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Information for members of the public 
Members of the public and the media have the right to attend meetings of full 
council, the cabinet and committees except where confidential information or 
exempt information is likely to be disclosed, and the meeting is therefore held in 
private. 
 
For information about attending or speaking at meetings, please contact the 
committee officer above or refer to the council’s website  
 

 

If you would like this agenda in an alternative format, such as a 
larger or smaller font, audio or Braille, or in a different 
language, please contact the committee officer above. 
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Agenda 

  
  

 Page nos 

1 Apologies 
To receive apologies for absence 
 

 

      

2 Declarations of interest 
(Please note that it is the responsibility of individual 
members to declare an interest prior to the item if they arrive 
late for the meeting) 
 

 

      

3 Minutes 

To approve the accuracy of the minutes of the meeting held 
on 11 August 2016. 

 

 

5 - 12 

4 Extraordinary meeting of the planning applications 
committee - 22 September 2016 at 12noon 

To agree to hold an extraordinary meeting of the planning 
applications committee on Thursday, 22 September 2016 at 
12 noon in the council chamber to consider Application no 
15/01928/F - St Peters Methodist Church, Park 
Lane, Norwich, following a site visit at 10:30 to the 
application site. 

 

 

      

5 Planning applications (including tree preservation 
orders) 
Please note that members of the public, who have 
responded to the planning consultations, and applicants and 
agents wishing to speak at the meeting for item 5 above are 
required to notify the committee officer by 10:00 on the day 
before the meeting. 
 
Further information on planning applications can be obtained 
from the council's website: 
http://planning.norwich.gov.uk/online-applications/ 
 
Please note: 

• The formal business of the committee will commence 
at 9.30; 

• The committee may have a comfort break after two 
hours of the meeting commencing.  

• Please note that refreshments will not be 
provided.  Water is available  

• The committee will adjourn for lunch at a convenient 
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point between 13:00 and 14:00 if there is any 
remaining business.  

 

 
      Summary of planning applications for consideration 

 
 

 

13 - 16 

      Standing duties 
 
 

 

17 - 18 

5(A) Application no 1600790F - 30 All Saints Green, Norwich, 
NR1 3NA 
 
 

 

19 - 50 

5(B) Application no 1600699F - 36 - 42 Duke Street, Norwich, 
NR3 3AR 
 
 

 

51 - 72 

5(C) Application no 1600536F - 5 - 9 Haymarket, Norwich, 
NR2 1QD 
 
 

 

73 - 86 

5(D) Application nos 1600782F and 1600783L - Sainsbury 
Centre for Visual Arts, University of East Anglia, 
Earlham Road, Norwich. 
 
 

 

87 - 108 

5(E) Application 16/01118/F Garages opposite 2 Oxford 
Street, Norwich 
 
 

 

109 - 122 

5(F) Application no 1600928U - 145 & 147 Earlham Road, 
Norwich, NR2 3RG 
 
 

 

123 - 136 

5(G) Application no 1600835F - 120 - 130 Northumberland 
Street,  Norwich, NR2 4EH 
 
 

 

137 - 158 

5(H) Application no 1600808F – 1 Branksome Close, Norwich 
NR4 6SP 
 
 

 

159 - 170 

5(I) Application no 1600788F - 21 Hellesdon Road, Norwich, 
NR6 5BE 
 
 

 

171 - 184 

5(J) Application no 1601033F - 23 Orchard Close Norwich, 
NR7 9NY 

185 - 196 
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5(K) Application no 1600765F - 31 St Clements Hill, Norwich, 

NR3 4DE 
 
 

 

197 - 208 

5(L) Application no 1600290F - Eaton Hand Car Wash, 
Ipswich Road, Norwich,  NR4 6QS 
 
 

 

209 - 218 

5(M) Application no 1600425F - 2 Fairmile Close, Norwich 
NR2 2NG 
 
 

 

219 - 228 

5(N) Application no 1501540F - Land to the South of 
Merchants Court, St Georges Street, Norwich 
 
 

 

229 - 240 

5(O) Application no 16/00924/F - 3 Ampthill Street, Norwich, 
NR2 2RG 
 
 

 

241 - 250 

5(P) Tree Preservation Order [TPO], 2016. City of Norwich 
Number 505; 3 Ampthill Street, Norwich, NR2 2RG 
 
 

 

251 - 262 

5(Q) Tree Preservation Order [TPO], 2016. City of Norwich 
Number 506; 166a St Clements Hill, Norwich, NR3 4DG 
 
 

 

263 - 274 

 

Date of publication: Wednesday, 31 August 2016 
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MINUTES 
 

Planning applications committee 
 
10:30 to 12:35 11 August 2016 
 
 
Present: Councillors Herries (chair), Driver, Bogelein (substitute for 

Henderson) Bradford, Button, Carlo, Jackson, Lubbock, Maxwell 
(substitute for Malik), and Peek 

 
Apologies: Councillors Henderson, Malik, Sands (M) and Woollard 
 
 
1. Declarations of interest 
 
There were no declarations of interest. 
 
2. Minutes 

 
RESOLVED to agree the accuracy of the minutes of the meeting held on 
14 July 2016. 
 
3. Application no 16/00479/F – 134 Unthank Road, Norwich 
 
(The chair took this item first as members had undertaken a site visit prior to the 
meeting.) 

 
The planning team leader (inner) (development) presented the report with the aid of 
plans and slides.   
 
During discussion the planning team leader referred to the report and answered 
members’ questions.  This included confirmation of a condition that no development 
would take place until removal of an adjacent silver birch tree had been agreed 
upon.  Members noted that condition six and seven required details of landscaping 
and parking and that further detail would be sought around this.  However, on 
residential streets, it was unusual to insist that cars had to exit parking spaces in 
forward gear. 
 
Councillor Jackson was concerned about the amenity impact on neighbouring 
properties and that the height of the building was higher than neighbouring terrace 
properties and thought this would be inappropriate. 
 
Councillor Jackson moved and Councillor Carlo seconded that the application be 
refused and with 2 members voting in favour (Councillors Carlo and Jackson)  
7 members voting against (Councillors Herries, Driver, Button, Lubbock, Maxwell, 
Peek and Bradford) and 1 member abstaining (Councillor Bogelein) the motion was 
lost. 
 

Page 5 of 274



Planning applications committee: 11 August 2016 

 
 

RESOLVED, with 7 members voting in favour (Councillors Herries, Driver, Button, 
Lubbock, Maxwell, Peek and Bradford), 2 members voting against (Councillors Carlo 
and Jackson) and 1 member abstaining (Councillor Bogelein)  
to approve application no. 16/00479/F – F134 Unthank Road, Norwich,  NR2 2RS 
and grant planning permission subject to the following conditions: 
 

1. Standard time limit; 
2. In accordance with plans; 
3. Prior to commencement, Grampian condition for details of tree felling and 

replacement; 
4. External materials; 
5. Drainage scheme; 
6.  Parking, cycling and refuse stores; 
7. Landscaping scheme; 
8. Water butts to be agreed and retained; 
9. Grampian condition to bring forward bin and cycle storage and amenity area 

for 134 Unthank Road; 
10. Water efficiency; 
11. First floor windows on eastern elevation to be obscure glazed and restricted 

opening 
 

Informatives: 
 

1. Property will not be eligible for parking permits 
 

Article 35(2) statement 
The local planning authority in making its decision has had due regard to paragraph 
187 of the National Planning Policy Framework as well as the development plan, 
national planning policy and other material considerations, following negotiations 
with the applicant and subsequent amendments the application has been approved 
subject to appropriate conditions and for the reasons outlined in the officer report. 
 
4. Application no 15/01928/F – St Peters Methodist Church, Norwich, NR2 

3EQ   
 
(The supplementary report of updates to the report was circulated at the meeting and 
summarised further representations and the officer response.) 
 
The chair said that due to the complicated nature of the layout of this site and 
window placement, members may want to undertake a site visit prior to determining 
the application.  
 
In response to a question from Councillor Jackson, the senior planner (development) 
confirmed that any additional information relevant to the application would be 
included in the report to a future committee if the application was deferred.  
 
Councillor Button moved and Councillor Lubbock seconded the motion that members 
undertake a site visit prior to determining the application. 
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Planning applications committee: 11 August 2016 

 
 

RESOLVED, unanimously, to defer consideration of application no 15/01928/F –St 
Peters Methodist Church, Norwich, NR2 3EQ, to enable members of the committee 
to undertake a site visit prior to the application being determined. 
 
 
5. Application no 16/00712/VC – 35 Vulcan Road South, Norwich, NR6 6AG  
 
The senior planner (development) presented the report with the aid of plans and 
slides.  He said that a noise impact assessment had been submitted with a previous 
application (15/01568/VC) which showed that with the MOT bay doors being open 
for a period of 6 minutes, the resultant noise levels registered at 8 decibels below 
background level which was deemed acceptable. The current proposal wanted the 
option of keeping one MOT door open for a period of twenty minutes in any one hour 
period for purposes of brake testing. An addendum to the previous noise impact 
assessment had been submitted which showed that keeping the doors open for a 
period of twenty minutes resulted in a noise rating level increase of only 1dBa, which 
was still considerably lower than background noise levels measured at two sensitive 
noise receptor locations on the boundary with Brabazon Road. The noise impacts of 
the proposal were therefore considered to be acceptable. 
 
A resident addressed the committee and outlined his concerns around the proposal 
which included that his property had no fencing erected to screen the noise from the 
site.  His neighbours had such screening to offer visual and audible protection and 
asked that such fencing be extended to his property. 
 
Discussion ensued in which the senior planner (development) referred to the report 
and answered members’ questions.  He said that if fencing had not been installed 
correctly as per the previous planning application, enforcement action could be taken 
but with regards to additional tree planting to absorb noise and emissions, this would 
be up to the developer to propose and arrange and could not be required as part of 
the current proposal. 
 
Councillor Bradford expressed concerns about the lack of fencing to one property 
adjacent to the site, along with the need for a good ventilation system for those 
working in the building on the site. 
 
A member asked if a check could be made against previous plans to see if any 
enforcement action was needed regarding fencing; and if not that the developer be 
approached to discuss extending the fencing.  
 
RESOLVED with 9 members voting in favour (Councillors Herries, Driver, Bogelein, 
Button, Carlo, Jackson, Lubbock, Maxwell, and Peek) and 1 member abstaining 
(Councillor Bradford) to approve application 16/00712/VC – 35 Vulcan Road South, 
Norwich, NR6 6AG subject to re-imposition of all conditions from the former consent 
(application no 15/01568/VC) with the following amendments: 
 
Condition 4: Within 3 months of the date of this decision, secure and covered cycle 
parking shall be provided and made available for use in accordance with the 
approved details, including those indicated on drawing (ref: DES VR 011) and shall 
be retained as such thereafter. 
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Planning applications committee: 11 August 2016 

 
 

Condition 7: The door on the western elevation of the building as indicated on the 
approved workshop floor plan (ref DWG DES VR 004D, received 12 June 2016) 
shall be kept closed except for means of access and egress and to allow brake 
testing for up to 20 minutes within any one hour period.  All other doors on the 
western elevation of the building shall be kept closed except for means of access 
and egress. 
 
Condition 9: No MOT or servicing activity shall take place outside the building hereby 
permitted, other than to allow the back of the vehicle to be outside for up to 20 
minutes within any one hour period whilst brake testing takes place, unless 
specifically approved in writing by the local planning authority. 
 
Condition 11: No extract ventilation or fume extraction system shall be installed or 
erected on the site unless in accordance with the approved scheme for extract 
ventilation or fume extraction as indicated on drawing [ref DES VR 003D] and the 
approved extract ventilation and fume extraction system shall be retained and 
maintained in full accordance with the approved details 
 
Article 35 (2) statement: 
The local planning authority in making its decision has had due regard to paragraph 
187 of the National Planning Policy Framework as well as the development plan, 
national planning policy and other material considerations, following negotiations 
with the applicant and subsequent amendments at the pre-application stage the 
application has been approved subject to suitable land management, appropriate 
conditions and for the reasons outlined within the committee report for the 
application. 
 
6. Application no 15/01527/F – Beckham place, Edward Street 
 
The planning team leader (inner) (development) presented the report with the aid of 
plans and slides.  He explained that two proposals were being put forward; one 
option included a block of flats to be associated with the Norfolk and Norwich 
Association for the Blind (NNAB) and one to include a block of private terraces.  The 
NNAB were keen to expand their facilities and have more accommodation in close 
proximity to their existing site.  In terms of the delivery of affordable housing, the 
NNAB were looking at becoming a registered provider and the flats would, therefore, 
form the affordable housing element of the application.  If this was not achievable, 
the purely residential scheme would go ahead.  The section 106 agreement would 
stipulate under which circumstances the NNAB scheme would not be used and the 
private scheme would go ahead. 
 
The objection submitted was not a planning permission matter and would need to be 
addressed outside of the planning process. 
 
Discussion ensued in which the planning team leader referred to the report and 
answered members’ questions.  He said that officers were satisfied with the parking 
arrangements for both schemes.  The NNAB scheme would see carers and visitors 
using the existing car parking facilities on the current NNAB site and the private 
scheme would be acceptable as a car free development; however some parking 
would be provided. 
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Planning applications committee: 11 August 2016 

 
 

RESOLVED, unanimously, to approve application no. 15/01527/F – Beckham Place, 
Edward Street and to grant planning permission subject to the following conditions: 
 

1. Standard time limit; 
2. In accordance with plans; 
3. Details of all materials for townhouses and flats; 
4. Standard contamination condition – investigation/remediation and monitoring; 
5. Standard contamination condition – imported topsoil; 
6. Standard archaeological conditions; 
7. Full details of SUDs and long term management arrangements; 
8. Contamination condition by EA requiring investigation, evaluation, mitigation 

and verification; 
9. Detailed landscape scheme for all hard and soft landscaping including 

biodiversity enhancements; 
10. Details of replacement trees and planting pits; 
11. Details of shared surface access road and turning head; 
12. Details of refuse storage, cycle storage, electric car charging points; 
13. Provision of parking spaces; 
14. Provision of one fire hydrant; 
15. At least 10% of dwellings built to be lifetime homes; 
16. Designed and built to meet water efficiency wet out in part G2 of the 2015 

building Regulations for water use; 
17. Submission of renewable energy scheme. 

 
Informatives: 
 

1. Construction working hours 
2. Asbestos 
3. No parking permits 
4. Details of street naming and numbering 

 
Article 35 (2) statement: 
The local planning authority in making its decision has had due regard to paragraph 
187 of the National Planning Policy Framework as well as the development plan, 
national planning policy and other material considerations, following negotiations 
with the applicant and subsequent amendments at the pre-application stage the 
application has been approved subject to suitable land management, appropriate 
conditions and for the reasons outlined within the committee report for the 
application. 
 
7. Application no 16/00904/F – 125 Cecil Road, Norwich,NR1 2PJ 
 
The planning assistant presented the report with the aid of plans and slides.  He said 
this application was a previously approved scheme with a different layout.  
 
Members noted that the objections were that the use of red brick was not in keeping 
with the surrounding properties with two storey extensions; that white render would 
give a lighter outlook for neighbouring properties; details of the fencing relating to the 
development and that mechanical extraction was needed for the internal layout.  The 
planning assistant confirmed that existing drainage would be used and that 
ventilation would be through the roof. 
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Planning applications committee: 11 August 2016 

 
 

 
RESOLVED, unanimously, to approve application no. 16/00904/F – 125 Cecil Road, 
Norwich, NR1 2PJ and to grant planning permission subject to the following 
conditions: 
 

1. Standard time limit; 
2. In accordance with plans; 

 
Article 35 (2) statement: 
The local planning authority in making its decision has had due regard to paragraph 
187 of the National Planning Policy Framework as well as the development plan, 
national planning policy and other material considerations, following negotiations 
with the applicant and subsequent amendments at the pre-application stage the 
application has been approved subject to suitable land management, appropriate 
conditions and for the reasons outlined within the committee report for the 
application. 
 
 
8. Application no 16/00392/U – St Augustine’s Gate, Waterloo Road, 

Norwich, NR3 3BE 
 
 
The planning assistant presented the report with the aid of plans and slides.   
 
During discussion the planning assistant referred to the report and answered 
member’s questions.  She explained that this change of use to A5 would mean that 
A1 units in the development would make up less than 50% of units; however, this 
particular unit had not been used as a retail space for nine years and that the 
proportion of A1 units in the centre was already below this threshold.  She confirmed 
that there was currently no proposed user for the unit. 
 
It was added that a further objection from the Norwich Society was also received that 
was not included in the report, which detailed concerns around late night opening 
causing a disturbance for residents. 
 
The planning team leader said that if necessary, the unit could revert to A1 usage 
without the need for planning permission. 
 
Members commented that they would be glad to see the unit brought back into use. 
 
RESOLVED, unanimously, to approve application no. 16/00392/U, St Augustine’s 
Gate, Norwich, NR3 3BE and grant planning permission subject to the following 
conditions: 
 

1. Standard time limit; 
2. In accordance with plans; 
3. The unit shall not be open between the hours of 11:30pm and 7:00am on any 

day; 
4. There will be no deliveries to the unit between the hours of 10:00pm and 

6:00am on any day; 
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Planning applications committee: 11 August 2016 

 
 

5. Prior to any occupation as an A5 use, a noise impact assessment or details of 
silencers/anti-vibration mounting/insulation that can demonstrate operation at 
acceptable noise levels must be submitted. 

6. Details of materials to be submitted  
 
Article 35 (2) statement: 
The local planning authority in making its decision has had due regard to paragraph 
187 of the National Planning Policy Framework as well as the development plan, 
national planning policy and other material considerations, following negotiations 
with the applicant and subsequent amendments at the pre-application stage the 
application has been approved subject to suitable land management, appropriate 
conditions and for the reasons outlined within the committee report for the 
application. 
 
9. Tree Preservation Order [TPO], 2014 City of Norwich Number 510 ;  

6, 12 & 14  Lollards Road, Norwich, NR1 1SX  
 
The arboricultural officer presented the report with the aid of plans and slides. 
 
During discussion he referred to the report and answered member’s questions.  He 
said that a consultant had been asked for evidence of any damage to nearby 
buildings from the trees and none had been provided.  He said that he was willing to 
work with the owner of the trees to manage them appropriately.  
 
RESOLVED, unanimously, to confirm Tree Preservation Order [TPO], 2014. City of 
Norwich Number 510 ; 6, 12 & 14 Lollards Road, Norwich, NR1 1SX  
 
 
10. Mark Brown  
 
RESOLVED to express the thanks of the planning applications committee to Mark 
Brown, planning team leader, for all his help and support and to wish him well for the 
future in his new role. 
 
 
 
 
 
Chair 
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Summary of planning applications for consideration      ITEM 5 

8 September 2016                                               
 

Item 
No. 

Case 
Number 

Location Case Officer Proposal Reason for 
consideration 
at Committee 

Recommendation 

5(A) 16/00790/F 30 All Saints 
Green 

Judith 
Davison 

Construction of a 245 student bedroom 
development with management 
facilities and amenities; flexible 
office/business space with independent 
access, and associated landscaped 
courtyard  

Objections Approve 

5(B) 16/00699/F 36-52 Duke 
Street 

Becky Collins Demolition of existing showroom and 
construction of 37 No. apartments. 

Objections Approve 

5(C) 16/00536/F 7-9 Haymarket 
(Primark) 

Becky Collins Demolition of existing buildings and 
erection of new retail store (Class A1) 
(revised design). 

Objections Approve 

5(D) 16/00782/F 
and 
16/00783/L 

Sainsbury 
Centre for 
Visual Arts 
(SCVA), 
University of 
East Anglia,  

Lee Cook Extension of car park P7 (Biological 
Sciences Car Park) and provision of on 
street parking off Norfolk Road 
adjacent to SCVA). 

Objection Approve Planning 
Permission. 
Grant listed 
building consent 

5(E) 16/01118/F Garages 
Opposite 2 
Oxford Street  

Robert Webb Demolition of existing garages and 
erection of 5 No. two-bed dwelling 
houses. 

Council owned 
land  

Approve 

5(F) 16/00928/U 145 & 147 
Earlham Road 

Kian Saedi Change of use to two large Houses in 
Multiple Occupation (HMO, class Sui 
Generis). 

Objection Approve 
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Item 
No. 

Case 
Number 

Location Case Officer Proposal Reason for 
consideration 
at Committee 

Recommendation 

5(G) 16/00835/F 120 - 130 
Northumberland 
Street 

Kian Saedi Demolition of existing dwelling and 
outbuildings.  Erection of 37 residential 
dwellings with associated works. 

Objection Approve subject to 
legal agreement 
securing 
affordable housing 

5(H) 16/00808/F 1 Branksome 
Close 

Steve Polley Two storey side extension and new 
detached timber garage 

Objections Approve 

5(I) 16/00788/F 21 Hellesdon 
Road 

Steve Polley Construction of two semi-detached 
dwellings. 

Objections Approve 

5(J) 16/01033/F 23 Orchard 
Close 

Steve Polley Single storey rear extension. Objections Approve 

5(K) 16/00765/F 31 St Clements 
Hill 

Steve Polley Retention of annexe; rear extension, 
raising of roof and installation of 4 no. 
obscure glazed windows to annexe. 

Objections Approve 

5(L) 16/00290/F Ipswich Road 
Eaton Hand Car 
Wash 

Charlotte 
Hounsell 

Retains use of land as vehicle hand 
washing facility and retain portable 
buildings.  

Objections Approve 

5(M) 16/00425/F 2 Fairmile Close Sam Walker Alterations and extensions and 
erection of new garage. 

Objections Approve 

5(N) 15/01540/F Land to the 
south of 
Merchants 
Court - St 
Georges Street 

Sam Walker New vehicle access route to Merchants 
Court Car Park from St. Georges 
Street 

Objections Approve 
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Item 
No. 

Case 
Number 

Location Case Officer Proposal Reason for 
consideration 
at Committee 

Recommendation 

5(O) 16/00924/F 
(in 
association 
with TPO 
505) 

3 Ampthill Street Sam Walker Provision of car parking space to the 
side and front of property  

Objections + 
TPO 505 

Refuse 

5(P) TPO 505 3 Ampthill Street Mark 
Dunthorne 

Confirm TPO Objection Confirm 

5(Q) TPO 506 166a St 
Clements Hill 

Mark 
Dunthorne 

Confirm TPO Objection Confirm 
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ITEM 5

STANDING DUTIES 

In assessing the merits of the proposals and reaching the recommendation 
made for each application, due regard has been given to the following duties 
and in determining the applications the members of the committee will also 

have due regard to these duties. 

Equality Act 2010 

It is unlawful to discriminate against, harass or victimise a person when providing a 

service or when exercising a public function. Prohibited conduct includes direct 
discrimination, indirect discrimination, harassment and victimisation and 

discrimination arising from a disability (treating a person unfavourably as a result of 
their disability, not because of the disability itself). 

Direct discrimination occurs where the reason for a person being treated less 
favourably than another is because of a protected characteristic. 

The act notes the protected characteristics of: age, disability, gender reassignment, 
marriage and civil partnership, pregnancy and maternity, race, religion or belief, sex 

and sexual orientation. 

The introduction of the general equality duties under this Act in April 2011 requires 
that the council must in the exercise of its functions, have due regard to the need to: 

 Eliminate unlawful discrimination, harassment and victimisation and other
conduct prohibited by this Act.

 Advance equality of opportunity between people who share a relevant

protected characteristic and those who do not.

 Foster good relations between people who share a relevant protected

characteristic and those who do not.

The relevant protected characteristics are:  age; disability; gender reassignment; 
pregnancy and maternity; race; religion or belief; sex; sexual orientation.  

The council must in the exercise of its functions have due regard to the need to 
eliminate unlawful discrimination against someone due to their marriage or civil 

partnership status but the other aims of advancing equality and fostering good 
relations do not apply. 

Crime and Disorder Act, 1998 (S17) 

(1) Without prejudice to any other obligation imposed on it, it shall be the 
duty of each authority to which this section applies to exercise its 
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various functions with due regard to the likely effect of the exercise of 
those functions on, and the need to do all that it reasonably can to 

prevent, crime and disorder in its area.  
(2) This section applies to a local authority, a joint authority, a police 

authority, a National Park authority and the Broads Authority. 

 
Natural Environment & Rural Communities Act 2006 (S40) 

 

(1) Every public authority must, on exercising its functions, have regard, so 
far as is consistent with the proper exercise of those functions, to the 

purpose of conserving biodiversity. 
 
Planning Act 2008 (S183) 
 

(1) Every Planning Authority should have regard to the desirability of 

achieving good design 
 
Human Rights Act 1998 – this incorporates the rights of the European 
Convention on Human Rights into UK Law 

Article 8 – Right to Respect for Private and Family Life 

 
(1) Everyone has the right to respect for his private and family life, his 

home and his correspondence. 
(2) There shall be no interference by a public authority with the exercise of 

his right except such as in accordance with the law and is necessary in 

a democratic society in the interests of national security, public safety 
or the economic well-being of the country, for the prevention of disorder 

or crime, for the protection of health or morals, or for the rights and 
freedoms of others. 

(3) A local authority is prohibited from acting in a way which is incompatible 

with any of the human rights described by the European Convention on 
Human Rights unless legislation makes this unavoidable. 

(4) Article 8 is a qualified right and where interference of the right can be 
justified there will be no breach of Article 8. 
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Report to  Planning applications committee Item 

 8 September 2016 

5(A) 
Report of Head of planning services 

Subject Application no 16/00790/F - 30 All Saints Green, 
Norwich, NR1 3NA   

Reason         
for referral 

Objection / Significant departure from development 
plan  

 

 

Ward:  Mancroft 
Case officer Judith Davison - judithdavison@norwich.gov.uk 

 
Development proposal 

Construction of a 244 student bedroom development with management 
facilities and amenities; flexible office/business space with independent 
access, and associated landscaped courtyard. 

Representations 
Object Comment Support 

1 - 3 
 
Main issues Key considerations 
1 Principle of development Loss of office allocation 

Need for student accommodation 
Acceptability of proposed use in this 
location 

2 Ground floor uses Impact on vitality at street level; flexibility of 
proposed uses 

3 Design Layout form and massing; impact of design 
in the street scene; materials 

4 Heritage impact Impact on conservation area, and on 
setting of listed buildings 

5 Landscaping and open space Open space to rear; linkage to All Saints 
Green open space 

6 Transport Access strategy; management of student 
drop-off and pick-up; cycle provision; 
disabled parking provision; car club 

7 Amenity Impact of proposals on office occupiers: 
loss of light and noise impact; construction 
impacts 

  
Expiry date 31 October 2016 
Recommendation  Approve 
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The site and surroundings, and constraints 
1. The application site is 0.18 ha in size and situated in a prominent position on the 

western side of All Saints Green, opposite the John Lewis store and close to a 
number of listed buildings.  The site is currently vacant but was previously 
occupied by a cinema (the Gaumont) from the 1930s, later converted into a 
concert hall and subsequently a bingo hall. The Mecca Bingo hall building was 
demolished in 2014. 
 

2. The site is surrounded to its south, west and north by an ‘island’ of late twentieth 
century office development of considerable scale occupied largely by Aviva, rising 
up to 11 storeys in height.  To the north, at the junction of Westlegate and All 
Saints Green is Westlegate Tower, recently redeveloped and raised by 2 storeys to 
13 storeys in height. The application site is largely flat although levels fall away 
towards the west; levels outside the site on its western side in particular are 
significantly lower than for the application site. Directly to the west of the site is the 
‘well’ parking area for Aviva’s offices which is accessed from All Saints Green to 
the north of the site.  
 

3. The site lies within the City Centre Conservation Area (All Saints Green character 
area). This part of the conservation area is characterised by groups of good quality 
listed 18th and 19th century houses including 33- 45 (odd) All Saints Green, the 
Grade 1 listed All Saints Church, and the grade 1 listed Edwardian headquarters of 
Norwich Union, now Aviva. It is also situated in the Area of Main Archaeological 
Interest: a photographic record of the building was carried out prior to demolition as 
well a desk-based archaeological assessment. 

 
4. The site is allocated in the adopted Site Allocations and Site Specific Policies Local 

Plan (‘Site Allocations Plan’) under policy CC26 for high quality office space and is 
located within the Office Development Priority Area (policy DM19) in the 
Development Management Policies Plan. It is also identified as a key office 
redevelopment opportunity in the St Stephens Street Area Outline Masterplan; that 
document has no formal status but has informed a number of allocations in the Site 
Allocations Plan. 

 
5. Planning consent has recently been granted for the creation of covered cycle 

storage for 196 cycles to serve the Aviva site, in the ‘well’ car park to the west of 
the application site.  The proposed entrance point for cycles is directly to the south 
of the former Mecca Bingo site. 

 
6. The applicant, Alumno Developments Ltd, recently developed a student 

accommodation block approximately 160 metres to the south-west of the site, 
fronting Queen’s Road. This provides 228 units of accommodation for Norwich 
University of the Arts students and opened in September 2015. 
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Relevant planning history 
7.  

Ref Proposal Decision Date 
 

11/01942/C Demolition of non-listed building (Revised 
to include removal of foundations slab). 

APPR 24/05/2012  

14/00860/D Details of Condition 2: Photographic 
survey; Condition 3: On-site historic 
interpretation; Condition 4: Scheme to 
hoard site; Condition 5: Monitoring 
arrangement and Condition 6: Demolition 
Management Plan of previous permission 
11/01942/C 'Demolition of non listed 
building (Revised to include removal of 
foundations slab).' 

APPR 12/08/2014  

 

The proposal 
8. The proposal is for 244 units of student accommodation with a range of uses at 

ground floor level, potentially including offices and shops. The proposed 
development takes the form of 5 connected blocks, ranging from 8 storeys to 14 in 
height.  The proposals were revised in July 2016 and re-consulted upon from 10 to 
31 August. The revisions comprise a revised south-facing elevation incorporating 
more window openings, associated revisions to floor plans, landscaping details to 
the front of the building, and additional supporting information.  

Summary information 

Proposal Key facts 

Scale 

Total no. of dwellings 244 units of student accommodation plus office and 
associated uses 

No. of affordable 
dwellings 

n/a 

Total floorspace  8210m2 

No. of storeys 14 (office uses on the ground floor, 11 storeys of student 
accommodation, and a 2 storey common room) 
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Appearance 

Materials Pale coloured brick, glazing dark coloured metal infill 
panels 

Energy and resource 
efficiency measures 

Fabric insulation, air tightness construction, natural 
ventilation where possible, heat recovery on all major 
ventilation systems, energy efficient light, combined heat 
and power, sedum roofs 

Transport matters 

Vehicular access Access for servicing and emergency purposes 

No of car parking 
spaces 

Car free development with a small number of disabled 
parking spaces provided. 

No of cycle parking 
spaces 

54 cycle spaces initially with potential for additional 
parking to be provided dependent on the end user 

Servicing arrangements Access for servicing, cycling, and refuse collection will 
be taken from the south. 

 

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

been notified in writing.  4 letters of representation have been received (1 support 
and 3 objections) citing the issues as summarised in the table below.  All 
representations are available to view in full at http://planning.norwich.gov.uk/online-
applications/ by entering the application number. 

Issues raised Response 

Application does not comply with development plan 
therefore presumption in favour of sustainable 
development should not apply. 

See main issue 1  

Scale form and massing: overbearing height and bulk 
in relation to Aviva offices and street scene; height 
unacceptable and should be stepped back to reduce 
impact on Aviva offices. 

See main issues 3 and 4 

Amenity: adverse impact on light to lower floor 
windows. Need for BRE assessment. 

