
 

 

 

 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2020/0046/O CASE OFFICER Tom Donnelly

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

CONS AREA: N

APPLICANT: Mr C Bowes
Care of Agent

LB GRADE: N

AGENT: EJW Planning Limited
Lincoln Barn Norwich Road

TPO: N

PROPOSAL: Outline application for up to 3 dwellings with all matters reserved

REASON FOR COMMITTEE CONSIDERATION

The application is brought before the Committee at the request of Chairman's Panel.

KEY ISSUES

Principle of development
Impact on character and appearance
Impact on amenities
Impact on trees and landscaping
Flood Impact
Impact on parking provision and highway safety

DESCRIPTION OF DEVELOPMENT

The proposal seeks outline planning permission with all matters reserved for the erection of up to 3 dwellings.
An indicative layout plan has been submitted in support of the application.

SITE AND LOCATION

The application site is at 51 Thetford Road in Watton. There is an existing dwelling on site that will be
retained and the land to be development is ancillary amenity land to the host dwelling.

EIA REQUIRED

No

RELEVANT SITE HISTORY

No relevant site history
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POLICY CONSIDERATIONS

The following policies of the Breckland Local Plan, 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

COM01 Design
COM03 Protection of Amenity
ENV02 Biodiversity protection and enhancement
ENV06 Trees, Hedgerows and Development
ENV09 Flood Risk & Surface Water Drainage
GEN01 Sustainable Development in Breckland
GEN02 Promoting High Quality Design
GEN03 Settlement Hierarchy
GEN05 Settlement Boundaries
HOU06 Principle of New Housing
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance
TR02 Transport Requirements

OBLIGATIONS/CIL

Not Applicable

CONSULTATIONS

WATTON TOWN COUNCIL
Watton Town Council would like to support the representations made by Watton Drainage Group relating to
this application.
NORFOLK COUNTY COUNCIL HIGHWAYS
No objection subject to condition,
CONTAMINATED LAND OFFICER
No objection subject to conditions.
TREE AND COUNTRYSIDE CONSULTANT
No objection to tree removal as shown in the AIA, these are all category C trees and are of low value. Plot 4
is far too close to TPOd trees which look to be outside the site boundary, this is likely to result in future
pressure for pruning works which would be undesirable but difficult to refuse if planning permission were to
be granted.
FLOOD & WATER MANAGEMENT TEAM
The Local Planning Authority would be responsible for assessing the suitability for any surface water
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drainage proposal for minor development in line with National Planning Policy Framework (NPPF).

REPRESENTATIONS

The neighbour consultation period expired on 17-03-20.
Additionally, a site notice was posted which expired on 07-03-20.

2 letters of representation were received with the key points raised as follows:

- Water run-off on the site.
- Overlooking from the proposed dwellings

No responses were received.

ASSESSMENT NOTES

1.0  Principle of development

1.1  The application site is situated within he settlement boundary of Watton where the principle of residential
development is accepted by virtue of Policies GEN01, GEN03, GEN05 and HOU06 of the Breckland Local
Plan.

1.2  Watton is designated as a Market Town in the Breckland Local Plan and is therefore considered to be a
sustainable location capable of supporting growth.

2.0  Impact on character and appearance

2.1  The application site is situated in an area of built up residential development with new residential
development being built up recently. An indicative layout has been provided that demonstrates that the site
can accommodate the dwellings whilst retaining a form and character that would be in keeping with the
surrounding area.  Whilst this is only indicative, it is considered that this could be fully and suitably
considered at reserved matters stage.

2.2  The surrounding area consists of a mix of single and two storey residential development and therefore it
is considered that the specific size, scale and design of the proposed units could be fully considered at
reserved matters stage to ensure a high quality development that would be in keeping with the surrounding
locality.

2.3  The proposal is therefore considered to be acceptable in terms of the impact on character and
appearance having regard to Policies COM01 and GEN02 of the Breckland Local Plan (Adopted).

3.0  Impact on amenities

3.1  The impact on amenities was considered with regard to Policy COM03 of the Breckland Local Plan
(Adopted). The indicative layout provided demonstrates that the dwellings can be accommodated on site
whilst providing a suitable amount of private amenity space for the proposed units and retaining a sufficient
amount of amenity space for the existing dwelling on site.
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3.2  The site is bounded on all sides by other residential development. However, given that no specific
design, size or scale has been proposed at this stage, it is considered that it will be possible to design an
appropriate scheme that would not result in a detrimental amenity impact on adjoining properties in terms of
overlooking or over-dominance etc.

3.3  On this basis, it is considered on balance that the proposal has appropriate regard to Policy COM03 of
the Breckland Local Plan (Adopted).

4.0  Impact on trees and landscape

4.1  Policy ENV06 seeks to protect important trees and hedgerows.  The AIA provided by Plandescil
indicated that a small amount of tree removal would be required to accommodate the proposal, including one
tree covered by a TPO. Whilst the loss of a protected tree is not desirable, this particular tree is identified as
falling within the C2 category meaning that it is not a particularly good specimen.

4.2  In this instance, it is considered that the benefits of the proposed dwellings would outweigh the harm of
the loss of this tree.  Additionally, it is considered that there may be scope for replacement planting as part of
the detailed scheme, this can be secured via an appropriately worded planning condition.

4.3  The Tree & Countryside Officer did note that plot 4 was in close proximity to a TPO tree that falls outside
of the site boundary which may result in future pressure to prune the tree. Whilst these comments are noted,
the layout shown is indicative and this could be addressed at reserved matters stage.  A note could be added
to any subsequent permission to ensure this is taken into account in the detailed design.

