
 

 

 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2019/0576/F CASE OFFICER Tom Donnelly

LOCATION: LYNFORD APPNTYPE: Full
Lynford Gardens Lynford Road POLICY: Out Settlemnt Bndry
Lynford ALLOCATION: N

CONS AREA: N

APPLICANT: Mr & Mrs  Tilley
Lynford Gardens, Lynford Road Lynford

LB GRADE: N

AGENT: Clayland Architects
The Glass House Lynford Gardens

TPO: N

PROPOSAL: Erection of dwelling

REASON FOR COMMITTEE CONSIDERATION

The application is brought before committee as the recommendation is contrary to policy

KEY ISSUES

Principle of development
Impact on character and appearance
Design and appearance
Impact on amenities
Impact on character and setting of adjacent Listed Building
Ecological impact
Impact on parking provision and highway safety

DESCRIPTION OF DEVELOPMENT

The proposal seeks the erection of a large, detached, two storey dwelling which would be of brick
construction with sedum roofs. The proposal includes the formal landscaping of the existing walled garden.

SITE AND LOCATION

The application site is at Lynford Gardens, Lynford Road in Lynford. The site is within the walled gardens
adjacent to Lynford Hall. The surrounding area comprises of some holiday units, offices for the applicants
business and an existing residential unit.

EIA REQUIRED

No
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RELEVANT SITE HISTORY

No relevant site history

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.04 Infrastructure
CP.10 Natural Environment
CP.11 Protection and Enhancement of the Landscape
CP.14 Sustainable Rural Communities
DC.01 Protection of Amenity
DC.02 Principles of New Housing
DC.16 Design
DC.17 Historic Environment
DC.19 Parking Provision
LBC Planning(Listed Building & Conservation Areas) Act 1990
NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance

OBLIGATIONS/CIL

Not Applicable

CONSULTATIONS

HISTORIC ENGLAND
No objections
NORFOLK COUNTY COUNCIL HIGHWAYS
The site lies some distance from the public highway and will share the access which serves the applicants
adjacent business. I am assuming that the dwelling will be tied to the adjacent business and, on that basis,
would not raise a highway objection.
NATURAL ENGLAND
No objection
HISTORIC BUILDINGS CONSULTANT
No objection
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ECOLOGICAL AND BIODIVERSITY CONSULTANT
Further information requested regarding suitability
ANGLIAN WATER SERVICE
No comments
CONTAMINATED LAND OFFICER
No objection subject to conditions
ENVIRONMENTAL HEALTH OFFICERS
No objection

LYNFORD P C No Comments Received

REPRESENTATIONS

A site notice and press notice were posted for the application which expired on 21-06-19 and 01-07-09
respectively.

No responses were received.

ASSESSMENT NOTES

1.0  Principle of development

1.1  This application seeks full planning permission for the erection of a residential dwelling. The site lies
outside of any defined Settlement Boundary and therefore the application is contrary to Policies SS1, DC2
and CP14 of the Core Strategy and Development Control Policies Development Plan Document 2009.  The
principle of development is therefore not accepted.

1.2  Paragraph 10 of the NPPF states that at the heart of the Framework is a presumption in favour of
sustainable development. Paragraph 11 further states that proposed development that accords with an up-to-
date Local Plan should be approved without delay, and where there are no relevant development plan
policies, or the policies which are most important for determining applications are out-of-date, granting
permission unless any adverse impacts of doing so would significantly and demonstrably outweigh the
benefits.

1.3  The council cannot demonstrate a current 5 year housing land supply and therefore the Core Strategy
and Development Control Policies Document relating to housing land supply are not considered up-to-date
and therefore the material considerations are assessed in line with the sustainable development roles within
paragraph 8 of the NPPF:

- economic, 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;
-  social, 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 by fostering a well-
designed and safe built environment, with accessible services and open spaces that reflect current and
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future needs and support communities' health, social and cultural well-being; and
-  environmental, 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.

1.4  In terms of economic and social criteria, the proposal would provide one residential dwelling for market
sale, which would make a positive, albeit small, contribution to the housing supply. The proposal would
provide limited short-term economic benefits through labour and supply chain demand required during
construction. However, given the small scale nature of the development these benefits are not considered to
be significant and not definitive in this instance.