See main issue 7 

Objection to inclusion of A3 use class on ground 
floor:–suggest need for separate application and/or 
robust set of conditions including removal of PD rights 

See main issue 2 

Highways and parking: impact on the operation of the 
highway and highway safety and on Aviva’s main 
access. 

See main issue 6 

Construction and noise impacts:  may cause harm and 
disturbance for Aviva business and it is important to 

See main issue 7 
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Issues raised Response 

avoid potential for future conflicts arising from student 
use. Need for suitable planning condition.  
John Lewis supports the proposal: it will add significant 
vitality to the area by attracting more visitors and 
residents to the city centre, help support local 
businesses, complement the pedestrianisation of 
Westlegate/All Saints Green, and support initiatives 
such as driving the early evening economy. 

Noted – see main issue 1 

The proposals will relieve the HMO issue in the Golden 
Triangle, thus increasing the chance of more 
affordable rent for working people. 

Noted – see main issue 1 

UEA expresses support for the application. The 
application site is easily accessible to UEA and the 
distinguished design will make the building a focal 
point in the city among the changing street scene. The 
development will have social and economic benefits 
and address a need that will alleviate pressure on the 
housing market and generate real options for students.  

Noted – see main issue 1 

 

Consultation responses 
10. 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. 

11. It should be noted that the applicant consulted a range of stakeholders including 
local residents and businesses at pre-application stage, a summary of which is set 
out in the Statement of Community Engagement.  This consultation included a 
pre-application presentation to Planning Committee on 10 March 2016 where the 
design specifications and details of the proposed development were outlined for 
committee members.  Members responded positively to the presentation and 
generally welcomed the principle of student accommodation on this city centre site, 
the fact that it will be car free, and sustainability aspects of the development. 

Historic England 

12. The application proposes the erection of new development on a prominent site in 
the city centre conservation area, in the immediate setting of several listed 
buildings. 

13. The proposed new building would be out of scale with the pattern of historic building 
in this part of the conservation area and would result in harm to the significance of 
the group of listed buildings in the vicinity of the application site and conservation 
area, in terms of paras 132 and 134 of the NPPF and would not preserve their 
setting in terms of para 137. A reduction in height of the proposed development by 
3 storeys could reduce the harm while still delivering public benefit, and bring into 
line with the NPPF. 
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Environmental Protection 

14. The environmental protection officer has proposed that the following conditions and 
informatives are proposed to be attached to any consent: 

• CO1 Contamination  
• CO2 Unknown contamination  
• CO3 Imported material  
• IN7 Construction working hours  
• IN8 Asbestos 

 
Environment Agency 

15. The Environment Agency has no objection to the proposals, and provides advice on 
the water environment and sustainability matters. 

Highways (local) 

16. The applicant has liaised closely with the City Council’s Highways and 
Transportation officers who consider the submitted application to be of a very high 
standard, and transportation / highways matters are judged to be satisfactory. 

17. The footway works will require a S278 / S38 agreement, which will also cover the 
future maintenance of street trees. A Traffic Regulation Order fee of £1695 will be 
required. 

Highways (strategic) 

18. There is no material impact on the strategic road network; other local highways 
issues should be dealt with under the agency agreement with Norwich City Council. 

Landscape 

19. The proposed rear courtyard is welcomed and the visual link through from the 
streetscene to the planted courtyard will be a welcome addition. The documentation 
suggests a range of planting material but there is insufficient detail at present and 
we will need to see fully detailed landscaping plans. Tree selection and details of 
tree pits will need to be agreed with the council’s Trees officer, and a commuted 
sum will be required for long term maintenance.  

Norfolk Historic Environment Service 

20. Archaeological evaluation has been done, some medieval deposits have been 
found. A mitigation strategy is required. Also a concern that the proposals will 
interfere with the prominence of the castle and cathedral as on high point of ridge. If 
consent is granted the standard condition AH1 should apply. 

Norfolk Constabulary 

21. No objection. Comments are provided on a number of issues including 

• Main entrance / access control / security issues 
• Mail delivery 
• Student cycle parking – limited natural surveillance  
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• Visitor cycle parking – obscured by planting 
• Cluster flats - no more than 8 bedrooms? Suggestions to make access more 

secure 
• External lighting suggestions 

 

Norfolk Fire and Rescue 

22.  No objection. 

Norfolk County Council Lead Local Flood Authority 

23. No comments. 

Norwich Society 

24. Welcomes this bold development but would like the brickwork to have the quality of 
Caen stone. The water feature is appreciated. There are some reservations about 
height – it should be no higher than the Aviva offices. 

Assessment of planning considerations 
Relevant development plan policies 

25. Joint Core Strategy for Broadland, Norwich and South Norfolk adopted March 
2011 amendments adopted Jan. 2014 (JCS) 

• JCS1 Addressing climate change and protecting environmental assets 
• JCS2 Promoting good design 
• JCS3 Energy and water 
• JCS4 Housing delivery 
• JCS5 The economy 
• JCS6 Access and transportation 
• JCS8 Culture, leisure and entertainment 
• JCS9 Strategy for growth in the Norwich policy area 
• JCS11 Norwich city centre 
• JCS20 Implementation 

 
26. Norwich Development Management Policies Local Plan adopted Dec. 2014 

(DM Plan) 
• DM1 Achieving and delivering sustainable development 
• DM2 Ensuring satisfactory living and working conditions 
• DM3 Delivering high quality design 
• DM4 Providing for renewable and low carbon energy 
• DM5 Planning effectively for flood resilience 
• DM7 Trees and development 
• DM8 Planning effectively for open space and recreation  
• DM9 Safeguarding Norwich’s heritage 
• DM12 Ensuring well-planned housing development 
• DM13 Communal development and multiple occupation 
• DM18 Promoting and supporting centres 
• DM19 Encouraging and promoting major office growth 
• DM23 Supporting and managing the evening and late night economy 
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• DM28 Encouraging sustainable travel 
• DM30 Access and highway safety 
• DM31 Car parking and servicing 
• DM32 Encouraging car free and low car housing 
• DM33 Planning obligations and development viability 

27. Norwich Site Allocations Plan and Site Specific Policies Local Plan adopted 
December 2014 (SA Plan) 

• CC26: Former Mecca Bingo site, All Saints Green 

Other material considerations 

28. Relevant sections of the National Planning Policy Framework March 2012 
(NPPF): 

• NPPF0 Achieving sustainable development 
• NPPF1 Building a strong, competitive economy 
• NPPF2 Ensuring the vitality of town centres 
• NPPF4 Promoting sustainable transport 
• NPPF6 Delivering a wide choice of high quality homes 
• NPPF7 Requiring good design 
• NPPF10 Meeting the challenge of climate change, flooding and coastal 

change 
• NPPF12 Conserving and enhancing the historic environment 

 
29. Supplementary Planning Documents (SPD) 

• Open space & play space SPD, adopted October 2015 
• Heritage Interpretation SPD, adopted December 2015 
• Landscape and Trees SPD, adopted June 2016 

 
Case Assessment 

30. 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 Framework (NPPF), the 
Councils 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 

31. Key policies and NPPF paragraphs – DM12, SA Plan CC26, NPPF paragraphs 49 
and 14. 

32. The site is allocated in the Site Allocations Plan, under policy CC26, for high quality 
office space and is located within the Office Development Priority Area (policy 
DM19). As one of a very small number of city centre sites which are earmarked 
solely for offices or office led development it is one of the few available sites that 
could, in the right market conditions, deliver high quality commercial office space in 
a highly accessible and central location. As such it is capable in theory of making a 
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significant contribution to the JCS requirement for 100,000 sqm of new office 
floorspace in the city centre. 

33. The starting point for the assessment of the proposed development is therefore the 
site allocation policy, and in this respect the proposal is a departure from the local 
plan. In such cases there would need to be material considerations sufficient to 
outweigh the presumption of determining the application in accordance with the 
adopted development plan. In this case the material considerations are lack of 
demand for offices in this location, the need for student accommodation, and the 
positive impacts of the proposed development on the local economy and vibrancy 
of the city centre, which are discussed below.  

34. Recent evidence in the form of commercial market intelligence suggests a lack of 
market demand for offices and a substantial pool of unlettable, poor quality office 
floorspace in the city centre. Furthermore there is no obvious end-user for an office-
led development on this site at present.   

35. This lack of demand is supported by information provided by the applicant which 
demonstrates that the office allocation would not be viable / deliverable. The 
Suitability and Viability report (January 2016) provided by the applicant provides 
evidence to support a lack of market demand, including relatively low rental values 
for Grade A premises in Norwich (the highest being around £16.00 to £16.50 per 
sqft), and slow take-up of even the most recent and high quality office development. 
The residual viability assessment which shows a significant developer’s loss even 
at rents higher than has been achieved in Norwich to date:  developers profit would 
be minus £1.5 million at an assumed rental value of £18.00 per sq ft and would be 
minus £2.42 million at the current market rent of £16.50 per sq ft. Even assuming 
a pre-let for the building, the report concludes that a rent of £24.50 per sq ft would 
be required to make the scheme viable. This supporting evidence is considered to 
be robust; it effectively supports the applicant’s contention that current rental levels 
are not sufficiently high to render the office allocation economically viable and that it 
will be some time until the market can support such rental values. 

36. On the basis that it has been demonstrated that a viable office development cannot 
be delivered on this site in accordance with the site allocation, the proposed use of 
the site for student accommodation is supported, as it is likely to deliver substantial 
economic benefits for the city centre from the expanding student population. This is 
supported by the applicant’s economic impact assessment (The Impact of Higher 
Education on the Economy of Norwich, April 2016) which estimates the value of 
construction of the Quad at between £11 and £14 million, employing a workforce of 
150 at the peak of construction, and estimates the spending in the local area by the 
230 students at the Quad at approximately £1.25 million per year. 

37. The need for this form of development is supported by the Study of Need prepared 
by the applicant (April 2016). This shows that student numbers in Norwich have 
grown significantly in recent years. The total student population in Norwich 
universities - University of East Anglia (UEA) and Norwich University of the Arts 
(NUA) was over 16,000 in 2013/14 which is 86% greater than in 2000/01. The total 
is predicted to rise to around 20,000 by 2018. The application site is well placed to 
meet the accommodation needs of students at both UEA and NUA. The journey to 
UEA is 2.5 miles and easily accessible in about 20 mins by bus or bicycle, and the 
journey to NUA takes about 10 minutes on foot or by bicycle. 
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38. The proposed development would also help reinforce the vibrancy of the city centre 
in accordance with the Joint Core Strategy (JCS policy 11 promotes the city centre 
as the main focus in the sub-region for retail, leisure and office development, with 
housing and educational development also appropriate). In addition JCS objective 5 
seeks to allow people to develop to their full potential by providing educational 
facilities to support the needs of a growing population. Provision of purpose built 
student accommodation is also likely to help alleviate pressure on the general 
housing stock from student HMOs (Houses in Multiple Occupation) and shared 
houses. 

39. As a city centre location there is relatively limited vehicular access and in any case 
All Saints Green is due to be pedestrianised in the near future. Therefore uses 
which have less significant needs in these terms should be seen as more 
appropriate; student accommodation has relatively low servicing requirements from 
vehicles, and students would generally not own cars and would either be walking or 
cycling within the city centre.  This site is in a highly sustainable location and 
represents a good location for this use. Car free development is acceptable in 
principle in this location.  

40. Policy DM13 relates to communal development and multiple occupation. Part of the 
policy relates specifically to residential institutions and student accommodation and 
sets out a number of criteria that such proposals need to satisfy in addition to 
satisfying the overall objectives for sustainable development in DM1 and criteria for 
residential development in DM12. The requirements of DM13 are that (a) the site 
must not be designated or allocated for an alternative non-residential use; (b) if 
allocated for housing, it can be demonstrated that the proposal would not 
compromise the delivery of a 5 year housing supply for the city; (c) the location 
provides convenient and direct access to local facilities and bus routes; (d) the 
provision of shared amenity space is satisfactory: and (e) applicants can 
demonstrate provision of satisfactory servicing and warden/ staff accommodation. 

41. In relation to (a), the site is allocated for a non-residential use, but it has been 
demonstrated above that this office use is not viable and that the site’s use for 
student accommodation is both appropriate and desirable.  In relation to (b) the site 
is not allocated for housing development but nevertheless delivery of student 
accommodation will help alleviate pressures on the local housing market as 
referenced above. The proposals satisfy criteria (c) as the site is very well located in 
relation to local facilities and is close to the bus station on Surrey Street. Criterion 
(d) relating to amenity is addressed under Main Issue 7 below, and criterion (e) 
relating to servicing is addressed under Main Issue 6. 

42. DM12 sets out principles for all residential development, not all of which are 
relevant to student accommodation. Relevant criteria include (a): proposals should 
not compromise delivery of wider regeneration proposals and should be consistent 
with the objectives for sustainable development set out in the JCS and in DM1; (b) 
proposals should have no detrimental impacts upon the character and amenity of 
the surrounding area (including open space) which cannot be resolved by the 
imposition of conditions; and (c) proposals should contribute to a diverse mix of 
uses within the locality. In relation to criterion (a), the proposals are considered 
highly sustainable in relation to the JCS and DM1: the development will support 
expansion of educational opportunities and sustainable economic growth and will 
safeguard the special visual and environmental qualities of Norwich, and in addition 
will contribute to and enhance the planned public realm improvements to All Saints 
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Green. Criterion (b) is addressed under Main Issues 3, 4 and 5 below, and (c) is 
addressed under Main Issue 2.  

43. In summary, it is considered that the material considerations set out above 
outweigh the fact that the proposal is a departure from the local plan, and should be 
afforded significant weight in the determination process. 

44. Aviva has objected on the basis that, as the application in not in compliance with 
the local plan, then the presumption in the NPPF in favour of sustainable 
development should not apply. The presumption in favour of sustainable 
development is indeed at the heart of the NPPF. However the fact that an 
application is a departure from the local plan does not mean that it is not 
sustainable development. The benefits and impacts of the development in relation 
to sustainability and other matters are set out within this report, and consideration of 
the balancing of relevant matters is set out in the conclusion.  

Main issue 2: Ground floor uses 

45. At present there is not a particular end-user/client in place, so in order to give the 
development the best possible chance of being used (rather than boarded-up or 
empty) it is important that the ground floor construction is as flexible as possible. 
The impending removal of traffic from the north end of All Saints Green and 
Westlegate will secure major public realm enhancements and facilitate servicing 
from the street. This might support a range of uses for the ground floor space, for 
example retail and/or display space for the John Lewis store or café space either 
associated with John Lewis or independently operated. An inclusion of office 
development at ground floor level would accord with policy DM19 and would be 
particularly desirable to add interest and vitality and to help address the loss of 
offices, given the site’s location in the office priority area.  Provision of flexible 
managed workspace that could be used by solo or start-up businesses could 
benefit from synergy with the student community within the building. The particular 
constraints of the site, especially its lack of parking and vehicular access mean that 
provision of conventional office units on the ground floor are unlikely to be attractive 
to the commercial market. 

46. Aviva has objected to the proposed development on a number of grounds including 
on the basis that proposed A3 use (restaurants and cafes) on the ground floor, as 
part of a flexible range of uses, is unlikely to be acceptable  as it could generate 
unacceptable levels of noise, disturbance and other environmental impacts. The 
applicant has responded to this concern by revising the range of potential uses to 
restrict A3 to cafes only, which will retain the potential for some food related uses 
which would be appropriate in this location.  

47. The development is proposed to have a mix of uses at ground floor level, which 
comprise the following: 

• Use classes A1 (shops), A2 (financial and professional services) and A3 
(restricted to cafes); 

• Use class B1 (business); 

• Use class D1 (non-residential institutions) restricted to day nursery, health 
centre, clinic or exhibition hall. 
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48. It is considered that the proposed uses, as revised, are acceptable in principle in 
this location. They are considered to be workable in the available space, fit in with 
the proposed design and servicing arrangements, will create an active frontage in 
order to introduce vitality and interest at street level, and will complement both the 
upper floor uses and the proposed pedestrianisation plans for All Saints Green. 

Main issue 3: Design 

49. Key policies and NPPF paragraphs – JCS2, DM3, NPPF paragraphs 9, 17, 56 and 
60-66. 

50. The delivery of high quality and inclusive design is an objective of the NPPF which 
is considered essential for the delivery of sustainable development. Policy DM3 in 
the Development Management Policies Plan is concerned with design principles for 
new development; it provides further detail to help implement national policy and to 
supplement the strategic design principles set out in JCS policy 2. The design 
principles in DM3 seek to ensure that development - in terms of layout, siting, 
density, massing and materials - is locally distinctive, and respects, enhances and 
responds to the local distinctiveness of the area. The site’s location in the city 
centre conservation area introduces further significant design considerations. 

51. There is a close relationship between the design and heritage aspects of the 
development. This section of the report, relating to design, will deal primarily with 
the layout, siting, massing and materials aspects of policy DM3, and main issue 4 
(Heritage) with the heritage impacts including long views, although there will 
inevitably be some overlap between the two sections. The following text relating to 
the site’s townscape and historic development serves as a general context to both 
sections. 

52. The site lies within the medieval city but for much of its history was a less 
developed part of it. Prior to erection of very large structures in the 20th century the 
street saw a gradual process of development including infill development of the 
application site in the 19th century which generally followed the established pattern 
of development on All Saints Green. The site was previously occupied by a 1930s 
rendered, steel-framed cinema building of approximately 5 storeys, which had few 
redeeming features and could not be considered to enhance the historic 
environment on All Saint Green. The building was most recently in use as the 
Mecca Bingo hall which was demolished in 2014.  

53. This part of the city centre conservation area is characterised by groups of good 
quality 18th and 19th century houses and the Edwardian headquarters of Norwich 
Union, now mostly in office uses. The All Saints Green character area is classified 
as significant in the City Centre Conservation Area Appraisal (CCCAP - All Saint’s 
Green sector). This significance derives mainly from groups of detached Georgian 
townhouses which combine to form a strong townscape presence in places. All 
Saint’s Green contains one of the best concentrations of Georgian townhouses in 
the city (along with some on Surrey Street) including numbers 33 to 43 (odd) on the 
east side of All Saints Green. These are all grade II listed buildings and identified as 
a positive frontage in the CCCAP. However their settings are dominated by late 
20th century office developments of considerable scale (some of the tallest in the 
city) leading to a fragmented townscape. The complex of Aviva buildings wrapped 
round the application site are identified as negative buildings in the CCCAP. The 
appraisal does not specify the reason for the negative rating for these buildings, 
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however it does state that the fragmented townscape in this sector of the 
conservation area is due to “the juxtaposition of buildings of varying scale, overly 
assertive newer buildings on odd building lines, and areas of open land / surface 
car parking”.  

54. The Aviva buildings are highly visible within their immediate context but views of 
them generally diminish further away from the site. This is partly due to the curving 
street pattern of the city and to the undulating topography in this location.  

55. The John Lewis department store is on the east side of All Saints Green, partly 
opposite the site. This is a mid-twentieth century red brick building varying from 3 to 
4 storeys in height; as a purpose built shop, it has generous floor to ceiling heights. 

56. There are few views of landmark buildings due to the scale of the office 
development but All Saint’s Church can be seen from All Saint’s Green. All Saint’s 
Green is broadly crescent-shaped from Surrey Street towards the junction with 
Westlegate; the application site lies on the inside of the bend, which limits views of 
the site from both the north and south. 

57. All Saint’s Green was originally the pig market, the vestiges of which can be seen 
today in the widening of All Saint’s Street close to the church. The CCCAP notes 
that post-war rebuilding in the vicinity of this urban space and the demands of the 
car have significantly undermined the quality of the space. This is being addressed 
by the planned pedestrianisation of All Saints Green which is due for completion in 
2017. This will allow for servicing and emergency access only to the proposed 
development, and will link to a pedestrianised Westlegate which should lead to a 
greatly improved public realm for the benefit of residents and businesses in this part 
of the city centre. 

58. The proposed building comprises 5 elements of differing heights, with the highest, 
13-14 storey element, housing a common room for students. The height and 
massing of the building exceeds that of adjoining buildings, particularly the listed 
properties on the opposite side of All Saints Green which are largely 3 storeys in 
height.  The stepping down of the building towards the southern end is an 
appropriate response to the neighbouring buildings.  The building does not step 
down to a similar extent towards the Aviva building on the northern end, however 
given the topography in this area, when viewed from Westlegate the northern 
aspect does not appear too obtrusive.  The common room on the 13th and 14th 
storey of the building provides an interesting high point to the building and will allow 
views across the city from this point.   

59. An objection has been made by Aviva relating to the height and scale of the 
proposed development, and several comments made by other consultees (Historic 
England and the Norwich Society) proposing a reduction in height to approximately 
the level of the Aviva office buildings (11 storeys). The proposed height of the 
development is much greater than was envisaged in the St Stephens Street Area 
Masterplan (2009), which identified the application site for office development of 5 
storeys in height and which informed policy CC26. The policy itself does not refer to 
a specific number of storeys but does state that development should be consistent 
with the approach as set out in the masterplan. The masterplan’s purpose was to 
deliver a strategic vision for the transformation of the wider St Stephens Street area 
and it has informed a number of local plan allocations and public realm and 
transportation enhancements currently underway or planned in the area. However 
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although the masterplan was subject to consultation it was not adopted and 
therefore can be afforded limited weight. 

60. The redevelopment of the application site in a sensitive location in the city centre 
conservation area will inevitably result in some impact on the surrounding 
environment, particularly given the scale of the proposed development. It is 
important that the development design is of very high standard given its scale and 
prominence. The following assessment addresses its impacts on a range of design 
criteria as set out in the relevant policies including DM3. 

61. The layout and siting of the proposed development will maximise use of this small 
site, and reflect its topography.  The connected blocks of development are 
positioned at the building frontage providing space to the rear for amenity purposes. 
This is a high density development suitable for this highly accessible city centre 
location and is considered to be an efficient use of land. 

62. Despite its the overall scale and massing, the building is considered to respond well 
to surrounding development and the character and local distinctiveness of the area, 
as required by policy DM3. Whilst the scale of the development responds to the 
site’s immediate context with the adjacent large-scale Aviva office complex, its form 
and details reference the traditional buildings on the opposite side of All Saints 
Green.  The 5 building blocks are stepped up and down in height and also stepped 
in from the street edge; the articulation of these elements helps the building to 
integrate with the existing street pattern of All Saints Green. The proposed scale is 
not only a response to the immediate environment but also reflects the need to 
have a viable form of development that will be ensure the long-term sustainability of 
the use for this site.  

63. The design of the fenestration to the front elevation provides plenty of visual 
interest. The scale of openings emulates the larger openings in the John Lewis 
store opposite, whilst smaller windows pick up on the scale of the Georgian 
buildings to the south.  In turn the front elevation is interesting and inviting.  
Although the rear elevation is fairly repetitive in design, with a regimented pattern of 
fenestration, this does reflect the design of the adjacent Aviva building, and the 
repetition is in part mitigated by the creation of the rear courtyard garden space 
which adds great interest to the rear of the development. 

64. The double height glazing and increased transparency at the entrance point clearly 
defines where the building should be entered. It also provides a strong visual 
connection from the courtyard through the entrance lobby to the street beyond 
which will help to ensure that the courtyard space is visible from outside the 
development, providing a glimpse of green space in a densely developed urban 
area.  

65. The surrounding built context indicates a predominance of brick elevations.  As a 
choice of elevational material for the proposed building brick is appropriate.  
However the tone and colour of brickwork shown in the 3D imagery is in contrast to 
surrounding buildings.  Should planning permission be given for the scheme, 
conditions should be set for approval of the tone of this brickwork to ensure that the 
building does not appear in too stark a contrast to its setting.  

66. The aluminium glazing system and recessed metal panels give interest to the front 
elevation and will create a sense of precision within the masonry walls.  The dark 
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colour indicated for the window frames and panels appears brutal next to the pale 
brickwork.  Conditions should also be set for approval of the colour and finish of 
these elements to ensure that the building has some tonal subtlety. 

67. Other aspects of the design include the public realm and servicing. The public 
realm to the front of the building has a widened pavement, planting and a line of 
trees defining the street edge which potentially creates a pleasant environment for 
pedestrians. The transparency of the elevation to the flexible office space, entrance 
and reception to the building allows views of activity within the building and should 
help enliven the streetscape. The placing of servicing to the southern end of the 
building will ensure that this activity does not interfere with the public frontage of the 
building and its associated public realm. Both these issues are dealt with in more 
detail under main issues 5 and 6 respectively.  

68. The building is designed to be energy efficient and aims to meet a BREAAM target 
of Very Good as a minimum. The design incorporates a number of measures 
including energy efficiency lighting, high performance insulation, maximising use of 
natural ventilation, heat recovery for ventilation systems, and use of sedum roofs. A 
combined heat and power unit will contribute to the energy reduction of the 
development and generate a minimum of 10% of site energy demands in 
accordance with JCS policy 3 (Energy and water). 

69. The scheme has been revised by the applicant over recent months in response to 
comments received during extensive pre-application consultation and in response 
to comments made on the planning application.  At pre-application stage, the 
proposals were the subject of a pre-application presentation to Planning Committee 
in March 2016 as noted under Consultation Responses above. In addition, the 
scheme was reviewed by Design South East in March 2016, at the request of the 
applicant. The panel was supportive of the principle of regenerating this site, 
generally positive and encouraging about the overall proposals, and considered the 
proposed student use to be appropriate in this location. The panel report stressed 
the importance of achieving the highest design quality given that this is going to be 
a tall building in a prominent position in the cityscape. Several comments were 
made which have led to revisions to the scheme including loss of the colonnade 
feature which was not considered to be a familiar motif in Norwich; and reduction in 
size of the rear courtyard, which will meet resident’s needs for external amenity 
space and allow glimpsed views through to the green space.  

70. Further revisions have been made more recently to the south facing elevation which 
was considered to have some impact on the historic environment, in particular the 
listed buildings opposite the site. This is discussed in more detail under Main Issue 
4 (heritage impacts).  

71. In summary, it is considered that the above assessment of design matters 
demonstrates that the development proposals have responded effectively to the 
local character and distinctiveness of this area and the design of the building is 
satisfactory in terms of layout and siting, density, scale and massing, materials, and 
energy efficiency in accordance with policy DM3. 

Main issue 4: Heritage 

72. Key policies and NPPF paragraphs – DM9, NPPF paragraphs 128-141. 
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73. Policy DM9 requires that new development pays regard to the historic environment, 
and that the significance of any relevant heritage assets have been adequately 
assessed. The NPPF identifies protection and enhancement of the historic 
environment as an important element of sustainable development, and establishes 
a presumption in favour of sustainable development in the planning system 
(paragraphs 6, 7 and 14). It also states that the significance of listed buildings and 
conservation areas can be harmed or lost by alteration to them or development in 
their setting (paragraphs 132 and 134), and that the conservation of heritage assets 
is a core principle of the planning system (paragraph 17). 

74. Members are reminded of their duties under the listed buildings and conservation 
areas act as detailed below:  

75. S66(1) Planning (Listed Buildings and Conservation Areas) Act 1990 provides: “In 
considering whether to grant planning permission for development which affects a 
listed building or its setting, the local planning authority or, as the case may be, the 
Secretary of State shall have special regard to the desirability of preserving the 
building or its setting or any features of special architectural or historic interest 
which it possesses”. 

76. The Court of Appeal in 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 when carrying 
out the balancing exercise. Furthermore, less than substantial harm having been 
identified does not amount to a less than substantial objection to the grant of 
planning permission. 

77. S72 Listed Buildings Act 1990 provides: “In the exercise, with respect to any 
buildings or other land in a conservation area, of any functions under or by virtue of 
[the Planning Acts] special attention shall be paid to the desirability of preserving or 
enhancing the character or appearance of that area”. It should be noted that The 
Barnwell Manor case principles (see above) are of similar application in the context 
of s72 duties, also, - i.e considerable importance and weight is to be given. 

78. The key issues considered likely to determine the degree of harm (in terms of the 
NPPF) to the heritage assets of the area are: 

a) The impact on the setting of listed buildings in the vicinity of the site and on the 
most immediate section of the All Saints Green character area, and 

b) The impact on key views across the city and the wider conservation area. 

Impact on nearby listed buildings and character area 

79. This section of the report assesses the proposed development’s impact on the 
specific listed buildings in the vicinity of the site and on the most immediate part of 
the All Saints Green character area. The proposed development combines 
elements ranging in height from 9 to 14 storeys which, although relating more 
closely to the scale of the Aviva development to the rear, greatly exceeds the height 
of the grade II listed buildings which front onto All Saints Green (specifically 33-35 
and 37-39 All Saints Green, Surrey Cottage, 41, 43, and 45 All Saints Green).  The 
impact on both the listed buildings and the historic setting of this part of the 
conservation area will be significant given that the scale and massing of the 
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proposed development is far greater than the building previously existing on the 
site.  

80. The applicant has produced a Heritage Statement which assesses impacts of the 
development, including its scale and height, on the historic environment. In respect 
of impacts on nearby listed buildings, the assessment concludes that the new 
development will not impact directly on the fabric of these buildings (which include 
for example All Saints Church, Westlegate, St John the Baptist Timberhill, St 
Catherine’s Close, and Surrey House) as there is no demolition extension or 
proposed changes to these buildings. There will however be some impact on their 
setting arising from the proposals, given the introduction of a substantial new 
building in this location, however this is varied and is judged to be minimal or low for 
many of these buildings, due largely to the topography of the area and the fact that 
the existing Aviva buildings largely shield any views. For example the impacts on 
the setting of the churches of All Saints and St John the Baptist are considered to 
be negligible or low; the impact on the setting of Surrey House is considered 
negligible; and the impacts on the setting of St Catherine’s Close and 29-35 Surrey 
Street are deemed to be low. However there is judged to be a greater impact on the 
setting of the listed buildings at 33-45 All Saints Green, given their close 
relationship to the site.  

81. It should be noted that there have been considerable changes to the wider setting 
and context of these buildings since their construction, particularly by the 
introduction of substantial office buildings on All Saints Green in the twentieth 
century, which have changed the character of their setting so that the current 
situation is not a largely retained historic streetscape.  

82. The proposed development has been designed to respond to its historic setting, 
including the setting of nearby listed buildings, and to enhance the existing 
townscape in this part of the conservation area. The east (front) elevation in 
particular references many details of the adjacent listed and other buildings. The 
scale of openings emulates the larger openings in the John Lewis store, and also 
reflects the vertical fenestration of many of the nearby listed buildings. Other 
echoes in the proposed design of the listed buildings opposite include some of the 
smaller windows which pick on the scale of the Georgian buildings, and use of the 
same light and dark colour palette and expanses of wall contrasting with columns 
of windows of different sizes and shapes.   

83. The Heritage Statement identifies the view looking north along All Saint’s Green 
from the junction of Surrey Street as having a potentially ‘high adverse’ impact on 
the conservation area, due to the proposed building forming a noticeable addition 
to the streetscape and creating an unbalanced effect in relation to the listed 
buildings opposite. Since the Heritage Statement was carried out the applicants 
have revised the south-facing elevation by the introduction of more window 
openings, which helps to reduce the dominance of this elevation and to relate 
better to the neighbouring listed buildings. 

