Schedule of Planning Applications Committee Date: 9 Auqust 2017

Reference: 06/17/0168/F

Parish: Hopton
Officer: Mr J Ibbotson
Expiry Date: 10/08/17

Applicant: Mr W Howkins

Proposal:  Subdivision of gardens to form plot for detached 2 bedroom house.

Site:

31/33 Station Road
Hopton

Great Yarmouth
NR31 9BH

REPORT

1.1

1.2

1.3

Background / History :-

31 and 33 Station Road are two semi-detached dwellings dating to the
Victorian period. The properties face onto Station Road, with pedestrian
access from this road. Vehicular access is from the lane which runs to the
west of the properties. The buildings have relatively long curtilages, which
currently has a pitched roof garage located at the north eastern end of the
gardens. This structure forms a rear boundary with 12 St Clements Mews.

The neighbouring property to the east is the village shop and north east is
modern houses on St Clements Mews, to the west on the opposite side of the
lane is 29 Station Road, a large detached property of a similar age to the host
dwellings, and to the north west also on the other side of the private access
lane and footpath is 83 and 85 Potters Drive. The adjoining property to the
north is 81b Potters Drive. This property faces westwards over the rear
garden of 83 Potters Drive. Running along the western boundary runs a public
right of way, part of which is open for vehicular traffic, part of which is only
open to pedestrians, cutting through from Potters Drive.

The land had been subject to a previous planning application (06/13/0071/F),
which was refused. This application had sought permission for a two bedroom
house to the rear of the host properties, and was refused for the following
reason.

“The design of the proposed house and its location on the plot will result in the
proposed dwelling extending beyond the rear elevation of the neighbouring
dwelling to the north which would be an unneighbourly form of development
that would cause overshadowing and loss of light and outlook to that dwelling.
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1.4

1.5

1.6

1.7

2.1

The proximity of the first floor window to the rear of the proposed dwelling to
the rear boundary of the site would also result in overlooking of the existing
house at the rear and would have significant adverse effects on the amenities
of that property. In addition to this the application does not show any parking
or turning area for the proposed dwelling and is lacking in detail regarding the
replacement parking for the existing houses and details of the boundary
treatment following demolition of the existing garage. The proposal would
therefore be contrary to Policy HOU15 and criteria (A), (C) and (E) of Policy
HOU? of the Great Yarmouth Borough-Wide Local Plan which seek to
safeguard the character and form of settlements and protect the amenities of
the occupiers of nearby dwellings.”

Planning permission is sought in this instance for the erection of a two storey
detached dwelling house. This would follow the part demolition of the garage
on site and subdivision of the garden of 31 and 33 Station Road. The
development would use of part of 31 Station Road’s garden to widen the
existing access from the lane and also provide two tandem parking spaces for
the proposed dwelling. Additionally a single parking space for No. 33 would be
created in what had been the rear garden of 31 Station Road. Parking for
number 31 Station road would be provided in a new access onto Station Road
onto a single parking space in the front garden of No.31 Station Road.

This planning application has taken into account some of the concerns of
neighbours and following negotiation taken into account the reasons for
refusal of the previous planning application. The reasons why the previous
application had been refused were that the set back of the rear elevation in
relation to 81b Potters Drive would have caused loss of light, the potential
overlooking of the property to the rear, and lack of detail regarding access.

The proposal differs in that it has a front and rear elevation broadly in line with
the neighbouring property to the north, 81b Potters Drive. The first floor layout
has been altered to allow for the rear bedroom to have a window in the
southern side elevation rather than the rear elevation to avoid overlooking of
No. 12 St Clements Mews. It has also included alternative off street parking
and a widened access in line with Norfolk County Council Highways
Department’s standards.

