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SUMMARY 

 
Description: Erection of single dwelling and garage. 
Reason for 
consideration at 
Committee: 

Objection 
 

Recommendation: Approve 

Ward: Town Close 
Contact Officer: Miss Sarah Platt Planning Officer - Development 

Management 01603 212500 
Valid Date: 29th June 2011 
Applicant: Dr L Khangura 
Agent: Mr Stephen Moore 
 

INTRODUCTION 

The Site 
Location and Context 

 
1. The application site is on the corner of Ipswich Road (A1056) and Lakenham Road 

which forms part of the main A146/A147 Outer Ring Road. This is a busy crossroads 
traffic junction with 3 lanes of traffic running north to south and east to west. The site 
is bound on two sides by major roads; to the rear lies a school playing field and to 
the north lies other residential properties. The site is 500sqm in area. This 
application proposes a separate dwelling on the eastern most boundary. There is 
currently a large mature leylandii hedge separating the existing dwelling and the 
adjacent property at number 47a Ipswich Road which extends along the boundary 
line to the site of the proposed dwelling.  This hedge is proposed to be removed 
under a recent planning permission (detailed in the planning history section of this 
report) and a new garage building and link building replacing it on the boundary line 
to the western end of the northern boundary. It was not specified under an 
application for alterations to number 49 Ipswich Road whether the whole hedge 
would be removed or merely the part where the proposed garage and link room and 
utility building would be situated. 

2. The existing property is a large detached dwelling with a dental surgery on part of 
the ground floor. The property is set within mature landscaped gardens. It is two 
storeys and finished with a cream render to all elevations. The property has a 
traditional frontage to Ipswich Road and there is a large triangular picture window at 



first floor level on the west facing elevation. This window is proposed to be reduced 
in size and positioned above head height under application reference number 
11/00164/F. The vehicular access to the property is off Lakenham Road and is 
shared for both the existing dwelling and the dental surgery. 

3. It is proposed that the new dwelling is accessed via the same access from 
Lakenham Road. The new dwelling will be built from a red multi stock brick with slate 
colour roof tiles. 

Constraints and Topography 

4. The site is not within a Conservation Area and the topography is flat in this area. 

Planning History 

5. In 1993 under application reference 4/1993/0567 planning permission was granted 
on the 12th August 1993 for an extension to the original dwelling house to form a 
dental surgery.  

6. In 1995 under application reference 4/1995/0479 outline planning permission was 
refused on the 29th June 1995 for the erection of a ‘single dwelling and garage’ for 
the following reasons: 

The applicant appealed the decision which was subsequently allowed by the 
Planning Inspectorate.  The full decision can be found at appendix 1 of this report.  

7. In 1999 under application reference 4/1999/0075 planning permission was approved 
in outline form for the erection of a ‘single dwelling and garage’. 

8. In 2001 under application reference 4/2001/0159 planning permission was granted 
for the erection of a conservatory adjoining the existing garage but facing the garden 
amenity area.  

9. In 2002 under application reference 4/2002/0186 a renewal of the 1995 outline 
permission for the erection of a ‘single dwelling and garage’ was granted on the 12th 
April 2002. 

10. In 2003 under application reference 03/00322/F planning permission was granted for 
an extension to the existing dental surgery and a first floor extension to the dwelling 
house above.  

11. In 2005 under application reference 05/00067/O a further renewal to the 1995 outline 
permission was granted for the erection of ‘single dwelling and garage’. 

12. In 2008 planning permission application reference 08/00258/O granted a further 
renewal of the 1995 outline permission (renewed in 2002 and 2005) for the ‘erection 



of single storey dwelling and garage’. Members should note the typing error in this 
permission. The renewal referred to a “single storey dwelling” not a “single dwelling”. 
The application forms on the 2008 application, and the design and access statement 
both referred to a single dwelling. The error was made by Norwich City Council. 

13. In 2011 under application reference 11/00164/F planning permission was granted for 
alterations and extensions to the ground floor dental surgery and first floor living 
accommodation; a new domestic garage to the front of the property and a utility 
room with a glazed link to the dwelling were also approved. This application saw the 
conversion of the garage to a playroom in association with the existing dwelling and 
the new garage placed at the front of the property adjacent to Ipswich Road. There is 
still an area of private amenity space to the rear.  

14. The current application was submitted prior to the expiry of the 2008 renewal of the 
1995 outline permission but the application was invalid. The current application is 
now considered as a full planning application under application reference 11/00743/F 
which seeks the erection of a single dwelling and garage.  

Equality and Diversity Issues 

There are no significant equality or diversity issues.  

The Proposal 
15.  The application seeks the erection of a single dwelling and garage on the eastern 

part fo the wider site.  

