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	Location
	Carousel, Broad Lane, Filby, Great Yarmouth.

	
	

	Proposal
	Proposed extension to dwelling and erection of new garage (resubmission of BA/2008/0385/FUL)

	
	

	Applicant
	Mr Michael Laxton

	
	

	Recommendation
	Approve subject to conditions


1
Description of Site and Proposals
1.1
The application site is a dwellinghouse known as Carousel at the western end of Broad Lane, Filby. It is a two storey detached dwelling, constructed from buff facing bricks with a concrete tiled dual-pitched roof. An existing single-storey extension on the northern end of the dwelling provides an integral garage. The dwelling is situated in the north-east corner of a large rectangular plot which runs parallel with the bank of Filby Broad.  

1.2
The dwelling is accessed from Broad Lane, a short un-surfaced track that serves a total of three dwellings, situated south of the A1064 Main Road. The principal elevation of the dwelling faces eastwards, and the area of curtilage to the rear is used as a formal garden. To the south of the dwelling lies a polytunnel-covered swimming pool and the garden beyond is used as a less formal, recreational space. Three garden sheds and a children’s playhouse stand along the northern boundary.

1.3
To the west, between the Broad and the boundary of Carousel’s curtilage, lies a belt of trees that provide visual screening of the dwelling from the Broad. However, there is an opening at the north-west corner where the rear of the dwelling is visible over a low wire fence on the boundary. There is a large, empty plot to the east of the site and to the south the curtilage extends up to the rear boundary of two properties on Thrigby Road, which is marked with a conifer hedge. 

1.4
The proposal is for the erection of extensions to the dwelling and a detached double garage. The extensions take three forms: a first floor extension above the existing integral garage at the side and a new two storey extension to the rear of this to create a sitting room at ground floor and bedroom above and also a single storey conservatory at the rear of the dwelling. 
1.5
The conservatory is proposed to be timber framed and painted, and would extend approximately four metres by four metres from the rear elevation, approximately one metre from the return of the wall. The proposed conservatory would have a dual-pitched roof running perpendicular to the main dwelling and a pair of double doors in the south elevation would provide external access. 

1.6
The proposed first floor extension above the existing single storey extension would have a hipped roof extending from the ridgeline of the existing dwelling. Beyond the rear of the existing dwelling, the two storey extension would measure 9 metres in length. The extension would have a dual-pitched roof running perpendicular to the existing dwelling; with a ridge line approximately 0.5 metres below that of the existing dwelling and a further 0.8 metres lower 6 metres along this ridge. At this point the width also narrows from approximately 7.5 metres to 6 metres.
1.7
On the north elevation a 7 metre long section of lean-to roof would extend 0.7 metres to create a roof over a bay window extension and an open porch area to an external door. The internal accommodation would be changed here to convert the existing integral garage to a dining room. 

1.8
The west gable end elevation of the extension would have a balcony at first floor level, supported by two timber posts. At ground floor and first floor level, sets of double doors with full height side windows would open onto the garden and balcony respectively. The south elevation of the extension would have one window, at first floor level in the larger part of the extension and two skylights in the roof of the lower part. 

1.9
The proposed double garage would be situated by the northern boundary on the site of two of the existing garden sheds. It would measure six metres by six metres with a fully hipped roof at a total height of approximately 4.3 metres above ground level. The east elevation would have two garage doors and the south elevation would have a pedestrian door.
2
Site History


BA/2008/0385/FUL – Proposed extension to dwelling and erection of new 
garage - Withdrawn
3
Consultation


Broads Society - No objections.

Filby Parish Council - We consider the application should be approved.

The track serving the site is sub-standard and requires upgrading to cater for extra usage by applicant and heavy traffic when carrying out this work. Would suggest a site visit to view the access track before making a decision - Parish Council representative would like an invitation.
District Member - This application should only be determined by Broads Authority Planning Committee.
Highway Authority - Given the established use of these premises and that approval of this proposal will engender no increase in vehicular movements to and from the site I would not offer an objection from a highways aspect. I Would request imposition of the following condition on any subsequent planning consent which your Authority is minded to grant:-
'Prior to the first commencement of the use hereby permitted an on-site car parking and turning area shall be laid out, demarcated, levelled, surfaced and drained and shall be retained thereafter available for that specific use'.
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.


Policy C 11 
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; and 
c) 
the implementation of the landscaping scheme during the earliest possible planting season during the development.

4.4
Broads Core Strategy adopted September 2007

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.

