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Introduction

This Planning, Design and Access Statement has been prepared by Turley to accompany
an outline planning application for residential development on land to the north-east of
Fakenham Road, Beetley (‘the Site’). The application has been submitted on behalf of
Silverley Properties Ltd (hereafter referred to as ‘Silverley’ or ‘the applicant’) and the
Landowners (Colin William Watling, Jennifer Bartrum, Diane Margaret Wilkinson,
Anthony John Edward Turner).

This outline planning application seeks permission for the following high-quality,
landscape and design-led scheme on land to the north-east of Fakenham Road, Beetley;

“Outline planning application with all matters reserved except access for the erection of
up to 16 dwellings, landscaping and all associated infrastructure”.

This outline application includes public open space, affordable homes, car parking and
infrastructure to serve the Scheme.

This Planning, Design and Access Statement (‘PDAS’) demonstrates how the Illustrative
Layout of the Site has been informed by a rigorous process of assessment, evaluation
and design. The PDAS also contains the Draft Heads of Terms for the Section 106
Agreement.

This Statement should not be read in isolation, as it forms part of a comprehensive
package of documents and drawings, which when considered together, support the
overall planning application.

In addition to this Statement, the following documents are submitted in support of the
application:

Plans for Determination

. Location Plan;
. Parameter Plan; and
o Access drawing.

lllustrative Plans

. Illustrative Site Layout Plan
Statements and Reports

. Preliminary Ecological Assessment;
. Biodiversity Net Gain Assessment;

. Nutrient Neutrality;
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. Tree Survey and Arboricultural Impact Assessment;

. Transport Statement;
o Phase 1 Contamination Assessment;
. Flood Risk Assessment and Drainage Strategy; and

. Utilities Report.

The application is built upon a thorough analysis of the site conditions, its surroundings
and the effects of development. This Planning, Design and Access Statement contains a
complete assessment of how the proposed development accords with the relevant
national and local planning policy together with any material considerations.

Silverley are a land promoter who specialise in village and rural residential
developments, with a focus on balancing the key considerations of aesthetics, design,
highway safety, ecology, landscape and drainage. Silverley also focus on delivering a mix
of homes that support local needs such as those looking to embark on the property
ladder or those wishing to downsize but stay within their local community.

The conclusions of this PDAS will demonstrate that there are no technical or
environmental constraints that cannot be suitably addressed through sensitive design
and mitigation, and the Applicant is committed to progressing a very high quality,
sustainable, residential proposal as soon as possible.

The overall balance of policy compliance and other material considerations, having
regard to the significant benefits of the proposals, therefore weighs strongly in favour of
the grant of planning permission on this Site for the Proposed Development.

There are also no other considerations which significantly and demonstrably indicate
that planning permission should be withheld for the Proposed Development.

Accordingly, early housing delivery is assured, and this Statement will conclude that
outline planning permission should therefore be granted for the Proposed Development.
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Planning Background

Site History

In February 2020, outline planning permission (under LPA reference: 3PL/2019/0855/0)
for the construction of three self-build dwellings on part of the application site was
refused by Breckland District Council on the grounds that the site was on land outside,
and not adjacent to the village settlement boundary. This was subsequently appealed
and dismissed on 9 September 2020 on the grounds of being outside the settlement
boundary with an additional reason relating to the fact that it was considered that the
wider site was not being developed comprehensively.

Site Promotion

Breckland District Council are progressing with a full update to the Local Plan with a Call
for Sites being undertaken in 2022 and a Preferred Options Draft Plan (Regulation 18
Consultation) in 2024. However, the revised National Planning Policy Framework and
associated changes to housing numbers has led to a delay in progressing the Plan with a
revised Local Development Scheme (LDS) being approved on 3 March 2025.

Under the revised LDS, a further Regulation 18 Consultation will now take place in
October 2025.

The Site was put forward as part of the Call for Sites consultation for the Local Plan. The
Regulation 18 Consultation (Preferred Options Draft Plan) in July 2024 proposed a draft
allocation under PROPOSAL BEET 02: Fakenham Road.

PROPOSAL BEET 2: Fakenham Road

Proposals for the allocation as identified on the Policies Map, should provide for
approximately 19 dwellings

Development will be subject to compliance with other policies in this Local Plan
including on -site provision of the required proportion of affordable housing and
contributions towards provision and monitoring of public open space and play areas, as
well as other infrastructure, services and other community needs as required.

Development proposals must:

Demonstrate a high quality design reflecting the Breckland Design Guide and exemplar
sustainability to demonstrate an overall reduced impact on the natural world by
keeping air, water, and soil cleaner and also conserving renewable and non - renewable
resources for future generations through the adoption of renewable energy sources and
energy -efficient design strategies and building materials that are from ethically
sourced, nontoxic, and/or recycled building materials;

Demonstrate a safe and acceptable vehicle access;
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Incorporate any necessary off site highway improvements to improve pedestrian and
cycle access to key local services and facilities.

Facilities and improvements to bus stops and public transport provision in the vicinity of
the development;

Appropriate wildlife mitigation and improvement measures;

Demonstrate that there is adequate capacity in sewage treatment works and the foul
sewerage network and that proposals have regard to water quality standards; and,

Demonstrate that there is sufficient utility provision available to serve the site including
power and water supply;

The retention and enhancement of native hedgerows and trees and provide green
corridors connecting development sites, as well as providing for the required level of
Biodiversity Net Gain, in accordance with policies in this is Local Plan as well as
appropriate wildlife mitigation and improvement measures.

The Development must demonstrate how it will achieve nutrient neutrality either
through mitigation measures onsite to prevent nutrient pollution or demonstrate that it
is ‘offset elsewhere within the same catchment.

Within this Statement, the proposals are assessed in line with the requirements of this
policy, accepting that it is an emerging allocation.

Consultations
Pre-Application Discussions

A formal pre-application submission was made to Breckland District Council in October
2023 (under LPA reference: 3PE/2023/0209/PEA). A meeting was subsequently held on
6 November 2023 with the Council’s Planning Officer and subsequently written advice
was provided on 8 November 2023.

A summary of the key points raised by the Council as part of the pre-application
consultation are set out below. These are assessed and responded to in more detail later
within this Statement.

e Principle of development — advice was received that the most relevant policies
relating to the principle of the development are GENO5 and HOUO4 of the
Breckland Local Plan (2023). The site lies outside of any defined settlement
boundary. Policy GENOS5 strictly controls development outside of the defined
settlement boundaries to recognise the intrinsic character and beauty. Whilst
the proposal would not be supported by the Council’s Local Plan policies,
following the release of the 2024 version of the NPPF, Breckland District Council
can no longer demonstrate a 5YHLS and therefore limb (ii) of paragraph 11 d) of
the NPPF would be engaged. The presumption in favour of sustainable
development would be applied in this case, and an application on this site could



be supported subject to a planning balance assessment that results on any
adverse impacts not significantly and demonstrably outweighing the benefits of
the scheme.

Affordable Housing — advice was received in relation to affordable housing and
that provision of affordable housing of 10 or more dwellings should provide 25%
affordable housing provision on Site, under Policy HOUQ7. This outline application
will provide the policy compliant level of affordable housing as outlined in Section
5 of this PDAS.

Access and Car Parking — advice on sustainable transport was provided and stated
that any future application should comply with Policy TRO1 and TRO2 of the Local
Plan (2023). As this is a major development a Transport Statement (subject to the
number of dwellings) is required. Careful consideration should be given to the
placement of the site access point to allow for minimal removal of the frontage
hedgerow and trees. The Council note there is an existing field access and the use
of this should be explored.

Layout, Design and Landscaping — advice was received regarding policy ENVO5 of
the Breckland Local Plan (2023), which seeks new development to contribute to
and where possible enhance the local environment by recognising the intrinsic
character and beauty of the countryside. Development must have regard to the
settlement character and settlement fringe character assessment. A full
assessment of the visual impact of the development for housing on this site would
need to be undertaken when assessing any formal planning application
submission. The Council had concerns around the layout provided at the pre-
application stage because the area in the vicinity of the site is characterised by
frontage development set in a verdant landscape, and they suggest that a more
realistic quantum of dwellings for this site would be in the order of 10 to 12.

