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Summary – This report concerns proposals to develop land in Watton for housing.  
The proposal raises issues relating to planning policy and impact on local character 
and amenities.   

 
1.   INTRODUCTION 
This report concerns an application for full planning permission for residential 
development on land at Norwich Road, Watton.  The proposed development would 
include the erection of 14 dwellings, the construction of a new access road and the 
provision of an area of public open space.  A mixture of four and five bedroom 
dwellings is proposed, of which eight would be 2 storey and six would be 2½ storey 
properties.  An existing bungalow would be demolished to make way for the 
proposal.    
 
The application is supported by a number of technical reports, including a Design & 
Access Statement, Arboricultural Impact Assessment and a Contamination Desk 
Study & Risk Assessment. A section 106 legal agreement is being drafted which 
includes obligations relating to the provision of public open space and financial 
contributions towards affordable housing (£247,684), recreation (£13,440) and 
transport (£3,000) facilities. 
 
The application site is located within a predominantly residential area about 800 
metres to the east of Watton town centre.  The site extends to 0.84 hectares, and 
includes an existing bungalow and garden, and adjacent vacant land.  The site is 
bounded to the south, east and west by existing housing and to the north by 
agricultural land.  
 
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.  PLANNING HISTORY 
A planning application for 29 dwellings was submitted in April 2009.  The application 
was withdrawn in July 2009 in response to objections raised in relation to planning 
policy matters and concerns about the overall scale of the development. 
 
5. CONSULTATIONS 
Watton Town Council has raised no objection to the application. The construction of 
larger houses is welcomed, though concerns are raised about drainage matters.   



 
The Highway Authority has raised no objection to the proposed development subject 
to conditions and the payment of a contribution towards public transport 
improvements (£3,000).   
 
The Environment Agency has raised no objection to the application.     
 
The Tree & Countryside Officer has raised concerns about the impact of the proposal 
on existing trees.  Further comments are awaited in response to amended plans 
submitted.    
 
The Senior Planning Policy Officer has raised objection to the application on the 
grounds that the scheme would not comply with PPS 3 policy, particularly in respect 
of affordable housing, overall housing mix, density and delivery.     
 
The Council’s Housing Enabling & Projects Officer has indicated that in order to 
comply with Core Strategy Policy DC4, 6 units of affordable housing should be 
provided as part of the development.  In the absence of on-site provision, the 
proposed commuted sum payment is supported as a means of funding other 
schemes in the locality. 
 
Objections have been raised by a number of local residents.  Concerns and 
objections relate to likely effects on the character of the area, traffic, loss of amenity, 
harm to wildlife, impact on local infrastructure and flooding. 
 
6.  POLICY 
Relevant national planning policy can be found in PPS 1 ‘Delivering Sustainable 
Development’ and PPS 3 Housing’.  At a local level, the following policies contained 
in the Core Strategy & Development Control Policies DPD are relevant: Policy DC 1 
(Amenity), Policy DC 2 (Housing), Policy DC 4 (Affordable Housing), Policy DC 11 
(Open Space), Policy DC 12 (Trees), Policy DC 15 (Energy Efficiency) and Policy DC 
16 (Design). 
 
7.  ASSESSMENT 
The principal issues raised by the application concern: i) planning policy matters 
relating to the delivery of new housing, ii) the effect of the development on local 
character and amenities.   
 
Planning policy 
The majority of the application site lies outside the Settlement Boundary for Watton.  
Accordingly the proposal would conflict with policies contained in PPS 7 which seek 
to restrict housing development in the countryside and outside defined settlements.   
 
Notwithstanding this conflict with countryside protection policy, the proposed 
development must also be assessed against national planning policy for housing.  
PPS 3 states that where a 5 year supply of deliverable housing land cannot be 
demonstrated (there is currently a 2.8 year supply in Breckland), favourable 
consideration should be given to housing proposals if they address satisfactorily PPS 
3 policies and development criteria.   In this respect, matters such as design quality, 
housing mix, environmental sustainability, the suitability of the site for housing and 
the efficient use of land are particularly relevant. 
 