84. In terms of its scale, the development has been designed in a series of connected 
blocks which step up and down along All Saints Green. This varied roofline helps 
to break up its massing and integrate it more effectively with the surrounding 
townscape. The siting of the development, on the inside of the curve of All Saint’s 
Green also reduces views of the buildings and helps to lessen its impact on the 
historic environment, as will the choice of materials. It is considered that a 
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reduction in the building’s height of up to 3 storeys, as proposed by several 
consultees including Historic England and one objector (Aviva), is unlikely to 
significantly reduce its impact on the local streetscene and historic environment of 
this part of All Saints Green. It is considered that the development’s impact on this 
part of the historic environment will depend more on its relationship with its 
surroundings at street level, including architectural detailing, historic features, 
landscaping and paving, rather than on a relatively marginal reduction in height 
which is hard to perceive at street level. Overall the development responds well to 
its surrounding historic context and to the local character and distinctiveness, as 
referred to above, and will contribute greatly to the enhanced public realm on All 
Saints Green discussed under Main issues 5 and 6 below. 

Impact on Key views 

85. A set of viewpoints was identified by the city council and assessed by the applicant 
in the Heritage Statement in order to determine the level of potential harm that the 
proposed development might have. The views have been selected to give a fair 
representation of key views toward the site from short, medium and long distance 
and they reflect the key views identified in Appendix 8 of the Development 
Management Policies Plan. Some of these views illustrate where the proposed 
building cannot be seen, where potential views are blocked by other buildings for 
example.  

86. The report considers that the proposed building will not affect views from some key 
points in the city such as St Peter’s Street and will have a negligible impact on the 
key long distance views identified in the local plan. There will be some impact on 
views from the Castle Mound as the roofline of All Saints Church will no longer read 
against the sky, from Brazen Gate, and on some short and medium range views on 
All Saints Green (the impact of the view north from the junction of Surrey Street and 
All Saints Green is discussed above). This includes impact on the view looking up 
All Saints Green from outside All Saints Church, given the scale of the development 
in comparison to the adjacent Aviva building. It is considered however that the 
impact of the new development on these views is mitigated in part by the varied 
topography of the area and also by the design of the new building as a series of 
blocks which helps break up its massing and vary its roofline. Careful selection of 
materials (to be conditioned) will also help to minimise the building’s impact in 
views. 

Assessment of harm 

87. In summary, the proposed building will be among the tallest in the city and visible 
from a number of points around the city. However the medieval street pattern in the 
centre and varied topography helps to limit views of the proposed building. In 
addition the considerable scale of the conservation area means that the proposed 
development does not substantially affect its understanding or significance.  
Therefore the level of harm to the City Centre Conservation Area is judged to be 
less than substantial in terms of the NPPF. 

88. The proposed building will have a detrimental impact on the setting of listed 
buildings in the vicinity of the site (including 33-35 and 37-39 All Saints Green, 
Surrey Cottage, 41, 43, and 45 All Saints Green) and on the character of the All 
Saints Green character area, albeit this is mitigated by the topography of the area 
and the nature of the development, including its layout scale and massing and its 
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revised south-facing elevation. The level of harm on both the setting of listed 
buildings in the vicinity of the site and on the All Saints Green character area is 
judged to be less than substantial. 

89. The NPPF states in paragraph 134 that where harm is judged to be ‘less than 
substantial’ this should be balanced against the public benefits that will come from 
the development. It is clear that these benefits would need to be highly significant to 
substantially outweigh harm to these designated assets. 

90. The public benefits arising from the proposed development include the following. 
The proposal addresses a need for student accommodation in the city which will 
relieve pressure on rented housing stock. It will develop a vacant brownfield ‘gap’ 
site in this prominent part of the city centre. The proposal is for car free 
development which has many benefits including relieving pressure for parking, and 
also means that the street frontage will not be broken up for access, enabling the 
recreation of a solid historic building line in this part of All Saints Green. The 
proposed new building is of high design quality, unlike the Mecca Bingo building 
which previously occupied the site, and it responds sensitively to the historic 
environment in this part of the conservation area. This scheme has the potential to 
deliver an exemplary development that will contribute greatly to the regeneration of 
All Saint’s Green and its public realm.  The introduction of alternative uses 
(potentially office or retail) at ground floor level will contribute to an active street 
frontage and help increase the vitality of this part of the city centre. The 
development also offers the opportunity to maximise the benefits of its location 
through the proposed Belfry (the 13/14 storey common room); this will provide a 
sensitively designed addition to the Norwich skyline, whilst offering views across the 
city and linking visually with the applicant’s other student accommodation block on 
Queen’s Road.  

91. There are many potential benefits arising from the proposed development which 
when taken together are judged to be substantial, and therefore in these 
exceptional circumstances it is considered that these public benefits do outweigh 
the ‘less than substantial harm’ that the proposal will have on the historic 
environment. 

Heritage interpretation 

92. The opportunity exists to provide some heritage interpretation of the previous use of 
the site, to give a better understanding of its history and development for both the 
building’s residents and for the wider community. The proposed landscaped 
courtyard will include a small canal water feature, referencing the Great Cockey 
river which flowed through this area. In addition the applicant intends to commission 
public art for the building referencing the history of the site and related local history. 

Main issue 5: Landscaping and open space 

93. Key policies and NPPF paragraphs – DM3, DM8, NPPF paragraphs 9, 17 and  56. 

94. The inclusion in the design of a rear courtyard is welcomed as the visual link 
through from the streetscene to the planted courtyard will be a positive addition. 
The information supplied for the courtyard suggests a style and feel for the space 
that should create a rich, green environment. There are suggested materials 
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including composite decking, stainless steel panels and seating, as with all the 
landscape information supplied there is a lack of detailed information. 

95. The documentation suggests a range of planting material which suitable for the 
physical location and constraints of the site. The council will need to see fully 
detailed landscape plans in due course, with information on site preparation, levels, 
surface materials, drainage detail, detailed planting layout, hard works detailing, 
detailed planting plans, water feature details, and site furniture, design and fixing. 
Further details have been provided by the applicant for landscaping to the front of 
the site and the area to the southern boundary: further detailed information will also 
be required for these, and some further refinement may be necessary.  

96. All these details will be required by condition. It is important that the quality of the 
landscaping and seating, particularly on the public facing parts of the site, reflects 
the Westlegate works to provide design consistency.  

97. There is mention of lighting within the courtyard which is welcomed however details 
of proposals should also be provided. The concept of the space becoming a self-
contained area not competing with the surrounding buildings is sound however 
there is insufficient detail supplied at present to fully realise this ambition. 

98. There is a proposal to plant pyrus calleranna to the front of the building which 
provides a human scale to the massing of the proposed building.  Details of the tree 
pits, and agreement of species selection will also be required by condition. The tree 
planting will need to be supported by a commuted sum for long-term maintenance 
(through the S278 agreement).  

Main issue 6: Transport 

99. Key policies and NPPF paragraphs – JCS6, DM28, DM30, DM31, NPPF 
paragraphs 17 and 39. 

100. Due to its highly accessible city centre location and proximity to the bus station, the 
site has ready access to a range of services and facilities, and it is therefore 
acceptable that this development is car free. However provision has to be made for 
operational vehicular access, including access for refuse to be collected, deliveries 
to be made, and students to be picked up and dropped off, all of which are 
addressed below.  

101. Because of the nature of the proposed development the main forms of transport are 
likely to be walking, or travel by bus or cycle. The proposed development allows for 
the minimum level of cycle provision (54 covered cycle spaces) with the provision of 
additional parking triggered by the Framework Travel plan and confirmation of 
tenant (acknowledging that UEA’s needs will be different to NUA’s for example), as 
agreed with the city council. This cycle parking is located to the rear of the 
accommodation and will be accessed via the gated services entrance at the 
southern end of the site. In addition 5 stands for visitor cycle parking are also 
provided to the front of the site, which is considered acceptable.  

102. Refuse collection will again be accessed from the south of the site and will be 
undertaken by Norse who currently carry out this service for the All Saints Green 1 
student accommodation. In order to reduce disturbance to neighbouring uses, 
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collections will be carried out before 6am twice a week, and refuse parking will be 
located so as to avoid the adjacent Aviva cycle parking access. 

103. Deliveries are proposed to be made via the main entrance to the northern end of 
the site. Servicing and maintenance will be accessed via the gated services 
entrance at the southern end of the site. Associated service vehicle parking is 
proposed in proximity to the services entrance and intended to avoid obstructing 
access to the adjacent Aviva access point. Fire services will be able access the 
building from all access points: the main entrance, services entrance to the south, 
and via the office entrance. 

104. The scheme has been designed to take account of the highways improvement 
scheme planned for All Saints Green. Westlegate is currently being pedestrianised 
and this will be extended on All Saints Green to the north of the site. The proposals 
for disabled parking have been discussed and agreed with the city council highways 
officers: existing Blue Badge parking spaces are proposed to be relocated to the 
east of All Saint’s Green, outside John Lewis, and an additional blue badge space 
provided to the south of the site. The relocated parking spaces are still within 50 
metres of the site access to ensure adequate accessibility for users. 

105. In addition the proposed development supports the car club, which has significantly 
increased in size recently. A car club bay for four vehicles has already been granted 
approval to the south of the development site near the junction with Surrey Street. It 
is proposed that the specific provision of a car club vehicle will be established 
through the Travel Plan once the final tenant of the scheme is known. 

106. The progressing work on Westlegate / All Saints Green will result in the road 
becoming a no through road, and traffic manoeuvring could become problematic. It 
is therefore important for the council to be satisfied that student drop-off and pick-up 
will be managed effectively at the start and end of the academic year. The applicant 
has produced a Student Accommodation Management Plan which clarifies all 
the management arrangements. The accommodation will be managed by Derwent 
Living who already manage the Alumno development on Queen’s Road. Student 
drop-off will be arranged on a timed basis and will be closely managed to ensure 
that disruption is minimised.  

107. All highways works proposed as part of this planning application will be subject to a 
single S278 / S38 agreement which will include a Traffic Regulation Order for the 
parking changes and also cover the future maintenance of street trees. 

108. The scheme’s relationship to the planned transportation improvements for All Saints 
Green offers potential for significant enhancement of the public realm. The 
pedestrianisation of Westlegate is virtually complete, with the linking stretch 
between Westlegate and Golden Ball Street due to be pedestrianised in Spring 
2017. All the works are due for completion by summer 2017. All Saints Green is last 
section to be programmed so traffic and layout there will be as now until summer 
2017.  The development should add to the amenity of this space with seating, tree 
planting, quality paving etc as appropriate. 

109. Aviva has objected to the proposed development on highways grounds on the basis 
that it is not clear how works to the highways, blue badge spaces, car club bays 
and loading / parking restrictions, will impact on Aviva’s servicing and delivery 
arrangements. However these details are clearly set out in the supporting 
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documentation and clearly do not compromise any access into Aviva’s premises. 
The access will not be obstructed and the planned pedestrianisation scheme allows 
for the access to be retained. 

Main issue 7: Amenity 

110. Key policies and NPPF paragraphs – DM2, DM11, NPPF paragraphs 9 and 17. 

111. The NPPF is clear that the planning system should seek to secure high quality 
design and a good standard of amenity for all existing and future occupiers of land 
and buildings. Policy DM2 states that development will be permitted where it would 
not result in an unacceptable impact on the amenity of the area or living / working 
conditions of neighbouring occupants in terms of: prevention of overlooking and 
loss of privacy; prevention of overshadowing and loss of light and outlook; and 
prevention of disturbance from noise, odour, vibration, air or artificial light pollution. 

112. The explanatory text to DM2 provides further clarification: new development should 
provide for adequate day to day living and working conditions for those who will be 
occupying it, and development should not have undesirable amenity impacts on 
living conditions of neighbouring residents or compromise the continued operation 
of uses and activities already established in the locality.  

Existing occupiers 

113. Given the height of the proposed development there will inevitably be an element of 
overlooking of adjacent properties, but as the majority of these properties are non-
residential this is not judged to be a significant issue. However the loss of light, both 
daylight and sunlight, and overshadowing are relevant issues and have been 
addressed by the applicant in its supporting documentation.  The applicant has 
produced a Daylight and Sunlight Report (May 2016) to support the planning 
application, updated by a letter of 5 August 2016. The report assesses the 
application against the policy requirements and the BRE report (‘Site layout 
planning for daylight and sunlight: a guide to good practice, 2011). The report 
concludes that the proposed development would have little or no effect on the 
daylight and sunlight amenity of neighbouring properties (residential and non-
residential) when assessed against policy DM2 and the BRE guidelines.  

114. The letter of 5 August was produced by the applicant in response to an objection by 
Aviva, the occupiers of the adjacent office development, objecting primarily to the 
impact of the development on the amenity of occupiers of its adjacent offices.  The 
letter concludes that the proposed alterations to daylight and sunlight levels 
received to the windows on the eastern and southern elevations of the Aviva island 
site would not adversely impact on the working conditions of the occupants such as 
to inhibit them from undertaking their work in the usual manner.  

115. In assessing the amenity impacts of the proposed development, it is important to 
note that the BRE report is a good practice document and therefore not mandatory, 
although it is valuable in setting out principles and approaches for the achievement 
of daylight and sunlight in development.  Although the BRE report is primarily 
focused on protecting the daylight and sunlight amenity to habitable rooms within 
residential properties it also makes provision for some non-residential buildings 
where occupants are considered to have a ‘reasonable expectation’ for daylight, 
including offices. It can be argued, in accordance with DM2, that the ‘reasonable 
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expectation’ of daylight and sunlight within an office environment relates to its 
operational purposes and whether the loss of reduction of levels of light would 
detrimentally affect the ability of the organisation to function effectively. For some 
office workers, such as architects for example, good natural light is invaluable, 
however for the majority of workers based in offices, such as those in the adjacent 
Aviva office blocks, high levels of natural light are unlikely to penetrate beyond the 
immediate vicinity of windows and there is a reliance on electric lighting to maintain 
constant levels of illumination. Indeed high levels of sunlight can often cause glare 
and overheating of equipment. 

116. The fact that a distinction can be made between the amenity requirements of 
residential occupiers and workers therefore supports the conclusions of the 
applicant’s Daylight and Sunlight Report, namely that any change in daylight and 
sunlight amenity upon non-residential properties will not prevent or interfere with the 
functioning of these buildings and the working conditions of Aviva occupiers, to the 
extent that it would inhibit them from undertaking their work in the usual manner. In 
conclusion it is considered that the proposed development will not cause undue 
harm to amenity in terms of the BRE report and policy DM2. 

117. Concern has been raised at potential noise impacts arising from the proposed 
development. A noise assessment was not required to be produced for the 
application given that the proposed use is for student accommodation and will be 
car free, and given that the majority of surrounding development is either office or 
retail so is not sensitive to noise in the same way as residential development. It is 
considered that the proposed student accommodation is a suitable and benign use 
for this site and is unlikely to lead to significant noise and disturbance once it is 
operational. The proposed development is located in the city centre where some 
noise generation can be expected however it has been designed to reduce the 
likelihood of noise generation; for example the building has no balconies and is fully 
glazed and enclosed, and the external amenity area is situated to the rear of the 
building.  

118. In addition the development will be managed 24 hours a day so if any potential 
noise and disturbance is identified it will be addressed. The proposed student 
accommodation will be managed by the same management company as the 
applicant’s other student accommodation block on Queen’s Road, which has not 
given rise to any particular concerns in respect of noise and disturbance. The 
management company will also actively seek a working relationship with local 
tenants, residents associations and community organisations, with regular (at least 
annual) meetings to address issues. Agreement of detailed management 
arrangements will be required by condition. 

119. There will inevitably be some noise generated as a result of construction however it 
is recommended that an informative is attached to any grant of consent to limit 
construction working hours. 

Future occupiers 

120. DM2 specifies that future occupiers require a high standard of amenity, satisfactory 
living and working conditions, and adequate protection from noise and pollution, 
and adequate levels of light and outlook. Adequate space must also be provided in 
accordance with minimum space standards. 
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121. The applicant’s Daylight and Sunlight Report (May 2016) concludes that the 
proposed development would achieve good levels of daylight and sunlight, both 
within the habitable rooms and the main living rooms of the student 
accommodation, in accordance with BRE guidelines and policy DM2. As stated 
above, it is considered that this standard can be achieved without compromising the 
operation of other uses and activities on adjacent sites. 

122. The internal space standards within policy DM2 do not apply to purpose built 
student accommodation.  

123. Policy DM2 also requires external amenity space within residential developments. 
The proposed development includes an external landscaped rear courtyard for the 
use of occupants, which is addressed above in more detail under Main Issue 5 
Landscaping and Open space. This external space forms an integral part of the 
design of the overall development and will be landscaped to a high standard. There 
will also be a visual link from the street through to the courtyard, thus enhancing the 
soon to be improved public realm on All Saints Green. It is considered that the 
proposed amenity space fulfils the policy requirement. 

124. In conclusion, although there will be inevitably be some amenity impacts arising 
from this development these are to be expected for substantial new development in 
a city centre location and are considered to be acceptable in terms of the 
cumulative impacts on existing occupiers as well as for future residents of the 
development. 

Compliance with other relevant development plan policies  

125. A number of development plan policies include key targets for matters such as 
parking provision and energy efficiency.  The table below indicates the outcome of 
the officer assessment in relation to these matters. 

Requirement Relevant policy Compliance 
Cycle storage DM31 Yes subject to condition 

Car parking 
provision DM31 Yes, disabled parking provision subject to 

condition 

Refuse 
Storage/servicing DM31 Yes subject to condition 

Energy efficiency 
JCS 1 & 3 

DM3 

Yes subject to condition 

Water efficiency JCS 1 & 3 Yes subject to condition 

 

Other matters  

126. The following matters have been assessed and considered satisfactory and in 
accordance with relevant development plan policies, subject to appropriate 
conditions and mitigation. 
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127. Flood risk: the site is within flood zone 1, is not at risk of fluvial flooding, and does 
not fall within a Critical Drainage Area. The SFRA and site specific flood risk 
assessment has not identified any potential flood risks that cannot be managed. 
The proposal is for a Sustainable Urban Drainage system (SuDS) to be 
implemented for surface water drainage, comprising sub-surface attenuation and a 
swale / raingarden in the rear courtyard, ultimately discharging to the existing 
sewer. This will be secured by condition. Foul water will discharge to foul water 
sewer. 

128. Contamination: the applicant’s Geo-environmental report identifies some potential 
contaminants related to the previous use of the site as a cinema and some off-site 
sources of contamination. The report’s recommendations, which include 
undertaking a limited environmental ground investigation to confirm current soil and 
groundwater quality and carrying out a watching brief during groundworks, have 
been assessed and are supported; appropriate conditions and informatives will be 
attached to any planning consent.  

129. Archaeology: following an archaeological field evaluation requested by Norfolk  
County Council’s Historic Environment Service and carried out in summer 2016, 
some medieval deposits have been found. A mitigation strategy will be required by 
condition. 

Equalities and diversity issues 

130. There are no significant equality or diversity issues. 

Local finance considerations 

131. 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. 

132. 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. 

133. Although the development will result in the payment of CIL, in this case local 
finance considerations are not considered to be a significant material consideration. 

Conclusion 
134. The application is a departure from the local plan (policy CC26) and the proposals 

are also judged to have ‘less than substantial harm’ to the conservation area and 
listed buildings in terms of the NPPF. Consideration of the application therefore 
requires a balancing of these factors against the range of potential public benefits of 
the development as part of the decision-making process. 

135. The public benefits arising from the proposed development include the following. 
The proposal addresses a need for student accommodation in the city which will 
relieve pressure on rented housing stock. It will develop a vacant brownfield ‘gap’ 
site in this prominent part of the city centre. The proposal is for car free 
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development which has many benefits including relieving pressure for parking, and 
also means that the street frontage will not be broken up for access, enabling the 
recreation of a solid historic building line in this part of All Saints Green. The 
previous building on the site, the Mecca Bingo hall, formed a poor quality and 
unattractive feature in the street scene. The proposed new building, on the other 
hand, is of high design quality which includes references to the listed buildings in 
the vicinity of the site, and will contribute greatly to the regeneration of All Saint’s 
Green through its treatment of the building’s frontage, paving and landscaping, 
including street tree planting. The creation of a new rear landscaped courtyard, 
visible through the double-height glazed entrance, will provide additional green 
space visible from the street to enhance this densely built-up area.  The introduction 
of alternative uses (potentially office or retail) at ground floor level will contribute to 
an active street frontage and help increase the vitality of this part of the city centre. 
The development also offers the opportunity to maximise the benefits of its location 
through the proposed Belfry (the 13/14 storey common room); this will provide a 
sensitively designed addition to the Norwich skyline, whilst offering views across the 
city and linking visually with the applicant’s other student accommodation block on 
Queen’s Road.  

136. The consideration of this application is considered to be relatively finely balanced. 
In relation to the departure from the local plan, it is considered that the economic, 
social and environmental benefits delivered by the proposal outweigh the shortfalls 
and that the material considerations identified in Main Issue 1 (namely the lack of 
market demand for offices, the need for student accommodation in the city, and the 
social and economic contribution of the proposal to the local economy and city 
centre) are sufficient to outweigh the presumption of determining the application in 
accordance with the provisions of the Development Plan. In relation to the ‘less 
than substantial’ harm to heritage assets, this is also considered to be outweighed 
in terms of paragraphs 132 and 134 of the NPPF by the substantial public benefits 
of the proposed scheme as outlined above. 

137. In conclusion, the benefits of the proposed development are considered to be 
substantial and to outweigh the departure from the local plan, harm to the historic 
environment, and other impacts as noted in the main body of the report. The 
delivery of student accommodation will deliver high quality development on a 
vacant site in a prominent city centre location, and will contribute greatly to the 
regeneration of All Saints Green with positive benefits for the city centre. 

Recommendation 
To approve application no. 16/00790/F - 30 All Saints Green Norwich NR1 3NA and 
grant planning permission subject to the following conditions: 

1. Standard time limit; 
2. In accordance with plans; 
3. Contamination 
4. Unknown contamination 
5. Imported material 
6. Archaeological written scheme of investigation 
7. Materials 
8. Details to be agreed of materials including doors, windows, shopfronts, rainwater 

goods. 
9. Lighting 
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10. Fire hydrants 
11. Disabled access 
12. Boundary treatment 
13. Obscure glazing 
14. Heritage interpretation / public art 
15. Energy efficiency 
16. Water efficiency 
17. SuDS details submission and implementation 
18. Landscaping details 
19. Landscape provision 
20. Street trees 
21. Parking / servicing 
22. Provision of cycle parking and bin storage 
23. TRO required 
24. Removal of permitted development rights – ground floor uses 
25. Removal of permitted development rights – details of plant and machinery 
26. Restricted delivery hours 
27. Construction method statement 
28. Provision of litter bins and waste collection facilities 
29. Travel plan 
30. Arboricultural works to facilitate development 
31. Details of management arrangements to be agreed 
32. S278 agreement 

 

Informatives  

1. Construction working hours 
2  Asbestos 
3 Landscape management plan 
 

Article 35(2) Statement 
 
The local planning authority in making its decision has had due regard to paragraph 187 
of the National Planning Policy Framework as well as the development plan, national 
planning policy and other material considerations, following negotiations with the 
applicant and subsequent amendments the application has been approved subject to 
appropriate conditions and for the reasons outlined in the officer report. 
 

… 
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Report to  Planning applications committee Item 

 8 September 2016 

5(B) 
Report of Head of planning services 

Subject Application no 16/00699/F - 36 - 42 Duke Street 
Norwich, NR3 3AR   

Reason         
for referral 

Objection 

Applicant Wensum Homes Ltd  
 

 

Ward:  Mancroft 
Case officer Becky Collins - beckycollins@norwich.gov.uk 

 
Development proposal 

Demolition of existing showroom and construction of 37 No. apartments. 
Representations 

Object Comment Support 
9 0 0 

 
Main issues Key considerations 
1 Principle of development The principle of residential development in 

this location.  
2 Design and Heritage Impact on character of the conservation 

area, impact on the significance of local 
heritage assets, scale, form, massing and 
appearance. 

3 Transport Accessibility of site, impact of car parking 
and provision, traffic, highway safety, cycle 
parking, servicing. 

4 Amenity Daylighting/overshadowing, 
overlooking/loss of privacy, outlook, 
noise/smell/activity disturbances, 
overbearing, amenity of future occupants. 

5 Affordable Housing The question of the viability of the site and 
its ability to deliver affordable housing.   

Expiry date Extended to 2 September 2016 
Recommendation  Approve subject to conditions and a legal 

Agreement. 
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The site and surroundings 
1. The now boarded up car show room located on Duke Street, to the east of the site, 

which is bounded by properties off Rosemary Street to the North, St Miles Alley to 
the west and Colegate to the south.  The site also backs on to and includes the 
historic curtilage wall to the west off St Miles Alley and lies within the setting of St. 
Michaels Coslany Church on Oak Street.  

2. To the west lies the churchyard of St. Michaels Coslany Church, a Grade I Listed 
Building.  There are a number of other Grade II Listed Buildings surrounding the 
site including numbers 4-7 St Miles Alley to the west, numbers 1 and 57-61 St Miles 
Alley/Queen Anne Yard and 30-34 Duke Street to the south.  A row of newer, good 
quality, modest properties that frame the view to the church and churchyard have 
been constructed adjacent to 4/5 St Miles Alley.   

3. There are a number of mature trees located within the church yard, primarily 
Turkish Hazel trees.  The three trees closest to the western boundary of the site 
overhang the application site.  

4. Properties off Duke Street are largely modest terrace properties, which abut the 
public highway, with front doors and regular patterns of fenestration.  There has 
been some unsympathetic modern infilling of flats opposite the site, set slightly back 
from the prominent building line.  Number 30-34 Duke Street is a Grade II Listed 
building located adjacent to the south of the application site.  There are windows in 
the side elevations of this property facing the application site.  

5. Queen Anne’s Yard is located to the south of the application site and is a small 
cramped shared yard with many properties with their windows and doors facing into 
this space. Eaves and ridge lines surrounding this area are modest in height and 
have a traditional form. 

Constraints  
6. The site is located within the Colegate Conservation area, adjacent to Listed 

Buildings and locally listed buildings, within an area of main archaeological interest, a 
critical drainage area and Flood Zone 2.  

Relevant planning history 
7.  

Ref Proposal Decision Date 
 

4/1990/0681 Change of use from garage to 
storage/retail/workshop for computer 
programming. 

Approved 12/09/1990  

4/1994/0228 Construction of brick planter on garage 
forecourt. 

Approved 08/04/1994  

4/1994/0229 Two internally illuminated fascia logo 
signs and one internally illuminated totem 

Approved 08/04/1994  
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Ref Proposal Decision Date 
 

sign on forecourt. 

 

The proposal 
8. The proposal is to demolish the existing boarded up car sales room and redevelop 

the site to provide 37 one and two bed apartments forming a U shape around a 
central courtyard located to the west of the site adjacent to St Miles Alley and the 
St. Michaels Coslany churchyard and boundary wall.  The development will provide 
pedestrian and vehicle access off Duke Street, as well as a pedestrian access onto 
St Miles Alley.  

Summary information 

Proposal Key facts 

Scale 

Total no. of dwellings 37 

No. of affordable 
dwellings 

0 (see Main Issue 7 outlined in this report) 

Total floorspace  1,260 sqm. 

No. of storeys 3-3.5 storeys onto Duke Street 

2.5 storeys onto St Miles Alley/Rosemary Lane 

Density 203 dwellings per hectare 

Appearance 

Materials The proposed materials include brick, reconstituted slate 
and pantiles and metal windows. 

Energy and resource 
efficiency measures 

Fabric reduction measures and 19 Solar Panels on the 
roof. 

Transport matters 

Vehicular access Off Duke Street. 

No of car parking 
spaces 

21 

No of cycle parking 
spaces 

39 
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Servicing arrangements One large bin store to the north-east of the site serviced 
off Duke Street. 

 

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

been notified in writing.  13 letters of representation have been received from 9 
separate parties citing the issues as summarised in the table below.  All 
representations are available to view in full at http://planning.norwich.gov.uk/online-
applications/ by entering the application number. 

Issues raised Response 

The height of the development and impact on 
residential properties to the east, south and 
in Queen Anne Yard, as well as properties 
along Rosemary Lane resulting in 
overlooking and loss of light.  The 
amendments to the plans to change to 
windows to high level to prevent overlooking 
will result in a towering wall overpowering 
Queen Anne Yard. 

Main Issue 5 

No street scene has been provided to show 
what the development will look like from 
Queen Anne Yard. Neighbours are also 
concerned about the quality and accuracy of 
the plans submitted.  

To scale plans of all elevations have 
been submitted with the application.  

The presence of the cycle store adjacent to 
St Miles Alley will result in increased cycling 
in this location, on the pedestrian walkway to 
the detriment of pedestrians.  

Main Issue 3 

The development is too high in relation to 
adjacent Listed Buildings and the 
Conservation Area.  

Main Issue 2 

Concerns about the proposed openings from 
the car park adjacent to Rosemary Lane and 
the potential for noise and fumes from the car 
parking area.  

Main Issue 4 

How are ground floor levels being dealt with 
within the site? 

A condition requiring finished floor levels 
has been proposed. 

How high will the wall be adjacent to 
Rosemary Lane?  This is essential to 
understand any potential amenity impacts 
from windows and terraces behind the wall 

Main Issue 4 
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Issues raised Response 

adjacent to Rosemary Lane.  

There is an excessive provision of car 
parking for the development, contrary to the 
Councils Policy.  

Main Issue 3 

Inadequate car parking – there should be at 
least one space per unit.  

Main Issue 3 

The entering and exiting of vehicles from the 
Duke Street access point will endanger 
pedestrians due to the width of the pavement 
and as vehicles speed down this street. 

Main Issue 3 

The proposal will result in overlooking, 
overshadowing and an overbearing impact 
on the neighbouring Listed 7 St Miles Alley, 
with windows facing the application site. 

Main Issue 4 

Overlooking of the courtyard off Rosemary 
Lane from the proposed first floor balcony 
(which is not visible on all the plans 
submitted).  

Main Issue 4 

Overdevelopment of the application site.  Main Issue 1 

The development would benefit from 
additional landscaping and the consideration 
of a living wall to prevent dark and 
oppressive brick walls.  

A landscaping condition has been 
added to ensure appropriate 
landscaping is used in the future 
development of the site. 

The addition of Juliette balconies and French 
doors is contrary to the character of the street 
scene and would affect the privacy of future 
occupiers at ground floor level. 

Main Issue 2 and 4 

The narrowness of the pavement off Duke 
Street is a safety concern for future residents.  

Main Issue 3 

The proposed flats are cramped and 
uninspiring with poor access to light and 
ventilation.  

Main Issue 4 

Disruption and noise during construction 
works. 

Main Issue 4 
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Consultation responses 
10. 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. 

Design and conservation 

11. Concerns about the Duke Street frontage and the use of Juliette balconies, which 
are not appropriate and the door appears to resemble a hotel lobby rather than an 
entrance to domestic properties.  The roof directly adjacent to 30-34 looks odd in 
comparison to its neighbouring unit.  

Historic England 

12. Recommend the hipped roof at the northern end of the row is reinstated and the 
central block on Duke Street is set forward to accentuate this feature. The proposed 
vehicle access off Duke Street is an unpleasant feature at ground floor level for 
pedestrians and an unsightly ‘gap’ in the architecture, especially when combined 
with the adjacent bin store.  The success of this development lies with high quality 
materials to be secured through appropriate conditions.  

Norwich Society 

13. The plans show too intensive, over-development of the site.  It is too tall on Duke 
Street side.  The historical context of the area should be taken into account.   

Archaeology 

14. Early medieval city defences in the area and possible earlier swamp.  Desk based 
assessment appears adequate, standard conditions are required. 

Environmental protection 

15. The submitted noise and contamination reports are considered acceptable subject 
to conditions to ensure appropriate measures are implemented.  Additional 
conditions/informatives for work times, dust prevention, asbestos and lighting are 
required. 

