
 

 

 

 

 

 

ITEM: RECOMMENDATION: REFUSAL
REF NO: 3PL/2019/0995/O CASE OFFICER Mark Simmonds

LOCATION: BEACHAMWELL APPNTYPE: Outline
Land adjacent 4 Beachamwell Road
Drymere

POLICY: Out Settlemnt Bndry

Beachamwell ALLOCATION: N
CONS AREA: N

APPLICANT: Mrs R GIbbons
6 Malthouse Croft Beachamwell

LB GRADE: N

AGENT: Clayland Architects
The Glass House Lynford Gardens

TPO: N

PROPOSAL: Proposed residential dwelling

REASON FOR COMMITTEE CONSIDERATION

The application is being presented to committee for determination as it has been called in by a Councillor.

KEY ISSUES

- Principle of development
- Character and Appearance
- Trees and Ecology
- Highways

DESCRIPTION OF DEVELOPMENT

Outline planning permission is sought to construct a residential dwelling, with all matters reserved apart from
access. The access is proposed from an existing access currently serving a paddock, which will remain to
the side and rear of the plot.  Hedging is proposed to the front (northern) boundary adjacent to the highway.
The site area is 0.22 hectares.

SITE AND LOCATION

The application site is located within the settlement of Drymere.  Located approximately 3.8km to the south
west of Swaffham, Drymere comprises a small hamlet of scattered dwellings set out in a generally linear
pattern along the Beachamwell Road.

The application site forms part of a larger field which is within the applicants ownership, located on the
southern side of the Beachamwell Road. It consists of open grass land currently used as a paddock, and its
frontage to the road is defined by post and wire fencing. It is bounded to the west by woodland, to the south
and east by open land, and to the north, on the opposite side of the road, by the garden of a nearby dwelling
(No 6). To the east there is a pair of dwellings.
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EIA REQUIRED

No.

RELEVANT SITE HISTORY

3PL/2018/0841/O - WITHDRAWN
3PL/2015/0189/F - REFUSED - 13/04/2015

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.09 Pollution and Waste
CP.10 Natural Environment
CP.11 Protection and Enhancement of the Landscape
CP.13 Accessibility
CP.14 Sustainable Rural Communities
DC.02 Principles of New Housing
DC.13 Flood Risk
DC.16 Design
DC.17 Historic Environment
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance

OBLIGATIONS/CIL

Not Applicable

CONSULTATIONS

SWAFFHAM TOWN COUNCIL
Swaffham Town Council would like it noted that this development falls within the parish of Beachamwell who
it is assumed will also be consulted. Swaffham Town Council would like it noted that they object to the
development on the following grounds: - It is a prime example of unnecessary development in the
countryside - The development would cause harm to the Heritage character of the hamlet of Drymere and
subsequently the surrounding parishes of Swaffham and Beachamwell.
NORFOLK COUNTY COUNCIL HIGHWAYS
Thank you for consulting me in respect of the above application which is a re-submission
of 3PL/2018/0841/O.
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The site is located in a remote settlement of 14 dwellings which lies some distance from any local services or
amenities. Further, there would not appear to be a regular bus service in the vicinity. I would therefore
consider that any occupants of this dwelling would be reliant on travelling by car to access services and
amenities on a daily basis.
The site is served by a classified county highway (C122) which provides the main vehicular route from
Swaffham to the village of Beachamwell and beyond to the A1122 at Fincham. On that basis I do not
consider that I could substantiate a highway objection on the grounds of the additional vehicular movements
generated by a single dwelling but, as highlighted above, there appears to be limited opportunity to access
any services other than by car.
Since Access is the only matter for current consideration I will require details of parking and turning
arrangements to form part of a future Reserved Matters submission. Also subject to a condition.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
The application is supported by a Preliminary Ecological Appraisal (Riverdale Ecology, 2019). The report is fit
for purpose. It found that the 0.4 ha site is located directly adjacent to the Breckland SPA, Breckland Forest
SSSI, and 330m of a Roadside Nature Reserve. The site itself currently forms part of a semi-improved grass
paddock, with some recent native and non-native planting. The site is assessed of having negligible
importance and no further surveys are recommended. Habitats onsite are not considered suitable for species
for which the SPA is designated, and it is considered that there is negligible risk of any likely significant
effects to any Nature2000 sites resulting from the proposals. The site is located within the Impact Risk Zone,
requiring consultation with Natural England. Conditions have been specified if approval is granted.
CONTAMINATED LAND OFFICER
I have looked at the application submitted and, based on the information provided to me at this time; there
are no objections or comments on the grounds of Environmental Protection, providing the development
proceeds in line with the application details.
TREE AND COUNTRYSIDE CONSULTANT
No objection.
BEACHAMWELL P C
The Parish Council is in support of the application.
HISTORIC BUILDINGS CONSULTANT
From an historic built environment perspective - no objection.
NATURAL ENGLAND
No objection. Based on the plans submitted, Natural England considers that the proposed development will
not have significant adverse impacts on statutorily protected nature conservation sites or landscapes.

