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Application for Determination
	Parish
	Wroxham

	
	

	Reference
	BA/2008/0361/FUL
	Target date
	14 January 2009

	
	

	Location
	Burewood House, Beech Road, Wroxham

	
	

	Proposal
	Proposed addition of garden room to dwelling.

	
	

	Applicant
	Mr P Davies

	
	

	Recommendation
	Approve subject to conditions


1
Description of Site and Proposals
1.1
The application site is located on Beech Road in the village of Wroxham. Beech Road is a residential area comprising of many substantial houses within large gardens that lead to the River Bure that runs to the north. The application site comprises of a two and a half storey residential dwelling known as Burewood House, which is situated adjacent to Beech Road at the southern end of a long plot flanked by a group of outbuildings including a double garage, annexe and greenhouse. Within the curtilage, a private dyke runs the length of the plot and forms the western boundary.
1.2
The proposal is to construct a garden room extension to the eastern elevation of the dwelling. This area is currently used as garden and is partially enclosed by a young laurel hedge running perpendicular to the dwelling, which is to remain. The garden room would extend 13.2 metres eastwards from the dwelling and measure 6.2 metres at its widest point. The roof would have three levels; a flat roof across a link from the dwelling, and three dual-pitched slopes at two different heights over the garden room, the highest ridge being 4.1 metres above ground level. 
1.3
The garden room would be connected to the dwelling by a 3.2 metre long lead-covered flat roof link, entering the dwelling approximately 800mm from the north elevation, below the eaves level of a ‘cat-slide’ roof. Existing French doors would provide internal access between the garden room and dwelling.
1.4
The garden room itself would take a symmetrical form on each elevation. The widest central portion would be fully glazed on each elevation and sit beneath a dual-pitched Eternit slate covered roof with glazed gables. Each gable end of this central ridge is proposed to be finished with a decorative sphere. The two side portions would be glazed on the south elevation and sit beneath glazed, hipped roofs 600mm lower than the central ridge, the eastern elevation would also be fully glazed. The walls of the side portions in the north elevation are to be filled with rendered panels, proposed to be painted ‘Terracotta’. On each corner of the various portions stands a simple pillar and, other than the two rendered panels in the north elevation, the rendered surfaces and joinery is proposed to be painted in ‘Oyster White’. 
1.5
The glazing of the garden room’s windows and doors is with small panes with painted timber mullions and transoms. The link between the dwelling and garden room is fully glazed with narrow, vertical panes and smaller square panes above. 
2
Site History

BA/2008/0099/FUL Alterations to existing boathouse to include raising roof pitch and overall re-cladding – Approved with conditions 15/05/08.

BA/2007/0273/FUL Proposed garden room/conservatory – Refused 11/01/2008.

05/06/1861 Conversion of garage loft to form ancillary living accommodation on first floor (Retrospective) – Refused 26/01/2007.

05/06/1244 Reconstruction of ancillary annex to Burewood on Site of demolished building pursuant to approval dated 25/10/92 Ref 20021198 – Approved 29/09/2006.

05/06/0947 Proposed greenhouse – Approved 22/08/2006.

05/05/1550 Conversion and adaption of existing garage block to form garage and store with ancillary floor space to first floor – Approved 06/06/2006.

05/04/0772 Revisions to approved dwelling (retrospective) – Approved 04/06/2004.

05/04/0558 Freestanding walkway adjacent to dyke edge – Refused 28/05/2004.

05/03/0783 New and replacement quayheading - Approved 19/09/2003.

05/02/1198 (1) Demolition of part House (2) Erection of replacement House and One and a half storey dwelling (3) Conversion of part existing house to create two detached garages one with first floor accommodation in roof space (4) Close off two existing vehicle accesses and form two new vehicle accesses (revised proposals) – Approved 25/10/2002.
3
Consultations
Broads Society – It is unfortunate that we could not complete our comments on this application because the designer has neglected to provide adequate information relating to scale and harmony with adjacent properties. We are unable to comment without further information. – Awaiting further comment.
Wroxham Parish Council – No objection.

District Member - Unless it is your intention to refuse, in my view this should be determined by the Broads Authority Planning Committee.

I believe a previous application has already been refused and I’m sure your design officer will have views on this one too. I believe it relates poorly to the existing (recently built) house, in terms of its design, scale and siting. The main house has a variety of hipped and half-hipped roofs and to suggest that the sunroom has a similar roof form appears "discordant".

The Design and Access Statement waxes lyrical about "classical design principles", but this does not help when a classical design is, as a matter of principle, not suitable in this location.

Norfolk Rivers Internal Drainage Board – No objections.

Representations

None received

4
Policies
4.1
Broads Local Plan (saved policies)

Policy H 11 
Extensions and annexes

Extensions and alterations to dwellings and the provision of annexes will be permitted provided the following criteria are met:

a) 
the scale and design of the extension, alteration or annexe would not have a significant adverse effect on the character of the existing dwelling or the surrounding area; and

b) 
the development would not have a significant adverse effect on the privacy and amenity of any adjoining occupiers.

