
 

 

 

 

 

ITEM: RECOMMENDATION: REFUSAL
REF NO: 3PL/2018/1398/O CASE OFFICER Fiona Hunter

LOCATION: WATTON APPNTYPE: Outline
Land off Sharman Avenue POLICY: Out Settlemnt Bndry
Watton ALLOCATION: N

CONS AREA: N

APPLICANT: Hardy Developments Ltd
c/o Agent

LB GRADE: N

AGENT: David Futter Associates Ltd
Arkitech House 35 Whiffler Road
Norwich

TPO: N

PROPOSAL: Construction of up to 25 dwellings

REASON FOR COMMITTEE CONSIDERATION

The application is a major as defined by the Council's scheme of delegation and is a deviation from the
adopted development plan.

KEY ISSUES

Principle of Development
Impact Upon the Countryside and Setting of the Town
Access, Highways and Parking
Layout, Residential Amenity and Density
Tree and Ecology
Flooding and Drainage
Housing Mix and Tenure
Open Space
Infrastructure
Other Matters - Archaeology and Contamination

DESCRIPTION OF DEVELOPMENT

Outline planning permission with all matters reserved for erection of up to 25 dwellings at land off Sharman
Avenue, Watton.

All matters are reserved for future determination (access, appearance, landscaping, layout and scale)
however, an indicative plan has been provided which shows how the site could be laid out.

Access is shown between 23 and 27 Sharman Avenue, which shows a two way carriage way, pavement on
either side and small grassed landscaping strips. The adopted highway would extend into the site, with two
private drives coming off it. All units are bungalows and an attenuation basin is shown at the rear of the site.
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Existing trees along the site's eastern boundary are shown as retained. Two open spaces are shown of
1,716sqm and 417sqm.

SITE AND LOCATION

The site is a arable agricultural field which extends to 2ha and is roughly rectangular in shape. It sits to the
north of bungalows of Sharman Avenue and the only access to the adopted highways is via 23 and 27
Sharman Avenue.

The site is outside but adjacent to the Settlement Boundary of the mid sized market town of Watton.

The site is immediately to the east of emerging Watton Housing Allocation 1 for at least 160 dwellings.

EIA REQUIRED

No

RELEVANT SITE HISTORY

No relevant planning history.

POLICY CONSIDERATIONS

The following policies of the adopted Breckland Core Strategy and Development Control Policies and the
adopted Site Specific Policies and Proposals Document, including the Proposals Maps, have been taken into
consideration in the determination of this application.  The provisions of the National Planning Policy
Framework and National Planning Policy Guidance  have also been taken into account, where appropriate

CP.01 Housing
CP.04 Infrastructure
CP.05 Developer Obligations
CP.06 Green Infrastructure
CP.08 Natural Resources
CP.09 Pollution and Waste
CP.10 Natural Environment
CP.11 Protection and Enhancement of the Landscape
CP.13 Accessibility
CP.14 Sustainable Rural Communities
DC.01 Protection of Amenity
DC.02 Principles of New Housing
DC.04 Affordable Housing Principles
DC.11 Open Space
DC.12 Trees and Landscape
DC.13 Flood Risk

BRECKLAND COUNCIL - PLANNING COMMITTEE - 11th February 2019

COMREPORT (ODB-Ocella One Click Agenda/Officer report)



 

 

 

DC.16 Design
DC.17 Historic Environment
DC.19 Parking Provision
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance

OBLIGATIONS/CIL

The application proposes for 40% of the development to be provided as affordable housing. This would be
secured by S106 agreement.  Also requested is an education contribution, fire hydrants (usually secured by
condition), library contribution and open space provision.

CONSULTATIONS

WATTON TOWN COUNCIL
Watton Town Council requests that if Breckland Council is minded to grant permission for this development
that restrictions should be placed to minimise disruption to residents who may be affected by construction
vehicles to the site. Hours of work should be restricted and enforced. The Town Council would like to be
included within any s106 discussions and conditions relating to flood mitigation should be considered with
correspondence regarding such measures to be shared with Watton Drainage Group.
ENVIRONMENTAL HEALTH OFFICERS
No objection. However, should a full application be submitted and referred for my comments, I would require
an assessment of the impact of noise and light from the adjacent sports field on the proposed residential
properties on the eastern boundary of the site with full details of any proposed mitigation.
CONTAMINATED LAND OFFICER
No objection subject to a condition for unexpected contamination.
OBLIGATIONS OFFICER, NORFOLK COUNTY COUNCIL
Contributions required for Wayland Junior Academy, fire hydrants and library provision.
NORFOLK COUNTY COUNCIL HIGHWAYS
Whilst no matters are marked for consideration the Highway Authority considers matters of access to be
essential to development proposals. The indicative drawing currently shows an access arrangement which
proposes a new bellmouth junction between No23 & 27. It is clear from the indicative drawing that the
delivery of footway either side of the proposed estate road would be reliant on land outside of the red line. If
this land is not within the applicants control the developer should demonstrate that a suitable access can be
provided into the site?

