NORWICH
City Council

Committee name: Planning applications
Committee date: 08/08/2024

Report title: 23/00383/F Southgate House and Butter Hills House, Southgate
Lane, Norwich NR1 2AQ

Report from:  Head of planning and regulatory services
OPEN PUBLIC ITEM
Purpose:
To determine:
Application no: 23/00383/F

Site Address: Southgate House and Butter Hills House, Southgate Lane,
Norwich NR1 2AQ

Decision due by: 16/08/2024

Proposal: Garage and pool extensions at Southgate House and detached
annexe accommodation at Butter Hills House, 7 Southgate
Lane.

Key considerations: Principle of development; Design; Amenity;

Transport; Trees; Biodiversity

Ward: Lakenham
Case Officer: Nyasha Dzwowa
Applicant/agent: Mr Matthew Wild & Richard Aldous

Reason at Committee: Applicant is a relative to a local councillor

Recommendation:

It is recommended to approve the application for the reasons given in the report
and subject to the planning conditions set out in paragraph 101 of this report, and
grant planning permission.






The site and surroundings

1. The site is located on the north west of Southgate Lane which is to the north of
Bracondale. Southgate Lane is a pedestrian only through route with vehicular
access.

2. Southgate House is a detached Victorian dwelling situated within a large plot
with brick and flint garden walls. The property was extended and renovated in
2018. There are trees adjacent to the site on the escarpment which drops away
towards King Street and the river as well as some trees on the site.

3. Southgate House is locally listed; the local list describes it as-

4. Late C18 and later. 3 storeys, red brick, and painted brick. Pantiles. Earlier
right-hand portion has rustic flint dressings to sashes and quoins. Left-hand
has 2 sashes and right-hand entrance with pilasters, surround, keystone, and
semi-circular fanlight.

5. Butter Hills House is a two-storey detached dwelling constructed in a modern
contemporary architectural style. The property is constructed using light brick
and timber cladding. The dwelling is set on higher ground level, there is a
difference of approximately 2m in ground level differences between Southgate
House and Butter Hills House.

6. Both properties are set back from the highway and the ground level slopes
downwards towards the end of Southgate Lane.

7. The site is adjacent to an area designated for Publicly Accessible Recreational
Open Space and Woodland.

8. The site is within Ber Street character area of the City Centre Conservation
Area.

Constraints

9. Southgate House is locally listed

10. The site is within the City Centre Conservation Area

11. The site is an area of main Archaeological Interest
12.There is a tree protection order (TPO 100) east of the site.
Relevant Planning History

13.The records held by the city council show the following planning history for the
site.

Ref Proposal Decision Date

08/00961/F Conversion and extension of existing APPR 14/11/2008
dwelling house to provide four x 1no. bed
self-contained flats and one x 2no. bed
self-contained flat and associated car
parking.

11/01755/ET Extension of time period for APPR 14/11/2011
commencement of development for




previous permission 08/00961/F
‘Conversion and extension of existing
dwelling house to provide four 1 No. bed
self-contained flats and one 2 No. bed
self-contained flat and associated car

parking’.

17/00489/CLE | Application for a lawful development CANCLD 16/10/2017
certificate for a replacement boundary
wall.

18/00491/F Demolition and construction of single APPR 29/06/2018

storey side extension. Demolition of part
first floor and construction of two storey
extension from first floor. Alterations to
ground floor to facilitate external access
to cellar.

18/01141/D Details of Condition 3: materials and APPR 04/10/2018
specifications of previous permission
18/00491/F.

The Proposal

14. The proposal is to construct an indoor swimming pool on the eastern elevation
of Southgate House. The pool will be set in the upper most sloping hillside of
site and would be invisible from within the site. The poolside would be exposed
by the slope on the eastern part of the site and would comprise elements of
glass and full height flint gabion wall panels. The pool extends the length of the
house and would measure 17m in length and 3.7m in width. The pool is located
in the basement and covered by a green roof.

15. To erect a new roof over the garage, the new roof would be hipped and would
feature a dormer. The roof would be constructed using reclaimed glazed black
pantiles. The existing garage would be converted into a studio.

16. To construct an annexe on Butter Hills House, the annexe would be
constructed with timber cladding and buff brick. The annexe would have a
Gross Internal Area of 79sgm. The annexe would have a depth of 9.6m and a
width of 8.1m on the north elevation and on the southern elevation the annexe
extends longer in length due to the odd inconsistent form.

