
Appendix D - Site Assessment Database

Land Rep Reference: [042]003

Area 6.51

Proposed Use Residential

Alternative Use Open Space

Land Type Greenfield

Surname

Agent Name

Assessor

Will the allocation for 
development be in 
accordance with the 
strategy and policies 
contained within the 
Breckland Core 
Strategy?

Yes

Could the development 
allocation have an 
impact on European 
and International 
environmental 
designations? (i.e. 
Ramsar, SAC, SPA)

Planning History No relevant history.

Could the development 
allocation impact upon 
other environmental 
designations?

Site lies adjacent to Mid Harling Fen (County Wildlife Site)
Natural England - Potential adverse impacts on Middle Harling Fen SSSI

Could the allocation 
for development be at 
risk from flooding or 
increase flood risk in 
the locality?

Flood Zone 1

Is the site well related 
to existing 
settlements?

Site lies adjacent to the existing settlement boundary.

Is the site deliverable?  **
SHLAA identifies the site as unachievable/unsuitable.

Is the site available 
and when could it be 
reasonably expected to 
be delivered?

No information in SHLAA
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Could the allocation 
for development have 
an adverse impact 
upon the local highway 
safety?

Acceptability would depend upon provision of safe access and improved footway 
links to village. Subject to suitable level of improvements works the Highway 
Authority is neutral in of preference. Access: 4; Highway Improvements: 3; Public 
Transport Access: 3.

Is the site on 
brownfield or 
greenfield land, if on 
greenfield land is it 
high grade 
agricultural?

Greenfield (grassy field). Agricultural Grade 4.

What impact will the 
site have on 
infrastructure 
Capacity”? 

No

Will the development 
allocation have an 
impact on amenity? 
Could the amenity of 
new development on 
the site be affected by 
existing features? 

- See site photos
- Site is adjacent to horse paddocks**
- Site is not in close proximity to any gas mains, pylons or sewage treatment plants.

Is the allocation for 
development in a 
location which has 
easy access to key 
services?

- Site is within 800m of a doctor's surgery and a school.
- The nearest bus stop is located approximately 200m from the site on Pound 
Corner

Will the development 
allocation have a 
detrimental impact on 
the 
landscape/townscape?

- See site photos
NCC - Some sensitive development may be acceptable although site 012 is 
preferred.
Majority of site is located in an area characterised as moderate/high sensitivity. 
Arable land on western edge of village with good hedgerows and hedgerow trees.

Could the allocation 
for development 
impact upon the 
historic environment?

No

Could the allocation of 
the site impact upon 
local 
biodiversity/geodiversit
y?

Possible tree issues.  Important site for biodiversity and geodiversity.
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Would the allocation 
for development result 
in a loss of accessible 
open space? 

No

Would the allocation of 
the site for 
development have an 
adverse impact upon 
the viability and vitality 
of the town centre?

No

Would the allocation of 
the site for 
development result in 
a loss of employment 
land?

No

Other Constraints

Summary of 
Consultation 
Responses

5 letters of objection received regarding impact on the natural habitat, flooding on 
site and impact on residential amenity.
1 letter of support received regarding the fact that the site would have no  impact 
on existing residential amenity and the fact that the development would be part of 
the village.

Conclusion - Possible impact on adjacent Mid. Harling Fen
- SHLAA identifies the site as unachievable/unsuitable.
- Neighbours concerned that the site is prone to flooding/boggy.
- Possible tree issues.  Important site for biodiversity and geodiversity.
- Site is adjacent to horse paddocks
-Northern part of site might have potential for development but is not preferable

Unreasonable Option?
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Land Rep Reference: [042]004

Area 0.6

Proposed Use Residential

Alternative Use

Land Type Greenfield

Surname Fox

Agent Name Spalding & Co Ltd

Assessor

Will the allocation for 
development be in 
accordance with the 
strategy and policies 
contained within the 
Breckland Core 
Strategy?

Yes

Could the development 
allocation have an 
impact on European 
and International 
environmental 
designations? (i.e. 
Ramsar, SAC, SPA)

Planning History No relevant history

Could the development 
allocation impact upon 
other environmental 
designations?

Not directly, although County Wildlife Site is about 200m from the site
Natural England - Potential adverse impacts on Middle Harling Fen SSSI

Could the allocation 
for development be at 
risk from flooding or 
increase flood risk in 
the locality?

Flood Zone 1

Is the site well related 
to existing 
settlements?

Site is adjacent to the existing settlement boundary.

Is the site deliverable?
SHLAA identifies the site as deliverable/developable

Is the site available 
and when could it be 
reasonably expected to 
be delivered?

SHLAA states 2009-14.

Could the allocation 
for development have 
an adverse impact 
upon the local highway 
safety?

NCC- Acceptability would depend upon provision of safe access and improved 
footway links to village
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Is the site on 
brownfield or 
greenfield land, if on 
greenfield land is it 
high grade 
agricultural?

Vast majority of site is greenfield (Grade 3). Site is currently used as horse 
paddocks.

What impact will the 
site have on 
infrastructure 
Capacity”? 

No

Will the development 
allocation have an 
impact on amenity? 
Could the amenity of 
new development on 
the site be affected by 
existing features? 

Site is not in close proximity to any gas mains, pylons or sewage treatment plants.

Is the allocation for 
development in a 
location which has 
easy access to key 
services?

Site is within 800m of a school and doctors surgery
NCC - nearest bus stop is located approximately 350m from the site on Pound 
Corner

Will the development 
allocation have a 
detrimental impact on 
the 
landscape/townscape?

- See site photos
NCC - Some sensitive development may be acceptable although site 012 is 
preferred.
Site lies within East Harling Heathlands Area (moderate sensitivity).

Could the allocation 
for development 
impact upon the 
historic environment?

Not directly - is a Grade II listed building opposite the site.

Could the allocation of 
the site impact upon 
local 
biodiversity/geodiversit
y?

Possible tree issues on-site.

Would the allocation 
for development result 
in a loss of accessible 
open space? 

No

Would the allocation of 
the site for 
development have an 
adverse impact upon 
the viability and vitality 
of the town centre?

No
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Would the allocation of 
the site for 
development result in 
a loss of employment 
land?

No

Other Constraints

Summary of 
Consultation 
Responses

Objections (3 letters) -  highway safety/movements
Support 92 letters) - Infill site, would clearly be part of the village, would mean 
that a mixture of sites would be used for Harling, near to sewers/water pipes

Conclusion - 200m from a County Wildlife Site
- possible impact on Middle Harling Fen (Natural England)
- Highway improvements would be required
- Grade II building opposite site 
- NCC would prefer site 012 with regard to landscape issues
- Possible tree issues on-site.

Unreasonable Option?
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Land Rep Reference: [042]012

Area 13.3

Proposed Use Residential

Alternative Use

Land Type Greenfield

Surname Prodromow

Agent Name CSA Design Studio

Assessor

Will the allocation for 
development be in 
accordance with the 
strategy and policies 
contained within the 
Breckland Core 
Strategy?

Yes

Could the development 
allocation have an 
impact on European 
and International 
environmental 
designations? (i.e. 
Ramsar, SAC, SPA)

Planning History 3PL/2006/1167/F - Erection of replacement dwelling (permission)

Could the development 
allocation impact upon 
other environmental 
designations?

No

Could the allocation 
for development be at 
risk from flooding or 
increase flood risk in 
the locality?

Flood Zone 1
Recorded history of Sand bag delivery on southern boundary of site

Is the site well related 
to existing 
settlements?

The site is adjacent to the existing settlement boundary.

Is the site deliverable?  **
SHLAA identifies the site as deliverable/developable**

Is the site available 
and when could it be 
reasonably expected to 
be delivered?

SHLAA states that the housing would be delivered from 2009-14 and 2014-19.

Could the allocation 
for development have 
an adverse impact 
upon the local highway 
safety?

Desirability of vehicular access to Quidenham Road is doubtful therefore access 
should be taken from King Street/Kenninghall Road only with carriageway 
widening and further footway provision on this road being provided from land 
within the site.
Subject to suitable improvement works the Highway Authority is neutral in of 
preference. Access: 4: Highway Improvements: 3; Public Transport Access:3
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Is the site on 
brownfield or 
greenfield land, if on 
greenfield land is it 
high grade 
agricultural?