The Lead Local Flood Authority 

16. The Local Planning Authority should satisfy themselves that the proposed 
development complies with the NPPF and the Ministerial Statement for Sustainable 
Drainage Systems.  The applicants should demonstrate how the proposal accords 
with relevant standards.  The proposal should also accord with Standing Advice.  

Highways (local) 

17. No objection in principle.  However, local Highways advises the submission of 
tracking information and the provision of a curved access point to provide visibility 
and allow a vehicle to wait off the highway to address the potential conflicts with 
vehicles entering and exiting the site at the same time.  The car and cycle parking 
proposed conforms to the Local Plan requirements.  All of the domestic parking 
bays should have EV vehicle charging.  Footways on both sides of Duke Street 
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require reconstruction.  The applicant could contribute to the autumn 2016 traffic 
calming works to be carried out. A considerate construction condition is required. 

18. The proposal is considered acceptable from a bin collection point of view.  

Tree protection officer 

19. Has confirmed that the proposed works to trees adjacent to the site would be 
acceptable. 

Landscape 

20. The absence of landscaping on the Duke Street frontage is acceptable as it is in 
character with other frontages along this section of the street. The two small areas of 
landscaping shown to the south of the development are too small to be viable and will 
be difficult to maintain, they would be better hard surfaced. 
 

21. The layout of the Courtyard garden is acceptable but should be conditioned and 
details of the soft landscaping and its management submitted. 

Assessment of planning considerations 
Relevant development plan policies 

22. Joint Core Strategy for Broadland, Norwich and South Norfolk adopted March 
2011 amendments adopted Jan. 2014 (JCS) 

• JCS1 Addressing climate change and protecting environmental assets 
• JCS2 Promoting good design 
• JCS3 Energy and water 
• JCS4 Housing delivery 
• JCS6 Access and transportation 
• JCS7 Supporting communities 
• JCS9 Strategy for growth in the Norwich policy area 
• JCS11 Norwich city centre 
• JCS20 Implementation 

 
23. Norwich Development Management Policies Local Plan adopted Dec. 2014 

(DM Plan) 
• DM1 Achieving and delivering sustainable development 
• DM2 Ensuring satisfactory living and working conditions 
• DM3 Delivering high quality design 
• DM4 Providing for renewable and low carbon energy 
• DM5 Planning effectively for flood resilience 
• DM7 Trees and development 
• DM9 Safeguarding Norwich’s heritage 
• DM11 Protecting against environmental hazards 
• DM12 Ensuring well-planned housing development 
• DM28 Encouraging sustainable travel 
• DM30 Access and highway safety 
• DM31 Car parking and servicing 
• DM32 Encouraging car free and low car housing 
• DM33 Planning obligations and development viability 
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Other material considerations 

24. Relevant sections of the National Planning Policy Framework March 2012 
(NPPF): 

• NPPF0 Achieving sustainable development 
• NPPF4 Promoting sustainable transport 
• NPPF6 Delivering a wide choice of high quality homes 
• NPPF7 Requiring good design 
• NPPF10 Meeting the challenge of climate change, flooding and coastal 

change 
• NPPF12 Conserving and enhancing the historic environment 

 
25. Supplementary Planning Documents (SPD) 

• Affordable housing SPD (adopted March 2015) 
• Trees, development and landscape SPD (adopted June 2016) 

 
Case Assessment 

26. 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 Framework (NPPF), the 
Councils 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 

27. Key policies and NPPF paragraphs – DM12 and DM13, JCS4 and NPPF 
paragraphs 49 and 14.  

28. The proposal involves the demolition of the existing boarded up car salesroom and 
the construction of 37 residential units on the site, surrounding a central courtyard, 
adjacent to St. Michaels Coslany churchyard with the retention of the existing 
historic boundary wall, which runs along the western boundary of the site.  

29. Paragraph 50 of the NPPF supports delivery of a wide choice of quality homes, and 
policies JCS4 and DM12 support new housing which will help to meet housing 
needs in the city. The site is located within an established residential area, with 
regular bus services located nearby.  It is located off a main route into and within 
walking distance of the city centre, close to existing shops and facilities.  The 
proposal is for a high density development and given the sites proximity to the city 
centre, subject to other matters of design and amenity, further discussed below, the 
overall principle of residential development at this site is considered acceptable.  

30. Policy DM12 sets out the principles applying to all new residential development, 
including having no detrimental impact on the character and amenity of the 
surrounding area, contribution to achieving a diverse mix of uses in the locality and 
achieving the housing delivery targets set out in the JCS, provision of a mix of 
dwellings in terms of size, type and tenure including a proportion of family housing, 
achieving a density in keeping with the character and function of the area and 
building 10% of dwellings to lifetime homes standard on schemes of 10 or more 
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dwellings. These and other material planning considerations are addressed in the 
specific issues sections of the report below.  

Main issue 2: Design and Heritage 

31. Key policies and NPPF paragraphs – JCS2, DM3, DM9, NPPF paragraphs 9, 17, 
56, 60-66 and 128-141.    

32. The site is located within the Colegate Conservation Area. The area comprises 
small lanes criss-crossing the larger streets which run North and South, essentially 
continuing the medieval street pattern of the older City centre streets, but with large 
factories dominating the western streets.  This pattern is clearly prevalent as one 
travels along Duke Street and onto St Mary's Plain.  The Conservation Area 
Appraisal goes on to explain that 'the tight grain of the buildings . . . encloses the 
streets well, and creates an intimate feel. This character breaks down once Duke 
Street is reached'. This is a key explanation of this site which abuts Duke Street and 
Rosemary Lane/Colegate, which is a true representation of the historic street form, 
as set out in the appraisal.  

33. The Colgate Conservation Area appraisal sights the churchyards as providing 
welcome greenery throughout the area; and the presence of Georgian town houses 
and rows of terraces. It also identifies the need to reinstate building lines; introduce 
traffic calming in Duke Street; and states that large scale development should take 
its design cue from traditional factory forms. 

34. The application site also falls within the setting of a number of statutorily and locally 
listed Buildings including St. Michaels Coslany Church to the west, which is 
considered to be a landmark building within the local area.  Policy 12 of the NPPF 
requires applicants 'to describe the significance of any heritage assets affected, 
including any contribution made by their setting'.  The submitted design and access 
statement makes reference to the area's history and looks at local building type, 
materials and form, although no description of significance has been included with 
the submitted application. 

35. The proposed design along Duke Street is a maximum of four stories with a large 
central mock Georgian building abutted by three storey adjoining buildings with 
varying eaves and ridge heights.  The proposal is a great improvement on an earlier 
submitted scheme which failed to recognise the regular street pattern, continuous 
building lines and wider character of the area as outlined in the Conservation Area 
Appraisal. The proposal is set back from the principle building line which is 
prevalent in the street scene.  The restating of building lines is an objective in the 
Colegate Conservation Area appraisal.  The applicants do however proposed a 
combination of a brick wall and railings to run along the back of the 
pavement/building line to help to provide some enclosure in the street scene.   

36. The scheme along Duke Street could be greatly improved through the inclusion of 
front doors, which is a common feature when combined with regular fenestration in 
the rows of terrace opposite the application site.  This would create activity in the 
street as well as helping the development blend with the existing character of the 
area.  The applicant has however raised concerns, as this is at odds with the design 
objectives of the development to provide high scale apartments accessed off a 
central entrance lobby and maximise development potential.  The set back is also 
to accommodate services for the flats.   
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37. The proposal includes a number of Juliett balconies with double doors overlooking 
Duke Street, although this is not characteristic of the surrounding area the applicant 
states they are key way of accessing light into the rooms behind.  A more common 
fenestration pattern for Georgian properties of this size would to have regular 
decreasing window sizes as one rises up the building.  

38. Conditions with regards to materials, windows detailing and detailing around the 
doors and windows will be important to ensure this development makes a positive 
contribution to the street scene and the character of the Conservation Area.  

39. The Conservation Area Appraisal outlines the street pattern in this area as having 
small lanes criss-crossing the larger streets.  Some consideration has been given to 
applying this approach to this development.  The applicants have therefore added 
pedestrian access points to the site from the east and west.  However, to maximise 
the development potential of the site, unfortunately a public access route through 
the site is not proposed.   

40. The development will largely be hidden from view from the south by existing built 
form with clear views to the site from Duke Street and Colegate.  To the rear large 
trees within the churchyard and the proposed set back of the built form away from 
the historic boundary wall will help to retain this green space and avoid any over 
dominance of the proposal on the Listed church.  A landscaping condition will be 
applied to any subsequent approval to ensure appropriate landscaping is 
implemented alongside the proposed development.  

41. Other built development to the rear of the site will have higher eaves and ridge 
heights than its historic neighbouring properties; however, the stepped ridge line will 
help with the negative impacts of this, as will the retention of the western wall, 
which protects the setting of neighbouring Listed Buildings also.  Although this 
should not be treated as a ‘rear’ elevation, the limited detailing on the rear elevation 
is largely to reduce amenity impacts on neighbouring properties, further discussed 
below.  This elevation however, is considered to suitably frame the churchyard and 
not compete with neighbouring buildings. As such it would not detract from the 
appearance of the scheme to such an extent that it would warrant refusal of 
planning permission in this instance.  Overall it is considered that the proposal 
would serve to enhance the character of the Conservation Area given that it 
includes the removal of the existing boarded and closed car showroom.  Also, the 
proposal includes car parking and other services largely hidden within the footprint 
of the existing development which is preferable than being sited adjacent to the 
public highway.  

42. The proposal will block views to neighbouring locally listed buildings to the north of 
the site.  However, given these buildings current setting, the redevelopment of this 
site would actually improve the quality of this area to the benefit of their setting.   

43. The proposal is likely to lead to less than substantial harm to the significance of 
locally designated heritage assets, due to the design of the proposal and the 
presence of existing unsightly built form in close proximity to existing heritage 
assets.  The setting of the St. Michaels Coslany Church will remain largely 
unaltered due to the retention of the historic boundary wall.  The benefits of the 
proposal through the provision of 37 residential units is likely to have sufficient 
public benefits to outweigh some of the design concerns of the site, a key 
consideration as set out in paragraph 133 of the NPPF.  The proposal with its 
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variance in ridge lines and building forms and the insertion of some historic 
features, is likely to preserve the setting of the Conservation Area. As such any less 
than substantial harm caused to statutorily and locally listed buildings are 
considered to be outweighed by the benefits of the proposals in terms of providing 
new housing and improving the appearance of the conservation area when viewed 
from Duke Street.  On this basis the proposal is considered in accordance with 
Policy 12 of the NPPF and policies 2 of the Joint Core Strategy, and DM3 and DM9 
of the Norwich Local Plan. 
 

Main issue 4: Transport 

44. Key policies and NPPF paragraphs – JCS6, DM28, DM30, DM31, NPPF 
paragraphs 17 and 39. 

45. Local Highways have raised concerns with regards to the vehicle access point off 
Duke Street, asking for it to have a splayed corner to provide better visibility and 
allow multiple access and egress to and from the site.  It is considered that this 
would have a detrimental impact on the design of the scheme and the street scene 
and given the speed restrictions on Duke Street then this is not considered 
necessary at this time.  

46. Local Highways have also requested that the footways on both sides of Duke Street 
are reconstructed and widened and the applicant contribute to local traffic calming 
works.  Paragraph 204 of the NPPF states ‘Planning obligations should only be 
sought where they are . . . necessary to make the development acceptable in 
planning terms; directly related to the development; and fairly and reasonably 
related in scale and kind to the development’.  This development therefore cannot 
be expected to improve an existing poor situation or contribute to works already 
committed or necessary to address an existing situation.  It is considered that it 
would only be reasonable to require works to the pavement on the side of the street 
where the development is proposed.  Although, concerns have been raised about 
the width of the pavement on this side of the street, the proposal is set back from 
the highway and therefore the movement of people in and out of this building is 
unlikely to hinder the passing of pedestrians, apart from on bin collection day when 
a number of bins could be present.  Despite this, as bin collection will be for a 
limited time period only then the proposal is considered acceptable and no further 
obligations sought on this basis. 

47. The site is located within an area where a car free development would be 
encouraged.  The application proposes car parking less than the maximum 1 space 
per unit, as set out in Policy DM31 and therefore the proposed car parking provision 
is considered acceptable.  Vehicle charging facilities for all vehicles will also be 
required by condition.  The application also proposes 39 cycle spaces, the exact 
details of their siting and storage is to be conditioned to ensure adequate cycle 
provision in accordance with policy DM31.  

48. A proposed cycle store is located adjacent to St Miles Alley.  Some concerns have 
been raised that this location would encourage further use of cycles on the 
pedestrian walkway.  The location of the cycle store would not affect the pedestrian 
right of way in this location, nor would it encourage use of cycles in this location.  To 
avoid conflict with vehicles, this is considered a logical location for cycle storage.  
The proposal is considered acceptable on this basis.  
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Main issue 5: Amenity 

49. Key policies and NPPF paragraphs – DM2, DM11, NPPF paragraphs 9 and 17. 

50. A number of alterations have been made to the originally submitted scheme to try to 
address some of the amenity concerns raised during the initial consultation.  These 
amends have been publically consulted upon and the comments received have 
been summarised earlier in this report.  

51. The previously proposed three storey development plus windows on its northern 
side elevation would have overlooked the rear courtyard of the small property off 
Rosemary Lane, adjacent to the north of the site.  The original proposal would have 
had a detrimental impact on the amenity of this property from generating 
overlooking from windows and have an overbearing nature due to its height and 
positioning adjacent to the boundary of this property.  The plans have been 
amended to remove windows, apart from one, from the northern elevation 
overlooking the courtyard and reduce the eaves height to mimic that of the existing 
property.  The remaining window is offset to avoid any negative impacts and the 
reduction in eaves height to match that of this existing property would address any 
negative impacts of being overbearing.   

52. The neighbouring properties opposite this part of the site have raised some 
concerns with regards to overlooking from windows and a terrace as proposed on 
this western elevation.  Given that these neighbouring properties windows and 
courtyards face a public right of way with no boundary treatment and the distances 
between them and the proposal, with the existence of a proposed boundary wall 
(shown at a height of 3.5 metres) then it is not considered that the impact on 
amenity for these properties could justify refusal of planning permission on this 
basis.  One terrace behind the wall, was however removed on the advice of officers, 
to ensure any impacts from overlooking to windows in the side elevation of numbers 
2 and 7 St Miles Alley was prevented.  A condition will be added to approve 
boundary treatments to ensure neighbouring amenity is protected.  

53. Concerns have also been raised with regards to openings proposed from the car 
park out on to St Miles Alley/Rosemary Lane and the potential to increase noise 
and fumes.  No concerns have been raised by Environmental Health.  There is 
sufficient ventilation around the car park so as not to give rise to excessive amounts 
of fumes or noise being directed towards the three openings off Rosemary Lane.  
Also, there is sufficient distance between these openings and neighbouring 
windows and the use of the car park is for gated residential purposes so it is 
unlikely to generate a significant number of vehicle movements or vehicles would 
be hanging around in the car park with their engines running.  The use of this car 
park is likely to be similar to the adjacent car park off Rosemary Lane.  The 
applicants propose to install decorative metal railings within these openings, picking 
up the historic use as a former “Forge”.  A condition will be added to any 
subsequent proposal to control the infilling of these openings.  It has been 
suggested that the openings are reduced in size with brick below railings to assist 
with preventing any negative impacts. 

54. Further amendments have been made to the southern elevation of proposal with 
the removal of windows, changing windows to high level and obscure glazing some 
windows to protect neighbouring properties to the south from overlooking whilst 
retaining light for future occupants.  The application does propose new built form 
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adjacent to Queen Anne Yard and properties off Duke Street, however, given the 
existence of built form in this location and the distances between properties then 
the proposal is considered acceptable, subject to conditions with regards to obscure 
glazing.  

55. Concerns have been raised with regards to noise and disturbance caused during 
construction works.  A condition requiring details of construction management will 
be required to ensure these works do not have a significantly detrimental impact on 
the amenity of neighbouring properties.  

56. The majority of the proposed units are single aspect units, often with long large 
spaces served by one window.  Although, preference would be to achieve better 
levels of light for future occupants through the addition of windows, all rooms are 
served by a window, with reasonable outlook. As such the proposal is considered 
acceptable on this basis.  

57. The requirement to provide lifetime homes in policy DM12 applies to sites of 10 plus 
dwellings, a condition will therefore be added to the proposal requiring the 
development to meet this standard. 

58. Policy DM12 requires new housing developments to provide for a mix of dwellings, 
in terms of size, type and tenure including (where the size and configuration of the 
site makes this practicable and feasible) a proportion of family housing and flats to 
meet the needs of the community'. The proposal makes provision for 37 one and 
two bed units.  As such the development provides a mix of dwellings with two bed 
units to serve the family requirement.  

59. Based on the amendments to the plans it is considered that the development would 
provide an acceptable standard of  amenity for existing and future occupants  in 
accordance with policies DM2 and DM11 of the Norwich Local plan. 

Main issue 7: Affordable housing viability 

60. Key policies and NPPF paragraphs – JCS4, DM33, NPPF paragraph 50. 

61. The applicant has submitted a viability assessment to demonstrate that there is 
insufficient viability within the development to provide affordable dwellings or further 
s.106 contributions.  This has been independently assessed by the District Valuer 
Service (DVS). Following this advice officers a agree that this scheme is marginally 
viable without any affordable housing and with the CIL contribution proposed.  The 
report from the DVS goes on to recommend ‘if you are prepared to proceed with 
this scheme we would suggest that you include a time scale for delivery in any 
section 106 agreement which if not met, triggers an automatic viability review. This 
will provide a means of taking account of any increase in values over time and 
helps to ensure delivery of the scheme within a reasonable time scale’. 

62. A draft section 106 has been submitted which would require the developers to 
review the viability report, if not commenced development, at either 12 months from 
the permission or 12 months from the last discharge of condition application.  This 
requires payment to the Council in the event the market values mean that there is 
sufficient value within the site to contribute to the local provision of affordable 
housing.  It is recommended that if planning permission is granted it is subject to 
the signing of this agreement.  
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63. Appropriate CIL contributions will be paid.  

Other matters  

64. The following matters have been assessed and considered satisfactory and in 
accordance with relevant development plan policies, subject to appropriate conditions 
and mitigation:  

65. Trees 

The Colegate Conservation Area Appraisal sights trees within the churchyard as 
important and given their location within the Conservation Area any works to these 
trees would require consent.  The application proposes within the submitted 
Arboricultural report, an east side reduction of 2 metres to three Hazel trees closest to 
the site.  The Council’s tree officer has looked at these trees and believes that the 
works proposed would not affect the long term health or stability of these trees.  No 
further works to trees are proposed.  A condition to ensure all works in this location 
are undertaken in accordance with the protection measures as outlined in the 
submitted Arboricultural report should be applied in the event planning permission is 
required.  The proposal is therefore considered in accordance with Policy DM7 of the 
Norwich Local Plan. 

66. Energy 

Conditions had been proposed to ensure the development contributes to the 
achievement of lifetime homes as well as makes contributing to decentralised energy 
supply as set out in the submitted Energy Statement through the enhancement of 
fabric within the building and the installation of solar panels in accordance with 
policies 10 of the NPPF and JCS3 of the Joint Core Strategy.  
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67. Water 

The Lead Local Flood Authority has referred the LPA to standing advice with regards 
to flooding.  The applicants have submitted a Flood Risk Assessment (FRA), which 
highlights the sites location within Flood Zone 2, therefore the site has a medium risk 
of flooding.  The site is also located within the critical drainage catchment area.  
Anglian Water and Environment Agency, despite being consulted, have not 
responded to previous consultations with regards to this application.   

68. Policy 10 of the NPPF states, local planning authorities should ensure flood risk is not 
increased elsewhere and only consider development appropriate in areas at risk of 
flooding where, informed by a site-specific flood risk assessment (FRA).  The 
submitted FRA sequential test supports residential development in flood zone 2.  
Also, given the existing extent of built form, surface water drainage will mirror that of 
the existing situation with a slight improvement with the addition of permeable paving 
within the courtyard.  This can be secured through the proposed landscape condition.  
The proposal is therefore considered acceptable on this basis. 

69. Contamination  

Conditions have been proposed to ensure that the development, if permitted, 
contains suitable remediation measures to address any onsite contamination in 
accordance with policy 11 of the NPPF and Policy DM11 of the Norwich Local Plan. 

Equalities and diversity issues 

70. There are no significant equality or diversity issues. 

S106 Obligations 

71. A draft s.106 agreement has been submitted.  If this application is approved then 
the section 106 agreement will need to be entered in to, to review the affordable 
housing viability in the event the development has not commenced after a period of 
12 months. 

Local finance considerations 

72. 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. 

73. 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. 

74. In this case local finance considerations are not considered to be material to the 
case. 

Conclusion 
75. The proposed scheme will provide an appropriate form of residential development, 

which serves to preserve the character and appearance of the Conservation Area 
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and the setting of local heritage assets, through an appropriate design and the loss 
of the existing boarded up and unsightly car showroom. 
 

76. Whilst the proposal is of high density, it will make a generous contribution to the 
provision of mixed use housing in a highly accessible site close to the city centre.  
The site is in an established residential area and surrounded by existing dwellings 
on its east, west and south sides.  It is not considered that the proposals would 
unduly impact the amenity of neighbouring residents and future occupants will 
benefit from satisfactory living conditions.   
 

77. Subject to conditions and a suitable section 106 agreement, the development is 
considered 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 
To approve application no. 16/00699/F - 36 - 42 Duke Street Norwich NR3 3AR  and 
grant planning permission, subject to the completion of a satisfactory legal agreement 
and subject to the following conditions: 

1. Standard time limit; 
2. In accordance with plans; 
3. Details to include: materials to be used in external construction of development 

(including samples), external walls and railings, all external joinery and 
fenestration including rooflights, rainwater goods, infilling of openings on western 
side of the site; 

4. Landscaping scheme including all soft and hard landscape, boundary treatments, 
finished site levels and management measures; 

5. Works to be undertaken in accordance with the protection measures as outlined in 
the submitted arboricultural report;  

6. Construction Method Statement; 
7. Solar panels;  
8. Parking, EV charging and cycle/ bin storage details; 
9. Obscure glazing of windows in the south elevation as shown on plan reference 

4876 C received on 05/08/2016 to be permanently retained in that form; 
10. Noise mitigation measures in accordance with the submitted noise report; 
11. Contamination measures; 
12. Travel Plan; 
13. Water efficiency; 
14. Lifetime homes; and 
15. Archaeology. 

 
Informatives: 

1. Protection of noise from balconies.  
2. Note to remind the use of permeable paving in courtyard to assist with surface 

water drainage. 
 

Article 35(2) Statement 
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The local planning authority in making its decision has had due regard to paragraph 187 
of the National Planning Policy Framework as well as the development plan, national 
planning policy and other material considerations, following negotiations with the 
applicant and subsequent amendments the application has been approved subject to 
appropriate conditions and for the reasons outlined in the officer report. 
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Report to  Planning applications committee Item 

 08 September 2016 

5(C) 
Report of Head of planning services 

Subject Application no 16/00536/F - 5 - 9 Haymarket, 
Norwich, NR2 1QD   

Reason         
for referral 

Objection 

 

 

Ward:  Mancroft 
Case officer Becky Collins - beckycollins@norwich.gov.uk 

 
Development proposal 

Demolition of existing buildings and erection of new retail store (Class A1) 
(revised design). 

Representations 
Object Comment Support 

1 0 0 
 
Main issues Key considerations 
1 Principle of development The principle of residential development in 

this location.  
2 Design and heritage Impact on character of the conservation 

area, the significance of local heritage 
assets, scale, form, massing and 
appearance. 

3 Transport Accessibility of site, car parking and cycle 
parking provision and servicing. 

4 Energy The provision of sustainable development. 
Expiry date 29 July 2016 extend to 14/09/2016. 
Recommendation  Approve subject to conditions 
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The site and surroundings 
1. The application site consists of the existing three storey ‘Primark’ store with 

frontages onto Haymarket and White Lion Street.  It also includes the neighbouring 
two shops (previously Dorothy Perkins and Wallis now vacant), which are to be 
demolished and replaced with a three storey extension to the existing Primark 
Store.  The existing units are 3 storey buildings, with the third floors set back from 
stark frontages consisting of bland/dark bricks, not characteristic of the 
neighbouring historic shop frontages.  There are a limited number of openings 
within the first floor frontage of the previous Dorothy Perkins and Wallis shops. 

2. The Primark Store is white painted, although tired and in need of refurbishment.  
The shops positioning holds a prominent position along Haymarket and White Lion 
Street, opposite the open area in front of Next/Macdonalds.  This area acts as a 
communal space with some greenery and seating and off Haymarket.  On White 
Lion Street a similar wide perception of the building can be gained via wide 
pavements, acting as a key pedestrian movement zone.  The current buildings, 
other than following the historic building line, make a limited contribution to these 
street scenes.  

3. There is an existing large roller shutter door onto White Lion Street acting as 
servicing for Primark (the proposal will include the retention of this roller shutter and 
its use as servicing for the new store). 

4. The site lies within the St Stephens Conservation Area and is  adjacent to the 
Grade II* Curat House (The White Company shop), a Schedule Ancient Monument.  
There are a number of other heritage assets surrounding the application site.  

Constraints  

5. St Stephens Conservation Area; Heritage designations (including the setting of Listed 
and locally Listed Buildings and adjacent to a Schedule Ancient Monument and area 
of archaeological interest); City Centre Leisure Area; Primary Retail Area, Primary 
Shopping frontage and frontage to core zone (Haymarket) and other zone (White Lion 
Street); and City Centre car parking area and increase area. 

Relevant planning history 
6.  

Ref Proposal Decision Date 
 

4/2001/0651 Installation of replacement shop front. APPR 23/08/2001  

4/1997/0882 Installation of new lift shaft and motor 
room, plant and machinery, replacement 
roof, alterations to existing shopfronts and 
replacement roller shutter to loading bay 

APCON 03/03/1998  

11/00059/F Demolition of existing second floor 
corridor link and ancillary rooms at east 
end of building and erection of an 

CANCLD 08/07/2011  
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Ref Proposal Decision Date 
 

extension at second floor level towards 
White Lion Street and installation of new 
external shop frontages to both 
Haymarket and White Lion Street 
elevations. 

11/00063/C Demolition of redundant plant rooms and 
existing storage. 

APPR 04/04/2011  

16/00536/F Demolition of existing buildings and 
erection of new retail store (Class A1) 
(revised design). 

PCO 
  

16/00536/F Demolition of existing buildings and 
erection of new retail store (Class A1) 
(revised design). 

PCO 
  

16/00536/F Demolition of existing buildings and 
erection of new retail store (Class A1) 
(revised design). 

PCO   

 

The proposal 
7. The proposal is for the demolition of existing buildings and the erection of a new 

retail store (Class A1). 

8. This will be a phased development whereby the neighbouring two A1 retail units are 
demolished and rebuilt.  The existing Primark store is to be refurbished providing 
additional third floor retail space as well as staff accommodation.  The units will 
then be linked with shared lift and other customer conveniences and will trade as 
one store. New shop frontages will be installed onto the fronts of buildings onto 
Haymarket and White Lion Street.  The existing servicing arrangements onto White 
Lion Street are also to be improved. Mechanical plant and air source heat pumps 
are to be located in a central point on the roof of the building.  

Summary information 

Proposal Key facts 

Scale 

Total floorspace  1805 sqm 

No. of storeys 3 

Appearance 

Materials High performance felt roof covering; metal framed 
windows and doors and roller-shutter doors for goods 
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area 

Energy and resource 
efficiency measures 

Air source heat pumps to be installed in the four air 
handling plant units located on the roof.  

Operation 

Opening hours Monday to Saturday 8am till 7pm; Sunday 10am till 
4.30pm 

Ancillary plant and 
equipment 

To be located in the centre of the roof on its northern 
side, the least intrusive position on the building.  

Transport matters 

No of cycle parking 
spaces 

30 external customer bicycle spaces on Orford Hill (to be 
secured via Grampian condition).  15 internal staff 
bicycle spaces. 

Servicing arrangements The site will be serviced off White Lion Street, as per the 
existing arrangement.  

 

Representations 
9. This application was advertised on site with site notices at Haymarket and White Lion 

Street and in the press.  Adjacent and neighbouring properties have been notified in 
writing.  No letters of representation have been received.   

One letter of objection was received from the Norwich Society strongly objecting to the 
proposal on the grounds this is an ugly, insensitive proposal, harmful to the character of 
two streets.  Haymarket is an historic area and needs quality architecture.  Since receipt 
of amended plans, a further consultation to Norwich Society has been sent.  The Norwich 
Society retain their objection on the grounds that whilst they have taken English Heritage 
comments into consideration, done away with the mansard roof and used a set-back 
vertical wall instead, giving a less monotonous building line, the proposal still does little to 
acknowledge any of its surroundings or the historic and conservation character of the 
frontages within which it sits.  Its appearance remains bland and out of keeping with the 
character of Gentleman’s Walk.  The materials palette has been improved, using dark 
stone instead of vinyl cladding, however these still represent a standard commercial 
specification rather than referencing specific context.   

Consultation responses 
10. Statutory consultation responses received are summarised below, the full 

responses are available to view at http://planning.norwich.gov.uk/online-
applications/ by entering the application number. 
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Historic England 

11. Historic England has provided advice and comments throughout the application 
process and the design of the proposals have evolved on this basis.  The latest 
comments from Historic England note the following: 

12. The revised plans show the new designs have responded to our previous advice, 
particularly in the way they attempt to show the floor levels stepping down on 
Haymarket and some vertical differentiation to distinguish the historic plot 
boundaries contained in the site. The simplification of the top storey is also 
welcome. The detailing of fenestration, the formation of relief detail in the facades 
and quality of cladding materials (especially the brickwork) will be very important 
but we are content to defer to the Council's discharge of conditions to cover those 
aspects and would not object to the granting of consent. The Council should also 
confirm that the County archaeological services are satisfied that suitable 
monitoring and mitigation strategy is in place before permission is granted. 
 

Archaeology  

13. Standard conditions should be applied to include monitoring works adjacent to the 
undercroft. 

Lead Local Flood Authority 

14. No comments to make.  

Highways (local) 

15. No objection subject to necessary cycle parking conditions being applied. 

Assessment of planning considerations 
Relevant development plan policies 

16. Joint Core Strategy for Broadland, Norwich and South Norfolk adopted March 
2011 amendments adopted Jan. 2014 (JCS) 

• JCS2 Promoting good design 
• JCS11 Norwich city centre 

 
17. Norwich Development Management Policies Local Plan adopted Dec. 2014 

(DM Plan) 
• DM1 Achieving and delivering sustainable development 
• DM3 Delivering high quality design 
• DM9 Safeguarding Norwich’s heritage 
• DM18 Promoting and supporting centres 
• DM20 Protecting and supporting city centre shopping 
• DM21 Protecting and supporting district and local centres 
• DM28 Encouraging sustainable travel 
• DM31 Car parking and servicing 
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Other material considerations 

18. Relevant sections of the National Planning Policy Framework March 2012 
(NPPF): 

• NPPF0 Achieving sustainable development 
• NPPF2 Ensuring the vitality of town centres 
• NPPF4 Promoting sustainable transport 
• NPPF7 Requiring good design 
• NPPF12 Conserving and enhancing the historic environment 

 
19. Supplementary Planning Documents (SPD) 

• Main town centre uses and retail frontages SPD adopted December 2014 
 
Case Assessment 

20. 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 Framework (NPPF), the 
Councils 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 

21. Key policies and NPPF paragraphs – DM18, DM20, DM21, NPPF paragraph 23. 

22. Paragraph 23 of the NPPF supports positive and competitive town centre 
environments.  Policy DM18 promotes the provision of retail within primary retail 
frontages, such as this, in accordance with the retail hierarchy as set out in Policy 
19 of the Joint Core Strategy, which directs retail and other town centre uses 
primarily to Norwich City Centre.  Policies DM20 and DM21 seek to protect retailing 
uses within the Primary Shopping Frontages and promote the use of first floors.  On 
this basis the proposal will retain A1 retail in this location, it is considered in 
acceptable in principle and in accordance with the NPPF and the Development 
Plan, subject to consideration of other relevant material planning consideration as 
set out below.  

