
 

 

 

 

 

 

 

 

ITEM: RECOMMENDATION: REFUSAL
REF NO: 3PL/2018/0045/F CASE OFFICER Lisa ODonovan

LOCATION: BEACHAMWELL APPNTYPE: Full
1 Walters Cottages,Beachamwell Road POLICY: Out Settlemnt Bndry
Beachamwell ALLOCATION: N

CONS AREA: N

APPLICANT: Ms Sarah Curr
1 Walters Cottages Beachamwell Road

LB GRADE: N

AGENT: Clayland Architects
The Glass House Lynford Gardens

TPO: N

PROPOSAL: Erection of a 4 bed dwelling

REASON FOR COMMITTEE CONSIDERATION

The application is brought to Committee at the request of the Ward Representative.

KEY ISSUES

Principle of development
Impact upon the character and appearance of the area
Impact upon neighbour amenity
Highway safety
Impact on the trees

DESCRIPTION OF DEVELOPMENT

The application seeks permission for the erection of one, one and a half storey detached, four bed dwelling
on land adjacent to No.1.  The dwelling is proposed using matching materials to those adjacent.

A shared drive is proposed with No. 1 Walter's Cottages.

SITE AND LOCATION

The site is located outside of any defined settlement boundary and is surrounded by agricultural land with the
existing dwellings to the east.  An established hedgerow part screens the properties from the road.

EIA REQUIRED

No

RELEVANT SITE HISTORY
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3PL/2017/0409/F - Erection of a dwelling - Refused

POLICY CONSIDERATIONS

The following policies of the adopted Breckland Core Strategy and Development Control Policies and the
adopted Site Specific Policies and Proposals Document, including the Proposals Maps, have been taken into
consideration in the determination of this application.  The provisions of the National Planning Policy
Framework and National Planning Policy Guidance  have also been taken into account, where appropriate

CP.04 Infrastructure
CP.10 Natural Environment
CP.14 Sustainable Rural Communities
DC.01 Protection of Amenity
DC.02 Principles of New Housing
DC.12 Trees and Landscape
DC.16 Design
DC.19 Parking Provision
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance
SS1 Spatial Strategy

OBLIGATIONS/CIL

Not applicable

CONSULTATIONS

BEACHAMWELL P C
At the Extraordinary Parish Council Meeting held on 19th February the Councillors agreed not to object to the
planning application.
NORFOLK COUNTY COUNCIL HIGHWAYS
I have re-visited the site and agree that the extent of visibility available is a vast
improvement over that which existed before the hedge was cut back.

We were originally advised that visibility of 129m x 2.4m x 128m was achievable. It has now been determined
that visibility of 150m x 2.4m x 142m is available, as a result of the cutting back of the hedge, and this would
be acceptable based on traffic speed in the location.

On that basis, no objection subject to conditions.
CONTAMINATED LAND OFFICER
No objections.
TREE AND COUNTRYSIDE CONSULTANT

BRECKLAND COUNCIL - PLANNING COMMITTEE - 2nd July 2018

COMREPORT (ODB-Ocella One Click Agenda/Officer report)



 

 

 

 

There do not appear to be any significant arboricultural implications. Please confirm that visibility splays can
be achieved without hedgerow removal.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
No objection subject to condition.
ENVIRONMENTAL HEALTH OFFICERS
There are no objections or comments on the grounds of Environmental Protection, providing the
development proceeds in line with the application details

REPRESENTATIONS

Site notice erected: 22-01-2018
Consultations issued: 18-01-2018

No representations received.

ASSESSMENT NOTES

The application is the re-submission of a previously refused scheme, no changes have been put forward and
no significant Policy changes have occurred, as such, the recommendation and assessment remains the
same.

Principle of development

The application site is located outside of the any defined Settlement Boundary, as designated by the adopted
Core Strategy and Development Control Policies Development Plan Document (2009). For this reason the
proposal conflicts in principle with Policies DC 2 and CP 14, which seek to focus new housing within defined
Settlement Boundaries. However, paragraph 49 of the National Planning Policy Framework (NPPF) states
that where an authority does not have an up to date five year housing land supply, the relevant local policies
for the supply of housing as referred to above should not be considered up to date. Housing applications
should therefore be considered in the context of presumption in favour of sustainable development.

