
 

 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2017/0869/F CASE OFFICER Natalie Levett

LOCATION: NARBOROUGH APPNTYPE: Full
Hill House POLICY: Out Settlemnt Bndry
Narborough Road, Narborough ALLOCATION: N

CONS AREA: N

APPLICANT: Wanda Szczygiel
Hill House, Narborough Road
Narborough

LB GRADE: N

AGENT: Mr Neil Langley
26 Church Lane South Wootton

TPO: N

PROPOSAL: Demolition of Stable Block and outbuilding and erection of a Single Storey Dwelling and
associated works

REASON FOR COMMITTEE CONSIDERATION

This application is referred to Planning Committee because the proposal is recommended for approval
contrary to policy.

KEY ISSUES

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

DESCRIPTION OF DEVELOPMENT

This application seeks full planning permission for the demolition of a stable block and outbuilding, and
erection of a single storey dwelling, new access, parking and landscaping on land adjacent to Hill House,
Narborough Road.

This proposal seeks to build a new dwelling with innovative sustainability credentials and the highest
standard of traditional architectural design.

SITE AND LOCATION

The application site is situated outside the development boundary and lies 0.9 miles to the east of Marham.
The application site is located on the southern side of Narborough Road, Marham. Hill House comprises a
large dwellinghouse and approx. 3.2 acres of land (approx. 0.68 acres of domestic land and 2.52 of
garden/equine land). The application site is located to the west of Hill House, on an irregular shape covering
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and an area of approx. 0.72 acres and sits within the equine land where the owner currently keeps horses
adjacent to the domestic land. It comprises a large stable block, a small outbuilding and an outside horse
arena.

EIA REQUIRED

Not required.

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.10 Natural Environment
CP.11 Protection and Enhancement of the Landscape
CP.12 Energy
CP.14 Sustainable Rural Communities
DC.01 Protection of Amenity
DC.02 Principles of New Housing
DC.12 Trees and Landscape
DC.14 Energy Efficiency
DC.15 Renewable Energy
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 subject to conditions relating to vehicular access, provision of visibility splay, access and turning
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area to be provided and removal of Permitted Development Rights relating to gates, bollards, chains or other
means of obstruction.
TREE AND COUNTRYSIDE CONSULTANT
No objection, subject to condition.
CONTAMINATED LAND OFFICER
No objection, subject to condition.

NARBOROUGH P C No Comments Received

REPRESENTATIONS

A Site Notice was displayed on 15th August 2017, advertised in the EDP and two neighbours were directly
notified. No representations were received.

ASSESSMENT NOTES

1.0 Principle of Development

1.1  The proposal is for the demolition of a stable block and outbuilding, erection of a single storey "Passive
Haus" (also referred to as "Passive House") dwelling. The proposal also includes works to improve the
existing access, and to provide onsite parking and turning for up to three cars, and landscaping.

1.2  The key issue of consideration is whether the proposal is of an exceptional quality or innovative nature of
the design of the development in the open countryside. The National Planning Policy Framework (NPPF)
advises, at paragraph 55, that, in order to promote sustainable development in rural areas, housing should
be located where it will enhance or maintain the vitality of rural communities.  It indicates that Local Planning
Authorities should avoid new isolated homes in the countryside unless there are special circumstances such
as being of exceptional quality or innovative nature of design.

1.3  Whether a dwelling is of "exceptional quality or "innovative nature of the design" is defined by paragraph
55 of the NPPF being:

- truly outstanding or innovative, helping raise standards of design more generally in rural areas;

- reflect the highest standards of design more generally in rural areas;

- significantly enhance its immediate setting; and

- sensitive to the defining characteristics of the local area.

1.4  The applicant wishes to build a new house to live in, which has innovative sustainability credentials and
the highest standard of traditional architectural design. The aim is to build the Passive Haus to create a
sustainable new living environment that promotes an active lifestyle and sense of wellbeing.

1.5  Passive Haus is the world's leading standard in energy efficient construction. The Passive House
Standard stands for quality, comfort and energy efficiency. Passive Houses require very little energy to
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achieve a comfortable temperature year round, making conventional heating and air conditioning systems
obsolete. Whilst delivering superior levels of comfort, the Passive Haus Standard also protects the building
structure.

