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Summary – This report concerns a planning application for a residential care home 
in Watton town centre.  It is recommended that the application is refused on grounds 
of unacceptable loss of protected trees to the detriment of the character and 
appearance of the area.   

 
 
1.   INTRODUCTION 
This report concerns an application for full planning permission for a new residential 
care home in the grounds of a house in Watton town centre.  The care home would 
provide 40 resident rooms and ancillary facilities, accommodated within a series of 
interconnected 2-storey blocks.  The existing residential property, Beechwood 
House, would be retained for use in connection with the proposed care home, 
although some later additions to the house would be demolished.  The proposals 
differ from those refused planning permission in November 2009 in that a revised 
access arrangement onto the High Street is proposed.  The application is supported 
by a Design & Access Statement, a Needs Assessment Report, and an Arboricultural 
Implications Assessment 
 
The application site is located in Watton town centre, midway along the High Street.  
The site comprises an existing house and garden and extends to approximately 0.26 
hectare.  The surrounding area is mixed in character, with commercial uses of 
various kinds predominating.  Shops, public car parking and a number of residential 
properties immediately adjoin the site. The site falls within the Watton Conservation 
Area and includes a number of TPO trees.   
 
2.  KEY DECISION 
This is not a key decision.   
 
3.  COUNCIL PRIORITIES 
The following Council priorities are relevant to this report: 

• A safe and healthy environment 

• A well planned place to live and work 
 
4.  CONSULTATIONS 
Watton Town Council has objected to the application on various grounds, including 
that the development would add to traffic and parking congestion, that the new 
access would be unsafe, that insufficient amenity space would be provided, that 
there would no emergency access to the rear and that local medical services would 
be overburdened. 
 



The Highway Authority has indicated that, bearing in mind the town centre location of 
the site and the nature of existing access, it would not object to the general access 
and parking arrangements proposed subject to some minor design revisions and 
clarification of proposed visibility splays.  However, concerns have been raised that 
the widened entrance proposed would conflict with an existing taxi rank immediately 
adjacent.  
 
The Environment Agency has raised no objection to the application, subject to 
conditions.   
 
Norfolk Landscape Archaeology has raised no objection to the application, subject to 
conditions.  
 
NHS Norfolk has indicated that the proposed residential care home would need to 
ensure that sufficient medical cover was available.  It is understood that the Watton 
Medical Practice objects to the proposals. 
 
Norfolk County Council Adult Social Services do not support the application.  It is 
considered that the existing provision of care home facilities in the area is adequate.  
The proposed scheme would not meet the County Council’s aspirations for the 
residential care of the elderly. 
 
The Historic Buildings Officer has objected to the application on the grounds that the 
scale and design of the development would be inappropriate and would cause harm 
to the character and appearance of the surrounding Conservation Area. 
 
The Tree & Countryside Officer has objected to the application on that the grounds 
that the proposed development would be likely to result in an unacceptable loss of 
trees.    
 
The Council’s Contaminated Land Officer has raised no objection to the application 
subject to conditions. 
 
The Council’s Environmental Health Officer has raised no objection to the 
application.   
 
A letter of objection has been received raising concerns about harm to the 
appearance of the Conservation Area, anticipated traffic problems and need for 
additional care homes. 
 
5.  SITE HISTORY 

• July 2006 - proposals were submitted for the erection of 14 dwellings and a retail 
unit at Beechwood House - the applications were subsequently withdrawn. 

• November 2009 -  planning permission was refused for the development of the 
site as a residential care home on grounds of overdevelopment, harm to the 
Conservation Area, loss of TPO trees, substandard access and inadequate 
parking.   

 
6.  POLICY 
Relevant national planning policy can be found in PPS 1 ‘Delivering Sustainable 
Development’, PPG13 ‘Transport’ and PPS5 ‘Planning for the Historic Environment’.  
At a local level, Policies DC12 (Trees & Landscape), DC14 (Energy Efficiency), 
DC16 (Design), and DC17 (Historic Environment) of the Core Strategy & 
Development Control Policies DPD are relevant.  
 



7.  ASSESSMENT 
The principal issues raised by the application concern the likely impact of the 
development on: i) the character and appearance of the area;  ii) existing trees; and 
iii) highway safety.    
 
Impact on local character  
Beechwood House is a period residential property set in generous gardens.  Whilst it 
does not follow the pattern of continuous frontage development that characterises 
this part of the High Street, Beechwood House nevertheless makes a positive 
contribution to the appearance of the area, adding incident and variety to the street 
scene.  The landscaped and open grounds of the house also contribute to the 
appearance of the area. 
 
