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Summary – This report concerns a planning application for residential development 
on the edge of Watton. It is recommended that the application is refused on grounds 
relating to policy, foul drainage, flooding and layout/design.  

 
 
1. INTRODUCTION 
This report concerns an application for full planning permission for residential 
development on land at Saham Road, Watton.  The development proposed would 
comprise the erection of 91 dwellings, the construction of a new access road and the 
provision of an area of public open space.  A range of house types is proposed, 
including 8 x I bed flats, 2 x 2 bed flats, 23 x 2 bed dwellings, 37 x 3 bed dwellings 
and 21 x 4 bed dwellings.  Two storey dwellings would predominate but a small 
number of 2½ and 3 storey buildings are proposed in key locations.  Thirty-six of the 
dwellings would be provided as affordable housing.   
 
The application site is located on the northern fringe of the village of Watton, 
approximately 0.5km to the north-west of the town centre.  The site comprises three 
rectangular shaped parcels of land, each laid to grass and bounded by hedgerows, 
and extending in total to 3.2 hectares. The site also includes small wooded areas.  
The site is adjoined to the south, east and west by residential development.  
Richmond Park golf course is located just to the north.    
 
The application is supported by a number of technical reports including a Design & 
Access Statement, Planning Statement, Statement of Community Involvement, Flood 
Risk Assessment, Landscape Assessment, Habitat & Wildlife Surveys, Arboricultural 
Impact Assessment, Archaeological Assessment, Transport Assessment and a 
Contamination Site Investigation.  A Section 106 legal agreement is being drafted 
which includes obligations relating to the provision of affordable housing, public open 
space, recreation contributions and financial contributions towards education, 
transport and library facilities.   
 
2.  KEY DECISION 
This is not a key decision.   
 
3.  COUNCIL PRIORITIES 
The following Council priorities are relevant to this report: 

• A safe and healthy environment 

• A well planned place to live and work 
 



4. CONSULTATIONS 
Watton Town Council has recommended refusal of the application on the grounds 
that the site is not allocated for development, local infrastructure would be 
overburdened, traffic and flooding problems would result, and local residents would 
suffer a loss of amenity.   
 
The Highway Authority has indicated that detailed discussions with the applicant are 
on-going in relation to site layout details and off-site highway improvements.  Formal 
comments are awaited.   
 
The Environment Agency has objected to the application on the grounds that the 
flood risks related to the development site have not been properly considered 
through the submitted Flood Risk Assessment.   
 
Natural England has raised no objection to the application. 
 
The RSPB has asked for further information about bird surveys. 
 
Norfolk Landscape Archaeology has raised no objection to the application subject to 
a condition requiring further archaeological evaluation. 
 
Norfolk Police have raised concerns about detailed aspects of the proposed layout 
relating to parking courts, private space, access to rear gardens and permeability.    
 
The Senior Planning Policy Officer has raised objections to the application on the 
grounds that the scheme would not address satisfactorily the requirements of PPS 3.  
It is noted that the site has been identified as unsuitable for development through the 
LDF process.  Particular concerns are raised about access, infrastructure, landscape 
impact and the mix of housing.  
 
The Council’s Housing Enabling & Projects Officer has raised concerns about the 
house type and tenure mix of the proposed affordable housing. 
  
The Tree & Countryside Officer has raised no objection to the application in relation 
to tree and landscape consideration but has requested further information to show 
that biodiversity features would be fully incorporated into the development.    
 
The Council’s Environmental Health Officer has raised no objection to the application 
but has voiced concerns about the capacity of the local sewerage system in the light 
of previous problems with the surcharging of sewers in times of heavy rains.    
 
The application has given rise to a good deal of local interest.  At the time of writing, 
28 letters of objection has been received, together with a petition of objection with 
more than 30 signatories.  Objections raised concern the scale of development, 
effects on local character, inadequate local infrastructure, increased traffic, existing 
drainage problems, loss of residential amenity and harm to wildlife interests.   
 