New residential estates are normally subject to 20mph zones. In this instance it is recommended a
comprehensive 20mph zone that covers the new development and the existing estate (Sharman Avenue,
Stevens Close, Goffe Close & Frost Close) would be a more appropriate option. Given the alignment of the
existing estate roads it is likely traffic calming would be required on Sharman Avenue to support any 20mph
zone. Implementing a 20mph zone on the existing estate would require local support and it is recommended
that the developer seek the views of the local residents to determine whether this is something that would be
supported should the development be approved.
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For the avoidance of doubt can the developer provide a plan confirming the level of visibility available at the
Sharman Avenue / Harvey Street junction.
ANGLIAN WATER SERVICE
The foul drainage from this development is in the catchment of Watton Water Recycling Centre which
currently does not have capacity to treat the flows the development site. Anglian Water are obligated to
accept the foul flows from the development with the benefit of planning consent and would therefore take the
necessary steps to ensure that there is sufficient treatment capacity should the Planning Authority grant
planning permission.

A condition is recommended for foul drainage disposal.
HISTORIC ENVIRONMENT OFFICER
No objection or recommended conditions.
TREE AND COUNTRYSIDE CONSULTANT
No objection based on the current proposal which only requires the removal of 2 low value trees.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
No objection subject to conditions requiring compliance with the submitted ecology report.

REPRESENTATIONS

The application was advertised in the press on 17/12/2018 and letters sent to immediate neighbours on
11/12/2018. A site notice was erected on 20/12/2018. 15 local representations were received raising the
following objections:

- outside development boundary and would conflict with the adopted development plan
- change the appearance of the site and its surrounds
- restricts access to the public highways for 27, 29 and 31 Sharman Avenue
- access insufficient width, road should be 6m not 5.5m and pavement should be 2m
- impact to 23 and 27 Sharman Avenue including safety and disturbance
- developments cuts into ownership of neighbours
- the junction onto Sharman Avenue from the new access road is only 20 metres from the existing junction
with Stevens Close
- insufficient separation between existing properties and proposed resulting in negative impact to their
amenity
- Harvey Street would provide access for the development but it is not of a sufficient standard for new
residents or construction traffic
- location of proposed affordable units not appropriate
- disagree with Flood Risk Assessment Report and drainage proposals, including but not limited to lack of
acknowledgement of field drain running through the site
- site has history of flooding
- no pre-application with residents
- development would set a precedent and lead to further development
- local services and facilities, including dentists and doctors cannot cope
- loss of view and tranquility
- disruption and disturbance during construction
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- lack of details on proposed heights
- site has ecological benefit
- no provision for Sharman Avenue to be prepared after the construction works
- existing hedge would be lost
- light pollution from adjacent sports center will affect the new residents

ASSESSMENT NOTES

1.0 Principle of Development

1.1 This application seeks Outline planning permission with details of access for 25 dwellings with associated
open space and infrastructure at land off Thetford Road, Watton. The site is outside the settlement boundary
falling within the countryside. For this reason, the proposal conflicts, in principle, with Policies SS01, DC02
and CP14 of the adopted Core Strategy and Development Control Policies Development Plan Document,
(2009), which seek to focus new housing within defined Settlement Boundaries.

1.2 The Council does not currently have a published 5 year land housing supply as required by the NPPF,
currently reporting 4.77 years as of 31st March 2018. The NPPF is a strong material consideration in the
determination of planning applications and paragraph 11 states that where an authority does not have an up-
to-date five year housing land supply the relevant local policies, should not be considered up-to-date.
Furthermore, housing applications should be considered in the context of the presumption in favour of
sustainable development unless any adverse impacts of doing so would significantly and demonstrably
outweigh the benefits or specific policies in the Framework indicate that development should be restricted.
On the aforementioned basis, other principle planning issues for the application are considered below.

1.3  The site is immediately adjacent to the built up part of Watton which is a mid sized market town which
has a good range of services and facilities to meet the day-to-day needs of existing residents. The site is
within 500m easy walking distance of the town centre and the various offer it provides. The site is therefore
considered a sustainable location for new housing in terms of access to services and facilities.