17. Below the annexe would be the garage for Southgate House, the garage
would have the same area as the annexe and would be accessed through
Southgate House. As part of the works to construct the garage and annexe the
concrete block boundary wall between Southgate House and Butter Hills
House would be reconstructed in red and brown brick as this was the original
material on the original boundary wall.

Representations

18. Adjacent and neighbouring properties have been notified in writing. No letters
of representation have been received. The application is being brought before
committee because the applicant is a relative of a councillor.



Consultation responses

19. Consultation responses are summarised below the full responses are available
to view at http://planning.norwich.gov.uk/online-applications/ by entering the
application number.

Statutory and non-statutory consultees
Design and Conservation (Norwich City Council)
20.Below is a summary of the comments received:

21.1In principle there is no objection to the proposed works however a few
concerns are raised. The flint on the swimming pool should match the flint on
the existing property. The proposal to reinstate original materials on the
boundary wall and garage roof is supported. The gate should be a timber and
of traditional style to match the character of the Conservation Area. In regard to
the annexe at Butter Hills House it is recommended that the bricks are red clay
in Flemish bond. Cladding is appropriate on the elevation facing Butter Hills
House.

Highways (local highways authority) (Norfolk County Council)
22. Below is a summary of the comments received:

23. Proposal is acceptable in principle; however, it is noteworthy that if the site is
subdivided vehicle access to annexe would be through third party land. A
condition requiring the use of the annexe to be ancillary to the main dwelling
should be attached.

24. Visibility from Southgate House is restricted however as the cul de sac has low
traffic movements and the access is extant it is difficult to justify an objection.

25.Landscaping details would be beneficial and EV charging point can be
accommodated in the garage.

26.Conditions recommended —

27.Garage size and provision of EV charging points

28.Landscaping for parking

29.Ancillary use

Tree Protection Officer (Norwich City Council)

30. No objection from an arboricultural perspective. However, to ensure the
protection of retained trees it would be appropriate to apply condition TR4- arb

supervision for works within root protection areas and, TR7- works on site in
accordance with AIA/AMS/TPP.


http://planning.norwich.gov.uk/online-applications/

Assessment of Planning Considerations
Relevant Development Plan Policies

31.Greater Norwich Local Plan for Broadland, Norwich and South Norfolk
adopted March 2024 (GNLP)

e GNLP1 Growth Strategy

e GNLP2 Sustainable Communities

e GNLP3 Environmental Protection and Enhancement
e GNLP4 Strategic Infrastructure

32.Norwich Development Management Policies Local Plan adopted Dec.
2014 (DM Plan)

DM2  Ensuring satisfactory living and working conditions

DM3  Delivering high quality design

DM7  Trees and development

DM9  Safeguarding Norwich’s heritage

DM10 Supporting the delivery of communications infrastructure
DM30 Access and highway safety

DM31 Car parking and servicing

Other material considerations

33.Relevant sections of the National Planning Policy Framework 2023
(NPPF):

e NPPF2 Achieving sustainable development
e NPPF5 Delivering a sufficient supply of homes
e NPPF9 Promoting sustainable transport
¢ NPPF11 Making effective use of land
e NPPF12 Achieving well-designed places
e NPPF16 Conserving and enhancing the historic environment
34.Advice Notes and Guidance
e Extensions to houses advice note September 2012
Case Assessment

35.Planning law requires that applications for planning permission must be
determined in accordance with the development plan unless material
considerations indicate otherwise. Relevant development plan polices are
detailed above. Material considerations include policies in the National
Planning Policy Framework (NPPF), the council’s standing duties, other policy
documents and guidance detailed above, and any other matters referred to



specifically in the assessment below. The following paragraphs provide an
assessment of the main planning issues in this case against relevant policies
and material considerations.

Main Issue 1. Principle of development

36. Key policies and NPPF paragraphs — GNLP5, DM12, NPPF Paragraph 11 and
Section 5.

37. The proposed development is within the setting of a residential property. The
proposed are additions to residential properties and would be ancillary to the
use of the main dwellings.

38.In principle the proposed developments are considered to be acceptable.
Main Issue 2. Design
39.Key policies and NPPF Sections— GNLP2, DM3, NPPF Section 12.

40.The proposed changes to Southgate House include changing the roof of the
garage to a hipped roof constructed with reclaimed black tiles. The proposed
change is acceptable as the proposed roof form is consistent with the roof form
on the main dwelling. Furthermore, the existing roof is slate which is not
consistent with the roof material on the main dwelling. The proposed changes
to roof garage is pantiles is considered to be an improvement from the existing
roof.

41.The works to the roof garage also include a side facing window dormer, the
dormer window is circular in shape.

