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Application for Determination
	Parish
	Ormesby St Michael

	
	

	Reference
	BA/2009/0130/FUL
	Target date
	31 August 2009

	
	

	Location
	3 Sportsmans Cottage, Main Road, Ormesby St Michael

	
	

	Proposal
	Proposed extension to existing house to form new day room, utility and bedroom with en-suite bathroom.

	
	

	Applicant
	Miss Deborah Kerrison

	
	

	Recommendation
	Approve subject to conditions


1 Description of Site and Proposals
1.1 The application site is a dwellinghouse known as 3 Sportsmans Cottage, Main Road, Ormesby St Michael. The two storey dwelling is to the east of a terrace of three dwellings in a converted public house and is of red brick construction with flat –tiled roof running parallel with the road. The dwelling has a two storey extension to the rear, perpendicular to the original building and there are two outbuildings within the large curtilage. Conifer hedges of varying maturity line all boundaries and the land to the west is an open grassed area used for access and parking.
1.2 The application is for a further two storey rear extension to form a new day room, utility room and bedroom with en-suite. The extension would sit under a gabled roof that would run perpendicular to that of the existing extension and parallel to that of the original building. The existing two storey extension would then form a link between the gable ends of the original building and proposed extension, with the ridges forming an ‘I’ shape. 
1.3 The extension would measure 7.7 metres from the rear of the existing dwelling and measure 6.3 metres wide at the ground floor, projecting 2.7 metres beyond the existing west elevation. 
1.4 The ridge of the proposed extension would be at a height of approximately 9 metres above ground level. This would be 1.5 metres above the ridge of the extension and 1.7 metres below the ridge of the original dwelling which it would run parallel with. 
1.5 The extension would provide accommodation over two storeys to the west with a lean-to single storey element along the east elevation of the proposed extension and north elevation of the existing extension. There would be a distance of 1.2 metres from the boundary with the adjoining dwelling to the lean-to element, and 3.2 metres to the two storey element.  The boundary here is a mature conifer hedge, approximately 2.5 metres in height.
1.6 The north elevation would have a semi-dormer providing double doors to a Juliet balcony with double doors below to the garden. The ground floor would also be accessed through a single door in the east elevation of the lean-to element and double doors with side windows in the west elevation of the two storey element. 
1.7 The proposed materials are clay pantiles to match the existing extension, red bricks to match and an area of pebble dash beneath the gables to match the original dwelling. 

1.8 The proposed extension would occupy some of the footprint of an existing single storey outbuilding, and this is therefore proposed to be demolished. 
2 Site History

BA/1995/0306/HISTAP Bungalow in garden of No3 Sportsmans Cottages with new vehicular access to 3 Main Road – Refused.
BA/1995/0339/HISTAP Single storey bungalow in garden of 3 Sportsmans Cottages with vehicular access to No3 from Main Road – Refused.
BA/2008/0294/FUL Proposed extension to existing house to form new day room, utility and bedroom with en-suite bathroom – Withdrawn.
3 Consultation

Parish Council – No comments.

Broads Society – No response.
District Member – No response.
Water Management Alliance – No response.
Great Yarmouth Borough Council Planning Department – No response.
One representation has been received objecting to the proposal on grounds of scale, loss of sunlight and loss of privacy.
4
Policies

4.1
Broads Local Plan (Saved Policies)

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.