Representations Received  
16. Adjacent and neighbouring properties have been notified in writing.  2 letters of 

representation have been received citing the issues as summarised in the table 
below. 

17.  

Issues Raised  Response  
The erection of a second dwelling on this 
plot will result in overdevelopment of the 
site. 

Paragraph 32-25 

The rear garden is not in keeping with the 
adjoining properties, the plot size will be 
reduced. 

Paragraph 33 

There is currently landscaping on the 
northern boundary. Is this intended to be 
retained or protected by planning 
condition? 

Paragraph 30 

There will be increased overlooking to 
properties fronting Ipswich Road and 
adjoining the application site. 

Paragraph 29-30 

Loss of privacy. Paragraph 29-30 
Loss of light to properties fronting Ipswich 
Road. 

Paragraph 31 

 



 

Consultation Responses 
18. Design & Conservation – No comments. 

19. Transportation – The proposed use is suitable for this location. The use of an 
existing driveway is welcome and acceptable. It is of sufficient size to enable 
vehicles to exit in a forward gear. The permeable gravel for the driveway is welcome. 
There is no information given for refuse storage (ideally a bin store should be 
provided) or cycle storage (although this may be able to fit in the garage). Conditions 
should be attached to any approval.  

20.  Tree Officer – No objections. 

ASSESSMENT OF PLANNING CONSIDERATIONS 

Relevant Planning Policies 
Relevant National Planning Policies 
PPS1 - Delivering Sustainable Development 
PPS1 Supplement – Planning for Climate Change 
PPS3 – Housing 

 
Relevant policies of the adopted East of England Plan Regional Spatial Strategy 

2008 
ENV6 - The Historic Environment 
ENV7 - Quality in the Built Environment 
WAT1 – Water Efficiency 

 
Relevant policies of the adopted Joint Core Strategy for Broadland, Norwich and 
South Norfolk 2011 

Policy 1 – Addressing climate change and protecting environmental assets 
Policy 2 – Promoting good design 
Policy 3 – Energy and water 
Policy 20 – Implementation and Monitoring 

 
Relevant saved policies of the adopted City of Norwich Replacement Local Plan 
2004 
NE3 - Tree protection, control of cutting and lopping  
NE9 - Comprehensive landscaping scheme and tree planting 
HBE12 - High quality of design in new developments 
EP22 - High standard of amenity for residential occupiers 
HOU13 – Proposals for new housing development on other sites 
TRA6 - Parking standards - maxima 
TRA7 - Cycle parking standards 
TRA8 - Servicing provision 

 
Written Ministerial Statement: 23 March 2011: Planning for Growth 
Support of enterprise and sustainable development. 
Draft National Planning Policy Framework July 2011 



Principle of Development 
Policy Considerations 
21. PPS3 outlines the Governments objectives for the promotion of new housing stating 

that new housing should provide a wide choice of high quality homes designed and 
built to a high standard, both affordable and market housing, to address the 
requirements of the community. Housing should help create sustainable, inclusive, 
mixed communities, in all areas, urban and rural, and should offer a good range of 
community facilities with access to jobs, key services and infrastructure.  

22. PPS3 also reiterates the principles of PPS1 and seeks a high quality in the design of 
new housing which in turn contributes to the creation of sustainable communities. 
The policy also states that design which is inappropriate in its context or which fails 
to take the opportunities available for improving the character and quality of an area 
and the way it functions, should not be accepted. 

23. Saved policy HOU13 of the Local Plan outlines the criteria against which proposals 
for housing on non-allocated sites will be assessed. These are;  

 Appropriate arrangements for vehicular access;  

 An appropriate density;  

 Provision of a private garden or public amenity space around the dwellings;  

 Good accessibility to local shops, employment areas, a District Centre and a bus 
route;  

 There should be no detrimental impact on the character and amenity of the 
surrounding area;  

 A range of types and styles of housing should be provided, and;  

 Proposals should enable the regeneration of historic buildings or other buildings 
in the vicinity. 

24.  The principle of the erection of a dwelling has been set by the Planning 
Inspectorate’s decision on the 1995 planning permission 4/1995/0479. In the 
Inspector’s decision, paragraphs 5, 6 and 7 refer to the issues of principle and the 
requirements for amenity space. The subsequent renewals of the outline planning 
permission up until 2008 agree the principle of the erection of a dwelling and under 
none of the renewal permissions were any objections received.  