Main issue 2: Design and heritage 

23. Key policies and NPPF paragraphs – JCS2, DM3, DM9, NPPF paragraphs 9, 17, 
56, 60-66 and 128-141. 

24. The site is located within the St Stephen character area of the Conservation Area 
and within the setting of a number of heritage assets.  This part of the Conservation 
Area is characterised by large buildings and blocks of buildings and has a modern 
feel, despite having a number of historic buildings.  The routes are wide with large 
open spaces at junctions representing previous market areas, as set out in the St 
Stephens Conservation Area appraisal.  St Peter Mancroft church dominates views 
along Haymarket.  The predominant materials in this location are red brick with 
pantile roof and sash windows, although slate is also a common roofing material 
which became popular in C19. 
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25. The aims for this area, as set out in the St Stephens Conservation Area Appraisal, 
are to improve shopfronts; control advertising; and create a high quality street 
scape.  The proposal is to reconfigure the shop fronts, add additional glazing at first 
floor levels, as well as articulate shop fronts with glazing bars to improve the 
outlook of the frontage.  The third floor mansard roof has been set back from the 
front elevation and therefore will have a limited aspect from the street scene, which 
on Haymarket will be partially blocked by existing trees as you descend to the street 
outside the building.  A separate advertisement consent application will be required 
to consider any proposed advertisements.  It is considered that subject to the use of 
good quality materials (to be secured by condition) the proposals will actually 
enhance these three shop fronts and improve the character of the street scape and 
Conservation Area in this location.   

26. The site is surrounding by Listed and locally Listed Buildings, including Norwich 
castle, to the North of the site, although as set out in the Conservation Area 
Appraisal, views in this area are general dominated by St Peter Mancroft Church.   

27. To the east side of the site is Norwich Castle (Grade I Listed), with views possible 
from the roof.  Numbers 20, 22, 22a and 24 White Lion Street and 2 (formerly the 
Bell Hotel), 6, 7, and 8 Orford Hill, (all Grade II Listed) and 2 and 10-11 Haymarket 
are locally Listed.  To the south, The Lamb Inn, 2 Orford Place (The Burlington 
Buildings) and numbers 14 and 18 Hay Hill (all Grade II) and numbers 11 Orford 
Hill, 1, 29-31 and 33 Orford Place are locally listed.  To the west is St Peter 
Mancroft Church (Grade I Listed) numbers 19-20, 21, 22, 22a, 23 and 24 
Haymarket (all Grade II).  On the north side of the store is the site of Curat’s House 
(Grade II*) which is a Scheduled Ancient Monument and No’s 3-4 Haymarket 
(Grade II). 

28. Paragraph 131 of policy 12 of the NPPF, requires local planning authorities to take 
account of the desirability of sustaining and enhancing the significance of heritage 
assets and putting them to viable uses consistent with their conservation; the 
positive contribution that conservation of heritage assets can make to sustainable 
communities; and the desirability of new development making a positive 
contribution to local character and distinctiveness.  

29. The proposal has been the subject of a number of revisions and alterations, which 
have been examined and revised on the advice of Heritage England and officers.  
The resultant design is considered acceptable, subject to the use of good quality 
materials.  The proposal, given its use of the existing footprint and that is likely to be 
an improvement to the existing situation, is unlikely to significantly impact the 
setting of surrounding heritage assets.  The proposed new foundations and lift pits 
for the new development will be located away from the party wall on the north side 
so as not to have any structural impact on the adjacent Curat’s House and a 
monitoring condition, as recommended, will be applied to ensure these works do 
not affect the undercroft of this Scheduled Ancient Monument.  The proposals are 
considered to make less than substantial harm to the significance of locally 
designated heritage assets and will actually provide public benefits through 
improving the street scene in this location. 

30. The resultant design includes sufficient set back of the third floor onto both 
Haymarket and White Lion Street so as not to be significantly visible in the street 
scene.  The shop fronts and materials have been altered to relate better to the 
Haymarket Street Scene and to provide greater breakage in this conjoined frontage 
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so as not to over dominate the street scene.  Materials will need to be checked and 
approved and a further advertisement consent submitted to approve signage to 
ensure it is appropriate on such a large shop front in this location.  On this basis 
and subject to the conditions proposed, the proposal is considered appropriate in 
terms of design and heritage and in accordance with policies JCS2, DM3, DM9 and 
policies 6 and 12 of the NPPF.  

Main issue 5: Transport 

31. Key policies and NPPF paragraphs – JCS6, DM28, DM30, DM31, NPPF 
paragraphs 17 and 39. 

32. The Local Highways raise no objection to the proposal, subject to the provision 
cycle parking.  A Grampian condition has been proposed securing 30 off site cycle 
parking spaces on Orford Hill and 15 internal staff bicycle spaces to be split 
between a storage area in the ground floor goods in area and the second floor 
stock room alongside the staff lifts, as shown on the plans.  This is considered an 
acceptable level of provision. 

33. No car parking is proposed as part of this development, this is acceptable based on 
the existing provision within local car parks.  

Main issue 7: Energy 

34. Key policies and NPPF paragraphs – JCS3, DM1, NPPF paragraphs 94 and 96. 

35. Policy JCS3 requires developments, such as this, which are over 1000 sqm to 
provide 10% of the schemes total energy requirements by renewable means.  A 
supporting Energy Statement has been submitted with the application and proposes 
the provision of air source heat pumps to be installed in the four handling plant units 
located on the roof.  These will exceed the target of 10% and will be discreetly 
located.  On this basis the proposal is considered in accordance with Policy JCS3. 

Other matters  

Flood Risk 
36. The application has been submitted with supporting information with regards to flood 

risk.  The submitted Flood Risk Assessment (FRA) concludes that this use is 
acceptable in Flood Zone 1 as it is ‘less vulnerable’ development and the site is 
considered to be at low risk of flooding from all other sources.  The submitted FRA 
proposes to discharge surface water to the same outfall rates at present and for the 
consideration of the use of green roofs.  A condition is therefore proposed for the 
development to comply with the details as outlined in the submitted FRA.  This is 
considered to be in accordance policy 10 of the NPPF, which requires new 
development to ensure flood risk is not increased elsewhere and Policy DM5 which 
supports the use of mitigation measures to deal with surface water arising from 
development proposals, to minimise the risk of flooding and where possible reduce 
the risk, within the surrounding area. 
 

37. Also, a noise assessment was submitted looking specifically at the proposed 
heating, ventilation and air conditioning plant.  The report concludes that the plant 
proposed would not adversely impact the local area and would not result in a 
perceptible increase in background noise.  Given the location of the development, it 
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is not considered any further works or conditions are necessary and that the 
proposal accords with policy 11 of the NPPF. 

Compliance with other relevant development plan policies  

38. A number of development plan policies include key targets for matters such as 
parking provision and energy efficiency.  The table below indicates the outcome of 
the officer assessment in relation to these matters. 

Requirement Relevant policy Compliance 
Cycle storage DM31 Yes subject to condition 

Car parking 
provision DM31 Not applicable 

Refuse 
Storage/servicing DM31 

Yes subject to condition (however the 
arrangements are to be an extension to the 

existing arrangements) 

Energy efficiency 
JCS 1 & 3 

DM3 

Yes subject to condition 

 

Equalities and diversity issues 

39. There are no significant equality or diversity issues. 

S106 Obligations 

40. None. 

Local finance considerations 

41. 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. 

42. 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. 

43. In this case local finance considerations are not considered to be material to the 
case. 

Conclusion 
44. The proposal is considered acceptable in principle and through alterations and 

revisions would have an acceptable impact on the character and appearance of the 
street scene, as well as the Conservation Area.  The proposal is unlikely to impact 
the setting of local heritage assets.  On this basis the development is considered in 
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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 
To approve application no. 16/00536/F - 5 - 9 Haymarket Norwich NR2 1QD and grant 
planning permission subject to the following conditions: 

1. Standard time limit; 
2. In accordance with plans; 
3. Materials;  
4. Cycle storage;  
5. Energy/Air source heat pumps; 
6. Refuse and servicing arrangements; 
7. The flood risk measures as outlined in the submitted FRA; 
8. Archaeology condition – Written Scheme of Investigation with monitoring of works. 

 

Article 35(2) statement 

The local planning authority in making its decision has had due regard to paragraph 187 
of the National Planning Policy Framework as well as the development plan, national 
planning policy and other material considerations, following negotiations with the 
applicant and subsequent amendments the application has been approved subject to 
appropriate conditions and for the reasons outlined in the officer report. 
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Report to  Planning applications committee Item 

 8 September 2016 

5(D) 
Report of Head of planning services 

Subject 
Application nos 16/00782/F and 16/00783/L - 
Sainsbury Centre for Visual Arts, University of East 
Anglia, Earlham Road, Norwich. 

Reason         
for referral 

Objection  

 

 

Ward:  University 
Case officer Lee Cook - leecook@norwich.gov.uk 

 
Development proposal 

Extension of car park P7 (Biological Sciences Car Park) and provision of on 
street parking off Norfolk Road adjacent to the Sainsbury Centre for Visual 
Arts (SCVA). 

Representations 
Object Comment Support 

1 (C20th Society)  2 (plus original 
architects for the SCVA) 

 
Main issues Key considerations 
1 Principle Close ties of SCVA to the University; 

Failure of parking operationally and for 
reputation; Trip analysis.   

2 Transportation Reasoned justification for increased car 
parking; Wider actions by the University to 
reduce car parking or encouraging modal 
shift; Management of the car parking and 
SCVA travel demand. 

3 Heritage and design  Building setting; Group value; Natural 
landscape’ setting; Hard and soft 
landscaping; Norfolk Road bay; Public 
benefit of access and viable operation. 

4 Landscaping and river valley Green edge/setting and Yare Valley setting; 
Screening; ecological benefits; 
Replacement tree planting 

5 Trees Arboricultural method statement works 
within root protection areas; TPO root 
levels; Grading within this space 

Expiry date 14 September 2016 
Recommendation  Approve Planning Permission subject to 

conditions. 
Grant listed building consent subject to 
conditions. 
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The site and surroundings 
1. The Sainsbury Centre for Visual Arts (SCVA), designed by Foster Associates, was 

constructed through 1977 and opened in 1978 in order to house the art collection of 
Lord and Lady Sainsbury and to provide academic study and research space. The 
Crescent Wing, a semi-sunken extension containing gallery and work spaces, 
stores, and offices, is located at the south-east end of the Sainsbury Centre 
building. The building stands on the south-west side of the University of East Anglia 
(UEA) campus, first developed to the master plan and designs of Denys Lasdun in 
the 1960s.  

2. The Biological Sciences Car Park is located to the side of the Biological Sciences 
building. The existing facility currently provides 12 formal parking spaces and is 
accessed via Norfolk Road which is a one-way, single track road which links the 
lower (western) end of Chancellors Drive with the entrance to the SCVA building. 

Constraints  
3. The SCVA building is now listed at Grade II*. Historic England have advised that 

the Crescent Wing addition to the original building is too young to be assessed for 
listing and is not included in the main building listing.  

4. A number of other buildings at the UEA were listed in 2003: Suffolk and Norfolk 
Terrace (the ziggurats), both at Grade ll*, and the Teaching Wall and the Library, 
both at Grade ll. These form a core group to the central campus with the Sainsbury 
Centre linked to these at high level via a connection to the grade II listed walkway 
running between the ziggurats and Teaching Wall at its west end.  

5. The Conservation and Development Strategy for the University is adopted and 
agreed between UEA, Historic England and Norwich City Council. The UEA 
Landscape Strategy was also adopted in 2010. These act as a philosophy and 
guide for development and maintenance works on the campus buildings and 
landscape.  

6. The site is immediately adjacent to the designated river valley area under policy 
DM6 of the development management policies plan, which leads down to University 
Broad and river Yare. Land to the north of Norfolk Road contains a tree protection 
order and the adjoining woodland to the south is part of a designated wildlife site. 

Relevant planning history 
7.  

Ref Proposal Decision Date 
 

4/1988/1260 Extension to Sainsbury Centre 
basement to provide ancillary 
accommodation including storage, 
workshop facilities, and small 
gallery/multi purpose space (Amended 

Approved 24/11/1988  
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Ref Proposal Decision Date 
 

Scheme) 

4/1989/0433 Construction of temporary site service 
roads. 

Temporary 25/05/1989  

03/00307/F Alterations and erection of glass 
canopies to School and Gallery 
entrances, installation of rooflight to 
crescent wing, and new external floor/ 
surface finishes and bollards 

Approved 29/12/2003  

13/00747/L Removal and partial replacement of 
glazed balustrades, removal of existing 
visitor reception desk and relocation of 
visitor shop and new reception to the 
main gallery conservatory area. 

Approved 30/05/2013  

13/01145/F External works to glazing and doors for 
the main building and glazing, 
balustrade and louvres for the Crescent 
Wing. 

Approved 24/10/2013  

13/01146/L Internal and external works and repairs 
to the Main Building  

Approved 05/02/2014  

15/00125/F Temporary car park on south-west side 
of building up to 26th July 2015. 

Approved 17/03/2015  

15/00126/L Temporary car park on south-west side 
of building and associated works. 

Approved 17/03/2015  

15/00136/F Permanent car park on south-west side 
of building and associated works. 

Withdrawn 18/03/2015  

15/00137/L Permanent car park on south-west side 
of building and associated works. 

Withdrawn 17/03/2015  

15/00490/NMA Non-material amendment to permission 
15/00125/F comprising a change of 
surface materials from Euromat and 
porta-path matting to Supa-Trac panels. 

Approved 15/04/2015  

15/01413/D Details of condition 4 - submission of car 
park statistics within two months of 
cessation, of planning permission 
15/00125/F. 

Approved 13/11/2015  
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The proposal 
8. This application proposes the construction of visitor car parking for use in 

connection with the SCVA accessed via the existing surfaced entrance from Norfolk 
Road. It will serve the building at all times including major exhibitions, normal day-
to-day activities and special events. 

9. The proposals are to create an extension to existing car park P7 (Biological 
Sciences Car Park) to provide additional visitor car parking spaces accessed by the 
existing service track to the car park from Norfolk Road. The car park extension will 
be located immediately to the south of the existing facility. The proposals also 
include the provision for 10 new parallel parking bays adjacent to the Norfolk Road 
on its northern edge. This is designed to replicate the existing bays currently 
adjacent to the SCVA building servicing the needs of disabled people.  

Summary information 

Proposal Key facts 

Scale 

Total floorspace  Site area of 1,200m² 

Max. dimensions Norfolk Road bay 60m long, 3.2m wide. 
Area P7 car park - 45.8m wide, 28.5m deep including 16m 
extension (plus path and landscaping 2.7m)   

Appearance 

Materials Resin bond aggregate or block paviour surface systems to 
match those within adjoining areas. Concrete kerbs and 
surface mounted parking bay markers also match those 
provided on site.  

Construction Cellweb tree protection system, aggregate and semi-
permeable membrane within area P7. Standard construction 
base and paviour along Norfolk Road hand excavated within 
root protection areas.  

Operation 

Opening hours None indicated but it is proposed that the car park will be for 
SCVA use 

Ancillary plant and 
equipment 

None indicated. Ticketing is currently controlled via the SCVA 
main reception.  
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Proposal Key facts 

Transport matters 

Vehicular access Via the existing service route accessing from the one-way 
route along Norfolk Road 

No of car parking 
spaces 

12 existing, 26 additional to P7 (38 in total) and 10 proposed 
along Norfolk Road.  

No of cycle parking 
spaces 

6 spaces – 3 hoops on reinforced surface adjacent to P7 

Servicing arrangements Via the existing service route accessing from the one-way 
route along Norfolk Road 

 

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

been notified in writing.  2 letters of representation have been received in support of 
the proposal citing the issues as summarised in the table below.  All 
representations are available to view in full at http://planning.norwich.gov.uk/online-
applications/ by entering the application number. 

11. Letter of support also received from Foster Architects (Sir Norman Foster and 
practice are the original architects).  

Issues raised Response 

The building and gallery are an asset for Norwich. The SCVA is an 
important institution and cultural experience for the locality and in recent 
years has drawn larger numbers of visitors. 

Noted 

Present parking is a problem for the University and the public. Travel by 
car for some is essential. From personal knowledge many people are 
deterred from visiting because of inadequate parking.  

Noted 

There are only 3 disabled spaces and P7 is almost always full. Some 
temporary parking has been provided in the past which improves visitor 
experience and highlights how important improved dedicated facilities 
are needed and improve access for all.  

Noted 

Pleased to hear that parking on the river valley side is not being 
pursued. This is one of the few undeveloped areas of campus and an 
important part of setting to buildings. Modest expansion of existing 
parking area that are screened is a better solution. These will be 
landscaped to further reduce impacts.  

Noted 
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Consultation responses 
12. 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. 

Design and conservation 

13. Discussed at pre-application stage. No objections raised to principle.  

English Heritage 

14. Discussed at pre-application stage. No objections raised to principle. The 
application should be determined in accordance with national and local policy 
guidance and on the basis of your specialist conservation advice.  

Highways (local) 

15. No objection in principle to this proposal, the need for operational car parking 
appears justified. What is not clear is how the parking spaces would be managed. 
To ensure that these are short stay parking it may be advisable to have some kind 
of permit or Pay & Display system in place to allow parking for up to 4 hours only. 
Otherwise there is a risk that these parking spaces will be used for staff commuting 
associated with the Sainsbury Centre or wider campus. 

16. It is disappointing that this application has not considered improving all other travel 
modes. For example cycle parking associated with the Sainsbury Centre is exposed 
to the elements opposite the entrance. As the Sainsbury Centre is a destination for 
a wide variety of events and has a school located within it, there is scope for 
enhanced cycling travel. It would be desirable if the car parking adjacent to 
Biological Sciences had some provision for covered secure cycle parking. 

Landscape 

17. Initial concerns mainly relating to visual impact and lack of replacement tree 
planting but considers that the proposals would be acceptable subject to minor 
revisions. 

18. The existing parking area doubled in size together with the parking proposals 
alongside Norfolk Road and the loss of existing trees would have a negative visual 
impact on UEA campus/parkland and on the setting of listed buildings. However it is 
accepted that the main location for parking is probably the optimum available. The 
detailed hard landscaping proposals have been carefully considered and use 
appropriate materials. 

19. In order to replace biomass and visual amenity we require replanting on a 3 new for 
1 loss basis. Given the loss of existing trees and the impacts of the proposals, the 
application should include replacement tree planting in mitigation for losses.   

20. Comments on surface water pipe routed through the Root Protection Area of the 
existing Oak and easternmost parking space alongside Norfolk Road impact on the 
adjacent Atlas cedar. Would like to see pipe re-aligning or hand-digging the 
trenching within the RPA and the row of parking spaces reduced to avoid the 
impact on the Atlas cedar.  
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21. Screening the car park with hedging which is deciduous may not provide screening 
during the winter months. Suggested evergreen hedging such as Yew which 
currently screens part of the existing car park to provide better year-round 
screening, and may grow more successfully under the canopies of existing trees 
would also create a visual unity and simplify maintenance. Suggested including 
some different plant species with both ornamental and wildlife-friendly 
characteristics to enhance biodiversity benefits. 

22. Subsequent amendments made to scheme following recommendations. No further 
comment.  

Natural areas officer 

23. It is noted that a number of trees will be lost as part of this proposal. Although these 
trees may not be, in themselves, of any great wildlife or landscape value there 
should be arrangements for compensatory planting on the UEA campus.  

Twentieth Century Society 

24. Wish to object to the application in its current form. The SCVA is a Grade II* 
building by Sir Norman Foster, which designates it as being amongst the 5.5% most 
exceptional listed buildings nationally. It lies in the grounds of the University of East 
Anglia (UEA), and adjacent to the Grade II* listed Norfolk Terrace and walkways 
designed by Sir Denys Lasdun.  

25. We recognise that there is a need for accessibility which will ensure that the 
building is able to remain in viable use and cater to a growing number of visitors. 
However, we consider that increasing car parking space within the immediate 
setting of the SCVA is an inappropriate solution to this problem.  

26. We consider the landscaped setting of the SCVA, and the UEA more generally to 
be of the utmost importance. The landscape was part of the original masterplan by 
Lasdun, which was carefully planned to flow around the buildings and integrate 
them seamlessly into their surroundings. Similarly the SCVA was designed to 
emerge from the grassy plateau on which it stands. We consider that additional car 
parks would impinge on the setting in a harmful way.  

27. We are concerned that as the profile of the SCVA grows, there will be a continued 
need for further car-parking space and that if this application is permitted it will set 
an unsustainable and harmful precedent. We also consider that there are a number 
of measures which could work to reduce demand and facilitate accessibility which 
have not been put into practice, and as such as we cannot consider the justification 
to be convincing at this stage.  

28. The Planning, Design and Access Statement (p.10) states that parking provision in 
the central car park is ‘not popular to visitors and does not provide a clear 
pedestrian route to the centre… many visitors who are not familiar with the campus 
have experienced difficulty in finding the centre.’ We urge that as an initial measure, 
signage is introduced in order to make walking routes to the SCVA clearer.  

29. We also understand that there is no current ‘timed ticketing’ system in place that 
would control arrival times, nor that any other initiatives have been introduced to 
alleviate demand at peak times.  
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30. Whilst there will be a continual need for on-site car parking, it seems apparent that 
a long-term solution which would serve to lessen on-site demand for space is 
urgently required. Given the SCVA’s location and the lack of sufficient public 
transport in the area, dedicated SCVA transport running throughout the year would 
make the centre significantly more accessible to larger groups of people. As only 
2.2 people visit on average per car, focusing efforts on providing dedicated 
transport would be a practical and sustainable way of both catering for and 
increasing visitor numbers. We urge that this is seriously considered.  

31. The Twentieth Century Society considers that an extension of the current car park 
P7 would be an acceptable way to provide an immediate solution to the problem. 
However given the lack of less intrusive and more sustainable measures in place to 
increase accessibility and satisfy demand, we recommend that the designation of a 
new car-parking space to the north of the SCVA is refused. Instead, we urge that 
the University looks in to undertaking more sustainable long-term alternatives.  

Assessment of planning considerations 
Relevant development plan policies 

32. Joint Core Strategy for Broadland, Norwich and South Norfolk adopted March 
2011 amendments adopted Jan. 2014 (JCS) 

• JCS1 Addressing climate change and protecting environmental assets 
• JCS2 Promoting good design 
• JCS5 The economy 
• JCS6 Access and transportation 
• JCS7 Supporting communities 
• JCS8 Culture, leisure and entertainment 
• JCS9 Strategy for growth in the Norwich policy area 
• JCS12 The remainder of the Norwich urban area including the fringe 

parishes 
 

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

• DM1 Achieving and delivering sustainable development 
• DM3 Delivering high quality design 
• DM6 Protecting and enhancing the natural environment 
• DM7 Trees and development 
• DM9 Safeguarding Norwich’s heritage 
• DM22  Planning for and safeguarding community facilities 
• DM26 Supporting development at the University of East Anglia (UEA) 
• DM28 Encouraging sustainable travel 
• DM30 Access and highway safety 
• DM31 Car parking and servicing 

Other material considerations 

34. Relevant sections of the National Planning Policy Framework March 2012 
(NPPF): 

• NPPF0 Achieving sustainable development 
• NPPF1 Building a strong, competitive economy 

Page 95 of 274



       

• NPPF4 Promoting sustainable transport 
• NPPF7 Requiring good design 
• NPPF11 Conserving and enhancing the natural environment 
• NPPF12 Conserving and enhancing the historic environment 

 
35. Supplementary Planning Documents (SPD) 

• Landscape and trees SPD adopted June 2016 
 
Case Assessment 

36. 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 Framework (NPPF), the 
Councils 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 

37. Key policies and NPPF paragraphs – DM1, DM6, DM7, DM9, DM22, DM26, DM28, 
JCS1, JCS2, JCS5, JCS6, JCS7, JCS8, NPPF paragraphs 7 - 10, 19, 20, 30, 36, 
59, 109, 116, 129, 131 - 134.  

38. The SCVA is an important cultural asset for the area and should be encouraged to 
operate successfully. The building is purposefully designed in both adaptability and 
location to serve its function as an exhibition and learning space and to reinforce 
the close ties it has to the University. Included in this is the design ethos of a 
building (such as with the ziggurats) set within a landscape context – this 
predominantly being the river valley but includes areas of woodland and planting 
linking through the area. 

39. During the Masterpieces exhibition held at the SCVA (September 2013 to March 
2014) the Centre saw daily visitor averages of around 350 persons, which 
increased in the last few weeks to in excess of 600 visitors. This exhibition was 
heavily oversubscribed resulting in extreme traffic conditions on campus, including 
pressure on the main campus roadways, and use of unapproved parking areas. 
The effect of this failure of parking was both operational, with impact upon the 
business and fire & safety of the University, and reputational with many complaints 
being received by both the Sainsbury Centre and the University generally.  

40. In 2015 planning and listed building applications were approved for a temporary car 
park situated to the south-west of the SCVA building (reference 15/00125/F and 
126/L). The purpose of this facility was to serve the unplanned needs of the Francis 
Bacon and the Masters exhibition which ran from 20 April – 26 July 2015 inclusive 
but also to afford the SCVA some opportunity to assess local parking need for the 
facility. This dedicated, controlled parking facility was for a 20 space car park and 
additional 40 spaces as overflow for parking at peak times for main exhibition 
visitors. A condition of the approval was to submit details of survey results, visitor 
trip analysis and travel information arising from this exhibition. The results from this 
exhibition period form the basis of justification for this proposal.  
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41. It should be recognised that the SCVA is strongly linked to campus activities and 
operational needs. If the justification for parking next to the SCVA is not robust, 
then any permission here could lead to more requests to take the easy option of 
parking on other landscape areas around buildings and in the valley. With regards 
to the principle of the proposal the main issues for consideration are the reasoned 
justification for increased car parking; impact on listed buildings; and impact on 
landscape quality and biodiversity.  

Main issue 2: Transport 

42. Key policies and NPPF paragraphs – JCS5, JCS6, DM28, DM30, DM31, NPPF 
paragraphs 17, 30, 36, 37 and 39. 

43. The data presented, following assessment mentioned above, was from the 
Sainsbury Centre south car park only and was taken for the duration of the 
exhibition. Summaries of the calculation of visitor peak; length of stay; responses to 
travel demand/management; and to alternative modes being available such as the 
shuttle service to the City centre etc. to help manage arrival times/types and visitor 
peak timings/impacts are provided. There are some gaps in the dataset but it gives 
an opening understanding of the demand for car parking required by the SCVA 
when large exhibitions are held at the Centre.  

44. The key statistics are shown as - Average Stay of Visitors: 2 hours 18 minutes; 
Average number of passengers per car: 2.2; Average number of cars per day: 40; 
Average number of cars per week: 277; Busiest arrival period: 10:00 – 10:59 am; 
and Total number of cars recorded over the period of the exhibition: 3,876.   

45. As an interim measure during current temporary exhibitions, an area of the Central 
Car Park has been given over for use by Sainsbury Centre visitors only. This has 
resulted in a reduction of parking for the University. This parking is reasonably 
related in physical terms to the SCVA building but it is reported that many visitors 
who are not familiar with the Campus have experienced difficulty in finding it or the 
SCVA.  

46. The SCVA have advised that it became increasingly apparent during the Francis 
Bacon and Masterpieces exhibitions, that the existing availability of dedicated 
parking harmed the reputation of the SCVA as a gallery fit for such exhibitions, and 
has impacted upon returning visitor numbers. Both the University and the Sainsbury 
Centre received numerous complaints relating to the availability and location of 
parking during the most recent major exhibitions.   

47. Although in an edge location of Norwich the UEA travel plan and other initiatives 
have actively helped to secure modal shift including regular bus connection to the 
site from the City centre and train station and from other locations. Wider actions by 
the University have effectively reduced car parking spaces on campus (such as 
those being removed from the boiler house and from Blackdale). The other actions 
they are taking to encourage and secure access to the campus by alternative 
means of transport other than by car are effectively limiting the scope for the SCVA 
to operate effectively and integrally to the wider campus due to increasing pressure 
on remaining parking.  

48. The UEA advise that they are continuing to have access to the Park and Ride 
service from Costessey but following the recent change from County Council 
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operation to Konect Bus, the frequency of this service is now every 30 minutes and 
in term time only. The £1.00 parking and fare has been retained but the reduction to 
term time operation only impacts greatly on the ability of SCVA visitors to use it. In 
addition, the set-down points are the furthest point from the SCVA building which 
may also limit its potential use. 

49. In addition to the above, the UEA are currently developing a 15-year parking 
strategy as part of the wider 2030 Vision Plan which will seek to determine a 
preferred way forward in terms of meeting future parking demand. This is currently 
a work in progress but it is being produced in conjunction with the UEA Travel Plan. 
A recent change to the Campus parking has been the introduction of a priority 
pricing band on the Main Car Park which affects visitors. Between 06:00 and 10:00 
there is a charge of £5.00 per hour for visitor parking. In addition, the University has 
been promoting holding meetings in the afternoons where parking is more readily 
available. Current demand from permit holders for parking remains static with 
around 44% of staff commuting by car. Students can only gain a permit if they make 
a successful appeal and around 100 students who have welfare needs have 
achieved permits in the current academic year.  

50. As part of the SCVA's planning for visitors, the use of public transport, shared cars 
and other means of travel to the Centre were and continue to be positively 
encouraged. This has been noted by some visitors and there is some evidence that 
people do use other forms of public transport to access the Centre. The SCVA 
have; however, advised that the main current demographic of the SCVA means that 
it is difficult to promote other alternatives such as cycling or walking and even bus 
travel for many of their visitors as this is claimed to be a daunting prospect.  

51. With regards to other public transport options, the agent advises that talks have 
taken place with all of the East Anglian rail service providers to investigate where 
there might be mutual benefits or opportunities. None have been identified so far. 
The SCVA therefore would wish to encourage reduced car use, while catering for a 
reasonable level of demand for car parking. 

52. In the past the SCVA have also explained actions towards travel planning for their 
operations including the offer of a free phone taxi service and suggestion for timed 
tickets being issued when booking to visit, to control arrival times and peak impacts. 
A number of initiatives could be further investigated such as differential pricing 
strategy, ticket and barrier control of the car park, education on travel planning etc. 
to encourage individuals to travel by means other than by car in line with other 
travel plan initiatives for the UEA.  

53. The earlier application submissions demonstrated significant weaknesses in the 
justification for the parking scheme on either a temporary or permanent basis. 
However; experience with earlier major exhibitions suggests that the SCVA will 
have difficulties in meeting parking demand and they have expressed that they 
would not wish to repeat the experience of creating or using unauthorised car 
parking areas as they have done previously. This leaves the SCVA in some 
difficulty with ongoing major exhibitions coming up for which some degree of 
forward planning is required. 

54. The side of the building where parking is proposed forms a limited part of the Yare 
Valley character area and a significant part of the setting of the SCVA Grade II* 
listed building. The SCVA also has group value as part of the Lasdun designed 
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campus within a natural landscape setting. Any additions to that scene have the 
potential to detract from it. Car parking as well as the introduction of ground and 
boundary markings along with other features could easily detract from the simplicity 
and purity of the appearance of buildings within the area.  