The Government defines sustainable development as having three broad roles:
- economic, in terms of building a strong economy and in particular ensuring that sufficient land of the right
type is available in the right places,
- social, by supporting strong, vibrant and healthy communities by providing the supply of housing required to
meet future need in a high quality environment with accessible local services and
- environmental, through the protection and enhancement of the natural, built and historic environment.

Paragraph 8 of the NPPF also stresses that these roles should not be undertaken in isolation because they
are mutually dependent; therefore a balanced assessment against these roles is required. In terms of the
economic and social criteria, the proposal would provide one new dwelling and would therefore make a
positive, albeit small, contribution to the housing supply shortfall. The proposal would provide limited short-
term economic benefits through labour and supply chain demand required during construction, and longer-
term economic benefits through the additional household spend within the surrounding area that would be
generated by the provision of one dwelling. However, given the small scale nature of the development and
distance of the site to the nearest services and facilities, these benefits are not considered to be significant
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and not definitive in this instance.

The social role of sustainable development seeks to ensure, amongst other matters, the creation of a high
quality built environment with accessible local services. Beachamwell is approximately 1400 metres to the
south of the development site and is classified as a rural settlement through Policy SS 1 of the adopted Core
Strategy and Development Control Policies DPD. These villages contain limited services and facilities. The
spatial strategy states that these villages are not capable of supporting consequential growth as they rely on
higher order settlements for the majority of these services and facilities.

Swaffham, a Market Town, is located approximately 6 miles to the north-east and would provide the majority
of the day-to-day services. Swaffham is not walkable in terms of distance and the route is unlit with no
footpaths.  The route to local facilities is not therefore safe for pedestrians.

There are no bus stops in close proximity to the proposed dwelling which would not therefore enable easy
accessibility to local services.  For these reasons occupants of the dwellings would rely on the use of the
private car to gain access to local facilities.  This would not accord with the core planning principle in
paragraph 17 of the National Planning Policy Framework which is to actively manage patterns of growth to
make the fullest possible use of public transport, walking and cycling.  The proposal would also not accord
with paragraph 34 of the Framework in terms of ensuring the need to travel will be minimised and the use of
sustainable transport modes will be maximised.

Whilst it is acknowledged that the proposal would make a positive, albeit modest, contribution to reducing the
deficit of housing land, this benefit would be demonstrably outweighed by the harm caused as set out above.
The site is therefore not considered to be in a sustainable location and is inconsistent with the social
dimension of sustainable development. This consideration weighs against the proposal.

Impact on the character and appearance of the area

The environmental role of sustainable development seeks to, in part, contribute to protecting and enhancing
the natural, built and historic environment. Consideration of a development's impact on the character and
appearance of the area within which it is situated is, therefore, integral to the environmental dimension of
sustainable design, as is its design.

Policy DC16 requires all new development to achieve the highest standard of design. As part of this, all
design proposals must preserve or enhance the existing character of an area. Consideration will also be
given to the density of buildings in a particular area and the landscape/townscape effect of any increased
density.

Environmentally - The site is situated in a rural location adjacent a group of two other dwellings.  The site
frontage has thick hedgerows which contributes to the rural quality of the area, which would be retained as
part of the development and therefore the main characteristic of the site that contributes to the area would be
preserved.  The addition of another dwelling would consolidate development along this part of the lane, but
the field does not provide an important strategic gap. Its significance derives from its planted frontage which
conceals most of the land behind. Given that there is development adjacent, albeit limited, the proposal
would not be materially encroaching further into the countryside. Furthermore, the plot is of ample size to
accommodate a dwelling that reflects the spacious characteristics of others along the lane. Whilst this will
result in some loss of character, the harm would be limited given the following factors:

-  the visual containment of the site by existing development;
-  generous proportions of the plot will maintain a spacious character;
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-  the proposal would not intrude into the open countryside and would not be isolated; and,
-  the proposal would not cause material harm to the character and appearance of the area.