5.  POLICY 
At a national level, policies set out in PPS 3 Housing, PPS 7 Sustainable 
Development in Rural Areas, and PPG 13 Transport are particularly relevant.  The 
application site falls outside the defined Settlement Boundary for Watton, as set out 
in the Proposals Maps accompanying the adopted Core Strategy (rolled forward from 
the outgoing Local Plan).  Watton is identified in the Core Strategy for the allocation 
of 300 new dwellings.  Taking into account recent permissions, new allocations for 
around 250 dwellings are required.  The application site is not identified as a 



preferred site for housing or as a reasonable alternative in the Site Specifics Policies 
and Proposals Preferred Options consultation.  The following policies contained in 
the Core Strategy & Development Control Policies DPD are relevant: Policy CP 14 
(Sustainable Rural Communities), Policy DC2 (Housing), Policy DC4 (Affordable 
Housing), Policy DC11 (Open Space), Policy DC12 (Trees), Policy DC14 (Energy 
Generation and Efficiency) and Policy DC16 (Design). 
 
7.  ASSESSMENT 
The principal issues raised by the application concern: i) planning policy matters;  ii) 
the effect of the development on local character and amenities; and iii) traffic safety. 
 
Planning policy 
The application site lies outside the Settlement Boundary for Watton.  Accordingly the 
proposal would conflict with policies contained in PPS 7 which seek to restrict 
housing development in the countryside and outside defined settlements.   
 
Notwithstanding this conflict with countryside protection policy, the proposed 
development must also be assessed against national planning policy for housing.  
PPS 3 states that where a 5 year supply of deliverable housing land cannot be 
demonstrated (there is currently a 1.9 year supply in Breckland), favourable 
consideration should be given to housing proposals if they address satisfactorily PPS 
3 policies and development criteria.  In this respect, matters such as design quality, 
housing mix, environmental sustainability, the suitability of the site for housing and 
the efficient use of land are particularly relevant. 
 
The proposal would address satisfactorily a number of the criteria set out in PPS 3 
paragraph 69.  The development would be closely related physically to the existing 
built form of the town and would be within easy reach of the town centre and local 
facilities/services. The proposed development would not result in a significant visual 
intrusion into the rural setting of the town (see below).  With the exception of 
elements of the proposed affordable housing, it is considered that the layout and 
design of the scheme is well conceived and would create a high quality residential 
development.  Subject to footway and junction improvements, it is considered that 
satisfactory access to the development can be achieved.  On-site open space is 
proposed in accordance with the requirements of Policy DC11.  It is proposed to 
construct the development to ensure that at least 10% of its energy requirements are 
met from renewables sources, as required by Policy DC14. 
 
To set against these positive factors, a number of aspects of the proposed 
development are considered to conflict with the requirements of PPS3.  These 
factors are outlined below.  The application site has not been identified in the Site 
Specifics Preferred Options consultation as either a preferred site or a reasonable 
alternative.  The site was discounted due to concerns about the adequacy of the local 
road network, concerns about local flooding problems and landscape impact.  Some 
of these continue to cast doubt on the suitability of the site for development, as 
outlined below.  In relation to drainage infrastructure, Anglian Water has indicated 
that it appears that the foul sewerage system cannot accommodate flows from this 
development.  Should development proceed, amenity and flooding problems could 
occur.  These concerns are reinforced by comments received from the Council’s 
Environmental Health Officer and local residents. In respect of surface water 
drainage, the Environment Agency has advised that the submitted flood risk 
assessment does not consider in sufficient detail the risks of flooding arising from the 
proposal.  In respect of the mix of housing proposed, it is considered that the scheme 
put forward would not adequately reflect local requirements.  Based on the Council’s 
Housing Needs Survey, it is considered that the number of small flats proposed is 



excessive.  It is also considered that more 2 and 3 bedroom units should be included 
with the shared ownership element in order to meet local needs.    
 
