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Schedule of Planning Applications     Committee Date: 25 February 2014 
 
Reference: 06/13/0736/F 

         Parish: Winterton 
   Officer: Mr G Clarke 

Expiry Date: 10-02-2014 
Applicant: Ms J Larter 
 
Proposal: Ground and first floor extensions to form care home at ground floor and 
additional domestic accommodation at first floor, associated car parking and 
improved vehicular access.  
 
Site:  7 May Cottages 
  Back Road 
  Winterton  
 
 
REPORT 
 
1.0Background / History :- 
 
1.1The group of houses known as May Cottages consists of a terrace of traditional 
red brick and tiled properties on the east side of Back Road, as usual with dwellings 
of this age various alterations have been carried out over the years such as 
extensions, replacement windows and colour washing.  The terrace is sited towards 
the eastern boundary so the houses have long front gardens and small back 
gardens, no.7 is on a larger plot than any of the other houses with a sizeable garden 
to the side as well as the front.  To the east of May Cottages are Winterton dunes 
and to the south of the application site is a property in a large garden called Manor 
House.  
 
1.2 The section of Back Road which serves May Cottages is an unadopted, 
unsurfaced road which has a right angle bend at the south end where it joins the 
adopted part of Back Road and a similar junction at the north end where it joins Old 
Chapel Road. 
 
1.3 The site is within the Winterton conservation area. 
 
1.4 In 2012 an application for a similar proposal (06/12/0655/F), albeit with larger 
extensions, was refused for three reasons :- 1) The access to the site is along an 
unadopted, unmade, narrow section of Back Road with no footpath or street lighting 
and with a difficult right-angle bend for large vehicles to negotiate.  No evidence has 
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been submitted to demonstrate that the access arrangements are suitable for 
ambulances; 2)  The proposal involves a major extension to the property which will 
significantly alter the character of the building and its setting at the end of an iconic 
terrace of former fishermen’s cottages and lead to development which is 
unsympathetic to the character and appearance of the Conservation Area in terms of 
its scale, form, massing and design and 3)  Insufficient information has been 
submitted with the application to show that the development and its operation as a 
care home would not significantly affect the amenities of the occupiers of adjoining or 
neighbouring properties.  
 
1.5 This application is for two storey and single storey extensions and formation of a 
care home at ground floor level, the applicant has submitted a planning statement 
explaining how the property will operate and also how the applicant feels that the 
current proposal overcomes the reasons for refusal of the previous application, a 
copy of which is attached. 
                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                             
2.0 Consultations :- 
 
2.1 Neighbours/Conservation Area Advertisement – 8 letters of objection and a 
petition signed by 15 people have been received, 1 letter of support and a petition 
supporting the proposal signed by 82 people have been received.  The MP has also 
written on behalf of constituents who are concerned about the application.  The main 
reasons for objection are access, effect on the conservation area and lack of 
services.  Copies of the letters are attached. 
 
2.2 Parish Council – Access is very restricted due to a narrow entrance to the 
unadopted road at both ends.  This would cause problems with large construction 
vehicles and emergency services getting to the site.  Damage has already been 
caused by large vehicles trying to access the area.  The road is very uneven with 
many potholes – not suitable for access to a care home.  The Parish Council cannot 
support this application. 
 
2.3 Highways – The Highways Officer has commented that the proposed 
development is served by a private, unmade road with no separate pedestrian 
facilities which falls outside the jurisdiction of the Highway Authority.  It is likely that 
the proposals will generate some additional traffic movements but they do provide 
ample parking and turning provision for a development of this nature.  He then goes 
on to request that, if approved, standard Highway conditions are applied regarding 
the parking area and any gates or other means of obstruction. 
 
2.4 Environmental Health – Concerns about potential effects of construction noise – 
hours of work condition should be imposed. 
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2.5 Conservation Officer – Principle of extension can be supported, suggests some 
design amendments. 
 
3.0 Policy :- 
 
POLICY BNV10  
 
NEW DEVELOPMENT IN OR ADJACENT TO A CONSERVATION AREA WILL BE 
REQUIRED TO BE SYMPATHETIC TO THE CHARACTER OR APPEARANCE OF 
THE AREA IN TERMS OF SCALE, HEIGHT, FORM, MASSING, MATERIALS, 
SITING AND DESIGN. 
 
