Broads Authority
Planning Committee
7 November 2014

Application for Determination

Parish Coltishall

Reference BA/2014/0336/HOUSEH Target 2 December 2014
date

Location Landfall, 8 Anchor Street, Coltishall

Proposal Resubmission of BA/2013/0313/FUL to remove existing

conservatory and provide first floor extension / side extension

Applicant Mr P Cobb

Recommendation  Approve subject to conditions

Reason for Third party objections
referral to
Committee

1.1

1.2

1.3

Description of Site and Proposals

The application site is a dwelling, Landfall, on the western side of Anchor
Street, Coltishall. The site lies within the Coltishall Conservation Area and
extends between Anchor Street and the river. A mid-twentieth century single
storey dwelling with attached double garage extends 24.5 metres across the
width of the plot and a mature copper beech tree stands to the immediate east
of the dwelling. The dwelling has buff brickwork walls, a concrete tile roof and
timber windows. A lean to conservatory stands at the southern end of the
southwest elevation, opening onto a raised patio which then steps down to a
lawn that extends to the river.

A two storey dwelling of more recent construction lies to the northwest and
immediately south of the site is the former maltings site which is Grade Il
listed, consisting of two dwellings fronting the road with a larger detached
dwelling, The Old Maltings, behind. A single storey section of The Old
Maltings abuts the boundary of the application site at the eastern end.

The application proposes an extension to the existing dwelling. This would
include the removal of the existing conservatory and extending over two floors
at the southern end of the dwelling. The footprint would be extended out 4.3
metres to the southwest, 2 metres further than the existing conservatory, and
7.85 metres across. This would form a cross-wing arrangement with the roof
at 90 degrees to the existing dwelling over this extended southern end of the
dwelling.
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1.4

1.5

1.6

2.1

2.2

2.3

Ground levels drop gently across the site towards the river and at the lowest
ground level, the eaves would be at 4.6 metres and the ridge at 7.25 metres.
This is 1.8 metres higher than the existing ridge and the eaves would be 0.8
metres below that height.

On the ground floor, the southwest and northwest elevations would be largely
glazed and on the southeast elevation there would be one high level window
which is proposed to be non-opening and obscure glazed. At first floor level,
there would be a balcony across the southwest elevation, covered by the roof
and with solid side walls. The southwest elevation would have a balustrade
across and the window and door openings to the internal accommodation
would be set 1.5 metres back from this. There would be no first floor openings
on the southeast elevation and only three rooflights on the northwest
elevation. The northeast elevation, facing the road, would have two first floor
windows.

The new section of roof is proposed to be covered in concrete tiles to match
the existing and the ground floor would have matching brickwork. Above this,
the first floor would have timber cladding and all windows would be timber to
match the existing. The existing patio would be extended across the river
elevation of the extension.

Site History

In 1997 planning permission was granted to replace a flat roof over the
garage with a pitched roof (BA/1997/4361/HISTAP).

A porch was granted permission on the northwest elevation in 2011
(BA/2011/0013/FUL) and subsequently amended (BA/2011/0268/NONMAT).

A first floor extension was proposed in 2013 (BA/2013/0313/FUL) and this
application was subsequently withdrawn to allow further consideration of the
design, impact of amenity and tree. The current application is a resubmission
of this.

Consultation

Broads Society — To be reported orally.

Parish Council — To be reported orally.

District Member — To be reported orally.

Representations

Seven letters of objection received: advising Landfall is not the only bungalow
on Anchor Street and that there is a gap of approximately four metres to The

Old Maltings (not 7.4 metres as stated in the application); concerned about
adverse impacts on landscape, Conservation Area and listed buildings;
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4.1

4.2

4.3

5.1

5.2

5.3

consider the development is too close to existing dwellings; inappropriate
scale and design; and, amenity of adjoining occupiers, including in respect of
overlooking and loss of privacy from the extension and extended patio and
loss of daylight to windows of the adjacent dwelling.

Policies

The following Policies have been assessed for consistency with the National
Planning Policy Framework (NPPF) and have been found to be consistent
and can therefore be afforded full weight in the consideration and
determination of this application.

Adopted Core Strategy (2007)_Core Strateqy Adopted September 2007 pdf
CS1 - Landscape Protection and Enhancement

Adopted Development Management Policies (2011)
DEVELOPMENTPLANDOCUMENT

DP2 — Landscape and Trees

DP4 — Design

The following Policies have been assessed for consistency with the NPPF
and have found to lack full consistency with the NPPF and therefore those
aspects of the NPPF may need to be given some weight in the consideration
and determination of this application. NPPF

Adopted Development Management Policies (2011)
DP5 — Historic Environment
DP28 — Amenity

Adopted Site Specific Policies (2014)
No policies relevant to this site or proposal.

Assessment

In terms of assessment, an extension to the dwelling is acceptable in
principle and it is necessary to consider the design, impact on the
Conservation Area and listed building, amenity and trees.

With regard to scale, the introduction of first floor accommodation is
considered acceptable in principle and the existing single storey dwelling is
somewhat out of character with the surrounding development that is
predominantly two storeys. The increase in height would not be out of
scale with neighbouring dwellings and the majority of the dwelling would
remain at the existing height with the cross wing form reducing the mass of
the extension when viewed from the road and river. The extended footprint
would occupy the area of the existing conservatory and part of the raised
patio and the scale is considered acceptable.

