
 

 

 

 

 

 

 

ITEM: RECOMMENDATION: REFUSAL
REF NO: 3PL/2020/1187/F CASE OFFICER Lisa ODonovan

LOCATION: BEESTON APPNTYPE: Full
School Farm, Mileham Road POLICY: Out Settlemnt Bndry

CONS AREA: N

APPLICANT: Mr R & Mrs F Scott
20 Russet Way Dereham

LB GRADE: N

AGENT: JWM Design
23 Litcham Road Mileham

TPO: N

PROPOSAL: Proposed Rural Workers Dwelling & Outbuilding.

REASON FOR COMMITTEE CONSIDERATION

The application was referred to Planning Committee from Chairman's Panel on the basis of a member call-in.

KEY ISSUES

Principle
Impact on the character and appearance of the area
Amenity impact
Highway safety
Ecology
Trees
Other issues

DESCRIPTION OF DEVELOPMENT

The application seeks permission for the erection of a new dwelling for an agricultural worker and outbuilding.

The dwelling proposed is a two-storey, 4 bed dwelling set centrally within the plot.  The outbuilding proposes
a car port and secure storage and is positioned forward of the dwelling off the gravel drive.

SITE AND LOCATION

The site lies in open countryside and adjoins a former quarry (west).  Mileham Road lies to the east with
agricultural land on all other boundaries.  The site is screened from the roadside frontage by an established
boundary hedge.

EIA REQUIRED

No
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RELEVANT SITE HISTORY

No relevant site history

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
ENV06 Trees, Hedgerows and Development
GEN02 Promoting High Quality Design
HOU06 Principle of New Housing
HOU13 Rural Workers Dwellings
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance
TR02 Transport Requirements

OBLIGATIONS/CIL

Not applicable

CONSULTATIONS

CLERK TO BEESTON WITH BITTERING PARISH COUNCIL
The parish council supports this application as the location suggested provides a position giving oversight of
significant parts of the applicant's business. It makes use of a non farmable piece of land and furthermore
allows the applicant to live effectively onsite rather than having to commute from Dereham. Finally, this
provides the applicant with the opportunity to relocate back to the village where he was raised, something
that would not be possible if he had to rely on market housing in the area.
NORFOLK COUNTY COUNCIL HIGHWAYS
No objections subject to conditions.
CONTAMINATED LAND OFFICER
We have looked at the comments made by Microgeotechnical on behalf of R Scott Titled Old Sand and
Gravel Quarry, Mileham Road Reference 01-12-106423 CLO in response to my comments dated 21
December 2020 on this application.

We appreciate that the consultant has based their conclusions on the characterisation of the landfills as
being inert. However, as noted in the report, there are no records to ascertain that the pit next/ on the site
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was backfilled with inert materials and if this comprised of inert materials only. The few window samples in
the footprint of the proposed new-build and the paddock do not provide evidence that the infill is
homogeneous across. In addition, whilst the other landfill located 85m away is classed as having been
backfilled with inert materials only, it is not uncommon for other materials to have been infilled too. The
consultant's previous report indicated that the risks to end users from explosive or asphyxiating gasses is low
but can't be discounted. There is currently insufficient evidence to have enough confidence that the risk
posed by both landfills is low and for us to discount that risk entirely. As such, on the basis of the proposals
made in the abovementioned report, we will have to object to the application.

Should the consultant carry out additional monitoring at a higher number/ frequency than what is proposed
currently, you may put a condition on site investigation.
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.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
The Ecology Report (Wild Frontier Ecology; July 2020) submitted in support of this application is fit for
purpose. If you are minded to approve this application, we recommend that you condition the following: The
proposed development shall proceed in accordance with the mitigation measures outlined in section 7 of the
Ecology Report (Wild Frontier Ecology; July 2020) and ecological enhancement measures shall be
implemented as outlined in section 8 of the Ecology Report (Wild Frontier Ecology; July 2020) to provide net
gains for nature on the site.
TREE AND COUNTRYSIDE CONSULTANT
No comments

ENVIRONMENT AGENCY No Comments Received

REPRESENTATIONS

Site notice erected: 04-11-2020
Consultations issued:29th and 30th October 2020

Two letters of support received backing up the need for the applicant to be close to the site to allow for the
proper management of the crops and livestock.

ASSESSMENT NOTES

1.0  Principle

1.1  The site falls outside of any settlement boundary where the principle of new development would not
ordinarily be considered.  Notwithstanding this, the application seeks permission for an agricultural workers
dwelling.  In these instances Policy HOU13 of the Breckland Local Plan (adopted 2019) is relevant.

1.2  Policy HOU13 of the Local Plan allows for rural workers dwellings in the countryside subject to a number
of criteria.

