
 

 

 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2017/1032/F CASE OFFICER Natalie Levett

LOCATION: NECTON APPNTYPE: Full
Shell Field POLICY: Out Settlemnt Bndry
Grove Lane, Necton ALLOCATION: N

CONS AREA: N

APPLICANT: Mr Richard Barney
c/o Parker Planning Services

LB GRADE: N

AGENT: Parker Planning Services Ltd
Ketteringham Hall Church Road

TPO: N

PROPOSAL: Erection of self-build low impact energy efficient dwelling

REASON FOR COMMITTEE CONSIDERATION

The application is being reported to committee because it is recommended for approval contrary to policy.

KEY ISSUES

- Principle of Development
- Design and Impact upon the Character and Appearance of the Area
- Impact upon Amenity
- Impact upon Highway Safety

DESCRIPTION OF DEVELOPMENT

This application seeks consent for the erection of a self-build, low impact energy efficient dwelling at Grove
Lane, Necton.

The design is stated to be a wooden timber frame with stained feather edge cladding construction with a
recyclable tin roof and would have a carbon neutral wood frame and cladding, recycled denatured vegetable
oil foam insulation, 88% better insulation than national requirements (supplied in kit form by Scotframe).

SITE AND LOCATION

The application site is located outside of any defined Settlement Boundary. The site is bounded to the north
west by the A47, to the north by land within the applicants ownership, to the east by the highway, and to the
south by agricultural land and beyond residential dwellings. The boundaries of the site consist of mature
vegetation and hedges.

EIA REQUIRED

Not required.
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RELEVANT SITE HISTORY

- 3PL/2017/0307/F: Erection of 1 dwelling - refused

- 3PL/2014/0943/F: Extension to agricultural storage barn (retrospective) - approved

- 3PL/2008/0971/F: Agricultural implement store - approved

POLICY CONSIDERATIONS

The following policies of the adopted Breckland Core Strategy and Development Control Policies and the
adopted Site Specific Policies and Proposals Document, including the Proposals Maps, have been taken into
consideration in the determination of this application.  The provisions of the National Planning Policy
Framework and National Planning Policy Guidance  have also been taken into account, where appropriate

CP.01 Housing
CP.09 Pollution and Waste
CP.10 Natural Environment
CP.11 Protection and Enhancement of the Landscape
CP.13 Accessibility
CP.14 Sustainable Rural Communities
DC.01 Protection of Amenity
DC.02 Principles of New Housing
DC.12 Trees and Landscape
DC.16 Design
DC.19 Parking Provision
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance
SS1 Spatial Strategy

OBLIGATIONS/CIL

A S106 Agreement is required to secure the development as self-build.

CONSULTATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS
On the basis that the applicant already visits the smallholding, which includes livestock, several times a day,
the Highway Authority would not object to the principle of a dwelling being provided in this location. However,
the dwelling would need to be tied to the use of the smallholding.

The Design and Access Statement makes reference to a potential farm shop at some point in the future. As
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previously advised, a retail use in this location would not be supported by the Highway Authority owing to the
restricted width and forward visibility available on Grove Lane.

If your Authority is minded to grant approval, in addition to tying the use to the adjacent smallholding,
conditions are recommended
CONTAMINATED LAND OFFICER
No objection, subject to conditions.
ENVIRONMENTAL HEALTH OFFICERS
Based on the information provided, there are no objections or comments on the grounds of Environmental
Protection, providing the development proceeds in line with the application details.
TREE AND COUNTRYSIDE CONSULTANT
No comments to make.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
The application is supported by a Preliminary Ecological Appraisal (Wild Frontier Ecology, September 2016).
Whilst the appraisal does not appear to relate to the same construction of the building as the application, the
report is nevertheless fit for purpose. There appears to be no ecological constraints.

If you are minded to approve the application, you might wish to consider recommending that the construction
is undertaken in line with the best practice recommendations in Section 7 of the PEA.
NECTON PARISH COUNCIL
Support the application.