Residential Amenity —advice was given that Careful consideration should be given
to window placement, heights of buildings, layout and the use of boundary
screening in order to demonstrate the development would not lead to any
adverse amenity impacts with regards to Policy COM 03 of the Breckland Local
Plan (2023).

Trees and Hedgerows — advice was given that a tree and hedgerow survey should
be provided in support of a planning application. The Council states that there is
significant vegetation around the boundaries of the site and this should all be
protected and dwellings sited significant distances away so that there is no
pressure to fell trees and hedges in the future. They also raised concerns about
any removal of the frontage hedgerow.

Ecology and Habitat Sites — advice was given that an appropriate ecology survey
would be required with any subsequent planning application to address the
impact on ecology and set out how it would be enhanced by your proposals. This
should be undertaken by a suitably qualified ecologist and surveys carried out at
appropriate times of the year. The Ecology report should also cover the issues
below by demonstrating 10% biodiversity net gain, if the legislation is in force and
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will also need to undertake a Shadow Habitats Regulations Assessment to enable
the Planning Authority to undertake an Appropriate Assessment on protected
sites and species where mitigation is proposed.

o Nutrient Neutrality — advice was received that the site lies within the Natural
England Nutrient Neutrality catchment. As such the application would have to
demonstrate that there will be no harm to the conservation objectives for the
protected habitats of the River Wensum Special Area of Conservation and the
Broads Special Area of Conservation and Ramsar site concerning nutrient pollution
in accordance with the Conservation of Species and Habitats Regulations 2017 (as
amended) (Habitats Regulations).

Community Consultation

On 1 June 2023, members of the Project Team attended a Parish Council meeting at
Beetley Village Hall to discuss the proposals. The meeting was publicised by the Parish
Council and residents were in attendance and able to ask questions and give their views.
The Parish Council themselves did not provide a view on the proposals.

Summary

The applicant has undertaken pre-application engagement with the local community,
the Parish Council and the Breckland District Council.

As a result of the engagement process and the broad requirements associated with the
draft allocation in the emerging Local Plan, the project team has gained an enhanced
understanding of the local context and increased awareness of the considerations
related to the proposals.



3.1

3.2

3.3

34

Site Description and Context

Beetley is located 3.2 miles to the north of Dereham and 13 miles to the north-east of
Swaffham. Gressenhall is a mile to the west. The Site is approximately 1.5 hectares,
located within the north-eastern part of the village.

The Site is located on Fakenham Road with the junction of Common Drift opposite the
site. The site is enclosed by residential development on three sides. This comprises to
the south a cul-de-sac development of eight detached houses; to the west properties
on the opposite side of Fakenham Road; and to the north, a large, detached property,
the garden of which extends along the entire northern boundary. To the east is a large
area of woodland.

There is continuous development on either one or both sides of Fakenham Road, from
the junction with ElImham Road to the south extending northwards beyond the line of
the northern boundary of the site. There are another two properties further north on
the eastern side of the road although these are separated by woodland. The Primary
School and the Pre-School are both located close to the Site and able to be accessed on
foot.

Fakenham Road itself has a broad mix of bungalows, chalet bungalows and two storey
houses; the majority of which are detached. While there does not appear to be a
defined style typical to these properties, many are constructed in red brick or render.
To the southeast of the Site is a small close of two storey family houses. Many of the
homes on the south-western side of Fakenham Road have large, well planted front
gardens.
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Site Details

The site itself is currently an open field of unmanaged grass land, with the majority of
its boundaries heavily vegetated with trees and hedges. To the southeast is a large
woodland area which can be accessed via a permissive path along the south-eastern
boundary of the site, while to the north west is a single residential property.

Existing access to the site is off Fakenham Road, via a gate in the southeastern corner.

The Site is approximately 400 metres from the Primary School and opposite a public
house/restaurant. The village also has a village hall, a hairdressers and a museum,
while approximately one mile away from the Site is Gressenhall, which has a post
office, village hall, social club, public house, a playing field, allotments and a bowling
green.

A bus stop opposite the Site provides services to Dereham and Gressenhall, running
5/6 services a day in each direction providing links to other settlements further afield,
with a wider range of facilities and services.

Site Opportunities and Constraints

Through assessment of the Site context the following opportunities and constraints
have been identified, subsequently informing the scheme presented as part of this
planning application:

o Delivery of high-quality new homes including affordable housing;

o A sensitive landscape-led scheme could form an attractive edge of settlement
extension on a well contained Site;

o Retention and enhancement of existing boundary planting would link to the
countryside and wider green infrastructure beyond;

o Potential for areas of accessible open space that would benefit both future
residents of the Scheme and the local community;

o The Site is located within Flood Zone 1 — with the lowest risk of flooding and at a
very low risk of surface water flooding;

. The Site is not located in the conservation area nor are there any listed buildings
or scheduled ancient monuments within the vicinity of the Site; and

. Well located to the settlement of Beetley resulting in a sustainable location.
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Proposed Development

This is an outline planning application for Land at Fakenham Road, Beetley which is
seeking:

Outline planning application with all matters reserved expect access for the erection of
up to 16 dwellings, amenity space, landscaping and all associated infrastructure.

A Parameter Plan along with a supporting Illustrative Layout Plan have been prepared to
demonstrate how a high-quality scheme comprising landscaped areas, SUDS and new
homes can be integrated into the wider area.

In addition, whilst not for determination, the purpose of the lllustrative Layout Plan is to
demonstrate that up to 16 new homes along with land for a proportionate amount of
open space and green corridors can be comfortably accommodated and delivered, along
with the Council’s other policy requirements such as drainage infrastructure and car
parking provision (see Planning Assessment Section).

It is highlighted that a later Reserved Matters application will assess both the layout and
design of the new homes, but this section of this report reviews the illustrative proposals
which demonstrate that the quantum of development can be delivered on Site.

As part of the design development, initial stages of the design process involved
evaluation of the Site characteristics and scale, identification of the key local,
transferable characteristics and constraints, and the assessment of options for site
access, open space distribution and public realm, frontages and connectivity. This is set
out in more detail below, along with commentary on the final illustrative proposals
presented as part of this application.

SITE ANALYSIS

Preliminary analysis informed the potential locations for built form, the key public
frontages that should be established and how to best place views into and through the
Site.

There are existing domestic properties to the north, south and west of the Site, which
have influenced the design decisions taken when placing and massing the new
residential development zones.

The principal local features are illustrated on the plan below and indicated as follows:
e Existing Boundary Trees = Green
e Existing Building Frontage= Yellow
e Frontage Opportunity = Red

e Views In/Out = Orange
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DESIGN PRINCIPLES

From the outset, positive design principles have been applied to create a sustainable and
strong addition to the village, taking into consideration the initial site analysis. In
particular, the scheme seeks to:

o Efficiently use the Site in line with the prevailing pattern of built form, density of
the area and in response to local housing need

o Provide a range of new homes and diversity of building types as part of a high-
quality development.

o Integrate the new scheme into the village by respecting the local landscape
features and considering views into the Site from the surrounding area.

. Retain existing landscape features, enhance the biodiversity of the Site through
new planting.

With these design criteria in mind layout options were tested during the design
development process.

DESIGN DEVELOPMENT

Initially, the site capacity was tested to assess the potential distributions of dwelling
plots, access points, road layout, open space and private amenity. A series of sketch
layouts were produced and some of these are illustrated below.
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In response to feedback from the Parish Council as part of a previous application for
development of the site, the decision was taken to consolidate the site accesses and
avoid a series of individual driveway entrances to dwelling plots. Although this ‘plot-by-
plot’ approach has been adopted elsewhere in the village as it has grown, it was thought
to be too impactful on the existing streetscene and character and would result in the
removal of a substantial portion of the existing boundary hedge on Fakenham Road.