Greenfield mainly, arable land (Grade 3).  Some sheep grazing on part of the site 
and an existing dwelling along the southern boundary of the site.
There is one dwelling along the southern boundary of the site.

What impact will the 
site have on 
infrastructure 
Capacity”? 

No

Will the development 
allocation have an 
impact on amenity? 
Could the amenity of 
new development on 
the site be affected by 
existing features? 

Site is not in close proximity to any gas mains, pylons or sewage treatment plants.

Is the allocation for 
development in a 
location which has 
easy access to key 
services?

Site is within 800m of a doctor's surgery and a school.
NCC - It is less than 400m from this site to the nearest bus stops (Jubilee Avenue) 
however only Service 10A stops there. The next closest bus stops are at Pound 
Corner; these are just over 400m from the closest (southwest) corner of the site.

Will the development 
allocation have a 
detrimental impact on 
the 
landscape/townscape?

- See site photos. There is a mature hedgerow in the middle of the site.
Site lies within a landscape described as moderately sensitive.
Development on the site should be of low density according to the Landscape 
Assessment.

Could the allocation 
for development 
impact upon the 
historic environment?

No

Could the allocation of 
the site impact upon 
local 
biodiversity/geodiversit
y?

Possible tree issues on-site and geodiversity importance.

Site H1



Would the allocation 
for development result 
in a loss of accessible 
open space? 

No

Would the allocation of 
the site for 
development have an 
adverse impact upon 
the viability and vitality 
of the town centre?

No

Would the allocation of 
the site for 
development result in 
a loss of employment 
land?

No

Other Constraints - Historic landfill site to north of Quidenham Road.

Summary of 
Consultation 
Responses

3 letters of support regarding;
* degree of symmetry
* Traffic associated with the site would not need to go through village centre as 
much as the other possible sites
* close to services
* easy access

21 letters of objection regarding;
* overburden on infrastructure (inc. sewers)
* overburden on services (inc. schools)
* loss of wildlife
* impact on view
* highway safety
* distance from village centre
* lack of public transport
* increased flood risk
* detrimental to residential amenity
* loss of agricultural land
* loss of flood plain
* drainage issues
* lack of parking in village
* loss of village feel
* erosion of countryside
* air pollution
* close proximity of site to Snetterton race track
* development of this site would affect people more than the development of any 
other site

Conclusion - NCC - It is less than 400m from this site to the nearest bus stops (Jubilee Avenue) 
however only Service 10A stops there. The next closest bus stops are at Pound 
Corner; these are just over 400m from the closest (southwest) corner of the site.
- Possible tree issues on-site and geodiversity importance.
- Recorded history of Sand bag delivery on southern boundary of site
- Historic landfill site to north of Quidenham Road.
- There is a mature hedgerow in the middle of the site.
- existing dwelling along the southern boundary of the site.

Unreasonable Option?
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Land Rep Reference: [042]015

Area 2.34

Proposed Use Residential

Alternative Use

Land Type Greenfield

Surname Osborne

Agent Name

Assessor

Will the allocation for 
development be in 
accordance with the 
strategy and policies 
contained within the 
Breckland Core 
Strategy?

Yes

Could the development 
allocation have an 
impact on European 
and International 
environmental 
designations? (i.e. 
Ramsar, SAC, SPA)

Planning History None

Could the development 
allocation impact upon 
other environmental 
designations?

Natural England - Potential adverse impacts on Middle Harling Fen SSSI. Appears 
to fall within 1500m buffer zone and not screened by existing development 
although shown on Map 7.15 and described as a conforming site.

Could the allocation 
for development be at 
risk from flooding or 
increase flood risk in 
the locality?

Flood Zone 1

Is the site well related 
to existing 
settlements?

Yes - site is adjacent to the settlement boundary

Is the site deliverable? - SHLAA identifies the site as Deliverable/Developable
-  **

Is the site available 
and when could it be 
reasonably expected to 
be delivered?

- 2009 to 2014 and 2014 to 2019 according to SHLAA.
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Could the allocation 
for development have 
an adverse impact 
upon the local highway 
safety?

 A cumulative assessment of the impact on the junction with the trunk road would 
be required
Access would be preferable from Lopham Road where vehicle speeds are likely to 
be lower than those on Garboldisham Road where vehicle speeds rise as they exit 
the main part of the village.
Adequate visibility could be achieved on this relatively straight stretch of road if 
located roughly towards the centre of the plot.  There is no footway on either side 
of Lopham Road, however if this site is developed, a footway should be provided 
to link with that further along Lopham Road beyond The Crescent, with a 
pedestrian crossing.
Visibility at the junction of Lopham Road with Garboldisham Road is limited by 
the slight bend in the road in the traffic direction.  However both these roads have 
a 30mph speed limit, so vehicle speeds should be relatively slow leaving the main 
part of the village.
There are streetlights on the northern part of Lopham Road and the nearest bus 
stop is about 500m away.
Informal comments from the highways authority suggest they would be neutral 
regarding development of this site subject to a footway link to the existing 
provision.
[042]15, [042]17 and [042]18 are much more suitable for development; although 
sites [042]15 and [042]18 are preferred (informal highway comment).
- Footway links to the school and local facilities would be necessary.

Is the site on 
brownfield or 
greenfield land, if on 
greenfield land is it 
high grade 
agricultural?

Arable field
- Greenfield land (Agricultural Grade 3)

What impact will the 
site have on 
infrastructure 
Capacity”? 

- None

Will the development 
allocation have an 
impact on amenity? 
Could the amenity of 
new development on 
the site be affected by 
existing features? 

Site is not in close proximity to any gas mains, pylons or sewage treatment plants.

Is the allocation for 
development in a 
location which has 
easy access to key 
services?

- Site is within 800m of a school and doctor's surgery.
- NCC: The Highways Agency would question the sustainability of this site.

Will the development 
allocation have a 
detrimental impact on 
the 
landscape/townscape?

- See site photos
- Site lies within an area of moderate sensitivity
- NCC: Site could be acceptable in landscape terms.

Could the allocation 
for development 
impact upon the 
historic environment?

- There are listed buildings to the north of the site
- NLA: The site has uncertain archaeological potential. Norfolk Landscape 
Archaeology should be consulted pre-application.
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Could the allocation of 
the site impact upon 
local 
biodiversity/geodiversit
y?

- Possible impact upon geodiversity.

Would the allocation 
for development result 
in a loss of accessible 
open space? 

No

Would the allocation of 
the site for 
development have an 
adverse impact upon 
the viability and vitality 
of the town centre?

No

Would the allocation of 
the site for 
development result in 
a loss of employment 
land?

No

Other Constraints

Summary of 
Consultation 
Responses

2 letters of support regarding:
- suitability of site along Lopham Road for semi-detached housing
- site is not prone to flooding
- site is not near a SSI
- within walking distance of school / village

4 letters of objection regarding:
- increased traffic
- loss of attractive countryside
- noise
- highway safety
- lack of services e.g. doctors
- close proximity of nature reserves
- impact on residential amenity

1 neutral letter was received

Conclusion - The Highways Agency would question the sustainability of this site. A 
cumulative assessment of the impact on the junction with the trunk road would be 
required
- There are listed buildings to the north of the site 
- NLA: The site has uncertain archaeological potential. Norfolk Landscape 
Archaeology should be consulted pre-application.
- Informal comments from the highways authority suggest they would be neutral 
regarding development of this site subject to a footway link to the existing 
provision.
- [042]15, [042]17 and [042]18 are much more suitable for development; although 
sites [042]15 and [042]18 are preferred (informal highway comment).
- Footway links to the school and local facilities would be necessary.
- Possible impact upon geodiversity.

Unreasonable Option?
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Land Rep Reference: [104]001

Area 0.24

Proposed Use Residential

Alternative Use n/a

Land Type Brownfield

Surname Ward

Agent Name

Assessor

Will the allocation for 
development be in 
accordance with the 
strategy and policies 
contained within the 
Breckland Core 
Strategy?

Yes

Could the development 
allocation have an 
impact on European 
and International 
environmental 
designations? (i.e. 
Ramsar, SAC, SPA)

Planning History None

Could the development 
allocation impact upon 
other environmental 
designations?

No

Could the allocation 
for development be at 
risk from flooding or 
increase flood risk in 
the locality?

Flood zone 1

Is the site well related 
to existing 
settlements?