REPRESENTATIONS

A Site Notice was displayed on 5th October 2017, advertised in the EDP and six neighbours were directly
consulted. Two representations in support of the application have been received, which can be summarised
as:

- Would enable the applicant to further the small-holding;
- Applicant is friendly and helpful;
- Improve security of the site;
- Buy produce from applicant.

ASSESSMENT NOTES

1.0  Reason for Committee Determination

1.1  The application is being referred to Committee for determination because the site is outside the
Settlement Boundary and is recommended for approval.

2.0  Background

2.1  Application 3PL/2017/0307/F was refused for the "erection of 1 dwelling" on the basis that it was a
dwelling outside of the settlement boundary, not in a sustainable location, the five-year housing land supply
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had been met and insufficient information was submitted with regard to highway safety.

2.2  This current application has been submitted to overcome the reasons for refusal and is for a self-build
dwelling so that the applicant can live on site and work on the adjacent smallholding. As demonstrated below,
the highway issue has been addressed and resolved.

3.0  Principle of Development

3.1 This application seeks planning permission for the erection of a self-build, low impact energy efficient
dwelling at Grove Lane, Necton on land outside of any defined Settlement Boundary. For this reason, the
proposal conflicts, in principle, with Policies SS1, DC2 and CP14 of the adopted Core Strategy and
Development Control Policies Development Plan Document, (2009), which seek to focus new housing within
defined Settlement Boundaries.

3.2  However, paragraph 49 of the NPPF states that where an Authority does not have an up-to-date five
year housing land supply (the current published figure is 4.6 years), the relevant local policies for the supply
of housing, as referred to above, should not be considered up-to-date and that housing applications should
be considered in the context of the presumption in favour of sustainable development.

3.3  The NPPF constitutes guidance for local planning authorities and decision-takers and is a material
consideration in the determination of planning applications to achieve sustainable development. The
Government outlines three dimensions to sustainable development: economic, social and environmental,
(paragraph 7). Paragraph 8 states that these roles should not be undertaken in isolation, because they are
mutually dependent and that the planning system should play an active role in guiding development to
sustainable solutions. A balanced assessment against these roles is, therefore, required.

3.4  In terms of the economic criteria, the proposal would provide one new dwelling and would, therefore,
make a positive, albeit small, contribution to the housing supply. The proposal would have limited short-term
economic benefits through labour and supply chain demand required during construction and longer-term
economic benefits through the additional household spend within the wider area that would be generated by
the provision of one dwelling.

3.5  The social role of sustainable development seeks to ensure, amongst other matters, the creation of a
high quality built environment with accessible local services. The site is approximately 100m from the edge of
Necton Settlement Boundary. Necton is defined by Policy SS1 as a Local Service Centre, which are defined
as those "that contain adequate services and facilities to meet the day-to-day requirement of their existing
residents". Necton has a primary school, supermarket, Post Officer, public house, village hall and doctor's
surgery. There is a regular bus service between Lowestoft and Peterborough (X1), which runs seven days a
week. The nearest town that offers services that has the potential to meet all everyday needs, including
shopping and employment is Swaffham, which is located approximately 4 miles away from the site.

3.6  Providing opportunities for rural communities to grow and develop has the potential to be socially
sustainable. The NPPF, at paragraph 55, indicates that housing should be located where it will enhance or
maintain the vitality of local communities. It would not necessarily be considered socially sustainable to locate
housing at remote locations with limited services.

3.7  The application submission states that the application site is 0.29hectares, although to the north of the
site is a 1.04hectare paddock, also within the applicant's ownership. It is stated that the total area of farmed
land is 1.3hectares.
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3.8  The supporting statement proceeds to state that the applicant runs a registered small holding on the site
rearing livestock, which includes sheep, pigs, turkeys, geese and chickens and also grows vegetables. It
further states that the applicant also rents two hectares of land in North Elmham in the summer and two
hectares of land in Litcham in the winter for grazing.