25. When assessed against the objectives of PPS1 and PPS3 the principle of the 
erection of a new dwelling and associated garage is still considered acceptable.  
Changes to PPS3 adopted in June 2010 stated that local authorities should make 
effective use of land by re-using land which had already been developed and private 
residential gardens fall under this definition. There is no presumption that all 
previously developed land is suitable for development, but if there is a need, the site 
is located in a sustainable location and private amenity spaces are still considered 
sufficient, the proposals may be considered acceptable. 

 
 



26. The proposals for a new dwelling in the garden of number 49 Ipswich Road is 
considered to be situated in a sustainable location and will provide much needed 
housing. In this instance, the proposals are considered acceptable.   

 
27. Saved local plan policy HOU13 sets out the specific criteria new housing proposals 

on non-allocated land should fulfil. The application is considered to address each of 
the relevant criteria by offering appropriate vehicular access arrangements; an 
appropriate density (11.7 dwellings/ha); adequate provision of private amenity space; 
good accessibility to shops, employment and bus services with excellent regular bus 
links to the City Centre, and, all with no detrimental impact on the character or 
amenity of the surrounding area. It is not considered that the erection of a second 
dwelling on this plot represents overdevelopment of the site, despite the extensions 
permitted at number 49 Ipswich Road since the original outline permission was 
accepted by the Planning Inspectorate. Both dwellings are considered to have 
sufficient amenity space and vehicular access and whilst subdivision of the plot will 
change the appearance of the site to that of two dwellings not one large dwelling in 
large grounds, it is not considered to have a detrimental impact on the character of 
the wider area.  

 

Impact on Living Conditions 
Overlooking and Loss of Privacy 
28. Saved Local Plan policy EP22 states that a high quality of residential amenity should 

be achieved in new development, including the avoidance of noise, light, and air 
pollution and ensuring no loss of privacy or issues of overlooking arise from 
development proposals.  

29. Concerns have been raised with regards to the potential for increased overlooking 
as a result of the orientation of this property. The property will face north at the rear 
and is proposed to be positioned 8m from the northern most boundary with number 
47a Ipswich Road. At its closest point number 47a Ipswich Road is some 20 away 
from the boundary of the proposed dwelling and number 47 Ipswich Road is at a 
minimum 30m. There are not considered to be any issues of overlooking and loss of 
privacy to the main habitable rooms of these dwellings as a result of these 
proposals.  

 
30. However, potential for loss of privacy and overlooking potential to part of the rear 

garden of number 47a is increased. The property will only have views to the eastern 
most end of the rear garden of number 47a Ipswich Road which is screened by 
mature trees set in the garden of number 47a Ipswich Road. There is an existing 
leylandii hedge in the garden of 49 Ipswich Road which currently screens a large 
proportion of the adjacent properties garden. It has not been made clear if this is to 
be removed. These trees are not considered to be of any value and whilst their 
retention is beneficial it is not considered reasonable to condition their retention 
given that they could be removed without the requirement for any form of consent.  

 
Overshadowing 
31.  There are not considered to be any arising issues of loss of light to any 

neighbouring properties as a result of these proposals.  
 



Design 
Layout, Form, Scale and Height 
32. Policy 2 of the Joint Core Strategy updates saved policy HBE12 of the Local Plan 

and states that all development should be designed to the highest possible standard 
and will respect local distinctiveness including as appropriate, the treatment of 
‘gateways’, the landscape character and historic environment, taking account of 
Conservation Area Appraisals, the townscape of the area. There is recognition that 
development at any scale should make a positive contribution to providing better 
places for people and that good design is a key aspect of successful development.   

33. The proposed orientation and layout of the proposed dwelling is considered 
acceptable. Sufficient space for both vehicular access and turning is provided to the 
frontage with adequate amenity area to the rear.  

 
34. The scale of the proposed dwelling will be subservient to the existing dwelling, 

clearly denoting that this is a subdivided plot and this dwelling a new addition. The 
proposed two storey height is considered acceptable given the character of the 
surrounding area. 

 
35. The landscaping proposed is considered acceptable. The use of porous paving is a 

welcome addition. Whilst some form of soft landscaping would have been welcomed 
at the front of the property it is necessary to keep the access as wide as possible for 
safe vehicular access to the property. The boundary treatments are considered 
acceptable and no further information is required by condition.   

 

Transport and Access 
Vehicular Access and Servicing 
36. Saved Local Plan policies TRA6, TRA7 and TRA8 outline the Council’s requirements 

for parking, cycle parking and servicing arrangements. For an application site such 
as this the provision should be as follows:  

 
 1no. cycle parking space per dwelling;  
 2no car parking space per dwelling, and  
 Adequate refuse storage to contain 1x 240litre bin for waste and 1 x 240 litre bins 

for recycling and 1 x box for glass and 1 x food waste bin. 
 
