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SUMMARY 

 
Description: 10/01757/F: Conversion from Office (Class B1) to dwelling house 

(5 bedrooms) (Class C3), including the installation of solar panels 
to the southernmost roof slope, reinstatement of shutters to south 
facing window (room G02), and; 
10/01758/L: Internal alterations to facilitate the conversion to a 
dwelling including new openings in existing fabric and provision 
of new bathrooms and kitchen with associated drainage. 

Reason for 
consideration at 
Committee: 

Objection by English Heritage to the alterations proposed to a 
Grade II* Listed Building 
 

Recommendation: Approve 
Ward: Thorpe Hamlet 
Contact Officer: Miss Sarah Platt Planning Officer 01603 212500 
Date of receipt: 28th September 2010 
Applicant: The Chapter of Norwich Cathedral 
Agent: Mrs Emma Marsden 
 

INTRODUCTION 

The Site 
Location and Content 

1. The application site is on the east side of Almary Green within the Cathedral Precinct. 
Almary Green is an area of open space situated immediately adjacent to the St 
Ethelbert’s Gate and Chapel entrance to the Cathedral Precinct accessed from 
Tombland. Surrounding the green is a mixture of Georgian and earlier properties, 
almost all of which are listed and which make up a positive frontage as defined in the 
City Centre Conservation Area Appraisal. These properties are mainly vacant but with 
an office use class (B1). Number 6 The Close, located immediately to the east of the 
application site, is occupied by a Church group and has several flats contained within. 
To the rear of the property is St Faiths Lane which slopes down in a north-easterly 
direction by approximately 2m and connects to the rear of properties fronting Prince of 
Wales Road. Immediately opposite the rear elevation of number 5 The Close is the 
Norwich School Dance Studio and Sports Hall, approximately three stories in height 
this building provides a blank elevation facing the rear windows of 5 The Close.  



 

2. Until recently, the occupiers of number 5 The Close were also the occupiers of 
numbers 2 and 2A The Close. All properties were used as offices. The properties were 
vacated approximately 2 years ago as they were not considered to be fit for purpose by 
the then occupier. 

3. The property itself is a three storey, 6 bay wide property built from brick, with 3 cream 
rendered dormer windows set within the brown pantile roof. The property is currently 
sub-divided to incorporate the Gatekeeper’s Lodge at ground floor level in the western 
most end of the house. The Gatekeeper’s Lodge cannot be accessed from the main 
building at present. The front elevation of 5 The Close faces onto Almary Green but 
with much of the ground floor hidden from view behind a single storey centrally 
protruding extension and a 2m high brick and flint boundary wall which encloses the 
garden to the property. This is a complicated property built over many internal levels; 
the accommodation comprises of 11 rooms (including the basement but not the 
Gatekeeper’s Lodge), and 2 bathrooms and one ‘Butler’s Closet’ with a sink. There are 
also 2no outbuildings with the property and 1 no car parking space. The property was 
originally a single family residence. The date of the conversion to offices is unknown, 
but the alterations to facilitate it are minimal and include the installation of modern 
lighting and provision of IT and data cabling equipment and the removal of fixtures 
such as the kitchen equipment and the sealing up of baths in the bathrooms.  

Constraints 

4. This is a Grade II* Listed Building set within the Cathedral Close Character Area of the 
City Centre Conservation Area, an area identified as having very high significance. 

Topography 

5. To the rear of the site St Faiths Lane slopes away to the north-east by approximately 
2m. 

Planning History 

In 1992 under application reference 4/1992/0881 the reconstruction of the existing 
dormers and chimney stacks was approved.  
 
There is no other relevant planning history. 
 

The Proposal 
6. The proposal seeks the conversion of the building from Offices (Class B1) to 1no. 5 

bedroomed dwelling house (Class C3). Alterations will be made including the 
installation of solar panels to the southernmost roof slope to improve the energy 
efficiency of the building, the reinstatement of shutters to the south facing window 
(room G02) onto St Faiths Lane, and internal alterations including new openings in the 
existing fabric to provide access to all areas of the building and provision of new 
bathrooms and kitchen with associated drainage works. 



 

Representations Received  
7. Advertised on site and in the press.  Adjacent and neighbouring properties have 

been notified in writing.  No letters of representation have been received. 

Consultation Responses 
8. A strong letter of objection has been received from English Heritage. Given the 

strength of the objection from this Statutory Consultee, the written correspondence 
from English Heritage can be found in full at Appendix X. A summary is provided 
here: 

9. English Heritage comment as follows: ‘The sub division of proposed bedroom F04 
will adversely affect its significance as one of the principle interiors of the building by 
altering the relationship of features within it and affecting a reading of its historic 
qualities. It is considered that all the proposed methods of providing en suite facilities 
to this room will have a harmful impact on the significance of the designated heritage 
asset and diminish the presence of features of the room. The creation of this en suite 
facility is not necessary to deliver any public benefit in accordance with policy HE9.4 
of PPS5 and no justification has been provided for works which would result in a 
harmful impact.’ 

ASSESSMENT OF PLANNING CONSIDERATIONS 

Relevant Planning Policies 
Relevant National Planning Policies 
PPS1 – Delivering Sustainable Development 
PPS1 Supplement – Planning and Climate Change 
PPS3 – Housing 
PPS5 – Planning and the Historic Environment 
PPG13 - Transport 
PPS22 – Renewable Energy 
 
Relevant Strategic Regional Planning Policies 
ENV6 – The Historic Environment 
ENV7 – Quality in the Built Environment 
 
Relevant Local Plan Policies  
HBE2 – Protection of Standing Remains in the Cathedral Precinct 
HBE3 – Area of Main Archaeological Interest 
HBE8 – Development within a Conservation Area 
HBE9 – Development affecting a Listed Building 
HBE12 – High Quality of Design 
HBE13 – Protection of Major Views and Height of Buildings 
EP19 – Renewable Energy Development 
EP22 – Residential Amenity 
EMP3 – Protection of Small Business Units 
HOU13 – Proposals for New Housing on Other Sites 
 
 



 
 
 
TRA6 – Parking Standards 
TRA7 – Cycle Parking Standards 
TRA8 – Servicing Provision 
 
Supplementary Planning Documents and Guidance 
City Centre Conservation Area Appraisal (September 2007) 
Communities and Local Government, English Heritage and Department for Culture, 
Media and Sport document: PPS5 Planning for the Historic Environment: Historic 
Environment Planning Practice Guide (March 2010). 
 

Principle of Development 
Policy Considerations – Change of Use and External Alterations 
10.   In addition to National policy (PPS1 and PPS5), saved Local Plan policies HBE8 

and HBE12 seek a high quality of design in new development which respects and 
complements the character of the Conservation Area. 

11.  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. 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. 

12. National Policy PPS22 states that the wider environmental and economic benefits of 
all proposals for renewable energy projects, whatever their scale, are material 
considerations and that local planning authorities should promote a greater 
acceptance of such schemes in all new developments and some existing buildings 
(where appropriate). Development proposals should demonstrate that any impact of 
renewable energy proposals have been minimised through careful consideration of 
location, scale, and design.  

13.  Saved policy EMP3 of the Replacement Local Plan states that proposals which 
would result in a loss of existing small business units will only be permitted where 
retaining the business in situ would be significantly detrimental to the amenity of 
adjacent occupiers or prevent or delay the development of land allocated for other 
purposes or compromise the regeneration of the wider area, or the developer can 
demonstrate that there is no demand for small business units in that area which 
would justify the retention of the premises. 

 

 



 

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

• Appropriate arrangements for vehicular access should be made; 

• 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. 