3.9  The statement advises that their client wishes to reside on site permanently to allow the business to
expand, grow and diversify. It states that the diversification would include keeping a number of breeding
goats and an alpaca herd.

3.10  However, the applicant's agent clarified that the application site is for the dwelling and associated
curtilage. As a result, the area within the red line area would become residential land not land associated with
the smallholding, as it currently is. The size of the area would, therefore, lead to 1.04 for the business. Due to
its location, the size of the land could not increase.

3.11 In addition, the applicant's agent stated that they do not wish the site to be tied to the smallholding as
requested by the Highway Authority. However, if the two pieces of land are not tied, the site could be sold,
leaving the paddock to potentially being abandoned. Given that the application is for a self-build dwelling for
the applicant so that he can develop and grow his business, it would be appropriate to tie the two together.

3.12  The application details that the proposed development would be a self-build scheme. The demand for
self and custom build housing is a material planning consideration due to the requirements of the Self Build
and Custom Housebuilding Act 2015. That Act requires local planning authorities to establish local registers
of those who wish to acquire land to build their own home and to have regard to the demand for such sites in
exercising their planning functions.

3.13  A further consideration is that Breckland's register identifies significant demand for such sites and this
scheme would provide one, which would need to be secured by Legal Agreement.

3.14  Ultimately such proposals require the application of planning judgement and it is recognised that many
sites for approval will have similar characteristics. In this case, the specific site and application has some
positive attributes, which differentiate it from other similar sites, and tips the planning balance towards
approval; these include:

-  The development would contribute to Breckland's 5 year land housing supply and towards the need for
self-built plots;

-  The proposal is located close to a development within the vicinity that has been granted for nine dwellings;

-  Necton is a Service Centre Village and contains limited facilities, but would be supported by the dwelling
thus assisting to enhance the vitality of the village;

-  The proposal is for bungalow reducing impact to longer views across the countryside

3.15  Application 3PL/2012/0833/O was approved in 2014 for the redevelopment of land at Necton Garden
Centre for housing following demolition of the existing garden centre building and associated buildings. The
Reserved Matters application was approved under reference 3PL/2016/0422/D for nine dwellings. Whilst the
circumstances were different to the issues in this application, the development of that site is a material
consideration due to its proximity to the application site.

3.16 In accordance with paragraph 14 of the NPPF, no harm has been identified which would significantly
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and demonstrably outweigh the benefits as detailed above, and therefore, the principle of development is
found acceptable.

4.0 Design and Impact on the Character and Appearance of the Area

4.1  The environmental role of sustainable development seeks to, in part, contribute to protecting and
enhancing the natural, built and historic environment.  Consideration of a development's impact on the
character and appearance of the area within which it is situated is, therefore, integral to the environmental
dimension of sustainable design, as is its design.

4.2  Policy DC16 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.

4.3 The proposed bungalow is to be a three-bed property to be constructed of timber cladding walls,
woodgrain composite doors, woodgrain UPVC windows and corrugated metal roof. The description refers to
it being a "low impact energy efficient dwelling". The supporting statement states that the design would "have
a carbon neutral wood frame and cladding, recycled denatured vegetable oil in the form of foam insulation,
88% better insulation than national requirements ...... and a recyclable tin roof".

4.4  The design and landscaping proposals are considered acceptable and in accordance with Policy DC16
as well as having regard to the National Planning Policy Framework (in particular paragraphs 56, 58, 60 and
64).

5.0 Impact on Amenity

5.1   Policy DC1 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.

5.2  The site is a small area of enclosed pasture land screened by planting to the boundaries. A large
agricultural building and small portacabin are on site as are chicken coups and vegetable patches. The
ploytunnels associated with the agricultural development, indicated on the plans, were not on site at the time
of the site visit.

