
 

 

 

 

 

 

ITEM: RECOMMENDATION: REFUSAL
REF NO: 3PL/2019/0855/O CASE OFFICER Joe Barrow

LOCATION: BEETLEY APPNTYPE: Outline
Land to the North East of Fakenham
Road

POLICY: Out Settlemnt Bndry

Beetley
CONS AREA: N

APPLICANT: Mr Tony Turner
C/O Agent

LB GRADE: N

AGENT: Ms Debi Sherman
Gateway (Unit 3) 83-87 Pottergate

TPO: N

PROPOSAL: Erection of three self-build detached dwellings with garaging including means of access.

REASON FOR COMMITTEE CONSIDERATION

The application site is a sensitive one, and is brought before the planning committee by the Chairman's
Panel.

KEY ISSUES

Principle of development
Character & appearance
Residential amenity
Ecology
Trees & hedgerows
Highway safety

DESCRIPTION OF DEVELOPMENT

This application is an outline application with all matters reserved except access for a residential
development comprising a maximum of three dwellings. The submitted application also includes an indicative
site layout including a footpath provided behind the hedge to the front of the site, as well as a new bus stop to
the south east. The application has been amended during the course of the assessment to reduce the
number of proposed dwellings from four to three, as well as a reduction in the scale of the proposed access.
It is also proposed that the dwellings would be self-build.

SITE AND LOCATION

The application site is a 0.49ha site, part of a larger open field under the same ownership which fronts
Fakenham Road. The site is outside the settlement boundary of Beetley, with the settlement boundary found
the other side of the footpath to the south east, and the road which the site fronts.
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EIA REQUIRED

No

RELEVANT SITE HISTORY

3PL/2016/1554/O Refusal 01-03-17
Residential development of 8 houses

POLICY CONSIDERATIONS

The following policies of the Breckland Local Plan, 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

COM01 Design
COM03 Protection of Amenity
ENV02 Biodiversity protection and enhancement
ENV05 Protection and Enhancement of the Landscape
ENV06 Trees, Hedgerows and Development
GEN02 Promoting High Quality Design
GEN03 Settlement Hierarchy
GEN05 Settlement Boundaries
HOU04 Villages with Boundaries
HOU07 Affordable Housing
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance

OBLIGATIONS/CIL

At the time of submission of the planning application, the Local Plan was not adopted, and the Local Planning
Authority could not demonstrate a five year housing land supply.  The application site is part of a larger field
and the site area is 0.49ha, just below the 0.5 hectare requirement set out in the NPPF for providing
affordable housing.  Initially, work was undertaken to begin drafting a Section 106 agreement in relation to
the provision of affordable housing in the event further parts of the field came forward for housing. The
adoption of the Local Plan has altered the Policy position, with regard to this application and the five year
housing land supply, leading to the current recommendation of refusal. With regard to that recommendation,
work on the Section 106 agreement was ceased.

CONSULTATIONS
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BEETLEY PARISH COUNCIL
The Parish Council objects to this application as it is outside the settlement boundary for Beetley as adopted
in the Local Development Framework. The Parish Council did request that this parcel of land was included in
the Local Plan within the settlement boundary as it was felt by the members that this was an ideal infill site to
provide dwellings within the parish but Breckland Council did not agree to this. As such the Parish Council
objects as it is not within the defined settlement boundary. The members were also concerned that no
highways comments are on the portal and the Parish Council would have wished to comment on these as
well. The Parish Council preferred this design to that previously and that less hedge is to be removed as
opposed to the previous application.
NORFOLK COUNTY COUNCIL HIGHWAYS
No objection subject to conditions.
TREE AND COUNTRYSIDE CONSULTANT
No objection based on the amended layout.
CONTAMINATED LAND OFFICER
No objections.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
We support the revised layout. Our previous comments dated 16th September 2019 still apply, however we
are now satisfied with the position of Plot 1.
ENVIRONMENTAL HEALTH OFFICERS
No objections or comments.

PRINCIPAL PLANNER MINERAL & WASTE POLICY No Comments Received

REPRESENTATIONS

Site notice displayed and neighbours consulted.

