Schedule of Planning Applications Committee Date: 12t February 2020

Reference: 06/19/0565/F

Officer: Mr G Chimbumu
Expiry Date: 04-12- 2019
Applicant: Mrs L. Jones

Proposal:  Erected outbuilding (wooden summerhouse) in the back garden of the
detached dwelling (retrospective).

Site: 19 Yallop Avenue
Gorleston
Great Yarmouth
NR31 6HD
REPORT

1 Background / History: -

1.1 No.19 is a detached dwelling located on the south side of Yallop Avenue,
Gorleston. This application seeks retrospective planning permission for an
outbuilding (wooden summerhouse) to erected in the rear garden.

1.2 The erected outbuilding measures a length of 7.4 metres, a width of 3 metres,
and is of 3.15 metres in height inclusive of the decking (0.3 metres high)

1.3 The application site has an existing garden shed sited 0.4 metres at its furthest
point and 0.2 metres at its closest point with the shared south boundary with No.
14 Marine Close to the south and 0.2 metres from the shared east boundary with
the adjoining neighbour No.17

1.4 The application site has been subject to three previous applications which include
the erection of a single storey rear extension and a two-storey side extension
approved in 2019, the erection of a first-floor extension over existing lounge
approved in 1995 and the erection of a conservatory in 2000.

1.5 The application is submitted following concern that the building had been erected
without the benefit of planning permission. The building when measured did not
comply with the condition and limitation of the General Permitted Development
Order 2015 and a planning application was requested to be submitted. In
essence the building exceeds the height in close proximity to the boundary
allowed under the Order.
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2 Consultations: -
2.1 Highways — No objection.

2.2 Neighbours — Five adjoining neighbours were consulted, and two representations
have been received from neighbours No.15 and No.19 (attached to the report).
In summary the objections are:

e loss of privacy and view concerns caused by the erected outbuilding being
sited within proximity to the shared east boundary and their rear garden
and amenities.

e would prevent winter sunshine to the rear garden of the neighbouring
property and is causing a shade into their existing conservatory

e the outbuilding was erected without appropriate planning procedures and
should have been subjected to proper assessment

e the existing height and the sitting within proximity to the shared boundary
contravene planning regulations

e concerns for noise disturbances caused by loud music at unsociable
hours from social use of the erected outbuilding.

e Fire safety concerns

3 GREAT YARMOUTH LOCAL PLAN: CORE STRATEGY.
3.1 POLICY CS9 - Encouraging well -designed, distinctive places.

High quality, distinctive places are an essential part in attracting and retaining
residents, businesses, visitors, and developers. As such, the Council will
ensure that all new developments within the borough;

() seek to protect the amenity of existing and future residents, or people working
in, or nearby, a proposed development, from factors such as noise, light and air
pollution and ensure that new development does not unduly impact upon public
safety.

4.0 SAVED GREAT YARMOUTH BOROUGH -WIDE LOCAL PLAN POLICIES.

The Great Yarmouth Borough Wide Local Plan was adopted in 2001 and the
most relevant policies were ‘saved’ in 2007 and assessed again in January
2016. An assessment of policies was made during the adoption of the Core
Strategy in December 2015 and these policies remain saved following the
assessment and adoption. The Saved Policies listed have all been assessed as
being in general conformity with the NPPF and add further information to the
policies in the NPPF, while not contradicting it. These policies hold the greatest
weight in the determining of planning applications.

4.1 POLICY HOU18 - Extensions and Alterations to Dwellings.

Extensions and alterations to dwellings will be permitted where the proposal
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(a) is in keeping with the design of the existing dwelling and the character of
the area;

(b) would not significantly affect the amenities of any neighbouring dwelling;

(c) would not result in over-development of the site.

5 NATIONAL PLANNING POLICY FRAMEWORK (NPPF 2019).

5.1 Paragraphs 124, 127 and 180 of the National Planning Policy Framework aims
for achieving well-designed places states in the following paragraphs that;

124. The creation of high quality buildings and places is fundamental to what the
planning and development process should achieve. Good design is a key aspect
of sustainable development, creates better places in which to live and work and
helps make development acceptable to communities. Being clear about design
expectations, and how these will be tested, is essential for achieving this. So too
is effective engagement between applicants, communities, local planning
authorities and other interests throughout the process.

