
 

 

 

 

 

 

 

ITEM: RECOMMENDATION: REFUSAL
REF NO: 3PL/2019/1062/O CASE OFFICER Joe Barrow

LOCATION: BEETLEY APPNTYPE: Outline
Land adjacent Whitemill off Green Lane POLICY: Out Settlemnt Bndry
Beetley

CONS AREA: N

APPLICANT: Mr Alan Turner
C/O Parker Planning Services

LB GRADE: N

AGENT: Parker Planning Services Ltd
Orchard House Hall Lane

TPO: N

PROPOSAL: Outline application for the erection of 3 no. dwellings with all matters reserved except for
access

REASON FOR COMMITTEE CONSIDERATION

To allow the planning committee to consider the proposal due to its sensitive nature.

KEY ISSUES

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

DESCRIPTION OF DEVELOPMENT

This application is an outline application for 3 no. dwellings with all matters reserved except access on land
adjacent Whitemill off Green Lane in Beetley.

SITE AND LOCATION

The application site is partly garden land for the adjacent dwelling; Whitemill, and partly land formerly used
as a coach depot. It is to the north of Green Lane, behind a substantial and dense hedgerow which fronts the
highway. The site is outside of Beetley's Settlement Boundary as defined in the Breckland Local Plan
(adopted), with Bracken Lodge being the closest neighbour (immediately over the road) being within the
settlement boundary.

EIA REQUIRED

No
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RELEVANT SITE HISTORY

3PL/1992/0087/CU Temporary Permission 24-03-92
Continuation of use of site and building for coach operations centre

3PL/1997/0628/F Temporary Permission 22-07-97
Replace existing railway carriages/ caravan with porta-cabins/steel container

3PL/1997/0651/F Permission 02-03-98
Extension of coach garage/workshop

3PL/2002/1695/F Temporary Permission 24-02-03
Replace existing railway carriages/caravan with portacabins/steel container (renewal)

3PL/2008/0135/F Temporary Permission 13-03-08
Replace existing railway carriages/caravan with portacabins/steel containers (renewal)

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
GEN02 Promoting High Quality Design
GEN05 Settlement Boundaries
HOU04 Villages with Boundaries
HOU06 Principle of New Housing
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance
TR02 Transport Requirements

OBLIGATIONS/CIL

Not applicable

CONSULTATIONS

BEETLEY PARISH COUNCIL
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The Parish Council objects to this application. This is outside the settlement boundary and as a result the
proposed development is contrary to policies SS1,CP14 and DC2 of the Local Development Framework and
the National Planning Policy Framework paras 7,8/,11,12,14 and 147 and would not secure a sustainable
form of development. The Parish Council considers that the limited benefits of the application do not
outweigh the significant and demonstrably harm to these interests. The development away from the main
village would introduce a sporadic and irregular pattern of development and cause visual intrusion into the
countryside contrary to policies in the Local Development Framework. For these reasons the Parish Council
requests that this application is refused.
NORFOLK COUNTY COUNCIL HIGHWAYS
No objection subject to conditions.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
No objection subject to conditions.
CONTAMINATED LAND OFFICER
No objection subject to conditions.
TREE AND COUNTRYSIDE CONSULTANT
No objection to the principle of development.

REPRESENTATIONS

Site notice displayed and neighbours consulted - three letters of objection received highlighting the following
material planning considerations:
- Site outside the settlement boundary
- Unsustainable location with poor access to services
- Intrusion into the open countryside
- Potential ground contamination
- Poor visibility in the immediate area
- Four properties is overdevelopment
- Harmful precedent
- Unacceptable removal of hedges/trees

ASSESSMENT NOTES

1.0 The key issues for consideration with this application are the principle of development, and the impact on
character & appearance of the area, residential amenity, trees, ecology, and highway safety, parking &
access. Regard will be had to the National Planning Policy Framework (NPPF) (2019) along with the
following policies from the Breckland Local Plan (adopted); GEN02 - Promoting High Quality Design, GEN05
- Settlement Hierarchy, GEN05 - Settlement Boundaries, COM01 - Design, COM03 - Protection of Amenity,
ENV02 - Biodiversity Protection and Enhancement, ENV05 - Protection and Enhancement of the Landscape,
HOU04 - Villages with Boundaries and TR02 - Transport Requirements.

2.0 Principle of Development:

2.1 This application proposes residential development on land outside of Beetley's Settlement Boundary,
separated from the settlement by the highway from which the site would be accessed; Green Lane. Beetley
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is classified as a 'village with boundary' under Policy GEN03 - Settlement Hierarchy of the Breckland Local
Plan. 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, including but not necessarily restricted to Policy HOU04 - Villages with Boundaries'
(others omitted).