The development would have a single bedroom on the front of the building
with two first floor windows in the front elevation. These windows would face
the same direction as the first floor windows of 81 and 81b Potters Drive and
would to an overlook the gardens and property at 83 Potters Drive, and the
garden of 29 Station Road. Through negotiation the agent has agreed that the
smaller window in the first floor front elevation would be obscure glazed to
limit the degree of overlooking. In addition the rear brick wall of the garage will
be retained to form the boundary treatment to the rear.

Consultations :-

Highways — sets out that whilst there would be a reduction in parking provision
for the existing properties, and that there might be parking displacement on
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2.2

2.3

2.4

3.1

balance there are not sufficient grounds to refuse the application on Highways
Grounds as Hopton is noted to have a good level of services and also access
to public transport. The lane access is to be widened and would improve
vehicle pedestrian interaction. The parking provided to the front of No. 31
Station Road would be NCC highways policy compliant. Conditions are
suggested.

Parish Council — objects on the grounds that the proposal is over-
development of the site, the proposal does not meet NCC parking standards
of two cars per dwelling, provides insufficient space for turning and would
infringe on the foot path, increase traffic in the area and in particular on
Station Road, and the demolition of the garage would compromise the shared
boundary and cause overlooking of 12 St Clements Mews.

Local residents — Five letters of objection were received in regards to the
initial application drawings, subsequently amendments have been made
which have to an extent addressed the concerns of some of the residents
however the final amendment consultation resulted in 2 letters of objection
and one letter of comment. Copies of which are attached, the main reasons
for objection are that the building has previously been refused permission and
the objections still stand, these being poor access onto a busy road,
insufficient parking, over development of the plot, loss of privacy at the
properties to the rear and opposite, loss of gardens of the donor properties
and detrimental impact upon the character of the area. Other issues related to
the boundary treatment, and also construction disturbance.

The owners of 81a Potters Drive wish that if the council is minded to approve
that a 1.8m high timber panel fence is erected between this property and the
application site.

The letters of objection to the final amendment sets out that the development
would harm the amenity of No. 83 Potters Drive, would result in unacceptable
and dangerous vehicle movements, cause the loss of the garages and No.31
Station Road’s garden, as well as the loss of a well-used grass verge.
Additionally one letter sets out that the neighbouring property 83 Potters Drive
was not shown on plan.

Building Control Officer — No objection

Policy :-
Policy CS3 — Addressing the Borough'’s housing need

To ensure that new residential development in the borough meets the housing
needs of local people, the Council and its partners will seek to:

Make provision for at least 7,140 new homes over the plan period. This will
be achieved by:
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b)

d)

3.2

Focusing new development in accessible areas and those with the most
capacity to accommodate new homes, in accordance with Policy CS2
Allocating two strategic Key Sites; at the Great Yarmouth Waterfront Area
(Policy CS17) for approximately 1,000 additional new homes (a minimum of
350 of which will be delivered within the plan period) and at the Beacon Park
Extension, South Bradwell (Policy CS18) for approximately 1,000 additional
new homes (all of which will be delivered within the plan period)

Allocating sufficient sites through the Development Policies and Site
Allocations Local Plan Document and/or Neighbourhood Development Plans,
where relevant

Ensuring the efficient use of land/sites including higher densities in
appropriate locations

Using a ‘plan, monitor and manage’ approach, which uses a split housing
target to ensure that the plan is deliverable over the plan period (as shown in
the Housing Trajectory: Appendix 3), to ensure the continuous maintenance of
a five-year rolling supply of deliverable housing sites

Encourage the effective use of the existing housing stock in line with the
Council’'s Empty Homes Strategy

Encourage the development of self-build housing schemes and support the
reuse and conversion of redundant buildings into housing where appropriate
and in accordance with other policies in the Local Plan

Ensure that new housing addresses local housing need by incorporating a
range of different tenures, sizes and types of homes to create mixed and
balanced communities. The precise requirements for tenure, size and type of
housing units will be negotiated on a site-by-site basis, having regard to the
Strategic Housing Market Assessment, Policy CS4 and the viability of
individual sites