2.0 Impact Upon the Countryside and Setting of the Village

2.1  The site is located within the countryside, however, is immediately adjacent to the built up part of Watton.
To the east of the site is the Watton Sports centre with housing beyond. To the north and west is open fields.

2.2 The site is afforded some screening by existing trees and hedges along it's west and eastern boundary,
together with some further away to the north. This together with single storey design would result in only
filtered views of the development from Saham Road to the west and Richmond Park Golf Course/ Club.

2.3 The Breckland Landscape Character Assessment (2007) indicates that the site is located within an area
known as the 'River Wissey Settled Tributary Farmland'.  Land within this area is predominantly typical rural
landscape of arable fields, bound by sparse hedgerows and field drains. The Settlement Fringe analysis of
Watton details the site as agricultural field to the east of a key gateway into the town, in a area of moderate/
high sensitivity. It further details that the norther edge of Watton can be quite prominent/ stark and the
managed agricultural landscape extending to the settlement edge is however an important feature.

2.4 The proposal would inherently change the character of the site itself, and due to intrusion northwards
would intrude into the countyside. However, as aforementioned, the existing screening, single storey design
and distance from Saham Road reduces the visual impact to the landscape and setting of the town.
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2.5 The development would reduce the gap between Watton and Saham Toney, however, is not considered
to fundamentally affect this separation.

2.6 A further consideration is that the land to the west has an emerging housing allocation 'Watton Housing
Allocation 1' (LP008 & LP019) for at least 160 houses. This would extend the built part of Watton northwards
further than this current application. Given that the emerging Local Plan is at an advanced stage, it is a
material consideration. In this context, the proposal is considered to have a very minor harm on the
landscape in this area and to the approach and setting of Watton.

4.0 Access, Highways Network and Parking

4.1 This application is with all matters reserved, however, it is necessary to demonstrate there is at least one
suitable way the development can be accessed. The indicative plan shown access between 23 and 27
Sharman Avenue, with a 5.8m two way carriage way, with 1.8m wide pavements on either side.

4.2 The Highways Authority (HA) have commented on the application and advised there is insufficient
information provided for the site access. Specifically, that the indicative drawing shows  that the delivery of
footway either side of the proposed estate road would be reliant on land outside of the red line and therefore
may not be deliverable as it appears to belong to adjacent residents. This is concurred with, and it has not
been demonstrated there is at least one way the site can be provided with safe and suitable access for
pedestrians in contradiction of Policy CP 4 and paragraphs 108 and 110 of the NPPF.

4.3 In addition the HA have advised the site should be a 20mph zone and that it would need to be
implemented on the exisitng estate as well. They have advised that implementing a 20mph zone on the
existing estate would require local support and it is recommended that the developer seek the views of the
local residents to determine whether this is something that would be supported should the development be
approved. Whilst this is acknowledged, it is not considered this is so fundamental that an application should
be refused if a 20mph zone cannot be established.

4.4 The HA also have requested that the developer provide a plan confirming the level of visibility available at
the Sharman Avenue / Harvey Street junction.

4.5 Residents have raised that the street networking connecting the site to the high street is unsuitable to
accommodate additional vehicles. Whilst Harvey Street is subject to a one way restriction with parking along
the side, it is not considered that the development of 25 dwellings and associated additional car movements
would be to such a level which would result in a serve impact to the road network, and therefore, the
application should not be refused for this reason as stipulated by paragraph 109 of the NPPF.

4.6 Given the proposed density of development there is no reason why each unit could not be provided with
at  least two parking spaces in accordance Policy DC 19.

5.0 Layout, Residential Amenity and Density

5.1 The layout is indicative, however, again enables an assessment of whether the site can accommodate up
to the 25 units sought.

5.2 The development would equate to 12.5 dwellings per heactre, below that recommended by Policy DC 2.
This is due to the bungalow design which take up more area than two storey development and that majority
of units are shown as detached. However, even with these factors in consideration, the proposal is not a
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particularly efficient use of land and would not adhere to the guidance provided by paragraph 123 of the
NPPF which recommends that where there is an existing housing land shortage it is especially important that
planning decisions avoid homes being built at low densities, and ensure that developments make optimal use
of the potential of each site.