1.5  Lynford is identified as a rural settlement within Policy SS1 of the Core Strategy and Development
Control Policies Development Plan Document Adopted 2009. This states that nominal housing growth will be
provided where local capacity allows. Policy CP14 of the DPD states that the type and scale of development
will reflect the need to maintain the viability of these communities. The relevant criterion in relation to housing
identifies that residential development will only be permitted where there are suitable sites available sites
inside the limits of a defined settlement boundary.

1.6  An additional point of consideration is that the dwelling is intended to be occupied by the owners of an
existing business that operates from buildings already on site. This would therefore reduce vehicular
movements necessary for the purposes of employment.

2.0  Impact on character and appearance of the area

2.1  The environmental role of sustainable development seeks to, in part, contribute towards protecting and
enhancing the natural, built and historic environment. Consideration of a proposals impact on the character
and appearance of the area within which it is situated is therefore, integral to the environmental dimension of
sustainable development, as is design. Core Strategy Policy CP11 says, amongst other things, that the
countryside will be protected for its intrinsic beauty and rural character and that the design of new
development should be sympathetic to landscape character, informed by the Council's Landscape Character
Assessment (LCA).

2.2  The site lies outside any defined Settlement Boundary and is approximately 1.6km away from the
Settlement Boundary of Mundford which is defined as a Key Service Centre in Policy SS1, meaning that it is
capable adequate services and facilities to meet the day-to-day requirements of their existing residents.

2.3  The site is set away from any public vantage points and is shielded from public view by existing holiday
accommodation and the substantial walls that form the walled gardens. It is therefore considered that the
proposal would have minimal impact in visual amenity and environmental terms.

2.3  It is considered that the erection of a dwelling on the site would not result in a form of development
detrimental to the character and appearance of the area and is therefore considered to accord with Policies
CP11, DC1, DC16 and Paragraph 127 of the NPPF.

3.0  Design and appearance

3.1  The proposal seeks the erection of a large, detached, two storey dwelling which would be of brick
construction with sedum roofs. The proposal includes the formal landscaping of the existing walled garden.
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3.2  The proposed dwelling has been designed so as to draw on the influences of the existing walled gardens
and existing buildings elsewhere on the site. Whilst the building appears large in footprint, it is not excessive
in depth and has been designed so as not to protrude above the highest point of the walled garden. In terms
of external appearance, the proposed dwelling utilises some environmental benefits including solar panels.
Additionally, the proposed palette of materials are considered to be of high quality which would result in a
high quality of development.

3.3  An additional benefit in design and appearance terms is that it would result in the formal landscaping of
the remainder of the walled garden which is currently left untended. It is considered that the formal
landscaping of the walled garden would provide additional benefits visually.

3.4  On the basis of the above, it is considered that the proposal would satisfy the requirements of Policy
DC16 in terms of design and appearance.

4.0 Impact on amenities

4.1  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.

4.2  The siting of the proposed dwelling is immediately adjacent to several existing holiday units but is
separated from these by virtue of the front wall of the walled gardens. There are no other residential
properties in the vicinity of the site. The dwelling is considered to be well contained within the site, provides
suitable amenity provision and is not considered to give rise to any detrimental amenity impacts, particularly
in terms of overlooking, over-dominance or overbearing.

4.3  On the basis of the above, it is considered that the proposal accords with Policy DC1 in terms of the
impact on neighbour amenity.

5.0  Impact on character and setting of adjacent Listed Building

5.1  Any decisions relating to listed buildings and their settings and conservation areas must address the
statutory considerations of the Planning (Listed Buildings and Conservation Areas) Act 1990 (see in
particular sections 16, 66 and 72) as well as satisfying the relevant policies within the National Planning
Policy Framework and the development plan.  National policy states that when considering the impact of a
proposed development on the significance of a designated heritage asset, great weight should be given to
the asset's conservation.  Core Strategy Policy DC17 seeks to ensure that new development preserves and
enhances the character, appearance and setting of conservation areas and listed buildings.

