
 

 

 

 

 

 

 

ITEM: RECOMMENDATION: REFUSAL
REF NO: 3PL/2019/0164/O CASE OFFICER Lisa ODonovan

LOCATION: WATTON APPNTYPE: Outline
51 Thetford Road POLICY: In Settlemnt Bndry
Watton ALLOCATION: N

CONS AREA: N

APPLICANT: Mr Charles Bowes
Lodge Farm Watton Road

LB GRADE: N

AGENT: Mr J M Wojciechowski
The Old Oak Memorial Green

TPO: Y

PROPOSAL: Outline planning permission for 4 dwellings on land rear of 47 & 51 Thetford Road - including
the removal and demolition of existing buildings on site

REASON FOR COMMITTEE CONSIDERATION

The application is brought to Committee as the Cllr Bowes has an interest in the site.

KEY ISSUES

Principle
Impact on the character and appearance of the area
Amenity impact
Highway safety
Tree implications
Flooding (surface water)

DESCRIPTION OF DEVELOPMENT

The application seeks outline permission with all matters reserved for the erection of four dwellings and
garages on land to the rear of 51 Thetford Road.  Although in outline, an indicative drawing has been
provided showing an access road between No.47 and No.51.  Four one and half storey dwellings are then
shown to face west.

SITE AND LOCATION

The land is described as residential garden land serving No.51 and is therefore laid to grass.  There are 2
protected trees on the land to the rear, one on the western boundary and one to the south of the rear section
of the site.  The site is surrounded by other residential uses with Thetford Road sited to the west.

EIA REQUIRED

No
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RELEVANT SITE HISTORY

3PL/2008/1621/O - Demolition of outbuildings, improvement of existing access erect 5 dwellings & garages &
retention of existing house - Permission

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

DC.01 Protection of Amenity
DC.02 Principles of New Housing
DC.12 Trees and Landscape
DC.13 Flood Risk
DC.16 Design
DC.19 Parking Provision
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance

OBLIGATIONS/CIL

Not Applicable

CONSULTATIONS

WATTON TOWN COUNCIL
Watton Town Council would endorse the comments made by Watton Drainage Group.
NORFOLK COUNTY COUNCIL HIGHWAYS
The site is accessed via a section of A1075 which is located within a 30mph speed limit and has residential
development to either side. I am satisfied that an access could be formed, with an acceptable level of
visibility to serve the development proposed but would recommend that the existing access to No 51 is
moved to the southern boundary of the plot or the existing property is served by the new access. I will also
require the private service road to be provided with a size 3 turning head to ensure that larger visiting
vehicles can turn and re-enter Thetford Road in forward gear. Given that the application is submitted in
Outline with all matters reserved for future consideration,if your Authority is minded to grant approval, the
following will need to form part of any Reserved Matters submission. Access arrangements for the existing
and proposed properties Access point/points provided with visibility measuring 2.4m x 59m Service road
being 4.8m in width On site turning provision - size three in respect of service road Parking in accordance
with adopted guidance
TREE AND COUNTRYSIDE CONSULTANT
Whilst it is recognised that the layout shown is indicative, I do have concerns over the number of plots and
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the impact on trees (some of which are subject to TPO). The southern most plot in particular is unsuitable,
there is a high likelihood of direct damage to the TPO willow as well as future pressure for removal/pruning
due to the proximity to the proposed dwelling.
CONTAMINATED LAND OFFICER
No objection subject to conditions.
ENVIRONMENTAL HEALTH OFFICERS
There are no objections to the development if it proceeds in line with the application details but due to the
sites close proximity to surrounding residential properties, when the full application is determined a
construction working hours condition is requested to prevent disturbance to the existing domestic properties.
ENVIRONMENT AGENCY
A concerned local resident has contacted us regarding surface water flood risk at this site. We have
requested that the local resident contact your Authority regarding their concerns. We have reviewed the
information provided and have no formal comment to make on this application but offer the following
guidance: Surface Water Flood Risk The site is located in Flood Zone 1 (low risk) of our flood map for
planning, this shows the risk of flooding from rivers and the sea only. The surface water flood risk maps, we
hold, identify the site as being at risk of flooding from surface water. We are no longer a statutory consultee
for surface water flood risk. Accordingly, we recommend that you consult the Lead Local Flood Authority
(Norfolk County Council) for their comments regarding surface water flood risk on this site. Pollution
Prevention The site is located above a Principal Aquifer and within a Source Protection Zone (SPZ 3). The
developer should address risks to controlled waters from contamination at the site, following the
requirements of the National Planning Policy Framework and the Environment Agency Guiding Principles for
Land Contamination, which can be found here: https://www.gov.uk/government/publications/managing-and-
reducing-land-contamination If the development proposes to use deep infiltration systems including
boreholes and other structures that by-pass the soil layer we would wish to be re-consulted. The site is
located in an area served by the public foul sewer. Foul drainage from the site must be connected to the
public foul sewer with the prior consent of the service provider.