South of the site is within the settlement boundary.
Site is approximately 355m from the town centre buffer zone.

Is the site deliverable? Site considered viable and desirable because of its small size.

Is the site available 
and when could it be 
reasonably expected to 
be delivered?

Site is available, no timescale provided though.

Could the allocation 
for development have 
an adverse impact 
upon the local highway 
safety?

Due to the fact that local services and Watton town centre are within walking 
distance and there are existing footway links the Highway Authority is neutral in of 
preference.
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Is the site on 
brownfield or 
greenfield land, if on 
greenfield land is it 
high grade 
agricultural?

Brownfield - 123A Norwich Road and residential garden land

What impact will the 
site have on 
infrastructure 
Capacity”? 

Breckland Water Cycle Study - significant constraint with wastewater network.
Breckland District Wide Infrastructure Needs (March 2009):-
- primary school = expansion of existing provision (2008 - 16). No further change 
required (2016-26).
- secondary school = sufficient capacity within existing facilities (2008 -16 & 
2016 - 26)
- healthcare = utilise and expand existing provision (2008 -16 & 2016 - 26)

Will the development 
allocation have an 
impact on amenity? 
Could the amenity of 
new development on 
the site be affected by 
existing features? 

See site photos.
To the north of the site = arable field
To the east of the site = 125 Norwich Road
To the south-west of the site = 121A Norwich Road (residential dwelling)
To the north-west of the site = (104)023 - overgrown grassy land
Pylons / gas mains = site is not in close proximity
Sewage treatment works = site is not in close proximity

Is the allocation for 
development in a 
location which has 
easy access to key 
services?

- 1.18 km from a school
- 830m from a doctor's surgery
- NCC: The site is within reasonable walking distance of the town centre and local 
services and there are footway links to both

Will the development 
allocation have a 
detrimental impact on 
the 
landscape/townscape?

See site photos.
There is light vegetation along the northern  boundary of 123A Norwich Road. The 
eastern boundary (shared with 123A Norwich Road) of the site is a 2m fence and 
some interspersed trees/small hedges.
Breckland District Settlement Fringe landscape Assessment (July 2007) = the site 
would not harm the character of WA1 but it would be beneficial to conserve any 
field / vegetation boundary to the north of the site.
Need site visit**
Moderate/High sensitivity

Could the allocation 
for development 
impact upon the 
historic environment?

Site is not in close proximity to a conservation area, SAM or any listed buildings.
Await comments from NLA**

Could the allocation of 
the site impact upon 
local 
biodiversity/geodiversit
y?

Possible tree issues and impact upon biodiversity.
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Would the allocation 
for development result 
in a loss of accessible 
open space? 

No

Would the allocation of 
the site for 
development have an 
adverse impact upon 
the viability and vitality 
of the town centre?

No

Would the allocation of 
the site for 
development result in 
a loss of employment 
land?

No

Other Constraints

Summary of 
Consultation 
Responses

Encroaching on countryside.

Conclusion - Possible tree issues and impact upon biodiversity.
- Site is approximately 355m from the town centre buffer zone.
- Highway Authority is neutral in of preference
- Breckland Water Cycle Study - significant constraint with wastewater 
network.*****
- 1.18 km from a school
- 830m from a doctor's surgery

Unreasonable Option?
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Land Rep Reference: [104]004

Area 1.1

Proposed Use Residential

Alternative Use

Land Type Greenfield

Surname Durrant

Agent Name Plandescil Ltd

Assessor

Will the allocation for 
development be in 
accordance with the 
strategy and policies 
contained within the 
Breckland Core 
Strategy?

Yes

Could the development 
allocation have an 
impact on European 
and International 
environmental 
designations? (i.e. 
Ramsar, SAC, SPA)

Planning History 3PL/2003/0257/O - Erection of 5 dwellings, garages and access (PERMISSION)

Could the development 
allocation impact upon 
other environmental 
designations?

There are numerous protected trees on the site.

Could the allocation 
for development be at 
risk from flooding or 
increase flood risk in 
the locality?

Flood Zone 1
(Water Cycle study states that there is a significant constraint with flooding)

Is the site well related 
to existing 
settlements?

Site lies within the settlement boundary and is located in the town centre.

Is the site deliverable?  **
SHLAA states that the site is deliverable/developable.

Is the site available 
and when could it be 
reasonably expected to 
be delivered?

2009-14

Could the allocation 
for development have 
an adverse impact 
upon the local highway 
safety?

Due to the fact that local services and Watton town centre are within walking 
distance and there are existing footway links the Highway Authority is neutral in of 
preference. Access: 4: Highway Improvements: 2: Public Transport Access: 5
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Is the site on 
brownfield or 
greenfield land, if on 
greenfield land is it 
high grade 
agricultural?

Northern half of northern part of the site = brownfield (residential garden land)
Southern half of northern part of site = greenfield grassy area
Southern part of the site = greenfield (undeveloped grassy area with some 
vegetation) Agricultural Grade 3

What impact will the 
site have on 
infrastructure 
Capacity”? 

Breckland Water Cycle Study- no issues surrounding infrastructure
Breckland District Wide Infrastructure Needs (March 2009):-
- primary school = expansion of existing provision (2008 - 16). No further change 
required (2016-26).
- secondary school = sufficient capacity within existing facilities (2008 -16 & 
2016 - 26)
- healthcare = utilise and expand existing provision (2008 -16 & 2016 - 26)

Will the development 
allocation have an 
impact on amenity? 
Could the amenity of 
new development on 
the site be affected by 
existing features? 

See site photos
Southern site:-
To the east = residential (bungalows)
To the south = roadway and then residential
To the west = dirt track (Green Oak Road) with mixture of 2-storey dwellings and 
bungalows
To the north = 'The Surge' and associated car park
Northern site:-
To the south = bungalows
To the east = 2-storey dwellings and car park associated with the surgery
To the north = 2-storey dwelling (3 Durrants Yard)
To the west = car park
Site is not in close proximity to any pylons, gas mains or sewage treatment.

Is the allocation for 
development in a 
location which has 
easy access to key 
services?

- Site is within 800m of a school and doctor's surgery.
- NCC: This site is located in close proximity to the town centre and local services 
with good footway links to both.

Will the development 
allocation have a 
detrimental impact on 
the 
landscape/townscape?

See site photos
The southern part of the site is enclosed on all sides by mature vegetation, 
including some mature trees/hedgerows which should be maintained.
The northern part of the site has a 1.8m fence along its southern boundary but 
thick vegetation along the west and east boundaries.  3 Durrants Yard is along the 
northern boundary of the northern section of this site.
The site lies adjacent to the southern boundary of Watton conservation area, in an 
area that is characterised by urban development, including residential.
Await comments from historic buildings officer.**

Could the allocation 
for development 
impact upon the 
historic environment?

The site lies adjacent to the southern boundary of Watton conservation area and 
there are listed buildings to the north of this site.
Await comments from historic buildings officer.**
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Could the allocation of 
the site impact upon 
local 
biodiversity/geodiversit
y?

Possible tree issues.

Would the allocation 
for development result 
in a loss of accessible 
open space? 

No

Would the allocation of 
the site for 
development have an 
adverse impact upon 
the viability and vitality 
of the town centre?

No (land to the NW of the site has been identified as a potential development area 
for Watton town centre).

Would the allocation of 
the site for 
development result in 
a loss of employment 
land?

No

Other Constraints

Summary of 
Consultation 
Responses

One letter of objection received regarding impact on biodiversity

Conclusion - Northern section of the northern part of the site is currently residential garden 
land belonging to 3 Durrants Yard.  This land needs to be maintained as residential 
garden land otherwise 3 Durrants Yard would be without sufficient amenity 
space.*****
- Possible tree issues.
- There are numerous protected trees on the site.
- (Water Cycle study states that there is a significant constraint with flooding)****
-More suitable as open space

Unreasonable Option?
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Land Rep Reference: [104]005

Area 1.0

Proposed Use Residential

Alternative Use

Land Type Brownfield

Surname Fickling

Agent Name Plandescil Ltd

Assessor

Will the allocation for 
development be in 
accordance with the 
strategy and policies 
contained within the 
Breckland Core 
Strategy?