55. There is an underlying issue of car parking generally at the UEA which requires 
ongoing management. Whilst the campus is operating under its maximum car 
parking cap and running an efficient travel plan to reduce travel by car, the UEA do 
still have the option to build out the permission they have for the multi-storey car 
park. It is recognised that some car parking is required for the SCVA and whereas 
there has been an opportunity to capture peak demand within the nearby central 
car park, the University are unlikely to be able to cater for this, as they have been 
able to do in the past. 

56. Misgivings have been expressed in writing by the C20th Society in their responses 
to the application. Historic England in discussions with the applicant have indicated 
their in principle support to parking on this side of the building which has a reduced 
impact on the buildings setting and river valley character. In recognising the 
difficulties in promoting car parking on any basis for use by the SCVA, on balance, 
and in order to promote the cultural and business potential of this international 
exhibition space permission on the basis of that now requested is considered 
acceptable subject to conditions and is proportionate to the expected SCVA parking 
demand. Conditions are suggested to limit use by visitors to the SCVA only and to 
require details of how the SCVA will achieve this and manage parking spaces. Key 
to taking this issue forward is some degree of demand management to help avoid 
further problems and additional parking requirement in the future and a condition is 
also suggested requiring methods of travel planning initiatives to be implemented 
by the SCVA to encourage modal shift in line with the overall campus strategy.  

57. The transport officer has also commented about the lack of cycle parking within the 
scheme. There is already some cycle parking near the SCVA entrance and the 
application has been revised to indicate additional provision for at least 6 bikes 
which would increase the accessibility of the SCVA and help reduce demand for car 
parking.  

Main issue 2: Heritage and Design 

58. Key policies and NPPF paragraphs – DM9, JCS1, JCS2, NPPF paragraphs 128-
141; DM3, JCS2, NPPF paragraphs 9, 17, 56 and 59-66. 

59. The Sainsbury Centre is a recently listed grade II* structure. It was listed for a 
number of reasons, but the list description makes clear that part of the significance 
of the building is its group value with other university buildings and the position of 
the building ‘in a natural landscape’ setting. Standing on the Crescent Wing 
extension south of the building or to the south west, the Centre appears to rise from 
the grass unencumbered by hard surfacing or street furniture and without other 
buildings or even the movement of cars and pedestrians to detract from an 
appreciation of it. 

60. The setting on this side makes a particular contribution to the Sainsbury Centre's 
significance and any additions to that scene have the potential to detract from it. 
The newly proposed area of parking is adjacent to a number of other listed 
buildings at the UEA including Norfolk Terrace (the ziggurats) at Grade ll*, and the 
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Teaching Wall and walkway, at Grade ll. The Sainsbury Centre is linked to these at 
high level via a connection to the listed walkway running between the ziggurats and 
Teaching Wall at its west end. 

61. Even a small number of cars being parked next to the building have the potential for 
a harmful impact on its appearance and architectural significance, but it is not only 
vehicles that can change the quality of the building's immediate setting. Features 
designed to create a more independent, unstaffed and permanent facility, such as 
marked parking bays, lighting, paved paths, etc. can also affect the setting. 

62. In terms of conservation and design policy DM9, any proposed development should 
‘take account of the contribution heritage assets make to the character of an area 
and its sense of place’ and ‘maximise opportunities to preserve, enhance or better 
reveal the significance of designated heritage assets’. Discussion has taken place 
on whether any other space across campus would be available for this 
development but given the various constraints of the campus, layout, setting of 
buildings and surrounding land designations it is considered that the areas 
proposed are the most appropriate to serve as a suitable location for such 
dedicated parking. 

63. Design of the new spaces will be very important and improved details of hard and 
soft landscaping have been submitted showing suitable surfacing to the areas given 
the proximity to nearby listed buildings and following the design precedents for 
surface materials around these buildings. This creates a sense of incorporated 
space with use of recessive surface material to assist with the design of this. The 
extended area of P7 will have a hedge screen as existing to reduce the visual 
impact of cars parked within the space. Retention of some mature tree specimens 
which assist in screening and landscape setting and additional tree planting are 
proposed.  

64. The area alongside Norfolk Road is sensitive being on the edge of the river valley, 
and in open space which forms part of the UEA parkland campus setting. On the 
north side of the road there is open grassland with a variety of mature trees (TPO 
site). To the south side of the road there is a woodland area which is designated as 
a County Wildlife site. The main objection to the scheme from the C20th Society 
appears to be in relation to proposed parking in this area. 

65. Norfolk Road is a relatively narrow roadway leading up from Chancellors Drive. The 
proposed bay would be at the lower end and would not immediately be read in 
relation to the SCVA or other listed buildings given the change in ground levels and 
existing tree cover. Design impact would therefore be in relation to the adjacent 
green spaces. Existing parking exists on the east side of the road closer to the 
SCVA entrance.  

66. The earlier wall enclosure of the roadside parking has been revised and the 
adjoining land is graded to avoid such built features in the area. The use of line 
painting to the layby was also discouraged as this creates potential under-use of 
the space for parking and further visual intrusion into the area. Again a repeat in 
use of existing hard surface materials is suggested to maintain the character of the 
roadway albeit now widened in part. No other physical elements are proposed e.g. 
post and chain barriers and overall the design should be relatively simple and 
discrete. Physical change within the location is appropriately designed and 
adequately screened for the larger element of the works, which maintains the 
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uncluttered design of listed buildings positioned purposefully within a natural 
landscape setting and is considered to result in less than substantial harm to 
heritage assets or setting.  

67. The public benefit of public access and continued viable operation of the cultural 
attraction arising from the proposal is weighed against the harm as required in 
policy 134 of the NPPF and given the nature of this application and circumstances 
the applicant finds themselves in it may be considered that on this basis the harm is 
acceptable. However, given the justification it should be recognised that any 
approval does not set a precedent for parking in this area in the future. It will also 
be necessary for the Sainsbury Centre to manage customer expectations as 
regards to parking so that it is clear that the car park is purely for this building.  

Main issue 4: Landscaping and river valley  

68. Key policies and NPPF paragraphs – DM3, DM6, JCS1, JCS2, NPPF paragraphs 
9, 17, 109, 116 and 118. 

69. Within the buildings listing description of “group value” this specifically states that 
SCVA – “continues the concepts of site expansion and integrated use, along the 
zig-zag spine of the campus, in a natural landscape, established by the original 
masterplan”. As well as building setting also of importance is the green edge and 
Yare Valley setting, this being additionally protected by local planning policy DM6, 
and the green infrastructure running throughout the campus. 

70. Screening the car park with hedging as existing helps to reduce visual impact and it 
has been agreed that there should also be a hedge screen reinstated around any 
extended P7 car park. That originally proposed along the south side of car park 
extension was shown as a deciduous species which would not provide as much 
screening during the winter months. The revision now includes evergreen hedging 
as Taxus baccata (Yew) which currently screens part of the existing car park and 
would provide better year-round screening, and grow more successfully under the 
canopies of existing trees. Making the hedge all Yew also creates a visual unity in 
the area. Other proposed planting within P7 has been revised to include some 
different species with both ornamental and wildlife-friendly characteristics to have 
regard to the biodiversity value of the site and planting to be removed and seeks to 
provide ecological benefits for the area. 

71. One of the main issues is the removal of a large group of trees which sits as a 
landscape break to the front of the teaching wall and raised walkway. Given the 
considerable loss of existing trees and the impacts of the proposals it is important 
that replacement for losses is achieved to enhance the amenity of the area. In order 
to replace biomass and visual amenity replanting on a 3 new for 1 lost basis has 
been agreed. Originally only 2 new trees were proposed and these were both Birch. 
This is a short-lived tree with a light canopy which would do little to screen the car 
park from the SCVA entrance. There are also a number of existing Birch trees 
nearby.  

72. Additional replacement trees close to parking areas have been shown and include 
different species of native tree which provide more visual benefit and help increase 
the variety and the biodiversity benefits of the replanting. A condition is suggested 
to provide details of remaining tree planting locations to ensure maximum benefit 
for tree planting mitigation in the area. This should be informed by the wider 
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landscape strategy and setting of surrounding listed buildings. Overall the scheme 
represents a discrete alteration with no significant adverse impacts upon the 
designated river valley area or adjacent green links within the campus. 

Main issue 5: Trees 

73. Key policies and NPPF paragraphs – DM6, DM7, JCS1, NPPF paragraphs 109 and 
118. 

74. In terms of retained trees the existing Oak adjacent to P7 car park shows a 
proposed surface water pipe routed through the root protection area (RPA) of the 
tree. Trenching for such a pipe could cause damage to tree roots and it is 
suggested that any such works are undertaken by hand rather than mechanically 
dug.  

75. Works along Norfolk Road include the re-grading of the grass bank to allow a level 
connection to the edge of the parking bay. Regrading to the easternmost parking 
space could have an impact on the adjacent Atlas Cedar which is classed as a 
category ‘A’ specimen tree. In response to the sensitivity of this location a condition 
is suggested requiring a meeting on-site to assess root levels and any final potential 
grading within this space. Details of an arboricultural method statement would also 
be required for any hand excavation within root protection areas. Conditions are 
also suggested to ensure compliance with the arboricultural implications 
assessment, arboricultural method statement and Tree Protection Plan.  

Compliance with other relevant development plan policies  

76. A number of development plan policies include key targets for matters such as 
parking provision and energy efficiency.  The table below indicates the outcome of 
the officer assessment in relation to these matters.  

Requirement Relevant policy Compliance 
Cycle storage DM31 Yes subject to condition 

Car parking 
provision DM31 

Specific UEA parking numbers form part of a 
calculation for the campus as a whole. 
Increase near the SCVA is offset by other 
reductions on campus 

Refuse 
Storage/servicing DM31 Not applicable 

Sustainable 
urban drainage DM3/5 

Not directly applicable. Existing surface water 
drain connections would be expected to be 
used with suitable interceptor/trap gullies to 
prevent oil etc. entering the water run-off.  
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Other matters  

77. The following matters have been assessed and considered satisfactory and in 
accordance with relevant development plan policies, subject to appropriate 
conditions and mitigation:   

78. Biodiversity. The scheme does not include any additional lighting or any physical 
impact on the adjoining woodland adjacent to Norfolk Road. As such the scheme 
should have only limited impact on the woodland and adjoining County Wildlife site. 
Tree protection works are suggested for those trees to be retained on site and a 
scheme of replacement tree planting on a 3 new for 1 lost to be planted within this 
area and adjacent parts of the campus has been suggested subject to further 
planting details.  

79. Suggested planting now includes different plant species with both ornamental and 
wildlife-friendly characteristics. The planting scheme has also been revised to 
provide species of native tree which provide more visual benefit; a variety of life 
expectancy and again should help increase the biodiversity benefits of the 
proposals. 

80. Amenity. The existing car park at P7 is adjacent to the lower floor of the teaching 
wall. Given that the use exists and there is only a slight increase in activity expected 
through parking and activity in the area the proposal should not have a significantly 
detrimental impact upon site operations or neighbouring building users. 

Equalities and diversity issues 

81. There are no significant equality or diversity issues. Main access can be retained to 
the building and should not be interrupted by the proposed works.  

82. The SCVA have indicated that the parking areas can be managed to assist with 
access for individuals visiting the exhibition areas. On balance the proposal is 
acceptable and provides benefits for people with disabilities and for various age 
groups wishing to visit the site. 

Local finance considerations 

83. 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. 

84. 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. 

85. In this case local finance considerations are not considered to be material to the 
case. 

Conclusion 
86. Car parking in the proposed location could result in a degree of harm to the 

significance of the grade II* listed Sainsbury Centre and ziggurats and grade II 
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listed teaching wall and walkway in terms of the NPPF. Misgivings have previously 
been expressed as part of earlier applications about the prospect of allowing 
parking either as a temporary car park or within close proximity to the Sainsbury 
Centre. Earlier assessment has helped inform the larger debate about locations for 
smaller, permanent additional car parking designated for the Sainsbury Centre 
elsewhere on campus and for providing managed solutions which are aimed at 
avoiding causing substantial harm to the setting of the listed buildings or river valley 
character area.  

87. Although the change in the design of the landscape setting could be considered to 
result in a degree of harm when it is altered, the possibility that the works present 
an opportunity to allow better access and beneficial continued use of the building 
does help to outweigh the harm that will be caused. Subject to appropriate 
replacement landscaping the alterations will relate satisfactorily to the area and will 
respect the special architectural character of the Sainsbury Centre and other listed 
buildings. Subject to suitable operation of the parking area the alterations on 
balance result in less than substantial harm to the significance of the heritage asset 
and will help to secure the optimum viable use of the building. 

88. It is recognised that the SCVA has difficulties in managing expectations in providing 
car parking which has subsequent impacts on reputation for the venue and safe 
operation of the campus. Further ad-hoc or unauthorised parking would not be 
acceptable and in order to promote the cultural and business potential of this 
international exhibition space dedicated parking should be considered on a 
proportionate level based on assessment of need for the venue. On the basis of 
supporting information for that parking now requested the extent of the proposal is 
considered acceptable subject to conditions and is proportionate to the expected 
SCVA parking demand. To support this conditions are suggested to limit parking 
use to visitors to the SCVA only. Also key is a degree of demand management to 
help avoid further problems and additional parking requirement in the future. 
Methods of travel planning to be implemented by the SCVA to encourage modal 
shift in line with the overall campus strategy are also suggested as being required. 

89. The scheme improves the operation of the building and overall should not have an 
adverse impact on design or amenities in the area. As such the development and 
works to the listed building, subject to conditions, are considered to be appropriate.  

90. 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 
(1) To approve application no. 16/00782/F - Sainsbury Centre for Visual Arts, 

University Of East Anglia, Earlham Road, Norwich and grant planning permission 
subject to the following conditions: 
 

1. Standard time limit; 
2. In accordance with plans; 
3. Submission of landscape details for tree planting and landscape implementation. 

Subsequent maintenance; 
4. Submission of cycle parking details; 
5. Tree officer meeting  

Page 104 of 274



       

6. Submission of AMS for hand dig specification and any alternative land grading 
7. Tree works in accord with AIA/AMS; 
8. Retention of tree protection measures during works;  
9. Parking for use by visitors to the SCVA only; 
10. Submission of car park management and travel planning details/information 

Article 35 (2) statement 

The local planning authority in making its decision has had due regard to paragraph 187 
of the National Planning Policy Framework as well as the development plan, national 
planning policy and other material considerations, following negotiations with the 
applicant and subsequent amendments at the application stage the application has been 
approved subject to appropriate conditions and for the reasons outlined within the 
officer’s committee report with the application. 

(2) To approve application no. 16/00783/L - Sainsbury Centre for Visual Arts, 
University of East Anglia, Earlham Road, Norwich and grant listed building 
consent subject to the following conditions: 
 

1. Standard time limit; 
2. In accordance with plans; 

 

Reason for Approval 

Car parking in the proposed location could result in a degree of harm to the significance 
of the grade II* listed Sainsbury Centre and ziggurats and grade II listed teaching wall 
and walkway in terms of the NPPF. Misgivings have previously been expressed about 
the prospect of allowing parking either as a temporary car park or within close proximity 
to the Sainsbury Centre. Earlier assessment has helped inform the larger debate about 
locations for smaller, permanent additional car parking designated for the Sainsbury 
Centre elsewhere on campus and for providing managed solutions which are aimed at 
avoiding causing substantial harm to the setting of the listed buildings or river valley 
character area.  

Although the change in the design of the landscape setting could be considered to result 
in a degree of harm when it is altered, the possibility that the works present an 
opportunity to allow better access and beneficial continued use of the building does help 
to outweigh the harm that will be caused. Subject to appropriate replacement 
landscaping the alterations will relate satisfactorily to the area and will respect the special 
architectural character of the Sainsbury Centre and other listed buildings. Subject to 
suitable operation of the parking area the alterations on balance result in less than 
substantial harm to the significance of the heritage asset and will help to secure the 
optimum viable use of the building.  

The scheme improves the operation of the building and overall should not have an 
adverse impact on design or amenities in the area. As such the development and works 
to the listed building, subject to conditions, are considered to be appropriate and in 
accordance with the objectives of the NPPF, policies 1 and 2 of the Joint Core Strategy 
for Broadland, Norwich and South Norfolk (2011) and policies DM3 and DM9 of the 
adopted Development Management Policies Plan (December 2014). 
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Report to  Planning applications committee Item 

 8 September 2016 

5(E) 
Report of Head of planning services 

Subject Application no 16/01118/F - Garages Opposite 2 
Oxford Street, Norwich   

Reason         
for referral 

City council site  

 

 

Ward:  Town Close 
Case officer Robert Webb 

 
Development proposal 

Demolition of existing garages and erection of 5 No. two-bed dwelling houses. 
Representations 

Object Comment Support 
0                                                                                                                                                                                                                                                                                                                                                                                                                                               0 0 

 
Main issues Key considerations 
1 Principle of development Principle of redevelopment for housing 
2 Design/ Heritage Impact on character of the conservation 

area, impact on the locally listed heritage 
asset, scale, form, massing and 
appearance. 

3 Landscaping, trees and open 
space 

Consideration of landscaping, impact on 
trees and residential garden space 

4 Transport Accessibility of site, impact on car parking, 
traffic, highway safety, cycle parking, 
servicing. 

5 Amenity Impact on neighbouring occupiers 
6 Energy and water Energy and water efficiency of the proposal 
7 Flood risk Flood risk to the development and impact 

of the proposal on flood risk 
8 Biodiversity Impact of the proposal on ecologicial 

features 
9 Contamination Assessment of land contamination on the 

site 
Recommendation  Approval 
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The site and surroundings 
1. The site is owned by Norwich City Council and currently comprises two garage 

blocks with a total of 24 garages which are available for public rent. On the opposite 
side of the road to the north is a conservation area which includes a number of 
locally listed period houses which face the site. Immediately to the west the land is 
also within a conservation area there are further residential properties which are 
locally listed. To the south and east are a residential care home and several blocks 
of more modern flats known as Somerleyton Gardens. The application site itself is 
not within the conservation area. 

Constraints  
2. The site is adjacent to a conservation area and a number of locally listed buildings. 

It is also within a critical drainage area. 

Relevant planning history 
3.  No relevant planning history. 

The proposal 
4. The proposal is the development of one of a series of sites identified by Norwich 

City Council to provide new affordable housing and which would be developed by a 
registered provider, Orwell Housing. 

5. In this case permission is sought for the demolition of the existing garage blocks 
and the erection of a terraced row of 5 no. 2 bedroom houses with associated 
gardens and parking. Four of the proposed houses would have 1 parking space 
each, whilst the fifth property would not have a space.  

 

Summary information 

Proposal Key facts 

Scale 

Total no. of dwellings 5 

No. of affordable 
dwellings 

5 

Total floorspace  5 x 72.4 square metres (gross internal area) 

No. of storeys 2 

Max. dimensions Overall width of 23.5 metres, depth of 9.5 metres, eaves 
height 5 metres, ridge height of 8.5 metres. 

Density 68 dwellings per hectare 
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Appearance 

Materials Walls - Buff stock brickwork; roof - dark grey interlocking slate 
tiles, white Upvc windows and GPR/timber front entrance 
doors. 

Energy and resource 
efficiency measures 

Solar pv panels, locally sourced materials, thermal bridging 
detailing, low energy light bulbs. 

Transport matters 

Vehicular access Parking accessed directly from Oxford Street 

No of car parking 
spaces 

4 

No of cycle parking 
spaces 

1 shed per dwelling 

Servicing arrangements Bin storage to rear of properties, bins to be presented for on-
street collection. 

 

Representations 
6. 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 

7. 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. 

Environmental protection 

8. The Environmental Protection Officer agrees with the recommendation within the 
application that further intrusive works are required. If approval is given, it is 
suggested that conditions are applied. The unexploded ordnance risk may also 
require further consideration by a specialist due to the close proximity of known WWII 
bomb drops.  

Highways (local) 

9. No objection on highway/transportation grounds. The development and site layout is 
acceptable, parking, refuse and cycle storage is acceptable. According to our policy, 
these new build residential properties would not be entitled to on-street parking 
permits.  

10. There are only 4 parking spaces for 5 properties, to avoid disappointment it is 
advisable that some form of parking allocation and control is undertaken, for example 
properties are only let based on available parking, and droppable bollards installed in 
the spaces.  
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11. With regard to the displaced garage parking, other garages are available to let nearby 
at Suffolk Square. 

Tree protection officer 

12. To be reported. 

Assessment of planning considerations 
Relevant development plan policies 

13. Joint Core Strategy for Broadland, Norwich and South Norfolk adopted March 
2011 amendments adopted Jan. 2014 (JCS) 

• JCS2 Promoting good design 
• JCS3 Energy and water 
• JCS4 Housing delivery 
• JCS7 Supporting communities 
• JCS9 Strategy for growth in the Norwich policy area 

 
14. Norwich Development Management Policies Local Plan adopted Dec. 2014 

(DM Plan) 
• DM1 Achieving and delivering sustainable development 
• DM2 Ensuring satisfactory living and working conditions 
• DM3 Delivering high quality design 
• DM4 Providing for renewable and low carbon energy 
• DM5 Planning effectively for flood resilience 
• DM9 Safeguarding Norwich’s heritage 
• DM11 Protecting against environmental hazards 
• DM12 Ensuring well-planned housing development 
• DM28 Encouraging sustainable travel 
• DM30 Access and highway safety 
• DM31 Car parking and servicing 
• DM32 Encouraging car free and low car housing 

Other material considerations 

15. Relevant sections of the National Planning Policy Framework March 2012 
(NPPF): 

• NPPF4 Promoting sustainable transport 
• NPPF6 Delivering a wide choice of high quality homes 
• NPPF7 Requiring good design 
• NPPF10 Meeting the challenge of climate change, flooding and coastal 

change 
• NPPF11 Conserving and enhancing the natural environment 
• NPPF12 Conserving and enhancing the historic environment 

 
 
Case Assessment 

16. 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 
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considerations include policies in the National Planning Framework (NPPF), the 
Councils 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 

17. The principle policies relating to new housing development are Joint Core Strategy 
(JCS) Policy 4, which supports housing delivery within the plan area, which this site 
falls and policy DM12 of the Norwich Local Plan Development Management Policies 
which deals with new housing development in the city. National policy, as set out in 
the Core Principles of the NPPF supports the active management of patterns of 
growth to make the fullest possible use of public transport, walking and cycling, and 
focus significant development in locations which are or can be made sustainable.   
 

18. The NPPF encourages ‘the effective use of land by reusing land that has been 
previously developed (brownfield land)’.  This site constitutes previously developed 
land and is in a sustainable location for new housing within walking distance to the 
City Centre. The proposals are therefore considered to be acceptable in principle 
subject to assessment against other relevant policies in the development plan, within 
the NPPF and any other material considerations. These matters are assessed in the 
following paragraphs.  

 
Main issue 2: Design and Heritage 

19. Key policies and NPPF paragraphs – JCS2, DM1, DM3, DM12 and NPPF 
paragraphs 9, 17, 56, 57, 60-66, 128 and 131. 

20. The site is somewhat sensitive given its proximity to the conservation area and a 
number of locally listed buildings. Its location therefore requires a higher quality 
scheme than might normally be expected. In this regard the proposal includes the 
use of traditional materials and details such as stone cills and lintels, timber 
entrance doors, and black guttering which would assist in making a high quality 
contribution to the street scene.  

21. Concern has been raised by a respondent that the building line of the row would be 
too prominent. It is true that it would be further forward than the flats to the east. It 
would be set back approximately 5 metres from the highway, which is a similar 
distance to the houses opposite. Given that the proposed development would share 
some of its characteristics with the dwellings opposite it is considered that being on 
a similar building line to those properties is acceptable and it would not be 
reasonable or necessary to require the developer to follow the building line of the 
flats. The proposal is for a simple row of terraces which is characteristic of the area 
and complies with the relevant policies in relation to design.  

22. The site does not carry any formal heritage designations itself but as mentioned 
above is in close proximity to the conservation area and a number of locally listed 
buildings. It is considered that the design proposed would enhance the visual 
appearance of the site compared to the current use and would conserve and 
enhance the character of the surrounding area generally, causing no material harm 
to the surrounding heritage assets. There is therefore no conflict with policies in 
relation to the heritage of the area. 
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Main issue 3: Landscaping, Trees and open space 

23. Key policies and NPPF paragraphs – DM3, DM7, DM8, NPPF paragraphs 9, 17, 
56, 109 and 118. 

24. The frontage of the houses would be landscaped with small lawned areas, hedges 
and iron railings which would provide a high quality setting for the buildings which 
respects the character of the street. In terms of private amenity space the houses 
each have a minimum of 40 square metres of private garden, with the two end 
properties having significantly larger gardens. The development would also retain 
all of the trees surrounding the site which contribute to the landscape value of the 
area. The proposal provides for a high standard of landscaping and private space 
and complies with relevant development plan and NPPF policies.  

Main issue 4: Transport  

25. Policy 4 of the National Planning Policy Framework (NPPF) states ‘Transport policies 
have an important role to play in facilitating sustainable development but also in 
contributing to wider sustainability and health’.  Policy 4 encourages Local Authorities 
to set their own car parking standards, taking into consideration the following: 

 
• the accessibility of the development; 
• the type, mix and use of development; 
• the availability of and opportunities for public transport; 
• local car ownership levels; and 
• an overall need to reduce the use of high-emission vehicles. 

 
26. Policy 6 of the Joint Core Strategy (JCS) and Policy DM28 of the Norwich Local 

Plan (LP) encourage the concentration of development close to essential services 
and facilities to encouraging walking and cycling as the primary means of travel with 
public transport for wider access.  Policy DM31 and Appendix 3 of the Local Plan 
sets out appropriate parking standards across the plan area.  

27. The local policy requires a maximum of 1.33 parking spaces per dwelling and 
covered and secure cycle parking. The scheme would provide 4 parking spaces for 
5 dwellings and each house would have a shed to store cycles. The proposal is 
therefore policy compliant. No objection is raised by the Highway Officer. 

Main issue 5: Amenity 

28. Key policies and NPPF paragraphs – DM2, DM11, NPPF paragraphs 9 and 17. 

29. The proposed dwellings would be a sufficient distance away from the neighbouring 
properties to ensure that there would be no materially harmful impacts in terms of 
overlooking, overshadowing or from an overbearing form of development. 

30. There would be some loss of amenity in terms of the loss of the garage spaces 
which are currently available for surrounding residents. Information included with 
the application states that in June 2016, 20 of the 24 garages were occupied. 
However a further 18 garages were available for rent within 800m walk of the 
existing block. In planning terms the harm caused by the loss of the parking 
facilities must be weighed against the significant benefit of providing five new 
dwellings to address an identified housing need. In this instance the benefits are 
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considered to outweigh the loss of amenity, particularly given the alternative parking 
provision available and the proximity of the site to the city centre. 

Main issue 6: Energy and water 

31. Key policies and NPPF paragraphs – JCS3, DM1, NPPF paragraphs 94 and 96. 

32. Policy 3 of the Joint Core Strategy requires new dwellings to achieve higher 
standards than mandatory building regulations with regard to water efficiency. The 
application is accompanied by an Energy and Sustainability Statement which states 
that internal water use would not exceed 105 litres per person per day. In addition 
at least 10% of the energy needs would come from renewable sources, in this case 
Solar pv panels which would be sited on the rear elevation of the roof facing south. 
Other measures include the use of 100% low energy lighting and high thermal 
bridging values. The proposal accords with relevant policies. 

Main issue 7: Flood risk 

33. Key policies and NPPF paragraphs – JCS1, DM5, NPPF paragraphs 100 and 103. 

34. The site is in a Critical Drainage Catchment as defined by the Norwich Surface 
Water Management Plan. Developers are required to show that the proposed 
development would not increase the vulnerability of the site, or the wider 
catchment, to flooding from surface water run-off from existing or predicted water 
flows. In addition, where practicable, the proposal should have a positive impact on 
the risk of surface water flooding in the area. 

35. The site is within flood zone 1, and therefore at a low probability of flooding from 
rivers. In addition the flood report submitted with the application concludes that the 
site is at a low risk of flooding from all sources. A sustainable approach to water 
management is proposed that complies with Policy DM5 of the Norwich Local Plan.  

36. The development would maximise the use of soft landscaping and incorporate 
permeable paving for hard services whilst using a main sewer connection for water 
run-off. It is stated that the proposal would result in a significant reduction of surface 
water run-off to the sewer, given that that the site is currently covered in 
impermeable buildings and hard-standing. Foul drainage would also connect to the 
main sewer. The proposal complies with the relevant policies in relation to flood 
risk. 

Main issue 8: Biodiversity 

37. Key policies and NPPF paragraphs – JCS1, DM6, NPPF paragraph 118. 

38. The application is supported by an Ecology Statement from a suitably qualified 
consultant which concludes that the site has minimal potential to support any 
valued ecological receptors. It is stated that harmful impacts to nesting birds could 
be adequately addressed by adopting standard avoidance and mitigation measures 
during clearance and construction works. Subject to such measures the proposal 
should not cause harm to protected species and it is stated that no further 
ecological surveys should be necessary. The proposal complies with the relevant 
policies in relation to biodiversity and ecology. 

  

Page 116 of 274



       

Main issue 9: Contamination 

39. Key policies and NPPF paragraphs – DM11, NPPF paragraphs 120-122. 

40. A desk study summary investigation report was submitted with the application 
which concludes that further investigation works should take place to establish 
whether any contaminants exist. The Environmental Health Officer has considered 
the report and recommends that conditions be added to ensure satisfactory 
investigation and management of any contamination issues, and also to investigate 
whether any unexploded ordinance is present given that the area is known to have 
experienced bomb drops during World War II. 

Equalities and diversity issues 

41. There are no significant equality or diversity issues. 

Local finance considerations 

42. 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. 

43. 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. 

44. In this case local finance considerations are not considered to be material to the 
case. 

Conclusion 
45.    The proposal would provide five new affordable dwellings in a highly sustainable 

location without causing material harm to the character of the area or neighbouring 
occupiers. The slight harm caused to local residents in terms of the loss of the 
parking is considered to be outweighed by the benefit of delivering new affordable 
housing on the site.  

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

Recommendation 
To approve application 16/01118/F and grant planning permission subject to the 
following conditions: 

1. Standard time limit; 
2. In accordance with plans; 
3. Details of facing and roofing materials; windows; joinery; boundary treatments, 

walls and fences; external lighting; 
4. Details of hard and soft landscaping, planting, biodiversity enhancements. 
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5. Implementation of sustainability measures/energy efficiency measures as outlined 
in application  

6. Contamination risk assessment and report to be submitted 
7. Unknown contamination to be addressed 
8. Control on imported materials 

 

Article 35(2) statement 

The local planning authority in making its decision has had due regard to paragraph 187 
of the National Planning Policy Framework as well as the development plan, national 
planning policy and other material considerations, following negotiations with the 
applicant and subsequent amendments the application has been approved subject to 
appropriate conditions and for the reasons outlined in the officer report. 