42.In addition to changing the roof on the garage the, garage will be converted
into a studio. There will be no changes to the footprint of the garage. The
proposed conversion will include some elements of external works, which
include installing fenestrations on the northeast and southeast elevations of the
garage and changing the roof from flat to hipped which is more sympathetic to
the character of the area.

43. A swimming pool will be constructed below ground at Southgate House, the
proposed swimming pool would be on the east elevation and would be set
within the slope of the grounds around the property. The pool is set below
ground level and at ground level the pool would be covered by a green roof
therefore from outside the site the swimming pool would not be visible. The
pool extends the length of the house and would be seen from the east
elevation against the backdrop of the kitchen. The swimming pool will be
comprised of glazing and rusticated flint base. The proposed glazing elements
would be complementary to the glazing on the kitchen therefore is considered
to be sympathetic to the existing character.

44.Furthermore, elements of the pool will be constructed with flint. This will
complement the cobble flint used on the north-eastern corner of the dwelling
and the garden walls to the north side of the garden. The applicant has
confirmed the flint would not be cladding and no knapped flint is proposed. The
flint on the swimming pool is proposed to be similar to the existing flint on the
dwelling. To ensure the proposed flint would be acceptable it is considered



appropriate to attach a condition requiring the details of the flint to be submitted
to the local planning authority prior to first use on site.

45.The eastern elevation of the property is hidden from view by the surrounding

dense woodland. From within the site the pool would be visible from the north
elevation.

46. Further alterations to Southgate House include changes to the vehicular

access, the existing vehicular access into the property will be slightly enlarged
to enable better manoeuvring of vehicles. The new access forms part of the
works to the boundary wall. The existing concrete boundary wall will be
replaced by a red and brown brick wall which is more consistent with the
original boundary wall as well as more complimentary to the bricks used on
Southgate House. The new boundary wall will be embedded into the
underground garage at Butter Hills House.

47.There are no works proposed to the front door of Southgate House.

48.The proposed works at Butter Hill House compromise of an annexe and an

underground garage which is accessed from Southgate House.

49.The proposed annexe and garage will have a gross internal area of 79sqm

each. The annexe would be set within the front garden of Butter Hills House
and would be positioned towards the boundary with Southgate House. The
annexe is considered to be large annexe however it is an appropriate scale for
the surrounding environment. The annexe has a height of 3m and will have a
flat green roof.

50. The materials to be used to construct the annexe are complementary to those

on the main dwelling at Butter Hills House. The walls of the annexe will
comprise of brick and timber cladding matching the materials on the main
dwelling at Butter Hills House. The extension has a brick soldier course to the
top of the redbrick wall which is Flemish bond to match the existing wall and
house. There is then a setback above the soldier wall where the new annexe
abuts and is proposed to be built in the brick matching Butter Hills House.
Additionally, the annexe will feature several elements of full height glazing. The
fenestrations on the annexe will be UPVC, this consistent with those on the
main dwelling.

51.The entrance to the garage will be a timber sliding door, this will be visible from

Southgate House. Above the garage door is the brick wall which forms part of
the boundary wall. The annexe can only be accessed from within Butter Hills
House. The garage would be accessed via an extant vehicle access from
Southgate House. Vehicles would have restricted visibility however as this is a
residential street with low vehicle traffic and considering that vehicles would be
moving at low speed it is considered that the access would be acceptable. The
transport officer did not object to the proposal however there has been some
recommended conditions to be attached.

52.The annexe has been designed in such a way that it would not be obviously

visible from Southgate House. The proposed annexe would extend above the
boundary brick wall therefore the upper part of the annexe would be visible
from Southgate House as it is on lower ground. However, the boundary wall
and the wall of the annexe will match in the appearance so the annexe and the
boundary wall would be somewhat camouflaged. Furthermore, the proposed



green roof over the annexe allows for views from the upper floors of Southgate

House to have a view of the front garden of Butter Hill House as a continuous
landscaped front garden.

53.The annexe is positioned at the lowest ground level on the site and from

outside of the property boundary the annexe would not be visible due to
boundary treatments.

54.Overall, in terms of design the proposed developments are considered to be
acceptable subject to conditions for details of flint to be submitted for
assessment and for the roof tiles to be black clay pantile and bricks to match in
colour finish and bond with the existing.

Main Issue 3. Heritage
55.Key policies and NPPF Sections — GNLP3, DM9, NPPF Section 16.