Yes

Could the development 
allocation have an 
impact on European 
and International 
environmental 
designations? (i.e. 
Ramsar, SAC, SPA)

Planning History 3PL/2006/0963/O - Residential development (REFUSED)
3PL/2008/0876/O - To demolish existing building & erect 8 no. dwellings 
(PERMISSION)

Could the development 
allocation impact upon 
other environmental 
designations?

TPO's along the western boundary of the site.

Could the allocation 
for development be at 
risk from flooding or 
increase flood risk in 
the locality?

Flood Zone 1
- Breckland DC SFRA identifies Sewer Flood Events.

Is the site well related 
to existing 
settlements?

Site is within the settlement boundary and 425m from the town centre.

Is the site deliverable?  **
SHLAA identifies the site as deliverable/developable

Is the site available 
and when could it be 
reasonably expected to 
be delivered?

20019-14 according to SHLAA
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Could the allocation 
for development have 
an adverse impact 
upon the local highway 
safety?

Due to the fact that local services and Watton town centre are within walking 
distance the Highway Authority is neutral in terms of preference. Access: 4: 
Highway Improvements: 4: Public Transport Access: 5

Is the site on 
brownfield or 
greenfield land, if on 
greenfield land is it 
high grade 
agricultural?

Majority of the site is overgrown grassy land (Agricultural Grade 4). SE corner of 
the site is brownfield - 21 Swaffham Road and associated buildings.

What impact will the 
site have on 
infrastructure 
Capacity”? 

Breckland Water Cycle Study - significant constraint with wastewater network.
Breckland District Wide Infrastructure Needs (March 2009):-
- primary school = expansion of existing provision (2008 - 16). No further change 
required (2016-26).
- secondary school = sufficient capacity within existing facilities (2008 -16 & 
2016 - 26)
- healthcare = utilise and expand existing provision (2008 -16 & 2016 - 26)

Will the development 
allocation have an 
impact on amenity? 
Could the amenity of 
new development on 
the site be affected by 
existing features? 

See site photos.
To south of site = new residential dwellings (2-storey)
To east of the site = residential
To west of site = residential
Site is not in close proximity to any pylons, gas mains or sewage treatment plants

Is the allocation for 
development in a 
location which has 
easy access to key 
services?

Site is within 800m of a school.
Site is 1km from a doctor's surgery.
- NCC: Three Post Road has existing footway links and has bus stops at its 
junction with Wayland Avenue (U33373). The site is within reasonable walking 
distance of the town centre and local services

Will the development 
allocation have a 
detrimental impact on 
the 
landscape/townscape?

See site photos.
NCC - Could be suitable for sensitive development which preserves tree cover

Could the allocation 
for development 
impact upon the 
historic environment?

No

Could the allocation of 
the site impact upon 
local 
biodiversity/geodiversit
y?

Possible tree issues and impact upon biodiversity.
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Would the allocation 
for development result 
in a loss of accessible 
open space? 

No

Would the allocation of 
the site for 
development have an 
adverse impact upon 
the viability and vitality 
of the town centre?

No

Would the allocation of 
the site for 
development result in 
a loss of employment 
land?

No

Other Constraints

Summary of 
Consultation 
Responses

One letter of objection received with regard to:-
- Watton heritage buildings.
-  Adjacent bridleway and site of windmill on Watton Common.
-  Rural hedging. 
-  Possible tree issues and impact upon biodiversity.

Conclusion - Possible tree issues and impact upon biodiversity.
- Site is within the settlement boundary and 425m from the town centre.
- SE corner of the site is brownfield
- Breckland Water Cycle Study - significant constraint with wastewater 
network.*****
- Site is 1km from a doctor's surgery.
- 3PL/2008/0876/O - To demolish existing building & erect 8 no. dwellings 
(PERMISSION)
- Breckland DC SFRA identifies Sewer Flood Events.

Unreasonable Option?
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Land Rep Reference: [104]006

Area 0.6

Proposed Use Residential

Alternative Use

Land Type Greenfield

Surname Jones

Agent Name

Assessor

Will the allocation for 
development be in 
accordance with the 
strategy and policies 
contained within the 
Breckland Core 
Strategy?

Yes

Could the development 
allocation have an 
impact on European 
and International 
environmental 
designations? (i.e. 
Ramsar, SAC, SPA)

Planning History 3PL/2009/0350/F - Demolition of extg bungalow & redevelopment of site with 
residential development & ancillary works (On hold)

Could the development 
allocation impact upon 
other environmental 
designations?

No

Could the allocation 
for development be at 
risk from flooding or 
increase flood risk in 
the locality?

Flood zone 1

Is the site well related 
to existing 
settlements?

The site lies partly within the settlement boundary or adjacent to the settlement 
boundary.  The site is located approximately 280m outside of the town centre 
buffer zone.

Is the site deliverable? SHLAA states that the site is viable
 **

Is the site available 
and when could it be 
reasonably expected to 
be delivered?

Deliverable between 2014-19.
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Could the allocation 
for development have 
an adverse impact 
upon the local highway 
safety?

This site could  provide access for the neighbouring sites (023 & 009).Due to the 
fact that local services and Watton town centre are within walking distance and 
there are existing footway links the Highway Authority is neutral in of preference. 
Access: 4: Highway Improvements: 4: Public Transport Access: 5

Is the site on 
brownfield or 
greenfield land, if on 
greenfield land is it 
high grade 
agricultural?

The south of the site is brownfield as there is currently a bungalow (119 Norwich 
Road) in existence.
The northern two-thirds of the site is greenfield and is currently an overgrown 
grassy are with some vegetation (Agricultural Grade 3).

What impact will the 
site have on 
infrastructure 
Capacity”? 

Breckland Water Cycle Study - significant constraint with wastewater network.
Breckland District Wide Infrastructure Needs (March 2009):-
- primary school = expansion of existing provision (2008 - 16). No further change 
required (2016-26).
- secondary school = sufficient capacity within existing facilities (2008 -16 & 
2016 - 26)
- healthcare = utilise and expand existing provision (2008 -16 & 2016 - 26)

Will the development 
allocation have an 
impact on amenity? 
Could the amenity of 
new development on 
the site be affected by 
existing features? 

See site photos.
To the north of the site = arable field
To the west of the site = Existing residential (2-storey)
To the east of the site = existing residential and site (104)023
Pylons / gas mains = site is not in close proximity
Sewage treatment works = site is not in close proximity

Is the allocation for 
development in a 
location which has 
easy access to key 
services?

- 1.12km from a school
- Within 800m of a doctor's surgery
- This site is within reasonable walking distance of the town centre and local 
services and there are footway links to both.

Will the development 
allocation have a 
detrimental impact on 
the 
landscape/townscape?

See site photos.
There is extensive vegetation along the western and northern boundary of the site.
Moderate/High sensitivity
- Would form a natural extension to existing development
- Northern field boundary vegetation should be maintained

Could the allocation 
for development 
impact upon the 
historic environment?

No
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Could the allocation of 
the site impact upon 
local 
biodiversity/geodiversit
y?

Possible tree issues.

Would the allocation 
for development result 
in a loss of accessible 
open space? 

No

Would the allocation of 
the site for 
development have an 
adverse impact upon 
the viability and vitality 
of the town centre?

No

Would the allocation of 
the site for 
development result in 
a loss of employment 
land?

No

Other Constraints

Summary of 
Consultation 
Responses

- One local resident objection - Adjacent moderate/High sensitive landscape
- Possible tree issues.
- The south of the site is brownfield

Conclusion - Possible tree issues.
- This site could  provide access for the neighbouring sites (023 & 009).
- Breckland Water Cycle Study - significant constraint with wastewater 
network.*****
- 1.12km from a school

Unreasonable Option?
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Land Rep Reference: [104]010

Area 6.8

Proposed Use Residential

Alternative Use

Land Type Greenfield

Surname Robertson

Agent Name

Assessor

Will the allocation for 
development be in 
accordance with the 
strategy and policies 
contained within the 
Breckland Core 
Strategy?

Yes

Could the development 
allocation have an 
impact on European 
and International 
environmental 
designations? (i.e. 
Ramsar, SAC, SPA)

Planning History No relevant history

Could the development 
allocation impact upon 
other environmental 
designations?

No (there are TPO's around the edge of the site though).
Site is separated from Wayland Wood SSI by an existing roadway.  The southern 
tip of the site is located more than 400m from the wood.
Natural England - Potential adverse impacts on Wayland Wood SSSI

Could the allocation 
for development be at 
risk from flooding or 
increase flood risk in 
the locality?