Overall, it is considered that the balance of arguments does not favour the proposals 
in policy terms.  Despite a number of positive aspects, concerns about drainage 
infrastructure raise fundamental questions about the suitability of the site for 
development at the present time.  The shortcomings of the proposed housing mix 
and assessment of flood risk reinforce this conclusion, though it is acknowledged that 
these matters could be addressed respectively by changes to the housing mix and 
the submission of additional information/revised drainage proposals.   
 
Local character/amenity 
Careful consideration has been given to the likely impact of the proposal on the rural 
setting of the town.  The landscape of this part of the northern fringe of Watton has 
been identified as being sensitive to change in the Council’s Settlement Fringe Study 
(2007).  Key principles for new development identified by the Study include the need 
to maintain separation between Watton and Saham Toney and avoid large blocks of 
development jutting out into open countryside.  It is not considered that the proposed 
development would offend either of these principles to any significant extent.  The 
application site is well screened by established hedges and trees, which would be 
incorporated into the development.   Site levels would also be utilized to help mitigate 
the visual impact of the development on the open landscape beyond.  The 
development would, therefore, be relatively self-contained visually.  The landscape to 
the north of the site is dominated by the Richmond Park Golf Course.  Taking these 
factors into account, it is considered that the proposal would not intrude unduly into 
the rural setting of the town.  Ecological surveys and assessments undertaken have 
found no evidence of protected species and indicate that the site has limited 
ecological value.  However, post-development opportunities to enhance the 
biodiversity have been identified, including native landscaping and the provision of 
bird/bat boxes.  Such measures could be required by planning condition.   
 
It is considered that the layout and design of the proposed development is generally 
well conceived.  The overall density of the development would be compatible with 
nearby development and the urban fringe location of the site. The central open space 
proposed would provide an attractive focal point for the development, whilst helping 
to retain important trees and landscape features.  House designs would be traditional 
in design, with external materials reflecting local building patterns.  Street scenes 
would have a good sense of visual continuity, with visual interest and incident.  Car 
parking would generally not be visually dominant and would be well related to the 
properties it serves.  The one exception to this generally positive assessment relates 
to proposals for larger parts of the affordable housing contribution, which feature 
houses and flats set behind parking areas.  It is considered that this part of the 
scheme would be unduly dominated by parked cars and would lack a sense of visual 
enclosure and continuity.  Norfolk Police have raised a number of detailed concerns 
about parking areas, rear access, permeability and defensible space.  These matters 
could generally addressed by minor revisions to the scheme design. 
 
Given the scale of development proposed and the site’s location adjacent to existing 
housing, some impact on the amenities of surrounding residential properties is 
considered to be inevitable due to visual effects and additional activity levels.  
However, it is considered that the scheme has generally been designed so as to 
avoid significant impact on neighbours.  New dwellings would be positioned to 
maintain good separation distances to adjacent properties and boundaries and, 
where it exists, tree and hedgerow screening would be retained.  Some additional 
disturbance would result from traffic generated by the proposal, most notably 



affecting properties opposite the proposed site entrance, but it is not considered that 
these effects would be sufficiently harmful as to justify refusal of permission.   
 
Traffic 
The impact of the proposal on traffic conditions is a source of considerable concern 
locally.  Whilst formal comments from the Norfolk County Council are awaited, 
discussions suggest that the Highway Authority would not object in principle to the 
proposals provided that improvements are made to the local road network  These 
works would include the construction of a new footway link and improvements to the 
junction of Saham Road with Brandon Road/High Street.  These works could be 
required by a planning condition. Subject to the road improvements outlined, it is 
considered that the surrounding road network is capable of accommodating the 
additional traffic likely to be generated by the development.   
 
 8. RECOMMENDATION 
That planning permission is refused on grounds that the development would be 
contrary to local and national planning policies that seek to restrict new housing 
development outside development boundaries, that the proposal would conflict with 
local polices relating to affordable housing and housing mix, that the proposal would 
be likely to exacerbate existing sewerage capacity problems in the area and that 
there is inadequate assessment of the potential flooding problems. 

 