(Objective:  To retain and enhance the character and appearance of conservation 
areas.) 
 
POLICY HOU21 
 
PROPOSALS FOR THE CHANGE OF USE OR CONSTRUCTION OF NEW 
RESIDENTIAL HOMES OR NURSING HOMES FALLING WITHIN USE CLASS C2 
OF THE TOWN AND COUNTRY PLANNING (USE CLASSES) ORDER 1987 WILL 
BE PERMITTED PROVIDED THE APPLICANT CAN DEMONSTRATE THAT THE 
PROPOSAL MEETS THE FOLLOWING CRITERIA: 
 

(A)  THE SITE HAS GOOD ACCESS, APPROACH ROADS AND FOOTWAYS 
AND HAS REASONABLE ACCESS TO A RANGE OF PUBLIC 
TRANSPORT, COMMUNITY FACILITIES, A LIBRARY/MOBILE LIBRARY, 
PLACES OF WORSHIP, PLACES OF ENTERTAINMENT, A DOCTOR’S 
SURGERY AND SHOPPING FACILITIES, INCLUDING A POST OFFICE. 

 
(B) THE SITE SHOULD BE REASONABLY LEVEL AND BE LOCATED IN THE 

URBAN AREA OF GREAT YARMOUTH, GORLESTON OR CAISTER, OR 
WITHIN THE VILLAGE DEVELOPMENT LIMITS SHOWN ON THE 
PROPOSALS MAP; 

 
(C) GARDEN SPACE IS PROVIDED SUFFICIENT IN AREA TO MEET THE 

NEEDS OF THE RESIDENTS OF THE DEVELOPMENT; 
 

(D) IMPLEMENTATION OF THE PROPOSAL WOULD NOT RESULT IN MORE 
THAN 10% OF SIMILAR ESTABLISHMENTS IN ANY ONE BLOCK OF 
DEVELOPMENT ENCLOSED BY THE PUBLIC HIGHWAY SYSTEM; 

 
(E) SO FAR AS POSSIBLE, EXISTING LANDSCAPE FEATURES OF 

SIGNIFICANCE ON THE SITE ARE PRESERVED; 
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(F) ACCESS ARRANGEMENTS ARE SUITABLE FOR AMBULANCES, WITH 

PARKING AND SERVICING SPACE PROVIDED IN ACCORDANCE WITH 
APPENDIX (A) OF CHAPTER 3 OF THE PLAN; 

 
(G) THE SITE IS OUTSIDE AN AREA SHOWN AS PRIME HOLIDAY 

ACCOMMODATION ON THE PROPOSALS MAP; AND, 
 

(H) COMPLIANCE WITH OTHER RELEVANT POLICIES OF THE PLAN. 
 
WHERE THE PROPOSAL INVOLVES CONVERSION OF AN EXISTING 
BUILDING, THE FOLLOWING ADDITIONAL CRITERIA WILL APPLY: 
 

(I) CONVERSION COULD BE ACHIEVED WITHOUT NEED FOR MAJOR 
EXTENSION WHICH WOULD SIGNIFICANTLY IMPINGE ON THE 
CHARACTER OF THE BUILDING; 

 
(J) THE DEVELOPMENT AND/OR ITS OPERATION WOULD NOT 

SIGNIFICANTLY AFFECT THE AMENITIES OF THE OCCUPIERS OF 
ADJOINING OR NEIGHBOURING BUILDINGS; AND, (where appropriate) 

 
(K) IN THE CASE OF A LISTED BUILDING, THE DEVELOPMENT WOULD 

PRESERVE THE BUILDING OR ITS SETTING OR ANY FEATURES OF 
SPECIAL ARCHITECTURAL OR HISTORIC INTEREST IT POSSESSES. 

 
(Objective: To ensure a good quality of life for the elderly and infirm and safeguard 
the character of existing areas.) 
 