15. 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. 

16. 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; 

• 1no. car parking space per dwelling, and; 

• Adequate refuse storage to contain 1x 240litre bin for waste and 2 x 240 litre 
bin for recycling. Please note however that refuse and recycling collections 
operate on a different basis within the Cathedral Precinct with black bag and 
recycling sack collections, however, provision for adequate covered storage 
of waste and recycling should still be made. 

17.  Saved Local Plan policy EP19 states that small scale renewable energy 
developments will be permitted provided they are suitably located and can be 
visually integrated with surrounding development. 

 



 
Policy Considerations – Listed Building Consent 
18.  PPS5 is also relevant to this application given the Grade II* Listed status of the 

application premises. Listed Buildings and Conservation Areas are designated under 
PPS5 as 'Designated Heritage Assets' and as such are afforded protection under 
policy HE9 of the PPS. The Policy states that 'There should be a presumption in 
favour of the conservation of designated heritage assets and the more significant the 
designated heritage asset, the greater this presumption should be. Significance can 
be harmed or lost through alteration of the heritage asset or development within its 
setting. Loss affecting any designated heritage asset should require clear and 
convincing justification'. There are considered to be two levels of harm; total loss or 
significant harm, and harm. The policy goes on to state that ‘Substantial harm to or 
loss of designated heritage assets of the highest significance [including Grade II* 
Listed Buildings] should be wholly exceptional’. Sub policy HE9.4 states that where a 
proposal has a 'harmful impact' on the significance of the heritage asset, which is 
less than significant harm, local planning authorities should; 

• (i) weigh the public benefit [...] against the harm, i.e. that it helps to secure the 
optimum viable use of the heritage asset, and; 

• (ii) recognise that the greater the harm to the significance of the heritage asset, 
the greater the justification will be needed for any loss'.  

19.  The Communities and Local Government, English Heritage and DCMS document: 
PPS5 Planning for the Historic Environment: Historic Environment Planning Practice 
Guide gives further explanation of PPS5 policy HE9 and sub-policy HE9.4. The 
Practice Guide states that ‘It is important that any use is viable […] for the future 
conservation of the asset. Viable uses will fund future maintenance. […] the optimum 
use is the one that causes the least harm to the significance of the asset, not just 
through necessary initial changes but also as a result of subsequent wear and tear 
and likely future changes. […]. Harmful development may sometimes be justified in 
the interest of realising the optimum viable use of an asset, notwithstanding the loss 
of significance cause, providing that the harm is minimised.’ 

20.  Saved Local Plan policy HBE9 states that consent will not be granted for alterations 
to a Listed Building if the special architectural or historic interest of the building is 
harmed, if the alteration or extension to the building renders the use unviable, or if 
the design of the extension or alteration is of detriment to the character and 
appearance of the building. Any new development near to such buildings should 
respect their setting, style, character, materials and any visual impact on the Listed 
Building. 



Housing Proposals 
21.  The proposed change of use to a residential dwelling of number 5 The Close is 

considered to be in accordance with the objectives of PPS3 and Saved Local Plan 
policies HOU13, EMP3, EP22, TRA6, TRA7 and TRA8. 

22.  Whilst the loss of the city centre office space is regrettable, justification is 
considered to be upheld given the state and condition of the existing 
accommodation. The property does not lend itself to use as modern offices; the net 
useable space is low in proportion to the gross area. 5 The Close and the adjacent 
Gatekeeper’s Lodge have a gross internal floorspace of 320sq.m. Of this, 53sq.m 
forms an un-lit basement leaving a net internal useable floorspace of 267sq.m 
(including circulation areas and cloakrooms). The accommodation also suffers from 
uneven floors, a lack of useable storage space, no wheelchair access to the upper 
floors, and no accessible lavatory provisions. It is considered that the conversion of 
this building back to a residential dwelling is the best possible solution for its long 
term use and maintenance. 

23. The proposed conversion is considered to meet the policy requirements of saved 
Local Plan policies HOU13, TRA6, TRA7 and TRA8: 1no car parking space is 
provided with the accommodation which is accessed from Tombland via St 
Ethelbert’s Gate and Chapel entrance to the Cathedral Precinct; an appropriate 
density for a City Centre location is proposed; there is a private garden attached to 
the dwelling house and the property is set within the extensive Cathedral Precinct 
with many areas of public open space available within a 5 minute walk; there is 
excellent accessibility to local shops and employment areas with the City Centre 
being a 5 minute walk away, the train station and bus station are also within easy 
walking distance providing excellent public transport links locally and nationwide; 
there is not considered to be any detrimental impact on the character or amenity of 
the surrounding area, especially considering that there will only be minimal external 
alteration made to facilitate the conversion, and; the proposals are considered to 
enable the regeneration of a historic building. 

Impact on Living Conditions 
24.  An excellent standard of residential amenity is considered to be provided by these 

proposals. There are no arising issues of overlooking or loss of privacy as a result of 
the conversion to a residential dwelling, and given there are no external additions to 
the property, no arising issues of overdevelopment of the site or overbearing nature 
of development are considered to arise. Given that there are other residential 
properties and offices in the immediate locality there are not considered to be any 
arising issues of noise disturbance to, or as a result of, these proposals.  

Design 
25.  The proposed internal works (the subject of the Listed Building Consent) will be 

discussed in full here, with consideration of the external alterations proposed 
discussed thereafter. 

 
 
 
 
 
 
 
 
 



 
 
General Internal Alterations: 
26.  The conversion of the property to a residential dwelling will require a number of 

internal alterations, some relatively minor and considered to be of benefit, for 
example; removal and replacement of modern doors and lighting for fittings more in 
keeping with the age of the building; stripping out of surface mounted wiring required 
for the office use and upgrading of the mechanical and electrical installations; the 
removal of the dated and ineffective secondary glazing, the provision of new kitchen 
and utility rooms and; repairs to the French Drain etc. In addition to this, several 
large alterations are proposed which involve the structure of the property. 

The Gatekeeper’s Lodge: 
27.  The Gatekeeper’s Lodge, made up of 3 rooms; an entrance hall, small office and 

one further room, and separate to the main building by virtue of the separate 
entrance, is proposed to be incorporated into the main dwelling. Historically, it is 
possible that the two buildings were connected in some form as number 5 has a 
flying-freehold over the rooms of the Lodge and physically they are part of the same 
building. However, there is no obvious physical evidence of this prior link remaining. 
The rooms are all small, headroom is minimal given that the floor levels have been 
raised and they are all in need of refurbishment. 

28. The proposed link between the two is to be made within a cupboard which dates 
from the late 17th or early 18th century. The cupboard is located in the current 
entrance hallway to number 5 and is approximately 1.7m tall. The cupboard consists 
of 3 doors each with shallow shelving or hanging space behind. It is proposed that 
the shelving and the back wall behind the cupboard door furthest from the stairs will 
be removed to form the opening into the new dining room. There will be some loss of 
historic fabric through these alterations but it is considered that the character and 
significance of the building will not be detrimentally affected by this alteration. 
Extensive detail has been provided at this stage with regards to how the opening will 
be made. See drawing numbers 08.125-LL-XZ-023 B / 08.125-LL-XZ-022 B / 
08.125-LL-XZ-021 B / 08.125-LL-SZ-103 B / 08.125-LL-SZ-101 B / 08.125-LL-SZ-
102 B which can be found appended to this report. Details of any new lintels 
required for this opening will be conditioned on the Listed Building Consent, if 
granted.  

29.  The southernmost room in the Gatekeeper’s Lodge is in a very poor state of repair 
at present and will require substantial structural and cosmetic repairs. A specification 
for these works should be agreed prior to any works commencing and as such a 
condition will be placed on the Listed Building Consent, if granted approval.  