5
Assessment

5.1
The key issues to consider are design, impact on the amenity of adjoining occupiers and visual impact on the wider landscape.
5.2
In terms of design, the style of the extension and garage with simple elevations and in materials to match the existing is considered to be sympathetic to the character and appearance of the existing dwelling. The proposed timber conservatory and window frames are considered to complement the existing dwelling. 
5.3
The two storey extension is a large addition to the dwelling but the form of it attempts to mitigate the visual impact of this large scale in a number of ways. Firstly, the roof of the first floor extension above the existing side extension is hipped, which reduces the mass of the roof form. The staggered arrangement of the two storey extension to the rear breaks up the mass of this element and the porch on the north elevation adds visual interest to this 17 metre length of wall.
5.4 
Whilst the scale of the proposed extensions is large, the form and design are considered to break up the visual mass satisfactorily. The existing dwelling is situated within a large plot with only one dwelling in close proximity. By virtue of the form and design of the extension and the relationship with the existing dwelling, its curtilage and the distance to the neighbouring dwelling, the scale of the extension is considered to be acceptable. 
5.5 
The proposed painted timber conservatory would form a lightweight and smaller addition to the dwelling and the heavily glazed elevations would correspond with the glazing of the west elevation of the proposed extension. The proposed double garage has a fully hipped roof, which reduces the mass of the building, and has a simple, functional design with bricks and roof tiles to match the existing dwelling. The proposal is not considered to adversely impact the large oak tree that stands on the northern boundary; however protection of this tree throughout construction is necessary to ensure this.  
5.6
The design, scale, form and external materials of the extensions, garage and conservatory are all considered to be sympathetic to the existing dwelling and not result in any significant adverse impact on the character and appearance of the existing dwelling.  
5.7
Due to the large curtilage of the dwelling, there is only one neighbouring dwelling in proximity of the proposed extensions and garage, which is situated to the northeast. The proposed garage would be situated approximately one metre from the boundary with the curtilage of this dwelling. Given the quiet nature of the use of this garage, the approximately 2.5 metre high hedge on this boundary and the hipped roof form, the proposed garage is not considered to significantly adversely impact on the amenity of adjoining occupiers. The proposed first floor and two storey extensions are situated approximately 15 metres from the northern boundary with only two small openings in two shower rooms at first floor level, which should be conditioned to be obscure-glazed. Overall the extensions are not considered to result in any significant adverse impacts on the amenity of adjoining occupiers. 

5.8
Concern has been raised over the standard of the access road and the applicant has advised that only small vehicles shall be used for deliveries during construction. This is a private road, the use of which for the duration of construction works is not a material planning consideration and, as recognised by the Highways Authority, the nature of the proposal is not considered to engender any significant increase in traffic accessing the dwelling. 

5.9
Whilst at the north-west corner of the curtilage there is a small clearing in the dense vegetation that forms the western boundary, from Filby Broad the extensions and conservatory would be seen against the mass of the existing dwellinghouse and the proposal is not considered to result in any significant adverse visual impact on the wider Broads landscape.

6
Conclusion

The proposal is for a large two storey and a first floor extension to the existing dwelling, and a single storey conservatory and double garage. The design and materials of the proposals are considered to complement and match those of the existing dwelling. The staggered form of the two storey extension is considered to mitigate the visual impact of the mass of the extension satisfactorily and the proposals are not considered to adversely impact on the character and appearance of the existing dwelling. Given the location of the dwelling, within a large curtilage and with only one immediate neighbour, the proposals are not considered to result in any significant adverse impacts on the amenity of adjoining occupiers. Existing dense vegetation screens views of the dwelling from Filby Broad and through a small opening the extensions would be seen against the mass of the existing dwelling, and the proposal is therefore not considered to adversely impact on the wider Broads landscape. 
7
Recommendation 


Approve subject to conditions:

(i) Standard time limit

(ii) In accordance with submitted plans

(iii) Garage to be used only for purposes incidental to and in connection with use of Carousel as a dwellinghouse

(iv) The first floor shower room windows on the north elevation of the extension hereby permitted shall be installed with obscured glazing with a degree of obscurity equivalent to Pilkington level 5. The glazing shall thereafter be retained in accordance with this detail unless otherwise agreed in writing by the Local Planning Authority.
(v) Prior to the first commencement of the use hereby permitted an on-site car parking and turning area shall be laid out, demarcated, levelled, surfaced and drained and shall be retained thereafter available for that specific use
(vi) Prior to the commencement of development, protective fencing will be erected around the perimeter of the crown of the Oak tree, in line with BS5837:2005 Figure 2 and within this area no soil, fuel, chemicals or materials shall be stored, temporary buildings erected, plant or vehicles parked or fires lit.

(vii) Removal of Permitted Development Rights under Schedule 2, Part 1, Classes A, B, C, D and E of the Town and Country Planning (General permitted Development) (Amendment) (No.2) (England) Order 2008
8
Reason for Recommendation

The proposal is considered to be in accordance with saved Policies B11, H11 and C11 of the Broads Local Plan and Policy CS1 of the adopted Core Strategy. 
Background papers:
None
Author:


Maria Hammond
Date of Report:
11 May 2009
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