Any annexe should remain integral with the dwelling and before an annexe is permitted the Authority will seek to prevent its use as a separate dwelling by means of a planning obligation or condition.


Policy B 11 
Design

Development will only be permitted if its scale, form, design, external materials and colour would be appropriate to its setting.  New development in the built environment should respect the character and townscape of the area.  New development in the countryside should be appropriately located so as to minimise its visual intrusion in the landscape.

4.2
Broads Core Strategy DPD adopted September 2007

Policy CS 1  
Landscape

Development and changes in land use / management must ensure that all aspects of the environmental and cultural assets of the Broads distinctive landscape are protected, enhanced and restored.  

Proposals should ensure opportunities for positive impacts on the following core assets have been addressed and adverse impacts avoided:

(i) the defining and distinctive qualities of the varied landscape character areas formed by the built and natural environment

(ii) tranquillity and wildness as part of the Broads experience

(iii) the value and integrity of nature conservation interest and

(iv) the character, appearance and integrity of the historic and cultural environment

Opportunities to mitigate the visual impact of currently intrusive features should be sought.

5
Assessment
5.1
The proposal is, in essence, for a single storey extension to the east elevation, taking the form of a predominantly glazed garden room. The key issues to consider are the principle of the development, the design and scale, visual impact and the effect on neighbour amenity. 
5.2
Policy H11 of the adopted Broads Local Plan permits extensions to dwellings providing that the scale and design are appropriate, and there is no adverse impact on the privacy and amenity of neighbouring properties. 
5.3
The single storey form of the building, with a flat-roof link between the main mass of the garden room and the existing dwelling, gives the structure a subordinate appearance proportionate to its addition as an extension and its ancillary use in relation to that of the main dwelling. 
5.4
The ‘neo-classical’ style of the proposal and intentionally subordinate scale and design of the link allow the architectural form of the garden room to stand apart, both physically and aesthetically, from the main dwelling and thus not compete with, nor have a significant adverse impact on, the character of the dwelling.
5.5
The proposed ‘Terracotta’ paint finish for the rendered panels on the north elevation shall complement the red/pink colour of the brickwork of the main dwelling, whilst the proposed ‘Oyster White’ for the remainder of the finishes shall complement the largely glazed structure and the use of timber joinery is an appropriate material for this development.
5.6
In terms of visual impact on the landscape, the proposed garden room would be visible from certain aspects of Beech Road to the east of the property, where the land is higher, and certain aspects from the western bank of the dyke, where the boundary to Burewood House is open. However, the location at the southern extent of the site combined with screening within the garden will prevent the proposed garden room being visible from the River Bure. The subordinate form and appearance, maturing laurel hedge and containment within the established group of buildings at the southern end of the site satisfactorily mitigate the visual impact of the proposal on the local landscape.
5.7
The proposed garden room extends towards the neighbouring dwelling of Longwood, a smaller scale bungalow set back from Beech Road, with the southern elevation approximately in line with the site of the proposed development, albeit at an angle. The land here slopes away towards the east, resulting in the dwelling of Longwood being lower than that of Burewood House and the proposed garden room. The eastern boundary of Burewood House is bordered by a hedge approximately two metres in height, providing a good level of screening between the two dwellings and obscuring views of the garden room from Longwood. The single storey form shall not provide any opportunity for overlooking or loss of privacy to the neighbouring dwelling, and the ancillary nature of the garden room’s accommodation shall not result in any adverse impacts on neighbour amenity.
5.8
The proposed garden room shall add another structure to the southern extent of the plot, where the substantial house, annexe, garage and greenhouse already exist. In order to maintain control in the interest of avoiding over-development of the plot, it is necessary to remove Permitted Development rights that would otherwise allow further development of buildings or enclosures within the curtilage.
6
Conclusion
6.1
The proposal, which is in essence an extension to the existing dwelling, is acceptable in principle and has a design that deliberately does not try to compete with that of the dwelling and gives a complementary, but subordinate appearance which therefore has no adverse effect on the character and appearance of the existing dwelling or the surrounding area. The form of the building, existing levels of screening and ancillary use shall not adversely impact upon neighbour amenity or the local landscape character.
7
Recommendation

 Approve subject to the following conditions:
(i)
Standard time limit.
(ii)
In accordance with submitted plans.
(ii)
Removal of Permitted Development Rights under Schedule 2, Part 1, Class E of the Town and Country Planning (General Permitted Development) Order 2008.

8
Reason for Recommendation

The proposal is considered to be an acceptable form of development that is in accordance with saved Policies B11 and H11 of the adopted Local Plan and Policy CS1 of the adopted Core Strategy.
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