
 

 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2018/0252/F CASE OFFICER Natalie Levett

LOCATION: MATTISHALL APPNTYPE: Full
Land Adj at Daryll Farm Mill Road POLICY: Out Settlemnt Bndry
Mattishall ALLOCATION: N

CONS AREA: N

APPLICANT: Mr P Whitman
Daryll Farm Mill Road

LB GRADE: N

AGENT: Jonathan W Burton
12 Park Road Dereham

TPO: N

PROPOSAL: Proposed dwelling and garage

REASON FOR COMMITEE CONSIDERAT

This application is referred to Committee as it is recommended for approval in conflict with the Development
Plan.

KEY ISSUES

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

DESCRIPTION OF DEVELOPMENT

Full planning permission is sought for the erection of one detached dwelling and associated garage. A new
access onto Mill Road is also proposed.

Planning permission has previously been granted under 3PL/2015/0034/F for a four-bed Code 6 of the Code
for Sustainable Homes (now withdrawn by Government). That permission has not been implemented and the
permission has now lapsed.

SITE AND LOCATION

The application site is located approximately 800 metres to the north of the main body of the village of
Mattishall and the Settlement Boundary. It forms part of an area of sporadic development in the countryside
which extends in a generally linear form along Mill Road. The surrounding area has a rural character.

The site currently forms part of Darryl Farm, a detached house set in grounds of around five acres.  The site
comprises a small parcel of open land sandwiched between the existing house at Darryl Farm and the
neighbouring property, Ambleside House. The site is bounded in part by established trees and hedges.
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EIA REQUIRED

Not required.

RELEVANT SITE HISTORY

- 3PL/2015/0034/F: Erection of 4 bed house (code 6 -sustainability) & parking for 2 cars - approved at
Planning Committee 26/05/2015

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.12 Energy
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
NP Neighbourhood Plan
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance
SS1 Spatial Strategy

OBLIGATIONS/CIL

Not Applicable.

CONSULTATIONS

MATTISHALL P C
The Parish Council had supported the previous application on this site. However, since then the Mattishall
Neighbourhood Plan has been adopted. The PC believes that the following MNP policies apply to this
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application - ENV2, ENV5, ENV6, HOU2, HOU4, HOU5, HOU6 and TRA1. This application complies with all
of these policies except TRA1. However, even though this application does not meet the sustainable
transport criterion there currently appear to be no other acceptable locations within the village that do. The
PC feels that this non-compliance is outweighed by the adoption of a sustainable heat source and provision
of its own sewage treatment plant. The PC supports this application.
NORFOLK COUNTY COUNCIL HIGHWAYS
Requires further information, otherwise object on highway safety grounds (this will be updated at Committee).
CONTAMINATED LAND OFFICER
No objection, subject to conditions and informative.

REPRESENTATIONS

A Site Notice was displayed on 19th March 2018, advertised in the EDP and nine neighbours were directly
consulted. Six representations were received; all supporting the application with the following additional
comments:

- A very easy living space to look after an elderly parent in their declining years;
- It fits very comfortably into the surrounding space;
- A good design;
- Enhance the natural rural visage of Mill Road.

ASSESSMENT NOTES

1.0  Principle of Development

1.1  This application seeks full planning permission for the construction of a dwelling and garage.

1.2  Application 3PL/2015/0034/F was approved at committee on 26th May 2015, although that proposal was
on the basis that it met the requirements of Paragraph 55 of the NPPF being of an "exceptional quality or
innovative nature of the design of the dwelling". It was considered that, due to the design and submission
that the proposal met those requirements. No construction has taken place and, due to timescales, that
permission cannot now be implemented, therefore, this holds little weight.

1.3  However, this application is not for a Paragraph 55 application; it is for a smaller property of a different
shape but on a larger "red line" site area. An email was submitted with the submission stating that the
applicant proposes a Passive House. A Passive House, on its own, does not constitute a paragraph 55
application because any type of property can be designed to be a Passive House. As a result, this
application is to be determined on the basis of a new dwelling in the countryside.