N . )\ Option 1 (18dws)

AN Option 3 (20dws)
Sketched layout diagrams

Client: Silverley Developments Project: Beetley Date: December

. Option 2 (20dws)

"

/' Option 4 (20dws)

BIDWELLS

Having assessed the positive and negative characteristics of the capacity plans at an early
stage and incorporated the input from the other disciplines in the project team, a form
of potential development was crystalised to provide a single vehicular access onto
Fakenham Road roughly two-thirds of the way along the boundary and a layout that
impacted as little as possible on the site’s existing boundary planting.
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Preliminary Masterplan - 19 Dwellings <

Client: Silverley Developments Project: Beetley Date: 13th February ‘23 BIDWELLS

The Preliminary Masterplan illustrated above accommodated 19 dwellings and a
possible community building adjacent an area of open space. The single-access principle
was retained, and a central, shared road surface afforded a community feel with

dwellings fronting onto the road and keeping private gardens towards the site
perimeter.



4.14 This proposal was the version worked-up into a massing and visual study and taken to a
consultation event with the local community to obtain their input. The drawings below
were the images taken to the event to inform that discussion.

4.15 Firstly, an aerial perspective was used to explain as clearly as possible the grouping of
the dwellings, potential orientation and overall approach.

3D View - 19 dwellings
Client: Silveriey Developments Project: Beatiey Date: June 2023 BIDWELLS

4.16 As a supplement to that general view, street-level sketch views were produced to help

illustrate how the development might feel when within and around the completed
scheme.
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3D Views - 19 dwellings
Client: Silveriey Developments Project: Beetley Date: June 2023 BIDWELLS

Having undertaken the local consultation, a submission to the Council’s Planning Team
was prepared in the form of a pre-application advice request. The advice received was
then used to inform the development of the site layout, content of the proposals and
arrangement of the access and public open space.

The pre-application advice received set out a number of relevant policies relating to the
principle of development and affordable housing and a response to these are covered
elsewhere in this submission. Feedback that related directly to the design of the layout
is set out below alongside the amendments made by the applicant in response to each
point.

- Justification of the need for a community building and its position on the site

Further consultation with the local community has resulted in the community building
being removed from the proposals, thus addressing the questions in this regard.

- The number of dwellings proposed would lead to over-development

The number of dwellings proposed has been reduced from 20 to 16 which has allowed
for a ‘looser’ and more spacious arrangement with greater provision of public space and
increased set-offs from boundary lines to private gardens.

- Positive response to the public realm

The re-arrangement of the dwelling plots on site has allowed a more effective use of
views into and through the proposed development and whilst the retention of the vast
majority of the existing hedgerow on the Fakenham Road boundary limits the public
street frontage opportunities, the controlled views from the public realm are of
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landscape or have a matured treed backdrop. Public spaces within the site have house
frontages orientated towards them to provide passive surveillance and an active visual
relationship ensuring an effective integration of public and private space.

- Ensuring that parking provision was policy compliant
The submitted proposals have policy compliant parking provisions included.
- Creation of a spacious, landscaped character

The reduction in dwelling numbers has allowed the inclusion of a much larger, open
public space, central to the proposed development, thus putting landscape at the very
heart of the scheme. The intention would be for this landscaped area to be combined
with any surface water drainage features and contribute positively to the provision of
habitats for increased biodiversity.

- Building height and vernacular style

The detail of the dwelling design, form, elevations and materials will be the subject of a
Reserved Matters application but the current layout indicates two-storey houses with
traditional forms and scope to create a sympathetic and responsive detailed design
proposal.

- Private garden sizes

All dwellings within the submitted proposals have gardens of at least 10m in length and
areas appropriate to the dwelling types. They are large enough to incorporate secure
and weathered storage for bins and bicycles and have access for garden maintenance at
every plot.

- Provisions for ensuring retention of boundary trees

A strip of land has been provided around the perimeter of the site to allow for the
consolidation and growth of existing trees and their continued maintenance without the
risk of future tree removal by individual householders. This set-back will also provide
space for wildlife to move and forage and allow for a transition in planting type that can
consolidate the layers below the main tree canopies.

The diagram below illustrates the current approach to the main design constraints and
opportunities and the subsequent description provides further detail on the key design
parameters.



DESIGN AND LAYOUT

Layout

4.28 The development includes 16 plots laid out around the site perimeter and divided into
two complementary groupings; northern court and central and southern frontage onto
the green. Soft landscaping and green spaces are integrated throughout.

4.29 Homes are arranged to preserve open views (highlighted with red dashed arrows) and
promote a strong sense of place.

4.30 Dwellings include a mix of:
o 5x2-3bed units

o 6 x3-4 bed units
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o 5 x4-5bed units

Setbacks from internal roads and varying orientations help avoid monotony and provide
privacy and space for external amenity areas.

Indicative Accommodation Schedule
5no. 2/3 Bed dwellings
6no. 3/4 Bed dwellings
5no. 4/5 Bed dwellings

16 Dwellings

O
0L HETN

_/

Building Types and Heights

The layout includes detached and semi-detached 2 storey units.

Access and Parking

Vehicular access is provided via a single new access onto Fakenham Road. This allows for
the retention of the majority of the hedge at this boundary and creation of a private,
rural character. This arrangement allows for adoptable or private roads with appropriate
surface finishes, complemented by pedestrian connections that provide convenient
internal circulation.
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On-plot parking is provided for all units, with driveways and turning areas integrated in
front or alongside homes to allow for accessibility and simple manoeuvring with roadway
form promoting reduced vehicle speeds.

Inclusive Access

The proposed scheme will include a mix of housing types including properties that are
suitable to contribute towards meeting the needs for housing for older people. The
indicative housing mix includes building forms that would accommodate the
incorporation of ground floor bed spaces and convertible wet-room facilities as
appropriate.

Context and Connectivity

The development sits comfortably within its plot and avoids overdevelopment, with
adequate separation from existing dwellings on the northern and southern boundaries.

Character and Identity

The 2-storey scale, plot rhythm, and landscape integration reflect village vernacular and
avoid a suburban estate feel.

The layout illustrated promotes traditional form and materials, with variation in plot
settings reinforcing a locally appropriate identity.

APPEARANCE

Whilst this is an Outline Application and does not seek approval for the appearance of
the proposed dwellings, the infrastructural design decisions taken would all support the
delivery of a contextual development appropriate to the locality.

The local vernacular is varied in its form and use of materials, and it is anticipated that
the same approach would be followed on this site to generate a cohesive result,
combining visual interest with a considered placement of high-quality materials. There
are opportunities for incorporating contemporary interpretations of traditional details
using high quality materials and demonstrating a commitment to quality and longevity.

The scale of the dwellings, form and location of entrances and placement of windows
within the lllustrative Layout demonstrates the potential to deliver a pedestrian-friendly
and distinctive place incorporating the best of rural residential design principles.

Building footprints are sized to allow for a ‘fabric first’ approach to design with high levels
of insulation allowing a reduced reliance on applied technologies. However, the
suggested building orientations support the incorporation of sustainable technologies
such as PV if proposed as part of an integrated energy approach.

Car parking spaces are located close to the dwellings in all cases allowing the provision
of integrated EV charging facilities as required.
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Private gardens are sized to allow for the installation of secure storage of bicycles and
waste bins and garden accesses can be accommodated to promote easy maintenance
and movement.

The largely flat site topography means that external levels can be adjusted to create level
access to dwelling entrances and private gardens.

LANDSCAPE

The illustrative layout is designed for people and wildlife. The site is almost entirely
enclosed by mature landscape and the existing, intimate feel this creates would be
maintained, with open space gathered at the centre of the site and views through houses
having trees as the dominant backdrop.

Large existing trees are retained at the perimeter and the majority of the existing hedge
at the western boundary is retained to minimise any impact on the existing streetscene.

A separation has been created between the private gardens and the existing boundary
landscape so as not to hinder wildlife movement through and around the edges of the
site whilst providing access allowing future maintenance and upkeep.

An open SuDS feature with a mix of meadow and wetland planting is proposed to
support wildlife and create an attractive layering of textures within the central, open,
green space. Native species rich planting across the site will support biodiversity and
create year-round interest.

Inclusive Access

4.50

The proposed scheme will include a mix of housing types including properties that are
suitable to contribute towards meeting the needs for housing for older people. The
indicative housing mix includes building forms that would accommodate the
incorporation of ground floor bed spaces and convertible wet-room facilities as
appropriate.
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Planning Policy Context

This section sets out the relevant national and local planning policy applicable to the
development proposal.

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires applications
for planning permission to be determined in accordance with the development plan,
unless material considerations indicate otherwise.