Support the provision of housing for vulnerable people and specialist housing
provision, including nursing homes, residential and extra care facilities in
appropriate locations and where there is an identified need

Encourage all dwellings, including small dwellings, to be designed with
accessibility in mind, providing flexible accommodation that is accessible to all
and capable of adaptation to accommodate lifestyle changes, including the
needs of the older generation and people with disabilities

Promote design-led housing developments with layouts and densities that
appropriately reflect the characteristics of the site and surrounding areas and
make efficient use of land, in accordance with Policy CS9 and Policy CS12

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:
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b)

d)

3.3

Respond to, and draw inspiration from the surrounding area’s distinctive
natural, built and historic characteristics, such as scale, form, massing and
materials, to ensure that the full potential of the development site is realised;
making efficient use of land and reinforcing the local identity

Consider incorporating key features, such as landmark buildings, green
infrastructure and public art, which relate to the historical, ecological or
geological interest of a site and further enhance local character

Promote positive relationships between existing and proposed buildings,
streets and well lit spaces, thus creating safe, attractive, functional places with
active frontages that limit the opportunities for crime

Provide safe access and convenient routes for pedestrians, cyclists, public
transport users and disabled people, maintaining high levels of permeability
and legibility

Provide vehicular access and parking suitable for the use and location of the
development, reflecting the Council’s adopted parking standards

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

Conserve and enhance biodiversity, landscape features and townscape
quality

Minimise greenhouse gas emissions and the risk of flooding, through the use
of renewable and low carbon energy and efficient site layouts and building
designs, in accordance with Policy CS12

Fulfil the day-to-day social, technological and economic needs of residents,
visitors and businesses by ensuring the provision of capacity for high speed
digital connectivity, suitable private and communal open space, cycle storage
and appropriate waste and recycling facilities

Applicants are encouraged to engage with the Council’s Development Control
section early on in the design process through pre-application discussions to
help speed up the planning process and ensure that the selected design is the
most appropriate for the site.

POLICY HOU7

NEW RESIDENTIAL DEVELOPMENT MAY BE PERMITTED WITHIN THE
SETTLEMENT BOUNDARIES IDENTIFIED ON THE PROPOSALS MAP IN
THE PARISHES OF BRADWELL, CAISTER, HEMSBY, ORMESBY ST
MARGARET, AND MARTHAM AS WELL AS IN THE URBAN AREAS OF
GREAT YARMOUTH AND GORLESTON. NEW SMALLER SCALE
RESIDENTIAL DEVELOPMENTS* MAY ALSO BE PERMITTED WITHIN THE
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(A)

(B)

(C)

(D)

(E)

SETTLEMENT BOUNDARIES IDENTIFIED ON THE PROPOSALS MAP IN
THE VILLAGES OF BELTON, FILBY, FLEGGBURGH, HOPTON-ON-SEA,
AND WINTERTON. IN ALL CASES THE FOLLOWING CRITERIA SHOULD
BE MET:

THE PROPOSAL WOULD NOT BE SIGNIFICANTLY DETRIMENTAL TO
THE FORM, CHARACTER AND SETTING OF THE SETTLEMENT;

ALL PUBLIC UTILITIES ARE AVAILABLE INCLUDING FOUL OR SURFACE
WATER DISPOSAL AND THERE ARE NO EXISTING CAPACITY
CONSTRAINTS WHICH COULD PRECLUDE DEVELOPMENT OR IN THE
CASE OF SURFACE WATER DRAINAGE, DISPOSAL CAN BE
ACCEPTABLY ACHIEVED TO A WATERCOURSE OR BY MEANS OF
SOAKAWAYS,;

SUITABLE ACCESS ARRANGEMENTS CAN BE MADE;