Flood Zone 1

Is the site well related 
to existing 
settlements?

Site is adjacent to the settlement boundary.
Northern section of the site is within 300m of the town centre.

Is the site deliverable?  **
SHLAA does not state that the site is unviable, and classifies it as 
deliverable/developable.

Is the site available 
and when could it be 
reasonably expected to 
be delivered?

The SHLAA states that the vast majority of houses on the site could be delivered 
from 2009-14.
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Could the allocation 
for development have 
an adverse impact 
upon the local highway 
safety?

There is adequate frontage to provide a sufficient access point to the site which 
would be preferred within the 30 mph limit away from the sharp bend that has a 
high personal injury accident record. There is also scope to provide an access point 
onto Churchill Close (U33378) there is footway provision opposite along Churchill 
Close that could be linked to and an access here would provide a quicker means for 
pedestrians to access the high school and town centre. Visibility from Churchill 
Close onto Merton Road (U33006) is substandard and not suitable to cater for any 
increase in vehicular movements however visibility from Merton Road onto 
Memorial Way is good. 
Subject to satisfactory access provision and the fact that local services and Watton 
town centre are within reasonable walking distance the Highway Authority is 
neutral in of preference. Access: 4: Highway Improvements: 3: Public Transport 
Access:5

Is the site on 
brownfield or 
greenfield land, if on 
greenfield land is it 
high grade 
agricultural?

Greenfield - arable land (Agricultural Grade 3)

What impact will the 
site have on 
infrastructure 
Capacity”? 

Breckland Water Cycle Study identifies a significant constraint with wastewater 
network.  However, two sewage pipelines run through the site.
Breckland District Wide Infrastructure Needs (March 2009):-
- primary school = expansion of existing provision (2008 - 16). No further change 
required (2016-26).
- secondary school = sufficient capacity within existing facilities (2008 -16 & 
2016 - 26)
- healthcare = utilise and expand existing provision (2008 -16 & 2016 - 26)

Will the development 
allocation have an 
impact on amenity? 
Could the amenity of 
new development on 
the site be affected by 
existing features? 

See site photos.
West of site = school playing field
North of site = residential
East of site = residential and garage/MOT testing,  arable field to the south east
South of site = arable field
Site is not in close proximity to pylons, gas mains or sewage works.

Is the allocation for 
development in a 
location which has 
easy access to key 
services?

- Site is within 800m of a school and doctor's surgery.
- This site is within reasonable walking distance of the town centre and local 
services

Will the development 
allocation have a 
detrimental impact on 
the 
landscape/townscape?

See site photos
There is dense vegetation (including mature trees) in the south-east corner of the 
site which would reduce the visual impact of any development.  There are several 
mature trees along the eastern boundary of the site. Mature vegetation also screens 
the site from the adjacent high school. It should also be noted that there are 
existing buildings (Thetford Road business park) to the far south of the site.
Low sensitivity
NCC - Northern part of site acceptable in landscape terms, southern part has strong 
brecks character and should be omitted.
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Could the allocation 
for development 
impact upon the 
historic environment?

No

Could the allocation of 
the site impact upon 
local 
biodiversity/geodiversit
y?

- Natural England - Potential adverse impacts on Wayland Wood SSSI
- Possible tree issues.

Would the allocation 
for development result 
in a loss of accessible 
open space? 

No

Would the allocation of 
the site for 
development have an 
adverse impact upon 
the viability and vitality 
of the town centre?

No

Would the allocation of 
the site for 
development result in 
a loss of employment 
land?

No

Other Constraints

Summary of 
Consultation 
Responses

2 letters of objection received regarding:-
- impact on Wayland Wood
- increased traffic
- size of the site

Conclusion - Possible tree issues.
- There are TPO's around the edge of the site.
- Site is separated from Wayland Wood SSI by an existing roadway.
- Site is adjacent to the settlement boundary.
- SHLAA does not state that the site is unviable, and classifies it as 
deliverable/developable.
- Highway Authority is neutral in of preference
- Breckland Water Cycle Study identifies a significant constraint with wastewater 
network.  However, two sewage pipelines run through the site.*****

Unreasonable Option?
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Land Rep Reference: [104]013

Area 1.4

Proposed Use Residential

Alternative Use Affordable Housing, Sheltered Housing

Land Type Greenfield

Surname Durrant

Agent Name Plandescil Ltd

Assessor

Will the allocation for 
development be in 
accordance with the 
strategy and policies 
contained within the 
Breckland Core 
Strategy?

Yes

Could the development 
allocation have an 
impact on European 
and International 
environmental 
designations? (i.e. 
Ramsar, SAC, SPA)

Planning History No relevant history

Could the development 
allocation impact upon 
other environmental 
designations?

No

Could the allocation 
for development be at 
risk from flooding or 
increase flood risk in 
the locality?

Flood Zone 1
(Water Cycle Study states that Flood Risk to development is a significant 
constraint)

Is the site well related 
to existing 
settlements?

Site is within the settlement boundary.
Site is within 300m of the town centre.

Is the site deliverable?  **
SHLAA identifies the site as deliverable/developable.

Is the site available 
and when could it be 
reasonably expected to 
be delivered?

2009-14.
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Could the allocation 
for development have 
an adverse impact 
upon the local highway 
safety?

Due to the fact that local services and Watton town centre are within walking 
distance and subject to satisfactory access provision the Highway Authority is 
neutral in of preference. Access: 4: Highway Improvements: 4: Public Transport 
Access:5

Is the site on 
brownfield or 
greenfield land, if on 
greenfield land is it 
high grade 
agricultural?

Southern third of site = brownfield (existing residential)
Northern (majority) of site = greenfield (grassy area with a few small structures) 
Agricultural Grade 3

What impact will the 
site have on 
infrastructure 
Capacity”? 

Breckland Water Cycle Study -no issue with wastewater network.
Breckland District Wide Infrastructure Needs (March 2009):-
- primary school = expansion of existing provision (2008 - 16). No further change 
required (2016-26).
- secondary school = sufficient capacity within existing facilities (2008 -16 & 
2016 - 26)
- healthcare = utilise and expand existing provision (2008 -16 & 2016 - 26)

Will the development 
allocation have an 
impact on amenity? 
Could the amenity of 
new development on 
the site be affected by 
existing features? 

See site photos.
North of the site = public footpath then residential
North-west of the site = old people's home
East of the site = residential dwellings
South-west of the site = residential and densely vegetated garden land
South of the site = Norwich Road
Site is not in close proximity to pylons, gas mains or sewage treatment.

Is the allocation for 
development in a 
location which has 
easy access to key 
services?

- Majority of the site is within 800m of a school and all of the site is within 800m 
of a doctor's surgery.
- The site is within reasonable walking distance of the town centre and local 
services and there are footway links to both

Will the development 
allocation have a 
detrimental impact on 
the 
landscape/townscape?

See site photos.
The north of the site is well screened by existing trees and the NW boundary of the 
site (which is shared with the old people's home) is also well screened.  There is 
also extensive screening by existing vegetation along the east of the site.
Site is not located in a sensitive area according to the Landscape Assessment.

Could the allocation 
for development 
impact upon the 
historic environment?

No
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Could the allocation of 
the site impact upon 
local 
biodiversity/geodiversit
y?

Possible tree issues and impact upon biodiversity.

Would the allocation 
for development result 
in a loss of accessible 
open space? 

No

Would the allocation of 
the site for 
development have an 
adverse impact upon 
the viability and vitality 
of the town centre?

No

Would the allocation of 
the site for 
development result in 
a loss of employment 
land?

No

Other Constraints

Summary of 
Consultation 
Responses

One letter of objection received regarding:-
- impact on retirement home
- size of the site
- ribbon development

Conclusion - Possible tree issues and impact upon biodiversity.
- Southern third of site = brownfield
- Access to the site would require the loss of numerous existing houses along 
Norwich Road or through development site to east
- (Water Cycle Study states that Flood Risk to development is a significant 
constraint)

Unreasonable Option?
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Land Rep Reference: [104]023

Area .23

Proposed Use Residential

Alternative Use

Land Type Greenfield

Surname Martin

Agent Name

Assessor

Will the allocation for 
development be in 
accordance with the 
strategy and policies 
contained within the 
Breckland Core 
Strategy?