Paragraph 231 of the National Planning Policy Framework establishes that its policies are
a relevant material consideration which should be taken into account in dealing with
applications from the day of its publication. Plans may need to be revised in order to
reflect policy changes in the Framework and this can be achieved through partial revision
or preparation of a new Local Plan.

Paragraph 232 reiterates that due weight should be given to Plans according to their
degree of consistency with the Framework. At the time of writing, the Adopted
Development Plan for Breckland District Council comprises of the following:

. Breckland District Council Local Plan, 2023, and;
. Breckland District Council Local Plan Policies Map, 2019.

Material considerations also include national policy, which is primarily expressed
through National Planning Policy Framework and Planning Practice Guidance, the
Council’s emerging Development Plan, as well as additional guidance produced by the
Council in the form of Supplementary Planning Documents (SPDs). These are considered
in this section.

The Development Plan

Breckland Local Plan 2023

The Local Plan was adopted by Breckland Council on 21 September 2023 following the
undertaking of a Partial Update by the Council which resulted in the review of Local Plan
Policy INF 03. As a result of that update, the review of Policies HOU 01, HOU 08, HOU 10
and EC 01 have been incorporated into the full update of the Breckland Plan

The Local Plan identifies Beetley as a ‘village with boundary’ in Policy GENO3 of the
Breckland District Council Local Plan 2019, where it is acknowledged that as a sustainable
location for development some level of growth is needed to ensure the vitality of rural
communities.

The following policies are considered to be of relevance to this planning application:
. GEN 01 — Sustainable Development in Breckland

. GEN 02 — Promoting High Quality Design
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. GEN 03 — Settlement Hierarchy

o GEN 05 — Settlement Boundaries

o HOU 04 — Villages with Boundaries

. HOU 07 — Affordable Housing

. HOU 10 — Technical Design Standards for New Homes
. TR 01 — Sustainable Transport Network

o TR 02 — Transport Requirements

o ENV 02 — Biodiversity Protection and Enhancement
. ENV 05 — Protection and Enhancement of the Landscape
o ENV 06 — Trees, Hedgerows and Development

o ENV 09 — Flood Risk and Surface Water Drainage
. COM 01 — Design
o COM 03 — Protection of Amenity

National Planning Policy

At a national level, the National Planning Policy Framework (NPPF) sets out the
government’s planning policies. This is a key material consideration. Further guidance is
also provided in the Planning Practice Guidance (PPG).

National Planning Policy Framework and PPG

The most recent National Planning Policy Framework (NPPF) was published in December
2024 and sets out the Government’s planning policies for England and how these policies
are expected to be applied. The new NPPF aims to further boost housing supply, support
economic growth and promote sustainable development.

The NPPF confirms that the purpose of the planning system is to contribute to the
achievement of sustainable development (Paragraph 7). Paragraph 8 states that there
are three dimensions to sustainable development: economic, social and environmental,
and that these dimensions give rise to the need for the planning system to perform a
number of roles:

‘a) an economic objective — to help build a strong, responsive and competitive economy,
by ensuring that sufficient land of the right types is available in the right places and at
the right time to support growth, innovation and improved productivity;, and by
identifying and coordinating the provision of infrastructure;
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b) a social objective — to support strong, vibrant and healthy communities, by ensuring
that a sufficient number and range of homes can be provided to meet the needs of
present and future generations; and fostering a well-designed and safe built environment
with accessible services and open spaces that reflect current and future needs and
support communities, health, social and cultural well-being; and

c¢) an environmental objective — to contribute to protecting and enhancing our natural
built and historic environment; including making effective use of land, helping to improve
biodiversity, using natural resources prudently, minimising waste and pollution, and
mitigating and adapting to climate change, including moving to a low carbon economy’.

Paragraph 11 of the NPPF states that at the heart of the NPPF is a presumption in favour
of sustainable development. For decision-taking this means:

‘c) Approving development proposals that accord with an up-to-date development plan
without delay; or

d) Where there are no relevant development plan policies, or the policies for the supply
of land are out-of-date, granting permission unless:

i The application of policies in this Framework that protect areas or assets
of particular importance provides a clear reason for refusing the
development proposed; or

ji. any adverse impacts of doing so would significantly and demonstrably
outweigh the benefits, when assessed against the policies in this
Framework taken as a whole, having particular regard to key policies for
directing development to sustainable locations, making effective use of
land, securing well-designed places and providing affordable homes,
individually or in combination’.

The NPPF supports the Government objective of significantly boosting the supply of
homes (Paragraph 61). It is important that a sufficient amount and variety of land can
come forward where it is needed, that the needs of groups with specific housing
requirements are addressed.

Paragraph 62 of the NPPF explains that strategic policies should be informed by a local
housing need assessment, conducted using the standard method in national planning
guidance.

Paragraph 66 further requires that where major development involving the provision of
housing is proposed, planning decisions should expect that the mix of affordable housing
required meets identified local needs, across both affordable housing for rent and
affordable home ownership tenures.

Paragraph 78 requires local planning authorities to maintain a minimum of five years’
worth of housing against their requirement set out in adopted policies, or against their
local housing need where the strategic policies are more than five years old. As a
minimum, a 5% buffer should be provided to ensure choice and completion in the market
for land. A 20% buffer will be applied where there has been significant under delivery of
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housing over the past three years to improve the prospects of achieving the planned
supply. The current five-year housing land supply for Breckland and the implications for
this application is considered further at Section 6.

Section 8 of the NPPF encourages policies and decisions to achieve healthy, inclusive and
safe places through promoting social interaction, creating safe and accessible spaces,
and enabling and supporting healthy lifestyles. This is considered further at Section 6 of
this Planning Statement.

Section 9 of the NPPF promotes sustainable Transport and identifying and taking into
account the environmental impacts of traffic and transport infrastructure, including
appropriate opportunities for avoiding and mitigating any adverse impacts. This matter
is also considered further at Section 6.

Section 11 sets out in paragraph 124 that planning policies and decisions should promote
an effective use of land in meeting the need for homes and other uses, while
safeguarding and improving the environment and ensuring safe and healthy living
conditions.

Paragraph 129 adds that decisions should support development that makes efficient use
of land, taking into account:

a) the identified need for different types of housing and other forms of development, and
the availability of land suitable for accommodating it;

b) local market conditions and viability;

¢) the availability and capacity of infrastructure and services — both existing and proposed
—as well as their potential for further improvement and the scope to promote sustainable
travel modes that limit future car use;

d) the desirability of maintaining an area’s prevailing character and setting (including
residential gardens), or of promoting regeneration and change; and

e) the importance of securing well-designed, attractive and healthy places.

Section 12 seeks for new development to create well designed places. Good design is a
key aspect of sustainable development, it creates better places in which to live and work
and helps make development acceptable to communities. Paragraph 135 sets out that
decisions should ensure developments:

a) will function well and add to the overall quality of the area, not just for
the short term but over the lifetime of the development;

b) are visually attractive as a result of good architecture, layout and
appropriate and effective landscaping;

¢) are sympathetic to local character and history, including the surrounding
built environment and landscape setting, while not preventing or
discouraging appropriate innovation or change (such as increased
densities);
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d) establish or maintain a strong sense of place, using the arrangement of
streets, spaces, building types and materials to create attractive,
welcoming and distinctive places to live, work and visit;

e) optimise the potential of the site to accommodate and sustain an
appropriate amount and mix of development (including green and other
public space) and support local facilities and transport networks; and

f) create places that are safe, inclusive and accessible and which promote
health and well-being, with a high standard of amenity for existing and
future users; and where crime and disorder, and the fear of crime, do not
undermine the quality of life or community cohesion and resilience.

Section 14 is clear that new development should avoid increased vulnerability to the
range of impacts arising from climate change. Inappropriate development in areas at risk
of flooding should be avoided by directing development away from areas at highest risk
(whether existing or future).

Section 15 seeks to conserve and enhance the natural environment with an emphasis on
development minimising impacts and providing net gains for biodiversity.

Breckland Council’s Emerging Local Plan

In September 2022, Breckland Council agreed to undertake a review of the Adopted
Local Plan 2019. Following the publication of the NPPF in December 2024, the Council
agreed a revised timetable on 3rd March 2025 at a Special Cabinet Meeting. An updated
Local Development Scheme was published, and this sets out the latest timetable for their
emerging Local Plan.