AN ADEQUATE RANGE OF PUBLIC TRANSPORT, COMMUNITY,
EDUCATION, OPEN SPACE/PLAY SPACE AND SOCIAL FACILITIES ARE
AVAILABLE IN THE SETTLEMENT, OR WHERE SUCH FACILITIES ARE
LACKING OR INADEQUATE, BUT ARE NECESSARILY REQUIRED TO BE
PROVIDED OR IMPROVED AS A DIRECT CONSEQUENCE OF THE
DEVELOPMENT, PROVISION OR IMPROVEMENT WILL BE AT A LEVEL
DIRECTLY RELATED TO THE PROPOSAL AT THE DEVELOPER’S
EXPENSE; AND,

THE PROPOSAL WOULD NOT BE SIGNIFICANTLY DETRIMENTAL TO
THE RESIDENTIAL AMENITIES OF ADJOINING OCCUPIERS OR USERS
OF LAND.

(Objective: To ensure an adequate supply of appropriately located housing land

whilst safeguarding the character and form of settlements.)

* ie. developments generally comprising not more than 10 dwellings.

4.1

Assessment :-

The proposal differs to the previously refused application (06/13/0071/F) in
amongst other reasons by its siting in relationship to neighbouring dwellings,
as well as window positioning. Additional detail has been provided as part of
this application to show how access, turning and parking would be provided.
The scheme put forward to the Planning Committee is an amended scheme
following negotiation which has taken on board the concerns of the planning
officer, NCC Highways officer, Parish Council and neighbouring residents.
Whilst the application would result in some compromises, on balance the
benefits of providing a new dwelling in a sustainable location outweighs the
minimal harm that would be caused by this development.
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4.2  This application would see the building being constructed broadly in line with
the neighbouring property No. 81a Potters Drive, and therefore there are no
projections to the rear which would result in overshadowing or overlooking of
this dwelling. The final amendment has a first floor room and window layout
that will not directly overlook properties to the rear. The current garage wall on
the boundary with 12 St Clements Mews would be retained, and a condition
could be placed on the application to ensure adequate height boundaries on
other elevations. The separation distance to the host properties is sufficient.
Therefore the properties to the North, East and South would not suffer through
loss of privacy, light or outlook. The distance from the proposed dwelling to 29
Station Road means that this neighbouring property would not be adversely
affected through overlooking or loss privacy.

4.3 Strong objections have been received from the occupants of the property on
the opposite side of the footpath to the west, no.83 Potters Drive in regards to
overlooking and loss of privacy. The proposal includes two first floor windows
which would overlook the garden and rear windows of No.83. Whilst this
would cause a degree of overlooking it is not considered sufficiently severe to
warrant refusal.

4.4 No81b Potters Drive, which is closer to No 83 Potters Drive than the proposal
already overlooks the site. As this is a relatively recent development of houses
in a suburban area the density and proximity means that overlooking is
characteristic of the general pattern of development. The proposed dwellings
neasrest first floor window is approximately 20m away from No 83 Potters
Drive. The first floor bedroom windows would face at approximately 90
degrees the rear elevation of this neighbouring property and the potential for
overlooking is possible, but would not be worse than that caused by 81b
Potters Drive. To mitigate further there is agreement from the agent to use
obscure glass in the nearest first floor window. On balance therefore the
scheme is considered to be in compliance with policy HOU7 (E) of the Great
Yarmouth Borough Wide Local Plan.

4.4 This final revision of the plans results in the proposed dwelling having
sufficient parking provision to meet NCC requirements. The two host
properties would only have a single parking space each which would not meet
the parking requirements set out by NCC.