… 
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Report to  Planning applications committee Item 

 08 September 2016 

5(F) 
Report of Head of planning services 

Subject Application no 16/00928/U - 145 & 147 Earlham 
Road, Norwich, NR2 3RG   

Reason         
for referral 

Objection  

 

 

Ward:  Nelson 
Case officer Kian Saedi - kiansaedi@norwich.gov.uk 

 
Development proposal 

Change of use to two large Houses in Multiple Occupation (HMO, class Sui 
Generis) 

Representations 
Object Comment Support 

22 0 0 
 
Main issues Key considerations 
1 Principle of the development Loss of housing, satisfying criteria of DM12 

and DM13 
2 Landscaping, design and 
open space 

Loss of trees/gardens 

3 Transport Car parking, suitability of car free 
development, highway safety, cycle parking 

4 Amenity Internal living conditions for future 
occupiers, noise and disturbance, 
overlooking 

Expiry date 15 August extended to 15 September 2016 
Recommendation  Approval subject to conditions 
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The site and surroundings 
1. The site is located on the north side of Earlham Road opposite the junction with 

College Road. The surrounding area is predominantly residential, characterised by 
two-storey terraced properties. Several locally listed buildings are located opposite 
the site on the south side of the road. 

2. The site is ~70 metres beyond the nearest district centre, which is located at the 
corner of Earlham Road and Recreation Road. 

3. The site is also located within a Critical Drainage Area as identified on the local plan 
policies map. 

Constraints  
4. Critical Drainage Area (DM5). 

Relevant planning history 
5.  

Ref Proposal Decision Date 
 

07/00692/U Change of Use from guesthouse to 
private residence. 

APPR 18/07/2007  

14/01400/U Change of use from residential (Class 
C3) to use as a bed and breakfast (Class 
C1). 

REF 03/12/2014  

15/00003/F Change of use of main part of existing 
building to Bed and Breakfast 
accommodation and conversion of rear of 
building to 1 no. flat. 

APPR 15/06/2015  

15/01867/U Change of use to two large Houses in 
Multiple Occupation (HMO, class Sui 
Generis), including a side conservatory 
extension and associated alterations. 

REF – 
Reasons 
explained 
below under 
the proposal 
section of 
the report 

18.05.2016 

 

 

The proposal 
6. The application seeks the conversion of 145 Earlham Road which is currently a C3 

dwelling house and 147 Earlham Road which is currently a C1 Bed and Breakfast, 
to two 7-bed HMOs (Sui Generis). 
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7. The planning history for the site is outlined above. A planning application for similar 
development was refused in May 2016. The application was refused on the 
following grounds: 

• The removal of the front gardens and creation of an area of hardstanding for car 
parking will be out of keeping with the residential character of the surrounding area 
and harmful to the appearance of the site. As such the proposal is contrary to 
paragraphs 58 and 64 of the NPPF, policy 2 of the adopted Joint Core Strategy for 
Broadland, Norwich and South Norfolk 2011 as amended 2014, and policies DM3, 
DM12 and DM13 of the Development Management Policies Local Plan 2014. 

• Inadequate provision has been made for the storage and collection of refuse and as 
such the proposal will increase the potential for waste receptacles to be left out on 
the street or adjacent to the site entrance. Such a scenario would be harmful to the 
appearance of the site, be detrimental to the character of the surrounding area and 
potentially create obstacles in the highway. The proposal is therefore considered 
contrary to paragraphs 58 and 64 of the NPPF, policy 2 of the adopted Joint Core 
Strategy for Broadland, Norwich and South Norfolk 2011 as amended 2014 and 
policies DM3, DM12, DM13 and DM31 of the Development Management Policies 
Local Plan 2014. 

8. The current application seeks to address the reasons for refusal by removing car 
parking from the scheme, reinstating landscaping to the front gardens and making 
provision for suitable refuse storage. 

Summary information 

Proposal Key facts 

Scale 

Total no. of dwellings 2 

No. of affordable 
dwellings 

N/A 

Total floorspace  469 sq.m 

No. of storeys 2.5 

Transport matters 

Vehicular access As existing 

No of car parking 
spaces 

0 

No of cycle parking 
spaces 

To be agreed by condition. Will be seeking 1:1 provision. 

Servicing arrangements The scheme incorporates a management strategy for the 
collection of refuse. A communal refuse store is provided 
adjacent to the highway and a private contractor will be 
responsible for collecting from this location. The management 
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strategy will ensure that bins are not left on the highway at 
any time. 

 

Representations 
9. Adjacent and neighbouring properties have been notified in writing. 22 letters of 

representation have been received citing the issues as summarised in the table 
below.  All representations are available to view in full at 
http://planning.norwich.gov.uk/online-applications/ by entering the application 
number.  

Issues raised Response 

Harm to the character of the area resulting 
from the conversion to two large HMOs.. 

Main issue 2 

Harm to the character of the area resulting 
from the waste storage area. New vegetation 
will not adequately screen the bins. 

Main issue 2 

Inadequate parking in surrounding area. The 
proposal will further add to existing parking 
pressures. 

Main issue 3 

Harm to highway safety from additional 
vehicle movements 

Main issue 3 

Bins will be left on the highway and will 
create an obstruction/hazard 

Main issue 3 

Odour nuisance and potential vermin 
attraction from the refuse store 

Main issue 4 

Overlooking Main issue 4 

Overdevelopment/cramped living conditions Main issue 4 

How will the use of the building and number 
of residents be managed and policed? How 
can an occupation condition be enforced? 

Main issue 4 

Loss of trees/front garden Main issue 2 

The number of recent applications at the site 
indicates that the applicant is trying to 
circumvent the constraints of planning law to 
obtain their objective. Should the application 
be approved then this will indicate that the 
council have not taken into account the views 
of and concerns of the local residents. 

Other matters 
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Issues raised Response 

Likelihood of end users being itinerant which 
will be detrimental to the wider community. 

Noted  

Why is the applicant allowed to keep applying 
for planning permission? 

The local planning authority can refuse 
to determine a planning application 
where it has refused more than one 
similar application within the previous 
two years. Whilst two applications have 
been refused within the last two years, 
they have been of different character. 
The current scheme is also different in 
character to the most recent refusal in 
terms of removing the car parking from 
the front of the site. The council 
therefore has a duty to assess the 
application currently being considered. 

Inaccurately filled in application form Noted.  

Why have works to facilitate the proposed 
development been allowed to continue in the 
absence of planning consent being granted? 

The internal and external works that 
have taken place have not required 
planning permission. Should planning 
permission be refused the two 
properties would not be permitted to 
operate as large houses in multiple 
occupation. 

 

Consultation responses 
10. 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. 

Citywide services 

11. Capacity and collection arrangements are good. 

Highways (local) 

12. “No objection on highway/transportation grounds. 

I am aware of the local opinions against this development previously, but I must 
concur with the applicant that the proposed occupancy of the site will be less than 
extant occupancy.  

Regrettably the property is not within a Controlled Parking Zone, and that parking is 
unrestricted on this part of Earlham Road.  
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Therefore, as it is the case now, some occupants with a car may park in the local 
area.  

The council does not have plans to introduce a CPZ in this area for the foreseeable 
future, but if there was local demand would consider it.  

The provision of refuse storage appears acceptable in principle; city wide services 
will advise you separately. 

The provision of cycle storage appears cramped; we need to ensure that the cycle 
parking is of a high standard; i.e. covered, secure and enough space to easily lock 
a bike. Ideally the bike stores would be in secure gated area.  

It is important to consider the likely occupants of such accommodation will be 
students or those on lower incomes; car ownership is likely to be very low. 
Especially since the property is located on a frequent bus service and a local centre 
is within walking and cycling distance.”  

Assessment of planning considerations 
Relevant development plan policies 

13. Joint Core Strategy for Broadland, Norwich and South Norfolk adopted March 
2011 amendments adopted Jan. 2014 (JCS) 

• JCS1 Addressing climate change and protecting environmental assets 
• JCS2 Promoting good design 
• JCS3 Energy and water 
• JCS4 Housing delivery 
• JCS6 Access and transportation 
• JCS7 Supporting communities 
• JCS12 The remainder of the Norwich urban area including the fringe 

parishes 
• JCS20 Implementation 

 
14. Norwich Development Management Policies Local Plan adopted Dec. 2014 

(DM Plan) 
• DM1 Achieving and delivering sustainable development 
• DM2 Ensuring satisfactory living and working conditions 
• DM3 Delivering high quality design 
• DM5 Planning effectively for flood resilience 
• DM6 Protecting and enhancing the natural environment 
• DM7 Trees and development  
• DM11 Protecting against environmental hazards 
• DM13 Communal development and multiple occupation 
• DM15 Safeguarding the city’s housing stock 
• DM28 Encouraging sustainable travel 
• DM30 Access and highway safety 
• DM31 Car parking and servicing 
• DM32 Encouraging car free and low car housing 
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Other material considerations 

15. Relevant sections of the National Planning Policy Framework March 2012 
(NPPF): 

• NPPF0 Achieving sustainable development 
• NPPF1 Building a strong, competitive economy 
• NPPF4 Promoting sustainable transport 
• NPPF6 Delivering a wide choice of high quality homes 
• NPPF7 Requiring good design 
• NPPF10 Meeting the challenge of climate change, flooding and coastal 

change 
• NPPF11 Conserving and enhancing the natural environment 

 
Case Assessment 

16. 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 Framework (NPPF), the 
Councils 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 

17. Key policies and NPPF paragraphs – DM12, DM13 and DM15, JCS4, NPPF 
paragraphs 49 and 14. 

18. While the proposal will result in the loss of one C3 dwelling house, it will result in 
the creation of two 7-bed houses in multiple occupation. The NPPF states that 
planning authorities should deliver a wide choice of quality homes and plan for a 
mix of housing based on current and future demographic and market trends. While 
the loss of the C3 dwelling is noted, the proposal would result in a net gain of one 
unit of accommodation and the two large HMOs would contribute towards providing 
a wider choice of accommodation in the area. 

19. The site is located within close proximity to a district centre where future residents 
would benefit from easy access to a wide variety of shops and services. The site is 
also located within walking distance of the city centre and close to public transport 
providing frequent services to the city centre and wider area.  

20. The principle of the proposed development is considered acceptable subject to 
satisfying policies DM12 and DM13 of the local plan, the associated criteria of 
which are discussed in the following sections below. 

Main issue 2: Landscaping and design 

21. Key policies and NPPF paragraphs – DM3, DM8, DM12 and DM13, NPPF 
paragraphs 9, 17 and 56. 

22. It is apparent that works to convert the two properties are well advanced and the 
former front gardens of 145 and 147 Earlham Road have largely been removed of 
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the vegetation that previously characterised the two plots. The front gardens 
contributed positively to the appearance of the site and character of the street, and 
the loss of the planting is therefore regrettable. There were however no planning 
restrictions preventing the removal of the vegetation and there are no trees on site 
protected by Tree Preservation Order (TPO). 

23. The current proposal sets out to reinstate the front gardens by replacing previously 
removed planting with appropriate plants and shrubs. A detailed landscaping 
scheme will be secured by condition and it will be necessary for a high quality 
planting schedule to come forward which is capable of improving the appearance of 
the site and mitigating for the harm already caused by the works that have taken 
place in the front gardens. The landscaping scheme should also be low 
maintenance and attractive to ensure its value is maintained leading into the future. 

24. It is proposed to provide a communal refuse storage area at the front of the site 
within a partially submerged area behind the retaining wall. Drawings and 
visualisations have been submitted illustrating the design of this area and how it will 
appear when viewed from the street. It is considered that subject to details being 
agreed by condition, it will be possible to adequately screen the refuse storage area 
and preserve the character of the wider area. 

25. With the exception of the landscaping works at the front of the property and removal 
of the brick conservatory at 147 Earlham Road, no other physical alterations are 
proposed for either building that are in need of assessment. The external 
appearance of the buildings will otherwise remain as existing. 

26. A large number of contributors have objected to the proposal on grounds of the 
potential harm to the character of the surrounding area and this is also an important 
consideration when assessing against policy DM12 of the local plan. The removal 
of the majority of planting from the front gardens has undoubtedly harmed the 
landscape value of the site and a high quality scheme of replacement planting will 
be sought as part of the landscaping scheme in mitigation. 

27. The proposal will create two 7-bed HMOs in place of a 9-bed B&B and 5-bed 
dwelling house. The occupancy levels of the two dwellings will be restricted by 
condition to a maximum of seven per dwelling which will prevent an over-
intensification of the site, particularly in comparison to the current use, which might 
otherwise result in disturbances to the locality and a change in the residential 
character of the site.  

28. Subject to conditions requiring landscaping works to screen the refuse storage area 
and restricting occupancy levels to no more than seven per dwelling, it is not 
considered that the proposal will adversely affect the character of the surrounding 
area.  

Main issue 3: Transport and highway safety 

29. Key policies and NPPF paragraphs – JCS6, DM13, DM28, DM30, DM31, NPPF 
paragraphs 17 and 39. 

30. Parking in the surrounding area is not controlled and is instead available to all on a 
first come first served basis. It is clear from the weight of public sentiment that 
parking availability in the surrounding area is currently stretched and there is 
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considerable anxiety that the proposal will further reduce the parking space 
available to local residents. The scheme is however considered to be acceptable on 
transport grounds for the following reasons. 

31. The site benefits from a high level of accessibility located as it is within close 
walking distance of a bus stop providing regular services to the city centre and 
wider area. The city centre is also within walking distance of the site and the 
Earlham House district centre is ~50 metres from the site where many services and 
facilities are available for residents. Given the high accessibility and connectedness 
of the site, the extent to which future residents will be dependent upon car 
ownership is much reduced and this is considered in conjunction with the lower 
levels of car ownership expected with occupiers of larger HMOs. 

32. The position of the site adjacent to bus stops and immediately adjacent to the 
district centre also qualify it as suitable for car free/low car housing in accordance 
with policy DM32 of the local plan, which identifies the benefits of reducing the use 
of high emission vehicles in sustainable locations.  DM32 also enables 
consideration of access to car club spaces when determining the suitability of car 
free/low car housing. A total of five additional car club spaces are planned to be 
deployed within the next 12 months in the vicinity of the site, two on Recreation 
Road, one on Caernarvon Road, one on Edinburgh Road and one on Havelock 
Road. The site is therefore considered to be suitable for car free/low car housing in 
accordance with policy DM32 of the local plan. 

33. 145 Earlham Road is currently in lawful use as a five bed dwelling house (C3) and 
147 Earlham Road as a B&B (Class C1), which provides nine bedrooms for guests. 
One parking space is currently provided on site for the residents of 145 Earlham 
Road. The proposal is for conversion to two 7-bed HMOs and a condition is to be 
imposed upon any planning permission restricting occupancy levels to no more 
than seven people for each property. Notwithstanding the issues discussed above, 
the potential increase in car use at the site is not considered to be significantly 
greater than the potential for car use associated with the existing uses or indeed the 
use of the site permitted under application 15/00003/F. In turn, it is not therefore 
considered that the proposal will present any significant issues in terms of highway 
safety. 

34. The need to provide secure and covered cycle parking for future residents will be 
conditioned which will further encourage sustainable use of transport to and from 
the site.  

35. The application includes a management strategy which states that someone will be 
employed to clean the properties and transfer waste from the properties to the 
communal storage facilities. Collection will be arranged with a contracted company 
who will collect and return the receptacles to the store. Bins will not be stored on 
the highway at any time. The management strategy is considered to be acceptable 
and will be conditioned for compliance against any planning consent. This will 
ensure that bins do not create any obstacles on the highway and are stored 
properly to avoid any harm to the appearance of the site and character of the wider 
area. 

Main issue 4: Amenity 

36. Key policies and NPPF paragraphs – DM2, DM11, NPPF paragraphs 9 and 17. 

Page 132 of 274



       

37. The current scheme provides adequate living space for future occupiers in 
accordance with national space standards set by Central Government and the 
concerns previously raised by the council’s housing officer have successfully been 
addressed. 

38. Both properties benefit from very large rear gardens which provide high quality 
external amenity space for future residents. Secure and covered cycle parking and 
servicing facilities will be secured by condition and residents will otherwise benefit 
from ready access to local services and facilities at the nearby district centre. 

39. Several contributors have raised concern with the potential for noise and 
disturbance resulting from an over-intensification of the site. The proposal is for two 
seven bed HMOs and planning permission will be conditioned to restrict occupancy 
levels to no more than seven people in each property. This is to ensure that the two 
properties provide adequate facilities to serve the number of occupants in each 
dwelling. The condition will also prevent uncontrolled occupancy levels at the site 
which may otherwise result in levels of activity with the potential to disturb the 
amenities of the surrounding area. 

40. With the restrictive occupancy condition, the numbers of people living in the two 
properties will not intensify much above the numbers associated with the existing 
B&B and dwelling house. This will limit the opportunity for disturbances to the 
amenities of the surrounding area resulting from noise, smells and fumes. Should 
the occupancy levels increase above those permitted by the condition then the 
matter could be investigated as a matter of planning enforcement.  

41. Refuse will be stored within robust waste receptacles and managed for regular 
collection. The potential for attracting vermin is not considered to be significant. 

42. The application proposes obscure glazing in various windows in order to prevent 
overlooking and loss of privacy between neighbouring properties. 

Compliance with other relevant development plan policies  

43. A number of development plan policies include key targets for matters such as 
parking provision and energy efficiency.  The table below indicates the outcome of 
the officer assessment in relation to these matters. 

Requirement Relevant policy Compliance 
Refuse 
Storage/servicing 

DM31 Yes subject to condition.  

Sustainable 
urban drainage 

DM3/5 Yes subject to condition. The site is located 
within a critical drainage area where a higher 
risk of surface water flooding is identified. The 
scheme results in a very minor increase to the 
coverage of hard-standing at the site. 
Planning permission will be conditioned to 
require any hardstanding to be constructed of 
a porous material and this is considered 
acceptable for mitigating any significant risk 
from an increase of surface water flooding at 
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the site. 

 

 

Other matters  

44. The following matters have been assessed and considered satisfactory and in 
accordance with relevant development plan policies, subject to appropriate conditions 
and mitigation:  

45. The recent planning history of the site has been set out in paragraph 5 of this report. 
Each application has been assessed based upon its own merits and against national 
and local planning policy. The comments of the public have been considered and 
taken into account in the assessment of each application. 

Equalities and diversity issues 

46. There are no significant equality or diversity issues. 

Local finance considerations 

47. 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. 

48. 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. 

49. In this case local finance considerations are not considered to be material to the 
case. 

Conclusion 
50. Subject to conditions 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 
To approve application no. 15/01867/F - 145 & 147 Earlham Road Norwich NR2 3RG 
and grant planning permission subject to the following conditions: 

1. Standard time limit; 
2. In accordance with plans; 
3. Detailed landscaping scheme to ensure adequate screening of refuse storage 

area and planting to mitigate for that lost in the front gardens which is easy to 
maintain and attractive; 
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4. No occupation of development until details of cycle storage have been agreed and 
implemented.  

5. Any hardstanding to be constructed of porous material; 
6. Compliance with the Management Strategy; 
7. Installation of obscure glazing; 
8. Each property shall be occupied by no more than 7 tenants, on a 1 tenant per 

lettable room basis, at any one time; 
 

Article 35(2) statement 

The local planning authority in making its decision has had due regard to paragraph 187 
of the National Planning Policy Framework as well as the development plan, national 
planning policy and other material considerations, following negotiations with the 
applicant and subsequent amendments the application has been approved subject to 
appropriate conditions and for the reasons outlined in the officer report. 
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Report to  Planning applications committee Item 

 08 September 2016 

5(G) 
Report of Head of planning services 

Subject Application no 16/00835/F - 120 - 130 
Northumberland Street,  Norwich, NR2 4EH   

Reason         
for referral 

Objection  

 

 

Ward:  Wensum 
Case officer Kian Saedi - kiansaedi@norwich.gov.uk 

 
Development proposal 

Demolition of existing dwelling and outbuildings.  Erection of 36 residential 
dwellings with associated works. 

Representations 
Object Comment Support 

14 1 0 
 
Main issues Key considerations 
1 Principle of the development  Compliance with site allocation R32, 

suitability of site for residential development 
2 Design Impact on character of area, scale, form, 

massing, layout, appearance 
3 Trees/ecology Impact on trees, impact on ecology 
4 Transport and access Access, car parking, traffic, highway safety, 

homezone design, servicing 
5 Amenity Overlooking, overbearing, 

overshadowing/loss of light, noise/odour 
disturbances, amenity of future occupants 

6 Affordable Housing Delivery of affordable housing with 
reference to requirements of JCS4 

Expiry date 7 September 2016 extended to 8th October  
Recommendation  Approve subject to conditions and legal 

agreement securing on-site provision of 
affordable housing 
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The site and surroundings 
1. The site is located in the west part of the city and is 0.46 hectares in size. The site 

currently comprises a disused house and its front curtilage fronting Northumberland 
Street, with a motor scrap yard and builder’s yard to the rear. There are several 
mature trees on site. There is a residential institution to the west of the site. Nelson 
Infant School is to the east on the opposite side the road. There is an electricity 
substation to the south of the site. 

2. This part of Northumberland Street is predominantly a residential area with two 
storey terraced houses, whilst the north part of the street towards Waterworks Road 
also contains employment uses. 

3. The site is allocated under policy R32 of the local plan for housing development of 
approximately 37 dwellings. 

Constraints  
4. R32 of the local plan identifies the need for a contamination assessment to be 

undertaken with any application. The application includes a ground investigation 
report which includes a risk assessment of potential contaminants on site. The 
assessment reveals that there is a degree of contamination on site which will 
require remediation. The Environment Agency have reviewed the assessment and 
raise no objections to the scheme subject to conditions to deal with the remediation 
of the site. 

The proposal 
5. Demolition of existing dwelling and outbuildings.  Erection of 36 residential 

dwellings with associated works. 

6. The proposal will create the following break-down of units: 

- 17 x 1B flats 

- 10 x 2B flats 

- 9 x 3B houses 

Summary information 

Proposal Key facts 

Scale 

Total no. of dwellings 36 

No. of affordable 
dwellings 

11 

Total floorspace  ~2500 sq.metres 
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No. of storeys Two storey, 2.5 storey and three storey 

Density 78 d/ha 

Appearance 

Materials Mixture of heritage red, buff and grey bricks, grey roof 
tiles, grey windows (material tba). 

Energy and resource 
efficiency measures 

PV panels are to provide at least 10% of the scheme’s 
energy. A detailed scheme will be required by condition 
to demonstrate how this will be achieved. 

Transport matters 

Vehicular access From Northumberland Street and Armes Street.  

No of car parking 
spaces 

46 

No of cycle parking 
spaces 

To be agreed by condition 

Servicing arrangements Communal bin store to be provided adjacent to entrance 
with Northumberland Street. Further details to be agreed 
by condition. 

 

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

been notified in writing.  15 letters of representation have been received citing the 
issues as summarised in the table below.  All representations are available to view 
in full at http://planning.norwich.gov.uk/online-applications/ by entering the 
application number. 

Issues raised Response 

Loss of employment site. A mixed 
development would be preferred. 

Noted. The principle of residential 
development at the site is acceptable in 
accordance with policy R32 of the local 
plan. See also main issue 1. 

Out of character development, especially with 
regard to the 2.5-storey block of flats 

Main issue 2 

Security of the site  Main issues 2 and  5 

Security in terms of overlooking to the 
playground of the adjacent school 

Main issue 5 

Visual harm caused by the bin store Main issue 5 
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Issues raised Response 

Increased traffic and reduction in available 
parking, especially parking space used by 
parents to pick up kids from school 

Main issue 4 

Parents are likely to use the parking spaces 
in the new development which will cause 
distress and arguments with the new 
residents 

The parking spaces are private and 
available only for the residents of the 
new development  

Insufficient car parking Main issue 4 

Inadequate access onto Armes Street Main issue 4 

Parents will use the site as a rat run  Main issues 1, 2 and 4 

Harm to highway safety from the increased 
traffic 

Main issue 4 

Objection to any link to Bramfield Close 
either now or in the future 

Main issue 4 

Overlooking Main issue 5 

Loss of light/overshadowing Main issue 5 

Odour and noise from the bin store to the 
neighbouring property 

Main issue 5 

Noise disturbances from increased traffic Main issue 5 

Disturbances from construction Main issue 5 

Proposed development is too close to my 
property. Overbearing impact/sense of 
enclosure 

Main issue 5 

The large communal bin area will attract 
vermin and flies 

Main issue 5 

Harm to trees/wildlife from clearing the site Main issue 3 

The development will put the users of the 
adjacent safe house at risk 

The adjacent site is already surrounded 
by residential properties and the 
proposed development is not 
considered to pose a risk to the 
occupants of the residential institution.  

The existing boundary wall is paramount to 
protect the residential qualities of all, both 
currently and into the future. The liability for 
its retention and maintenance should fall with 
the developer by a legal agreement and be 

Main issue 5 

Page 141 of 274



       

Issues raised Response 

conditioned to any consent 

 

In addition to the 15 letters of representation objecting to the proposal, one letter has 
been submitted on behalf of the Norwich Society which states the following: 

“This seems a logical plan to which we have no objections” 

Consultation responses 
8. 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. 

Environmental protection 

9. “”I have viewed the site investigation report provided by Richard Jackson (ref 
44937) and broadly agree with the recommendations made within it. It is clear that 
there is a degree of contamination on this site that will require remediation for this 
development to go ahead.”  

10. Conditions are recommended and will be added to the planning consent. 

Environment Agency 

11. No objection subject to the imposition of conditions to ensure the protection of the 
water environment. 

Highways (local) 

12. No objection on highway / transportation grounds subject to agreement of detailed 
matters by condition. 

Housing strategy 

13. “This site is ref R32 within the Norwich adopted local plan and we welcome this 
proposal which brings forward the full site allocation.” 

14. A number of recommendations are made relating to the tenure mix and design of 
the scheme, which have been addressed to some extent in subsequent 
amendments to the scheme. Subject to conditions it is considered that the 
remaining recommendations will be satisfied with respect of lifetime homes, 
renewable energy, landscaping, cycle storage and servicing.  

Landscape 

15. The need for a detailed landscaping scheme is highlighted and will be important for 
securing adequate tree replacement planting, high quality amenity spaces and a 
‘homezone’ across the vehicular route through the site. 
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Anglian Water 

16.  

Norfolk County (Lead Flood Authority) 

17. Falls below current threshold for providing detailed comment. 

Norfolk historic environment service 

18. No comment. 

Norfolk police (architectural liaison) 

19. Several design recommendations are made on the interests of improving security of 
the site.  

Assessment of planning considerations 
Relevant development plan policies 

20. Joint Core Strategy for Broadland, Norwich and South Norfolk adopted March 
2011 amendments adopted Jan. 2014 (JCS) 

• JCS1 Addressing climate change and protecting environmental assets 
• JCS2 Promoting good design 
• JCS3 Energy and water 
• JCS4 Housing delivery 
• JCS6 Access and transportation 
• JCS12 The remainder of the Norwich urban area including the fringe 

parishes 
• JCS20 Implementation 

 
21. Norwich Development Management Policies Local Plan adopted Dec. 2014 

(DM Plan) 
• DM1 Achieving and delivering sustainable development 
• DM2 Ensuring satisfactory living and working conditions 
• DM3 Delivering high quality design 
• DM4 Providing for renewable and low carbon energy 
• DM5 Planning effectively for flood resilience 
• DM6 Protecting and enhancing the natural environment 
• DM7 Trees and development 
• DM11 Protecting against environmental hazards 
• DM12 Ensuring well-planned housing development 
• DM28 Encouraging sustainable travel 
• DM30 Access and highway safety 
• DM31 Car parking and servicing 
• DM33 Planning obligations and development viability 

22. Norwich Site Allocations Plan and Site Specific Policies Local Plan adopted 
December 2014 (SA Plan) 

• R32: 120-130 Northumberland Street 
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Other material considerations 

23. Relevant sections of the National Planning Policy Framework March 2012 
(NPPF): 

• NPPF0 Achieving sustainable development 
• NPPF4 Promoting sustainable transport 
• NPPF6 Delivering a wide choice of high quality homes 
• NPPF7 Requiring good design 
• NPPF8 Promoting healthy communities 
• NPPF10 Meeting the challenge of climate change, flooding and coastal 

change 
• NPPF11 Conserving and enhancing the natural environment 

 
24. Supplementary Planning Documents (SPD) 

• Affordable housing SPD adopted March 2015 
• Trees, development and landscape SPD adopted June 2016 

 
Case Assessment 

25. 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 Framework (NPPF), the 
Councils 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 

26. Key policies and NPPF paragraphs – DM12, JCS4, NPPF paragraphs 49 and 14. 

27. The proposal involves the demolition of the existing dwelling and outbuildings and 
the redevelopment of the site to create 36 residential dwellings. 

28. The site is allocated for housing under policy R32 of the local plan for approximately 
30 dwellings. The allocation states that the site is in an accessible location for 
housing close to local services and public transport and that development of the site 
will assist in enhancing the residential character of Northumberland Street, 
reinstating a housing frontage.  

29. The erection of 36 dwellings will satisfy the allocation and contribute towards 
housing need identified under JCS4. The proposal delivers a good mix of dwelling 
types and sizes and 11 of the units are allocated for affordable housing. A 
residential frontage is to be created with Northumberland Street and the site will be 
linked to Armes Street via an access road which is to be designed around home-
zone principles to slow traffic and prevent rat running. The principle of the 
development is therefore considered to be acceptable. 

30. The allocation also states that the development will: 

- provide a cycle and pedestrian link between Armes Street and Bramfield Close;  
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- assess and protect on site trees; 

- provide an appropriate landscaping scheme; and 

- assess amenity impacts and provide high quality design in keeping with heights 
of buildings adjacent to the site. 

The extent to which the application satisfies these requirements is discussed later 
in the report.  

31. Policy DM12 sets out the principles applying to all new residential development, 
including having no detrimental impact on the character and amenity of the 
surrounding area, contribution to achieving a diverse mix of uses in the locality and 
achieving the housing delivery targets set out in the JCS, provision of a mix of 
dwellings in terms of size, type and tenure including a proportion of family housing, 
achieving a density in keeping with the character and function of the area and 
building 10% of dwellings to lifetime homes standard on schemes of 10 or more 
dwellings. These and other material planning considerations are addressed in the 
issues specific sections below. 

Main issue 2: Design 

32. Key policies and NPPF paragraphs – JCS2, DM3, DM12 NPPF paragraphs 9, 17, 
56 and 60-66. 

33. The site currently consists of a single, unoccupied dwelling on the Northumberland 
frontage and several buildings within the site associated with the motor scrap yards 
and builder’s yard, which are generally in a state of disrepair and of no particular 
design merit that could otherwise justify retention. The boarded up house and 
overgrown vegetation at the front of the site are detrimental to the street scene and 
do not contribute in any way to the character of the wider area. Policy R32 sets out 
that development at the site should be successful in reinstating a street frontage to 
Northumberland Street and provide a high quality design in keeping with the heights 
of buildings adjacent to the site. 

34. The scheme maintains access to the site from Northumberland Street where a main 
access road runs through the site and connects to Armes Street. The largest front-
facing elevation is created onto Northumberland Street in the form of the ‘Block A’, 
which consists of 16 1B and 2B flats. Positioning the largest block of flats in this 
location creates a strong and active frontage with Northumberland Street which 
then continues into the site alongside the access road in the north-east corner of 
the site. 

35. The surrounding area is predominantly residential but the architecture is mixed in 
style. The row of terraces to the south of the site along Northumberland Street were 
developed through the 1960s-1980s and constructed of brown/buff brick with grey 
pantiles. Neighbouring the site to the north are 1930s Victorian semi-detached and 
terraced properties constructed of red brick and red pantiles. Directly opposite the 
site is the single-storey Nelson Infant School and three-storey buildings exist further 
north and south along Northumberland Street.  