30.  It is also noted from drawing number 08.125-LL-SZ-103 B that underpinning may be 
required in this room as well in particular to the wall between number 5 The Close 
and the existing Lodge building. This will need to be established upon further 
investigation. If possible this should be avoided but if found necessary further details 
will ne needed in order to assess the acceptability. A condition will be placed on the 
Listed Building Consent should it be granted.  

31.  The full extent of the works required can be found on page 4 of the Design & 
Access Statement submitted with the application. These works are considered to be 
acceptable to facilitate the use of the additional rooms in the Gatekeeper’s Lodge 
and provision of access to them.  

 
 
 
 
 



 
32.  English Heritage were broadly supportive of these proposals and stated in their 

comments (as appended) that ‘the method of linking the Gatekeeper’s Lodge will 
result in the loss of historic fabric, but does enable the integration of what would 
otherwise be an element of building for which an independent viable use would be 
difficult to find. Using the existing cupboard is an ingenious approach that leaves the 
stair hall, one of the main spaces in the building, visually unaffected.’ 

Improving Sanitary Accommodation: 
33. Varying works are proposed throughout the building to improve sanitary 

accommodation. The existing building sees two cloakrooms located on mezzanine 
floors between the ground and first and the first and second floors, and a ‘Butler’s 
Closet’ located on the secondary service stair between ground and first floor. The 
proposals seek to provide a cloakroom, accessible from the ground floor and main 
habitable reception rooms of the house (the existing mezzanine cloakroom between 
ground and first floor M01); a family bathroom accessible to the bedrooms on the 
second floor (new (S02b)), a master bedroom en suite facility (new (F04b)) and a 
guest bedroom en suite facility (the existing mezzanine cloakroom between first and 
second floors via a new access from bedroom F02 (F02b) (as marked on the plans)). 
Each of these will be discussed in turn as required. 

34. F02 Guest bedroom leading to M02 en suite: The exact proposed alterations are 
detailed on page 6 of the Design & Access Statement. A new staircase to link 
bedroom F02 with the bathroom M02 located on the half landing between first and 
second floor is proposed with the current access from the main staircase sealed off. 
Opening up has been carried out and it has been established that the works will 
require the removal of 17th Century fabric. Despite this it is not considered that the 
works will detrimentally affect the character or significance of the building. It is noted 
that in paragraph 6.2.1 bullet point 4 of the Design and Access Statement that there 
may need to be minor alterations to the masonry to the rear of the existing chimney 
to bedroom F02 to accommodate the proposed stair. Details of these works will be 
conditioned on the Listed Building Consent, if granted.  

35.  S02a Bedroom and S02b Family Bathroom: The proposed alterations to the third 
floor are outlined in detail on page 12 of the Design and Access Statement. The 
alterations will affect 18th and 19th century partitions at the western end of the 
building but will provide a much more useable space and a much needed family 
bathroom to serve the bedrooms on the third floor. These relatively minor alterations 
are considered acceptable and not to compromise the character or fabric of the 
Listed Building.  

36.  M01 Cloakroom: To be refurbished only. 
37.  F04 Master bedroom and F04b Master en suite: The full extent of the works to 

provide an en suite facility to the master bedroom are outlined in detail on page 8 of 
the Design and Access Statement, and given that this is the area to which English 
Heritage have raised strong objections, a further report entitled: ‘Statement of 
Justification for Proposed Alterations to First Floor Room (F04) to 5 The Close […]’ 
has also been submitted and is appended to this report. The proposed alterations 
will affect the plan form of the room and the relationship between various 
architectural features of the room, for example, the windows, fireplace and door. It is 
proposed, in brief, that a new stud partition wall is erected between the chimney 
breast wall and the easternmost wall adjoining number 6 The Close to provide an 
en-suite facility in the alcove with the window facing St Faith’s Lane. See plan nos. 
08.125-LL-XP-013 A for the existing plans and 08.125-LL-SP-053 B for the plans as 
proposed.  

 
 



38.  English Heritage has objected to this element of the proposals very strongly. In their 
comments they state: ‘Bedroom F04 is one of the principle interiors in the building. 
The proportions of the room, the presence of a fireplace and its relationship to doors 
and windows […] suggest that it was a room of status and quality. Subdivision of this 
room will affect its significance by altering the relationship of features within it and 
affecting a reading of its historic qualities.’ 

39.  As outlined in the additional report submitted by the applicant, extensive discussion 
was held between the applicant, Norwich City Council Conservation and Design 
Officers and English Heritage with regards to the proposed provision of an en suite 
facility in master bedroom F04. The various options are outlined and discussed in 
the report appended here. This report will deal only with the option chosen although 
it is recommended that Members read the history of the design evolution to 
understand the final solution and the lengths at which it has been compromised in 
order to provide such a facility.  

40.  As outlined in detail above, PPS5 under policy HE9.4 requires evidence that public 
benefit is delivered to justify works that are harmful to the significance of an historic 
building. It is argued by the applicant that the provision of a private en suite facility 
for the master suite is a requirement of a 5 bedroom house in today’s property 
market.  

41.  The PPS outlines that significant harm or total loss, or harm, need to be justified. 
English Heritage has commented that this alteration is deemed to be ‘substantial 
harm’. It is the considered opinion of both the Planning and Conservation and 
Design Officers that this alteration does not constitute ‘substantial harm’ as no 
physical historic fabric will be lost. It is accepted that the proposals will result in an 
impact on the significance of the building inasmuch as the reading of the space, plan 
form, and the relationship of architectural features will be altered, but whilst this is 
regrettable, it is considered that the alteration is reversible and the plan form of the 
room could be reinstated at a later date. This is considered to be the least intrusive 
option which still achieves a much needed facility for a house of this size. Arguably, 
the plan form of the room can still be read in both the handed adjacent room (room 
F03) and the ground floor room below (room G02) and in F04 itself with some 
applied interpretation. The fireplace will remain in the main room and an 
understanding of the depth of the chimney breast will be retained as access either 
side of the chimney is retained. The central ceiling beam will remain unaltered. The 
effect on the proportions of the room will not be altered when facing north or west. 
The dual aspect to the room will be lost which it is noted will affect the quality of the 
light entering the room, but this is considered to be at a time of the day when the 
room is not primarily used. The loss of the view onto St Faiths Lane is arguably a 
minor loss as the view is of a blank elevation wall of the Norwich School Sports Hall. 

42. In summary, whilst English Heritage’s comments are noted, and the strength of their 
objection taken into consideration, in accordance with policy HE9.4 of PPS5, it is 
considered that the re-use of this long-term empty building will be beneficial and 
although some harm may be caused by the insertion of the en suite stud partition 
wall to room F04, it is considered that the public benefits gained through the re-use 
of the whole building outweigh the relatively minor harm that this potentially 
reversible alteration may result in. Discussion of the implications of new drainage is 
discussed in the section titled ‘External Alterations’. 

43.  Conditions will be placed on the Listed Building Consent, to ensure that the partition 
is scribed around the beam on the eastern wall of F04, the partition is removed if no 
longer required, and that any damage caused during the installation or removal is 
repaired within 3 months of the completion of the works. 

 
 



 
 
External Alterations: 
44.  Installation of new shutters to rear elevation: The re-instatement of the shutters to 

the window on the St faiths Lane Elevation from room G02 (ground floor sitting 
room) is considered acceptable and will arguably improve the security of the house. 
The property currently suffers vandalism to this window on occasion and the 
installation of shutters will prevent this occurring in the future. There is not 
considered to be any visually detrimental impact as a result of the installation of 
replacement shutters and the proposals are considered to accord with the objectives 
of saved Policies HBE8 and HBE12 or the City of Norwich Replacement Local Plan. 