5.3  It is not considered that the siting of the dwelling would give rise to any adverse impacts on amenity due
to the proximity of the site to the nearest dwelling and that satisfactory amenity space is provided and the
proposal is considered to be in accordance with policies DC1 and DC16, as well as having regard to the
National Planning Policy Framework (in particular paragraphs 56, 58, 60 and 64).

6.0 Access and Highway Impact

6.1  The NPPF requires new developments to provide safe and suitable access to the site for all people.
Policy CP4 seeks to ensure that all access and safety concerns are resolved in new developments.

6.2  The Highway Authority was consulted on the application and their view remains as previously advised,
given that the site is served by a single track no through road which only serves adjacent fields and the
smallholding which forms the application site.
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6.3  On the basis that the applicant already visits the smallholding, which includes livestock, several times a
day, the Highway Authority would not object to the principle of a dwelling being provided in this location,
although they would require that the dwelling would need to be tied to the use of the smallholding.

6.4  Confirmation has been received from the refuse company that they would not expect to turn within the
curtilage of the property and would normally reverse down the lane. On that basis, the turning area indicated
would be adequate to cater for smaller delivery vehicles.

6.5  The Highway Authority has noted that the Design and Access Statement makes reference to a potential
farm shop at some point in the future. A retail use in this location would not be supported by the Highway
Authority owing to the restricted width and forward visibility available on Grove Lane. The applicant's agent
has confirmed that no retail use would take place. A condition can also be imposed that no retail use shall
take place.

6.6  Subject to conditions, the proposal complies with Policies CP4 and DC19 together with the NPPF (in
particular paragraph 34).

7.0 Impact on Trees

7.1  In terms of impact on trees and hedges, there are no objections having regard to Policy DC12.

8.0 Impact on Ecology

8.1  The application is supported by a Preliminary Ecological Appraisal (Wild Frontier Ecology, September
2016). The Ecologist advised that, whilst the appraisal does not appear to relate to the same construction of
the building as the application, the report is nevertheless fit for purpose. There appears to be no ecological
constraints and the proposal is considered to be compliant with Policies CP10 and CP11.

9.0 Other Matters

8.1  In terms of contamination, having regard to Policy CP9, no objections are raised by contaminated land,
subject to appropriate conditions.

10.0 Planning Balance and Conclusion

10.1  In terms of the overall planning balance of the scheme, paragraph 14 of the Framework states that
where relevant policies are out of date, permission should be granted unless the adverse impacts of doing so
would significantly and demonstrably outweigh the benefits. On balance, in the absence of a five-year
housing land supply together with the construction of a self-build dwelling, the close proximity to a bus stop
(with frequent bus services) and Necton, and the highway issues being resolved, conditional approval,
subject to the completion of a S106 Agreement to ensure that the proposal is a self-build dwelling, is
recommended.

RECOMMENDATION Planning Permission

CONDITIONS

1 Full Permission Time Limit (2 years)
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The development must be begun not later than the expiration of TWO YEARS beginning
with the date of this permission.
Reason for condition:-
As required by section 91 of the Town & Country Planning Act 1990 (as amended) and to
ensure the deliverability of the scheme to contribute to the five year housing land supply.

2 In accordance with submitted plans NEW 2017
The development must be carried out in strict accordance with the application form, and
approved documents and drawings as set out in the table at the end of this notice.
Reason for condition:-
To ensure the satisfactory development of the site.

3 External wall and roof materials to be agreed
No development beyond slab level shall take place until precise details, of all external
materials of the development hereby permitted have been submitted to and approved in
writing by the Local Planning Authority.  This condition shall apply notwithstanding any
indication as to these matters that have been given in the current application.  The materials
to be used in the development shall be in accordance with the approved details.
Reason for condition:-
To enable the Local Planning Authority to control the colour, tone, texture and appearance of
the materials used to ensure the satisfactory appearance of the development, as required by
Policy DC 1 and DC 16 of the Adopted Core Strategy and Development Control Policies
Development Plan Document 2009.
This condition will require to be discharged

4 Solar Panel Details
No development beyond slab level shall take place until precise details, of the solar panels
have been submitted to and approved in writing by the Local Planning Authority. The solar
panels shall be installed and retained in accordance with the approved details.
Reason for condition:-
To ensure the solar panels do not have an adverse impact on the area, as required by Policy
DC 1 and DC 16 of the Adopted Core Strategy and Development Control Policies
Development Plan Document 2009.