4.2
Broads Core Strategy adopted September 2007

CS1 – Landscape

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
Broads Local Plan policy H11 permits extensions to existing dwellings providing the scale and design would not have a significant adverse effect on the character and appearance of the existing dwelling and surrounding area and that there is no significant adverse effect on the privacy and amenity of adjoining occupiers. These are therefore the key issues to consider. 
5.2
Although it forms part of a large building, the existing dwelling is in itself modest and provides limited accommodation. The proposed extension is of a substantial scale and would provide additional accommodation over two storeys. The extension would not continue the line of the existing, but step out to the west and take a single storey form to the east, set away from the boundary, the mass is therefore considered to be satisfactorily broken up by this variation in form. The variation in roof forms also reduces the visual mass of the extension and the siting away from the boundary reduces the dominance of the east elevation on the adjoining occupiers. The proposed extension is large in scale, however it has been designed with consideration given to the impact of this scale and the variations in form are considered to satisfactorily break up the mass and satisfactorily mitigate against the dominance of this scale on adjoining occupiers. 
5.3
The extension is proposed at the rear of the dwelling and only 2.7 metres would protrude beyond the existing side elevation, therefore the form of the original building would be retained from the south (road-facing) elevation. The form of the extension echoes the form of the gable end of the original building on a smaller scale to create an extension which is considered to be harmonious and subservient. The proposed semi-dormer in the north elevation visually relates to an existing semi-dormer in this elevation of the adjoining dwelling. The materials are proposed to match the existing; however there is a mix of red bricks in the existing extension and it is therefore considered necessary to secure agreement of the bricks to be used through a planning condition. The scale, form and external materials are therefore considered to be acceptable, subject to this condition, and the proposal is not considered to adversely impact on the character and appearance of the existing dwelling.
5.4
The proposed extension has been designed in consultation with officers of the Authority to address the potential impacts on the residential amenities of adjoining occupiers. The extension is therefore set away from the boundary of the adjoining dwelling, with the two storey element distanced from the boundary by the single storey lean-to element. Concerns have been raised over the potential loss of sun light to the openings of the kitchen, bathroom and bedroom in the north elevation of the adjoining dwelling, however given the aspect of this elevation, the presence of the existing extension and distance of the main bulk of the proposed extension from the boundary, the proposed extension is not considered to result in any significant additional loss of sunlight that would adversely impact the residential amenities of the adjoining occupiers.
5.5
There are no windows at first floor level in the west elevation to overlook the neighbouring properties. The proposed double doors at first floor level in the north elevation would result in some overlooking, however given the existing presence of first floor windows and high screening along this boundary this is not considered to result any significant additional overlooking or loss of privacy to the adjoining occupiers.
5.6
The application site is within 50 metres of Ormesby Broad and a dense tree belt along the southern shore provides screening of any distance views of the dwelling. Although the site is in a prominent position when travelling along Main Road from the west, the harmonious design and form of the proposed extension is not considered to have any significant adverse impacts on the character and appearance of the surrounding area or wider Broads landscape.
5.7
No evidence of bats or nesting birds was found in the single storey outbuilding which is proposed to be demolished and bat tunnels and bird boxes are proposed to be incorporated into the development. Removal of this outbuilding it not considered to adversely affect the character and appearance of the existing dwelling and its demolition is therefore considered to be acceptable.
5.8
Given the scale of the dwelling this proposed extension would result in, it is considered necessary to remove permitted development rights for further extensions and outbuildings in order to maintain control of development on the site in the interests of preventing overdevelopment.

6
Conclusion

6.1
The proposed extension is large in scale, however the variations in form are considered to satisfactorily break up the mass of the extension and the siting, in combination with this form, is not considered to result in any significant adverse impact on the residential amenities of adjoining occupiers. The proposed extension is considered to be of an appropriate design, scale, form and materials not to detract from the character and appearance of the existing dwelling. Whilst concerns have been raised regarding the impact on the adjoining occupiers, the extension is considered to have been designed so as to minimise this impact and is not considered to result in any significant additional adverse impact on the residential amenities of the adjoining occupiers. Opportunities to enhance biodiversity are proposed and the demolition of the outbuilding is considered to be acceptable. 
7
Recommendation 

Approve subject to conditions:

(i) Standard time limit.
(ii) In accordance with amended plans submitted.

(iii) Prior to the commencement of development, samples of the bricks to be used shall be submitted to and agreed in writing by the Local Planning Authority.

(iv) Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995, (or any Order revoking, amending or re-enacting that Order)) no development permitted by Schedule 2, Part 1, Classes A, B, C D and E shall take place within the curtilage of the dwellinghouse known as 3 Sportsmans Cottage, unless planning permission has been first granted by the Local Planning Authority.
8
Reason for Recommendation

The development is considered to be in accordance with saved policies B11 and H11 of the Broads Local Plan (1997) and CS1 of the adopted Core Strategy (2001).
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