NORFOLK RIVERS INTERNAL DRAINAGE BOARD No Comments Received

REPRESENTATIONS

Site notice erected: 22-02-2019
Initial consultations issued: 19-02-2019

7 representations received, one of which being from the Watton Drainage Group, raising the following
objections/concerns:

- Overlooking/loss of privacy
- Flooding/drainage
- Overdevelopment
- Wildlife
- Impact on trees

Representation from the Watton Drainage Group raised the following:

During the 23 June 2016 storm, 16 Canon Close adjacent to the site was externally flooded as were 7 other

BRECKLAND COUNCIL - PLANNING COMMITTEE - 2nd September 2019

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



 

properties in the Close with Alegre to the south east of the site internally flooded. Anecdotal evidence
mentioned water pouring across the concreted area of the Gulf garage on to Thetford Road flowing south
down the road and into the new Saddler's Rise development. A resident in Roman Drive reported external
flooding to the County Council.

The Group note that there is a drain next to Roman Drive and a pond near to 16 Canon Close both of which
may be a factor in the flooding experienced at those properties. The Drainage Group have found that blocked
surface water ditches (drains) may well be contributing to increased flood risk and are working with the
authorities to get landowners to maintain them.

The storm of 2016 was an extreme event but was the second one in Watton in 10 years, the previous one
being in June 2009. The fact that there is a boulder clay layer close to the surface above the chalk makes the
land particularly vulnerable to flooding even in moderate rainfall. And hard landscaping is adding to this.

The Group understand that the new entrance road needs to be built to Highways standards but are
concerned that more hard surface increases flood risk. We understand that specialist macadam or other
means can be used to reduce this and ask that this be considered.

The Group welcome the use of SuDS on site depending on what these consist of.  We welcome that the
pond is to be kept if it is to be part of the SuDS and maintained in such a way as to reduce flood risk. The
drain mentioned also needs to be considered as part of the flood risk in our opinion. We also welcome the
gravel driveways. It is also known that trees are good for soaking up rainfall and the Group hope that the
trees will be kept for that reason.

ASSESSMENT NOTES

1.0  Principle

1.1  The site lies within the settlement boundary for Watton where the principle of residential development is
acceptable provided the proposal is suitable in terms of appropriate density, mix and type.

2.0  Impact on the character and appearance of the area

2.1  Policy DC16 requires all new development to achieve the highest standard of design. As part of this, all
design proposals must preserve or enhance the existing character of an area. Consideration will also be
given to the density of buildings in a particular area and the landscape/townscape effect of any increased
density.

2.2  The proposal seeks outline permission for four dwellings on land to the rear of 51 Thetford Road,
Watton.  The outline application seeks to reserve all matters for approval at a later date.  Notwithstanding
that, an indicative layout plan has been provided.  The land is situated to the rear of existing development
which fronts Thetford Road, aside from the potential new access, there will be limited changes to this
frontage view within the public realm and it is considered that a design can be agreed at reserved matters
stage which will take into account the form and scale of development locally.  In light of these factors, the
proposal is considered likely to accord with Policy DC16 and paragraph 127 of the NPPF.