45.  Installation of new drainage: The new bathroom on the second floor (S02b) and the 
new master bedroom en suite facility (F04b) will require new drainage to be installed 
on the rear elevation of 5 The Close which fronts St Faith’s Lane. Given that this 
elevation, despite being to the rear, is visible from St Faith’s Lane and is quite 
prominent in this street view, the addition of new pipework and drawing will have a 
visual affect on the street scene and wider Conservation Area. There are numerous 
existing SVPs and RWPs on this elevation and it is proposed that these are 
extended and the new pipework connects to them. There will be a proliferation of 
pipework on this rear elevation as a result and the visual impact will be somewhat 
cluttered but it is considered that whilst this is unfortunate, the irregular fenestration 
pattern and lack of symmetry to the building mean that this will not be as visually 
detrimental as it might be on a more formal façade. In addition to this, a condition will 
be placed on the full planning permission for further details of any new pipework, 
including information about the materials, colour and finish and exact locations on 
the building. A further condition will be added for details of any new extract 
ventilation points as well. 

46.  Obscure Glazing: It is possible that the change of use to a residential dwelling may 
result in the requirement for obscure glazing to the cloakroom areas. A condition will 
be placed on the full planning permission that nay new obscure glazing to the newly 
created or refurbished existing cloakrooms on the rear south facing elevation will be 
obscured to appropriate levels and retained as such in perpetuity.  

 
Listed Building – Impact on Setting 
47.  As discussed in paragraphs 25 to 46, it is not considered that the proposed 

alterations will result in any substantial harm to the significance of the Listed 
Building. The re-use of this long-term empty building will be beneficial and although 
some harm may be caused by the insertion of the en suite stud partition wall to room 
F04, it is considered that the public benefits gained through the re-use of the whole 
building outweigh the relatively minor harm that this potentially reversible alteration 
may result in. Therefore the proposals are considered to be in accordance with the 
objectives of PPS5 and saved policy HBE9 of the City of Norwich Replacement 
Local Plan (Adopted Version November 2004).  



 
Conservation Area – Impact on Setting 
48.  It is not considered that the change of use from an office building to a residential 

dwelling will have a detrimental impact on the setting of the Conservation Area. The 
external alterations proposed here are minimal and will not have a visually 
detrimental impact on the street scene of St Faith’s lane, the Cathedral Precinct or 
the wider Conservation Area. The proposals are considered to be in accordance with 
the objectives of saved policy HBE8 of the City of Norwich Replacement Local plan 
(Adopted Version November 2004). 

Transport and Access 
Car Parking, Cycle Parking and Servicing 
49.  The property benefits from two separate outbuildings which are of a sufficient size to 

provide refuse and recycling storage and cycle storage. These outbuildings are to be 
used solely in conjunction with the proposed dwelling and are accessed from the 
private garden area. There is also 1 no car parking space provided for use with the 
proposed dwelling. Therefore the proposals are considered to be in accordance with 
the objectives of PPG13 and the requirements of saved policies TRA6, TRA7 and 
TRA8 of the City of Norwich Replacement Local Plan (Adopted Version November 
2004). 

Environmental Issues 
Archaeology 
50.  The application submissions contained an Archaeological Appraisal of the 

application detailing the internal changes to the property and their implications. As 
mentioned in paragraph 26, the application proposals also involve repairs to a 
French Drain. Page 7 of the Design & Access Statement outlines these works in 
detail. These repairs will undoubtedly involve some form of ground disturbance to 
potentially significant archaeological deposits. Such a level of impact on the 
designated heritage asset is deemed acceptable by Consultees when balanced 
against the wider benefits of the application and can be justified by the recording of 
the heritage asset and any archaeological deposits uncovered during works to the 
French Drain before it/they are lost in accordance with policy HE12 of PPS5. A 
condition requiring the implementation of a programme of archaeological works, 
including monitoring of groundworks under archaeological supervision and control, 
and in accordance with an agreed written scheme of investigation will be placed on 
the full planning permission.  

51. It is considered that Roland Harris’ Archaeological Appraisal (dated September 
2010) meets the requirements of Policy HE12.3 of PPS5 and provides an adequate 
assessment and recording of the areas of change within the building.  

Energy Efficiency and Renewable Energy 
52.  The proposal seeks the installation of 4no. solar collectors on the south facing (rear) 

roof slope. Very few details have been submitted with regards to the appearance of 
these solar collectors so it is difficult to assess the visual impact these will have on 
the character and appearance of the Listed Building. A condition will be placed on 
the full planning permission requiring details of their design, size, appearance and 
method of fixing.  

 
 
 
 
 



53.  It is also important to assess not only the effect on the Listed Building but the wider 
Conservation Area and any strategic views towards Norwich Cathedral. The 
southern roof slope where the solar collectors are proposed is to the rear of the 
property and therefore not visible from within the Cathedral Precinct, however, the 
impact for any potential views from St Faiths Lane or the wider Conservation Area 
must also be considered.  

54. By virtue of the building’s rear elevation being positioned hard up against St Faith’s 
Lane, the impact on the immediate vicinity will be minimal, although the roof slope is 
visible at an oblique angle from pedestrian level. In addition to this, given the 
presence of the Norwich School sports hall, approximately three storeys in height, 
and the four storey buildings fronting Prince of Wales Road which back onto St 
Faith’s Lane, the wider visual impact of the solar collectors is negligible.  

55.  The proposed position on the roof of the proposed solar collectors is considered 
acceptable and subject to further details as will be conditioned, the principle is 
accepted. 

56. The southern (rear) roof slope of 5 The Close cannot be seen from any strategic 
viewpoints when looking towards the Cathedral and the proposed solar collectors 
are considered to have a visually minimal impact on the appearance and setting of 
the building. There are not considered to be any detrimental visual or other impacts 
on the wider Conservation Area. Therefore the proposals are considered to be in 
accordance with the objectives of PPS22 and Saved Local Plan policies HBE8, 
HBE12, HBE13 and EP19. 

Equality and Diversity Issues 
Disability 
57.  The property as it exists, whilst offering level access into and out of the premises, 

does not offer any method of movement within/around the internal spaces, nor are 
there any bathroom facilities within access range. Whilst it is regrettable that this is 
the case, there is no opportunity for the installation of any such facilities. The 
installation of a lift or other means of movement between floors, and adequate 
circulation requirements, for example, widening of doorways, and provision of ramps 
or balustrades, is almost impossible in this property without the significant loss of a 
substantial amount of historic fabric to the building. It is therefore considered that as 
the proposals are beneficial, or there would be less impact because of the reduced 
number of people using the building. 

Conclusions 
58.  The proposed conversion from offices (Use Class B1) to a residential dwelling (Use 

Class C3) is considered acceptable. 1no car parking space is provided with the 
accommodation which is accessed from Tombland via St Ethelbert’s Gate and 
Chapel entrance to the Cathedral Precinct; an appropriate density for a City Centre 
location is proposed; there is a private garden attached to the dwelling house and 
the property is set within the extensive Cathedral Precinct with many areas of public 
open space available within a 5 minute walk; there is excellent accessibility to local 
shops and employment areas with the City Centre being a 5 minute walk away, the 
train station and bus station are also within easy walking distance providing excellent 
public transport links locally and nationwide; there is not considered to be any  

 
 
 
 
 



detrimental impact on the character or amenity of the surrounding area, especially 
considering that there will only be minimal external alteration made to facilitate the 
conversion, and; the proposals are considered to enable the regeneration of a 
historic building. Therefore the proposals are considered to be in accordance with 
the objectives of PPS1, PPS3 and PPG13 and saved policies EMP3, HOU13, EP22, 
TRA6, TRA7 and TRA8 of the City of Norwich Replacement Local Plan (Adopted 
Version November 2004). 