56. Sections 66 and 72 of the Planning (Listed Buildings and Conservation Areas)
Act 1990 place a statutory duty on the local authority to have special regard to
the desirability of preserving listed buildings or their setting or any features of
special architectural or historic interest which they possess and to pay special
attention to the desirability of preserving or enhancing the character or
appearance of conservation areas. Case law (specifically Barnwell Manor Wind
Energy Ltd v East Northamptonshire DC [2014]) has held that this means that
considerable importance and weight must be given to the desirability of

preserving the setting of listed buildings and conservation areas when carrying
out the balancing exercise.

57. Southgate House is locally listed and features elements which are of historic
interest. The property was constructed circa 18™ century and has been altered
from its original form since then. Some of the notable historic elements include,
sash windows, flint walls, quoins, and pilasters.

58. The proposed works to Southgate House are considered to be adding to the
historic interests of the property by incorporating some of the historic materials
such as flint walls and also reinstating original pantiles and reflecting the roof
form of the main dwelling adding to a consistent form at the property. Overall,
the proposed works are enhancing the historic interest of the property.

59.The annexe has limited visibility from Southgate House therefore it is
considered that it has minimal impact on the character of the listed property. It
is noted that the annexe is a very modern architectural design nonetheless this

is consistent with the architectural style of the main dwelling at Butter Hills
House.

60. Within a wider context there are several other locally listed properties within the
vicinity of the site, nevertheless it is considered that the proposed works will not
result in harm to the setting of the heritage assets.

61.The visibility of the site from outside of the boundary is limited therefore it is
considered that the proposed works would have minimal impact on the overall
character of the conservation area.



Main Issue 4. Amenity
62.Key policies and NPPF Section — DM2, DM11, NPPF Section 12.

63. The proposed works to Southgate House will not result in harm to amenity by
way of overshadowing, outlook and overlooking due to the setting of the
surrounding context.

64.The annexe at Butter Hills House has been designed in such a way to not
result in harm to amenity. The orientation and positioning of the annexe does
not result in harm to amenity by overlooking and overshadowing and outlook.
The annexe has glazing facing towards the main dwelling, nevertheless it is
considered that given the distance between the two properties it is not
considered to be significant harm to amenity. Although the proposed annexe is
large, it is not considered appropriate for it to be subdivided from the main
dwelling. A condition is recommended.

Main Issue 5. Transport

65.Key policies and NPPF Sections — GNLP2, GNLP4, DM28, DM30, DM31,
NPPF Section 9.

66. The garage proposed will be accessed via an existing vehicle access on
Southgate House. Vehicles would have restricted visibility from the gate at
Southgate House however as this is a residential street with low vehicle traffic
and considering that vehicles would be moving at low speed it is considered
that the access would be acceptable. The transport officer did not object to the
proposal.

67.The proposed garage will replace the existing garage, the new garage is a
basement garage with a gross internal area of 79sgm. The garage has
sufficient space to accommodate two cars as well as cycle storage. It is
considered that the size of the garage is big enough to accommodate the
various types of vehicles which may be used by existing and future occupiers.
The garage meets the parking standards for residential properties and there is
no loss of parking space.

68. The size of the proposed garage would exceed the minimum internal
measurements recommended by the transport officer therefore the garage
meets the garage space parking standards. The property has an existing
electrical vehicle charging point. The proposed garage has the capacity to
accommodate an additional electrical vehicle charging points this is noted in
the comments received by the transport officer. However, given that there is no
policy requirement for securing the electrical charging point for the proposed
development this cannot be required by condition.

69.In regard to refuse the additional refuse created by the annexe will be
accommodated for in the existing bins serving the main dwelling at Butter Hills
House. The bins are stored on the eastern elevation of Butter Hills House.

70.1n regard to the ground surfacing both properties have shingle driveways, and
these will remain. As for the gates, the metal gate at Southgate house will
remain. Butter Hills House does not have a gate and no gate is proposed. The
vehicle access is envisaged to remain as it is.



Main Issue 6. Trees
71.Key policies and NPPF Sections — GNLP2, GNLP3, DM7, NPPF Section 15.

72.There is a designated woodland east of the site, the woodland consists of
mature trees. There are also several trees which are close to the main access
gate and adjacent to the boundary wall.

73.No trees will be lost to the proposed developments; however, the proposed
works will be within the root protection areas of several trees on Southgate
House. The root protection area of 3 trees will be impacted by the proposed
works, however it is unlikely that there would be long term damage to the trees.

74.To mitigate the effects of the foundations within root protection areas of trees
several measures will be used to protect the trees, this includes using hand
tools for the initial excavations close to the tree under supervision and carrying
out pre-emptive root pruning.

75.To safeguard the growth of the trees a condition has been attached for
supervision by an arboriculturist during works with the root protection area of
trees. An additional condition is also proposed for the works to be carried out in
accordance with the Arboricultural Impact Assessment.