3.0 Amenity impact

3.1  Policy DC1 seeks to protect residential amenity and that all new development must have regard to
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amenity considerations and states that development will not be permitted where there are unacceptable
effects on the amenity of neighbouring residents and future occupants.

3.2  The proposal seeks approval for four dwellings, an indicative layout has been submitted which shows
the dwellings positioned on a north/south axis to the rear of the garage, no.47 and no.51.  A development is
situated to the east of the site in very close proximity (only 2.5 - 4m in places) to the rear boundary of the
adjoining development.  In addition to this very close proximity, the land/development to east (Roman Drive)
is significantly higher than the application site, the result being direct overlooking between the properties.  In
light of these factors, the proposal is not considered to have due regard to Policy DC1 and paragraph 127(f)
of the NPPF (2019).

4.0  Highway safety

4.1  Policy CP4 of the Core strategy seeks to ensure that all access and safety concerns are resolved in new
developments.  Policy DC19 requires sufficient parking for all new development.  The site is accessed via a
section of the A1075 which is located within a 30mph speed limit with residential development either side.

4.2  Norfolk County Council Highways was consulted on the scheme and advised that they are satisfied that
an access could be formed, with an acceptable level of visibility,to serve the development proposed but
recommend that the existing access to No 51 is moved to the southern boundary of the plot or the existing
property is served by the new access.

4.3  There will also be a requirement that the private service road shall be provided with a size 3 turning head
to ensure that larger visiting vehicles can turn and re-enter Thetford Road in forward gear.

4.4  As the application has been submitted in outline with all matters reserved, there are no objections raised
in respect of highway safety subject to full details being provided at reserved matters if approval is
forthcoming.

5.0  Trees

5.1  Policy DC12 seeks to preserve the District's trees, hedgerows and other natural features and secure
appropriate landscaping schemes to mitigate the impact of, and complement, new development.  Three trees
within and near to the site are the subject of a Tree Preservation Order (2009 No.3), a Willow, an Ash and an
Atlantic Cedar.  The development could potentially impact on the Willow and the Ash within the north and
south corners of the rear of the site.

5.2  A tree survey was submitted in support of the application which was sent to the Tree and Countryside for
comment, he has subsequently advised that whilst it is recognised that the layout shown is indicative, there
are  concerns over the number of plots and the impact on trees (some of which are subject to TPO). The
southern most plot in particular is unsuitable, there is a high likelihood of direct damage to the TPO willow as
well as future pressure for removal/pruning due to the proximity to the proposed dwelling.  In light of this, the
application is not considered to have due regard to Policy DC12.

6.0  Other issues

6.1  The majority of the site is identified on the Environment Agency flood maps as being at risk of surface
water drainage flooding.

6.2  In addition to the above, there has been recurring flooding issues in Watton, with properties adjacent to
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the site flooding very recently, as such Norfolk County Council's Flood Team has produced an Investigation
Report into the flooding in Watton (2016).  Whilst this document does not steer the Local Planning Authority
to a view in terms of new development, it clearly demonstrates that there is a symptomatic flooding issue in
the area.

6.3  Planning Practice Guidance explains the sequential risk based approach to flooding and the steps to
follow when considering matters of flood risk. These are to assess flood risk, avoid flood risk and then
manage and mitigate flood risk. Development should be designed to ensure that areas at little or no risk of
flooding from any source are developed in preference to areas at higher risk. 'Flood risk' for this purpose is
defined as the combination of the probability and the potential consequences of flooding from all sources,
including surface water.

6.4  Policy DC13 states that all development proposals in areas at risk of flooding will be expected to provide
a Flood Risk Assessment commensurate with the scale of the flood risk and recognising the likely sources of
flooding.

6.5  For fluvial (river) and sea flooding, land at the highest risk includes sites within Flood Zones 2 and 3 as
defined by the Environment Agency (EA). The site is identified as being within Flood Zones 1, however, for
the purposes of applying the policies and guidance in the Framework and PPG, areas at risk of flooding can
also include a site within Flood Zone 1 at risk from surface water flooding.