59.  The southern (rear) roof slope of 5 The Close cannot be seen from any strategic 
viewpoints when looking towards the Cathedral and the proposed solar collectors 
are considered to have a visually minimal impact on the appearance and setting of 
the building. Subject to compliance with conditions imposed here, it is considered 
that the installation of solar collectors on the roof slope is acceptable. There are not 
considered to be any detrimental visual or other impacts on the wider Conservation 
Area. Therefore the proposals are considered to be in accordance with the 
objectives of PPS1 Supplement, PPS22 and Saved Local Plan policies HBE8, 
HBE12, HBE13 and EP19. 

60.  It is not considered that the proposed internal alterations will result in any 
substantial harm to the significance of the designated heritage asset. The re-use of 
this long-term empty building will be beneficial and although some harm may be 
caused by the insertion of the en suite stud partition wall to room F04, it is 
considered that the public benefits gained through the re-use of the whole building 
outweigh the relatively minor harm that this potentially reversible alteration may 
result in. Therefore the proposals are considered to be in accordance with the 
objectives of PPS5 and saved policy HBE9 of the City of Norwich Replacement 
Local Plan (Adopted Version November 2004). 

RECOMMENDATIONS 
Recommended to recommend approval of application number 10/01757/F to 
GOEast with the recommended conditions as outlined below: 
 

1. The development to which this permission relates must be begun not later than 
the expiration of three years beginning with the date on which this permission is 
granted. 

2. The development hereby approved shall be carried out in accordance with the 
plans and details as specified on this decision notice. 

3. Prior to the commencement of the conversion of the building to the residential 
dwelling hereby approved details of all new solar collectors, including a 
manufacturers specification including details of size, colour, finish and an 
elevation drawing showing the exact position of the solar collectors on the roof, 
shall be submitted to and approved in writing by the Local Planning Authority. 
The solar collectors shall thereafter be installed in full accordance with the 
agreed details and retained as such in perpetuity unless they are no longer 
required in which case they shall be removed within 3 months of the date of their 
redundancy and the roof repaired to a satisfactory level and as agreed by the 
Local Planning Authority.  

 
 
 
 
 
 
 
 



 
4. Prior to the commencement of the conversion of the building to the residential 

dwelling hereby approved details of any new drainage for the building including 
materials for new pipes, paint colour and finishes, a specification and elevation 
drawings showing the position of new drainage runs on the building shall be 
submitted to and approved in writing by the Local Planning Authority. The new 
drainage shall thereafter installed in full accordance with the agreed details and 
retained as such in perpetuity. 

5. Prior to the commencement of the conversion of the building to the residential 
dwelling hereby approved details of any new extract ventilation including routes 
of any ducting (internal or external) and the position, style and specification of 
any extract fittings shall be submitted to and approved in writing by the Local 
Planning Authority. The extract ventilation and any associated ducting shall 
thereafter be installed in full accordance with the agreed details and retained as 
such in perpetuity. 

6. The windows on the rear south elevation fronting St Faith’s Lane serving any 
newly created or existing cloakrooms, hereby permitted, shall have obscured 
glazing with a degree of obscurity equivalent to Pilkington level 5. The glazing 
shall thereafter be retained in accordance with this detail unless otherwise 
agreed in writing by the Local Planning Authority. Details of the new glazing shall 
first be submitted to and approved in writing with the Local Planning Authority 
and shall thereafter be retained as such in perpetuity. 

7. Prior to the first occupation of the residential dwelling hereby approved, car 
parking, cycle parking and refuse and recycling storage shall be provided in 
accordance with a plan to be first submitted to and agreed in writing by the Local 
Planning Authority. The car parking, cycle storage and refuse and recycling 
storage shall then be retained in perpetuity. 

8. No development shall take place within the site until the applicant, or their agents 
or successors in title, has secured the implementation of a programme of 
archaeological work in accordance with a written scheme of investigation which 
ahs been submitted by the applicant and approved in writing by the Local 
Planning Authority. In this instance, the programme of archaeological work will 
compromise the monitoring of groundworks under archaeological supervision and 
control. Norfolk County Council Historic Environment Service will provide a brief 
for the programme of archaeological works on request. 

 
Informatives: 
1. You are advised that the council expects the following measures to be taken during 
any building operations to control noise, pollution and parking: 

(a) Work that is audible beyond the site boundary shall only be carried out 
between 7.30am and 5.30pm Monday to Friday, between 7.30am and 
1.00pm Saturday and not at all on Sundays or Bank Holidays; 

(b) The quietest available items of plant and machinery shall be used on site.  
Where equipment such as generators are necessary, they should be 
enclosed to reduce noise levels, if applicable. 

(c) Deliveries shall only be received within the hours detailed in (a) above. 
(d) Adequate steps shall be taken to prevent dust-causing nuisance beyond 

the site boundary.  Such uses include the use of hoses to damp down 
stockpiles of materials, which are likely to generate airborne dust, to damp 
down during stone/slab cutting; and the use of bowsers and wheel 
washes; 

 
 



(e)  There shall be no burning on site; 
(f) Only minimal security lighting shall be used outside the hours stated 

above; 
(g) Building materials and machinery shall not be stored on the highway and 

contractors’ vehicles shall be parked with care so as to not cause an 
obstruction or block visibility on the highway. 

Any divergence from these recommendations should be referred to the Council’s 
environmental protection department for approval. 
The council also recommends membership of a scheme, such as the Considerate 
Constructors Scheme. 
 
(Reasons for approval:  

1. The proposed conversion from offices (Use Class B1) to a residential dwelling 
(Use Class C3) is considered acceptable. 1no car parking space is provided with 
the accommodation which is accessed from Tombland via St Ethelbert’s Gate 
and Chapel entrance to the Cathedral Precinct; an appropriate density for a City 
Centre location is proposed; there is a private garden attached to the dwelling 
house and the property is set within the extensive Cathedral Precinct with many 
areas of public open space available within a 5 minute walk; there is excellent 
accessibility to local shops and employment areas with the City Centre being a 5 
minute walk away, the train station and bus station are also within easy walking 
distance providing excellent public transport links locally and nationwide; there is 
not considered to be any detrimental impact on the character or amenity of the 
surrounding area, especially considering that there will only be minimal external 
alteration made to facilitate the conversion, and; the proposals are considered to 
enable the regeneration of a historic building. Therefore the proposals are 
considered to be in accordance with the objectives of PPS1, PPS3 and PPG13 
and saved policies EMP3, HOU13, EP22, TRA6, TRA7 and TRA8 of the City of 
Norwich Replacement Local Plan (Adopted Version November 2004). 

2. The southern (rear) roof slope of 5 The Close cannot be seen from any strategic 
viewpoints when looking towards the Cathedral and the proposed solar collectors 
are considered to have a visually minimal impact on the appearance and setting 
of the building. Subject to compliance with conditions imposed here, it is 
considered that the installation of solar collectors on the roof slope is acceptable. 
There are not considered to be any detrimental visual or other impacts on the 
wider Conservation Area. Therefore the proposals are considered to be in 
accordance with the objectives of PPS1 Supplement, PPS22 and Saved Local 
Plan policies HBE8, HBE12, HBE13 and EP19. 

