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Schedule of Planning Applications       Committee Date: 7 February 2018 
 
Reference: 06/17/0622/F 

Parish: Belton with Browston 
Officer: Mr G Clarke  

       Expiry Date: 09-02-2018 
Applicant: Mr P Needham 
 
Proposal: Five bedroom dwelling 
 
Site:  land at Heath Liveries 
  Browston   
 
 
REPORT 
 
1 Background / History :- 
 
1.1 The application site is an area of land in the north western corner of Heath 

Liveries that is currently used as paddocks, it is bordered by Cherry Lane to the 
north and farm land to the west.  The eastern and southern boundaries adjoin 
paddocks within the remainder of the Heath Liveries site.  There are mature 
hedges along the west and north boundaries that screen the site from Cherry 
Lane, a hedge to the east of the adjoining paddocks obscures the view from 
Browston Lane.  The nearest dwellings to the site are Oak Lodge and Five Acres 
on Cherry Lane, the proposed dwelling will be screened from both of these 
dwellings by existing hedges. 

 
1.2 The use of the land and buildings for livery purposes was originally approved in 

2008 (06/07/1021/F) with further applications for new buildings and revisions to 
the access submitted in 2010. 

 
1.3 The proposal is for the construction of a curved dwelling with a ‘green’ roof that 

will be partly sunken into the sloping paddock area to reduce its impact on the 
surroundings.  The building will have rammed earth walls which will be 
constructed using the soil excavated from the site, the ‘green’ roof will be planted 
with native species and wild flowers. 

 
1.4 The site is outside any area zoned for residential development in the Local Plan 

but the applicants consider that the proposal can be considered under the 
special circumstances listed in Paragraph 55 of the National Planning Policy 
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Framework where a dwelling can be permitted in the countryside due to the 
exceptional quality or innovative nature of the design of the building. 

 
 
2 Consultations :- 

 
2.1 Highways – no objection subject to standard conditions regarding access and 

parking 
 

2.2 Parish Council - no objections subject to neighbours 
 

2.3 Building Control – no adverse comments 
 

2.4 Historic Environment Service - The proposed development site lies within an 
area of cropmarks of enclosures, trackways and fragmentary field boundaries of 
possible late prehistoric to Roman date visible on aerial photographs.  Also 
within the development area and affected by the proposed landscaping lies the 
cropmarks of a ring ditch, probably the remains of a Bronze Age round barrow.  
A pre-determination heritage statement with the results of an archaeological 
evaluation by trial trenching proved that the only feature showing as a cropmark 
which still survives is the ring-ditch.  Consequently there is a very high potential 
that heritage assets with archaeological interest (buried archaeological remains 
of the identified ring-ditch) will be present at the site and that their significance 
will be adversely affected by the proposed development.  

 
If planning permission is granted, we therefore ask that this be subject to a 
programme of archaeological mitigatory work in accordance with National 
Planning Policy Framework para. 141. 

 
2.5 Strategic Planning - The application seeks to develop one detached five 

bedroom dwelling. The application has been submitted as meeting the criteria of 
Paragraph 55 of the NPPF.   

 
Policy CS2 – Achieving Sustainable Growth 

 
The site is located within Browston. Although Browston does not have identified 
village development limits it is an identified as a Tertiary Village in the Core 
Strategy settlement hierarchy. Policy CS2 indicates that 5% of new development 
will take place in the Secondary and Tertiary Villages.  

 
Saved Policy HOU16 – Layout and design of housing proposals 
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The proposal complies with this policy by providing a scheme with a high 
standard of design and a considered layout of the site to incorporate the single 
dwelling.  

 
Policy CS9 – Encouraging well-designed, distinctive places 

 
Policy CS12 – Utilising natural resources 

 
In accordance with the above policies, the proposals aim to offer renewable and 
low carbon energy alternatives.  This includes the use of rammed earth, green 
roof, solar gain and ground source heating. 

