
 

 

 

 

 

 

 

ITEM: RECOMMENDATION: REFUSAL
REF NO: 3PL/2019/0630/F CASE OFFICER Lisa ODonovan

LOCATION: GARVESTONE APPNTYPE: Full
Land Adjacent Chase End POLICY: Out Settlemnt Bndry
Batemans Lane ALLOCATION: N
Garvestone CONS AREA: N

APPLICANT: Mrs K Kennedy
Care of Agent

LB GRADE: N

AGENT: EJW Planning Limited
Lincoln Barn Norwich Road

TPO: N

PROPOSAL: Construction of detached self-build eco-dwelling

REASON FOR COMMITTEE CONSIDERATION

The application is brought to Planning Committee at the request of the Ward Representative.

KEY ISSUES

Principle
Impact on the character and appearance of the area
Impact on the setting of the adjacent listed building
Amenity impact
Highway safety
Ecological impact
Trees

DESCRIPTION OF DEVELOPMENT

The application seeks permission for the erection of a one and half storey, three bed dwelling which will be
sited behind an existing single storey outbuilding which is proposed for retention for use as a garage,
ancillary to the new dwelling.  It is proposed to construct the dwelling using render and natural timber
cladding and a slate roof.  An existing access point will be utilised.

SITE AND LOCATION

The site is currently laid to grass but doesn't relate as garden land as described.  It is bounded by trees and
mature hedgerows.  The lies adjacent to the Reymerston Conservation Area and Church Farm which is a
Grade II listed building.  There are dwellings to the north, east and west of the site with agricultural land to
the south.

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.10 Natural Environment
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

GARVESTONE P C
The Parish Council has no objections to this application but would like to request that two conditions be
given: that contractor vehicles are parked on the site during the works, not on the road, and that the CPRE
light pollution guidelines are adhered to, namely "In order to minimise light pollution, we recommend that any
outdoor lights associated with this proposed development should be: 1) Fully shielded (enclosed in full cut-off
flat glass fitments) 2) Directed downwards (mounted horizontally to the ground and not tilted upwards) 3)
Illuminated on only when needed (no dusk to dawn lamps) 4) White light low-energy lamps (LED, metal
halide or fluorescent) and not orange or pink sodium sources"
NORFOLK COUNTY COUNCIL HIGHWAYS
The site is located in a village with limited services and amenities and therefore any residents of this dwelling
would have a high reliance on travelling by car. If you are minded to grant approval please include the
suggested conditions and an informative.

BRECKLAND COUNCIL - PLANNING COMMITTEE - 2nd September 2019

COMREPORT (ODB-Ocella One Click Agenda/Officer report)



 

 

 