1.6  For a building to be considered a Passive House, it must meet a number of criteria, including:

- Space Heating Demand: not to exceed 15kWh annually OR 10W (peak demand) per square metre of
usable living space;

- Space Cooling Demand - roughly matches the heat demand with an additional, climate dependent
allowance for dehumidification;

- Primary Energy Demand - not to exceed 120kWh annually for all domestic applications (heating, cooling,
hot water and domestic electricity) per square meter of usable living space;

- Airtightness - maximum of 0.6 air changes per hour at 50 Pascals pressure (as verified with an onsite
pressure test in both pressurised and depressurised states)

- Thermal Comfort: Thermal comfort must be met for all living areas year-round with not more than 10% of
the hours in any given year over 25°C.

1.7  The supporting information confirms that the applicant will obtain full accreditation on completion of the
build and that the sustainability credentials of the scheme can be ensured by way of planning condition or
legal agreement in that the full specification for the build must achieve Passive House compliance at the
building control stage.

1.8  With regard to the criteria for falling under the "exceptional quality or innovative nature of the design of
the dwelling":

a) Is the design truly outstanding or innovative and helping raising standards of design more generally in
rural areas?

1.9  The application proposes a three-bedroom, detached single-storey "Passive Haus" of a "V" shape and
designed to reflect the agricultural nature of the area and barn buildings.

1.10  Establishing whether or not a proposal is of a truly outstanding or innovative design is invariably a
subjective matter and such schemes are expected to be reviewed by a design panel, because the advice
contained within the NPPF and NPPG states that local planning authorities should have design review
arrangements in place to provide assessment and support to ensure high standards of design. However,
Breckland Council does not have such a panel established.

1.11  Passive Houses are becoming more common and are to meet certain sustainability criteria thus in
terms of innovation, there is nothing over and above a Passive House that is being put forward. Thus it is
whether or not the proposal is of "exceptional quality". The design arrangement, massing, form and use of
materials could be argued as being of exceptional quality in this location, although it is accepted that this is
subjective and a Design Panel would help to assess this.

b) Does the proposal reflect the highest standards of design more generally in rural areas?

1.12  As above, this is subjective, but the proposal was designed give the agricultural feel to the building
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given that it is to be built on the site of the stables. It could be argued that the proposal would raise the
standards of design in rural areas.

c) Would the design significantly enhance its immediate setting?

1.13  The NPPF also requires designs to "significantly" enhance their immediate setting. In this instance the
site is located in between a two-storey dwelling and garden/paddock land all within the applicant's ownership.
There are a few dwellings and agricultural buildings along the lane.

1.14  The existing stable building and outbuildings are in a poor state of repair and the proposed dwelling
would enhance the immediate setting but still have a rural feel.

d) Would the design be sensitive to the defining characteristics of the local area?

1.15  The design is low-level and of modest size, given that it is single storey. It would add visual interest to
the scheme. The rural design and feel of the proposal would largely reflect the rural nature of the area. The
size, scale and massing of the proposal would be sensitive to the defining characteristics of the local area
and would not be harmful to the area or landscape.

1.16  Based upon the above, it is a very finely balanced case and, in the absence of a design review panel, it
becomes more subjective. Given national appeal cases and the high standards required to pass the
Paragraph 55 test, this is a very finely balanced case.

2.0 Design and Impact upon the Character and Appearance of the Area

2.1  Policy DC16 requires the highest standards of design, which is echoed in the NPPF and Policy CP11
seeks the protection and enhancement of the district's landscape.

2.2  The proposal dwelling is a modest single storey barn style Passive Haus of approximately 125.31sqm on
land adjacent to Hill House, Narborough Road. The proposal is to upgrade and continue to use the existing
field access and provide onsite parking and turning for up to three cars. The proposal includes a number of
renewable technologies and in addition includes features such as rain water capture and sustainable
drainage system.

2.3  The house would comprise two living areas linked together by a glass entrance. Both living areas would
have a pitched roof and provide a separation between the lounge, dining and kitchen areas with the sleeping
areas. The exterior of the building seeks to develop and continue the traditional barn style theme making re-
use of the timber from the stable block. Other materials include a traditional Norfolk red brick and black
pantiles to the two living areas and a glass entrance set in black aluminium to the link. There is also a glass
facade to the front and rear gable of the living area.