 
Additionally the site has been submitted under NPPF Paragraph 55 – (This 
supports isolated homes in the countryside in special circumstances, such 
as “exceptional quality or innovative nature of the design of the dwelling”).  
The proposals are for an innovative building, which is sensitive to the local area, 
particularly through its one storey design with limited visibility from the public 
highway.  The building design appears to be of high architectural standard and 
will enhance the immediate setting, although subtly.  The design has been 
proposed to be almost invisible from the public highway, utilising the existing 
slope of the site and creating a green roof of wildflower and grasses mix, this is 
highly sensitive to the local area and respects the otherwise rural setting.   

 
From a strategic planning point of view there is no objection to this proposal. 

 
2.6 Neighbours – one letter of objection has been received (copy attached), the 

reasons for objection are that previous applications for dwellings in the area 
have been refused and that if approval is granted because it is a ‘special’ 
property it makes a mockery of the system. 

 
3 Policy :- 
 

National Planning Policy Framework 
 
3.1 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 
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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 Paragraph 63 
 

In determining applications, great weight should be given to outstanding or 
innovative designs which help to raise the standard of design more generally in 
the area. 

 
3.3 Great Yarmouth Local Plan: Core Strategy 
 
3.4 Policy CS9 – Encouraging well-designed, distinctive places 
 

High quality, distinctive places are an essential part in attracting and retaining 
residents, businesses, visitors and developers.  As such, the Council will ensure 
that all new developments within the borough:  

 
a) Respond to, and draw inspiration from the surrounding area’s distinctive 

natural, built and historic characteristics, such as scale, form, massing and 
materials, to ensure that the full potential of the development site is 
realised; making efficient use of land and reinforcing the local identity  

 
b) Consider incorporating key features, such as landmark buildings, green 

infrastructure and public art, which relate to the historical, ecological or 
geological interest of a site and further enhance local character  

 
c) Promote positive relationships between existing and proposed buildings, 

streets and well-lit spaces, thus creating safe, attractive, functional places 
with active frontages that limit the opportunities for crime  
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d) Provide safe access and convenient routes for pedestrians, cyclists, public 
transport users and disabled people, maintaining high levels of 
permeability and legibility  

 
e) Provide vehicular access and parking suitable for the use and location of 

the development, reflecting the Council’s adopted parking standards  
 

f) Seek to protect the amenity of existing and future residents, or people 
working in, or nearby, a proposed development, from factors such as 
noise, light and air pollution and ensure that new development does not 
unduly impact upon public safety  

 
g) Conserve and enhance biodiversity, landscape features and townscape 

quality  
 

h) Minimise greenhouse gas emissions and the risk of flooding, through the 
use of renewable and low carbon energy and efficient site layouts and 
building designs, in accordance with Policy CS12  

 
i) Fulfil the day-to-day social, technological and economic needs of 

residents, visitors and businesses by ensuring the provision of capacity for 
high speed digital connectivity, suitable private and communal open 
space, cycle storage and appropriate waste and recycling facilities  

 
Applicants are encouraged to engage with the Council’s Development Control 
section early on in the design process through pre-application discussions to 
help speed up the planning process and ensure that the selected design is the 
most appropriate for the site. 

 
3.5 Policy CS12 – Utilising natural resources 
 

The use and protection of natural resources is essential to the overall quality of 
life of the Borough and to support wider social and economic sustainability 
objectives.  This will be achieved by:  

 
a) Ensuring that all new non-residential developments maximise the level of 

energy efficiency achieved through passive design and construction 
techniques, and with appropriate consideration given to the reduction of 
construction waste, siting, massing, orientation, internal design, use of 
materials, insulation and heat recovery  

 
b) Encouraging all new non-residential developments to incorporate an 

element of renewable, low carbon energy in the final scheme  
 

c) Supporting stand-alone renewable or low carbon energy schemes for 
biomass, marine, waste and solar where available and acceptable in terms 
of scale, massing and height, taking account of the impact on amenity, 
biodiversity and landscape and architectural character. Proposals for wind 
energy schemes will be considered against national planning policy. In 
preparing the Development Policies and Site Allocations Local Plan the 
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potential areas suitable for wind energy will be considered and the plan will 
identify any suitable areas  