1.4  The site is located outside of any Settlement Boundary. For this reason, the proposal conflicts, in
principle, with Policies DC2 and CP14 of the Core Strategy and Development Control Policies Development
Plan (2009), which seek to focus new housing within defined Settlement Boundaries. However, paragraph 49
of the NPPF states that where an authority does not have an up-to-date five year housing land supply, 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.
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1.5  The Statement of Five Year Housing Land Supply as at 31st March 2017 was published in July 2017 and
reported to 31st July 2017's Planning Committe. This outlined that the District does not benefit from having a
five year supply of housing land (it can only demonstrate a 4.6 years housing land supply) and the NPPF
makes provision, in principle, for Local Planning Authorities to positively consider sites that are not within
defined Settlement Boundaries. This must be balanced against other policy requirements and aims including
securing sustainable development, protecting the countryside, and good design.

1.6  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). These dimensions give rise to the need for the planning system to perform a number of roles:

- an economic role - contributing to building a strong, responsive and competitive economy, by ensuring that
sufficient land of the right type is available in the right places and at the right time to support growth and
innovation; and by identifying and coordinating development requirements, including the provision of
infrastructure;

- a social role - supporting strong, vibrant and healthy communities, by providing the supply of housing
required to meet the needs of present and future generations; and by creating a high quality built
environment, with accessible local services that reflect the community's needs and support its health, social
and cultural well-being; and

- an environmental role - contributing to protecting and enhancing our natural, built and historic environment;
and, as part of this, helping to improve biodiversity, use natural resources prudently, minimise waste and
pollution, and mitigate and adapt to climate change including moving to a low carbon economy.

1.7  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.

1.8  In terms of the economic and social criteria, the proposal would provide for one new dwelling and would,
therefore, make a positive, albeit very 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 four dwellings.

1.9  The social role of sustainable development seeks to ensure, amongst other matters, the creation of a
high quality built environment with accessible local services. Mattishall is classified as Local Service Centre
through Policy SS1 (Spatial Strategy) of the adopted Core Strategy and Development Control Policies
Development Plan Document. Local Service Centres are defined as having adequate services and facilities
to meet the day-to-day requirements of their existing residents. Mattishall has a primary school, post office,
two shops, a butchers and pharmacy as well as a village hall, and a tea room. There are also frequent bus
services to Norwich and Swanton Morley, Dereham and Easton College.

1.10  The application site is approximately 7.1miles (11.43km) from Dereham, a Market Town. Whilst
Dereham is not within walking distance and the route is not safe for pedestrians, an adequate bus service is
available.

2.0  Design and Impact on the Character and Appearance of the Surrounding Area
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2.1  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.

2.2  Policy DC16 requires all new development to achieve the highest standard of design, which is echoed in
the NPPF and the Mattishall Neighbourhood Plan. As part of this, all design proposals must preserve or
enhance the existing character of an area. Consideration will also be given to the density of buildings in a
particular area and the landscape/townscape effect of any increased density.

2.3  In terms of the effect of the proposal on the character and appearance of the area, it is noted that the site
is secluded in nature, being located between existing dwellings and largely screened by a fence. The house
would be set back on the plot in landscaped grounds, and would not intrude visually into the surrounding
open landscape. The design is considered acceptable, and being designed to Passive House standard would
ensure that it has efficient energy provision.

2.4  The proposal would also reflect and continue the existing pattern of sporadic development along this part
of Mill Road, which is characterised by detached houses of a variety of styles set in large plots.  As such it is
considered that the proposal would be consistent with the established character and appearance of the area.

2.5  As a result, it is considered that the development is acceptable having regard to Policies CP11 and
DC16 together with the NPPF and Policies HOU2, HOU4, HOU5, HOU6, and ENV5 of the Mattishall
Neighbourhood Plan.

3.0 Amenity Impact

3.1  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.

