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Schedule of Planning Applications          Committee Date: 21 June 2017

Reference: 06/17/0254/F
Parish: Burgh Castle
Officer: Mr G Clarke

Expiry Date: 04-07-2017
Applicant: Mr & Mrs Saunders

Proposal: Demolition of existing residential dwelling and replacement with new 
residential dwelling

Site: Sunnydale
Mill Road
Burgh Castle

REPORT

1. Background / History :-

1.1 The application site is on the western side of Mill Road, the site is just under 0.5 
hectare in area with an existing house which is sited towards the road frontage,
there is a field to the south and caravans on part of Breydon Water Holiday 
Park adjoining the west and north boundaries.

1.2 An area of land at the west end of the site was granted planning permission for 
the storage of up to 18 caravans in 1996 (06/96/0785/CU).

2 Consultations :-

2.1 Highways – no objection subject to a condition requiring a visibility splay across 
the site frontage.

2.2 Parish Council – no reply.

2.2 Strategic Planning – no comment.

2.3 Local residents – two comments have been received, one supports the 
application and one objects, copies of the comments are attached. 
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3 Policy :-

3.1 National Planning Policy Framework - Paragraph 55

To promote sustainable development in rural areas, housing should be located 
where it will enhance or maintain the vitality of rural communities. For example, 
where there are groups of smaller settlements, development in one village may 
support services in a village nearby. Local planning authorities should avoid 
new isolated homes in the countryside unless there are special circumstances 
such as:

the essential need for a rural worker to live permanently at or near their
place of work in the countryside; or

where such development would represent the optimal viable use of a
heritage asset or would be appropriate enabling development to secure
the future of heritage assets; or

where the development would re-use redundant or disused buildings and
lead to an enhancement to the immediate setting; or

the exceptional quality or innovative nature of the design of the dwelling.
Such a design should:

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

– reflect the highest standards in architecture;
– significantly enhance its immediate setting; and
– be sensitive to the defining characteristics of the local area.

3.2 POLICY HOU20

REPLACEMENT DWELLINGS IN THE COUNTRYSIDE (OUTSIDE THE 
URBAN AREAS OF GREAT YARMOUTH, GORLESTON AND BRADWELL 
AND THE VILLAGE DEVELOPMENT LIMITS SHOWN ON THE PROPOSALS 
MAP) WILL BE PERMITTED PROVIDED THAT:

(A) THE EXISTING DWELLING IS HABITABLE;

(B) THE PROPOSED REPLACEMENT IS OF SIMILAR OR IMPROVED 
DESIGN AND CHARACTER TO THE EXISTING DWELLING AND 
SYMPATHETIC TO ITS SURROUNDINGS;
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(C) EXCLUDING PROVISION OF A GARAGE OR OUTBUILDINGS, THE 
AMOUNT OF ADDITIONAL FLOORSPACE CREATED IS NOT 
GREATER THAN 10% OF THE EXISTING DWELLING;

(D) THE REPLACEMENT DWELLING IS LOCATED ON, OR IMMEDIATELY 
ADJACENT TO, THE SITE OF THE EXISTING DWELLING AND WITHIN 
ITS CURTILAGE;

(E) THERE IS NO INCREASE IN THE NUMBER OF DWELLINGS; AND, 
WHERE APPROPRIATE

(F) THE BUILDING IS NOT INCLUDED IN THE STATUTORY LIST OF 
BUILDINGS OF SPECIAL ARCHITECTURAL OR HISTORIC INTEREST.

(Objective: To allow the replacement of unsatisfactory dwellings subject to 
environmental considerations.)

4 Assessment :-

4.1 There is an existing house on the site that is in habitable condition but which 
would require considerable alteration and updating to make to bring it up to a 
modern standard of accommodation.  Policy HOU20 which is a saved policy 
from the Great Yarmouth Borough-Wide Local Plan allows replacements for 
existing dwellings in the countryside but has criteria that limit the size, design 
and siting of the new dwelling.  

4.2 The dwelling is on a substantial plot with no immediate neighbours and it would 
be very difficult to refuse an application for large extensions that would greatly 
exceed the floorspace limitation imposed by criterion (c) of the policy.  The 
applicants have considered extending the dwelling which would allow them to 
have a larger dwelling without having to conform to Policy HOU20 but this 
would leave them with an older core to the house with modern attachments and 
the dwelling would still be close to the road.

4.3 Instead of trying to get around the Policy by adopting this approach they have 
resolved to apply for a new dwelling sited further back on the site using the part 
of Paragraph 55 of the National Planning Policy Framework (NPPF) that allows 
new dwellings under special circumstances one of which is the exceptional 
quality or innovative nature of the design of the dwelling.

4.4 The design of the house includes a central round tower which is intended to 
reflect the towers of the Roman fort with the main part of the building being flat 
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roofed with two storey and single storey sections.  The external finish will be a 
mixture of cladding and render and the whole house will be constructed to the 
highest standard of insulation and sustainability. It is considered that the 
proposed design is of exceptional quality and that it is an acceptable form of 
development of the type that is allowed under the terms of Paragraph 55 of the 
NPPF.

5 RECOMMENDATION :-

5.1 Approve – the dwelling complies with the requirements of Paragraph 55 of the 
NPPF.
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