The Council’s Local Development Scheme (LDS) sets out the following anticipated
timescales for advancing the new Local Plan:

o Revised Regulation 18 (Preferred options Draft Plan) consultation — October 2025

o Regulation 19 Pre- Submission Draft consultation —July 2026
o Submission — December 2026
o Adoption — 2027 (subject to outcome of Examination)

The report to Cabinet made it clear that the work already undertaken in relation to the
review of the Plan, including the Regulation 18 Plan, Call for Sites and Issues and Options
and Development Options consultations will be used in the future preparation of the
Local Plan.
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Planning Assessment

Section 38(6) of the Planning and Compulsory Purchase Act, 2004, requires applications
for planning permission to be determined in accordance with the Development Plan
unless material considerations indicate otherwise.

The NPPF is a material consideration in this case and has a presumption in favour of
sustainable development in circumstances whereby local planning policies are deemed
to be out of date.

Paragraph 11(d) states that where the policies which are most important for determining
the application are out-of-date, the presumption in favour (i.e. the tilted balance
applies). Given the Council’s current five year housing land supply position, as set out
below, paragraph 11(d) of the NPPF is engaged for the purposes of determining this
application.

Principle of development

The NPPF (paragraph 78) requires local planning authorities to identify and update
annually a supply of specific deliverable sites sufficient to provide 5 years’ worth of
housing against their full objectively assessed needs, with an additional buffer of 5%, or
20%, where there has been a record of persistent under delivery.

The Breckland Local Plan was adopted in November 2019, and it is more than five years
old. In light of the new NPPF (December 2024), the housing land supply position must be
assessed using the new standard method. As of 12 December 2024, the local housing
need for Breckland Council is 906 dwellings per annum with a 5% buffer (compared to
the previous Local Plan figure of 625 dwellings per annum).

The Council’s latest published housing land supply position (December 2024) sets out
the position as at 12 December 2024. The Report suggests a total supply of 2,942 homes
from 1 April 2024 to 31 March 2029. Using the same assumptions around supply, this
would result in a housing land supply of only 3.25 years.

Given that the local housing need is now 906 dwellings per annum, and assuming that
the new local plan is adopted in 2027 there is likely to be a shortfall of homes until the
new local plan is adopted, and so there will be a reliance on unallocated sites. Any delays
to the adoption of the local plan will clearly exacerbate this position.

Paragraph 232 of the NPPF sets out that due weight should be given to development
plan policies according to their degree of consistency with the NPPF. The closer the
policies in the plan to the policies in the NPPF, the greater weight that may be given to
them.

Local Plan Policy GEN 03 of the Breckland District Council Local Plan 2019 identifies
Beetley as a ‘Village with Boundaries’ where it is acknowledged that as a sustainable
location for development, some level of growth is needed to ensure the vitality of rural
communities. Policy GEN 05 (Settlement Boundaries) sets out the approach to
development proposals on sites outside settlement boundaries, where development is
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restricted to ‘recognise the intrinsic character and beauty of the Countryside’. The NPPF
however has no blanket protection of the countryside and has a requirement to
significantly boost the supply of housing.

The Site also does not form part of a valued landscape for the purposes of the NPPF.

The Site is in a sustainable location, approximately 400 metres from the Primary School
and opposite a public house/restaurant. The village also has a village hall, a hairdressers
and a museum, while approximately one mile away from the Site is Gressenhall which
has a post office, local shop, village hall, social club, public house, a playing field,
allotments and a bowling green.

A bus stop opposite the Site provides services to Dereham and Gressenhall, running 5/6
services a day in each direction providing links to other settlements further afield, with
a wider range of facilities and services.

Policy HOU 04 (Villages with Boundaries) of the Local Plan states that ‘appropriate
development’ will be allowed immediately adjacent to the settlement boundary subject
to being supported by other policies within the Local Plan and where the following
criteria must be met: The development is of an appropriate scale and design to the
settlement;

(i) It would not lead to the number of dwellings in the settlement increasing by
significantly more than 5% from the date of adoption of the Plan. The settlement
refers to the number of dwellings inside the defined settlement boundary;

(ii)The design contributes to conserving, and where possible enhancing, the historic
nature and connectivity of communities; and

(iii) the development avoids coalescence of settlements.

The Site itself would be outside the settlement boundary for Beetley but on land well-
related to it, with development along three of its boundaries, and the settlement
boundary immediately adjacent to the southeast.

The application of Policies GEN 05 and HOU 04 with full weight in planning decision
making would completely preclude the Council from having any ability to restore its five-
year housing land supply between now and the adoption of the new Local Plan
(scheduled for 2027). The extent of the housing land supply shortfall, noted above, and
the early stages of the emerging Local Plan to address this shortfall, demonstrates that
only limited weight can be afforded to policies GEN 05 and HOU 04 at this time in
decision making.

This does not mean that no weight should be afforded to these policies, and it is worth
highlighting that the Site is a draft allocation in the emerging Local Plan as well as being
located adjacent to a settlement which is considered to be suitable for future
development. However, only diminished weight can be attributed to these two policies
when weighing the overall planning balance, as is the case here.
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In addition, a material consideration in the context of the proposed development is the
proposed draft allocation of the Site under PROPOSAL BEET 02: Fakenham Road of the
emerging Local Plan Review. At the time of writing, it is recognised that only limited
weight can be applied to the emerging Local Plan, but the specific detailed
considerations relating to the draft allocation have been considered as part of the

current proposals.

Therefore, these elements are considered in more detailed in the following sections of
this statement. The below table sets out in summary, how the proposals accord with

the broad requirements of emerging:
PROPOSAL BEET 02 Requirement

Demonstrate a high quality design reflecting
the Breckland Design Guide and exemplar
sustainability to demonstrate an overall
reduced impact on the natural world

Response

The lllustrative Layout Plan for the Site has
been developed with reference to these
requirements. Further information has been
provided in ‘Proposed Development’ section
of this report.

Demonstrate a safe and acceptable vehicle
access

The Transport Statement and Drawing 2657-
002_Rev A Proposed Access provide details of
how a safe access will be provided.

Incorporate any necessary off site highway
improvements to improve pedestrian and
cycle access to key local services and facilities

The Transport Statement and Drawing 2657-
002_Rev A Proposed Access provide details
of the proposed access footways which will
link the development to the existing footway
on the opposite side of the B1146 Fakenham
Road, giving pedestrian access to the local
primary school and other facilities in Beetley
village.

Facilities and improvements to bus stops and
public transport provision in the vicinity of
the development

A reasonable bus service runs on the B1146
Fakenham Road and the bus stops adjacent
to the site can be upgraded to be DDA
compliant.

Appropriate wildlife mitigation and
improvement measures

The lllustrative Layout Plan and the
recommendations of the ‘Ecological Impact
Assessment & Biodiversity Net Gain
Statement’ will ensure that at the Reserved
Matters stage these measures will be
incorporated into the final design.

Demonstrate that there is adequate capacity
in sewage treatment works and the foul
sewerage network and that proposals have
regard to water quality standards

The ‘Utilities Report’ confirms that Anglian
Water have sufficient capacity in the network
to accommodate the proposed development.
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Demonstrate that there is sufficient utility
provision available to serve the site including
power and water supply

The ‘Utilities Report’ confirms that there is
sufficient provision.

The retention and enhancement of native
hedgerows and trees and provide green
corridors connecting development sites, as
well as providing for the required level of
Biodiversity Net Gain, in accordance with
policies in this is Local Plan as well as
appropriate  wildlife  mitigation  and
improvement measures

The lllustrative Landscape Plan includes the
retention of the planting along the
boundaries of the Site as well as off-setting
the built form from the eastern boundary to
the woodland beyond.

The full BNG requirement cannot be provided
on-site but will be fulfilled through the
purchasing of credits as set out in the
‘Ecological Impact Assessment & Biodiversity
Net Gain Statement’.

The Development must demonstrate how it
will achieve nutrient neutrality either
through mitigation measures onsite to
prevent nutrient pollution or demonstrate
that it is ‘offset elsewhere within the same
catchment

A ‘Nutrient Neutrality Note’ accompanies the
application and provides details of how this
can be met.