6 letters of objection received highlighting the following material planning considerations:
- Site outside the settlement boundary
- Excessive scale of access road
- Potential for more development
- Over subscription of services
- Highway safety
- Loss of amenity
- Visual intrusion
- Ecology impact
- Loss of hedgerow and trees

One letter of support received, highlighting the following:
- Acceptable number of houses
- Appropriate location given houses opposite
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ASSESSMENT NOTES

The key issues for consideration with this application are the principle of development and its impact on
character & appearance, residential amenity, highway safety, ecology and trees, having regard to the
following Policies from the Breckland Local Plan (adopted); COM01 - Design, COM03 - Protection of
Amenity, ENV02 - Biodiversity Protection & Enhancement, ENV05 - Protection and Enhancement of the
Landscape, ENV06 - Tree, Hedgerows and Development, GEN02 - Promoting High Quality Design, GEN03 -
Settlement Hierarchy, GEN05 - Settlement Boundaries, HOU04 - Villages with Boundaries and HOU07 -
Affordable Housing, along with the National Planning Policy Framework (NPPF) (2019).

1.0 Principle of development:

1.1 The application site is located outside of any defined settlement boundary, separated from Beetley's
settlement boundary by both Fakenham Road to the front and and a Public Right of Way to the side. Policy
GEN05 of the Breckland Local Plan (adopted) states that 'development outside the defined settlement
boundaries will only be acceptable where it is compliant with all relevant policies set out in the development
plan'.

1.2 Policy GEN03 classifies Beetley as a 'village with boundary' and consequently the principle of this
application is assessed against Policy HOU04 - Villages with boundaries, which states that 'appropriate
development will be allowed immediately adjacent to the settlement boundary, subject to being supported by
other policies within the development plan* and where all of the following criteria are satisfied:
1. The development is of an appropriate scale and design to the settlement;
2. It would not lead to the number of dwellings in the settlement increasing by significantly (MM17) more than
5% from the date of adoption of the
Plan. The settlement refers to the number of dwellings inside the defined settlement boundary;
3. The design contributes to preserving, and where possible enhancing, the historic nature and connectivity
of communities; and
4. The development avoids coalescence of settlements.

1.3 The Local Plan seeks to deliver the most sustainable approach to development outside of SUE's.  It
identified a settlement hierarchy for delivery growth.  Some development is permitted outside of settlement
boundaries of villages with boundaries, where, amongst other criteria, it is immediately adjacent.  In this
case,  the site and the settlement boundary is not considered 'immediately adjacent'.  This is considered
contrary to Policy HOU04, with development only permitted if it is both immediately adjacent, and compliant
with the four additional criteria. As this site is not deemed immediately adjacent to the settlement boundary, it
is subsequently considered unacceptable in principle, contrary to Policy HOU04 and therefore GEN05 of the
Breckland Local Plan (adopted) and is therefore not considered to be sustainable development.

2.0 Character & appearance:

2.1 This application is only in outline form with layout and design left for consideration at a subsequent
reserved matters application stage should approval be granted. That said, an indicative site layout was
submitted with the application, initially proposing four dwellings and subsequently amended to three,
representing an improvement in terms of both design, and reduced impact on ecology.

2.2 The indicative layout appears spacious, and the plots are of a reasonable size. They are also sited
behind a substantial hedge at the front of the site which is proposed to be largely retained, apart from the
access and an opening to allow for the footpath link.
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2.3 Taking account of the above, the application is considered acceptable in terms of impact on character &
appearance, with specific matters for consideration at a reserved matters stage should the application be
approved, in accordance with Policies GEN02 and COM01 of the Breckland Local Plan (adopted) as well as
paragraph 127 of the NPPF (2019).

3.0 Residential Amenity:

3.1 As with design specific issues, a lot of issues in relation to residential amenity would be assessed at a
potential reserved matters stage. The indicative layout submitted would provide three spacious plots, well
screened through the retention of hedges and trees around the perimeter of the field, and whilst their design
would be a matter for consideration at any potential reserved matters stage, it is considered that the
development of the site in accordance with the indicative site plan would not have an adverse impact on the
amenity of nearby residents.

