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Application for Determination
	Parish
	Fleggburgh

	
	

	Reference
	BA/2008/0402/FUL
	Target date
	12 March 2009

	
	

	Location
	Mallow Cottage, The Common (track), Fleggburgh

	
	

	Proposal
	Erection of new double garage, with workshop on the side and studio above

	
	

	Applicant
	Mr Pete Langley

	
	

	Recommendation
	Approve subject to conditions


1
Description of Site and Proposals
1.1 The application site is a dwellinghouse known as Mallow Cottage, accessed by a cattle track across The Common, Fleggburgh. The dwelling is a small, traditional, one and a half storey thatched cottage, which has single storey extensions to the rear with red pantile roofs. 

1.2 The cottage sits in the centre of a roughly square plot, to the north of the access track. A cottage in a similar style stands immediately to the west, and the land to the east is wooded. The area has a distinctly rural, remote character.

1.3 Mallow Cottage is one of six dwellings accessed by this track across The Common; the land to the south of the track is designated as a Special Protection Area, Special Area of Conservation, Ramsar site and Site of Special Scientific Interest. 
1.4 The proposal is to erect a double garage, with a workshop on the side and studio above. 

1.5 The proposed garage would be situated in the south-west corner of the cottage’s curtilage, within one metre of the boundary hedge on an area of land that has already been cleared. The hedge is currently approximately three metres in height and the land of the adjoining garden is approximately 30 centimetres higher than where the garage is proposed to be erected. 

1.6 The double garage would measure approximately 7 metres by 6.5 metres, with a 3 metre by 5.5 metre workshop on the northern elevation. The ridge line of the dual-pitched roof would measure 5.2 metres above ground level; with the workshops ridge approximately 0.5 metres below, all orientated north-south parallel with the western curtilage boundary. 
1.7 The roof would be covered with ‘weathered’ red clay pantiles and the walls would have vertical timber boarding. The east elevation is proposed to have two hardwood ‘up and over’ garage doors, and a pedestrian door and small window in the workshop, as well as two rooflights. The north elevation of the workshop would also have one small, centrally positioned window. 

1.8 The first floor studio is proposed to be used as a storage area and a home office/study.
2
Site History

2.1
None.
3
Consultation

Broads Society - No objections in principle to the proposal. Consider that the overall size and proximity of the new structure is overbearing in relation to the adjoining building. There is no indication of the scale given on the plans.
Fleggburgh Parish Council - So long as the building is in keeping with the adjacent buildings/area and ideally has thatched roof as Mallow Cottage the Parish Council has no objections.
District Member - Application should only be determined by Broads Authority Planning Committee.

Great Yarmouth Borough Council – No response.
Environment Agency - No objection (initial objection removed).
Water Management Alliance – No objections.
One letter of representation has been received which does not object to the erection of a garage in principle, but objects on the grounds of scale, visual impact and impact on the residential amenity of the neighbouring cottage.

4
Policies

4.1
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 C 12 
Protection of open space, common land and staithes

Development will not be permitted if it would have a significant adverse effect on open space, common land or land at parish or public staithes which is identified on the Proposals Map or which otherwise:

a) 
makes a positive contribution to the character and appearance of the Broads landscape, waterways or built environment; or

b) 
is important for wildlife or is an important wildlife habitat.
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.
4.2
Broads Core Strategy adopted September 2007

Policy CS1  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 application is for a new double garage with a workshop and studio within the curtilage of an existing dwellinghouse. Policy H11 of the Broads Local Plan permits extensions and annexes to existing dwellings providing they would not result in a significant adverse effect on the character of the existing dwelling or surrounding area, or on the privacy and amenity of adjoining occupiers. Therefore the key issues to consider are the scale and design of the building, the effect on the character and appearance of the existing dwelling and surrounding landscape, and the impact upon the privacy and amenity of adjoining occupiers. In addition, the effects on the nearby designated sites must be considered.
5.2
In terms of scale, the original plans showed the proposed building with a ridge height of approximately six metres, in line with the height of the thatched cottage, which raised concerns regarding the potentially over-bearing relationship of the proposed building with the original cottage. In response, amended plans have been submitted with a lower ridge height of approximately 5.2 metres which is considered to satisfactorily address this concern. The workshop element on the north elevation is set back from the front and back walls of the garage, and has a lower ridge, thus breaking up the visual mass of the building. 
5.3
The design of the building is functional and undecorated, and shall therefore not visually compete with the attractive, traditional cottage it would stand adjacent to. The proposed materials are traditional and the use of ‘weathered’ tiles on the roof and timber boarding on the walls are considered to satisfactorily mitigate the visual impact of the introduction of a new building in this rural location. 
5.4
The building is proposed to be orientated perpendicular to the dwelling, parallel with the western curtilage boundary.  At the south-western corner of the curtilage, the boundary ‘dog-legs’ and the high, dense vegetation on this boundary would screen half of the south elevation when viewed from outside the curtilage. The reduced scale, modest design, traditional materials, siting and orientation shall all result in an ancillary building that is not considered to compete with or over-bear the cottage. The pantile roof would complement those of the rear extensions to the cottage. Therefore, the development is not considered to result in any significant adverse impact on the character and appearance of the existing dwelling. 
5.5
The existing hedging along the western boundary and in the south-western corner, where the boundary ‘dog-legs’, provides a high level of visual screening and it is considered that it would act to satisfactorily mitigate the visual impact on the surrounding rural landscape. 
5.6
The building is proposed to be erected close to the boundary with Marzipan Cottage to the west. The high hedge along this boundary is not proposed to be removed or pruned as part of this development, and shall therefore screen views of all but the top of the roof from Marzipan Cottage. Marzipan Cottage sits on slightly higher land which shall also act to satisfactorily reduce the dominant appearance of the building. There are not proposed to be any windows or openings in the west elevation of the garage, workshop or studio, and shall therefore not result in any overlooking. The ancillary use of the building and level of screening are therefore not considered to result in any significant adverse impact on the amenity of the only adjoining occupier. 
5.7
The erection of a new building within the curtilage of an existing dwelling is not considered to have any significant adverse impacts on the wildlife and conservation value of the SPA, SAC, SSSI and Ramsar sites. 
5.8
In order to prevent inappropriate use of the garage building in this remote location within flood zone 2/3, it is necessary to add a condition to any consent restricting the use to that incidental to and in connection with the use of the premises known as Mallow Cottage as a dwellinghouse.
6
Conclusion
6.1
The proposed new double garage with workshop on the side and studio above is considered to be of an appropriate scale and design for this location. The traditional and recessive materials, combined with the reduced scale and modest design are considered to result in a building that would not detract from, or have a significant adverse visual impact on, the existing dwelling, surrounding area or wider Broads’ landscape. The ancillary nature of the use of the building, combined with the high levels of screening on the boundary and absence of any openings in the west elevation is not considered to result in any significant adverse impact on the privacy and amenity of the adjoining occupiers. The siting of the building within the curtilage of an existing dwelling is not considered to result in any significant adverse impact on the nearby designated conservation sites.
7 
Recommendation


Approve subject to conditions:

(i) standard time limit;
(ii) in accordance with amended plans submitted;
(iii) details of stain; and
(iv) restricted to purposes incidental to and in connection with the use of Mallow Cottage as a dwellinghouse.
8
 Reason for recommendation

The application is considered to be in accordance with saved policies B11, C12 and H11 of the adopted Broads Local Plan and policy CS1 of the adopted Core Strategy.
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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
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