The detailed design of the extension is contemporary and considered
appropriate to the host building and the matching materials are acceptable.
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http://www.broads-authority.gov.uk/__data/assets/pdf_file/0003/414372/1_Core_Strategy_ldf.pdf
http://www.broads-authority.gov.uk/__data/assets/pdf_file/0010/299296/BA_DMP_DPD_Adopted_2011.pdf
http://www.communities.gov.uk/documents/planningandbuilding/pdf/2116950.pdf

5.4

5.5

5.6

The fenestration is concentrated on the southwest and northwest
elevations, maintaining views within the site, and the covered balcony
design is considered appropriate with similar features existing in the local
area. In terms of design, the proposal is therefore considered acceptable in
accordance with Development Management Policy DP4.

As noted above, the scale and form of the existing dwelling is not typical of
other dwellings on Anchor Street or the wider Conservation Area and the
introduction of a gable feature to the road and river would improve the
relationship with the established form of development here. The cross wing
form would also direct the mass of the extension away from the listed
buildings and would not compete visually with these. The existing gap to
the listed buildings would be maintained and while some parts of The Old
Maltings would be obscured in public views by the higher and extended
roof, it is not considered the proposal would be unacceptably detrimental to
the appearance or setting of the listed buildings and would result in an
enhancement of the Conservation Area. The local concerns about the
impact on the Conservation Area and listed buildings are appreciated.
However, it is not considered that the proposal would result in any loss of
or harm to these heritage assets, and the proposal is considered
acceptable in accordance with Policy DP5 and the National Planning
Policy Framework.

With regard to amenity, the extension is proposed within 4 metres of the
boundary to the adjacent dwelling to the south (The Old Maltings). A single
storey section of this dwelling abuts the boundary at the eastern end and it
is understood there is an extant planning permission to continue that
extension along the side in the form of a conservatory. On the existing two
storey section of the adjacent dwelling (approximately 7.4 metres from the
southeast elevation of the proposed extension) there are three ground floor
windows, one landing window and two first floor windows on the northwest
elevation facing towards the site. This dwelling is also set on slightly lower
ground, so any views from the application site are downwards and it is
noted the gardens of these dwellings are open to views from the river,
reducing the level of privacy, however, any views from passing boats are
transient, rather than the more fixed views from windows and balconies.

It is not considered that the proposed extension would result in any direct
overlooking of the adjacent dwelling to the south. The only window in the
southeast elevation would be non-opening and obscure glazed and this
could be secured by condition. The first floor balcony would give views
towards the river and oblique views across the adjacent curtilage nearest
the river. Standing at the edge of the balcony it may be possible to look
sideways towards the adjacent dwelling, but there would be no direct
window-to-window view by virtue of the enclosed sides and roof covering
over the balcony. The modest extensions to the patio would not
significantly increase the available seating area or opportunities for
overlooking from here. It is not therefore considered the proposal would
result in any overlooking or loss of privacy that would unacceptably reduce
the amenity of adjoining occupiers.
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5.7  The outlook from the northwest elevations of the adjacent dwelling would
change and rather than the gable end and side of the conservatory, the
dwelling would face a 13.2 metre long wall and roof slope. The eaves
would be lower than the existing gable and the ridge would be 1.8 metres
higher, but set a further 3.9 metres into the site. It is appreciated that the
outlook would change significantly and a greater mass of building would be
visible, however, the view would largely be of the roof which would be
angled away from the dwelling. The rooms which would have this view are
a kitchen and dining area on the ground floor, landing and a first floor
bathroom; not primary living accommodation. It is not therefore considered
that the proposal would result in an overbearing impact on the
neighbouring dwelling or, due to the orientation, any overshadowing or loss
of direct sunlight which would unacceptably impact on the amenity of
adjoining occupiers. Whilst it is appreciated that the proposal would
change the outlook from the adjacent dwelling to the south, on balance, it
is not considered that any unacceptable impacts on amenity would result
and the proposal is considered acceptable in accordance with Policy
DP28.

5.8 The canopy of the copper beech tree on the roadside of the dwelling
extends over the existing roof. Crown reduction prior to commencement
and regular maintenance of the tree are proposed and it is considered that,
subject to an appropriate condition securing this, the proposal would not
significantly adversely affect the tree and an appropriate relationship
between the tree and dwelling would be maintained.

6 Conclusion

6.1 The proposed extension would provide first floor accommodation and replace
an existing lean to conservatory. The design, scale and materials are
considered acceptable and the existing copper beech tree would not be
detrimentally affected. It is appreciated that the relationship with the dwelling
to the southeast would change, however, it is not considered that the listed
building or amenity of the occupiers would be detrimentally affected so as to
justify a refusal of planning permission. The extension would relate far better
to the predominant scale and form of dwellings along Anchor Street and within
the Coltishall Conservation Area and whilst the concerns raised in the
objections received are appreciated, on balance and with reference to the
Development Plan, the proposal is considered acceptable.

7 Recommendation
Approve subject to conditions:
0] Standard time limit
(i) In accordance with submitted plans

(i)  Obscure glazing to ground floor window (also non-opening) on
southeast elevation and first floor bathroom on northeast elevation
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(iv)  Tree work to be completed in accordance with Arboricultural
Implications Assessment

8 Reason for recommendation

The proposal is considered acceptable in accordance with Policies DP2, DP4,
DP5 and DP28 of the adopted Development Management Policies (2011),
Policy CS1 of the adopted Core Strategy (2007) and the National Planning
Policy Framework which is a material consideration in the determination of
this application.

List of Appendices: Location Plan

Background papers: Application File BA/2014/0336/HOUSEH

Author: Maria Hammond
Date of Report: 27 October 2014
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