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Application for Determination
	Parish 
	Barton Turf

	
	

	Reference
	BA/2008/0387/FUL
	Target date   
	10 February 2009

	
	

	Location
	Riversdale House, Hall Road, Barton Turf, Norwich

	
	

	Proposal
	Erection of Carport

	
	

	Applicant
	Mr A Lodge

	
	

	Recommendation
	Approve subject to conditions


1
Description of Site and Proposals
1.1
The application site is situated in the semi rural village of Barton Turf. The dwellinghouse is positioned along a ribbon development of houses along a minor road running towards the smaller settlement of Neatishead. The area is residential along the south of the road with rural agricultural land to the north.

1.2
The plot is large, at around 0.4 ha, and elongated and slopes down from the road gently to the Lime Kiln Dyke. The dwelling house is a large two storey red bricked and decoratively tiled house. The roof consists of red clay pan tiles. The dwellinghouse is situated north of the plot with a large three car garage/garden store to the front of the property and a turning space for cars. The front of the property is well screened. 
1.3
Along the road many of the properties have garages or outbuildings to the highway elevation. There are also a couple of examples of car ports further east. One of which is walled around three sides (yellow brick externally and breeze blocked internally) with an open front and a gray clay pan tiled, high pitched roof. 

1.4
The original proposal was the addition of a three bay carport to the highway elevation of the house, to be situated to the west side of the driveway running parallel with the west fencing at the boundary. This carport was proposed to house two cars with storage space for bikes to the north side and a footprint of approximately 8.5m x 5.7m and 3.7m to the ridge. Four trees were proposed to be removed before construction, these consisted of one Whitebeam, one Scots Pine and two multi stemmed Sycamores. The proposal in its original form was considered to constitute over development of the area and to be contrary to Policy B11 in terms of scale and positioning. The removal of the trees was also considered contrary to Policy C9 of the Broads Local Plan.  

1.5
The original application proposals have been amended. The amended proposal comprises the reduction in the footprint of the carport by approximately a third and repositioning 2m further south and 0.45m east from the western boundary. The repositioning of the car port now permits the retention of the trees at the highway boundary and only requires the removal of one multi stemmed sycamore at the western boundary. The new dimensions of the car port are 6 x 5.7m with 2m eaves height and an overall ridge height of almost 4m. The proposed carport is to have red brick piers with natural oak posts, open sided with a low pitched red clay pantile roof to match the existing dwellinghouse. The ground levels slope slightly from the north to the south, the proposal is to keep levels as they are to avoid the need for cut and fill.
1.6
The application is brought before the Planning Committee due to a neighbour objection.   

2
Site History
01/97/0387. Construction of mooring dock and erection of wet boathouse. Approved subject to conditions (26 September 1997).
01/97/1359. Erection of garage/garden store. Approved subject to conditions (3 December 1997).
01/00/0744. Erection of two storey front extension, replacement dormer windows and conservatory. Approved subject to conditions (11 August 2000).
BA/2007/0222/FUL. Proposed extension to moorings, new quay heading and slipway. Approved subject to conditions (10 December 2007). 
3
Consultation

Barton Turf Parish Council – No objection to design, however concerns around intended need and use of the carport, due to concerns over use of garage i.e. Business use.
Highways Authority – No objection. However request conditions covering improving access visibility and a marked out parking area.
Arboricultural Consultant - Original application unacceptable in terms of impact on trees, amended application received no objection.

Broads Society – No comment.
District Member – No comment.
North Norfolk Planning Department – No comment.
4
Representations 
Neighbour- Mr Tom Dean.  Objection on grounds of overdevelopment of a residential site, visual impact, intended use and fire risk. 
5
Policies

5.1 
Broads Local Plan (Saved Policies)

C09 - Trees and woodlands

Development which would have a significant adverse effect on trees or woodlands of landscape or wildlife importance will not be permitted.

C11 - Trees and landscaping in new development

The Authority will require planning applications for new development to include a comprehensive landscaping scheme where appropriate, which will ensure that the proposals complement and enhance the proposed development and its setting in the Broads landscape or built environment. Where appropriate, the Authority will impose conditions to require:
a) the protection of existing trees, treebelts and hedgerows;

b) new planting or other landscaping measures within the scheme to enhance the character of the area and to minimise the visual impact of the development on its surroundings;

c) the implementation of the landscaping scheme during the earliest possible planting season during the development.
TC08 - Parking/servicing/other highway needs

New development involving the erection of buildings, or the extension or material change of use of existing buildings will be required to make provision for car, moped, motorcycle and cycle parking and servicing in accordance with the standards set out in the parking guidelines of the appropriate County Council as Highway Authority. Standards for developments not listed in the respective guidelines will be determined in consultation with the appropriate Highway Authority taking into account the nature of the development. Additional traffic likely to be generated by a proposed development must be capable of being accommodated on the existing local road network without prejudicing road safety or the access of any adjoining occupiers.
Where appropriate, as part of redevelopment proposals, the Authority will require the retention of an existing car park or an existing level of on-site parking provision where this meets the functional needs of a local service, business or visitor facility.