 
Recommended to recommend approval of Listed Building Consent 10/01758/L to 
GOEast with the recommended conditions outlined below:  
 

1. The works must be commenced within three years of 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. Prior to the commencement of the development hereby permitted, full details of 

the following shall be submitted to and approved in writing with the Local 
Planning Authority: 

a) details of the lintel to the cupboard opening between the proposed 
entrance hall (G01) and the proposed dining room (G06); 

 
 
 



b) a schedule of works for the repairs to the southernmost room in the 
existing Gatekeeper’s Lodge (Room G06c on plan number 08.125-LL-XP-
013 A); 

c) details of any underpinning works to the wall between number 5 The Close 
and the existing Gatekeeper’s Lodge; 

d) details of minor alterations to the masonry to the rear of the existing 
chimney to bedroom F02 to accommodate the proposed stair. 

The development shall then be constructed in full accordance with the agreed 
details and retained as such in perpetuity. 

4. Within 3 months of the completion of the works hereby permitted, any damage to 
the fabric of the Listed Building resulting from the carrying out of the works 
hereby permitted shall be made good in accordance with details to be first 
submitted and agreed in writing with the Local Planning Authority. 

 
(Reasons for approval:  
1. It is not considered that the proposed internal alterations will result in any substantial 
harm to the significance of the designated heritage asset. The re-use of this long-term 
empty building will be beneficial and although some harm may be caused by the 
insertion of the en suite stud partition wall to room F04, it is considered that the public 
benefits gained through the re-use of the whole building outweigh the relatively minor 
harm that this potentially reversible alteration may result in. Therefore the proposals are 
considered to be in accordance with the objectives of PPS5 and saved policy HBE9 of 
the City of Norwich Replacement Local Plan (Adopted Version November 2004). 
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5  T H E  C L O S E ,  N O R W I C H  
 

D E S I G N  A N D  A C C E S S  S T A T E M E N T  ( I N C L U D I N G  

A  S U P P O R T I N G  S T A T E M E N T  O F  J U S T I F I C A T I O N )  

F O R  S U B M I S S I O N  F O R  C H A N G E  O F  U S E  &  

L I S T E D  B U I L D I N G  C O N S E N T  

 

1.0 General 

This document has been prepared to meet the requirements set by Norwich 

City  Council  to  accompany a planning application for the change of use for 

5 The Close and for listed building consent to carry out alterations to facilitate 

this change of use. The application is made on behalf of the Chapter of 

Norwich Cathedral. 

 

2.0 Listing  

5 The Close is a Grade II* listed building within the cathedral precinct on the 

site of the former Almoners Barn. It lies within the City Centre Conservation 

Area, created in October 1992 by Norwich City Council under the Planning 

(Conservation Areas and Listed Buildings) Act 1990 to cover the whole of the 

city within the mediaeval walls. The conservation area is sub-divided into 

thirteen character areas and the cathedral precinct falls within the Cathedral 

Close Character Area. The cathedral precinct is a legally defined area 

designated under the Care of Cathedrals Measure 1990. The adjacent 

buildings are also Grade II*. 

 

3.0 Process  

The proposed change of use was discussed on site with Sarah Platt and Ann 

Bond of Norwich City Council (NCC) on 8
th

 October 2008, when the principle 

of conversion was considered acceptable.  

 

Proposed alterations were discussed on site with Kate Knights, Conservation 

Officer at NCC, on 21
st
 June 2010 and David Eve of English Heritage (EH) on 

23
rd

 June 2010. These discussions were constructive and largely positive: the 

only significant concern raised was with the division of the easternmost first 

floor room to form a master bedroom with a generous en-suite bathroom (see 

6.2.2). 

 

NCC and EH requested additional information to inform their comments on 

the proposals. Exploratory opening up was carried out and Dr Roland B 

Harris, Cathedral Archaeologist, prepared a report summarising the findings 

and assessing the impact of the proposals.  

 

Subsequently, various options were drawn up to understand the extent of this 

concern, leading EH to clarify that their concerns relate not only to how the 

proposals impinge on the architectural features, but also to how they affect the 

physical relationship between them.  

 

The  submitted  plans  are  a  modified  version of the original proposals and 

Dr Harris’s report has been updated to reflect this and is included in support of 

this application.  
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4.0 Use  

5 The Close is presently used as offices. On the first floor, the building 

extends over the part of the building known as the Gatekeeper’s (G06a, G06b 

& G06c), which is self-contained and accessed externally. The Gatekeeper’s 

has modern partitions subdividing it into three rooms: a small entrance hall, an 

office to the north (presently is used as the Gatekeeper’s Mess Room) and a 

larger room to the south. The latter is unusable owing to the presence of 

several temporary props supporting the first floor structure above. The 

Gatekeeper’s is in acute need of refurbishment and although no evidence of a 

connection to No. 5 has been found to date, the room(s) would benefit greatly 

from being brought into the care and use of No.5.  

 

The main part of this application is for a change of use from Offices (B1) to 

Residential (C3). This proposal is a reversal of an earlier change or use as the 

building was used originally as a single family residence prior to its 

conversion to office use. The date of conversion to an office building is 

unknown, but the alterations to enable it appear to be limited and include 

alterations to lighting and provision of IT and data cabling, boarding up of the 

bath in M02 in-situ, and the removal of fittings from the kitchen & scullery. 

 

The change of use would result in a loss of office space within the Close. 

However, the building does not lend itself to modern office use: the net 

useable space is a very low proportion of the gross area; and, the 

accommodation has significant drawbacks – floors are uneven; there is no 

wheelchair access to upper floors; there are no accessible lavatory provisions.  

Presently there is no economic demand for this type of office space as 

alternative available space is of better quality. 

 

The reversion to type is the most suitable use for the building and the best 

model for the property’s long-term care. As a dwellinghouse, the property 

would enjoy the same benefits of other residential properties within the Close, 

which are much sought after, not only for their close proximity to city centre 

services, but for the tranquillity and amenities present in the cathedral precinct 

itself. The change of use does not involve extensive interventions in historic 

fabric, nor does it include external alterations that would affect its setting or 

that of the adjacent Grade II* listed buildings.  

 

5.0 Amount 

No extensions to the existing building are proposed. Collectively, No. 5 and 

the Gatekeeper’s has a gross internal area of 320m
2
. Of this, 53m

2
 forms an 

unlit basement store, giving a gross internal area of usable naturally lit space 

of 267m
2
. 

 

The existing site area is 0.035 hectares. As a five bedroom house with eight 

habitable rooms, the property would have a density of over 220 habitable 

rooms per hectare, and would be considered a high density development. This 

is largely due to the smallness of the garden relative to the existing building. 

However, while the garden is small for a property of this size, the cathedral 

close provides additional good quality amenity space.  
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6.0 Layout 

No extensions or demolitions are proposed, so the building form would remain 

unchanged. The main entrance would continue as present. 

 

Internal alterations are proposed to facilitate the conversion of the property to 

residential use. The objectives of the proposed alterations are: 

 

6.1 To connect the Gatekeeper’s to No. 5. 

6.2 To provide improved sanitary accommodation. 

6.3 To provide new kitchen and utility rooms. 

6.4 To replace/remove unsightly modern doors and secondary glazing. 

6.5 To improve the security of the openings along St Faith’s Lane. 

6.6 To upgrade the mechanical and electrical installations. 

6.7 To upgrade the thermal performance of the building and improve damp 

conditions. 