Yes

Could the development 
allocation have an 
impact on European 
and International 
environmental 
designations? (i.e. 
Ramsar, SAC, SPA)

Planning History 3PL/2009/0350 - Demolition of extg bungalow & redevelopment of site with 
residential development & ancillary works (Application on hold)

Could the development 
allocation impact upon 
other environmental 
designations?

No

Could the allocation 
for development be at 
risk from flooding or 
increase flood risk in 
the locality?

Flood zone 1

Is the site well related 
to existing 
settlements?

Site lies in close proximity to existing settlement boundary and conforms to current 
patterns of development.
Site is approximately 340m from the town centre buffer zone.

Is the site deliverable? Is viable and desirable due to small size (no details in SHLAA).
 **

Is the site available 
and when could it be 
reasonably expected to 
be delivered?

Site is available, no timescale provided though.
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Could the allocation 
for development have 
an adverse impact 
upon the local highway 
safety?

There is sufficient site frontage to provide an adequate access onto Town Green 
Road from site 025. However there are concerns regarding the suitability of the 
U33001 and Carbrooke Road (U33003) to cater for the additional traffic numbers 
associated with any form of proposed development. These concerns relate to the 
roads insufficient width poor alignment and lack of footway provision. There are 
also concerns that visibility from both Church Road and Carbrooke Road onto 
Norwich Road (B1108) is inadequate and improvements would be needed to cater 
for an increase in vehicular movements. Sites 001 and 006 have frontage onto 
Norwich Road (B1108) and have existing footway provision along their length. 
Visibility from the existing accesses onto Norwich Road is good and the sites lie 
within the 30 mph limit. Subject to access being from Norwich Road only the 
Highway Authority is neutral in of preference.

Is the site on 
brownfield or 
greenfield land, if on 
greenfield land is it 
high grade 
agricultural?

Greenfield - overgrown grassy area with some vegetation. Agricultural Grade 3.

What impact will the 
site have on 
infrastructure 
Capacity”? 

Breckland Water Cycle Study - significant constraint with wastewater network.
Breckland District Wide Infrastructure Needs (March 2009):-
- primary school = expansion of existing provision (2008 - 16). No further change 
required (2016-26).
- secondary school = sufficient capacity within existing facilities (2008 -16 & 
2016 - 26).
- healthcare = utilise and expand existing provision (2008 -16 & 2016 - 26)

Will the development 
allocation have an 
impact on amenity? 
Could the amenity of 
new development on 
the site be affected by 
existing features? 

See site photos.
North of the site = arable field.
South of the site = 121 and 121A Norwich Road.
West of the site = northern section of site (104)006
Not in close proximity to pylons, gas mains or sewerage treatment works.

Is the allocation for 
development in a 
location which has 
easy access to key 
services?

- 1.16km from a school
- 800m from doctor's surgery
- NCC: There are no existing footways along the entire Town Green Road length 
which would mean that the main mode of transport would be likely to be by car 
and is one which the Highway Authority would not consider sustainable. The sites 
are within reasonable walking distance of the town centre and local services and 
there are footway links to both.

Will the development 
allocation have a 
detrimental impact on 
the 
landscape/townscape?

See site photos.
South of the site = fence
North of the site = thick vegetation
Moderate/High sensitivity
Development of the site would fit with the general form and character of the area 
BUT only if sites to the east and west were also developed for housing.
The field boundary vegetation to the rear of the site should be conserved.
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Could the allocation 
for development 
impact upon the 
historic environment?

No

Could the allocation of 
the site impact upon 
local 
biodiversity/geodiversit
y?

- Possible tree issues.

Would the allocation 
for development result 
in a loss of accessible 
open space? 

No

Would the allocation of 
the site for 
development have an 
adverse impact upon 
the viability and vitality 
of the town centre?

No

Would the allocation of 
the site for 
development result in 
a loss of employment 
land?

No

Other Constraints

Summary of 
Consultation 
Responses

One neighbour objection - Highly sensitive landscape area.

Conclusion - Possible tree issues.
- 3PL/2009/0350 - Demolition of extg bungalow & redevelopment of site with 
residential development & ancillary works (Application on hold)
- Site is approximately 340m from the town centre buffer zone.
- Breckland Water Cycle Study - significant constraint with wastewater 
network.*****
- 1.16km from a school
- Development of the site would fit with the general form and character of the area 
BUT only if sites to the east and west were also developed for housing.

Unreasonable Option?
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Land Rep Reference: [104]024

Area 7.49

Proposed Use Residential

Alternative Use Rural Affordable Housing

Land Type Greenfield

Surname Dye

Agent Name Sketcher Partnership

Assessor

Will the allocation for 
development be in 
accordance with the 
strategy and policies 
contained within the 
Breckland Core 
Strategy?

Yes

Could the development 
allocation have an 
impact on European 
and International 
environmental 
designations? (i.e. 
Ramsar, SAC, SPA)

Planning History No relevant history

Could the development 
allocation impact upon 
other environmental 
designations?

Yes - Wayland Wood
Norfolk Wildlife Trust and Natural England state that housing would adversely 
affect the Wayland Wood SSSI.

Could the allocation 
for development be at 
risk from flooding or 
increase flood risk in 
the locality?

Certain sections of the site lie within Flood Zone 2.
Flood risk to development was identified as a significant constraint in the Water 
Cycle Study.
- Breckland DC SFRA identifies an ordinary watercourse on the site.

Is the site well related 
to existing 
settlements?

Site lies adjacent to settlement boundary.

Is the site deliverable?  **
SHLAA identifies the site as deliverable/developable

Is the site available 
and when could it be 
reasonably expected to 
be delivered?

Majority of site to be delivered between 2009-14 (SHLAA)
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Could the allocation 
for development have 
an adverse impact 
upon the local highway 
safety?

There are concerns with the site being located close to the sharp bend which has a 
high personal injury accident rate. In order to provide a safe point of access onto 
the highway improvement works to straighten out the bend may be needed and 
possibly a traffic control measures such as a roundabout to cater for the access and 
opposite junction Watton Road (C402). Due to the sites location close to a sharp 
bend with a high accident rate the Highway Authority would oppose any 
development of this site. Subject to satisfactory improvement works to the highway 
this view is deemed to change to neutral. Access: 4: Highway Improvements: 2: 
Public Transport Access:5

Is the site on 
brownfield or 
greenfield land, if on 
greenfield land is it 
high grade 
agricultural?

Greenfield - southern part of site (104/024) is arable land (Agricultural Grade 3).
Northern part of site (104/030) is overgrown grassy area.

What impact will the 
site have on 
infrastructure 
Capacity”? 

Breckland Water Cycle Study - significant constraint with wastewater network, 
although a sewage pipeline runs through the site.
Breckland District Wide Infrastructure Needs (March 2009):-
- primary school = expansion of existing provision (2008 - 16). No further change 
required (2016-26).
- secondary school = sufficient capacity within existing facilities (2008 -16 & 
2016 - 26).
- healthcare = utilise and expand existing provision (2008 -16 & 2016 - 26)

Will the development 
allocation have an 
impact on amenity? 
Could the amenity of 
new development on 
the site be affected by 
existing features? 

See site photos.
Site is not in close proximity to gas mains, pylons or sewage works.

Is the allocation for 
development in a 
location which has 
easy access to key 
services?

- All of the site is within 800m of a school and the northern section of the site is 
within 800m of a doctor's surgery.
- NCC: The site is on the edge of the existing built up area however it is within 
reasonable walking distance of local services and the town centre.

Will the development 
allocation have a 
detrimental impact on 
the 
landscape/townscape?

Low sensitivity
NCC - Open arable field on edge of town with Brecks character not considered 
suitable in landscape terms.
Site would impact upon the setting of Wayland Wood SSSI.

Could the allocation 
for development 
impact upon the 
historic environment?

No
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Could the allocation of 
the site impact upon 
local 
biodiversity/geodiversit
y?

- Tree and countryside officer did not identify any significant on-site issues.
- Norfolk Wildlife Trust and Natural England state that housing would adversely 
affect the Wayland Wood SSSI.

Would the allocation 
for development result 
in a loss of accessible 
open space? 

No

Would the allocation of 
the site for 
development have an 
adverse impact upon 
the viability and vitality 
of the town centre?

No

Would the allocation of 
the site for 
development result in 
a loss of employment 
land?