Main Issue 7. Nutrient Neutrality

76.Assessment of Impacts under the Conservation of Habitats & Species
Regulations 2017 (as amended)

77.Site Affected:  (a)  Broads SAC/Broadland Ramsar
78.(b) River Wensum SAC

79.Potential effect: (a) Increased nitrogen and phosphorus loading
80. (b) Increased phosphorous loading

81.The application represents a ‘proposal or project’ under the above
regulations. Before deciding whether approval can be granted, the Council as
a competent authority must undertake an appropriate assessment to
determine whether or not the proposal is likely, either on its own or in
combination with other projects, to have any likely significant effects upon the
Broads SAC, and if so, whether or not those effects can be mitigated against.

82.The Council’s assessment is set out below and is based on advice contained
in the letter from Natural England to LPA Chief Executives and Heads of
Planning dated 16" March 2022.

83.(a) Broads SAC/Broadland Ramsar

84.Does the plan or project create a source of water pollution or have an impact
on water quality (e.g. alters dilution)? AND

85. Is the plan or project within the hydrological catchment of a habitats site which
includes interest features that are sensitive to the water quality impacts from
the plan or project?



86.Answer: NO

87.The proposal is for works to an existing dwelling and will not impact upon the
average occupancy figures for dwellings across the catchment and will
therefore not impact upon water quality in the SAC.

88.Conclusion: It is not necessary to carry out an assessment under the
Habitats regs.

89.(b) River Wensum SAC

90.Does the plan or project create a source of water pollution or have an impact
on water quality (e.g. alters dilution)? AND

91.Is the plan or project within the hydrological catchment of a habitats site which
includes interest features that are sensitive to the water quality impacts from
the plan or project?

92.Answer: NO

93.The proposal is for works to an existing dwelling and will not impact upon the
average occupancy figures for dwellings across the catchment and will
therefore not impact upon water quality in the SAC. In addition, the discharge
for WwTW is downstream of the SAC.

94.Conclusion: It is not necessary to carry out an assessment under the
Habitats regs.

Other matters

95.1t is noteworthy that the application was submitted prior to the requirement for
biodiversity net gain therefore the application is not required to have a 10%
biodiversity uplift.

Equalities and diversity issues
96. There are no equality or diversity issues.
Local finance considerations

97.Under Section 70(2) of the Town and Country Planning Act 1990 the council is
required when determining planning applications to have regard to any local
finance considerations, so far as material to the application. Local finance
considerations are defined as a government grant or the Community
Infrastructure Levy. Whether or not a local finance consideration is material to a
particular decision will depend on whether it could help to make the
development acceptable in planning terms. It would not be appropriate to make
a decision on the potential for the development to raise money for a local
authority. In this case local finance considerations are/are not considered to be
material to the case.

Human Rights Act 1998

98. Officers have considered the implications of the Human Rights Act 1998 in
reaching a recommendation to approve this application. They consider that the
interference with the human rights of the applicant under Article 8/Article 1 of



Protocol 1 is justifiable and proportionate for the protection of the rights and
freedom of others or the control of his/her property in this way is in accordance
with the general interest.

Section 17 of the Crime and Disorder Act 1998.

99. Officers have considered, with due regard, the likely effect of the proposal on
the need to reduce crime and disorder as part of the determination of this
application, in accordance with section 17 of the Crime and Disorder Act 1998.
In reaching a recommendation to grant planning permission, officers consider
that the proposal will not undermine crime prevention or the promotion of
community.

Planning Balance and Conclusion

100. The development is in accordance with the requirements of the National
Planning Policy Framework and the Development Plan, and it has been
concluded that there are no material considerations that indicate it should be
determined otherwise.

Recommendation

101. To approve application no. 23/00383/F, Southgate House, Southgate Lane,
Norwich NR1 2AQ and grant planning permission subject to the following
conditions:

Standard time limit;

In accordance with plans;

Garage dimensions;

Materials to be agreed including flint;

Parking areas;

Residential ancillary accommodation;

Arboricultural supervision;

Works on site in accordance with AIA, AMS and TPP.

ONOOAWNE

Background papers: None
Appendices: None

Contact officer: Planner

Name: Nyasha Dzwowa
Telephone number: 01603987998

Email address: nyashadzwowa@norwich.gov.uk

If you would like this agenda in an alternative format,

IN 4\ such as a larger or smaller font, audio, or Braille, or in
\r TRAN a different language, please contact the committee
communication for all Oﬁlcer above.
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