
 

 

 

 

 

 

 

ITEM: RECOMMENDATION: REFUSAL
REF NO: 3PL/2019/0558/O CASE OFFICER Joe Barrow

LOCATION: NECTON APPNTYPE: Outline
Lodge Cottage Ivy Todd Road POLICY: Out Settlemnt Bndry
Necton ALLOCATION: N

CONS AREA: N

APPLICANT: Ms  Rutterford
Lodge Cottage, Ivy Todd Road Necton

LB GRADE: N

AGENT: Architech Design and Planning
Barn Lodge Gooseberry Hill

TPO: N

PROPOSAL: Proposed Plot for New 4/5 bedroom property & Cart Lodge

REASON FOR COMMITTEE CONSIDERATION

This application is referred to planning committee at the request of the Ward councillor.

KEY ISSUES

Principle of development
Character & appearance
Residential amenity
Trees & landscape
Parking, access & highway safety

DESCRIPTION OF DEVELOPMENT

This proposal is an outline planning application with all matters reserved for a 4/5 bedroom detached
dwelling and cart lodge with amenity space in the substantial garden land of Lodge Cottage. An indicative
site layout plan has been submitted showing the proposed siting of the dwelling and cart lodge.

SITE AND LOCATION

The application site forms part of the current residential curtilage of Lodge Cottage, Ivy Todd Road, in the
parish of Necton. It is located outside of any residential settlement boundary as defined by Policy SS1
(Spatial Strategy) of the Local Planning Authority (LPA)'s Adopted Core Strategy 2009. The proposed
dwelling would be sited approximately 40m to the east of the existing property. The existing property would
be left with a substantial curtilage running east to west.

EIA REQUIRED
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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.04 Infrastructure
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.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

Not Applicable

CONSULTATIONS

NORFOLK COUNTY COUNCIL HIGHWAYS
No objection considering the proposed provision of a parking place, subject to conditions.
CONTAMINATED LAND OFFICER
No objections or comments.
TREE AND COUNTRYSIDE CONSULTANT
No objection to the principle of development. If approved, a tree protection plan will be required as part of the
reserved matters.
ENVIRONMENTAL HEALTH OFFICERS
No objections or comments.

NECTON PARISH COUNCIL No Comments Received
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REPRESENTATIONS

Site notice displayed and neighbours consulted.
No representations received.

ASSESSMENT NOTES

1.0 Principle of development:

1.1 This application seeks outline consent with all matters reserved for a single dwelling and detached car
port. The site lies outside of any defined settlement boundary and therefore the application is contrary to
Policies SS1, DC2 and CP14 of the LPA's Adopted Core Strategy.

1.2 Paragraph 10 of the NPPF (2019) 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
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 Environmentally, the site is currently a large grassed area forward of Lodge Cottage, in practice
considered garden space. There is agricultural land to the north, with substantial trees screening the site to
the east, south and west, providing excellent screening of the plot. The site is also in keeping with the
existing built form, with a mixture of dwellings and agricultural buildings of varying size found to the east and
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south.

1.6 Whilst the proposal would involve the development of an area of open land, it is well-screened, sited
within the existing curtilage of a dwelling, unlikely to create a visual intrusion, and is appropriate when taking
the existing dwellings and agricultural buildings in the immediate vicinity into consideration. It therefore
considered that the harm to the countryside and setting of the immediate area would not be significant.

1.7 In terms of whether the location itself is suitable, the plot lies approximately 1km east of Necton's
Residential Settlement Boundary, in a small cluster of dwellings and agricultural buildings. Necton is
classified under Policy SS1 of the LPA's Adopted Core Strategy as a 'Local Service Centre Village'. This
designation means that Necton contains 'adequate services and facilities to meet the day-to-day requirement
of their existing residents'.

1.8 The proposal does include the provision of a passing bay along Ivy Todd Road, improving highway safety
for all residents of this cluster of properties, which is afforded some weight in the assessment of this
application.

1.9 Paragraph 78 of the NPPF (2019) states that housing should be located where it will enhance or maintain
the vitality of rural communities. In this case, the distance of approximately 1km is along a narrow, single
track road and it is considered that access to any service whatsoever would require a trip in a personal car,
considering how unsuitable the route would be for pedestrians/low-skilled cyclists.