REPRESENTATIONS

The site notice has been displayed from 18/09/2019 to 09/10/2019.

Four neighbours have been directly notified.
2 objections have been received and one representation has been received supporting the proposals, their
comments are summarised below.

- In 2015 a similar application was made to develop this plot of land (3PL/2015/0189/F). That application was

BRECKLAND COUNCIL - PLANNING COMMITTEE - 28th October 2019

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



 

refused.
- In 2018 a similar application was again submitted (3PL/2018/0841/O), but withdrawn following several
objections including from the local parish council.
- Unsustainable development in a rural hamlet.
- Five year housing supply is about to be demonstrated.
- Para 77 of the NPPF not pertinent - Drymere has most clearly been identified as a settlement which is not
appropriate for development.
- The applicant's efforts to characterise Drymere as having access to several services is misconceived.
There may be a bus stop but the idea that there is anything you could call a bus service is misleading.
- The cafe referred to is only open when events are taking place at the equestrian centre.
- The resulting loss of openness would cause material harm to the rural character and open appearance of
the area.
- Precedent for further development.
- Heritage -  The settlement at Drymere is of increasing heritage interest. The distinctive pattern of dwellings
in their large plots needs to be conserved, and will be lost if new development is allowed.
- Drymere is a dispersed settlement which comprises of 15 ex-forestry commission houses / bungalows
which were constructed around the 1920s. Each property came with a 5 acre plot of land which was used by
the residence to rear livestock etc., since then these 5 acre fields have been sold off and have been used as
grazing land for either horses or sheep, never have they been used for anything else other than livestock /
agriculture. With the aforementioned surely these plots are classed as Green-belt and should be protected
from any form of development?.
- Loss of privacy.

Supporting comment:
- We write in support of this application, firstly we know the applicants well, we know them as terrific
neighbours from their previous residence in Drymere. They have a high standard when maintaining her land
and looking after their animals. We are sure she would landscape the proposed property to the benefit of her
neighbours. It would very beneficial to have a child living in Drymere, the demographic here is towards the
elderly, a good balance of age groups is always a good idea. As we have previously commented we think
Drymere could easily sustain another property without any loss of character to the village, permissions have
been given for various properties in Beachamwell, we have as many amenities here and we are closer to
town.

ASSESSMENT NOTES

Background:
Outline planning permission is sought to construct a residential dwelling, with all matters reserved apart from
access. The access is proposed from an existing access currently serving a paddock, which will remain to
the side and rear of the plot.  Hedging is proposed to the front (northern) boundary adjacent to the highway.
The site area is 0.22 hectares.

The proposed building would be a self-build house.  Internally, the house would accommodate a studio room
for the applicant to work from home. The applicant has also referred to animals they care for on the land.

1.0 Principle of development

1.1 The settlement of Drymere is of small size and has a dispersed pattern of development with a strong rural
character. There is a lack of services and facilities. The site lies outside settlement boundaries as defined by
the Council's Core Strategy. Therefore, the development of the site for housing would be contrary to Core
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Strategy Policy CP14 which seeks to focus new housing within defined settlement boundaries.  However, as
the Council cannot currently demonstrate a 5-year supply of housing land, Policy CP14 cannot be considered
to be up-to-date insofar as it relates to the supply of housing land and applications must be considered under
the guidance within the National Planning Policy Framework 2019.

1.2  Section 6 of the National Planning Policy Framework (NPPF) 2019 sets out guidance that both policy-
making and decision-taking bring forward a sufficient amount and variety of land to meet the needs of local
communities and social groups with specific housing requirements.

1.3 With regards to housing delivery in rural areas, "housing should be located where it will enhance or
maintain the vitality of rural communities". According to Para 78, "planning policies and decisions should
avoid the development of isolated homes in the countryside unless one or more of the following
circumstances apply:

a) there is an essential need for a rural worker, including those taking majority control of a farm business, to
live permanently at or near their place of work in the countryside;
b) the development would represent the optimal viable use of heritage asset or would be appropriate
enabling development to secure the future of heritage assets;
c) the development would re-use redundant or disused buildings and enhance its immediate setting;
d) the development would involve the subdivision of an existing residential dwelling; or
e) the design is of exceptional quality, in that it is truly outstanding or innovative, reflecting the highest
standards in architecture and would help to raise standards of design more generally in rural areas; and
would significantly enhance its immediate setting, and be sensitive to the defining characteristics of the local
area."

1.4 As mentioned above, Drymere is small rural hamlet which lacks any of the services and facilities which
would normally be required to meet the day-to-day needs of future residents. Limited facilities (Country Inn
and Village Hall) are available in the village of Beachamwell, the second nearest settlement 3.1 km to the
west. Swaffham provides a wide range of retail, community and leisure facilities, but is located approximately
1 km further away from Beachamwell.