Consequently, the development of the Site would align with the emerging allocation
PROPOSAL BEET 02: Fakenham Road and is therefore considered to be a sustainable

location for future development.

In conclusion, the principle of development is considered to be acceptable in the context
of both the adopted and the emerging new Development Plan. Whilst there are some
identified conflicts with the current Development Plan, the policies of most importance
to the determination of this application are acknowledged to be out of date and
paragraph 11(d) of the NPPF is therefore engaged. This situation will prevail until such
time that the emerging Local Plan is adopted, upon which, the proposals set out in this
statement will thereafter be in full accordance with the Development Plan. These are
material considerations which justify the approval of the proposals submitted.

Sustainable Development

In making an assessment in the context of Paragraph 11(d) there is a need to also have
regard to Paragraph 8 of the NPPF, which states that the three overarching objectives to
sustainable development which are interdependent and need to be pursued in mutually
supportive ways: i.e. economic, social and environmental.

The Site is in a sustainable location, approximately 400 metres from the Primary School
and opposite a public house/restaurant. The village also has a village hall, a hairdressers
and a museum, while approximately one mile away from the Site is Gressenhall which
has a post office, local shop, village hall, social club, public house, a playing field,
allotments and a bowling green. There is provision of a footpath along Gressenhall Road
and Litcham Road to enable future residents of the development to access Gressenhall

either on bicycle or on foot.
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Therefore, it constitutes a suitable location for growth in principle. The delivery of new
homes through the proposed scheme would not just help in terms of meeting housing
needs; it also forms an important element in achieving planning benefits across all three
dimensions of sustainable development as summarised below.

Social Benefits

The provision of up to 16 new market and affordable homes in Beetley will improve the
local supply of housing in Breckland and the local area as a whole by allowing new
opportunities for people to relocate and to remain in the area, including first time
buyers, families and those wishing to downsize. In circumstances where the Council
cannot demonstrate a five year housing land supply, this provision is given very
substantial weight in the planning balance.

The inclusion of up to 4 new affordable homes will also contribute towards meeting local
demand for new affordable housing and is a major social benefit by virtue of helping to
support a mixed and strong local community. This is also given very substantial weight
in the planning balance (see below).

The provision of a varied housing mix, in accordance with Local Plan policy, which
incorporates homes that respond to different life stages, including the provision of single
storey homes, as well as the opportunity to provide homes designed to meet accessible
and adaptable standards to suit the needs of an ageing population, is also a tangible
social benefit of moderate weight.

Economic Benefits

The proposed scheme would generate both direct and indirect economic benefits and
the national economic benefits of new housing is well documented. New housing
provides a range of benefits and notably has significant and positive effects on economic
output. For example, in terms of new capital investment, construction work and
subsequent occupation of the housing, including local spending in shops and local
services within Beetley and Gressenhall.

Upon occupation, the residents of the scheme are therefore likely to use and support
local businesses and community facilities in Beetley and Gressenhall through additional
expenditure, thereby helping to support long term vitality and viability of shops and
services. Therefore, both the construction and future occupation of the dwellings would
bring about significant and lasting local economic benefits, to which significant weight is
given.

Environmental

The submitted scheme is a landscape-led, sustainable scheme. The scheme proposes to
retain much of the existing vegetation around the boundaries of the Site with these
existing features being enhanced where appropriate and accompanied by further
landscaped areas that enhance the habitat value of the Site.

The proposed scheme will also secure ecological enhancements to support wildlife and
increase biodiversity. These enhancements attract moderate weight in the balance.

Furthermore, the lllustrative Layout includes provision for an area of public open space
adjacent to Fakenham Road and its associated planting.



6.22

6.23

6.24

6.25

6.26

6.27

6.28

6.29

6.30

For the reasons set out above, the proposed development is considered to perform a
positive economic, social and environmental role and comprises sustainable
development in accordance with the provisions of the NPPF and the development plan.

Nutrient Neutrality

There are no water courses within the immediate vicinity of the site, with the nearest
watercourse an unnamed tributary of the River Wensum located approximately 1.0km
south of the Site. The River Wensum is located itself is located approximately 4.0km
north-east of the site. Both the tributary south of the site and the River Wensum itself
are considered main rivers by the Environment Agency.

The Habitat Regulations require that new development does not cause adverse impacts
to the integrity of protected habitats such as the River Wensum or the Broads prior to
the granting of planning permission.

Following the passing of the Levelling Up and Regeneration Act in 2023, a statutory duty
has been placed on water companies to ensure wastewater treatment works serving a
population over 2,000, meet specified nutrient removal standards by 1 April 2030. This
duty applies within designated sensitive catchment areas, and it is confirmed that the
Broads site is a sensitive catchment area. It also amended the Conservation of Habitats
and Species Regulations 2017 (Habitats Regulations) to require competent authorities
(including LPAs) considering planning proposals for development draining via a sewer to
a wastewater treatment works which is subject to future upgrades to consider that the
nutrient pollution standard will be met by the upgrade date for the purposes of Habitats
Regulations Assessments.

As this site is located within the catchment area identified by Natural England and by
virtue of the residential development being proposed generates overnight stays, a
Nutrient Budget Report accompanies this submission along with a Nutrient Budget
Calculator to consider the nitrogen and phosphorus implications of the development.

Overall, the results from the River Wensum SAC & Broads SAC Nutrient Budget Calculator
is that when accounting for the post-2030 upgrades there is a need to address
0.61kg/year for phosphorus and 15.63 kg per year for nitrogen. The mitigation required
equates to 0.076 ha of constructed wetland which has been demonstrated could be
provided on site. However, should this not be possible once the detailed design of the
Site is agreed through a reserved matters submission then there would be a need to
purchase nutrient neutrality credits.

Therefore, it is considered that the proposal can address nutrient neutrality and would
meet the requirements of the Conservation of Species Habitats Regulations 2017 (as
amended).

Affordable Housing

Whilst the proposals are in outline, the illustrative layout has been designed to be
consistent with the Council’s latest evidence on housing mix. The proposals address the
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need for a mix of dwelling types, tenures and sizes which cater for a variety of
households, in line with local policy. These include homes for the elderly and those
wishing to work from home, increasing local market preference and modern ways of
living.

The proposals will also secure much needed affordable housing in the borough.
Affordable housing is defined in the NPPF as affordable housing for rent, starter homes,
discounted market sales housing and other routes to home ownership which includes
shared ownership, relevant equity loans and other low-cost homes for sale and rent to
buy.

Policy HOU 07 (Affordable Housing) of the Breckland Local Plan requires the scheme to
include a minimum of 25% of the total number of homes as affordable housing, equating
to 4 homes, which will be provided on Site.

With regards to the proposed tenure split, this will comply with the tenure split of 70:30
rented to shared ownership/intermediate products. This will also be agreed with the
Council’s Enabling Officer as part of the preparation of the S106 Agreement.

The affordable housing will therefore be provided in accordance with the Council’s
Development Plan and central government guidance. These 4 new affordable homes
will form an integral part of the total housing provision on the Site.

The specific location and design of the affordable homes will be secured through a
subsequent Reserved Matters Application having regard to prevailing design guidance
for the delivery of affordable housing.

The early delivery of additional affordable housing in Beetley is a social benefit which
will provide much needed affordable homes and which should be afforded significant
weight in the planning balance.

Housing Density and Mix

The NPPF in paragraph 129 identifies that in making efficient use of land there is a need
to take a number of factors into consideration.

Policy HOU 06 (Principle of New Housing) of the Local Plan requires that the design and
layout of proposals will optimise the density of the development to a level which is
appropriate and justified for the locality. In this regard the gross site area is 1.54ha, of
which approximately 0.12ha will comprise amenity green/public open space. This leaves
a residual area of 1.42ha for the residential areas of the Scheme.

The net residential area will accommodate up to 16 new homes at 10.3 dwellings per
hectare (dph). This is considered to make the most efficient use of the land available at
a sustainable and achievable density, which is appropriate given the Site’s location on
the edge of a rural village such as Beetley.

