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	Parish
	Oulton Broad

	
	

	Reference
	BA/2008/0386/FUL
	Target date
	23 February 2009

	
	

	Location
	Plot adjacent to 31 Romany Road

	
	

	Proposal
	Erection of detached dwelling with detached garage and workshop

	
	

	Applicant
	Mr Peter Waller

	
	

	Recommendation
	That the application be refused


1
Description of Site and Proposal 

1.1
The application site is located within the curtilage of the residential dwelling at 31 Romany Road, Oulton Broad. The site comprises an elongated plot which slopes gradually down away from the detached two storey residential dwelling sited near Romany Road and replicates the pattern of development along Romany Road, with large detached residential dwellings set in substantial grounds sited near to the road.

1.2
The proposal is for the subdivision of the plot and erection of a one and half storey detached residential dwelling and separate garage to be sited to the south of the site.

 1.3
Access is to be provided via a lane which serves the neighbouring property to the south and acts as the boundary between two Local Planning Authorities in Waveney District Council and the Broads Authority.  

1.4       The site is located within Oulton Broad Conservation Area.
2
Site History

2.1
BA/2007/0236/FUL Erection of dwelling Refused 8 February 2008.
3
Consultations


Oulton Parish Council – No response.

Broads Society – No response.

Ward Councillor (Sandra Keller) – This application can be determined under delegated powers. 

Ward Councillor (Colin Law) – This application should be determined by the Planning Committee. If this type of structure is a first in the area then it should be reviewed and approved by the planning committee.

           Suffolk County Council Rights of Way – Object to the application. This proposal will affect Lowestoft Public Footpath 33 as the proposed vehicular access is via the Public Rights of Way causing potential damage to the surface of the route and impairing safety of members of the public using it on foot.    

Representations

Two letters of representation have been received from neighbouring properties objecting to the application on the following grounds 

· Would result in an increased risk to pedestrians using the public footpath.
· Is contrary to Broads Authority policies including Conservation Area policies.
· Design is out of character with area.
· Would result in a negative environmental impact.
4
Policies 

4.1
Suffolk Structure Plan (adopted 2001) (saved policy)


Policy ENV 21 – The overall strategy for the Broads is:

(a)
to protect and conserve the landscape, waterways and wildlife of the area from inappropriate uses and development;

(b)
to protect and enhance the built environment by only allowing development which is appropriate in location, scale and form;

(c)
to allow the development of new facilities for informal recreation and holidays only in locations and on a scale which will not damage the ecological and landscape qualities of the area and its built environment;

(d)
to give priority to the conservation and enhancement of the Broads landscape, waterways, water quality and wildlife over other considerations in the determination of development proposals; and

(e)
to consider development proposals having regard to the social and economic well being of the area.


Proposals for development inconsistent with the above and/or policy ENV7 will not be acceptable.

4.2
Adopted Core Strategy DPD


Policy CS 1 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.

Policy CS5 Key buildings, structures and features which contribute to the Broads’ character and distinctiveness will be protected from inappropriate development or change and enhancements which maintain the overall cultural heritage value of an area will be encouraged through: 
(i) 
the identification of locally important assets and their context through the cultural heritage strategy and the landscape character assessment and by applicants in their design statements;

(ii)
the revision of the statutory list and the preparation and adoption of a local list published in a Supplementary Planning Document; 

(iii)
 the repair and appropriate re-use of buildings and structures of historic, architectural, cultural or landscape value where the repair and/or use would not be detrimental to the character, appearance or integrity of the building or structure, its context or setting; 

(iv) 
encouraging the highest standard of design to protect existing assets and add to the future cultural heritage value of the locality.

4.3
Broads Local Plan (saved policies)


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.


Policy H 2 – New dwellings outside the development boundaries


Outside the development boundaries as defined on the Proposals Map Insets, residential development will not be permitted except in the circumstances set out in Policies H3, H5, H6, H7, H9, H12, H13 or TR11.


Policy B 7 – New development in Conservation Areas


Development in Conservation Areas will be permitted if it would preserve or enhance the character or appearance of the Conservation Area.

5
Assessment 


Principle

5.1
The site lies outside of the development boundary for Oulton Broad. Saved Policy H2 of the adopted Broads Local Plan does not allow for new residential dwellings outside of development boundaries unless required in support of agriculture/forestry operations or boatyards and other tourist industries. This approach is consistent with national guidance which sets a presumption against new development outside development boundaries. The applicant has failed to submit any relevant supporting information in relation to the need for a new residential dwelling on the site in line with the above criteria and therefore the principle of the development is contrary to the policies of the adopted Broads Local Plan.  
           The applicant has argued that the development is in accordance with Local Plan policies of the neighbouring Local Planning Authority which the site abuts and where similar subdivisions have been allowed. However the site lies within the jurisdiction of the Broads Authority Executive Area and is therefore subject to the planning policies of this Local Planning Authority.

