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THE SITE

The site is located to the north of Bracondale and to the north of Southgate Lane, a
pedestrian-only through route. The three other dwellings in Southgate Lane share the
vehicular access via Bracondale.

The building is a detached dwelling house with a very large garden in compared to most
city centre dwellings. There are trees adjacent to the site on the escarpment which drops
away towards King St and the river, as well as some trees on the site. The building itself
is locally listed with features of interest such as quoin work detailing and the attachment

of flint stones to the exterior walls.




Southgate House is within the City Centre Conservation Area, the Area of Main
Archaeological Interest and adjacent to an area designated for Publically Accessible
Recreational Open Space and Woodland.

RELEVANT PLANNING HISTORY

4/78/1007/F. Erection of a first floor extension and escape stairs from the second floor.
The extension comprised of a mansard style roof that was subservient to the main
dwelling approved in1978.

THE PROPOSAL

The proposal is to convert the large dwelling house into four x 1 bedroom flats and 1x 2
bedroom flats with associated car parking, cycle parking and bin storage and extend the
building The extension granted permission in 1978 on the front elevation is proposed to
be removed and replaced with a part three storey extension and part single storey
extension. A new three storey extension is proposed to the side elevation/south west
elevation. The bin and bike stores will be located adjacent to the entrance gates, and are
recommended to be agreed through a condition.

The site has been subject to extensive pre-application discussions.
CONSULTATIONS

The application was advertised on site in the press and adjacent occupiers notified. Five
letters of representation have been received from neighbours on the following grounds:-

e the traffic implications on Southgate Lane with the potential of more cars and
increased pressure on junction with Bracondale

¢ the safety of traffic on Southgate Lane due to gradient, especially in relation to
cars turning in the north of the road and potential damage to the flint wall of 9
Bracondale

¢ loss of privacy and overlooking from new extension on south west elevation

¢ loss of a family house to flats.

A letter of representation has also been received from Councilor David Fairbairn (Ward
Councilor for Lakenham) who is concerned that the area has many fine examples of
Victorian and pre-Victorian architecture and that the proposal will be out of character. It
would also lead to a loss of large family housing.

PLANNING CONSIDERATIONS
Relevant National Planning Policies:

Planning Policy Statement 1 — Delivering Sustainable Development

Planning Policy Statement: Planning and Climate Change. Supplement to Planning
Policy Statement 1.

Planning Policy Statement 3 — Housing

Planning Policy Guidance 13 - Transport

Planning Policy Guidance 15 — Planning and the Historic Environment



Relevant Regional Planning Policies:

ENV6 —The Historic Environment
ENV7 — Quality in the Built Environment

Relevant Local Plan Policies:

NE3 — Tree protection, control of cutting, lopping etc.

HBE3 — Archaeological Assessment in Area of Main Archaeological interest
HBES8 — Development in Conservation Areas

HBE12 — High quality design

EP22 — Residential amenity

HOU13 - Proposals for new housing development on other sites

HOU18 — Conversion of larger properties to multiple occupation

TRAG6 — Parking standards — maxima

TRA7Y — Cycle parking standards

The proposal entails the alteration and extension of Southgate House to convert the
house from one residential dwelling to five flats. Further to the principle of the change of
use the design, resulting amenity, provision for cycle parking, bin storage and car
parking and the impact of the surrounding trees and potential archaeological remains will
be considered.

Principle of change of use

The existing building is used as one dwelling house and its conversion to five flats needs
to ensure that there is no adverse effect on the character of the residential area, the site
is of a suitable size, the design is acceptable and there is a safe access onto the
highway, the provision of open space and space for bin and cycle storage.

The immediate surrounding area is characterised by large dwelling houses but also more
recently developed flats, for example in Foulgers Opening. The relevant local plan policy,
saved policy HOU18, primarily seeks to ensure the density of dwelling houses and
houses of multiple occupation does not lead to an adverse impact on local facilities in
the area or on the character of the area. The area around Southgate Lane is not
developed with flats and homes of multiple occupation to a level that would lead to an
additional four dwellings in the form of flats having an adverse impact on the character of
the area.

The existing dwelling is a very large dwelling in comparison to most residential dwellings
in the city centre. There is considered to be adequate space for outdoor amenity of the
residents, car parking, covered and secure cycle parking and bin storage adjacent to the
entrance to the site the proposed change of use is considered to be acceptable. The
exact details of the parking, cycle storage and bin storage are recommended to be dealt
with by condition. By virtue of the size of the site the conversion of one dwelling house to
five flats is not considered to lead to inadequate open space and amenity for the future
occupiers.



Highways and Access

Policy TRAG of the local plan allows one parking space per dwelling. The proposed
plans detail five parking spaces in accordance with this policy. The addition of five more
cars is not considered to have a significant adverse impact on highway safety of
Southgate Lane or Bracondale.

The concern raised over the potential for damage to the flint wall of a neighbouring
property is also not considered to be sufficient grounds to refuse permission. Whilst the
behaviour of drivers cannot be predicted there is adequate turning space within the site
boundaries of Southgate House and so is not considered reasonable to assume that this
proposal will lead to an increase in the amount of car turning in Southgate Lane.

Design and form of proposed extensions

Southgate House has been heavily altered since its original construction. The existing
extension on the south east elevation granted permission in 1978 will be removed and
replaced with a three storey extension and single storey extension. The second
extension is a three storey extension from the south west elevation.