2.2 Policy HOU04 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 significantly increasing by 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.'

2.3 It is considered that the location of the site is not immediately adjacent to the settlement boundary due to
the presence of Green Lane between the settlement boundary and the application site.

2.4 Taking account of the above, the proposal is considered unacceptable in principle, contrary to Policies
GEN05 and HOU04 of the Breckland Local Plan (adopted), and subsequently not considered to be
sustainable development.

3.0 Character & appearance:

3.1 Whilst a matter for consideration at any potential reserved matters stage the site makes use of land
currently used as a coach depot. There is one dwelling currently on this side of Green Lane, with residential
properties in this area found only on the south west side of Green Lane. This development would be adjacent
to that single dwelling.

3.2 A maximum of three dwellings are proposed and could reasonably be accommodated on the plot, when
assessing the indicative site layout, with the exact details confirmed during a potential reserved matters
stage.

3.3 At this time, it is deemed that this development, subject to an appropriate design at reserved matters
stage, could be acceptable in terms of design, with regard to Policies GEN02 and COM01 of the Breckland
Local Plan (adopted) and paragraph 127 of the NPPF (2019)

4.0 Residential amenity:

4.1 The screening to the front of the site, in the form of the substantial hedgerow, is proposed to be retained,
which in turn maintains the rural character of this area, and minimises impact on the wider streetscene. Again
the layout and scale would be considered during the assessment of any prospective reserved matters
application.

4.2 It is considered that this application would not harmfully impact residential amenity, up to a maximum of
three dwellings, subject to an appropriate reserved matters application, having regard to Policy COM03 of the
Breckland Local Plan (adopted) as well as paragraph 127(f) of the NPPF (2019).

BRECKLAND COUNCIL - PLANNING COMMITTEE - 10th February 2020

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



5.0 Trees and landscape:

5.1 The application was submitted with a tree survey and arboricultural report in support. Given the existing
hard surfaced nature of the site, behind the frontage hedgerow there is a reasonable clearing where the plots
are mostly located. The LPA's Tree Officer was consulted on the scheme, raising no objection to the
principle.

5.2 At this outline stage, the application is considered acceptable in terms of impact on trees and landscape,
having regard to Policy ENV06 of the Breckland Local Plan (adopted).

6.0 Ecology:

6.1 As with trees above, this application was submitted with a Preliminary Ecological Appraisal (PEA) in
support. This PEA was reviewed by Norfolk County Council's Natural Environment Team and considered fit
for purpose, with no objection provided works proceed in line with the specified mitigation measures. The
proposal is therefore considered acceptable in terms of impact on ecology and biodiversity, having regard to
Policy ENV02 of the Breckland Local Plan (adopted).

7.0 Highway safety, parking & access:

7.1 The proposal involves the creation of a new access, with this being the only matter for detailed
consideration at this time, excluding the principle of the development. The local highway authority have no
objection to the proposal in its current form, with the proposed access considered acceptable in terms of
highway safety, subject to conditions confirming its exact design.

7.2 Taking account of the response from the local highway authority, paragraph 108 of the NPPF (2019), and
Policies COM01(m&n) & TR02 of the Breckland Local Plan (adopted), the access is considered acceptable in
terms of impact on highway safety.

8.0 Conclusion:

8.1 In terms of the overall planning balance of the scheme, this application is considered acceptable in terms
of impact on character & appearance, residential amenity, highway safety, trees, and ecology, having regard
to Policies GEN02, COM01, COM03, ENV02 & ENV06 of the Breckland Local Plan (adopted) as well as
having regard to the NPPF (2019).

8.2 It is also acknowledged that the application would redevelop land currently used as a coach depot, which
presents an opportunity for re-use of a brownfield site which may otherwise fall in to a state of disrepair.

8.3 Notwithstanding this, the harm the proposal would cause in terms of sustainability due to its location
outside the settlement boundary, outweighs the moderate positive aspect of developing a brownfield site.
Therefore, as 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'. The LPA does not consider that this site is 'immediately adjacent' to the settlement
boundary by way of the presence of Green Lane between the settlement boundary and the site itself, and
consequently the application is deemed contrary to Policy HOU04, and therefore GEN05.

8.4 Taking account of all of the above factors, Policy GEN05 is explicit in that development proposals should
only be approved when compliant with all relevant policies. Considering that the site is not deemed
'immediately adjacent' to Beetley's Settlement Boundary, the proposal is not compliant with Policy HOU04,
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and it is subsequently recommended that planning permission be refused.

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 GEN01, GEN03, GEN05 and HOU04 of the Breckland
Local Plan (adopted).

BRECKLAND COUNCIL - PLANNING COMMITTEE - 10th February 2020

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