5.3 The site is immediately adjacent to existing bungalows along Sharman Avenue. These properties are
relatively modest in scale, with rear gardens of approximately 5.5 to 9m in length. The single storey design
and location to the north prevents any unacceptable overlooking or overshadowing. However, some of the
indicative plots are placed close to the boundary of plots with short rear gardens, for example plot 24, which
may create sense of enclosure. Whilst these issues are noted, there is sufficient space for the detailed
design to be altered to create a greater buffer, negating this issue.

5.4 The site is also adjacent to the Watton sports center and sports fields. The Environmental Health Officer
has commented on the application and raises no objection, subject to a requirement for noise and light
remediation at the reserved matters stage.

5.5 The indicative access is between 23 and 27 Sharman Avenue, showing a two-way carriage way, with
pavement on either side. The plan shows the access as 11.5m in width, it has not been clarified whether the
submitted plans are accurate being based on a topographical plan or not. 23 and 27 Sharman Avenue are
modest bungalows with short rear gardens and there living accommodation is immediately adjacent to the
indicative access with the plans showing a distance of 1m between their flank elevations and the site
entrance, and 1.8m from flank elevation to proposed pavement. The introduction of car and pedestrian
movements for 25 new dwellings will cause disturbance to these dwelling to an unacceptable level due to
their proximity to the proposed access. This will consist primarily of noise, to the property and rear garden
from vehicles using the access running the full length of the garden in close proximity but also light from car
headlamps, and overshadowing due to the need to erect a new boundary to protect the privacy of 23 and 27
Sharman Avenue rear gardens. As a result the development conflict with the objectives of Policy DC 1 due to
the considerble detrimental impact to these neighbors amenity.

6.0 Trees and Ecology

6.1 Only two trees of low quality are required to be removed to facilitate the development and no objection
has been raised by the tree officer. The proposal therefore complies with Policy DC 12.

6.2 The supporting ecology report details no protected species on site other than birds and moderate
potential for foraging and commuting bats. The NCC Natural Environment Team (NET) have not objected to
the proposal subject to conditions requiring compliance with the submitted ecology report. The proposal
therefore meets the requirements of Policy CP10.

7.0 Flooding and Drainage

7.1 The site is within Flood Zone Risk 1 which has the lowest risk of flooding from rivers and sea as identified
by the governments mapping system. The risk of ground water flooding is identified by the same system as
very low with a few small areas at low risk. Sharman Avenue is shown as having a low risk of flooding.

7.2 The submitted Flood Risk Assessment is supported by infiltration testing and advises that the site could
be suitably drained by permeable paving and attenuation storage of peak flows and discharge to the local
watercourse. Wherever feasible water should be disposed on on-site, however, this can be tested at the
reserved matters stage. Irrespective, sufficient evidence has been provided the site can be drained without
increasing risk of flooding off-site.
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7.3 The application proposed to dispose of foul water via the Anglian Water(AW) system via Sharman
Avenue. AW have commented on the application advising that the Watton Water Recycling Centre does not
have capacity to serve the proposal and they would be obliged to upgrade it. On this basis, the foul water
system will be upgraded as necessary to serve the development. The development is acceptable in respect
of flooding and drainage and accords with Policy DC 13.

8.0 Housing Mix and Tenure

8.1 The development proposes 40% affordable housing, which if the maximum 25 units were built would
equate to 12 or 13 units. This is compliant with Policy DC 4 and would be secured by a S106 agreement.

8.2 In relation to mix, this is reserved for future determination and there are no site constraints which would
prevent an appropriate mix coming forward as part of a reserved matters application. The development
therefore complies with Policy DC 2.

9.0 Open Space

9.1 Policy DC 11 requires for a proposal of this number of units as indicatively shown, to provide: 872sqm  of
childrens play space of which there must be a minimum one Local Area of Play (LAP), with a contribution for
off-site sports outdoor space contribution of £17,440 or alternatively on-site provision.

9.2 The layout is indicative, however, it has been demonstrated that it could provide 25 units and excess of
the open space requirement. If the maximum 25 units are proposed at the reserved matters stage, a LAP
would be required on site. If the development is over 10 units than an off-site sports contribution would be
required. Assuming the applicant agrees to this to be secured in the S106, the development would accord
with Policy DC 11.

10.0 Infrastructure

10.1 The additional dwellings will create increased demand on local services and facilities.

10.2 Norfolk County Council Infrastructure Team have commented on the application and advised that junior
education, libraries and fire hydrants would require a planning obligation. In respect of education the amount
sought is £3,039 per multi bed house which would go towards a new classroom for Wayland Junior
Academy. The developer has not agreed to these contributions together with the fire hydrant condition and
library contribution of £75 per dwelling.