It is therefore considered that the proposed development will achieve the requirements
of the relevant standards under Building Regulations Part M4 (2), paragraphs 63 and 117
of the NPPF. Furthermore, the density proposed is appropriate to the location of the site
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and its own individual requirements and therefore complies with paragraph 129 of the
NPPF.

Design

Section 12 of the NPPF, and Policy COM 01 of the Local Plan all require development to
be ‘well designed’ and respect the character of the local area.

The application is in outline and therefore which means that the design has not been
advanced at this stage. However, as set out in Section 4 of this Statement, the Illustrative
layout has been provided to demonstrate how the site can be developed and accord
with the policy design principles by incorporating distinct character areas that respond
to their immediate context and contribute to the appearance of incremental, organic
growth.

The layout of the proposed dwellings allows for a more effective use of views into and
through the proposed development and whilst the retention of the vast majority of the
existing hedgerow on the Fakenham Road boundary limits the public street frontage
opportunities, the controlled views from the public realm are of landscape or have a
matured treed backdrop.

Public spaces within the site have house frontages orientated towards them to provide
passive surveillance and an active visual relationship ensuring an effective integration of
public and private space.

The dwellings themselves have been set in spacious plots set back from the access road
with private driveways in response to the development to the south of the site, with the
orientation of the majority being towards Fakenham Road.

It is therefore considered that the application can comply with the requirements of
Policy COM 01 subject to further details being provided as part of a future reserved
matters submission.

Highways and Access

PSP Consulting (PSP) were appointed by Silverley Properties Limited to undertake a
transport assessment to support the application. The Transport Statement (TS)
submitted in support of the application provides an assessment of the transport and
highways implications associated with the proposed development. It demonstrates that
the Site is located in an accessible location within close proximity to a number of key
facilities and services in Beetley.

The New Inn bus stop on the B1146 Fakenham Road, is located at the southern end of
the site and includes bus services 21, 22 and 25. Dereham to Fakenham Services 21 and
22 run Monday to Saturday, 10 buses per day and this is a reasonable bus service for
connections to Dereham, and bus links beyond for shopping and leisure trips.

As part of the development, a new vehicular access is proposed which seeks to minimise
the need to remove large sections of the existing hedge and trees which have been
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identified as important. Therefore, safe and suitable access to the site can be provided
‘integrating into the local transport network’ as required by Policy TR02 of the Local Plan.

The proposed access footways would link the development to the existing footway on
the opposite side of the B1146 Fakenham Road, giving pedestrian access to the local
primary school and other facilities in Beetley village as required by Policy TR02. A further
‘internal’ footway is shown on the Illustrative Layout which would enable future
residents to access the existing permissive route which runs along the southern
boundary.

The lllustrative Layout demonstrates that car parking can be provided on site in
accordance with the Council’s Parking Standards of two spaces per dwelling, and the
spaces have been designed to avoid tandem parking.

As set out in the PSP Transport Statement, traffic volume and traffic speed surveys were
carried out during the first week of February 2025. Traffic flows were found to be modest
and the Survey concluded that as a result of the development the additional traffic will
be less than 4% and therefore will be imperceptible on the local road network.

The Transport Statement includes a swept path analysis for refuse vehicles and
demonstrates that vehicles will be able to enter and turn within the Site.

As such, the proposal is therefore considered to meet with the requirements of Policy
TRO2 of the Local Plan.

Flood Risk

Policy requires all development proposals to neither increase the likelihood or intensity
of any form of flooding, with the need for development to build in long term resilience
against increased water levels.

A Flood Risk and Drainage Strategy Report has been prepared by EAS in support of the
proposed scheme. The Site is located within Flood Zone 1, where there is a less than
0.1% annual probability of river or sea flooding and the report concludes that the scheme
can comply with national and local planning policy and will not result in an increase in
flood risk either on-site or off-site.

As such the proposal are in accordance with paragraphs 170 and 181 of the NPPF and
Policy ENV 09 of the Local Plan as there is no discernible flood risk on this Site which
would reasonably preclude the grant of planning permission.

Surface and Foul Water

Policy ENV 09 of the Local Plan requires new development to incorporate appropriate
surface water drainage mitigation measures to minimise its own risk of flooding and not
materially increase the flood risk to other areas.
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All methods of surface water drainage have been assessed as part of the Flood Risk and
Drainage Strategy report prepared by EAS. As the main superficial deposit for the Site
are sand and gravel, SuDS is considered to be appropriate.

A number of SuDS Attenuation Features are proposed to serve the development site.
As it is proposed to offer the main road up for adoption, two separate surface water
drainage systems are proposed. One to manage surface water runoff from the
adoptable roadways and footways the other to manage surface water runoff from
private roofs, driveways and other hardstanding.

The surface water drainage system comprises an Attenuation Basin with the private
drainage system comprising soakaways and unlined permeable paving.

In relation to foul water, EAS has undertaken correspondence with Anglian Water who
have confirmed that there is sufficient capacity within the current network to
accommodate the proposed development flows.

It is therefore concluded that the surface water provision and foul water drainage does
not represent a development constraint and the proposal is in accordance with
paragraphs 170 and 181 of the NPPF and Policy ENV 09 of the Local Plan.

Contamination

In accordance with the Council’s requirements set out in Policy COM 03, a Land
Contamination Assessment has been undertaken by Richard Jackson. A preliminary risk
assessment and a walkover have been carried out and the site is considered to be at low
risk of having contamination issues.

However, it has been recommended that an intrusive ground investigation be
undertaken for geotechnical purposes to inform the design and construction phase of
the development in order to further assess any contaminant linkages, which could be
secured through a pre-commencement condition should the application be
approved. As such, the proposal accords with Policy COM 03 of the Breckland Local
Plan.

Utilities

A Utilities and Wastewater Assessment has been undertaken by EAS and is submitted as
part of the planning application. The report demonstrates that there are a range of
existing utility and service infrastructure within the vicinity of the Site.

The findings of the Utilities Assessment conclude that the Site has the potential to
connect to the required range of domestic utilities and services and that utilities
infrastructure capacity does not present any constraint to the proposed delivery of the
Site.

Ecology and Biodiversity Net Gain

Policy ENV 02 of the Local Plan requires that development should protect biodiversity
and demonstrate how net gains for biodiversity are being secured.
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An Ecological Assessment has been undertaken by Denny Ecology to inform the design
of the scheme in accordance with development plan policies.

The Assessment notes that there are no Internationally Designated Sites for wildlife
within 2km of the Site. There are however, two SSSI sites located within 2km of the site:
Beetley & Hoe Meadows, 850m to the southeast and Dillington Carr, Gressenhall, 1km
to the south.

Given the distance of the application site from the SSSlIs, and the relatively small-scale
nature of the development proposed, the Assessment concludes that there is unlikely to
be any significant direct impacts as a result of the scheme.

The Site itself comprises a rectangular grass field bounded by woodland along the
northeast boundary and hedgerows to the other boundaries. The proposed
development offers the opportunity to retain the majority of the existing trees and
hedgerows on the Site save for a small section of the southwestern hedgerow and a
small oak tree in order to provide access into the Site.

Following the initial Ecological Assessment of the site and identification of some low bat
commuting and foraging potential, a number of bat specific surveys were undertaken in
Spring 2023. The surveys confirmed that bats use the Site with the majority of activity
recorded along the woodland edge and other boundary hedgerows.

As such, appropriate mitigation measures (including an 8m corridor along the woodland
edge and sensitively designed lighting) will be implemented at the Site to ensure
protected species are fully safeguarded, whilst habitats utilised by these species will be
retained and enhanced where possible.

In relation to Great Crested Newts (GCN), the Assessment advises that whilst GCN are
unlikely to occur on the Site, measures should be undertaken to minimise the risk of
harming occasional individuals that may disperse as far as the Site which includes a full
precautionary working method statement which can be required by a condition.

Additional habitat features such as bird and bat boxes and measures to allow hedgehogs
to utilise gardens within the completed Scheme are also recommended for the proposed
Scheme and can be incorporated into the final design and layout of the Scheme through
a future Reserved Matters application.

The Ecological Assessment concludes therefore that subject to the undertaking of the
recommendations set out in the report, there is unlikely to be a significant residual
negative ecological impact as a result of the development.