 

6.1 Connecting the Gatekeeper’s to No. 5 (see 08.125-LL-SP-053) 

The Gatekeeper’s comprises an entrance hall, a small office and one further 

room; the latter is rendered unusable by the presence of several support posts 

for the first floor structure. The existing floor level is uneven. Headroom is 

very low where existing floor levels have been raised. The rooms are in need 

of refurbishment. The first floor rooms to No. 5 extend over the top, but no 

evidence of a former doorway connection to No. 5 has been found. However, 

the rooms would benefit greatly from being brought into the care and use of 

No. 5. 

 

 

 

View of temporary props within 

Gatekeeper’s. 

Independent access to the 

Gatekeeper’s. 
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The proposed works involve removing the rear wall of an existing late 

17
th

/early 18
th

 century cupboard within the entrance hall (G01) to No.5 and 

associated works to reconcile the level change between No.5 and the 

Gatekeeper’s, to form a new dining room (G06). These can be summarised as 

follows: 

 Bottom/toe rail to existing cupboard face to be carefully removed and 

fixed to the base of the door – the existing cupboard door to be retained. 

 New opening to be formed in the wall to the rear of the cupboard and all 

necessary support provided. This will require the removal of the central 

stud exposed during the archaeological assessment (see Archaeological 

Appraisal prepared by Dr Harris). The outer studs are to be retained to 

give a structural opening 870mm wide. 

 Modern partitions and raised floor within the Gatekeeper’s to be removed. 

 Existing timber first floor structure above G06 to be inspected by a 

structural engineer and necessary improvements made to the existing 

structure to enable the permanent removal of the temporary support posts. 

 New plasterboard and skim ceiling finish to be provided to existing first 

floor joists to provide 30mins fire resistance. 

 New floor within G06 to be provided – the existing brick floor finish to be 

taken up and set aside for reuse; the ground to be excavated and a new 

insulated and breathable limecrete floor provided. Proposed FFL to be 

equivalent to the lowest existing FFL. The extent of existing foundations 

will need to be investigated to determine the need for any underpinning.  

 New steps to be formed from the new doorway into G06, mirrored by new 

steps to the existing external entrance door to G06 – balustrades to these 

stairs to form half-height screens between the circulation space and the 

dining area. 
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Elevation of cupboards within the entrance hall to No. 5 (G05). 

Internal view of cupboards within the entrance hall to No. 5 (G05). 
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6.2 Improving sanitary accommodation (see 08.125-LL-SP-053 & 54) 

Existing sanitary provisions are two mezzanine rooms with low headroom, 

one with a bath that was covered up until recently. The low headroom makes 

the provision of a shower in either of these rooms problematic. The aim of the 

proposed improvements is to provide: a cloakroom accessible to the main 

habitable rooms; a family bathroom accessible to the bedrooms on the second 

floor; a master bedroom en-suite; and, a guest bedroom en-suite.  

 

6.2.1 F02 Guest Bedroom, M02 En-suite & M01 Cloakroom 

Alterations are proposed to connect the existing second floor mezzanine 

bathroom (M02) to the proposed guest bedroom (F02). These can be 

summarised as follows: 

 Existing sanitaryware and associated pipework to M02 to be removed, 

with bath set aside for reuse. 

 New opening to be formed within existing timber partition to F02. This 

will require the removal of a single stud (see Archaeological Appraisal 

prepared by Dr Harris). 

 New opening to be formed in first floor structure to form new stair. 

 New timber partitions to form new stairwell within depth of cupboard to 

M01 and M02 above. There may need to be some minor alterations to 

existing masonry to the rear of the existing chimney to F02 to 

accommodate the proposed stair. This will be identified and recorded. 

 New timber cupboards to be formed within M01 in front of the existing 

cupboard doors, with a new rear panel of plasterboard on timber studs to 

provide 30mins fire resistance.  

 New timber stair between F02 and M02 to be formed. 

 New sanitaryware to be installed within M02, with associated pipework 

and drainage. Branch waste pipes to be connected to existing external svp. 

View of fireplace within F02 showing site of proposed new opening. 
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Views of existing WC (M02) showing existing bath that was concealed until recently. 
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6.2.2 F04a Master Bedroom & F04b En-suite 

Alterations are proposed to provide a new en-suite lavatory within the window 

alcove F04, to form a new Master Bedroom. These can be summarised as 

follows: 

 New timber stud partitions to form new en-suite (F04b). 

 New raised floor to be provided within F04b to conceal drainage thereby 

avoiding the need to alter existing floor construction.  

 New sanitaryware to be installed within F04b, with associated pipework 

and drainage. Branch waste pipes to be connected to the existing svp, 

which will be adapted to suit. 

 

The proposals alterations to this room have been considered at length. 

Preliminary designs proposed dividing the room to form a master bedroom 

with a generous en-suite and an improved landing for the service stair, as 

shown below: 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

These designs were discussed on site with Kate Knights, Conservation Officer 

at Norwich City Council (NCC) on 21
st
 June 2010 and David Eve of English 

Heritage (EH) on 23
rd

 June 2010, and raised concerns with the proposed 

subdivision of this room. 

 

 

Preliminary proposals discussed with NCC and EH pre-application. 
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Various alternatives were drawn up to further explore the provision of a more 

modest en-suite as follows:  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

Option A Advantages 

 – reasonable sized en-suite wet-room; good wardrobe space 

 – improved landing from service stair 

 

 Disadvantages 

 – no separate shower 

 – proportions of room altered significantly 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Option B Advantages 

 –good fitted wardrobe space 

 – improved landing from service stair 

 

 Disadvantages 
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 – en-suite split and on the small size 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Option C Advantages 

 – double aspect retained and mirror plan form, albeit altered 

 – improved landing from service stair 

 

 Disadvantages 

 – no shower 

 

 

 

This exercise led EH to clarify that their concerns relate not only to how the 

proposals impinge on the architectural features, but also to how they affect the 

physical relationship between them and advised omitting the en-suite. 

 

However, the inclusion of an en-suite bathroom within this room is an 

important part of the proposals. A house of this size and quality needs a 

generous master bedroom with an en-suite facility. This room was identified 

as the most suited to a master bedroom, having appropriate proportions and 

the most suitable location within the house. The one drawback of this room is 

the location of the existing bathrooms, which are all sited at the other end of 

the house. To avoid compromising the lettability of the house, the master 

bedroom needs an en-suite, ideally with a shower or bath. 
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The views of EH and NCC have been taken on board. Proposed improvements 

to the landing at the top of the service stair have been abandoned and, 

notwithstanding the desire to provide a shower or bath, a compromise for the 

en-suite is proposed, with provision of a small cloakroom within the window 

reveal. 

 

The proposals will impact nominally on the relationship of the existing 

architectural features: the double aspect will be lost and the interpretation of 

the room altered slightly, with its plan form no longer mirroring the central 

(F03) room. However, the proposals do not require historic fabric to be 

altered, they are reversible and they will have a modest impact on the 

proportions of the room. 

 

 

 

View of the fireplace and service stair door to F04. 
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6.2.3 S02a Bedroom & S02b Family Bathroom 

Alterations are proposed to restore the proportions of S02 at the front of the 

property, by removing the modern partitions, and provide a new family 

bathroom to serve the second floor bedrooms.  

 Existing 19
th

 century partitions to S02 to be removed. 

 New timber partitions to form S02a and S02b, with improved landing 

arrangements at the top of the stair (S01). The existing fireplace within 

S02 to be concealed within these partitions in situ. The new partition 

between S02a and S03 will restore the proportions of these rooms. 

 New sanitaryware to be installed within S02b, with associated pipework 

and drainage. Branch waste pipes to be connected to existing external svp, 

which will need to be adapted to suit the new connections.  