No

Other Constraints

Summary of 
Consultation 
Responses

2 letters of objection received with regard to:-
- size of the site
- impact on Wayland Wood
- traffic

Conclusion - Norfolk Wildlife Trust and Natural England state that housing would adversely 
affect the Wayland Wood SSSI.
- Certain sections of the site lie within Flood Zone 3
-Flood risk to development was identified as a significant constraint in the Water 
Cycle Study
- NCC - Open arable field on edge of town with Brecks character not considered 
suitable in landscape terms.
-Site would impact upon the setting of Wayland Wood SSSI.
-Required improvements to highway access could undermine viability of site.

Unreasonable Option?
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Land Rep Reference: [104]026

Area 3.3

Proposed Use Residential

Alternative Use

Land Type Greenfield

Surname

Agent Name David Futter Associates Ltd

Assessor

Will the allocation for 
development be in 
accordance with the 
strategy and policies 
contained within the 
Breckland Core 
Strategy?

Yes

Could the development 
allocation have an 
impact on European 
and International 
environmental 
designations? (i.e. 
Ramsar, SAC, SPA)

Planning History 3PL/1990/1467/O - Residential development and landscaped area (REFUSED)
3PL/2008/1019/F - New Creche/Nursery Facility and ancillary works 
(PERMISSION)
3PL/2008/1042/F - Demolition of existing premises and erection of residential 
development together with ancillary works (PERMISSION)

Could the development 
allocation impact upon 
other environmental 
designations?

There is a protected tree on the western boundary of the site.

Could the allocation 
for development be at 
risk from flooding or 
increase flood risk in 
the locality?

Flood Zone 1

Is the site well related 
to existing 
settlements?

Site is adjacent to the settlement boundary.
Site is 1.15km from the town centre.

Is the site deliverable?  **
SHLAA does not state that the site is unviable and identifies it as 
deliverable/developable.

Is the site available 
and when could it be 
reasonably expected to 
be delivered?

SHLAA identifies the site as being deliverable between 2009-14.
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Could the allocation 
for development have 
an adverse impact 
upon the local highway 
safety?

Carbrooke Road is of an inadequate width and poor alignment and visibility from 
its junction with Norwich road (B1108) is substandard making it unsuitable to 
cater for additional traffic movements. There are existing footways along Norwich 
Road and there is sufficient site frontage to provide an adequate access point. The 
site lies within the 40 mph limit and the 30 mph limit to the west may be needed to 
be moved to cover this access point. Subject to access being from Norwich Road 
only the Highway Authority is neutral in of preference. Access: 4: Highway 
Improvements: 3: Public Transport Access:5

Is the site on 
brownfield or 
greenfield land, if on 
greenfield land is it 
high grade 
agricultural?

Greenfield - arable land (Agricultural grade 3)

What impact will the 
site have on 
infrastructure 
Capacity”? 

Breckland Water Cycle Study - pumped sewer runs along the southern boundary of 
the site although may still be constraints.
Breckland District Wide Infrastructure Needs (March 2009):-
- primary school = expansion of existing provision (2008 - 16). No further change 
required (2016-26).
- secondary school = sufficient capacity within existing facilities (2008 -16 & 
2016 - 26).
- healthcare = utilise and expand existing provision (2008 -16 & 2016 - 26)

Will the development 
allocation have an 
impact on amenity? 
Could the amenity of 
new development on 
the site be affected by 
existing features? 

See site photos
To the east of the site = residential (2-storey)
To the NE of the site = Anglian Water manholes and grassy area of land
To the south of the site = layby and Norwich Road.  Further to the south are 
residential properties
To the SW of the site = numerous buildings, some of which appear vacant
To the NW of the site = large residential property (The warren)
To the north of the site = roadway and residential properties (mixture of bungalows 
and 2-storey properties)
Site is not in close proximity to gas mains, pylons or sewage treatment.

Is the allocation for 
development in a 
location which has 
easy access to key 
services?

- Site is 1.6km from a school.
- Site is 1.3km from doctor's surgery.
- No pedestrian links presently exist from this site to Watton Town Centre and 
local schools.

Will the development 
allocation have a 
detrimental impact on 
the 
landscape/townscape?

See site photos.
There is a mature hedgerow, interspersed with mature trees, along the northern 
boundary of the site.  This should be maintained as it provides a rural feel.
Moderate/High sensitivity
Possible impact on Watton Green

Site W4



Could the allocation 
for development 
impact upon the 
historic environment?

No

Could the allocation of 
the site impact upon 
local 
biodiversity/geodiversit
y?

- Possible tree issues and impact upon biodiversity.

Would the allocation 
for development result 
in a loss of accessible 
open space? 

No

Would the allocation of 
the site for 
development have an 
adverse impact upon 
the viability and vitality 
of the town centre?

No

Would the allocation of 
the site for 
development result in 
a loss of employment 
land?

No

Other Constraints

Summary of 
Consultation 
Responses

2 objections from local residents regarding increased chance of flooding at Watton 
Green and impact on the landscape (especially Watton Green).

Conclusion - Possible tree issues and impact upon biodiversity.
- 3PL/2008/1042/F - Demolition of existing premises and erection of residential 
development together with ancillary works (PERMISSION)
- Site is 1.15km from the town centre.
- Breckland Water Cycle Study - pumped sewer runs along the southern boundary 
of the site although may still be constraints.
- Site is 1.6km from a school.
- Site is 1.3km from doctor's surgery.
- No pedestrian links presently exist from this site to Watton Town Centre and 
local schools.
- Possible impact on Watton Green
- There is a mature hedgerow, interspersed with mature trees, along the northern 
boundary of the site.  This should be maintained as it provides a rural feel.

Unreasonable Option?

Site W4



Land Rep Reference: [104]033

Area

Proposed Use Residential and Open Space

Alternative Use

Land Type

Surname

Agent Name

Assessor

Will the allocation for 
development be in 
accordance with the 
strategy and policies 
contained within the 
Breckland Core 
Strategy?

Yes

Could the development 
allocation have an 
impact on European 
and International 
environmental 
designations? (i.e. 
Ramsar, SAC, SPA)

No

Planning History No relevant planning history

Could the development 
allocation impact upon 
other environmental 
designations?

No

Could the allocation 
for development be at 
risk from flooding or 
increase flood risk in 
the locality?

No flood risk identified

Is the site well related 
to existing 
settlements?

The site lies adjacent to the existing settlement boundary and is surrounded by the 
built environment along the western and eastern boundaries.

Is the site deliverable? No information provided in the SHLAA
 *****

Is the site available 
and when could it be 
reasonably expected to 
be delivered?

No information provided in the SHLAA*****

Could the allocation 
for development have 
an adverse impact 
upon the local highway 
safety?

Await comments*****

Sites W2a +b and W3



Is the site on 
brownfield or 
greenfield land, if on 
greenfield land is it 
high grade 
agricultural?

Development land to the north of the site is Greenfield (Overgrown grassland)
Potential open space provision is Greenfield (Overgrown grassland)
Development land to the south of the site is Brownfield (Former MOD buildings. 
Foundations are still evident).

What impact will the 
site have on 
infrastructure 
Capacity”? 

Breckland Water Cycle Study – Significant constraints with the wastewater 
network.  225 DIA Pumped Sewer runs along the northern boundary of the site.
Breckland District Wide Infrastructure Needs (March 2009):-
- primary school = expansion of existing provision (2008 - 16). No further change 
required (2016-26).
- secondary school = sufficient capacity within existing facilities (2008 -16 & 
2016 - 26).
- healthcare = utilise and expand existing provision (2008 -16 & 2016 - 26)

Will the development 
allocation have an 
impact on amenity? 
Could the amenity of 
new development on 
the site be affected by 
existing features? 

See site photos.
Site is not in close proximity to any gas pipelines, electric lines or historic landfill 
sites.

Is the allocation for 
development in a 
location which has 
easy access to key 
services?

Site is approximately 1.5km from a doctor’s surgery and 1.7km from a school.

Will the development 
allocation have a 
detrimental impact on 
the 
landscape/townscape?

See site photos
Site lies in an area of low sensitivity according to the Breckland District Fringe 
Settlement Landscape Assessment.  The Assessment states strong field boundaries 
should be created to provide screening.

Could the allocation 
for development 
impact upon the 
historic environment?

