can be made available to serve the whole development?

Tetra Tech has carried out a preliminary high-level utilities assessment. A summary can be
found in the Utilities, Drainage, and Flooding section of the Vision Document.

Availability

Q12: Are there any legal or ownership impediments that could delay or prevent the
development of the site within the Plan Period (to 2042)?

Based on initial title due diligence the land at Shrubland and Southmoor is available and
deliverable with no legal or ownership impediments. The land proposed within the red line is of
a scale and unconstrained nature that it remains well suited to deliver a significant quantum of
development and associated benefits. It is being jointly promoted by Obsidian and the
landowners.

Achievability assessment and Viability

Q13: Has the applicant provided a statement of the achievability of development including
consideration of viability to show the development is deliverable and financially viable?

The site is considered to be achievable and viable; further work and evidence will be provided as
the masterplan progresses, alongside technical costings and market evidence.

Deliverability / developability assessment

Q14: Has evidence been provided to confirm if and when the site is available for development
and if so could the development begin and/or be completed in the next 5 years, years 5-10 or
years 10-15?

The site is available for development. The landowners are working collaboratively and have
entered into a Promotion Agreement with Obsidian Strategic. The Agreement requires the
ongoing promotion of the land through the Local Plan process and the preparation and



submission of an outline planning application, which once consented will be followed by a
marketing exercise to sell the site to a developer(s). Once purchased, the developers will
prepare the necessary detailed consents (reserved matters application) and discharge relevant
conditions prior to making a formal commencement on site..

The land is anticipated to be in a developers control and commenced within the next 5 years
(subject to regulatory process and completed over 10-15 years. Housing delivery will be
dependant up the developer’s programme and market conditions at the time.