127. Planning policies and decisions should ensure that developments:

a) will function well and add to the overall quality of the area, not just for the
short term but over the lifetime of the development;

b) are visually attractive as a result of good architecture, layout and appropriate
and effective landscaping;

c) are sympathetic to local character and history, including the surrounding built
environment and landscape setting, while not preventing or discouraging
appropriate innovation or change (such as increased densities);

d) establish or maintain a strong sense of place, using the arrangement of streets,
spaces, building types and materials to create attractive, welcoming and
distinctive places to live, work and visit;

180. Planning policies and decisions should also ensure that new development is
appropriate for its location taking into account the likely effects (including
cumulative effects) of pollution on health, living conditions and the natural
environment, as well as the potential sensitivity of the site or the wider area
to impacts that could arise from the development. In doing so they should:

a) mitigate and reduce to a minimum potential adverse impact resulting from

noise from new development — and avoid noise giving rise to significant
adverse impacts on health and the quality of life.
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b) identify and protect tranquil areas which have remained relatively undisturbed
by noise and are prized for their recreational and amenity value for this reason.

6 NOISE POLICY STATEMENT FOR ENGLAND (NPSE).

6.1 The Noise Policy Statement for England (NPSE) 2010 states the long term
vision of Government noise policy is to “promote good health and a good
quality of life through the effective management of noise within the context of
Government policy on sustainable development”.

7 Assessment: -

7.1 The Town and Country Planning (General Permitted Development) (England)
Order 2015, Schedule 2, Part 1, Class E (criterion d, e and f) which states that;

Development is not permitted by Class E if -
(d) the building would have more than a single storey;
(e) the height of the building, enclosure or container would exceed -

(i) 4 metres in the case of a building with a dual-pitched roof.

(i) 2.5 metres in the case of a building, enclosure or container within 2
metres of the boundary of the curtilage of the dwellinghouse.

(iif) 3 metres in any other case

(f) the height of the eaves of the building would exceed 2.5 metres

7.2 The outbuilding sits within 2 metres of the shared east boundary with neighbour
No0.17 and its existing height of 3.15 metres therefore, exceeding the permitted
height of 2.5 metres by 0.65 metres.

7.3 In considering the development in the context of Policies CS9 and HOU18 and
Paragraph 127 of the NPPF it is acknowledged that the siting of the outbuilding
has an impact on the view from adjoining neighbour’s property of the dwellings
and gardens in Yallop Avenue to a certain degree however, there is no right to a
view under the planning system the outbuilding. Impacts for loss of light were
also assessed and due to the siting of the adjoining neighbour’s dwelling the east
of the application site and the sun's path from the east towards the west, it was
observed and noted the impact is minimal therefore, not resulting in a significant
loss of light.

7.4 The fallback position here is that a building could be erected on the site in the
current location albeit 0.65m lower. In practical terms it is for the LPA to consider
the additional impact of the building over and above that allowed under the
permitted development rights. On balance the impact would not be significant
and would not result in an unduly oppressive living environment for the occupants
of No.17 nor o the neighbour No.21 to the west.
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7.5 According to the Noise Policy Statement for England (NPSE), The Government
is committed to sustainable development and The Department for Environment,
Food and Rural Affairs (Defra) plays an important role by working to secure a
healthy environment in which people and future generations can prosper. A
particular type of noise which is addressed by the NPSE is “neighbour noise”
which includes noise from inside and outside people’s homes.

7.6 These objectives are echoed by the National Planning Policy Framework
(NPPF) paragraph 180, which states that planning policies and decisions should
mitigate and reduce to a minimum potential adverse impact resulting from
noise from new development and avoid noise giving rise to significant adverse
impacts on health and the quality of life.

7.7 Providing that the building is used for purposes ancillary to 19 Yallop Avenue as
a residential dwelling and no other unrelated uses - as condition of should
planning permission then the impact of the use of the building upon the
neighbouring properties should be minimised. Taking into consideration the
factors discusses above, the recommendation is to approve with conditions.

8 RECOMMENDATION: -

8.1 Approve with conditions for the use of the outbuilding to be incidental and related
to the main dwelling.

8.2 The proposal complies with the aims of Policies CS9 of the Great Yarmouth
Local Plan: Core Strategy and saved Policies HOU18 of and the Great Yarmouth
Borough-wide Local Plan (2001) (LP).
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