
 

 

 

 

 

 

ITEM: RECOMMENDATION: APPROVAL
REF NO: 3PL/2017/1613/F CASE OFFICER Jon Berry

LOCATION: BILLINGFORD APPNTYPE: Full
Open Field accessed to the west of
Bintree Road

POLICY: Out Settlemnt Bndry

Billingford ALLOCATION: N
CONS AREA: N

APPLICANT: Mrs Clare Brahimi
Burfield Lodge London Road

LB GRADE: N

AGENT: Studio Bark
Studio Bark Unit 1K Autumn Yard

TPO: N

PROPOSAL: Erection of dwelling and garage

REASON FOR COMMITTEE CONSIDERATION

The application site is located outside of the settlement boundary. Councillor Bambridge has requested that
the final determination of the application be made by the Planning Committee.

KEY ISSUES

·Principle of development
·Impact on character and appearance of the area
·Impact on amenity
·Highway impact

DESCRIPTION OF DEVELOPMENT

The application seeks permission for an erection of a two storey dwelling and a detached garage with an
independent access onto Bintree Road.  Box windows and recessed windows are proposed on the north and
south elevations.

The materials proposed for the dwelling consist of 'UK sourced western red cedar board and batten cladding'
on the exterior of the dwelling. There would be a naturally seeded green roof on Sarnafil membrane.

SITE AND LOCATION

The site is located to the west of Bintree Road and it is situated outside the settlement boundary of
Billingford. The dwelling would be situated in the north west corner of the site and an extensive garden would
be attached.

To the north of the site are surrounding agricultural fields and adjacent cottages. To the south of the site are
residential dwellings and St Peters Church adjacent to the Bintree Road.
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EIA REQUIRED

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.13 Accessibility
CP.14 Sustainable Rural Communities
DC.01 Protection of Amenity
DC.02 Principles of New Housing
DC.11 Open Space
DC.12 Trees and Landscape
DC.13 Flood Risk
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

OBLIGATIONS/CIL

Not Applicable

CONSULTATIONS

BILLINGFORD PARISH COUNCIL
Billingford Parish Council has concerns over the issue of flooding in the surrounding area.
TREE AND COUNTRYSIDE CONSULTANT
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The Tree and Countryside Consultant has deemed necessary a tree survey, implication assessment and tree
protection plan.
ENVIRONMENT AGENCY
The Environmental Agency have no formal comment. Guidance regarding addressing the risks to controlled
waters from contamination of the site.
CONTAMINATED LAND OFFICER
No Comment.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
Mitigation measures need to be carried out on the site as outlined in Section 8.2 of the Preliminary Ecological
Appraisal report (Torc Ecology Consultancy Ltd.; December 2017). It should be noted that this includes a
provision that should any arboricultural works be proposed to any trees on site with bat roost potential then a
licenced bat ecologist must be consulted prior to works to advise whether works risk impacting on features
suitable for roosting bats. Vegetation removal/ remedial tree works also needs to be undertaken outside of
the bird nesting season.

Enhancement measures need to be undertaken at the site as outlined in Section 8.3 of the Preliminary
Ecological Appraisal report (Torc Ecology Consultancy Ltd.; December 2017).

Great Crested Newts (or bats) Informative

Occasionally European protected species, such as great crested newts or bats, can be found during the
course of development even when the site appears unlikely to support them or after an ecological survey has
found no previous evidence of them. In the event that this occurs, it is advised that the developer stops work
immediately and seeks the advice of a suitability qualified ecological consultant.

NORFOLK COUNTY COUNCIL HIGHWAYS No Comments Received

REPRESENTATIONS

4 representations have been received from local residents raising objections on the following grounds:

Impact on drainage and flooding concerns;
Poor water management through the site and running of water onto Bintree Road;
Insufficient information around the holding ditches and the drainage grips;
Previously proposed fish farm demonstrates the wetness of the area;
Impact on the highway safety of Bintree Road;
Vehicular access would require loss of hedgerows and relocation of electricity pole;
Adverse impact on the meadow, natural habitat, ecology and wildlife;
The meadow is the only untouched and uncultivated piece of land within the village boundary and
surrounding the village is farmland growing crops, forestry commission plantation and artificial lakes
produced from old quarry activity;
Question of the appropriateness of the modern box house;
The site is outside of the development scope for the area;
Billingford is a quiet, remote, small village with no amenities;
Paragraph 55 application is solely to build and not enhance the space.
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1 letter of support has been received from a local resident who considers that the proposed development
would enhance the area.