The proposed development performs well when assessed against a number of the 
PPS 3 development criteria.  Positive elements of the proposal include the overall 
design quality of the scheme, the proximity of the site to local services/facilities, the 



standard of sustainable construction proposed, the brownfield classification of the 
site and the fact that no significant intrusion into countryside would result.  The 
scheme performs less well in relation to the mix and range of house types proposed 
(which is limited to 4 and 5 bedroom units) and the density of development (which at 
17 DPH falls well below policy target levels).  In terms of delivery, the applicant, who 
is a local developer, has indicated an intention to commence development as soon 
as possible if permission is granted.    
 
Policy DC 4 of the Core Strategy & Development Control Policies DPD requires 40% 
of new developments to be provided as affordable housing.  Affordable housing must 
be provided as built units on site, other than in exceptional circumstances where a 
financial contribution may be provided in lieu.  The proposed development was drawn 
up in response to objections raised to a previous application and prior to changes to 
the affordable housing policy thresholds.  As a result the scheme did not include on-
site affordable housing.  Following discussions with the applicants, it is proposed that 
a financial contribution be made towards the provision of affordable housing 
elsewhere.  Given the particular circumstances of the proposal, it is considered that 
this approach is acceptable in this case as an exception to normal policy. 
 
Policy DC 11 of the submitted Core Strategy & Development Control Policies DPD 
requires housing developments like this to make a financial contribution towards local 
recreation facilities.   In this instance, it is proposed that the recreational needs of the 
development should be met by a combination of on-site open space and a financial 
contribution towards the provision/improvement of facilities in the locality.  This 
approach is considered to be acceptable in principle. 
 
Local character/amenity 
Development of the site for housing would in principle be consistent with the overall 
character of the surrounding area.  The scheme has been designed to reflect the 
established pattern of development on this part of Norwich Road, which is 
characterised by detached houses set in relatively generous plots.  Generally, it is 
considered that the proposed housing scheme would create an attractive residential 
development with varied street scenes and well detailed buildings.  The proposed 
grouping of houses around a landscaped open space would create a strong sense of 
place.  Subject to further comments from the Tree & Countryside Officer, it is 
considered that the proposed layout would enable important trees to be retained and 
would make provision for replacement and new planting where appropriate.   
 
Given the backland nature of the site and the scale of the proposal, it is considered 
that some impact on the amenity of neighbouring properties is inevitable, mainly due 
to increased general activity and visual impact.  However, the layout and design of 
the houses proposed does seek to minimise these effects, with reasonable 
separation distances being maintained between new and existing houses, and 
existing hedging and trees retained, where practicable, and supplemented by new 
boundary fencing.  Hipped roofs are proposed in critical locations to reduce the visual 
impact of new houses.  Screening is proposed adjacent to the main access road to 
mitigate the impact of traffic noise on neighbours.  
 
Other matters 
Objections have been raised locally about the impact of traffic generated by the 
development on local roads.  However, the Highway Authority has raised no 
objection to the application on these grounds.  The proposed access road has been 
designed to meet the requirements of the Highway Authority.  It is not considered that 
the traffic generated by 13 additional dwellings would have a material effect on traffic 



flows on Norwich Road.  On this basis, it is not considered that a highway objection 
to the proposal could be sustained, notwithstanding local objections on this point.   
 
Conclusion 
It is considered that the arguments for and against the proposed development are 
balanced.  Whilst most of the site lies outside the defined settlement boundary, it is 
considered that, in principle, its development for housing would not conflict with the 
planning objectives of promoting sustainable development and protecting area of 
open countryside.  Whilst the scheme could be criticised in policy terms for its 
relatively low density and the predominance of larger houses, these elements reflect 
the established pattern of development nearby and respond to concerns about the 
scale of previous proposals.  Affordable housing would not be provided on site, but 
an appropriate commuted sum would be provided in lieu.  It is considered that the 
proposed development has been well designed generally and would not detract from 
the appearance of the area or cause significant harm to local amenity.   
 
8.  RECOMMENDATION   
That planning permission is granted subject to conditions and the completion of the 
proposed legal agreement.  Recommended conditions would include the following: 
external materials, landscaping, tree protection, boundary treatments, access and 
parking, footway improvements, site investigations, drainage, construction 
management, and Sustainable Homes Code Level 3.  Given the weight applied to 
housing land supply considerations, it is recommended that the time limit for the 
commencement of development should be reduced from the standard 3 years to 12 
months. 

 