5 Wind Turbine Details
No development beyond slab level shall take place until precise details, of the wind turbine
have been submitted to and approved in writing by the Local Planning Authority. The wind
turbine shall be installed and retained in accordance with the approved details.
Reason for condition:-
To ensure the solar panels do not have an adverse impact on the area, as required by Policy
DC 1 and DC 16 of the Adopted Core Strategy and Development Control Policies
Development Plan Document 2009.

6 New access - construction over verge
Prior to the first occupation of the development hereby permitted the vehicular access shall
be provided and thereafter retained at the position shown on the approved plan in
accordance with the highway specification Dwg. No. TRAD 5 attached. Arrangements shall
be made for surface water drainage to be intercepted and disposed of separately so that it
does not discharge from or onto the highway carriageway.
Reason for condition:-
To ensure satisfactory access into the site and avoid carriage of extraneous material or
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surface water from or onto the highway.
7 Provision of visibility splays - conditioned

Prior to the first occupation of the development hereby permitted a visibility splay measuring
2.4 x 25 metres shall be provided to each side of the access where it meets the highway and
such splays shall thereafter be maintained at all times free from any obstruction exceeding
1.05 metres above the level of the adjacent highway carriageway.
Reason for condition:-
In the interests of highway safety.
This condition will require to be discharged

8 Provision of parking and servicing - when shown
on plan
Prior to the first occupation of the development hereby permitted the proposed access,
parking and turning area shall be laid out, demarcated, levelled, surfaced and drained in
accordance with the approved plan and retained thereafter available for that specific use.
Reason for condition:-
To ensure the permanent availability of the parking / manoeuvring area, in the interests of
highway safety.

9 Use Restriction
The use of the barn and tractor parking area shall be used solely for the purposes of the
adjacent small-holding site and only for use by those residing at the dwelling hereby
approved and not for living accommodation or vehicle parking.
Reason for condition:-
To ensure that the site does not intensify to cause adverse impacts on the neighbouring
properties or on highway safety in accordance with Policies DC1 and DC16 of the adopted
Breckland Core Strategy and Development Control Policies Development Plan Document
(2009) and the NPPF.

10 Details of stores to be submitted
Prior to the first occupation of the dwelling hereby permitted, details of the two proposed
stores shall be submitted to and approved in writing by the Local Planning Authority. The
stores shall be completed and retained as approved and shall be used for domestic
purposes only.
Reason for condition:-
To ensure the appropriate development of the site in the interests of visual amenity and
impact on the surrounding area in accordance with Policy DC1 of the adopted Breckland
Core Strategy and Development Control Policies Development Plan Document (2009).

11 No retail sales
No retail sales shall take place from the application site hereby permitted nor the adjacent
small holding site.
Reason for condition:-
In order that the Local Planning Authority may retain control over the development which
could become detrimental to the amenities of the locality and would cause highway safety
issues.

12 Contaminated Land - Unexpected
Contamination
In the event that contamination is found at any time when carrying out the approved
development that was not previously identified it must be reported in writing immediately to
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the Local Planning Authority. An investigation and risk assessment must be undertaken in
accordance with details to be agreed in writing with the Local Planning Authority.  Where
remediation is necessary, a remediation scheme must be submitted to and approved in
writing by the Local Planning Authority.  Following completion of measures identified in the
approved remediation scheme a verification report shall be submitted to and approved in
writing by the Local Planning Authority.
Reason for condition:-
To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and
ecological systems, and to ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and other offsite receptors.
This condition is imposed in accordance with CP9 of the Breckland Adopted Core Strategy.
This condition will require to be discharged
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