- Vehicular crossing over the verge to be constructed in accordance with the detailed scheme to be agreed.
- Means of obstruction restriction.
- Visibility splays to be provided.
- Access, parking and turning area to be provided and retained,
CONTAMINATED LAND OFFICER
I have considered the application and would not raise any contaminated land comments based on both the
accuracy of the information provided and the current records of contaminated land issues we hold to date.
ECOLOGICAL AND BIODIVERSITY CONSULTANT
The Preliminary Ecological Appraisal report (Eco-check; May 2019) is fit for purpose. Due to the scale of the
proposed works and the low risk of potential impacts on individual great crested newts (if present) we agree
that safe working practices with regards to great crested newts must be implemented. The report does not
mention the culvert shown on the Tree Constraints Plan with 3m Buffer Zone. If the culvert shown on the
plans is to be created this must be undertaken under the supervision of an ECoW. The installation of the post
and rail fence 3m off the ditch bank must be overseen by the ecologist. No works (including vegetation
clearance) must be carried out within the 3m buffer during and post-construction. As stated in the PEA report
The grassland within the site must be kept mown short and a destructive search of stored materials should
be undertaken to ensure any site works do not impact on foraging great crested newts and other amphibians.
A great crested newt method statement including measures outlined in principle in section 8 of the
Preliminary Ecological Appraisal report (Eco-check; May 2019) needs to be produced and the works must
proceed in accordance with this document to reduce the likelihood of impacts on great crested newts. We
agree with the measures proposed in section 8 and 10 of the report to reduce the likelihood of impacts on
other protected species to acceptable levels. If you are minded to approve this application, we recommend
that you condition the following: The proposed development must proceed in accordance with the mitigation
measures outlined in section 8 and 10 of the Preliminary Ecological Appraisal report (Eco-check; May 2019).
Great crested newt method statement No development shall take place (including any demolition or ground
works or site clearance) until a method statement for great crested newts has been submitted to and
approved in writing by the local planning authority. The works shall be carried out strictly in accordance with
the approved details. Biodiversity Enhancement Prior to the commencement of development, a biodiversity
enhancement plan shall be submitted and approved in writing by the local planning authority, detailing the
enhancement measures for biodiversity on site outlined in principle in section 9 of the Preliminary Ecological
Appraisal report (Eco-check; May 2019). The biodiversity enhancement plan should include numbers and
locations of bird boxes, bat boxes, habitat enhancements including 3m vegetated buffers. The measures
shall be carried out strictly in accordance of the approved scheme.
TREE AND COUNTRYSIDE CONSULTANT
No objection subject to condition.
HISTORIC BUILDINGS CONSULTANT
No objection.
ENVIRONMENTAL HEALTH OFFICER
There are no objections or comments on the grounds of Environmental Protection, providing the
development proceeds in line with the application details.

ENVIRONMENTAL HEALTH OFFICERS No Comments Received

REPRESENTATIONS
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Site notice erected: 13-06-2019
Initial consultations issued: 10th and 11th June 2019

One representation of support received.

ASSESSMENT NOTES

1.0  Principle

1.1  The application seeks permission for the erection of one self build dwelling on land outside of the
Bradenham settlement boundary.  For this reason the proposal conflicts in principle with Policies DC02 and
CP14 of the Core Strategy and Development Control Policies Development Plan Document, (2009), which
seek to focus new housing within defined Settlement Boundaries.  However, as the Council cannot currently
demonstrate a 5 year supply of housing land, policies in respect of the supply of housing cannot be
considered to be up-to-date and can be given little weight.  The application is therefore assessed against the
benefits provided in relation to the sustainable development tests as set out in the NPPF.

1.2  The NPPF identifies three dimensions of sustainable development:

- 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.

1.3  Paragraph 8 of the NPPF also stresses that these roles should not be undertaken in isolation because
they are mutually dependent; therefore a balanced assessment against these three roles is required.

1.4  In terms of the economic criteria, the proposal would provide one new dwelling and would therefore
make a 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  Socially, the village of Reymerston is classified in Policy SS1 as a rural settlement which are villages that
are usually dependent on higher order settlements for access to services and facilities.    In this case, whilst
Garvestone is approximately 1.2 miles away, Garvestone itself does not benefit from many services and
facilities, those present being a primary school and a village hall.  Therefore, there will be a need for future
occupiers to travel further afield for day-to-day services such as shopping and doctors proivision.  The
nearest Market Town with ample services would be Dereham approximately 6 miles to the north.  Given this
distance and the narrow country roads leading to the town the likelihood of future occupiers walking or
cycling this distance is minimal.  Whilst it is acknowledged that there are two public transport services
running from Dereham Road, linking the village to Norwich (Semmence - route 15 (Weds only) and Dereham
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(Coach Services - route 17 (Tue and Fridays only), these are limited services running once on their
respective days only, therefroe unlikely to be used for trips to school or by people in work.  The bus stops are
also 0.7miles away from the site, therefore the likelihood of future occupiers walking this, particularly in the
winter months or inclement weather is mimimal.     Whilst the NPPF recognises that opportunities to
maximise sustainable transport solutions will vary between urban and rural areas, in this instance the
distances between the site and the nearest serviced villages/towns is considered too great to warrant new
development.