1.10 Taking account of the above, it is considered that a dwelling in this location would have an
unsustainable reliance on personal car use for access to any services whatsoever, resulting in harm that is
considered to outweigh the benefits of the provision of an additional dwelling in this location.

2.0 Character & appearance:

2.1 This is an outline application so the specifics of the design would be considered at a reserved matters
stage. In any case, the dwelling size and cart lodge are of an appropriate scale for the plot, with the plot
division acceptable in terms of design, allowing for adequate separation distances between the existing and
proposed dwellings. In addition, the location being an existing residential plot, with ample screening on all
sides, mitigates any harmful intrusion into the rural setting of the countryside.

2.2 Subject to the particulars of the design, this application is considered to be acceptable in terms of impact
on character & appearance, having regard to Policies CP11 and DC16 of the LPA's Adopted Core Strategy
as well as paragraph 127 of the NPPF (2019).

3.0 Residential amenity:

3.1 The separation distance between the existing property's principal elevation and the location of the
proposed dwelling is approximately 40m which is considered to be a large enough distance to mitigate
privacy concerns, subject to fenestration layout at a reserved matters stage. The site is also well-screened
from Ivy Todd Road having minimal impact on the streetscene.

3.2 Taking account of the above, this outline application is considered acceptable in terms of impact on
residential amenity, having regard to Policy DC1 of the LPA's Adopted Core Strategy.

4.0 Trees & landscape:
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4.1 The location of the proposed plot is approximately 12m west of the established treeline, and 20m north.
The Tree Officer has no objection to the proposal in principle, but in line with the amount and quality of the
nearby trees, has requested a tree protection plan at any reserved matters stage. This could be appropriately
conditioned.

4.2 Subject to the above, this application is not considered to adversely impact trees on the site, having
regard to Policy DC12 of the LPA's Adopted Core Strategy.

5.0 Parking, access & highway safety:

5.1 In terms of parking provision, the overall site is considered to be substantially large enough to
accommodate an acceptable level of parking provision for both the existing and proposed dwellings in
accordance with Policy DC19 of the LPA's Adopted Core Strategy.

5.2 In terms of access, the indicative site plan suggests that the plot would make use of the existing access
onto Ivy Todd Road that serves Lodge Cottage. The local highway authority were consulted on this basis and
raised no objection, therefore the access is considered acceptable.

5.3 Furthermore, the application also involves the provision of a new passing bay to the west of the existing
access, making use of a small amount of land within the applicants' ownership to the rear of the existing
dwelling. The inclusion of this passing bay element within the application would increase highway safety.

5.4 Taking account of the above, subject to an appropriate parking layout, this application is considered
acceptable in terms of impact on parking, access, and highway safety, having regard to Policies CP4 and
DC19 of the LPA's Adopted Core Strategy and paragraph 108 of the NPPF (2019).

6.0 Conclusion:

6.1 In terms of the overall planning balance of the scheme, the proposed dwelling is considered to be sited in
a location with inadequate and unsustainable access to any and all key services, resulting over reliance on
personal care use for any future residents. It is considered that the harm caused by this is substantial enough
to outweigh the benefits of the provision of a single dwelling in this location, with appropriate regard given to
all relevant material consideration and policies including the NPPF (2019) and Policies SS1, CP4, CP11,
CP14, DC1, DC2, DC12, DC16 & DC19 of the LPA's Adopted Core Strategy.

It is accordingly recommended that planning permission be refused.

RECOMMENDATION

That planning permission be refused for the following reason:

REASON(S) FOR REFUSAL

1 Non-std reason for refusal
The proposed dwelling would be remote from local services and facilities, and in the
absence of convenient and safe walking and cycling routes to larger settlements, future
occupants would be largely dependent on transport by car for access to work, shopping,
leisure and other purposes. It would also conflict with the principle that new development
should make the fullest possible use of public transport, walking and cycling. For these
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reasons, the Local Planning Authority is of the view that the proposal would not represent a
sustainable form of development and the benefits of allowing the development would not
outweigh this harm, contrary to Policies DC2 and CP14 of the adopted Breckland Core
Strategy and Development Control Policies (2009) and paragraphs 8 and 11 of the National
Planning Policy Framework (2019).
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