4.0 Assessment :- 
 
4.1 The previous application showed a two-storey side extension which was 5.6m 
wide and the same height and depth as the original house, to the side of this was a 
single storey extension measuring 3.7m wide.  The application also included a single 
storey extension at the front of the house which extended out by 7.3m.  With this 
application the two-storey side extension has been reduced to 4.6m wide but the 
single storey side extension has been increased to 4.7m.  The front extension will be 
across the full width of the original house and two-storey extension and will project 
out by 1.8m, there will also be a further, smaller extension to the front of this part 
which will extend out another 1.8m. 
 
4.2 Internally the ground floor accommodation will consist of three bedrooms with en-
suite facilities and a sitting room for care home residents, the kitchen will be 
extended to cater for both the owner’s use and care home use.  The first floor will 
have three bedrooms, study, bathroom and living room for the owner’s use. 
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4.3 The application site has a plot width of approximately 15m which is twice the 
width of the rest of the houses in the terrace so the extensions will not be an 
overdevelopment of the plot.  The two-storey extension will be seen as an extension 
to the line of houses and will not look out of place in the conservation area. 
 
4.4 The main objections to the proposal are the condition of the unmade part of Back 
Road and the difficulties of turning into this part of the road from the adopted 
highway at either end.  Damage has been caused to walls and fences by vehicles 
trying to enter and exit the unmade section and vehicles have driven over driveways, 
private verges and garage forecourts in manoeuvring around the area.  Residents 
are concerned that the proposed use and the delivery vehicles involved in the 
construction works will make the situation worse and cause more damage. 
 
4.5 The applicant has submitted information to show that a fire engine has been able 
to reach the property in the past and also that an oil company has been able to 
deliver.  This evidence would also indicate that ambulances are also able to access 
the site and which was part of the reason for refusal of the previous application.  The 
care home facility will be for a maximum of three persons specialising in care for 
those who are no longer able to support themselves in their own home.  The home 
will be run by the applicant with some help from local people who live within walking 
distance so should not generate a great deal of additional traffic. 
 
4.6 The road system serving May Cottages is poor and not suitable for heavy 
vehicles but having said that the problems of access reported by the objectors 
already exist and will continue to happen whatever decision is made on the 
application.  What has to be considered is whether the house as extended and its 
proposed use will make this existing situation any worse.  7 May Cottages stands on 
a larger plot than the rest of the terrace and if the applicant just wished to build 
extensions on the house there would be no justification in refusing them.  Access for 
builders and delivery vehicles is not a reason to refuse a planning application as they 
could use smaller vehicles and once the development is finished access will no 
longer be required.   
 
4.7 The main aspect of the application to be considered is whether the proposed use 
as a care home will generate significant amounts of traffic that would lead to an 
increase in the existing problems in the area.  The applicant has stated that she will 
be running the home and that any extra staff will be local and will not be driving to 
the site.  The residents themselves will not have cars but there could be extra traffic 
from visiting healthcare people and ambulances.  As the home is for a maximum of 
three people it is unlikely that it will generate a significant amount of additional traffic. 
 
4.8 Criterion A of Policy HOU21 requires new homes to have good access, approach 
roads, etc which obviously does not apply in this case however that Policy is 
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intended to relate to new residential homes or nursing homes of a larger scale than 
is proposed here.  Class C3 of the Town and Country Planning (Use Classes) Order 
allows for up to six residents living together as a single household including where 
care is provided.  In this case it is felt that the use falls within Class C2 because the 
applicant will live separately to the elderly residents and the extensions are being 
built specifically for this purpose but with only some minor changes to the operation it 
could be argued that planning permission is not required for the use as a care home. 
 
4.9 Taking the above into account it is considered that the proposal complies with all 
of the other Policy criteria and it would be difficult to justify refusal of the proposal on 
traffic grounds alone.  The recommendation is therefore to approve the application 
with a condition restricting the number of residents of the care home to a maximum 
of three people. 
 
5.0 RECOMMENDATION :-  
 
5.1 Approve – the proposal complies with Policies BNV10 and HOU21 of the 
Borough-Wide Local Plan.  Approval should be subject to the number of care home 
residents being no more than three and the conditions required by Highways and 
Environmental Health. 
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