3.2  The site is part of a larger area owned by the applicant, which includes properties to the north of the
application site. Mill Road and open fields lie to the east a residential property is situated to the south and
open agricultural land to the west. No windows are proposed that would overlook the neighbouring
properties. It is considered that the separation distances are acceptable and would not be detrimental to the
existing dwellings. There are no objections from neighbours.

3.3  As a result, it is considered that the proposal complies with Policy DC1 and Policy ENV6 of the Mattishall
Neighbourhood Plan.

4.0  Highways Impact

4.1  The NPPF requires new developments to provide safe and suitable access to the site for all people.

4.2  Policy CP13 seeks to ensure that all access and safety concerns are resolved in new developments.
Policy DC19 sets out the car parking requirements and Policy HOU7 of the Mattishall Neighbourhood Plan
requires "in-curtilage parking or off-road parking" for all new developments. Policy TRA1 of the Mattishall
Neighbourhood Plan requires safe and sustainable transport.

4.3  The Highways Authority advised that, at the time, during the previous approved application,
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3PL/2015/0034/F, it was established that the applicant could not achieve the visibility indicated in the current
submission. A revised drawing under that previous application was submitted detailing a splay of 2.4m  x
35m to the south and 2.4m x 61m to the north. The Highway Authority accepted this taking into account the
traffic speed in this location. A revised plan was requested, but at the time of writing, no plan has been
received.

4.4  Given that it is the same applicant, owning the same land, there is the realistic ability for the Highway
Authority's objection to be overcome and, subject to receipt of the revised plan in accordance with the above,
the Highway Authority would not object, subject to conditions.

4.5  If the plan is not received and/or is not acceptable, the Highway Authority would object on highway
safety grounds. Members will be updated at Committee on this situation.

5.0  Ecological Impact

5.1 Policy CP10 seeks to protect the District's natural environment. Policy CP11 seeks to protect and
enhance the District's landscape.

5.2  The previous application concluded that, in the absence of an ecological survey, concerns have been
raised about the impact of the proposal on wildlife. However, with the exception of existing native trees and
boundary hedges, the site, which forms part of the domestic grounds of Darryll Farm, is considered to be of
limited ecological value. It is proposed generally to retain existing boundary hedging and trees. At its closest
point, the site is located approximately 48 metres to the west of the Rosie Curston's Meadow SSSI. However,
given the scale and nature of the proposal no adverse effects are anticipated. Much of the site would be
maintained as meadow grassland and drainage would be subject to rainwater harvesting and a small
package treatment plant. Natural England raised no objection to the previous application.

5.3  As a result, it is considered, in this instance, that the proposal would comply with Policies CP10 and
CP11.

6.0  Other Matters

6.1  Policy CP9 seeks to ensure that development minimises any unavoidable polluting effects and the
development's design should actively seek to minimise or mitigate against all forms of pollution.

6.2  The Contaminated Land Officer has raised no objections, subject to conditions and an informative.

6.3  As a result, subject to conditions, the proposal would comply with Policy CP9.

7.0  Planning Balance and Conclusion

7.1  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.

7.2  The proposal is for the construction of one dwelling on residential land. Whilst the size of the site is
capable of siting a dwelling and associated amenity, garaging and parking space, the principle of a dwelling
in such a location does not comply with planning policies and the NPPF that seek to restrict development
within the open countryside and be sited in sustainable locations.
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7.3  However, given that the Council cannot demonstrate a five-year housing land supply, the proposal is to
be considered in the context of the NPPF; this, together with the fact that the dwelling is to be a Passive
House, tips the balance and conditional approval is recommended provided that the revised plan illustrating
the required visibility splays is submitted.

