
 

 

 
 
 
 
Highway Access & Design Statement 
 

Project: Land south of Primrose Lane, North Lopham, Norfolk Job no: 1000284 

Client: The Norfolk Estate Date: 10.12.24 

 

Introduction 

 

We refer to our instructions to consider the access opportunities and constraints for a potential residential 

development off Primrose Lane, North Lopham, to support Local Plan allocation representation. Our 

assessment for access to land south of Primrose Lane has been made for a proposal of 20 residential 

dwellings, which currently comprises agricultural farmland.   

 

This assessment considers current policy and design guidance with regard to access for the development, 

which are addressed in the following matters, and we present our views on the proposed potential mitigation 

for the offsite infrastructure: 

 

1. Transport Links. 

2. Access and offsite assessment of highways. 

3. Development trip generation. 

4. Further off-site highway/transportation improvements. 

5. Conclusion. 

 

The site is located south of Primrose Lane in North Lopham with an approximate postcode of IP20 2LR. The 

site is bound by Bell Farm and Cottage to the west and elsewhere by agricultural fields.  Primrose Lane is 

defined as a Norfolk County Council (NCC) maintained unsurfaced road. Church Road / The Street is the main 

road through the village, located to the west of the Site.  The junction with Primrose Lane is on the outside 

of a sharp 90° bend from west to north. 

 

Transportation Links 

 

As stated previously local, regional, and national guidance for transportation and residential dwellings 

advises that the proposed development should be readily accessed by all sustainable modes of transport. 

Considering the different modes an assessment can be made in respect of the suitability of existing 

infrastructure. 

 

Pedestrians 

 

There are no Public Rights of Way within or adjacent to the site boundary to be considered.  To the east of 

the site and off Primrose Lane the restricted byway ‘North Lopham RB4’ links with Tanns Lane to the north. 

No footways exist on Primrose Lane with the exception of where it junctions with Church Road.  
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The routes for pedestrians to access local amenities in North Lopham (being a historic village with narrow 

roads and footways) cannot be improved further beyond what has occurred already.  However, the footways 

present in the village, of varying widths, do enable a single pedestrian and child or a wheelchair user to 

adequately walk along at a minimum on at least one side of the road.  The village centre is currently subject 

to a 30mph speed limit to assist in providing a safer environment for pedestrians.   

 

The existing footway on the southern side of Church Road that enters Primrose Lane terminates 

approximately 7m into the side road at a dropped kerb crossing point with tactile paving to access a footway 

on the opposite side to access the nearby St Andrews primary school and pre-school. 

 

As there is no secondary education within North Lopham, children will need to walk to the bus stops on 

Church Road where they can access the free school bus to Diss High School.  This is approximately 280m 

walking distance to the school bus pickup / drop off location near St Nicholas’ church.   

 

Cyclists 

 

The bicycle has become a much more widely used mode of transport in recent years, promoting a healthier 

lifestyle and the current economic circumstances that affect the population.  Most of the roads in North 

Lopham are within a 30mph speed limit with low traffic volumes and speeds and, thus, provide an 

appropriate network for on-road cycle use in the village, to access local amenities.  

 

Using the SUSTRANS website, it appears that there are no national or local cycle routes within the vicinity of 

North Lopham, therefore, cycling outside of the village is likely to be for confident cyclists only using local 

roads or leisure-related journeys.  

 

Access and offsite assessment of highway connectivity 

 

Traffic surveys were undertaken in November 2024 on Church Road (west of Primrose Lane) and The Street 

(north of Primrose Lane) for 7-days to record vehicle speeds, volume and classification.  The recorded data 

concludes the following: 

• AADT of 2,789 vehicles of which less than 4% were classed as heavy vehicles. 

• Eastbound 85th percentile speed (Church Road) 7-day average – 28.7mph 

• Westbound 85th percentile speed (The Street) 7-day average - 27.9mph 

 

For the Church Road / The Street / Primrose Lane junction, the calculated Stopping Sight Distance (SSD) is 

40m along this section of the main road of the village. 

 

A single point of access strategy is proposed for the potential development site from Primrose Lane.  This will 

be positioned to continue to allow access to the existing utility infrastructure located at the rear of Bell 

Cottage.  This access road will be 4.8m wide with two 1.5m wide footways on either side of the access road 

based on current NCC-adoptable highway design criteria. 

 

As noted earlier, Primrose Lane is an NCC-adopted unsurfaced road and will require full reconstruction to 

current NCC highway standards as well as widening to enable a 4.8m wide carriageway to allow two-way 

movement of vehicles. This widening would appear to be able to be undertaken within NCC highway 
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ownership.  In addition, to the widening a footway of 1.8m width will be required connecting the new site 

access to Church Road.   This cannot be achieved within NCC highway ownership and would require land 

associated with the Client and Bell Farm / Cottage. This would require hedge and tree removal to facilitate 

this.   

 

It is also recommended that Primrose Lane be widened at the junction with Church Road to allow the new 

footway to connect with the existing footway on the eastern side of the main road.  This will require the 

demolition and reconstruction of a flint wall associated with Bell Cottage.  The repositioned access point 

would enable a forward SSD of 40m to be achievable along Church Road / The Street for a car waiting to turn 

right into Primrose Lane. Minor vegetation clearing would be required on the northern side of Church Road 

where a boundary hedge has encroached into the highway. 

 

The improved junction will also be able to achieve the required visibility splays to the north and west from 

vehicles exiting Primrose Lane.  The required visibility splays will be in accordance with Manual for Streets 

(MfS), achieving a 40m SSD from a 2.4m setback.   

 

A new dropped kerb crossing point would be provided in Primrose Lane to connect the new footway with a 

footpath to the primary and pre-school. 

 

This access strategy is highlighted within Drawing PRLNNL-IWD-XX-XX-DR-C-6000.  

 

Development trip generation 

 

The proposed development site vehicle trip generation can be calculated based on similar sites and data 

taken from a national database (TRICS). An assessment of the trip generation from the proposed 

development site could also be taken from the local trips undertaken by the occupants of the dwellings 

already in the village. But in general, the trip generation will likely be approximately 0.75 2-way movements 

per dwelling in the peak hour for rural developments.  

 

On this basis, the development is likely to generate approximately 19 additional trips in the peak hour. Given 

the low traffic volumes from the development during peak times and main desire line for car users to both 

the A1066 junction in South Lopham and the A11 in Snetterton, vehicular capacity is unlikely to be a 

constraint to development. 

 

Further off-site highway/transportation improvements  

 

With the proximity of the primary school and existing geometry of the highway near Primrose Lane, it would 

be recommended that Church Road / The Street at this section has a 20mph speed limit associated with the 

school area and church to which this development could fund and support as part of its application. This will 

reduce the vehicle speeds at this section of the main road and where pedestrians may cross to access the 

local church and school bus pick-up / drop-off location. 

 

Conclusion 

 

It is therefore concluded that in terms of vehicular and non-vehicular access, the site is considered, with 

mitigation, to meet all the current highway design guidance and transportation planning policies.  The advice 
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set out herein is based on the guidance current at the time of writing and is subject to further work such as 

topographical survey, highway boundary confirmation, and existing utility records.  All design work will also 

require independent road safety auditing and will be subject to the advice of NCC as the highway authority. 

 

Prepared by; 

Raymond Long BSc (Hons) IEng MCIHT MICE 

Associate Pre-development Engineer 

On Behalf of Ingleton Wood LLP 

Enc. 




