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Application for Determination
	Parish
	Halvergate and Tunstall

	
	

	Reference
	BA/2009/0096/FUL
	Target date
	02 June 2009

	
	

	Location
	3 Marsh Road, Tunstall, Great Yarmouth, Norfolk

	
	

	Proposal
	Resubmission of BA/2008/0321/FUL Retrospective application for the construction of  a dormer window in rear roof line

	
	

	Applicant
	Mr D Phillips

	
	

	Recommendation
	Approve


1
Description of Site and Proposals
The site which comprises a mid-terraced residential dwelling lies on the northern edge of the village of Tunstall and backs on to Halvergate Marshes. A footpath from the village to Tunstall Dyke Drainage Mill runs near the application site. Tunstall is a small village of few houses set out within the marshes, with long range views both into and from the settlement. The site lies within the Halvergate and Tunstall Conservation Area.

The application is for the retention of an existing dormer window to the rear of the property. The dormer has been constructed without planning consent, and alterations are proposed to the structure to overcome concerns regarding design. 

2
Site History


BA/2008/0321/FUL Retrospective application for the construction of a dormer window in rear roofline. Refused 10 December 2008
3
Consultation

Halvergate Parish Council – Recommend refusal. The proposal is not appropriate to the house or area, the proposal takes advantage of the neighbouring properties, the roofline should be returned to the proposed roofline.


Broads Society – No objection to original submission and no further comment

Ward Member – No response
One letter of representation has been received objecting to the application on the following grounds; the work was undertaken without planning consent, the unauthorized alterations have caused structural damage to neighbouring property, dormer window is of an unsympathetic design that will have an unfavourable visual impact to rear of neighbouring property and the proposal will enable visual intrusion into what are, at present, fairly private rear gardens.

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 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.


Policy B 9 Alterations in Conservation Areas


Planning permission will be granted for alterations to buildings in Conservation Areas if they would preserve or enhance the character or appearance of the area; this would include the need for a high standard of design and materials.

4.2
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.


Policy CS5 Historic and Cultural Environment

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; and
(iv)
encouraging the highest standard of design to protect existing assets 
and add to the future cultural heritage value of the locality.
5
Assessment

5.1
In July 2008 the Broads Authority received notification that works were taking place at the application site to construct a large rear roof extension and the site was visited. It was confirmed that works were underway to construct a loft conversion including a 3m by 2.5m extension of the roof plan to create a large dormer window. The works would result in the conversion of the attic space to create an additional bedroom and bathroom, with the dormer needed to provide head height space. The owner had been advised by Broadland District Council that planning permission was not needed; however due to a misunderstanding over the location of the site within the Broads Authority area this is incorrect and planning permission is required.
 5.1.1  The owner was advised to amend the development to within permitted development limits, involving the removal of the physical extension, however he indicated that he wished to retain the structure as constructed. A retrospective application was therefore submitted in October 2008. A report was presented to the Planning Committee in December 2008. The reports recommendation was to refuse planning permission and, after some debate, Members agreed the recommendation. They requested that officers work with the applicant to agree a solution.


Following discussions and negotiations between the applicant and officers, a revised proposal has been submitted for alterations to and the retention of the dormer window but with alterations to reduce the size. 

5.2
The issues to consider in the determination of the application relate to the principle of the development, design and neighbour amenity.

5.3
In terms of the principle of the development, extensions are permitted subject to design, scale, form, external materials and colour and these are key considerations.

5.4
The bulk of the extension has been reduced through the use of a flat roof, as opposed to a pitch roof, lowering the windows roofline resulting in a clear gap between this roof and the ridge of the property. While the roofline of the terrace is visually disrupted, due to the insertion of a dormer window, the amended scheme does not dominate the roof space and is visually disruptive to an acceptable level. In terms of materials the use of lead sheet cladding for the roof, side cheeks and front wall is acceptable and the revised fenestration assists in tying the dormer to the cottage. The proposal is therefore considered to conform to the Authority’s policies relating to design.

 5.5
Furthermore, it must be noted that the location of the site within a Conservation Area brings with it a requirement for a higher standard of design and is therefore subject to adopted Broads Local Plan Policy B9, which requires new development to either preserve or enhance the character of the Conservation Area. The dormer window with its lower ridge height, flat roof, fenestration pattern and external materials does not appear obtrusive in the landscape and is not considered to detract from the quality of the Conservation Area. While it must be acknowledged that it does disrupt the original roofline, it is the lack of any other dormer windows on the terrace which draws the attention and which emphasises the importance of the detailed design of the dormer itself. This disruption is not considered to have an adverse effect on the character of the Conservation Area.
5.6
The development will result in a loss in privacy of the neighbouring properties within the terrace row through increasing the level of overlooking into the rear gardens. However, given the existing rear first floor windows, this is not considered to be a significant increase or to be sufficient to justify a refusal of planning permission.   


The concerns expressed from the neighbouring dwelling relating to structural damage are not a material planning consideration and cannot be taken into account in the determination of this application. 

6
Conclusion
6.1
This is an attractive and traditional block of cottages which is largely unaltered other than extensions to the rear to provide kitchens. The insertion of a roof dormer will alter its character and change the balance of the building and this is not ideal. The effort that the applicant has made to address the concerns of the Local Planning Authority is acknowledged. This revised application, with a flat roof, lower roof height and improved fenestration pattern and materials reduces the bulk of the dormer window and seeks to address concerns regarding design and the impact on the character of dwelling, row of terrace cottages and wider Conservation Area.  

6.2
 Given the existing first floor windows within the terrace the proposal is not considered to result in a significant loss of neighbour privacy.  On balance it is considered that the proposal is acceptable.

 7
Recommendation 


Approval of planning permission on the grounds that the dormer window is of an acceptable design and form which does not detract from the character of the dwelling, group of properties and Conservation Area.


The proposal is therefore considered to conform to saved adopted Broads Local Plan Policies B9, B11 and H11 as well as adopted Core Strategy Development Plan Document Policies CS1 and CS5.
8
Reason for Recommendation

The proposal is therefore considered to conform to saved adopted Broads Local Plan Policies B9, B11 and H11 as well as adopted Core Strategy Development Plan Document Policies CS1 and CS5.
Background papers: 
None
Author:


Andrew Fillmore

Date of Report: 
5 May 2009

Appendices:
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