1. It can be demonstrated that the dwelling is essential to the functional needs of the business i.e. there is a
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need for one or more full time workers to be readily available on-site at most times;
2. It can be demonstrated that the enterprise has been established for at least three years and is, and should
remain, financially viable;
3. There is no other accommodation within the site/holding or within the surrounding area which is currently
suitable and available, or could be made available;
4. A dwelling or building suitable for conversion to a dwelling within the site/holding has not been sold on the
open housing market without an agricultural or other occupancy condition in the last five years;
5. The proposed dwelling is no larger than that required to meet the functional needs of the enterprise, nor
would it be unusually expensive to construct in relation to the income that the enterprise could sustain;
6. The proposed dwelling is sensitively designed and in keeping with its rural surroundings and will not
adversely affect the setting of any heritage asset;
7. The proposed dwelling will have satisfactory access;
8. The proposed dwelling is well landscaped, is sited to minimise visual intrusion and is in close proximity to
existing buildings to meet the functional need of the business; and
9. Where the proposal involves a new business that cannot yet demonstrate financial soundness, a
temporary dwelling (in the form of a caravan, mobile home or wooden structure that can easily be dismantled
and removed from the site) may be acceptable provided all the other criteria outlined above are met.

1.3  The supporting statement goes into detail about the need for an extra livestock/crop management
person to be housed close to the Beeston holding.  The only farm house is housed by members of the Scott
family wishing to retire - as it is unreasonable to expect them to leave the family home, a new dwelling is
required to house the applicant and family to allow the adequate continuation of the farming activities.  This is
not disputed.

1.4  The farm/holding comprises of 130 hectares of family owned land on the edge of Beeston.  Crops
comprise of winter wheat, spring wheat, winter barley, oilseed rape, spring barley, field beans, vining peas,
haylage grass, sugar beet and third party letting.  The holding also rears free range turkeys on a contract to
Traditional Norfolk Poultry and a recent store lamb finishing enterprise.

1.5  The need to be near to the holding/land to manage the security and welfare of the livestock and to allow
for timely crop husbandry and spraying is accepted.  However whilst this need is not disputed, for the
reasons detailed below, the proposal is not considered to have due regard to Policy HOU13:-

- the proposed dwelling is considered to be sited in a lone position which has resulted in an intrusion into the
open countryside and is not within close proximity to the farm or other farm buildings for which the dwelling is
required to serve.
- the scale of the dwelling, particularly the supporting outbuilding proposed - it is considered excessive and
that if land nearer existing buildings were utilised, these existing buildings could potentially be utilised to
house the machinery/equipment required.  The applicant has provided a plan showing the full extent of the
agricultural holding, which includes land closer to existing dwellings/built up areas.  It was explained that this
land was the only piece with which a mortgage could be obtained however no evidence of this was provided.
In addition, the issues with contamination on this site are noted and the comments of the Parish Council in
this regard, however, again no information has been submitted with the application to demonstrate these
constraints only apply to this area of land, within the applicants ownership.

1.6  In light of the above, considering the scale of the building, its lone position and impact on the landscape,
the principle of the proposal is not considered to have been justified and therefore does not meet the aims of
Policy HOU13 of the Breckland Local Plan (adopted 2019).

2.0  Impact on the character and appearance of the area
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2.1  Policies GEN 02 and COM01 of the Local Plan 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.

2.2  The proposed dwelling has been situated in a lone position surrounded by agricultural land, a significant
distance away from other development, including any farm buildings, farm house or associated development.
It will therefore be an isolated structure away from the farm is it proposing to serve and it will appear
incongruous given its siting away from the existing built form of the village or other farm buildings.

2.3 The applicant has provided a plan of the wider holding and it appears that other land exists within the
holding that is better related to existing development.  It is acknowledged that the scale of the dwelling is of a
scale required to house a family, of a typical design to meet this requirement.  The site's boundary screening
will reduce the impact in terms of its visibility, however, the proposal does further intrude into the open
countryside, the character of this area of Beeston is obtained primarily through its green spaces and heavily
tree/hedge lined boundaries.  The further erosion of this is considered to be of detriment to the overall
character and appearance of the area which is largely undeveloped. This is considered contrary to Policies
GEN02 and COM01 of the Breckland Local Plan (adopted 2019).

3.0  Amenity impact

3.1  Policy COM03 of the Local Plan 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.

3.2  The proposed site is remote from other residential development and provides a spacious plot with ample
amenity space for use by the future occupants, therefore the proposal has due regard to Policy COM03 of
the Breckland Local Plan (adopted 2019).