2.4  Hard and soft landscaping measures would be provided to create a high quality setting that responds to
the design of the house and is sensitive to its surroundings. Soft landscape measures include lawns, gardens
and a selection of good quality substantial tree planting. All existing native hedgerows and native trees along
the boundaries would be retained to integrate the development with its rural setting. However, part of the
hedgerow would be taken out to allow for the visibility splay to be achieved.

2.5  It is considered that the proposal would not be intrusive or detrimental to the visual quality of the site or
surrounding area. As such, the scheme would accord with Policies CP11 and DC16 of the Breckland Core
Strategy.
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3.0 Impact upon Amenity

3.1  In terms of impact on amenity, the siting of the dwelling would not have any adverse impact on the
neighbouring property's amenity in terms of loss of light, privacy, overlooking or by being overbearing.

3.2  As a result, the proposal is in accordance with Policy DC1.

4.0 Impact on Highway Safety

4.1  Policy CP4 seeks to ensure safe and suitable access and is supported by the NPPF in this respect.

4.2  The Highway Authority advise that the site is remote from goods and services and, therefore, any
residents will be reliant on travelling by car to access these. The site is served by a highway where a 60mph
speed limit is in force and the site visit gave the impression that traffic was travelling at around that speed.
Visibility to the east of the access would be acceptable but to the west is restricted to around 120m which
would only cater for traffic speeds of up to 40mph which is clearly not the case. However, the applicant has
indicated that they can provide a visibility splay measuring 2.4. x 215m in this direction over land within their
control.

4.3  On the basis of the above, the Highway Authority consider that it would be difficult to substantiate a
highway objection, subject to conditions. As a result, it is considered that the proposal complies with Policy
CP4 and the NPPF.

5.0  Impact on Trees

5.1 There are no objections regarding impact on trees having regard to Policy DC12.

6.0  Other considerations

6.1  Policy CP9 seeks to protect the District from pollution and waste. The Contaminated Land Officer raised
no objection subject to conditions, thus the application is considered to be in accordance with Policy CP9.

6.2  Policy CP12 encourages and supports the use of renewable and low-carbon technologies. The proposal,
as detailed above, has demonstrated that this policy has been complied with.

7.0 Planning Balance and Conclusion

7.1  The proposal is for the construction of a single-storey Passive House and associated works on land
where residential development would not normally be supported. The application for a single storey "V"-
shaped Passive House is to replace an existing structure (a stable) albeit on a larger footprint, the design and
colour of the dwelling is to reflect the stable/agricultural feel.

7.2  It is a very finely balanced case and, in the absence of a design review panel, it becomes more
subjective. Given national appeal cases and the fact very few Paragraph 55 applications obtain approval, this
is a very finely balanced case and on the basis of the scale and the information submitted, it tips that fine
balance and the proposal is recommended for conditional approval.

RECOMMENDATION Planning Permission
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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 Accord with AIA TPP AMS
Operations on site shall take place in complete accordance with the approved Arboricultural
Impact Assessment (AIA), Tree Protection Plan (TPP) and Arboricultural Method Statement
(AMS) submitted by A.T Coombes dated 15th December 2017. No other operations shall
commence on site in connection with the development until the tree protection works and
any pre-emptive tree works required by the approved AIA or AMS have been carried out and
all tree protection barriers are in place as indicated on the TPP. The protective fencing shall
be retained in a good and effective condition for the duration of the construction of the
development and shall not be moved or removed, temporarily or otherwise, until all site
works have been completed and all equipment, machinery and surplus materials removed
from site, unless the prior written approval of the local planning authority has been sought
and obtained.
Reason for condition:-
For the protection of the trees and hedgerows in accordance with Policy DC12 of the
adopted Breckland Core Strategy and Development Control Policies Development Plan
Document (2009).

4 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.

5 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 of
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surface water from or onto the highway.
6 Access gates - restriction

Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) (England) Order 2015 (or any Order revoking and re-enacting that Order)
(with or without modification), no gates, bollard, chain or other means of obstruction shall be
erected across the approved access unless details have first been submitted to and
approved in writing by the Local Planning Authority.
Reason for the condition:-
In the interests of highway safety.
This condition will require to be discharged

7 Provision of visibility splays - conditioned
Prior to the first occupation of the development hereby permitted a visibility splay measuring
2.4. x 215 metres shall be provided to the western 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 interest 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 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
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