The extension on the south east elevation replaces an unsympathetic alteration with a
well balanced and sympathetically designed extension. The scale, form and massing of
the extension are in keeping with the existing building and subject to materials the
extension is considered acceptable. The extension to the south west of the main house
is proposed to be three storeys. The height of the proposed extension is considered to
sit comfortably with the existing building, as the ridge height is slightly subservient to the
main dwelling house. The length of this extension was initially of concern. The original
proposed length of the extension excluding the proposed bay window was 5m. This
would have been visually awkward in comparison to the shape, form and massing of the
original building. Through discussions the extension was reduced to 3.5m in length
excluding the bay window, which is now considered to be an acceptable extension to the
building.

Conditions are recommended for external facing materials and details of how the
extension will be attached to the quoin work on the existing building, mortar, eaves,
ridges and brick bond to ensure the details of the extensions are sympathetic to the
character of the locally listed building and Conservation Area.

Amenity of Neighbours

The existing dwelling is located in a large garden and the proposed built form is not
considered to lead to a loss of privacy or to overlooking of adjacent properties. Both
extensions are located at a considerable distance from the nearest neighbours. The
extension to the south east replaces an existing extension, but is located approximately
30m from the nearest neighbour on Southgate Lane. The extension to the south west of
Southgate House is also located approximately 30m from the nearest neighbour ‘The
White House’'. Therefore the conversion and extensions are not considered to lead to an
adverse affect on the privacy of adjacent residential dwellings. With regards to the
concerns raised by neighbours on overlooking, the extension that would have affected
the neighbours in question has been reduced by 1.5m. The extension is now further
away from the neighbouring dwelling.



Trees and Archaeology

The site is adjacent to an area of land designated as Publicly Accessible Open Space
and as woodland. Therefore there are a number of trees to the north and east of the site,
as well as numerous other trees around the site. Also the site is subject to a Tree
Preservation Order, which protects any tree within the site. An Arboricultural Implications
Assessment and Tree Protection Plan report was submitted as part of the application.
The Councils’ Tree Protection Officer considers that the proposed development would
not have an adverse effect on the health or lifespan of the trees provided the
recommendations of the report are followed. A condition is therefore recommended
below to ensure this occurs.

No details of archaeological reports have been submitted with the application and so a
condition is recommended to ensure that appropriate works are carried out to ensure the
preservation of any archaeological remains on site.

Conclusion

The proposal to convert the existing dwelling of Southgate House to five flats is
considered acceptable. By virtue of the specific residential character of the large dwelling
with garden space and the characteristics of the surrounding area the proposed use is
not considered to have an adverse effect on existing facilities, the character of the area
or highway safety. The site also can accommodate adequate outdoor amenity space,
secure cycle storage, bin storage and car parking. The potential increase in number of
cars is not considered to lead to an adverse impact on highway safety. The overall
design, form, shape and massing of the proposed extensions are considered to be
acceptable. There is also not considered to be an adverse effect on neighbouring
residential amenity through overlooking, on the trees on the site or any archaeological

remains. The application is therefore recommended for approval subject to the following
conditions.

RECOMMENDATIONS

GRANT PLANNING PERMISSION subject to the following conditions:

1) Standard time limit

2) Development to be in accordance with Arboricultural Implications Assessment
3) Details of cycle parking, bin stores and car parking to be agreed.

4) Detail of treatment of south east elevation with regards to quoin work.

5) Samples of bricks, tiles, external joinery and rainwater goods to be agreed.

6) Details of mortar, eaves, ridges and brick bond to be agreed.

7) Archaeological investigation, evaluation and mitigation measures.



Reasons for Approval:

1)

2)

3)

4)

The proposed change of use and development is not considered to have an
adverse affect on the residential character of the surrounding area, existing
facilities or on highway safety, by virtue of the low increase in residential density
resulting from the proposal. The proposed change of use and development is
therefore considered to be in accordance with saved policies HOU13 and HOU18
of the City of Norwich Replacement Local Plan, Adopted Version (November
2004).

The proposed development is considered to have adequate provision of space
for outdoor amenity, secure cycle storage, bin storage and car parking on site by
virtue of the land around Southgate House available. The proposed development
is therefore considered to be in accordance with saved policies HOU13, HOU18,
TRAG6 and TRA7 of the City of Norwich Replacement Local Plan, Adopted
Version (November 2004).

The proposed development is not considered to have an adverse affect on the
character of the Conservation Area or the character of the locally listed building,
by virtue of the removal of an unsympathetic extension and proposed extensions
that are sympathetic to the existing built form through design, massing, shape
and form. The proposed development is therefore considered to be in
accordance with saved policies HBE8 and HBE9 of the City of Norwich
Replacement Local Plan, Adopted Version (November 2004), policies ENV6 and
ENV7 of the East of England Plan (May 2008) and Planning Policy Guidance 15.

The proposed development is not considered to have an adverse affect on either
the amenity of neighbouring residential dwellings or the trees on site, by virtue of
the fact the development is located at an adequate distance from both
neighbouring properties and the trees on site respectively. The proposed
development is therefore considered to be in accordance with saved policies
EP22 and NE3 of the City of Norwich Replacement Local Plan, Adopted Version
(November 2004).
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