Whilst the dwelling is large when viewed in the context of Number 1 and 3 Walter's Cottages as a whole, the
dwelling does not appear unduly large.  The design detailing, particularly the roof pitch, dormers and open
porch match the neighbouring dwellings and the distance from the road and the proposed retention of the
front boundary hedge will help to reduce any impact on the streetscene.  The application is therefore
considered to have due regard to Policies DC1 and DC16.

Impact on neighbour amenity

Policy DC1 seeks to protect residential amenity and that all new development must have regard to amenity
considerations and states that development will not be permitted where there are unacceptable effects on the
amenity of neighbouring residents and future occupants.

The site is in a rural location with the only nearby dwellings being those at Numbers 1 and 3.  The separation
distances between the site and the neighbouring boundary will ensure that the dwelling does not appear
dominant and the sensitive window positioning will ensure that no overlooking will occur.  The orientation of
the plot is also such that any shadow cast will over the application site itself.  The proposal also provides any
future occupiers with ample private amenity space.  The proposal is therefore considered to have due regard
to Policy DC1 and paragraph 17 of the NPPF.

Highway safety

Policy CP4 of the Core strategy seeks to ensure that all access and safety concerns are resolved in new
developments. Paragraph 32 of the NPPF states that development should only be prevented or refused on
transport grounds where the residual cumulative impacts of development are severe.  Policy DC19 requires
sufficient Parking for all new development.

The applicant carried out additional surveys and investigative work following the original comments of the
Highway Authority.  Following receipt the Highways Authority was consulted and they have advised that
having re-visited the site they agree that the extent of visibility available is a vast
improvement over that which existed before the hedge was cut back.

They were originally advised that visibility of 129m x 2.4m x 128m was achievable. It has now been
determined that visibility of 150m x 2.4m x 142m is available, as a result of the cutting back of the hedge, and
this would be acceptable based on traffic speed in the location.

On that basis, no objections are raised subject to conditions.

Impact on trees/natural environment

Policy DC12 seeks to preserve the District's trees, hedgerows and other natural features and secure
appropriate landscaping schemes to mitigate the impact of, and complement, new development.

Policy CP10 seeks the enhancement of biodiversity and geodiversity in the district.  Proposals need to
ensure that the ecological network and protected species are not harmed or detrimentally impacted and
mitigation measures are put in place where appropriate.

In terms of trees, it was concluded that there are no significant arboricultural implications and the Agent has
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confirmed that none of the hedgerow will be removed.  In terms of the ecological value of the site it was
noted that there are no ponds in close proximity to the site and the ecological value of the land is likely to be
low.  It was therefore considered that subject to conditions in terms of the timing of vegetation clearance;
precautionary methods of working and enhancements.  In light of this, the application is considered to accord
with Policies DC12 and CP10.

Conclusion

The site is outside of any settlement boundary and therefore the proposal does not accord with Policies SS1,
CP14 and DC2 of the adopted Breckland Council Core Strategy and Development Control Policies DPD.
The development would not accord with the Development Plan and there are no material considerations that
would outweigh this harm, in addition, the provision of one dwelling is unlikely to contribute significantly to the
delivery of the five year housing land supply.  As a result the proposed development is therefore not
considered sustainable and would be contrary to paragraphs 7, 12, 13, 14 and 17 of the NPPF.

In light of the above, the application is recommended for refusal.

RECOMMENDATION Refusal of Planning Permission

REASON(S) FOR REFUSAL

1 Unsustainable location
The proposed dwelling would be remote from local services and facilities, and in the
absence of convenient and safe walking and cycling routes to larger settlements, future
occupants would be largely dependant on transport by car for access to work, shopping,
leisure and other purposes.  Consequently, it would also conflict with the principle that new
development should make the fullest possible use of public transport, walking and cycling.
For these reasons, the Local Planning Authority is of the view that the proposal would not
represent a sustainable form of development, contrary to Policies DC2 and CP14 of the
adopted Breckland Core Strategy and Development Control Policies (2009) and paragraph 7
of the National Planning Policy Framework.
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