 

Views of S02 looking south (above, showing the fireplace to 

be concealed on the right) and north (below). 
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6.3 Providing new kitchen & utility rooms (see 08.125-LL-SP-053) 

The rooms that form the single storey arm at right angles to the main building 

(G04 and G05) lend themselves to the proposed use of kitchen and utility 

room: the rooms are suitably sized for the proposed use, leaving the large 

rooms within the main part of the house as receptions rooms; and, there is an 

existing drain run to the west. New fittings are to be provided with associated 

drainage, with waste connected into existing drain run. Existing features 

including fireplaces and panelling will remain intact. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

View of proposed kitchen (G04) looking south (above) 

and north (below), showing panelling. 
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View of proposed utility (G05) looking 

south towards fireplace. 

View of proposed utility (G05), showing damp to west wall where 

external ground levels are 1m above internal finished floor level. 

Works to improve conditions are described below (see 6.7.1). 
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6.4 Replacement/removal of modern doors and unsightly secondary glazing 
(see 08.125-LL-SP-053 & 54) 

The existing internal doors are a mixture of historic painted timber panelled 

doors and modern painted flush doors, some of which are glazed with 

Georgian wired glass. Ironmongery is an eclectic mixture. All historic doors 

are to be retained. All modern flush doors are to be replaced with painted 

timber panelled doors to match existing. Doors leading onto the main stair 

need to be 30mins fire rated; existing doors are to be upgraded where 

necessary. Where alterations to doors or windows are proposed, ironmongery 

is to be regularised, with historic fittings retained/reused. 

 

Secondary glazing has been added to windows to the north elevation. This is 

generally unattractive and detracts from the interiors. The proposals include 

removing this secondary glazing and overhauling the existing sash and 

casement windows, and the interior and exterior shutters to bring them back 

into use (see 6.7.1 iii below). 
 

6.5 Improvements to the security of the openings along St Faith’s Lane 
With St Faith’s Lane generally unpoliced, the security of the building along 

the south elevation needs to addressed. Properties along this lane generally 

have security grilles over windows. Glass within No.5 is smashed regularly by 

vandals. There are three ground floor windows along this lane and works are 

proposed as follows: 

i. To G06 (proposed dining room), fixed light – reglaze window to 

proposed dining room (G06) with clear security glass (presently, 

Georgian wired glass).  

ii. To G01 (entrance hall), fixed light – repair broken quarries.  

iii. To G02 (proposed sitting room), boarded sash window – remove 

boarding and overhaul window and window shutters (including 

external shutters in storage); provide new external security grille to 

detail. 

View along St 

Faith’s Lane, 

looking 

southeast. 

Detail view 

of boarded 

sash window 

to G02. 
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Photograph of rear of property showing external shutters to G02 sash widow. 

Proposals include overhauling and reinstating these shutters, which are in storage.  
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6.6 Upgrade mechanical and electrical installations 

Building services have proliferated while the building has been under office 

use, resulting in an unsightly jungle of wires, and these need to be entirely 

stripped out. New services to be installed throughout, with services generally 

chased to avoid the proliferation of wiring evident at present. The following 

principles to be observed: to avoid of visual impact of services on architectural 

features; to minimise damage to historic fabric; to locate and design visible 

elements to be as unobtrusive as possible; and, where impact on significant 

features and for spaces is unavoidable, to ensure the design of visible elements 

is of a quality appropriate to the setting. 

 

6.6.1 Heating & hot water 

Existing electric heaters to be removed. New gas-fired boilers to be installed 

to supply new domestic hot water system/heating system. Solar collectors are 

proposed for the south (rear) side of the roof to provide the best part of the 

domestic hot water.  
 

6.6.2 Electrical Installation 

Building to be re-wired to comply with current standards. All wiring to be to 

be concealed within wall chases. To comply with Approved Document Part F, 

mechanical extracts will be required within the proposed family bathroom 

(S02b) and master bedroom en-suite (F04b). Subject to investigation within 

the roof space, extracts to terminate in new roof tiles vents to the sides of the 

dormer windows. 

 

6.7 Improvements to building fabric 

 

6.7.1 Improvements to retained thermal elements to comply with Building 

Regulations (Approved Document Part L1B) 

i. Improved insulation of external walls through internal lining is 

compromised by the presence of wall panelling, window shutters, and 

door cases and architraves.  

ii. Low ceiling heights preclude lining the underside of the ceiling on the 

second floor. However, opportunities to improve insulation within the 

roof space will be explored. 

iii. Existing single-glazed windows to be overhauled and additional 

draughtproofing provided. Existing external and internal window 

shutters to be overhauled and brought back into use to improve thermal 

performance at night. 

 

6.7.2 External works 

New French drain to be provided immediately to west of proposed utility to 

alleviate damp problems, subject to investigations. 

 

7.0 Appearance and Materials 

No extensions or demolitions are proposed, so the external appearance would 

remain unchanged, bar alterations to foul drainage to the south facade and the 

addition of solar collectors on the south side of the roof. These would have no 

impact on the appearance of the property from within The Close. 
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Internally, new finishes will comprise plaster to walls and ceilings, and reused 

brick flooring to G06. New painted timber panelled doors will be selected to 

match existing panelled doors. 

 

Electrical and mechanical installations will be carefully sited and routed and 

chased as far as possible to minimise their impact on the internal appearance. 

 

8.0 Scale 

No extensions or demolitions are proposed, so the scale would remain 

unchanged. 

 

9.0 Landscape 

I no. parking space to be allocated to the west of the kitchen/utility as shown 

on drawing no. 08.125-LL-SP-053. New French drain to be provided 

immediately to west of proposed utility to alleviate damp problems subject to 

investigations. 

 

No alterations to the garden/landscaping to the northeast of the property are 

proposed. 

 

10.0 Access 

No alterations to improve or worsen present access arrangements are 

proposed. The path to the northeast is essentially level. There are steps at the 

northern end, where the path steepens to 1 in 12. The route to the allotted 

parking area steepens to 1 in 9. 

 

There is a 30mm level change between inside and outside at the front door. 

Once inside, the ground floor sitting room, kitchen and utility room are 

wheelchair accessible. The building is, however, inherently unsuited to 

adaptation to enable wheelchair access to upper floors, with sanitary 

accommodation off stairs and level changes throughout.  

 

11.0 Drawings 

Drawings submitted for Planning Application for Change of Use & 

Listed Building Consent 

08.125-LL-XP-001 Location Plan 

08.125-LL-XP-002 Site Plan 

 

08.125-LL-XP-013 A Ground & First Floor Plans as Existing 

08.125-LL-XP-014 A Second Floor, Basement & Roof Plans as Existing 

08.125-LL-XE-015 A Elevations as Existing 

08.125-LL-XE-016 A Sections as Existing 

 

08.125-LL-SP-053 A Ground & First Floor Plans as Proposed 

08.125-LL-SP-054 A Second Floor, Basement & Roof Plans as Proposed 

08.125-LL-SE-055 A Elevations as Proposed 

08.125-LL-SE-056 A Sections as Proposed 
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Additional drawings submitted for Listed Building Consent showing new 

opening in ground floor cupboard to link No.5 to the Gatekeeper’s 

08.125-LL-XZ-021 B Ground Floor Plan as Existing 

08.125-LL-XZ-022 B Elevation & Long Section as Existing 

08.125-LL-XZ-023 B Cross Section as Existing 

 

08.125-LL-SZ-101 B Ground Floor Plan as Proposed 

08.125-LL-SZ-102 B Elevation & Long Section as Proposed 

08.125-LL-SZ-103 B Cross Section as Proposed 

 

 
 

FREELAND REES ROBERTS ARCHITECTS 

September 2010 
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