No

Could the allocation of 
the site impact upon 
local 
biodiversity/geodiversit
y?

TPO’s on site.  No other biodiversity or geodiversity concerns.

Sites W2a +b and W3



Would the allocation 
for development result 
in a loss of accessible 
open space? 

The site is zoned as open space in the Core Strategy*****(ask David if this is ok)

Would the allocation of 
the site for 
development have an 
adverse impact upon 
the viability and vitality 
of the town centre?

No

Would the allocation of 
the site for 
development result in 
a loss of employment 
land?

No

Other Constraints

Summary of 
Consultation 
Responses

Conclusion - Development land to the south of the site is Brownfield 
- Breckland Water Cycle Study – Significant constraints with the wastewater 
network.  225 DIA Pumped Sewer runs along the northern boundary of the site.
- Breckland District Fringe Settlement Landscape Assessment states strong field 
boundaries should be created to provide screening.
- TPO’s on site.
- The site is zoned as open space in the Core Strategy*****(ask David if this is ok)

Unreasonable Option?

Sites W2a +b and W3



Land Rep Reference: [042]010

Area 3.7

Proposed Use Residential

Alternative Use

Land Type Brownfield

Surname Taylor

Agent Name

Assessor

Will the allocation for 
development be in 
accordance with the 
strategy and policies 
contained within the 
Breckland Core 
Strategy?

Yes

Could the development 
allocation have an 
impact on European 
and International 
environmental 
designations? (i.e. 
Ramsar, SAC, SPA)

Planning History 3PL/1990/1522/CU - Change of use to car repairs (Permission)
3PL/2000/1471/CU - Change of use to light industrial (Permission)
Permission 3PL/2008/0579/F - Demolition of redundant industrial buildings & 
erection of 10 no. houses (Revised Layout)

Could the development 
allocation impact upon 
other environmental 
designations?

There are TPO's along the SW boundary of the site.

Could the allocation 
for development be at 
risk from flooding or 
increase flood risk in 
the locality?

Flood Zone 1

Is the site well related 
to existing 
settlements?

Site is adjacent to the existing settlement boundary.

Is the site deliverable?  **
SHLAA identifies the site as deliverable/developable.

Is the site available 
and when could it be 
reasonably expected to 
be delivered?

SHLAA states 2009-2014

Site H3



Could the allocation 
for development have 
an adverse impact 
upon the local highway 
safety?

Lopham Road has a severely sub-standard junction with Garboldisham Road 
(B1111) and limited pedestrian facilities to village services. The Highway 
Authority would oppose development of this site. Access: 2: Highway 
Improvements: 2; Public Transport Access:3

Is the site on 
brownfield or 
greenfield land, if on 
greenfield land is it 
high grade 
agricultural?

Majority of the site is greenfield (Grade 3). The SW section of the site is 
brownfield with some existing industrial buildings.
Majority of the site is currently overgrown land.

What impact will the 
site have on 
infrastructure 
Capacity”? 

No

Will the development 
allocation have an 
impact on amenity? 
Could the amenity of 
new development on 
the site be affected by 
existing features? 

Existing business units to south of the site
Site is not in close proximity to any gas mains, pylons or sewage treatment plants.

Is the allocation for 
development in a 
location which has 
easy access to key 
services?

Majority of the site is within 800m of a school.
Western section of the site is within 800m of a doctors surgery.

Will the development 
allocation have a 
detrimental impact on 
the
landscape/townscape?

- See site photos
NCC - May be acceptable in landscape terms but only suitable if 016 developed. 
012 preferred.
Site is in an area of moderate sensitivity.
Landscape Assessment states that there should be low density housing to the east.
Development of the site would encroach into the countryside.
Eastern section of the site is located between the 35-40m contour, which the 
Landscape Assessment states should be the limit to change.

Could the allocation 
for development 
impact upon the 
historic environment?

No

Could the allocation of 
the site impact upon 
local 
biodiversity/geodiversit
y?

Possible on-site tree issues and geodiversity importance.

Site H3



Would the allocation 
for development result 
in a loss of accessible 
open space? 

No

Would the allocation of 
the site for 
development have an 
adverse impact upon 
the viability and vitality 
of the town centre?

No

Would the allocation of 
the site for 
development result in 
a loss of employment 
land?

No

Other Constraints

Summary of 
Consultation 
Responses

Conclusion - TPO's along the SW boundary of the site.
- Highway Authority oppose
- Eastern section of the site is not within 800m of a doctors surgery
- NCC - May be acceptable in landscape terms but only suitable if 016 developed. 
012 preferred.
- Eastern section of the site is located between the 35-40m contour, which the 
Landscape Assessment states should be the limit to change.
- Development of the site would encroach into the countryside.
- Permission 3PL/2008/0579/F effectively removes the possibility of development 
on the site.
- Possible on-site tree issues and geodiversity importance.
- Existing business units to south of the site

Unreasonable Option?

Site H3



Land Rep Reference: [042]016

Area 1.55

Proposed Use Residential

Alternative Use

Land Type Brownfield

Surname Burton

Agent Name

Assessor

Will the allocation for 
development be in 
accordance with the 
strategy and policies 
contained within the 
Breckland Core 
Strategy?

Yes

Could the development 
allocation have an 
impact on European 
and International 
environmental 
designations? (i.e. 
Ramsar, SAC, SPA)

Planning History Permission 3PL/2008/0579/F - Demolition of redundant industrial buildings & 
erection of 10 no. houses (Revised Layout)

Could the development 
allocation impact upon 
other environmental 
designations?

No

Could the allocation 
for development be at 
risk from flooding or 
increase flood risk in 
the locality?

Flood Zone 1

Is the site well related 
to existing 
settlements?

Site is adjacent to the settlement boundary.

Is the site deliverable?  **
SHLAA identifies the site as deliverable/developable.

Is the site available 
and when could it be 
reasonably expected to 
be delivered?

SHLAA states 2009-2014

Could the allocation 
for development have 
an adverse impact 
upon the local highway 
safety?

Appears able to provide vehicular access from Lopham Road only : Lopham Road 
has a severely sub-standard junction with Garboldisham Road (B1111) and limited 
pedestrian facilities to village services. The Highway Authority would oppose 
development of this site. Access: 2: Highway Improvements: 2; Public Transport 
Access:3

Site H3



Is the site on 
brownfield or 
greenfield land, if on 
greenfield land is it 
high grade 
agricultural?

Majority of the site is Greenfield, grassland (Grade 3)
Southern section of the site is brownfield with existing dwellings and other 
buildings.

What impact will the 
site have on 
infrastructure 
Capacity”? 

No

Will the development 
allocation have an 
impact on amenity? 
Could the amenity of 
new development on 
the site be affected by 
existing features? 

Site is not in close proximity to any gas mains, pylons or sewage treatment plants.

Is the allocation for 
development in a 
location which has 
easy access to key 
services?

Site is within 800m of a school and doctor's surgery.

Will the development 
allocation have a 
detrimental impact on 
the
landscape/townscape?

- See site photos
Site is in an area of moderate sensitivity.
Landscape Assessment states that there should be low density housing to the east.
NCC - May be acceptable in landscape terms but 012 preferred.

Could the allocation 
for development 
impact upon the 
historic environment?

No

Could the allocation of 
the site impact upon 
local 
biodiversity/geodiversit
y?

Possible tree issues on-site and impact upon geodiversity.

Would the allocation 
for development result 
in a loss of accessible 
open space? 

No

Would the allocation of 
the site for 
development have an 
adverse impact upon 
the viability and vitality 
of the town centre?

No

Site H3



Would the allocation of 
the site for 
development result in 
a loss of employment 
land?

No

Other Constraints

Summary of 
Consultation 
Responses

Two letters were received, of which one was an objection and the other merely 
made comments.  The objection related to;
- impact on amenity of existing nearby dwellings
- relationship of development with existing village
- disruption to tree line

Conclusion - NCC:  May be acceptable in landscape terms but 012 preferred.
- The Highway Authority would oppose development of this site. Access: 2: 
Highway Improvements: 2; Public Transport Access:3
- Permission 3PL/2008/0579/F - Demolition of redundant industrial buildings & 
erection of 10 no. houses (Revised Layout).  This permission means that the site 
would effectively be an infill development and would not jut out into the 
countryside.
- Possible tree issues on-site and impact upon geodiversity.

Unreasonable Option?

Site H3