ASSESSMENT NOTES

1. Principle of development

1.1 The site is located in an area of countryside where local planning policies normally are against new
development. The purpose of the settlement boundaries is to consolidate development around existing built-
up communities where further development would be intrusive to the area. The objectives of Policy CP14 in
the Core Strategy and Development Control Policies Development Plan Document places an emphasis on
focusing development in sustainable locations with access to key services and protecting the form and
character of settlements. These objectives are in line with the National Planning Policy Framework's key
aims and so in this respect Policy CP14 can be afforded significant weight in accordance with paragraph 215.

1.2 The application is not located within a settlement boundary, as illustrated in DC02, CP01 and CP14 of the
Core Strategy and Development Control Policies Development Plan Document 2009, where development is
restricted. Therefore the proposed development of a new dwelling would be contrary to the development
plan.

1.3 The site is considered to be remote from local services and it is likely that the occupiers of the dwellings
on this site would be dependent on private cars for daily travel requirements. Within the
Core Strategy Policy CP14 includes the protection of local services when considering development is a key
consideration.

1.4 Planning law requires that planning applications are determined in accordance with the development plan
unless material considerations indicate otherwise. It is necessary to consider therefore whether in this case
any such material considerations, including national planning policy, would justify a departure from policy.

1.5 Paragraph 49 states that housing applications should be considered in the context of a presumption in
favour of sustainable development. The NPPF defines sustainable development in broad terms by reference
to economic, social and environmental considerations and indicates that planning should seek gains in
relation to each element. The provision of housing to meet local needs is identified as a key component of
sustainable development and the development in regard to the NPPF is adding slightly to the supply of
housing.

1.6 Paragraph 55 of the NPPF, supports the premise that Local Planning Authorities should avoid isolated
new homes in the countryside, but extends the special circumstances that may justify development to include
the exceptional quality or innovative nature of the design of the dwelling. The proposed dwelling should be
innovative and help raise standards of design more generally in rural areas which reflect the highest
standards in architecture and supports the characteristics of the local area. The applicant contends that the
proposal would meet these criteria.

1.7The proposal is for the erection of a single two-storey dwelling and garage. The proposal includes works
to improve the existing access and to provide onsite parking and extensive landscaping on site.

1.8  The key issue of consideration is whether the proposal is of an exceptional quality or innovative nature of
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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.

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

A) Truly outstanding or innovative, helping raise standards of design more generally in rural areas;
B) Reflect the highest standards of design more generally in rural areas;
C) Significantly enhance its immediate setting; and
D) Sensitive to the defining characteristics of the local area.

1.10 The applicant wishes to erect a dwelling to live in that is environmentally conscious and have the
highest standard of traditional architectural design. The aim of the proposed building is to be subservient to
the surrounding area and sit discreetly within it. The applicant wishes to have adequate open space that
allows for varying degrees of privacy surrounding the site.

A) Truly outstanding or innovative, helping raise standards of design more generally in rural areas

1.11 The proposal for the erection of a single dwelling and garage is a self build and follow the design
principles for a U-Build House which involves a new and innovative open panel flat pack timber frame
building system. The system uses modern computer technology to create plywood panels which are
fabricated using a few simple tools. Each box then slots into place and is then connected through bolts to
another piece. The system will provide durable, low energy and minimal wastage timber frame.

1.12 The U-Build system is a leading standard in energy efficient construction. The system has the intention
of reinvigorating a traditional DIY build and will allow the applicant to get 'hands on' with the development.
There are a number of key elements within the U-Build that are considered innovative and will help raise the
standards of design in Billingford. The key elements include highly accurate design and prefabrication,
minimal waste, low embodied energy and for the proposal to be a fully structural system. The proposal is a
energy efficient with the external face of the dwelling being insulated with 280mm sheep skin and due to the
design the dwelling will be airtight. The U-Build is re-usable, environmentally responsible and a majorly cost
effective system.