 
d) Supporting proposals that strengthen the development of the borough as a 

centre for renewable energy and green industries  
 

e) Working with water utility providers, the Environment Agency and other 
key partners to ensure that new developments (including their phasing) 
match the provision of water supply and waste water/sewerage treatment 
capacity without adverse effects on the integrity of designated nature 
conservation sites  

 
f) Encouraging all new non-residential developments to use water prudently 

and make greater use of existing and emerging water recycling and 
storage technologies, as part of a wider Sustainable Drainage Scheme 
(SuDS)  

 
g) Recognising the need to protect the best and most versatile agricultural 

land as a valuable resource for future generations and minimising its loss 
to development, in accordance with Policy CS6  

 
h) Consulting with the Mineral Planning Authority on relevant planning 

applications in those parts of the borough that have been identified as 
consultation areas through the Norfolk Minerals and Waste Plans to 
safeguard mineral resources and ensure that existing mineral operations 
are not prejudiced  

 
i) Promoting the use of secondary and recycled aggregates in all new non-

residential developments, in accordance with the Norfolk County Council 
Minerals and Waste Plans 

 
4 Assessment :- 
 
4.1 The area of land where the dwelling is proposed to be built slopes down from 

north to south, the proposal is to excavate part of the site so that the rear of the 
dwelling will be below ground level with the ‘green’ roof extending over the 
dwelling to make the dwelling blend into the site when viewed from Cherry Lane 
to the north.  The dwelling will be single storey with all of the windows on the 
south side to make the most of solar gain and views over the paddocks to the 
south.  The dwelling will be constructed with rammed earth walls using the soil 
excavated from the site, the excavated soil will also be used for the roof.  There 
will be timber cladding to some of the exterior walls and the overhanging parts of 
the roof. 

 
4.2 The dwelling will be heated using a ground source heat pump and solar gain 

through the south facing glazing and this together with the building being sunk 
into the site and the rammed earth walls will make it very energy efficient. 
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4.3 The site is within an area of archaeological interest and the Historic Environment 

Service (HES) requested that an archaeological evaluation should be carried out 
using trial trenching prior to determination of the application.  This work has been 
carried out and shows that there is a potential that heritage assets will be 
present at the site, the HES has no objection to the development proceeding 
subject to a standard archaeological condition if planning permission is granted. 

 
4.4 The site is outside any area zoned for new housing in the Local Plan and where 

applications for new dwellings have been refused as contrary to Local Plan 
Policy.  Government advice in the National Planning Policy Framework generally 
supports this policy by stating in paragraph 55 that local planning authorities 
should avoid new isolated homes in the countryside unless there are special 
circumstances.  One of the special circumstances that can be taken into account 
is whether the proposed dwelling is of exceptional quality or innovative design.  It 
goes on to say that such a design should: a) be truly outstanding or innovative, 
helping to raise standards of design more generally in rural areas, b) reflect the 
highest standards in architecture, c) significantly enhance its immediate setting 
and d) be sensitive to the defining characteristics of the local area. 

 
4.5 According to the supporting statement submitted with the application there is 

only one other dwelling in Norfolk that has been built using the rammed earth 
technique and this use of innovative materials together with the unusual design 
will result in a dwelling that will be unique within the borough.  The site for the 
dwelling is currently used as grazing paddocks for horses and is not of any great 
landscape importance and the appearance will be enhanced by such a 
distinctive design.  The dwelling will be set within the slope of the site and will not 
have any adverse effect on neighbours or the character of the area. 

 
4.6 Taking the above into account it is considered that although the site is outside an 

area where housing would normally be allowed, the quality of the design 
conforms with the requirements of Paragraphs 55 and 63 of the NPPF.  If the 
application is approved it should be subject to conditions ensuring the building is 
built to the approved design and using the form of construction and materials 
described in the details submitted with the application. 

 
5 RECOMMENDATION :-  
 
5.1 Approve – the proposal complies with Paragraphs 55 and 63 of the NPPF and 

the aims of Policies CS9 and CS12 of the Great Yarmouth Local Plan: Core 
Strategy. 
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