10.3 The NHS have not been consulted as it falls below their threshold for comment. It is noted that the
doctors is at capacity, however, any necessary expansion and/ or recruitment of additional staff will be paid
for by larger developments in and around Watton.

10.4  The proposal does therefore provide for the infrastructure, necessary to support the new residents of
the development.

11.0 Other matters

11.1 NCC Environment Services have been consulted and have not objected or asked for any archaeological
conditions.
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11.2 The Council's Contaminated Land Officer has no objection to the application subject to a condition for
unexpected contamination.

12.0 Conclusion/ Planning Balance

12.1 The application does not accord with the adopted development plan as the site falls out any settlement
boundary. However, the Council does not currently have a 5 year land supply as required by the NPPF and
this development would provide a useful contribution towards Breckland's Housing supply. On this basis, the
other key principle considerations for this proposal must be considered and a planning balance judgement
made.

12.2 The site is in a sustainable location adjacent to the built up part of the mid-sized market town of Watton,
and within 500m walking distance of the town center.  The development would provide 40% of the units as
affordable which would be a notable contribution towards affordable housing in Watton and can be afforded
positive weight.

12.3 The development of the site will change an agricultural field to built development, extending Watton into
the countryside. It would be partly visible from the adopted highway and would appear as an extrusion,
therefore affecting the setting of Watton in the short to medium term. However, the site is adjacent to an
emerging housing allocation which is at an advanced stage and would, within the emerging plan period,
obscure most longer distance views to the site. This is therefore afforded minor harm.

12.4 The development would result in significant harm to the residential amenity of 23 and 27 Sharman
Avenue due to the introduction of a new vehicle and pedestrian access for up to 25 dwelling in very close
proximity to their boundaries and flank elevation.

12.5 The development would comprise a very low density development of 12.5dph (gross), significantly
below that recommended by Policy DC 2 of 40dph, this conflicts with the guidance provided by paragraph
123 of the NPPF 2018.

12.6 It has not been demonstrated that safe and convenient pedestrian access can be provided for the
development, and therefore the development does not meet the requirements of CP4 and the NPPF
paragraphs 108 and 110.

12.7 The overall planning balance taking into account all of the issues identified by this report, is that the
significant and demonstrable harm to residential amenities of 23 and 27 Sharman Avenue outweighs any
benefits of the proposal including the 5 year land supply contribution and affordable homes. In accordance
with paragraph 11 of the NPPF, the application should therefore be refused.

RECOMMENDATION

Refuse Planning Permission

REASON(S) FOR REFUSAL

1 Impact on amenity
The application has not demonstrated at least one acceptable way the site could be
accessed without causing unacceptable harm to existing residents amenity. The only way
the site could connect to the adopted highways, without a separate planning application, is

BRECKLAND COUNCIL - PLANNING COMMITTEE - 11th February 2019

COMREPORT (ODB-Ocella One Click Agenda/Officer report)



 

between 23 and 27 Sharman Avenue and due to the small width of the access together with
proximity to the existing residents boundary, garden and side elevations, would result in an
unacceptable impact upon the amenity of these neighbours. The vehicle and pedestrian
movements associated with up to 25 new dwellings would create unacceptable levels of
noise disturbance within the property and garden, together with light from car headlights and
overshadowing of the private rear garden due to the need to erect higher boundaries for
privacy. As such the proposal is contrary to Policy DC01 of the Breckland Council Core
Strategy and Development Control Policies Development Plan Document (2009).

2 Any highway reason for refusal
The application has not demonstrated at least one acceptable way that safe and convienant
pedestrian access could be provided and is therefore inconsistent with the requirements of
the Breckland Council Core Strategy and Development Control Policies Development Plan
Document (2009) Policy CP4 as well as having regard to paragraph 108 and 110 of the
National Planning Policy Framework (2018).

3 Non-std density reason for refusal
The density of development is very low and would not be an efficient use of land. This is a
contradiction of the requirements of Breckland Council Core Strategy and Development
Control Policies Development Plan Document (2009) Policy DC 2 and paragraph 123 of the
National Planning Policy Framework (2018).

4 Planning Obligations
To facilitate the proposal a number of planning obligations are required to expand/ upgrade/
enhance essential existing services and facilities including primary schools which are at
capacity. The applicant has not agreed to these obligations, and therefore, the application
fails the requirements of Breckland Council Core Strategy and Development Control Policies
Development Plan Document (2009) Policy CP 5 and paragraph 54 of the National Planning
Policy Framework (2018).
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