4.4  It is overall considered that the proposal has appropriate regard to the impact on trees and landscaping
and is accordingly considered to be acceptable having regard to Policy ENV06 of the Breckland Local Plan
(Adopted).

5.0  Flood Impact

5.1  The FRA & Surface Water Drainage Strategy provided by Plandescil identifies that there are areas of the
site that are at risk of surface water flooding. However, it does identify that there are areas of the site where
the development could be accommodated outside of these area of risk.

5.2  It should ensured that any dwellings built on the site also have private amenity space areas outside of
these surface water drainage risk zones. In this instance, it is considered that 2 dwellings could be suitably
accommodated outside of these areas with sufficient private amenity space. However, subject to a detailed
design and layout, it could be demonstrated that 3 dwellings could in fact be accommodated.

5.3  It is therefore considered on balance that the proposal satisfies the requirements of Policy ENV09 of the
Breckland Local Plan (Adopted) and the NPPF (2019) and a condition is proposed to limit the development to
a maximum of 3 dwellings subject to a suitable detailed layout and a note detailing that all new development
should lie outside any flood zone/surface water flood zone and any subsequent application should suitably
demonstrate this is possible.

6.0  Highway Safety Impact

6.1  As this is an outline application with all matters reserved, details of a proposed access have not been
provided. However, the highways authority are satisfied that safe and suitable access can be provided to the
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development in a detailed scheme. They have therefore raised no objections subject to a condition requiring
specific details of access to be provided at reserved matters stage.

6.2  It is therefore considered that the proposal has appropriate regard to Policies COM01 and TRE02 of the
Breckland Local Plan (Adopted) and the NPPF (2019).

7.0  Conclusion/Planning Balance

7.1  In terms of the overall planning balance of the scheme and in planning judgement terms, it is considered
that the proposal is acceptable in planning terms, for the reasons as set out above and is accordingly
recommended for approval, subject to conditions.

RECOMMENDATION

It is recommended that the application is APPROVED subject to conditions.

CONDITIONS

1 Outline- permission all matters reserved
Approval of the details of the siting, design and external appearance of any building to be
erected together with precise details of the type and colour of the materials, means of
access thereto and the landscaping of the site (herein after called 'reserved matters') shall
be obtained from the Local Planning Authority in writing before any development is
commenced.

Reason for condition:-
The application is for Outline permission only and gives insufficient details for the proposed
development and to comply with Section 92 of the Town & Country Planning Act 1999 (as
amended).

2 Outline permission- Time Limit
Application for Approval of Reserved Matters must be made not later than the expiration of
THREE YEARS beginning with the date of this permission, and the development must be
begun within TWO YEARS of the FINAL APPROVAL OF THE RESERVED MATTERS or, in
the case of approval at different dates, the FINAL APPROVAL OF THE LAST SUCH
MATTER to be approved.
Reason for condition:-
As required by section 92 of the Town & Country Planning Act 1990.

3 In accordance with submitted plans NEW 2017
The development must be carried out in strict accordance with the application form, and
approved documents and drawings as set out in the table at the end of this notice.
Reason for condition:-
To ensure the satisfactory development of the site, in accordance with Policy COM01 of the
Adopted Local Plan (2019).

4 External wall and roof materials to be agreed
No development beyond slab level shall take place until precise details, (including samples
where required), of the materials used in the construction of the external walls and roof(s) of
the development hereby permitted have been submitted to and approved in writing by the
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Local Planning Authority.  This condition shall apply notwithstanding any indication as to
these matters that have been given in the current application.  The materials to be used in
the development shall be in accordance with the approved details.
Reason for condition:-
To enable the Local Planning Authority to control the colour, tone, texture and appearance of
the materials used to ensure the satisfactory appearance of the development, as required by
Policies COM3, GEN2 and COM1 of the Adopted Local Plan (2019).
This condition will require to be discharged

5 Non standard highway condition
The reserved matters application shall have regard to and include the following:
-Access arrangements with the first 10m of the service road achieving a minimum width of
4.8m for the fist 10m.
-Visibility splays measuring 2.4m x59m
-A communal size 3 sized turning area
-Parking in accordance with adopted guidance
Reason for condition:-
In the interests of highway safety having regard to Policies COM01 & TR02 of the Breckland
Local Plan and Paragraphs 108 & 109 of the NPPF (2019).
This condition will require to be discharged

6 Replacement Planting following tree removal
With any subsequent reserved matters application a scheme for replacement tree(s) shall be
shown along with an appropriate landscaping scheme, to replace any significant or TPO
tree(s) to be removed as part of the detailed layout proposals.
Reason for condition:-
To protect significant trees and hedgerows in accordance with Policy ENV06 of the
Breckland Local Plan (adopted).
This condition will require to be discharged

7 Non-standard condition
The development shall be carried out in accordance with the Arboricultural Implications
Assessment & Tree Protection Plan provided by Plandescil (24961) dated January 2020.
Reason for condition:-
In the interests of the protection of trees having regard to Policy ENV06 of the Breckland
Local Plan (Adopted).

10 Variation of approved plans
Any variation from the approved plans following commencement of the development,
irrespective of the degree of variation, will constitute unauthorised development and may be
liable to enforcement action.
You or your agent or any person responsible for implementing this permission should inform
the Development Control Section immediately of any proposed variation from the approved
plans and ask to be advised to the best method to resolve the matter.  Most proposals for
variation to the approved plans will require the submission of a new application.
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