4.0  Highway safety

4.1  Policies COM01, TR02 of the Local Plan seeks to ensure that all access and safety concerns are
resolved in new developments.  Policy HOU06 requires sufficient parking for all new development.
Paragraphs 108 and 109 of the NPPF are also relevant.

4.2  The proposal will provide access, parking and turning space within the site, as such the Norfolk County
Council Highways Team has raised no objection subject to conditions.

5.0  Ecology

5.1  Policy ENV02 of the Breckland Local Plan (adopted) 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.

5.2  The application was supported by an ecology report which is considered fit for purpose and the ecology
team raised no objection subject to conditions in respect of mitigation and enhancement measures being
provided as contained within the report.

6.0  Trees
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6.1  Policy ENV06 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.

6.2  The proposed site is relatively unimpeded by trees/natural features and those to the site frontage and
side boundary are shown to be retained.  The Tree and Countryside Officer has raised no comment.  As a
result, the proposal is considered to have due regard to Policy ENV06 of the Breckland Local Plan (adopted
2019).

7.0  Other issues

7.1  The application is a former sand and gravel quarry site as a result the application was accompanied by a
ground investigation report.  The Contaminated Land Team has advised that their records show that:

- the site of the proposed development is located on a backfilled pit/ landfill and within 85m of another landfill.
- only 1 soil sample was taken from the proposed development site from WS1 at a depth of  0.2-0.4mbgl  and
1.5-1.7mbgl. WS1 is located where the dwelling/outbuilding will be located. Given the location of the
development on and adjacent to an infilled pit, this is not considered to be representative of the site. As such,
additional samples should be taken within the development site. The samples should also be taken in areas
of garden/soft landscaping.
- Only 1 gas monitoring well is installed on the proposed development site. This is not sufficient as current
guidance recommends that even for the smallest sites a minimum of three wells is installed.
-  The proposed minimum monitoring regime of 6  gas readings over 3 months is not considered sufficient
based on the location of the proposed development to 2 landfills. Current guidance suggests that the number
of readings can be as many as 24 over 24 months, dependant on site circumstances. This number of
readings and durations may not be required. However, the developer is advised that the bare minimum is
unlikely to be sufficient to characterise the gas situation for the proposed development fully. The developer is
advised to factor in gas monitoring and the duration of monitoring in their development.

7.2 The Contaminated Land Team advises that they raise objection but has confirmed that if the Local
Planning Authority is minded to approve, conditions could be appended in order to obtain the additional
information.  On this basis, this will not form a reason for refusal.

7.3  In response to the contaminated land team's latest comments the applicant/agent has advised that the
application site and the further nearby infilled area were excavated as gravel quarries with all the correct
licences and approvals in hand from Norfolk County Council.  Additionally the infilling of the quarry was also
approved by NCC which also confirms that it was filled with Category 1 waste materials (those that will
decompose or decompose slowly).

7.4  Additionally, the agent advises that the dwelling will have piled foundations with ground beams
supporting a suspended beam and block ground floor system and the superstructure.  A gas membrane will
also be included in the floor to prevent any migration of gases.

8.0 Conclusion

8.1 In light of the above assessment, the proposal is not considered acceptable and is recommended for
refusal on the grounds it fails to adequately satisfy the requirements of Policy HOU13 of the Breckland Local
Plan (adopted) regarding the scale of the dwelling and outbuilding proposed, the suitability of other land
within the applicant's ownership for the development and as the dwelling is positioned in an area where new,
residential development would not normally be permitted.  In addition, it is considered that the introduction of
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an additional dwelling in this location where residential development is limited would detract from the
open/rural character of the area generally, and would not relate as a logical extension to any existing
settlement.  As such the proposal would conflict with Policies COM01 and GEN02 of the Breckland Local
Plan (adopted 2019) and the guidance at paragraph 127 of the NPPF, which seek to safeguard the intrinsic
beauty of the countryside and landscape character.

RECOMMENDATION

The application is recommended for refusal, for the following reasons.

REASON(S) FOR REFUSAL

1 Non-compliant with HOU13
The proposal fails to adequately satisfy the requirements of Policy HOU13 of the Breckland
Local Plan (adopted) regarding the scale of the dwelling and outbuilding proposed, the
suitability of other land within the applicant's ownership for the development and as the
dwelling is positioned in an area where new, residential development would not normally be
permitted.

2 Character impact
The Local Planning Authority considers that the introduction of an additional dwelling in this
location where residential development is limited would detract from the open/rural character
of the area generally, and would not relate as a logical extension to any existing settlement.
As such the proposal would conflict with Policies COM01 and GEN02 of the Breckland Local
Plan (adopted) and the guidance at paragraph 127 of the NPPF, which seek to safeguard
the intrinsic beauty of the countryside and landscape character.
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