


residential development on the site in August 2017 (Ref: 3PL/2015/0254/O) and a reserved matters application 

for 177 dwellings on the site was submitted in 2019 that is pending determination (Ref: 3PL/2019/0991/D).  

 

Tesni Properties submitted the site to the Call for Sites Stage 1 in April 2025 and Stage 2 in July 2025. This 

submission demonstrates that the site is suitable, available and deliverable for the proposed development. It also 

includes a detailed update on the reserved matters application and the proactive engagement that has taken 

place with Natural England to resolve concerns raised with respect to the potential impact of the development on 

stone curlews. In summary, an Appropriate Assessment under the habitats regulations was undertaken at outline 

stage that confirms no likely effects. Natural England then issued updated guidance during the consideration of 

the reserved matters application that has resulted in a delay to the determination of the application whilst 

additional evidence was collated and surveys undertaken. This evidence has now been submitted to Natural 

England’s Discretionary Advice Service (DAS) and they have confirmed that impacts to stone curlews will likely be 

able to be ruled out.  

 

The work undertaken to resolve Natural England’s position on stone curlews provides Tesni Properties and Orbit 

Homes with confidence regarding the deliverability of the site. Revised proposals for the reserved matters will be 

submitted in early 2026 to respond to the remaining comments from statutory consultees and we are confident 

that consent will be achieved by mid-2026. 

 

Representations 

 

Phase 2 Site Assessment 

 

The site is assessed in the Phase 2 Site Assessments – Alternatives (October 2025) document (site reference 379) 

as follows: 

 

“While it is recognised that there may well be some merit in this site, it is not considered to be 

needed to meet the housing targets set out in proposed Policy HOU01 – i.e. the other sites that are 

proposed allocations and other forms of delivery set out in proposed Policy HOU02 are considered 

to be preferable proposals.” 

 

This conclusion is clearly unjustified and therefore unsound. The site is already part of the committed supply that 

will help to meet the housing targets in Policy HOU 01. It is not an appropriate strategy to discount an existing 

commitment when considering proposed allocations. A more appropriate alternative strategy would be to 

allocate the site as a committed housing development and for this to be reflected in the housing 

trajectory and spatial distribution as set out below.  

 

Appendix 2 Housing Trajectory 

 

The site is not included in the Housing Trajectory at Appendix 2 despite it being a committed site with an extant 

planning permission. This means that the figures for committed sites in Watton and across the district will be 177 

dwellings too low. The site is a deliverable committed housing site and the Housing Trajectory should 

be updated to reflect this. 

 

Policy HOU 02 

 

Given the absence of the site from the Housing Trajectory, it is assumed that the figures included in the tables 

setting out the spatial distribution of housing at Policy HOU 02 do not include the site as a commitment. They 

therefore need to be updated as follows: 

 



Table 1. Proposed Amendment to table at Policy HOU 02 

Town Built / Committed New Allocations Total 

Watton 313 490 1,725 1,902  1,738* 2,392 

*This total is also incorrect without our proposed change as 313 + 1,725 equals 2,038 and not 1,738.  

 

This increase in the proposed proportion of development allocated to Watton will clearly need reviewing against 

the spatial strategy to ensure it is justified, but this is beyond the scope of these representations. 

 

New Site Allocation 

 

We consider that the site’s position as a committed housing development should be reflected in a new site 

allocation policy to ensure the delivery of the site in the long term. 

 

General Comments on Housing Allocations 

 

We have reviewed the proposed site allocation policies in the plan and have the following comments regarding 

unnecessary repetition with other policies in the plan: 

 

• M4 Building Regulations Standards: The site allocation policies state that “25% homes built to the 

M4(2) accessible and adaptable standards and 5% in accordance with the Building Regulations M4(3) 

standard.” This should be amended to simply require the provision of M4(2) and M4(3) dwellings in 

accordance with Policy HOU 16. 

 

• Affordable Housing: The site allocation policies states that “Deliver a minimum of 25% affordable 

housing with an 90/10 split between rented affordable housing and low-cost affordable home ownership 

products.” This should be amended to simply require the provision of affordable housing in accordance 

with Policy HOU 21. We also note that 90/10 tenure split is not included in the wording of Policy HOU 21. 

It is unjustified to include a requirement for a specific site allocations that differs from the general policy 

being applied. Orbit Homes also objects to the inclusion of such an unequal tenure split on the grounds 

that it will significantly affect the viability of proposed developments. 

 

Summary and Conclusion 

 

In summary, the site has extant planning permission for residential development and is subject to a pending 

reserved matters application for 177 dwellings. The application has been delayed due to new Natural England 

guidance on stone curlews but this matter is now resolved and we are confident that consent will be achieved by 

mid-2026. 

 

The site is assessed positively in the Phase 2 Site Assessments, but only identified as an alternative site and not 

a proposed allocation on account of it not being “considered to be needed to meet the housing targets”. This 

strategy is clearly unjustified and therefore unsound. The site is already part of the committed supply that will 

help to meet housing targets and it should be allocated accordingly. Similarly the site should be included in the 

housing trajectory at Appendix 2 and accounted for in the spatial distribution set out at Policy HOU 02. 

 

In addition, we have provided general comments on the wording of the site allocations that should avoid repeating 

other policies in the plan and on the unjustified inclusion of a 90/10 tenure split for affordable housing which 

would significantly affect the viability of proposed developments.  

 

Thank you for taking the time to read these representations. We trust that they will be given due consideration 

going forward and we look forward to participating further in future consultations. 