It is considered that the proposed care home buildings would not have a significant 
effect on the character and appearance of the area when viewed from the High 
Street.  The proposed residential care home development would be located behind 
Beechwood House and would have only a marginal effect on the appearance of the 
existing street scene.  From the High Street, only glimpse views of the new 
development would be afforded through gaps between existing buildings. The 
proposed demolition of the rather unsympathetic later wing would improve the 
appearance of Beechwood House.  Improvements to the existing site entrance, with 
low walling, railings and landscaping, would offer further opportunities for the 
enhancement of the appearance of the property.   
 
Although largely screened from view from the High Street, the proposed new 
buildings would be clearly visible from a number of public viewpoints to the side and 
rear.  The scale of the development is such that it would inevitably result in a 
significant change to this backland area from landscaped private gardens to a much 
more built up character and appearance.  Whilst the relatively dense form of 
development proposed would reflect the wider pattern of development in the town 
centre, it could also be argued that the loss of landscaped garden would detract from 
the appearance of the immediate locality.  Given its overall footprint, the new building 
could appear out of scale with some of its domestic neighbours. To mitigate such 
effects the proposed care home has been laid out and designed to minimise its 
apparent scale. The form of the building is highly articulated, with set backs, 
projecting bays, changes in materials and an irregular roofline, all helping to reduce 
the visual bulk of the development.  Visual connections between old and new 
buildings are established by the predominant use of brickwork for the elevations and 
reinforced by the addition of new brick walls to create a series of enclosed 
courtyards.  Although the development would necessitate the removal of much of the 
existing boundary screening, it is intended to retain a number of trees and to provide 
new landscaping to soften the visual impact of the development.  
 
Trees  
The application site includes a number of trees, some of which are the subject of a 
TPO, including a large copper beech tree in front of Beechwood House and a group 
of pollarded limes to the rear.  Of the total of 33 existing trees it is proposed to 
remove 15, the majority of which have been classified in the submitted tree report as 
of low amenity value. However, trees proposed for removal include the four TPO 
pollarded limes to the rear of Beechwood House. Nineteen replacement trees are 
proposed, all of which would be heavy standards.   
 
Access to the development would be via the existing driveway, which passes through 
the root protection area of the protected copper beech tree.  The applicant’s 
arboricultural consultant acknowledges that increased weight and frequency of traffic 



using the existing access could result in harm to the tree due to soil compaction 
and/or root damage. To mitigate the impact of the development on the tree, a range 
of measures is proposed, including de-compaction of the soil around the tree, 
together with the installation of a ground reinforcement system.  All excavations 
would be undertaken by hand.  However, notwithstanding these proposals, given the 
nature of the access works proposed, the close proximity of the tree to the main 
access drive and the practical difficulties of protecting it fully, it is considered that 
there is a significant risk of damage to the tree.   Bearing in mind the importance of 
the tree to the character and appearance of the area, this risk is considered to be 
unacceptable.  
 
Whilst it is intended to retain as much as possible of the existing tree cover on the 
southern and eastern boundaries to help screen the development from adjacent car 
parks, it is considered that, given the proximity of the new building, this is likely to 
prove to be problematic.  The lack of space available will also limit the potential for 
replacement planting. 
 
Highway safety 
In response to the previous grounds of refusal, which included concerns about the 
safety of pedestrian and vehicular traffic on the High Street, it is understood that a 
number of alternative access arrangements have been explored and subsequently 
discounted by the applicant.  It is proposed instead to retain and improve the existing 
access off the High Street; improvements would include widening the entrance, 
replacing an existing brick wall with railings, widening the existing footway and 
providing a separate pedestrian access. Use of this access would be limited (by 
demountable bollards) to emergency/service vehicles and to the care home manager 
only.  No parking would be provided on site for other staff or visitors.  At the request 
of the Highway Authority, increased turning and parking space has been provided for 
service vehicles, together with improved facilities for pedestrians and cyclists.     
 
The proposed access arrangements are considered to be generally acceptable.  
Restricting parking on site would limit vehicle movements on this busy section of the 
High Street and would be consistent with the general objective of promoting 
sustainable transport in this town centre locations such as this.  This view is 
endorsed by the Highway Authority.  Removing the existing brick wall would improve 
visibility both for emerging vehicles and pedestrians.  Discussions are on-going about 
the potential conflict between the widened access and use of the existing taxi rank.   
 
8.  RECOMMENDATION 
It is recommended that planning permission is refused on the grounds that the 
development would be likely to result in harm to the protected copper beech tree to 
the detriment of the character and appearance of the area. 

 