RECOMMENDATION Planning Permission

CONDITIONS

1 Full Permission Time Limit (2 years)
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 Prior approval of slab level
Prior to the commencement of the development hereby permitted, precise details of the slab
levels of the dwelling hereby approved shall be submitted to and approved in writing by the
Local Planning Authority.  Such levels as agreed shall be used in connection with the
development.
Reason for condition:-
In the interests of the satisfactory appearance of the development.
This condition is imposed in accordance with Policy DC1 of the Breckland Adopted Core
Strategy. This information is required prior to the commencement of the development
because it concerns the initial phase of development and is critical to the acceptablility of the
development.
This condition will require to be discharged

4 Precise details of foul water disposal
Prior to the commencement of development hereby permitted, precise details of the means
of foul water disposal shall be submitted to and approved in writing by the Local Planning
Authority. The agreed scheme shall be implemented in full prior to the first occupation of the
dwelling.
Reason for condition:-
To minimise the possibilities of flooding.
This condition is imposed in accordance with Policies DC1 and DC13 of the Breckland
Adopted Core Strategy.
This condition will require to be discharged

5 Precise details of surface water disposal
Prior to the commencement of development hereby permitted, precise details of the means
of surface water disposal shall be submitted to and approved in writing by the Local Planning
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Authority.  Only such agreed system or works shall be used in connection with this approval.
Reason for condition:-
The details are required to be submitted prior to the commencement of development to
minimise the possibilities of flooding from the outset of the development.
This condition is imposed in accordance with Policies DC 1 and DC 13 of the Adopted Core
Strategy and Development Control Policies Development Plan Document 2009
This condition will require to be discharged

6 External materials and samples to be approved
Prior to the commencement of work on the external structure of the dwelling, full details of all
external materials to be used shall be submitted to and approved in writing by the Local
Planning Authority, and this condition shall apply notwithstanding any indication as to these
matters which have been given in the current application. Only such agreed materials shall
be used in connection with this approval.
Reason for condition:-
In the interests of a satisfactory appearance of the development.
This condition is imposed in accordance with Policies DC1 and DC16 of the Breckland
Adopted Core Strategy.
This condition will require to be discharged

7 Passive House Accreditation
Prior to the first occupation of the Passive House hereby permitted, details of the full
accreditation shall be submitted to and approved in writing by the Local Planning Authority.
Reason for condition:-
Approval is granted on an exceptional basis due to the sustainable credentials of the
dwelling as supported by Paragraph 55 of the NPPF; the absence of which would not
comply with policies DC2 and CP14 of the adopted Breckland Core Strategy and
Development Control Policies Development Plan Document (2009) nor the sustainability
criteria of the NPPF for new dwellings in the countryside.

8 Landscaping - details and implementation
Before the first ocupation of the dwelling hereby permitted, a scheme of landscaping which
shall take account of any existing trees or hedges on the site, shall be submitted to and
approved in writing by the Local Planning Authority. The approved scheme shall be carried
out during the planting season November/March immediately following the first occupation of
the development, or within such longer period as may be agreed in writing with the Local
Planning Authority. The details shall take account of the Council's leaflet "Tree pack"
(Landscaping advice for applicants).  Any trees or plants which within a period of 5 (five)
years from the completion of the landscaping scheme die, are removed or become seriously
damaged or diseased shall be replaced during the next planting season with others of the
same size and species unless the Local Planning Authority gives written consent to any
variation.
Reason for condition:-
In the interests of visual amenity and to ensure a satisfactory form of development.
This condition is imposed in accordance with Policy DC12 of the Breckland Adopted Core
Strategy.
This condition will require to be discharged

9 Highway conditions to be confirmed
Highway Conditions to be recommended upon receipt of a satisfactory revised plan
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illustrating the required visibility splays.
13 Variation of approved plans

Any variation from the approved plans following commencement of the development,
irrespective of the degree of variation, will constitute unauthorised development and may be
liable to enforcement action.

You or your agent or any person responsible for implementing this permission should inform
the Development Control Section immediately of any proposed variation from the approved
plans and ask to be advised to the best method to resolve the matter.  Most proposals for
variation to the approved plans will require the submission of a new planning application.
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