4.5 However, following consultation with the NCC Highways Officer their advice is
that this would not be a sufficient reason to refuse the application. Hopton has
good public transport links, as well as access to nearby schools, shops and
other services. Therefore the site is considered to be a sustainable location,
where one car per property would work. Whilst objections have stated that
overspill on street parking is undesirable or potentially dangerous, on street
parking is not restricted in the area, and therefore overspill parking could park
on the roads. By allowing the dropped curb of No.31 Station Road, this is
likely to restrict parking directly in front of these properties which would be
beneficial.
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4.6

4.7

4.8

4.9

5.1

In terms of the intensification of the use of the lane as access, at least 4
vehicles can currently park on the rear of the site or in the garage as
accessed by the lane (which also acts as a footpath). This proposed
development would restrict the number of vehicles parking in this area to 3
vehicles which would be a net reduction in vehicle parking spaces and thus
likely vehicle movements. Additionally the proposal includes widening the
width of the access which would ensure that pedestrian and vehicles have
sufficient space to manoeuvre. Therefore the proposal would not result in
sufficient change over the current number and type of vehicle movements and
would widen the access to allow for improved pedestrian and vehicular
crossing.

Other issues to consider are the design of the structure, and the quality of
amenity provided for future residents. The external appearance of the
proposed dwelling is a typical two storey suburban dwelling which would be
constructed in traditional building methods. The building line of 81 and 81A
Potters Drive would be continued, and whilst the plot is a subdivided garden, it
has been shown that there is sufficient space to provide adequate gardens
and not cause undue amenity loss to neighbours. Therefore the proposal is
considered to be of an acceptable appearance. The infill will not break up the
gap between the pair of Victorian cottages (31/33 Station Road) and the larger
house (29 Station Road) which date back to when there had been a railway in
the area. Therefore the character of the street scene as viewed from Station
Road would remain relatively unchanged.

The internal layout is acceptable with all rooms having an acceptable outlook
but not being overlooked to an extent which would be considered to have
limited privacy. The rear garden would be relatively private and the front
garden could be landscaped to ensure acceptable vehicular visibility, but also
have a positive visual appearance. The proposed dwelling would have a floor
area of 65m2 which is 5m2 under the size specified for a 2 bedroomed 3
person property in Governments guidance as set out in Technical housing
standards — nationally described space standard. However the property
includes built in storage space, would have room for an outside store, and
both bedrooms are compliant with the Technical Housing Standards, in this
instance it is considered justified to accept the form of development as it as
addressed the reasons of refusal for the previous application.

As the development is for a single dwelling, no additional contributions would
or could be required to be made by the developer for instance for affordable
housing or infrastructure provision. The dwelling would be a windfall
development which contributes (in a minor way) to the councils housing
provision.

RECOMMENDATION :-
Approve - subject to conditions as requested by highways, requiring boundary

treatment details to be provided including the retention of the rear 2.4m wall,
requiring cycle sheds to be provided, requiring the first floor rear bathroom
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window and first floor smaller window to be obscure glazed, removing
permitted development rights and restricting hours of construction.
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Jill K. Smith

—— M
From: Hopton Parish Council <hoptonparishclerk@hotmail.com>
Sent: 18 July 2017 11:57
To: plan v
Subject: : 06/17/0168/F Subdivision of gardens to form plot for detached two bedroom house 31/33
LStatiorﬂ’(’()ét! Hopton-on-Sea

Hello Plénning

The Parish Council has considered the above revised drawing and strongly objects to this revised application
as there is lack of parking i.e. only 4 spaces for 3 properties (including a 3 bedroom property that requires 2
parking spaces). There is a reduction to the garden of number 31. This reduces amenity space. The egress site
line is dangerous to oncoming traffic in both directions, with additional parking from a property on Station
Road.

Regards

Julie McNair

FCILEX, Clerk and RFO to Hopton-on-Sea Parish Council

Office at the Village Hall Station Road Hopton on Sea NR31 9BE open Mon, Tues, Thurs, Fri 9.30am to 1.30pm
Tel: 01502 730768 Website http://hopton-on-sea-parish-council.norfolkparishes.gov.uk/

This e-mail and any files transmitted with it are confidential and intended solely for the use of the individual
or entity to whom they are addressed. If you received this e-mail in error please notify the sender.