1.13 The application proposes a two-bedroom, detached dwelling using the U-Build system and designed to
reflect the agricultural nature of the area.

1.14 Establishing whether or not a proposal is of a truly outstanding or innovative design is invariably a
subjective matter. Modern innovative and high design houses are becoming more common and are to meet
certain sustainability criteria thus in terms of innovation. In regard to the current proposal using the U-Build
system there is no doubt that the proposal highly innovative. 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.

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

1.15  Criteria B listed above can be seen as subjective, however the proposal was designed to accommodate
for the surrounding environment. It could be argued that the proposal would raise the standards of design in
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rural areas.

C) Would the design significantly enhance its immediate setting?

1.16  The NPPF also requires designs to "significantly" enhance their immediate setting. In this instance the
site is located on a current large open field adjacent to neighbouring dwellings on the north and south
boundary.

1.17  The existing site is currently unused land that is maintained by the applicant and the proposed dwelling
would enhance the immediate setting, although will still have a rural feel.

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

1.18  The design is for a low-level height and of modest size for a two-storey dwelling. 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.

1.19 Given national appeal cases and the high standards required to pass the Paragraph 55 test, this is a
very finely balanced case. This is a sensitive location for new development but it is considered that the
design of the proposal is sufficient to satisfy the tests set out in Paragraph 55 of the National Planning Policy
Framework and therefore the development is judged to be acceptable in principle.

2 Impact on the local environment

2.1 The proposed dwelling is surrounded by mature trees and hedgerow and therefore visual impact of the
proposed new dwelling on the surrounding landscape is minimal. The dwelling is proposed in the North West
Corner which is the furthest point from Bintree road.

2.2 Within the Core Strategy Policy DC 1 confirms the requirement for new development that consideration
will need to be given to the impact upon amenity.   The proposed site is a relatively large in size the proposed
new dwelling will occupy the NW corner. The remainder of the site is to consist of partial apple orchard and
wild flower planting.    The proposal would not result in any significant adverse effects on the amenities of
neighbours due to sufficient separation distances maintained and existing, mature boundary screening.
There has been a letter of support from a neighbouring resident supporting the proposal in which the
development would enhance the area.

2.3 The proposed development materials include red cedar would with a green roof membrane. Within the
Core Strategy and Development Control Policies Development Plan Document Policy DC 16 in relation to
form and character of the development the proposal complement the natural landscape.

2.4 Policy DC 12 'Trees and Landscape' of the Core Strategy advises that landscaping scheme should be
propose to mitigate against the landscape impact of the design of the new development. The Landscaping
Plan proposed illustrates the full extent of the site and shows how the quality of the environment and
providing new vegetation is adhering to Policy DC 12.

2.5 The applicant has submitted an Aboricultural Implications Assessment and Preliminary Method
Statement with accompanying plans and the Tree Officer has confirmed that the relationship between the
proposed dwelling and the surrounding trees and landscaping is considered to be acceptable.
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3 Highways

3.1 The existing access is currently an agricultural gate leading onto the Bintree Road. The proposed access
is situated where the existing access once was. The proposed access will be approximately 5m from the
carriageway with visibility splays measuring 2.4m x 59m in both directions.

3.2 A passing place has been included as part of the proposal at the request of Highways Officers who
consider the proposed arrangements to be acceptable.

4 Ecology and Flood Risk

4.1 The building has been moved away from the surface water flooding area and the new location has been
determined in accordance with a hydrology report. Solutions have been proposed to mitigate current flooding
issues affecting Bintree Road. An ecology report has also been provided. Further information will be reported
in the supplementary information to be presented to Members at the meeting.

5. Conclusion

5.1 It is considered that the proposed dwelling represents a very high quality and innovative design which
reflects the highest standards in architecture and would significantly enhance its immediate setting whilst
being sensitive to the defining characteristics of the local area. It would therefore satisfactorily accord with the
criteria set out in Paragraph 55 of the National Planning Policy Framework.

