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Introduction 

Ground Designs have been commissioned by Chris Page and Victoria Wilson to 
submit a planning application for a replacement dwelling at 5 Meadow View, The 
Street, Little Barningham, Norfolk. 

The Site and its Surroundings 

The application site is the current bungalow, Caesra which sits centrally on a site of 
1530 sqm.  To the North is the public highway, The Street and the access point to the 
site. There is the Village Hall to the North west corner. To the south is open farmland 

Semi-detached bungalows are located to the east, sited slight forward of the building 
line. A detached two storey dwelling is sited to the west screened by the village hall. 
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Planning History 

On checking  the local authority planning website., the following planning 
applications  are relevant to the site. 

Erection of one and a half storey extension, raising height of existing roof to create 
habitable accommodation including dormer windows, juliet balcony and balconies, 
front porch extension, fenestration changes and erection of detached outbuilding 
Caesarea 5 Meadow View The Street Little Barningham Norwich NR11 7LP 
Ref. No: PF/20/0092 | Received: Thu 16 Jan 2020 | Validated: Thu 30 Jan 2020 | 
Status: Unknown 

Erection of extension and garage/store 
Caesarea 5 Meadow View The Street Little Barningham Norwich NR11 7LP 
Ref. No: IS1/19/1311 | Received: Wed 07 Aug 2019 | Validated: Tue 20 Aug 2019 | 
Status: Advice Given 

One and a half storey extension with juliet balcony on front elevation, balcony to side 
elevation and basement area, raising height of roof of existing dwelling to create 
habitable accommodation at first floor level including 2 no. dormer windows, front 
porch extension and fenestration changes and detached outbuilding 
Caesarea 5 Meadow View The Street Little Barningham Norwich NR11 7LP 
Ref. No: PF/19/0200 | Received: Fri 01 Feb 2019 | Validated: Tue 23 Apr 2019 | 
Status: Withdrawn 

Detached replacement dwelling with accommodation in roof space and detached 
garage following demolition of existing dwelling. PF/21/0036 
Status Refused.  

The Proposals 

The proposals is for a re-submission of the previous application for a replacement 
dwelling for the current dated 1960’s bungalow with a new dwelling with 
accommodation in the roof. The applicants have a growing family that requires 
additional living accommodation to give each child their own bedroom. In particular, 
one son has severe autism and this is the driving reason for the project as he has a 
need for more personal space. 
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https://idoxpa.north-norfolk.gov.uk/online-applications/applicationDetails.do?keyVal=ZZZT5NLNMS698&activeTab=summary
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https://idoxpa.north-norfolk.gov.uk/online-applications/applicationDetails.do?keyVal=ZZZT5NLNMS871&activeTab=summary
https://idoxpa.north-norfolk.gov.uk/online-applications/applicationDetails.do?keyVal=ZZZT5NLNMS871&activeTab=summary
https://idoxpa.north-norfolk.gov.uk/online-applications/applicationDetails.do?keyVal=ZZZT5NLNMS871&activeTab=summary


The existing bungalow is of little architectural worth constructed from brindle brick 
with concrete interlocking tiles. The form of the proposed building is for a double 
gabled frontage with a central dormer and extended roof to create a porch area, which 
adds interest to the street scene. It will be constructed from a quality Norfolk blend 
red facing brick with red clay pantiles, a more vernacular palette of materials.  

The new dwelling sits centrally on the site in the location of the existing bungalow 
and provides separation to the nearest neighbour to the east (an improvement to the 
previous planning application which encroached to the boundary). This will present 
an eaves to the neighbour rather than the current gable therefore reducing impact. The 
neighbour to the west is screened by the village hall and the proposed garage and is 
distanced again presenting an eaves rather than a gable. 
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The height of the bungalow shares the same eaves height as the existing bungalow but 
with a steeper roof pitch of 45 degrees. The height of the new building is circa 1.4m 
higher but on the street scene is a step down from the western two storey neighbour 
down to the bungalow neighbour on the east. 

Th previous application was refused with several failed attempts of dialogue with the 
planning officer and at the specific request that the applicant explore the possibility of 
taking the application for determination at the planning committee even with the local 
member happy to go to committee. The reason for refusal was no compliance with 
Policy HO 8 in that it is seen as a disproportionate increase in scale.  As previously 
stated, with accommodation in the roof the ridge height has increased by 1.4m and the 
property is 5m wider as views on the street scene. This is seen as a step down in form 
from the eastern two storey neighbour. Making a smoother transition in height to the 
single storey bungalow to the western neighbour. 