5.2  Neither the Historic Buildings Officer nor Historic England have raised any objections to the proposal. It
has been demonstrated that the walled gardens would not be considered as curtilage listed to Lynford Hall
and the site is considered to be a sufficient distance away from the Listed Building so as not to impact on it.

5.3  The proposal is overall considered to satisfy the requirements of Policy DC17 and Section 66 of the
Planning (Listed Building and Conservation Area) Act 1990.

6.0  Ecological Impact

6.1  The ecological impacts of the proposal were considered with regard to Policy 10 of the Core Strategy
and Development Control Policies Development Plan Document 2009. The County Ecologist has requested
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further information regarding the potential of the existing walls to roost bats. This information has been
requested from the agent and will be addressed by way of a supplementary report following further
consultation with the County Ecologist.

7.0  Impact on parking provision and highway safety

7.1  Policy CP4 of the Core strategy seeks to ensure that all access and safety concerns are resolved in new
developments.  Policy DC19 requires sufficient parking for all new development.

7.2  The highways officer has raised no objections to the proposal on the basis that the access has been
constructed to a suitable standard by virtue of the previous permission when the applicants business was
established on the site. It is not considered that the proposal would have a detrimental impact on highway
safety and has a sufficient level of parking provision to be acceptable in highway safety terms.

8.0  Conclusion

8.1 The application does not accord with the adopted development plan as the site falls out any settlement
boundary. However, the Council does not currently have a 5 year land supply as required by the NPPF and
this development would provide a small contribution towards Breckland's Housing supply.  On this basis, the
other key principle considerations for this proposal must be assessed and are whether the site is a
sustainable location for housing and the visual impact on the countryside.

8.2  When applying the tilted balance required by paragraph 11 of the NPPF, the small negative harm
created by the site's location away from services and facilities for a single dwelling, is considered to be
outweighed by the positive contribution towards housing in the district and the nature of proposed dwelling in
its surrounding context prevents any harm to the street scene or character and appearance of the
countryside.

8.3  In accordance with paragraph 11 of the NPPF, no harm has been identified which would significantly and
demonstrably outweigh the benefits, and therefore, approval of planning permission is recommended subject
to conditions.

RECOMMENDATION

That planning permission be GRANTED, subject to no adverse comments being received from the County
Ecologist on the additional bat surveys to be provided.

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.
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Reason for condition:-
To ensure the satisfactory development of the site.

3 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
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

4 Full schedule of works
No development shall take place until an appropriate full schedule of works has been
submitted to and approved in writing by the Local Planning Authority. The development shall
be carried out in accordance with the approved details.
Reason for condition:-
The details are required prior to the commencement of development to ensure the special
architectural and historic interest of the building as required by Policy DC 17 of the Adopted
Core Strategy and Development Control Policies Development Plan Document 2009.
This condition will require to be discharged

5 Landscaping scheme to be submitted - hard and
soft
Prior to the first occupation of the development hereby permitted, full details of both hard
and soft landscape works have been submitted to and approved in writing by the Local
Planning Authority and these works shall be carried out as approved.  These details shall
include:
-hard surfacing materials;
-means of enclosure;
-proposed finished levels or contours;
-minor artefacts and structures (e.g. furniture, play equipment, refuse or other storage units,
signs, lighting etc,)
Soft landscaping shall include:
-Planting plans;
-Written specifications ( including cultivation and other operations associated with plant and
grass establishment);
-Schedules of planting, noting species, plant sizes and proposed numbers/densities where
appropriate;
-Implementation programme
Reason for condition:-
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In the interests of the satisfactory appearance of the development in accordance with policy
DC12 of the Adopted Core Strategy and Development Control Policies Development Plan
Document 2009.
This condition will require to be discharged

6 External materials as approved
The development hereby permitted shall be constructed using the materials specified on the
planning application form and / or submitted drawings.
Reason for condition:-
To enable the Local Planning Authority to ensure the satisfactory appearance of the
development, as required by policies DC 1 & DC 16 of the Adopted Core Strategy and
Development Control Policies Development Plan Document 2009.
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