2.0  Impact on the character and appearance of the area

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 CP11 seeks the protection and enhancement of the landscape for the sake of its intrinsic beauty
and benefit to the rural character.  Development should have particular regard to maintaining the aesthetic
and biodiversity qualities of natural and man-made features within the landscape, including consideration of
individual or groups of natural and man-made features such as trees, hedges and woodland or rivers,
streams or other topographical features.

2.3  Policy DC16 requires all new development to achieve the highest standard of design. 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.

2.4  Whilst it is acknowledged that there are dwellings sited to the east and west of the site, the eastern end
of Bateman's Lane is characterised by more sporadic development with Chase End being the last dwelling of
this end.  The site is rural in character and, despite the presence of an outbuilding and dwellings, one of
which being a farmhouse in the immediate vicinity, the area is verdant with open fields and established trees
and vegetation surrounding the site.  Although arguments could be made that the development/site could be
deemed as infill it is considered, in this instance, that this is not the case given the large separation distance
between it and the adjacent properties. The proposal would appear as a sporadic development which would
encroach into the openness of the countryside, eroding the rural qualities of the area. In addition to the
impact of the proposed development, it is also necessary to consider the visual impacts of the residential use
such as vehicle movements and parking, domestic cultivation and items such as garden furniture and
washing lines. These factors would also detract from the open and rural character of the area.

2.5  In terms of the referenced 'eco-dwelling' element, no detail has been provided in terms of how the
dwelling would be 'eco' therefore no great weight has been given to this element within the assessment.  In
terms of the design, this is considered to be modest and respectful of the area, its siting behind the existing
outbuilding will also help to limit its streetscene impact and the resulting plot size will be spacious, therefore it
won't relate as a cramped form of development.

2.6  In light of the above factors, the proposal is not considered to accord with the environmental role of
sustainable development or policies CP11 or DC16 of the adopted Local Plan.

3.0  Impact on the setting of the adjacent listed building (Church Farm)

3.1  Any decisions relating to listed buildings must address the statutory considerations of the Planning
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(Listed Buildings and Conservation Areas) Act 1990, in particular sections 66, 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.

3.2  The significance of the listed building derives principally from its historic fabric, architectural features and
setting.

3.3  The site is a considerable distance away from these heritage assets with mature, well established
boundary treatments between.  As such, there will be minimal obstruction of views resulting from the
development.   Accordingly, it is considered that the scheme would preserve the special interest/setting of the
listed building and that the proposal is acceptable in these terms having regard to the requirements of section
66 of the Planning (Listed Buildings & Conservation Areas) Act 1990.

3.4 The Historic Buildings Officer raised no objection.

4.0  Amenity impact

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 dwelling has been situated a good distance away from the existing dwelling known as Chase End to
the east and the separation distance between it and Church Farm to the west is significant.  These factors
alongside the modest scale of the dwelling proposed will ensure that overlooking/loss of privacy and over
dominance are not significant, adverse factors.  Additionally, the spacious nature of the site and distances
between neighbouring boundaries will also help to ensure that overshadowing will not occur.  The proposal
also provides the resulting dwelling with a very generous amount of private garden area.  As a result of these
factors, the proposal is considered to accord with Policy DC1 of the Local Plan and paragraph 127(f) of the
NPPF (2019).

5.0 Highway safety

5.1 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.  Paragraph 108 of the NPPF
is also relevant.

5.2  The proposal provides a sufficient parking and turning space within the site.  Norfolk County Council
Highways Department was consulted and they advised that the site is located in a village with limited
services and amenities and therefore any residents of this dwelling would have a high reliance on travelling
by car.  If you are minded to grant approval please include conditions requiring the vehicular crossing over
the verge to be constructed in accordance with a scheme to be agreed; restricting any access gates or
means of obstruction; visibility splays to be provided; the access, parking and turning area to be provided
and retained as shown.  These will be attached to any approval.