A BNG Assessment has been undertaken for the site based on the lllustrative Layout
Plan. The BNG calculation shows that there is likely to be a net loss of -0.80 habitat units
and -0.32 hedgerow units. This constitutes a net loss of -13% of habitat units and -5% of
hedgerow units. The Environment Act (2021) includes a mandatory requirement for
development sites to deliver at least a 10% biodiversity net gain. There is currently a
predicted loss of 0.80 habitat units onsite. In order to offset this loss and achieve the
necessary 10% net gain in biodiversity, 1.42 habitat units and 0.91 hedgerow units will
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need to be procured off-Site. This requirement will therefore be secured as part of a
planning approval.

Itis highlighted that as part of any future Reserved Matters submission it may be possible
to reduce the hedgerow deficit through the introduction of native hedgerow planting
and may even completely offset it.

The application will secure standardised mitigation for Green Infrastructure and
Recreational Impact Avoidance and Mitigation Strategy (GIRAMS) through a Section 106
Legal Agreement. Subject to these requirements being met then the scheme accords
with Local and national planning policy.

Arboricultural Impact

As set out in this Statement, the existing trees and hedgerows on this Site have been
treated as both a constraint but more importantly as an opportunity for the proposed
scheme. None of the trees or hedgerows are protected by Tree Preservation Order.

The lllustrative Landscape Plan has been provided to demonstrate that a scheme for up
to 16 new homes can be accommodated whilst retaining the vegetation around the
boundaries of the Site.

To inform the lllustrative Layout Plan and the concept landscape work, Ligna have
undertaken a survey of the trees and hedgerows on the Site. The tree survey identifies
that there are 27 individual trees, 1 group of trees and 1 hedge and 1 woodland group
that are of note on the site. There are 6 individual trees and 1 woodland group that are
awarded category A (high quality), with 13 individual trees which are awarded Category
B (moderate quality) and 8 individual trees and 1 hedgerow awarded Category C (low

quality).

In developing the Illustrative Layout for the Site, wherever possible the design has tried
to respond to avoiding or minimising the loss of existing trees or hedgerows. Additional
tree and hedgerow planting will be provided throughout the development.

The AlA report concludes that considering the anticipated arboricultural impact from the
construction activities associated with the development of the Site, and the
implementation of the proposed mitigation measures outlined, the proposed
development’s arboricultural impact is considered to be negligible.

The Scheme is therefore in accordance with Policy ENV 06 of the Local Plan.

Residential Amenity

Policy COM 03 requires new development to ensure that there will not be an
unacceptable impact on the residential amenity of neighbouring occupants or future
occupants.

There are existing residential properties located along Fakenham Road as well as to the
north and south of the Site, all of which are separated either by the main road or by
existing trees and hedgerows.



6.89 This a matter to be dealt with through reserved matters. However, as shown on the
illustrative masterplan, a good level of amenity can be provided at this quantum of
development, as well as between the proposed housing and neighbouring uses.

6.90 The proposals can be considered to be in compliance with Local Plan Policy COM 03 of
the Local Plan.
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S$106 Contributions and Draft Heads of Terms

A S106 legal agreement will be required to secure the obligations referred to in the
submission subject to the demonstration of compliance with relevant policies. The
following S106 obligations are anticipated as part of the proposed development:

e Provision of affordable housing at up to 25% of overall provision across a
defined tenure mix to be agreed with the Council;

e Arrangements for management and maintenance of the public open space,
expected to be a management company;

e  GIRAMS contributions;
e Biodiversity Net Gain monitoring fee; and

e Monitoring fee for obligations.
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Planning Balance and Conclusion

This Statement has been prepared in support of an outline planning application with all
matters reserved except access for the erection of up to 16 dwellings, including 25%
affordable homes with public open space and all associated infrastructure on land to the
north-east of Fakenham Road, Beetley (‘the Site’).

The Planning and Compulsory Purchase Act 2004 carries forward the provisions of the
Town and Country Planning Act 1990 giving statutory force to a plan-led system of
development control. Under Section 70(2) of the 1990 Act and Section 38(6) of the 2004
Act, the determination of planning applications must be in accordance with the
approved Development Plan unless material considerations indicate otherwise.

In summary, the key balance of considerations are as follows:

e The Council cannot demonstrate a five year supply of housing land and has no
mechanism to achieve this in the foreseeable future;

e Akey Government planning priority is to ‘significantly boost’ the delivery of new
housing;

o Atotal of 25% affordable housing can be delivered on-site to address significant
affordability issues;

e The Site is a suitable location for the scale of housing proposed, having been
tested by way of being identified as a draft allocation in the emerging Breckland
Local Plan;

e The proposed scheme retains a significant proportion of existing vegetation on-
site and integrates and enhances this in such a way that it becomes a natural
and positive feature of the scheme, providing green corridors through the Site;

e The proposals will not be at risk from flooding or increase the risk of flooding off-
site;

e The proposals can address the requirement of achieving nutrient neutrality;

e The proposals are acceptable in terms of transport impact; and

e The proposals reflect the essence of Paragraph 11 and are therefore
economically, socially and environmentally sustainable for the following

reasons.

Planning Balance

The Council can only demonstrate a 3.25 year supply of housing. As such, the most
important policies for determining the application are out-of-date. We consider these
policies to be GEN 05 (Settlement Boundaries), HOU 01 (Development Requirements)
and HOU 04 (Villages with Boundaries). As NPPF paragraph 11(d) is engaged, only limited
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weight should be afforded to these policies. This is because the housing requirement
underpinning the out-of-date Plan is 44% lower than the local housing need set out in
the latest NPPF.

Policy HOU 01 sets out a spatial strategy to deliver this lower housing figure, including
limitations on delivering housing elsewhere outside the settlement boundaries. The
NPPF has no blanket protection of the countryside in principle and has a requirement
to significantly boost the supply of housing. The Site itself is not a valued landscape.

Furthermore, as established by the draft allocation of the Site under emerging
PROPOSAL BEET 02: Fakenham Road, the Site is a logical location for the growth of
Beetley, a sustainable settlement for the quantum of development proposed.

Notwithstanding this, we consider that the proposals align broadly with the spatial
strategy at HOU 01 and HOU 04. Paragraph 11 (d) (ii) states that where there are no
relevant development plan policies or the policies which are the most important for
determining the application are out-of-date, planning permission should be granted
unless ‘any adverse impact of doing so would significantly and demonstrably outweigh
the benefits, when assessed against the policies in this Framework taken as a whole,
having particular regard to key policies for directing development to sustainable
locations, making effective use of land, securing well-designed places and providing
affordable homes, individually or in combination’.

Addressing each of the key policies at paragraph 11 (d) (ii): the Site is located within a
sustainable location, on the edge of and adjacent to the settlement boundary of Beetley.
The proposal will also make effective use of land by delivering an appropriate density of
residential development which respects the character of the Site and the wider area.

Furthermore, as established by the draft allocation of the Site under emerging
PROPOSAL BEET 02: Fakenham Road, the Site is a logical location for the growth of
Beetley, a sustainable settlement for the quantum of development proposed and as set
out in Section 2, the requirements of that Policy can be met.

Despite the application being in outline, an Illustrative Layout Plan accompanies the
submission to demonstrate that a high-quality Scheme can be achieved on this Site that
is in keeping with the character and context of the village and adjoining countryside. The
supporting technical documents submitted with this application also demonstrate that
it meets the key local policies for development management relating to design, access,
the disposition of housing and open space, nutrient neutrality, flood risk and drainage,
biodiversity, landscape, transport and sustainability.

For the reasons set out above and notably in applying the ‘titled balance’ and the positive
economic, social and environmental role provided by the scheme, it comprises
sustainable development in accordance with the provisions of paragraph 8 of the NPPF
and would help the authority achieve delivery of this allocation at the earliest
opportunity, whilst meeting Government’s ambition of boosting housing supply
pursuant to paragraph 61 of the NPPF.



8.12 It is therefore demonstrated that the identified benefits of the scheme are not
significantly and demonstrably outweighed by adverse impacts and therefore the
scheme is considered acceptable.

8.13  Accordingly, pursuant to Section 38 (6) the overall balance of local policy compliance and
favourable material considerations clearly supports the grant of Planning Permission.
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