3.2 The indicative site plan would also suggest that an acceptable layout could be achieved across the plots
in terms of their impact on each other, in relation to issues such as overlooking, loss of light or over
dominance, subject to details submitted at any potential reserved matters stage.

3.3 Taking account of the above, the application is considered acceptable in terms of impact on residential
amenity, having regard to policy COM03 of the Breckland Local Plan (adopted) as well as paragraph 127(f)
of the NPPF (2019).

4.0 Trees & Hedges:

4.1 As mentioned previously, this application initially proposed four dwellings but was amended throughout
the assessment period to reduce that to three. This was for a number of reasons including both design and
ecology, as well as relieving pressure on trees on the eastern boundary of the site.

4.2 The application is submitted with a supporting tree survey and Arboricultural Impact Assessment, which
the Tree Officer has reviewed, along with the later reduction in plots from 4 to 3. The Tree Officer
subsequently raises no objection.

4.3 Taking account of the above, the proposal is considered acceptable in terms of impact on trees, having
regard to Policy ENV06 of the Breckland Local Plan (adopted).

5.0 Ecology:

5.1 The application was submitted with an Ecological Impact Assessment (EIA), recommending a detailed
mitigation and translocation plan for reptiles, as well as the relocation or removal of plot 1. As mentioned
previously, the removal of plot 1 was chosen, and revised indicative plans submitted.

5.2 Norfolk County Council Natural Environment Team were consulted on the reduced scheme, and give
their support to it, maintaining previous recommendations in terms of biodiversity enhancement and
mitigation of harm, which can reasonably be secured via condition, should approval be granted.

5.3 Their recommendation that the remainder of the site edged blue be maintained 'as a wildlife area for
reptiles' is also noted at this time, and could be considered should approval be granted.

5.3 Taking account of the above, the proposal is considered acceptable in terms of impact on ecology and
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biodiversity, having regard to Policy ENV02 of the Breckland Local Plan (adopted).

6.0 Highway Safety:

6.1 This scheme involves the creation of one vehicular access off Fakenham Road, as well as crossing
points to link in with the existing footway network, and the proposed installation of a bus stop serving the
south easterly direction of Fakenham Road, immediately opposite an existing stop serving north-westerly
traffic outside The New Inn.

6.2 This application involves improvements to access to public transport, with increased and improved
footway provision. The access is also considered acceptable in terms of the standard of vehicular access into
the site itself. The indicative site layout also suggests that an adequate level of parking provision can be
provided for the dwellings.

6.3 Taking account of the above, and the assessment of the proposals by the local highway authority, this
application is considered acceptable in terms of impact on highway safety, subject to conditions, in
accordance with Policy COM01 (m & n) of the Breckland Local Plan (adopted).

7.0 Conclusion:

7.1 In terms of the overall planning balance of the application, the application is considered to be acceptable
in terms of impact on character & appearance, residential amenity, trees, ecology, and highway safety. The
intention to self-build the proposed dwellings is also noted and contributes positively to the planning balance.

7.2 That said, Policy GEN05 of the Breckland is explicit in its statement that 'development outside the defined
settlement boundaries will only be acceptable where it is compliant with all relevant policies set out in the
development plan'. As discussed above, this site is not considered to be in a location that is 'immediately
adjacent' to the settlement boundary, and therefore the proposal is deemed contrary to Policy HOU04.

7.2 Taking account of the above, and taking account of the relevant policies within both the NPPF (2019) and
the Breckland Local Plan (adopted), as well as having regard to the self-build nature of the scheme, it is
considered that this proposal is unacceptable as it is contrary to Policies GEN05 and HOU04 of the
Breckland Local Plan (adopted) and is therefore not considered to be sustainable development.

RECOMMENDATION

It is recommended that planning permission be refused.

REASON(S) FOR REFUSAL

1 Non-std reason for refusal
This application proposes development on land outside of a village with a boundary, not
immediately adjacent to the settlement boundary as required by policy HOU04 of the Local
Plan. Development detached in this way from settlement boundaries is not considered to be
sustainable development. The proposed location is therefore inappropriate and
unacceptable, contrary to Policies GEN05 and HOU04 of the Breckland Local Plan
(adopted) and is not considered to be sustainable development.
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