6.0 Ecological Impact

6.1 Policy CP10 seeks the enhancement of biodiversity and geodiversity in the district.  There is an
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expectation that development will incorporate biodiversity or geological features where opportunities exist.

6.2  The application was supported by a Preliminary Ecological Appraisal and Impact Assessment which
highlighted that the northern boundary is a suitable commuting route for great crested newts. It was not
originally clear if the proposed 3 metre buffer from the northern boundary as recommended in the report
would be adhered to throughout construction and post-construction.   Following confirmation from the agent
and a plan indicating the buffer was submitted, the Ecology Team advised that the Preliminary Ecological
Appraisal report (Eco-check; May 2019) is fit for purpose.  Due to the scale of the proposed works and the
low risk of potential impacts on individual great crested newts (if present) it is agreed that safe working
practices with regards to great crested newts must be implemented. The report does not mention the culvert
shown on the Tree Constraints Plan with 3m Buffer Zone. If the culvert shown  on the plans is to be created
this must be undertaken under the supervision of an ECoW. The installation of the post and rail fence 3m off
the ditch bank must be overseen by the ecologist. No works (including vegetation clearance) must be carried
out within the 3m buffer during and post-construction.

6.3  As stated in the PEA report the grassland within the site must be kept mown short and a destructive
search of stored materials should be undertaken to ensure any site works do not impact on foraging great
crested newts and other amphibians. A great crested newt method statement including measures outlined in
principle in section 8 of the Preliminary Ecological Appraisal report (Eco-check; May 2019) needs to be
produced and the works must proceed in accordance with this document to reduce the likelihood of impacts
on great crested newts. The measures proposed in section 8 and 10 of the report to reduce the likelihood of
impacts on other protected species to acceptable levels are accepted.  Conditions in respect of: the
mitigation measures suggested; no development to commence until a great crested newt method statement
has been provided; and submission of a biodiversity enhancement plan are therefore proposed.

6.4  In light of the above, the application is considered to have due regard to Policy CP10.

7.0  Tree implications

7.1  Policy DC12 seeks to preserve the District's trees, hedgerows and other natural features and secure
appropriate landscaping schemes to mitigate the impact of, and complement, new development.

7.2  The application was supported by a tree survey, implications assessment and method statement.  The
Tree and Countryside Officer was content with the contents of the report and raised no objection to the
scheme subject to a condition requiring work on site to take place in accordance with this detail.  In light of
this, the proposal is considered to have due regard to Policy DC12.

8.0  Conclusion

8.1  In terms of the overall planning balance of the scheme the harm identified above in respect of the
sustainability of the location as well as the character impact are considered significant and demonstrable in
this instance and therefore outweigh any benefits.

8.2  Under paragraph 61 of the National Planning Policy Framework (2012) Councils are required to plan for
people wishing to build their own homes. This can be a material planning consideration for this application as
self-build has been identified as the method of delivering the site. Whilst an indication of self-build has been
given by the applicant it should also be noted that at this stage it cannot be certain that the method of
delivering this site will be self-build and in the instance of this application the other material planning
considerations detailed above are of greater significance.
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8.3  In light of the above assessment, the application is recommended for refusal.

RECOMMENDATION

That planning permission be REFUSED for the following reasons:

REASON(S) FOR REFUSAL

1 Unsustainable location
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
reasons, the Local Planning Authority is of the view that the proposal would not represent a
sustainable form of development, 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 (2018).

2 Character and appearance
The Local Planning Authority considers that the introduction of a dwelling in this location
where residential development is limited would detract from the open/rural character of the
area generally, and would not relate as a logical extension to any existing settlement
boundary.  As such the proposal would conflict with Core Strategy Policies DC16 and CP11
and the guidance at paragraph 127 of the NPPF, which seek to safeguard the intrinsic
beauty of the countryside and protect valued landscapes.
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