1.5 The local road network consists of unlit country lanes without footpaths. In view of the lack of convenient
and safe walking and cycling routes to higher order settlements, the future occupants of the proposed
dwelling would be dependent on transport by car for access to shopping, leisure and other purposes. This
would be contrary to the environmental objective of the sustainable development as set out in Para 7 of
NPPF, from which proposals should "help to minimise waste and pollution".

1.6 Notwithstanding the element of working from home and the self-build (Section 6 of the NPPF), it is
considered that the proposal would result in a remote dwelling isolated from services and facilities. No
evidence has been submitted to demonstrate that the development would enhance the vitality of rural
settlements and support local services within them as per Para 78 of NPPF. It would also conflict with the
environmental principle laid down by Para 7 of the NPPF that new development should contribute to reducing
pollution.

1.7 For these reasons, the proposal would not represent a sustainable form of development, as defined in
paragraphs 7-10 and 79 of the revised NPPF, and therefore the Tilted Balance in Paragraph 11 of the NPPF
does not apply. Whilst it is acknowledged that the proposal would make a positive, if modest, contribution to
reducing the deficit of housing land, this benefit would be demonstrably outweighed by the harm caused to
sustainability, as outlined above.
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2.0 Character and appearance

2.1 The hamlet of Drymere is characterised by pairs of semi-detached houses and bungalows, set in large
plots amongst trees and interspersed with extensive areas of open land. The properties date from the 1920s
and were originally constructed for forestry workers.

2.2 Due to its open and undeveloped nature, and the existing pattern of sporadic development in the area.
the application site contributes positively to the rural character of the surrounding area.  As the proposal is in
its outline form, the design and layout of the dwelling would be confirmed at a later stage.

2.3 Although longer distance views of the proposed dwelling would be limited by adjacent woodland and
proposed roadside trees and hedges, the dwelling would nonetheless be clearly visible from the
Beachamwell Road in the immediate vicinity of the site, and would inevitably give the site and its
surroundings a more built up appearance. Thus, the proposal would thus detract from the rural character and
open appearance of the area contrary to policy CP.11 of the Breckland Core strategy-  Protection and
Enhancement of the Landscape

3.0 Ecology

3.1 The wooded areas adjacent to the site to the south and west form part of the Breckland Forest SSSI,
which is a component of the Breckland SPA.  The site also falls with the stone curlew buffer zone, as defined
under Core Strategy Policy CP10. A preliminary ecological appraisal has been submitted with the application.
Ecology has been consulted and raised no objection.

4.0 Highway safety

4.1 It is considered that the level of traffic movements likely to be generated by one dwelling would have no
significant impact on the highway safety of road users in view of the existing traffic levels.  The Highway
Authority has raised no objection.

5.0 Conclusion

5.1 Paragraph 61 of the National Planning Policy Framework (2019) requires Councils to plan for people
wishing to build their own homes. This can be a material planning consideration for a planning application.
Self-build has been identified as the method of delivering the proposals. However the harms identified in this
report are considered to demonstrably and significantly outweigh the limited identified benefits.

5.2 The proposed dwelling would constitute an unsustainable development within a small rural hamlet.
Whilst the scheme would provide additional housing and other benefits such employment during its
construction, these benefits would be demonstrably outweighed by the harm caused to sustainability and to
the character and appearance of the area.

RECOMMENDATION

That Planning Permission be REFUSED

REASON(S) FOR REFUSAL

1 This refusal is made on the following grounds -
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The location of the application site, outside of a rural settlement with no local services or
sustainable transport choices, would result in future occupiers being reliant on the use of a
car, contrary to the aims of sustainable development and this would be contrary to Policies
SS1, CP14 and DC2 of the adopted Core Strategy and Development Control Policies
Development Plan Document (2009) and the three dimensions of sustainable development
outlined in the NPPF (2019), having particular regard to paragraphs 8 and 11.

2 Further consolidation of sporadic development
The erection of the proposed dwelling would in the opinion of the Local Planning Authority
result in an undesirable consolidation of the existing sporadic development to the detriment
of the character and visual amenities of the area.

Due to its open and undeveloped nature, the application site contributes positively to the
rural character of the surrounding area. Although longer distance views of the proposed
dwellings would be limited by adjacent woodland and roadside trees and hedges, the
dwelling would nonetheless be clearly visible from the Beachamwell Road in the immediate
vicinity of the site, and would inevitably give the site and its surroundings a more built up
appearance.

The resulting loss of openness and the undeveloped nature of the site would cause material
harm to the rural character and open appearance of the area, contrary to Policy DC16  and
CP11 of the adopted Core Strategy and Development Control Policies Development Plan
Document (2009)  and the guidance set out in paragraph 170 of the NPPF (2019).

Moreover, it is considered that, if approved, the proposal could set a precedent for further
development given the extent of other undeveloped land of similar character in the vicinity.
Such further development would cumulatively further erode the open appearance and rural
character of the area.

BRECKLAND COUNCIL - PLANNING COMMITTEE - 28th October 2019

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