Impact on the Conservation Area

5.2
There is a clear cut difference in scale between the large older properties set well back from the broad on higher wooded ground, the boat houses at the water’s edge and the inter-war and post-war properties in between. This gradation of scale and the extensive tree cover are particular attributes in this part of the Conservation Area.

5.3
The Oulton Broad Study (commissioned by the Broads Authority 1989 – 1991) examined all aspects of the area and recommended a set of policies and proposals aimed at conserving and enhancing both the natural beauty of the area and enhancing the attractiveness of the built environment.  One of its recommendations was that, in order to maintain the character and appearance of the residential areas of this part of the settlement, infill development in the gardens of existing houses should not normally be permitted.

5.4
The general character in the immediate area of the application site is largely defined by detached houses, constructed throughout the 20th century in long plots of varying widths running down towards the water at the broad.  These comparatively generous (if narrow) gardens make a positive contribution to the character of the area by providing a valuable contrast with the tightly knit pattern of housing which is now characteristic of the area.  

5.5
Whilst Policy B 7 states that ‘Development in Conservation Areas will be permitted if it would preserve and enhance the character or appearance of the Conservation Area’, the subdivision of this plot is not considered to be acceptable in the context of this policy as it would:
· disturb the pattern of development in this part of the Conservation Area; 

· reduce the amount of open space;
· adversely affect the character of the Conservation Area;
· adversely affect the amenity of the existing dwelling.

The proposal is therefore contrary to Policy B7.

Design

5.6
The proposed design is a standard timber chalet of 11/2  storeys in height and balcony and veranda to the front. The design pays no reference to any of the neighbouring properties or the character of this part of Oulton Broad and is visually inappropriate.

5.7
The materials proposed are considered out of character with the surrounding area in terms of the existing dwellings, although there is no objection to them per-se. When coupled with the detailed design, the combination of form, mass and materials resemble more an ancillary building.

5.8
It is noted that the neighbouring houses are of a variety of styles. However, they are consistent in that they are large dwellings in large plots and where sub-division has occurred this has been by the creation of a parallel rather than rear sub-division.

5.9
The combination of the unsympathetic design and materials, and treatment of the sub-division, would have an adverse impact on the character and appearance of this part of Oulton Broad and the proposal is therefore contrary to Policy B11 of the Broads Local Plan.


Vehicular Access
5.10
The site is proposed to be accessed via Lowestoft Public Footpath 33 which already serves an established residential property. DEFRA Rights of Way Circular (1/08) sets guidance for Local Planning Authorities and discourages developers from using footpaths, bridleways or restricted byways for vehicular access.   An intensification of vehicular use of this Right of Way would cause potential damage to the surface of this path and impair the safety of members of the public using it on foot. 
6
Recommendation


That the application be refused on the following grounds:
1.
The site lies outside of the development boundary where the principle of the erection of a residential dwelling is considered contrary to saved policy H2 of the Adopted Broads Local Plan. 
2.
The proposed development will detract from the character of the Conservation Area as a result of the subdivision of an existing elongated plot and is therefore contrary to saved policy B7 of the Broads Local Plan and CS5 of the Adopted Core Strategy DPD.
3.
The appearance and materials of the building coupled with the inappropriate sub-division of the plot are considered out of keeping with the character of the area and contrary to saved policy B11 of the Broads Local Plan.
4.        The proposed development would intensify the use of an existing public footpath potentially impairing the safety of members of the public.    
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[image: image1.png]‘ BA/2008/0386/FUL - Erection of anew dwelling, garage and workshop - Plot Adjacent To 31 Romany Road, Oulton Broad

i-'_r

Burrow Road

=

BA/2008/0386/FUL

Thiz map i reproducadfrom Ordnancs Survey matariaviehthe,

permission of OrdnanceSurvey on behal of the Cortralkr of Her

Hiajesty'sStationary Offce © Crown copyright.Unauthorised
roducton nfingas Crown copyright and may lsadto

secution or vl proceedings.

Brosts thority. 1031573 2008,

Romany Road





AF/JM/rpt/pc060209/Page 6 of 7/220109