5.2 In accordance with paragraph 14 of the NPPF, no harm has been identified which would significantly and
demonstrably outweigh the benefits of the proposed scheme. the proposal is considered to have appropriate
regard to the Development Plan and National Planning Policy Framework. An acceptable highways
arrangement has been proposed. Further details around the flood risk and ecology reports will be reported
on the supplementary information to be reported to Members at the meeting. Subject to these considerations
being fully resolved it is recommended that the scheme be approved.

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 External materials to be approved
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Prior to the commencement of any works above slab level precise details of the colour of the
external materials shall be submitted to and approved in writing by the Local Planning
Authority.  Only such agreed materials shall be used in connection with this approval.
Reason for condition:-
To ensure the satisfactory appearance of the development, in accordance with 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 Indicated landscaping to be implemented
The landscaping shown on the plan accompanying the application shall be carried out during
the first planting season October/March immediately following the commencement of works
on site. Any trees or plants which within a period of 5 (five) years from the completion of the
landscaping die, are removed or become seriously damaged or diseased shall be replaced
during the next planting season with others of similar size and species unless the Local
Planning Authority gives written consent to any variation.
Reason for condition:-
In the interests of the satisfactory appearance of the development.

5 Non-standard landscaping condition
Mitigation measures shall be carried out on the site as outlined in Section 8.2 of the
Preliminary Ecological Appraisal report (Torc Ecology Consultancy Ltd.; December 2017).
This includes should any arboricultural works be proposed to any trees on site with bat roost
potential then a licenced bat ecologist must be consulted prior to works to advise whether
works risk impacting on features suitable for roosting bats. Vegetation removal/ remedial
tree works shall only be undertaken outside of the bird nesting season.
Reason for condition:-
For the Conservation of Ecology.

6 Non-standard landscaping condition
The enhancement measures shall be undertaken at the site as outlined in Section 8.3 of the
Preliminary Ecological Appraisal report (Torc Ecology Consultancy Ltd.; December 2017).
Reason for condition:-
For the Conservation of Ecology.

7 Non-standard landscaping condition
Prior to the commencement of onsite works, a tree survey, including implication assessment
and tree protection plan in accordance with BS5837:2012, shall be submitted to and
approved in writing by the Local Planning Authority. This should also take into account
access and any highways visibility requirements.
Reason for condition:-
To protect the existing trees during development.

8 Implementation of submitted/approved
landscaping scheme
All hard and soft landscaping works shall be carried out in accordance with the approved
details and thereafter retained.  The works shall be carried out within the first planting
season November/March following the commencement of work on site. If within a period of
FIVE YEARS from the date of planting, any tree or plant, or any tree or plant planted in
replacement for it, is removed, uprooted or is destroyed or dies, or becomes in the opinion of
the local planning authority, seriously damaged or defective another tree or plant of the
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same species and size as that originally planted shall be planted at the same place, unless
the Local Planning Authority gives its written consent to any variation.
Reason for condition:-
In the interests of the satisfactory appearance of the development in accordance policy
DC12 of the Adopted Core Strategy and Development Control Policies Development Plan
Document 2009.
This condition will require to be discharged

9 No P.D. for fences, walls etc
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 fences, gates, walls or other means of enclosure as defined
within Class A of Part 2 of Schedule 2 of that Order shall be carried out on the land unless
an appropriate planning application is first submitted to and approved by the Local Planning
Authority.
Reasons for condition:-
a)  To ensure the orderly development of the site.
b)  In the interests of the satisfactory appearance of the development.

10 Inf 2
Occasionally European protected species, such as great crested newts or bats, can be
found during the course of development even when the site appears unlikely to support them
or after an ecological survey has found no previous evidence of them. In the event that this
occurs, it is advised that the developer stops work immediately and seeks the advice of a
suitability qualified ecological consultant.

11 Inf 2
The site is located above a Principal Aquifer. The developer should address risks to
controlled waters from contamination at the site, following the requirements of the National
Planning Policy Framework and the Environment Agency Guiding Principles for Land
Contamination, which can be found here:
https://www.gov.uk/government/publications/managing-and-reducing-land-contamination If
the development proposes to use deep infiltration systems including boreholes and other
structures that by-pass the soil layer we would wish to be re-consulted.
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