37. The access arrangements are considered acceptable and will ensure that vehicles 

exiting from this property onto the main outer ring road can do so in a forward gear. 
No information has been provided with regards to bin storage areas and as such a 
condition will be placed on the decision if granted approval. Transportation 
comments referred to permeable gravel being used on the access however this is 
not correct: a permeable Marshalls paving is proposed which is considered 
acceptable.  

 
Car Parking 
38. A double garage and driveway are provided under this application. It is considered 

that the parking provision exceeds the policy requirements of TRA6 and the 
maximum standards as outlined in Appendix 4 of the local plan but given the layout 
and alignment of the driveway, and its shared nature, it would be very difficult to 
achieve these standards and as such the proposals are considered acceptable.  



 
Cycling Parking 
39.  Details of cycle parking have not been provided. It is assumed that this would be 

provided in the garage. Details will be conditioned on any approval.  

Environmental Issues 
Water Conservation 
40.  Policy 3 of the Adopted Joint Core Strategy states that all new housing 

developments must reach Code for Sustainable Homes level 4 for water efficiency. 
 .  

Conclusions 
41.  The principle of the erection of a new dwelling on part of this site is considered 

acceptable. The proposals are considered to provide appropriate vehicular access 
arrangements, an appropriate density, adequate provision of private amenity space 
for both the proposed and existing dwellings and good accessibility to shops, 
employment and bus services. The design of the proposed dwelling takes references 
from the existing dwelling house but will remain visually subservient by virtue of its 
size, scale and height. There are not considered to be any arising issues of loss of 
privacy or detrimental overlooking as a result of these proposals, nor is there 
considered to be any loss of natural light to any adjacent or surrounding dwellings. 
Sufficient car parking space is provided with suitable access and subject to 
compliance with conditions attached to this permission the provision of cycle storage 
and servicing arrangements are also considered acceptable. 

 
42.  Therefore the proposals are considered to be in accordance with the objectives of 

PPS1 and PPS3, policies ENV6 and ENV7 of the East of England Plan (May 2008), 
policies 1, 2, 3 and 20 of the Adopted Joint Core Strategy for Broadland, Norwich 
and South Norfolk (March 2011) and saved policies HBE12, EP22, HOU13, TRA6, 
TRA7 and TRA8 of the City of Norwich Replacement Local Plan (Adopted Version 
November 2004). 

RECOMMENDATIONS 
To approve Application No 11/00743/F (49 Ipswich Road) and grant planning 
permission, subject to the following conditions:- 
 
1) The development hereby permitted shall be begun before the expiration of 
THREE years from the date of this permission. 
2) The development hereby approved shall be carried out in accordance with the 
plans and details as specified on this decision notice. 
3) Details of bin and cycle storage 
4) Bin storage, cycle storage and car parking provided before first occupation. 
5) Access provided before first occupation. 
6) The development hereby approved shall be designed and built to achieve a water 
consumption rate of not more than 105 litres/person/day, which is equivalent to Level 
4 of the Code for Sustainable Homes for water usage. No occupation of [any of] the 
dwelling[s] shall take place until a full Code for Sustainable Homes assessment 
which relates to that dwelling and which confirms that the development has been 
constructed in accordance with Level 4 for water usage has been submitted to and 
agreed in writing by the local planning authority. All completed water conservation 
measures identified shall be installed in accordance with the details as agreed and 
thereafter permanently retained.  



 
Reasons for approval: 

1) The principle of the erection of a new dwelling on part of this site is 
considered acceptable. The proposals are considered to provide appropriate 
vehicular access arrangements, an appropriate density, adequate provision of 
private amenity space for both the proposed and existing dwellings and good 
accessibility to shops, employment and bus services. The design of the 
proposed dwelling takes references from the exiting dwelling house but will 
remain visually subservient by virtue of its size, scale and height. There are 
not considered to be any arising issues of loss of privacy or detrimental 
overlooking as a result of these proposals, nor is there considered to be any 
loss of natural light to any adjacent or surrounding dwellings. Sufficient car 
parking space is provided with suitable access and subject to compliance with 
conditions attached to this permission the provision of cycle storage and 
servicing arrangements are also considered acceptable. Therefore the 
proposals are considered to be in accordance with the objectives of PPS1 and 
PPS3, policies ENV6 and ENV7 of the East of England Plan (May 2008), 
policies 1, 2, 3 and 20 of the Adopted Joint Core Strategy for Broadland, 
Norwich and South Norfolk (March 2011) and saved policies HBE12, EP22, 
HOU13, TRA6, TRA7 and TRA8 of the City of Norwich Replacement Local 
Plan (Adopted Version November 2004). 



Appendix 1: Appeal Decision on application number 4/1995/0479: 
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