North Norfolk District Council 2016 Core strategy, yet to be implemented, has a 
replacement policy, Hou 6 for replacement dwellings which prevents replacement 
dwellings that materially increase the impact of the dwelling on the appearance of the 
surrounding  area and would comply with the provisions of Policy ENV 9 ‘High 
Quality Design’. The head of Conservation of Design in his consultation comments 
stated 

“this fresh approach starts from a completely blank canvas and is all the be6er for it. 
Hence, rather than the somewhat compromised results previously achieved, this 
latest proposal involves a 1½ storey property with a more compact H-plan footprint 
and eleva?ons which are decidedly more coherent in their appearance. For this 
reason, and because the exis?ng bungalow is of no par?cular architectural or historic 
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merit, there can now be broad Conserva?on & Design (C&D) support for this 
proposal” 

He also confirmed there is no detrimental effect ton the seKng sta?ng 

we can quickly conclude that the replacement building would not result in any harm 
being caused to the Mannington & Wolterton Conserva?on Area (which derives its 
significance primarily from the wider Mannington & Wolterton estate).  
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Heritage Statement 

A Heritage Statement is required where a development proposal may affect the 
character and appearance of a Conservation Area. Little Barningham does not have a 
conservation area but the site does fall within the Mannington and Wolterton 
Conservation area. The conservation area extends at it’s extremities, 4 miles East to 
West and 2.5 miles North to South. The proposal site is right on the boundary at it’s 
north west most edge.  

It is proposed that the proposal does not affect the character and appearance of  the 
conservation area. The dwelling sits within a village setting replacing an existing 
dwelling so does n’t create a significant impact.  

Planning Statement 

The proposed development is situated in the countryside designated area of Little 
Barningham. Policy SS 2 limits development within the countryside to that which 
essentially requires a rural location and where it is compliant with the specific types 
of development listed in the policy. 

Policy HO 8 permits proposals to extend or replace existing dwellings in the area 
designated as countryside provided that the proposal would not result in a 
disproportionately large increase in the height or scale of the original dwelling and 
would not materially increase the impact of the dwelling on the appearance of the 
surrounding countryside. The increase in ridge height is not seen as disproportionate 
to the building, site and the wider setting. 

Policy EN 4 requires all development to be designed to a high quality, reinforcing 
local distinctiveness. Design which fails to have regard to local context and does not 
preserve or enhance the character and quality of an area will not be acceptable. The 
proposal replaces a 1960’s architecturally bereft building with a new energy efficient 
home, built from a vernacular palette of materials. The twin gables and single central 
dormer adds interest to the street scene. 

As the site is within a conservation area, Policy EN 8 is also of particular relevance.  
Policy EN 8 requires development proposals, including alterations and extensions, to 
preserve or enhance the character and appearance of designated assets, other 
important buildings, structures monuments and landscapes, and their settings through 
high quality, sensitive design. Development that would have an adverse impact on 
their special historic or architectural interest will not be permitted.  

The proposed remodelling of the existing bungalow will help to create a building 
which is more sympathetic to local vernacular materials and the conservation area 
setting. The use of locally distinctive red clay pantiles is more in keeping with the 
neighbouring Mission Hall and adjoining cottages  
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The Head of Conservation and Design has confirmed a positive response on  both 
design and impact on setting so consider the proposal is in compliance  with these 
policies. 

Infrastructure issues 

There are an existing  mains water and electrical connections.  

Foul sewerage will be to an existing septic tank  

Surface water disposal will be to soakaways. 

Biodiversity 

A preliminary ecological appraisal report has been commissioned and supports this 
planning application. No protect species were identified but the siting of bat boxes 
and house sparrow next boxes was suggested and will be implemented. 

Contamination Issues 
There are no known contamination issues. 

Archaeological Issues 

There are no known archaeological issues. 

Access/Vehicular access 

The proposal utilises the existing access onto The Street.  Visibility to the 30 mph the 
public highway is compliant with Highway Standards in both directions. 

Neighbour Impact 

The proposal has improved greatly on the previous submitted scheme reducing the 
24m long wall of development hard unto the boundary to circa 12m distance 3.75m 
from the boundary. The scheme presents a low eaves line to neighbours rather than 
the gable of the current property. There are no first floor windows that overlook either 
neighbour to the east or west, just two high level rooflights to ensuites that offer no 
impact on neighbour privacy. There are two recessed balconies to the rear bedrooms 
that focus views to the south and the open farmland. The overhanging roof precludes 
views to the east and west agin respecting neighbour privacy. 
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Trees 

There are trees  on the site as identified on the block plan but are distanced from the 
development so as not to affect the root protector zones. 

Flood Risk 

The site does not lie in any flood zones as identified by the Environment Agency 

Conclusion  

The proposal seeks to replace a dated 1960’s bungalow of no particular architectural 
or historic interest. Conservation and design have stated they were not against the 
principle of the property being radically reworked. Again, C and D raised no principle 
objection against providing first floor accommodation or introducing front gables, 
dormer and pantiles. The enlarged property sits centrally and set back in a large plot 
respecting neighbours privacy and doesn’t have a detrimental impact on the 
conservation area. The proposal provides for a larger home to help with the care of 
their autistic son in a village location where they have happily lived for many years. 
The increase in height and width to front elevation is not seen as disproportionate 
large and would certainly comply with the new policy HOU8  in that it does not 
detrimentally affect its setting. 
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