6.6  In this instance, the Environment Agency's 'Flood Risk Map' identifies large areas of the site as being at
risk from surface water flooding.  The presence of dwellings would also displace surface water, thereby
increasing the risk of flooding elsewhere.

6.7  Paragraph 158 of the Framework seeks to direct development away from areas at the highest risk of
flooding by applying the sequential test (ST) as part of a sequential approach to flood risk. The aim of the ST
is to steer development to areas with the lowest probability of flooding. Development should not be permitted
if there are reasonably available sites appropriate for the development in areas at a lower probability of
flooding. Consequently, it is necessary for the appellant to demonstrate that the sequential test has been
correctly applied within a robustly defined Sequential Test Area (STA) before moving on to consider
mitigation and whether the development can be made safe for its lifetime.  Paragraph: 033 Reference ID: 7-
033-20140306 of the Planning Practice Guidance states "The sequential approach to locating development
in areas at lower flood risk should be applied to all sources of flooding, including development in an area
which has critical drainage problems, as notified to the local planning authority by the Environment Agency,
and where the proposed location of the development would increase flood risk elsewhere."

6.8 The findings of a ST has not been provided.   As such it has not been demonstrated that sites of lower
probability of flooding, which could accommodate the proposed development, are not available. Thus, the
scheme would depart from local and national policy.

6.7  Whist a drainage plan was submitted in support of the application, no evidence has been submitted
alongside it in terms of whether the development will increase flooding off site and there is insufficient
information at this stage to determine whether the ground conditions are appropriate to accommodate
infiltration/soakaways.  In addition, the surface water attenuation crates have been positioned in an area at
risk of flooding which is not acceptable.  In light of the above, the application fails to satisfactorily address the
surface water flooding issues on site and is not considered to comply with Policy DC13 of the Core Strategy
or Section 14 of the NPPF - Meeting the challenge of climate change, flooding and coastal change.

7.0  Conclusion
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7.1  Whilst the site lies within the Watton Settlement Boundary, where residential development is considered
acceptable in accordance with Policy DC2, the harm identified above in terms of impact on neighbour
amenity and potential flooding issues are considered significant and demonstrable in this instance and this
harm outweighs any benefits of the proposal.   As such, the application is recommended for refusal.

RECOMMENDATION

That permission be REFUSED in line with the Officer's report.

REASON(S) FOR REFUSAL

1 Amenity impact
The indicative layout shows the dwellings positioned on a north/south axis to the rear of the
garage, no.47 and no.51.  A development is situated to the east of the site in very close
proximity (only 2.5 - 4m away in places) to the rear boundary of the adjoining development.
In addition to this very close proximity, the land/development to east (Roman Drive) is
significantly higher than the application site, the result being direct overlooking between the
properties.  In light of these factors, the proposal is not considered to have due regard to
Policy DC1 and paragraph 127(f) of the NPPF (2019).

2 Flood risks
The majority application site is prone to surface water flooding as detailed on the
Environment Agency's flood maps.  No sequential test has been applied and no evidence
has been submitted in terms of whether the development will increase flooding off site and
there is insufficient information at this stage to determine whether the ground conditions are
appropriate to accommodate infiltration/soakaways.  In addition, the submitted drainage plan
shows the surface water attenuation crates positioned in an area at risk of flooding which is
not acceptable.  In light of the above, the application fails to satisfactorily address the
surface water flooding issues on site and is not considered to comply with Policy DC13 of
the Core Strategy or Section 14 of the NPPF - Meeting the challenge of climate change,
flooding and coastal change.

3 Tree implications (including protected trees)
There are several trees within the site, two of which are the subject of a tree protection
order.  Whilst indicative only, there is concern that the southernmost plot will cause direct
damage to the protected Willow as well as causing future pressure for pruning/removal is
approved given the proximity to this plot.  As such, the application fails to have due regard to
Policy DC12 of the Core Strategy.
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