B11 - 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.

H11 - Extensions

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.

6
Assessment

6.1
The main issues to consider in the determination of this application are design, visual impact and impact on the amenity of adjoining occupiers.

6.2
Barton Turf has a mixed character, but buildings to the highway elevation of the properties are characteristic of this part of the area. The outbuildings, garages and carports along Hall Road are set back from the roadside, although forward of the properties, and this combined with the generous plot size maintains a feel of space. The amended positioning of the carport away from the roadside replicates the characteristic layout and ensures that this aspect of the townscape of the area is retained. 
6.3
The design is traditional and considered appropriate for the area. All sides are proposed to be open, which maintains the sense of space and the development is considered unobtrusive in the overall townscape. The roof is proposed to be red clay pan tiles to match the existing dwellinghouse and low ridged which minimises the impact and replicates the existing character.

6.4 
An objection has been received from the neighbouring property to the west, a single storey bungalow which overlooks the development and where an extension comes close to the boundary where it is proposed to site the carport. The carport is proposed to sit mainly further forward of the extension, but approximately 1.5m will run adjacent to it. The extension and the proposed car port are separated by a 2.05m wide gap comprising 0.45m on the application side and 1.6m path on the neighbouring side. High hedging and fencing separate the two plots. The neighbour extension that sits closest to the proposed car port is the garage section of the house with no close windows which overlook the carport.
6.5
Currently the views from the neighbouring property of the development area are of the garage and garage roof of Riversdale house and high boundary hedging. The view will change to that of a small northern section of the roof of the proposed carport along with the existing hedging and it is considered that the proposal would not significantly adversely affect amenity of the neighbouring property. The retention of existing screening will maintain the protection of amenity and this can be covered by condition.

6.6
The amended proposals require the removal of one multi- stemmed sycamore at the western boundary of the property. The sycamore is not considered a good example and its removal will not have a significant adverse impact on the character of the area. A replanting condition is recommended to require a replacement tree of species to be agreed by the Local Planning Authority.
6.7
Visibility at the junction with Hall Road is restricted and the Highways Authority seek to ensure that it is not compromised further and request a maintenance of vegetation condition to secure this.
7
Conclusion

7.1
The smaller scale, traditional design, low ridge height, screening and set back positioning of the carport ensure that the development is visually unobtrusive and appropriate for the area. There are no significant adverse effects on the amenity of the neighbouring properties, no significant adverse effects on the character of the existing property or the surrounding area and the proposal is therefore acceptable when assessed against development plan policy. 
8
Recommendation


Approve subject to the following conditions:

· standard time limit;
· development in accordance with the submitted plans;
· the roadside hedge to the northern boundary of the curtilage of the property shall be cut back in such a manner as to ensure that there is no impediment to visibility for a depth of 2 metres when measured from the rear edge of the carriageway of Hall Road. The hedge shall be maintained in perpetuity in such a condition as to maintain the level of visibility detailed above;
· the carport hereby permitted shall be used only for purposes incidental to and in connection with the use of the premises as a dwelling house;
· no tree, shrub or hedgerow which is indicated on the approved plan to be retained shall be topped, lopped, uprooted, felled or in any other way destroyed, within ten years of the date of this permission, without the prior consent of the Local Planning Authority in writing;
· the existing hedgerow along the west boundary shall be retained and maintained at a minimum height of 2 metres from ground level for a period of not less than ten years from the date of this permission; 
· the one multi stemmed sycamore on the western boundary that is required for removal shall be replaced during the next available planting season with a tree of such size and species within the curtilage of the dwellinghouse, the details of such tree to be agreed in writing with the Local Planning Authority within 9 months of the date of this planning permission. 

9
Reason for Recommendation 

The proposal is considered to be in accordance with Policies C9, C11, TC8, B11 and H11 of the adopted Broads Local Plan.         

Background papers: 
Application Files 01/97/1359 and BA/2008/0387/FUL
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This map is reproduced from Ordnance Survey material with the permission of
Ordnance Survey on behalf of the Controller of Her Majesty's Stationery Office
© Crown copyright. Unauthorised reproduction infringes Crown copyright and

may lead to prosecution or civil proceedings. Broads Authority. 100021573.2007