36. Block A is 2.5-storey in height with the top floor set within a mansard style roof. This 
is intended to soften the mass of the building and is considered to be effective in 
providing the impression of two-storey development and avoiding any sense of 
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over-dominance when viewed from Northumberland Street. The eaves and ridge of 
Block A will be set at a slightly greater height than neighbouring properties, but the 
block will read as its own entity and be physically separated by sufficient distance 
from the neighbouring properties that the greater scale will not be clearly apparent 
and not to any degree that will harm the character of the surrounding area. 

37. A heritage red brick is to be used in the construction of Block A which echoes the 
predominant material seen in the surrounding area and fenestration has been 
positioned to largely continue the rhythm of neighbouring development. The front 
building line steps forward of the row of terraces to the south, but sits level with the 
neighbouring development to the north. Private accesses are provided to the 
ground floor flats fronting Northumberland Street, which will also be defined by 
landscaped front gardens and tree planting. It is considered that Block A achieves a 
high quality contemporary design, while responding respectfully to the existing built 
environment and creating a strong frontage with Northumberland Street, in 
accordance with the objectives of R32 and policy DM3 of the local plan.  

38. Within the site, the layout of the scheme has been designed with properties looking 
inwards towards the main through road, with private amenity spaces tending to be 
located at the rear of the dwellings. In doing so, the proposed dwellings have been 
positioned with sufficient separating distance to avoid any significant harm to the 
amenity of neighbouring properties whilst providing space at the front to define a 
‘homezone’ area. A detailed landscaping scheme will be conditioned but the 
application includes a provisional landscape plan which adequately demonstrates 
that the through link to Armes Street will be landscaped to slow traffic, discourage 
rat running and ensure safe movement of pedestrians and cyclists through the site. 

39. The dwellings are two-storey in scale and a mixture of terraced housing and ‘walk-
up’ and ground floor flats. The design is contemporary and clean with visual interest 
added through the use of a mixture of brick specifications, brick detailing/recessing 
around windows and the arrangement of fenestration to provide vertical emphasis 
in the elevations. A detailed condition will ensure that the site is landscaped to a 
high standard to provide the development with a satisfactory appearance and high 
quality amenity spaces. 

40. A good level of natural surveillance is provided to the parking areas in the interests 
of minimising any opportunity for criminal activities. Gates/fences are to be installed 
to prevent public access to rear service lanes and amenity spaces and these will be 
agreed as part of the final landscaping scheme. 

41. The application states that 10% of the dwellings will be constructed to Lifetime 
Homes Standard, which will ensure that houses are readily adaptable or built to a 
standard to meet people’s needs and prevent them needing to move to more 
specialist housing in the future. The scheme has also been checked against the 12 
‘Building for Life’ principles and appears to score strongly against the associated 
criteria. 

Main issue 3: Trees/ecology 

42. Key policies and NPPF paragraphs – JCS1, DM6, DM7, NPPF paragraphs 109 and 
118. 
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43. Several trees are located on the site and policy R32 requires an arboricultural 
assessment to be made prior to development and trees protected and incorporated 
into the development where possible. 

44. The arboricultural assessment submitted with the application shows it necessary to 
remove several trees in order to facilitate the proposed development. None of the 
trees to be removed are indicated as being of high quality and all are C category. 
The assessment sets out for the retention of the group of sycamore at the western 
end of the site and Cherry tree located in the neighbouring property to the west. 
Protective fencing will be installed during the works to ensure that the trees to be 
retained are not harmed.  

45. The AIA recommends that any planning permission be subject to a condition 
requiring a detailed method statement including details of fencing types, ground 
protection measures, project phasing and an auditable monitoring system.  

46. None of the trees to be removed are classified as being of high quality and 
adequate replacement will be secured within a scheme of replanting to be included 
as part of the wider landscaping of the site.  

47. The trees to be retained at the western end of the site will contribute towards 
screening between the adjacent site. 

48. An ecological assessment has been undertaken for the site and found no evidence 
of bat roosting within the commercial buildings with a possibility for bat roosting 
within the existing dwelling, although the dense urban surroundings is said likely to 
discourage bat roosting. There is potential for the bird nesting on site within he 
bramble scrub and buildings. The site holds no ‘Habitats of Principle Importance’ 
and hedgehog passage through the site is stated as conceivably happening on only 
rare occasions. 

49. The assessment sets out mitigation and compensatory measures for the protection 
of birds and bats, and compliance with these measures will be conditioned. The 
final landscaping scheme will ensure biodiversity enhancements through planting 
and tree replacement and the opportunity for the installation of bird/bat boxes and 
‘hedgehog friendly’ fencing will be explored where appropriate.  

  

Page 147 of 274



       

Main issue 4: Transport and access 

50. Key policies and NPPF paragraphs – JCS6, DM28, DM30, DM31, NPPF 
paragraphs 17 and 39. 

51. The site is suitable in transportation terms for its location and access, close to local 
services and public transport. Sufficient car parking is provided to satisfy the local 
standards for this location as set out in Appendix 3 of the local plan. This is 
considered sufficient to avoid parking overspill to the surrounding area. The parking 
will be private and available to the residents of the development only. A vehicle 
charging point will be required by condition in accordance with policy DM31. 

52. The site is located within close distance of public transport and secure on-site cycle 
parking will be secure by condition. This will ensure that residents are provided with 
opportunities to utilise sustainable forms of transport and will reduce car-
dependency. The properties have been well designed to provide natural 
surveillance over the parking areas, which will reduce the opportunity for crime. 

53. The site road does not dominate the site but will instead be designed around 
homezone principles and feature shared surfaces. This will deter the use of the 
road as a ‘rat run’ and make the road safe for pedestrians and cyclists in line with 
policy R32 of the local plan. The landscape scheme indicates a footway ‘carry over’ 
at the entrance from Northumberland Street. It will be important to ensure that this 
constructed to an appropriate standard to relate effectively with the highway. A 
Grampian condition will be added to any planning consent requiring no occupation 
of the dwellings until a scheme for the footway ‘carry over’ has been agreed and 
then constructed in accordance with the approved scheme. No objection has been 
raised by the council’s transport officer with regard to the access onto Armes Street.  

54. A detailed landscaping scheme will be conditioned and will ensure that suitable 
materials, layout and planting are incorporated into the final build out of the 
scheme. It is not anticipated that the through road will be adopted, but it is expected 
to be constructed to an adoptable standard. 

55. The design of the parking area is such that cars will be forced to drive slowly. This 
will prevent cars entering and leaving the site at high speeds. The footway carry 
over will give pedestrians priority over the access to Northumberland Street in the 
interests of highway safety. Suitable materials will be required as part of the 
conditions to be imposed upon the planning consent and will ensure that the 
footway is clearly defined from the road. The increase in traffic resulting from the 
development is otherwise not considered to pose any significant harm to highway 
safety nor the safety of children entering and leaving the adjacent school. 

56. R32 sets out that development at the site should provide a pedestrian/cycle link 
between Armes Street and Bramfield Close. Section 3.4 of the Design and Access 
statement sets out a justification for why such a link has not been provided and this 
position is accepted. The potential to create such a link would require acquiring the 
garages on Bramfield Close, which are privately owned and in use by residents. 
The ownership of the boundary wall at this section of the site is unclear and even if 
the garages could be acquired, there is no guarantee that consent could be gained 
from the landowner to undertake works to the wall. Furthermore, notwithstanding 
the boundary wall and private garages, it is not considered that any great value is to 
be gained by creating a pedestrian/cycle link through Bramfield Close given it is a 
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cul-de-sac and not connecting to any other street. The scheme will provide a link 
between the site and Armes Street and this is considered adequate for providing 
permeability with the surrounding area.  

Main issue 5: Amenity 

57. Key policies and NPPF paragraphs – DM2, DM11, NPPF paragraphs 9 and 17. 

58. The area surrounding the site can be said to be one characteristic of a tight urban-
knit, with several properties located in close proximity, especially adjacent to the 
north and west boundaries of the site. The proposal therefore needs to be 
considered carefully with respect both to its impact upon the amenity of 
neighbouring properties and also with regard to the amenity of future occupiers of 
the proposed dwellings. 

Impact on neighbouring amenity 

Overlooking: 

59. Block A will be 2.5-storey at the Northumberland Street frontage with three-storey 
elements at the sides and rear, and features windows to habitable rooms on these 
elevations. The block has been stepped down to the rear, which limits the 
opportunity for side facing upper floor windows which might otherwise result in 
greater overlooking to neighbouring properties. 

60. Both neighbouring properties (number 118 and 132 Northumberland Street) feature 
blank flank walls and there is therefore no opportunity for direct overlooking to 
habitable rooms on these two properties. There would however be opportunity for 
some degree of overlooking to the rear gardens of numbers 118 and 132. 

61. The balcony and upper floor windows on Block A are separated from the boundary 
of 132 Northumberland Street by a distance of ~16 metres. This distance is 
considered sufficient to ensure no significant degree of overshadowing and is no 
worse than overlooking that you would typically expect to see from upper floors to 
rear gardens within a tight-knot urban context. The existing south boundary wall is 
to be retained and reaches a height of ~4 metres which prevent any significant 
overlooking from the first floor windows located on the south facing elevation of 
Block A. 

62. It is not considered that there is any harm  from overlooking from the upper floors 
and balcony of Block A to the playground of the adjacent school. Overlooking is 
already possible from the upper floor of the existing dwelling on the site and from 
neighbouring properties on Northumberland Street. There is also no planning 
reason as to why overlooking to a playground should be resisted. In fact, 
overlooking to play areas is often encouraged as a way of enhancing security 
through means of natural surveillance. 

63. The central row of terraces (Block B) echo the garden distances of the opposing 
properties at Bramfield Close and at produce a separating distance of at least 18 
metres. This distance is sufficient to ensure no loss of privacy to opposing habitable 
rooms. The high boundary wall affords screening to rear gardens. 

64. The flats at the western end of site (Block C) have been redesigned to drop the 
scale of development to single-storey at the boundary closest to Bramfield Close 
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and no windows are to be inserted on the flank wall where the development steps 
up to two-storey and overlooking to those properties on Bramfield Close is not 
therefore an issue. 

65. The distance between the rear upper floor windows of Block C and the residential 
institution to the west is ~21 metres and there any overlooking in this direction will 
not therefore be significant. Furthermore, the group of Sycamore trees on the 
western boundary of the site are to be retained and will provide additional screening 
between the two sites. Boundary treatments will be agreed by condition. 

66. The existing high wall running along the south boundary of the site is to be retained. 
The wall provides character to the site and provides a good level of screening 
between the site and neighbouring plots and its retention is therefore welcomed. 
Planning permission will be conditioned to require the retention of all boundary 
treatments to be agreed at a later date and the occupants of the new dwellings 
would need planning permission to knock any part of the wall down due to the 
height exceeding two metres. The responsibility of the future maintenance of the 
wall would fall to the respective owner(s). It is not considered necessary and neither 
is it possible to condition planning permission requiring any individual to maintain 
the wall.  

Overshadowing/loss of light: 

67. Such is the orientation of the site and layout of the proposed development that the 
only significant opportunity for overshadowing and/or loss of light results from the 
proposed development onto the neighbouring properties to the north. 

68. As already discussed the flank wall of number 132 Northumberland Street is blank 
and the issue of loss of light to a habitable room is not therefore in need of 
assessment, since any windows will be facing away from the development and 
separated by sufficient distance.  

69. The application includes a sun path analysis for the Winter and Summer Solstice 
and Spring equinox. The Autumn equinox can be expected to have very similar 
results to the Spring and the absence of any associated assessment is therefore 
considered acceptable. The results show that the only significant incidence for 
overshadowing appears to be caused to the rear gardens of properties 
neighbouring the site to the north during Winter months. The rear gardens will 
however receive no loss of sunlight on the 21st March and the impact of 
overshadowing on neighbouring properties is therefore acceptable with reference to 
BRE standards. 

70. Furthermore, the application also includes an existing sun path study for the Winter 
Solstice. This shows that overshadowing is already caused to the properties to the 
north from existing boundary treatments and the buildings on the application site 
which are to be demolished. Comparing the studies shows that the proposal will 
result in only very minor increase in overshadowing to neighbouring properties and 
not to any significant degree. 

 

Overbearing: 
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71. The original submission included a two-storey gable end property adjacent to the 
boundary with Bramfield Close in Block C. This would have led to a sense of 
enclosure and overbearing when experienced from neighbouring properties as well 
as resulting in a loss of outlook from upper floor rooms.  

72. The application has subsequently been amended and Block C has been reduced to 
single-storey closest to the boundary with Bramfield Close. Members will be shown 
a sectional plan illustrating the relationship of Block C with Bramfield Road. It is 
considered that the impact of overbearing and loss of outlook has now been 
adequately addressed. 

73. Block A has been stepped down in height and in from the boundary with 118 
Northumberland Street at the rear. Furthermore, the roof of the element of the block 
is flat and will only extend one metre above the boundary wall. It is not considered 
therefore that there will be any significant impact of overbearing to the rear garden 
of 118 Northumberland Street. 

74. There is no further potential for overbearing elsewhere on the site than discussed 
above. 

Disturbances from development (esp. noise and odour): 

75. Several contributors have raised concern with the potential for noise and 
disturbance from the communal bin store. Since the original submission, the store 
has been relocated from alongside the rear garden of number 132 to alongside the 
blank flank wall of number 132. The location of the store is considered suitable in 
terms of providing good access to the highway from collection purposes and the 
new location will avoid any significant impacts of smell/noise spillage to the 
neighbour. 

76. The bin store is stated as being enclosed and this will further reduce the opportunity 
for smell spillage. Planting is proposed around the store which will provide 
screening and ensure that the visual amenities of the surrounding area are 
protected. Planning permission is to be conditioned requiring further details of bin 
storage and this will ensure the final specification is fit for purpose and of adequate 
capacity.  

77. It is likely that the refuse will be contained within large ‘Euro’ style bins which are 
secure in themselves, and further containment will be provided within the structure 
of the store itself. This will prevent exposure and access from vermin.  

78. The proposal will increase traffic at the site but the associated activity is not 
considered to be significantly harmful to the amenities of neighbouring properties. 
The scheme will be designed around ‘homezone’ principles and this will ensure that 
vehicles are forced to slow down to travel through the site. Furthermore, the 
proposed residential use of the site will carry less potential for noise disturbing 
activities during working hours than the industrial uses which could currently take 
place on site. 

79. Conditions will be added to planning consent restricting construction times and 
requiring a construction method statement to minimise any disturbances resulting 
from the construction process. The applicant will also be advised to sign up to a 
Considerate Constructors Scheme. 
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Amenity of future occupants: 

80. All proposed dwellings have been designed to satisfy national space standards set 
by Central Government and generally provide good levels of outlook. 

81. The majority of ground floor units are provided with private external amenity space 
and four of the upper floor flats in Block A are provided with balcony space. The site 
is to be designed around homezone principles and it is envisage that attractive 
external spaces will be created which could be used recreationally by residents of 
the development. Parks and areas of woodland are within walking distance of the 
site which residents would also have easy access to. 

82. It is considered that overall the scheme provides a high standard of amenity for 
future occupants. 

Main issue 6: Affordable housing 

83. Key policies and NPPF paragraphs – JCS4, DM33, NPPF paragraph 50. 

84. The application allocates 11 of the 36 dwellings as affordable, which works out as 
31% affordable housing provision. This level of provision is considered sufficient to 
satisfy the policy requirement of 33% stipulated under JCS4. 

85. All of the affordable units have been designed to satisfy the national spaces 
standards, which will ensure that Registered Providers (RPs) are able to add them 
to the units to their property portfolios. The affordable units are also predominantly 
1-bed units, which are understood to be favoured by RPs, which should make them 
easier to let. 

86. The affordable units all have separate entrances which will give greater privacy to 
tenants, will lead to fewer management issues and will mean that no service charge 
will be required. 

87. Planning permission will be subject to a legal agreement requiring on-site provision 
of 11 affordable units at an agreed tenure mix. 

Compliance with other relevant development plan policies  

88. A number of development plan policies include key targets for matters such as 
parking provision and energy efficiency.  The table below indicates the outcome of 
the officer assessment in relation to these matters. 

Requirement Relevant policy Compliance 
Cycle storage DM31 Yes subject to condition 

Car parking 
provision DM31 Yes  

Refuse 
Storage/servicing DM31 Yes subject to condition 

Energy efficiency JCS 1 & 3 Yes subject to condition 
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Requirement Relevant policy Compliance 
DM3 

Water efficiency JCS 1 & 3 Yes subject to condition 

Sustainable 
urban drainage DM3/5 

Yes subject to condition. Anglian Water 
have reviewed the application and raise no 

objection subject to planning consent 
being conditioned for compliance with the 

approved surface water strategy in the 
interests of preventing any problems 

arising from flooding.  

 

Other matters  

89. The following matters have been assessed and considered satisfactory and in 
accordance with relevant development plan policies, subject to appropriate conditions 
and mitigation: List relevant matters. 

Equalities and diversity issues 

90. There are no significant equality or diversity issues. 

 

Local finance considerations 

91. 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. 

92. 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. 

93. The properties created will generate New Homes Bonus. The proposed 
development would be CIL liable for the new floor space created by the two-storey 
extension and conversion 

Conclusion 
94. 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 
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To approve application no. 16/00835/F - 120 - 130 Northumberland Street Norwich NR2 
4EH  and grant planning permission subject to the completion of a satisfactory legal 
agreement to include provision of affordable housing and subject to the following 
conditions: 

1. Standard time limit; 
2. In accordance with plans; 
3. Details to include: materials to be used in external construction of 

development(including samples and specifications where necessary), external 
joinery, rainwater goods; 

4. Detailed landscaping scheme to reflect homezone design and include details of 
permeable paving, demarcation of parking spaces, biodiversity enhancements 
(hedgehog fencing, bird/bat boxes), lighting, planting (including replacement tree 
planting), boundary treatments; 

5. Contamination – Risk assessment; 
6. Contamination – Verification plan; 
7. Contamination – Long term monitoring; 
8. Contamination – Unknown contamination; 
9. Contamination – Imported material; 
10. Contamination – Piling methodology; 
11. Details of secure and covered cycle storage, refuse storage across the site and 

EV charging; 
12. Compliance with AIA and submission of TPP and method statement as 

recommended in AIA; 
13. Operations on site to take place in accordance with the mitigation/compensation 

measures outlined in section 7 of the ecological report. 
14. No hard-standing areas to be constructed until the works have been carried out in 

accordance with the surface water strategy so approved unless otherwise agreed 
in writing by the Local Planning Authority; 

15. Scheme for renewable energy; 
16. Construction Method Statement; 
17. Grampian condition. No occupation of the dwellings until vehicle access 

incorporating pedestrian priority has been provided from Northumberland Street in 
accordance with a scheme to first be agreed in writing with the local planning 
authority; 

18. 10% Lifetime homes; 
19. Water efficiency; 
20. Restricted construction times 
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Informatives: 

1) Considerate construction 
2) Details of refuse storage are conditioned. The applicant is advised that disabled 

access should be provided to the communal stores. 
3) EA advice; 
4) Asbestos; 

 

Article 35(2) statement 

The local planning authority in making its decision has had due regard to paragraph 187 
of the National Planning Policy Framework as well as the development plan, national 
planning policy and other material considerations, following negotiations with the 
applicant and subsequent amendments the application has been approved subject to 
appropriate conditions and for the reasons outlined in the officer report. 
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Report to  Planning applications committee Item 

 8 September 2016 

5(H) 
Report of Head of planning services 

Subject Application no 16/00808/F – 1 Branksome Close, 
Norwich NR4 6SP 

Reason         
for referral 

Objection 

 

 

Ward:  Eaton 
Case officer Mr Stephen Polley - stephenpolley@norwich.gov.uk 

 
Development proposal 

Two storey side extension and new detached timber garage. 
Representations 

Object Comment Support 
9 (Original scheme) 
5 (Revised scheme) 

0 0 

 
Main issues Key considerations 
1 Residential amenity The impact of the development on 

neighbouring properties (no.52 Branksome 
Road and no.3 Branksome Close) daylight, 
visual amenity, overlooking / privacy 

2 Scale and Design The impact of the development within the 
context of the original design / surrounding 
area / scale of design / standard of design.  

Expiry date 8 September 2016 
Recommendation  Approve 
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The site and surroundings 
1. The site is located on the east side of Branksome Close, a residential cul-de-sac 

located to the south of the city. The prevailing character of the area is residential 
with most properties being a mixture of 2 storey semi-detached and detached 
dwellings constructed circa 1930. The site is situated at the junction of Branksome 
Road and Branksome Close on a corner plot.  

2. The subject property is a detached single 2 storey dwelling featuring a distinctive 
central projecting gable to the front with a hipped main roof behind. The property 
has been extended by way of a 2 storey flat roof side extension and single attached 
garage constructed along the southern boundary and an orangery to the rear. The 
property has been finished with a white render, white UPVC windows and doors 
and clay pantiles. 

3. The site includes a front brick driveway with small sections of lawn and en enclosed 
rear garden. The boundary is marked a mature hedgerow to the front and a 2m high 
close boarded fence with mature planting to the sides and rear. The site is bordered 
by no.3 Branksome Close to the east, nos. 58 and 56 Branksome Road to the south 
and nos. 50, 52 and 54 Branksome Road to the west. Immediately to the west of 
the site is an access road which links to the City of Norwich School site which is 
located further to the south-east.   

4. It should be noted that many of the properties located on Branksome Road and 
Branksome Close have been altered and added to over the years in variety of 
ways.  

Constraints  
5. There are no particular constraints.  

Relevant planning history 
6.  

Ref Proposal Decision Date 
 

15/00220/F Erection of single storey side and rear 
extension (Revised). 

APPR 12/01606/F  

 

The proposal 
7. The application seeks full planning consent for the construction of a 2 storey side 

extension at 1 Branksome Close. The proposal also includes the construction of a 
detached timber garage within the north corner of the site.  

8. It should also be noted that planning following discussions with the agent for the 
application that the proposed plans have been revised to now be of a reduced 
scale.  
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Summary information 

9.  

Proposal Key facts 

Scale 

No. of storeys Two storeys. 

Max. dimensions See attached composite plans 

Appearance 

Materials Red brick; 

White render; 

Clay pantiles; 

White UPVC windows and doors; 

All to match existing. 

Timber garage.  

 

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

representation have been received citing the issues as summarised in the table 
below.  All representations are available to view in full at 
http://planning.norwich.gov.uk/online-applications/ by entering the application 
number. 

Issues raised Response 

Loss of privacy / overlooking at no. 52 
Branksome Road 

Loss of light / loss of privacy / 
overlooking at no. 1 Branksome Close 

See main issue 1 

Out of scale development 

Poor Design 

Over dominant development 

See main issue 2 
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Issues raised Response 

Garage is forward of building line 

Proposal will result in increased traffic See other matters 

 

Consultation responses 
11. 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. 

Assessment of planning considerations 
Relevant development plan policies 

12. Joint Core Strategy for Broadland, Norwich and South Norfolk adopted March 
2011 amendments adopted Jan. 2014 (JCS) 

• JCS1 Addressing climate change and protecting environmental assets 
• JCS2 Promoting good design 

 
13. Norwich Development Management Policies Local Plan adopted Dec. 2014 

(DM Plan) 
• DM1 Achieving and delivering sustainable development 
• DM2 Ensuring satisfactory living and working conditions 
• DM3 Delivering high quality design 
• DM5 Planning effectively for flood resilience 
• DM7 Trees and development 

Other material considerations 

14. Relevant sections of the National Planning Policy Framework March 2012 
(NPPF): 

• NPPF0 Achieving sustainable development 
• NPPF6 Delivering a wide choice of high quality homes 
• NPPF7 Requiring good design 
• NPPF10 Meeting the challenge of climate change, flooding and coastal 

change 
• NPPF11 Conserving and enhancing the natural environment 

 
Case Assessment 

15. 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 Framework (NPPF), the 
Councils 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. 
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Main issue 1: Amenity 

16. Key policies and NPPF paragraphs – DM2, DM11, NPPF paragraphs 9 and 17. 

Overlooking and Privacy: 

17. The proposed extension is to be constructed on the southern end of the original 
dwelling incorporating the existing flat roof extension and replacing the single 
garage. The main section of the extension features a dual pitched roof with an 
eaves height of 5.1m and ridge height of 7.4m, matching the original. The design 
includes 3 no. windows on the first floor front elevation and 1 no. window to the first 
floor of the rear elevation.  

18. Concern was raised that the extension would result in a loss of privacy from an 
increase in overlooking of no. 52 Branksome Road to the south-west of the site. 
The originally submitted plans included a predominantly glazed projecting gable at 
first floor level which has now been removed. No windows are now included on the 
first floor side elevation, removing the possibility of any overlooking of properties to 
the south of the site.  

19. Particular concern was also raised regarding a loss of privacy at the neighbouring 
property no.3 Branksome Close to the east of the site. Similarly no windows are 
proposed to be added on the original side elevation, however a window is proposed 
to be installed on the rear elevation of the first floor of the extension. The window is 
to serve an en-suite bathroom of a new master bedroom. The street layout, with the 
subject property being constructed at an angle to the rest of the properties on 
Branksome Close will ensure that the proposed window faces directly onto the rear 
garden of the subject property and the very bottom section of no. 3 Branksome 
Close only. No. 3 Branksome Close has added a single storey extension along the 
shared boundary and mature trees mark the boundary in the furthest corner, 
ensuring the no significant loss of privacy can occur as a result of the proposed 
window.  

Loss of Daylight / Sunlight / Overshadowing: 

20. Concern was also raised that the proposal would cause overshadowing of the rear 
garden of no. 3 Branksome Close during the winter months of the year. The 
proposed extension is a minimum of 11m, increasing to over 15m from the shared 
boundary with no.3 which as discussed above features a number of structures and 
mature planting. As such, it is not considered that significant amounts of 
overshadowing will occur. 

21. The large distances between neighbouring properties and layout of this particular 
corner of the street will ensure that no other significant harm is caused to the 
residential amenities of neighbouring properties by way of loss of light, privacy or 
outlook.  

Main issue 2: Design  

22. Key policies and NPPF paragraphs – JCS2, DM3, NPPF paragraphs 9, 17, 56 and 
60-66. 

23. The proposed extension is to incorporate the existing flat roof extension and built in 
place of the attached garage. A new linking roof is to be added to the existing 
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extension with a ridge height slightly lower than the original. A 5m wide 2 storey 
extension is then to be added to the side with a further single storey element is also 
being built along the southern boundary with a maximum width of 2.8 at the rear. 
The extension is to project forward of the original front elevation by 2.5m, closely 
matching the footprint of the existing garage. The first floor of the extension only 
slightly projects forward to match the projection of the gable on the original dwelling.  

24. The replacement of the flat roof garage with a roof matching the style of the original 
is welcomed as it enhances the appearance of the middle section of the proposed 
elevation. The use of matching materials will help to blend the extension with the 
original dwelling.  

25. A single detached garage is proposed to be constructed in the northern most corner 
of the site, replacing the attached garage to be demolished as part of the 
construction of the extensions. The garage measures 6m x 3m in plan form and has 
a dual pitched roof with an eaves height of 2m and ridge height of 3m. Concern was 
raised that the position of the garage is inappropriate as it is built forward of the 
original building line still legible along Branksome Road. It is accepted that the 
location of the proposed garage is forward of the building line, it is not considered 
that it will cause significant harm to the character of the street. As the site is located 
on a corner, it does not obviously conform to the building line as do the other 
houses further along the road. The garage is of a modest scale and design, being 
big enough for one car only.  The garage is to be constructed from predominately 
natural materials and when considered in conjunction with the mature hedgerow 
marking the boundary, will not be visible from outside of the site. As such, it is 
considered that the garage will have no real impact on the character of the area.   

26. The extension is to feature a new entrance door on the front elevation which given 
the scale of the proposal can be considered to appear as a second dwelling, 
effectively resembling a pair of semi-detached dwellings. Accordingly, particular 
concern was raised regarding the appearance of the front elevation. It is accepted 
that the additional entrance door creates a confusing front elevation that would be 
better positioned on another elevation, the door on its own is not reason enough to 
refuse the application as it would does not require planning consent and could be 
added at a later date.  

Scale: 

27. Particular concern was raised by a number of neighbours that the overall scale of 
the proposal is too large and is out of keeping with the area, representing a form of 
overdevelopment of the site. It is accepted that the proposal is large in scale, it is 
not considered that the proposal is overly large for the site and the specific location.  

28. As the site is located on a corner plot, it was not constructed with the same degree 
of uniformity of neighbouring properties. The urban grain of the area shows 
properties built on longer and narrower plots than the subject property. It should 
also be noted that the subject property has been constructed with a different 
orientation, which is at an angle facing due west compared to others on Branksome 
Close and Branksome Road which face north-west and north-east respectively. 
Properties along Branksome Road and other nearby streets have added significant 
extensions already, however they are primarily to the rear and as such are less 
prominent.  As a result, it is considered appropriate to extend to the side as 
significant amounts of rear garden would be lost otherwise. Such extensions would 
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not work elsewhere in the area, however in this instance, overall scale is 
considered to be appropriate.  

29. It should also be noted that the proposal has been revised in order to reduce the 
scale and massing of the scheme. This includes the removal of a projecting bay at 
first floor level which would have appeared incongruous and a reduction in the 
height of the roof so that it matches the original.   

30. The overall appearance of the property within the street will appear to be larger 
than the existing, however as discussed above, the relatively unique layout of the 
site will assist in ensuring that the proposal does not appear to be too over-
dominant within the street scene. 

Other Matters: 

31. Concern was raised that an increase in the number of bedrooms from 4 to 5 would 
result in an increase in vehicle movements which would cause traffic problems 
within the area. Such a change is minor and is not expected to have any significant 
impact and the number of bedrooms does not directly correlate to the number of 
vehicles which visit a site. 
 

Equalities and diversity issues 

32. There are no significant equality or diversity issues. 

Local finance considerations 

33. 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. 

34. 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. 

35. In this case local finance considerations are not considered to be material to the 
case. 

Conclusion 
36. The potential for an increase in overlooking is minimal as the proposed windows will 

not significantly alter the current situation.  

37. The proposal will have a very limited impact upon the amount of daylight and 
sunlight reaching the rooms and gardens of the neighbouring properties. 

38. The proposal will result in an extended dwelling which is of an appropriate scale 
and design, both reflecting the character of the original dwelling and that of the 
surrounding area.  

39. The proposal will have no impact on the volume of traffic within the area.  
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40. 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 
To approve application no. 16/00808/F – 1 Branksome Close, Norwich, NR4 6SP and 
grant planning permission subject to the following conditions: 

1. Standard time limit; 
2. In accordance with plans; 

 

Article 35(2) statement 

The local planning authority in making its decision has had due regard to paragraph 187 
of the National Planning Policy Framework as well as the development plan, national 
planning policy and other material considerations, following negotiations with the 
applicant and subsequent amendments the application has been approved subject to 
appropriate conditions and for the reasons outlined above. 
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Report to  Planning applications committee Item 

 8 September 2016 

5(I) 
Report of Head of planning services 

Subject Application no 16/00788/F - 21 Hellesdon Road, 
Norwich, NR6 5BE   

Reason         
for referral 

Objection 

 

 

Ward:  Wensum 
Case officer Stephen Polley - stephenpolley@norwich.gov.uk 

 
Development proposal 

Construction of two semi-detached dwellings. 
Representations 

Object Comment Support 
2 0 0 

 
Main issues Key considerations 
1 Principle of development Key policy considerations 
2 Design and landscaping Impact on character of surrounding area 

and site 
3 Amenity  Internal and external amenity space, the 

impact of development on properties to 
sides and rear of the site 

4 Transport Access and egress to the site / cycle / bin 
storage 

5 Flood risk The site is located within flood zone 1 
Expiry date 8 September 2016 
Recommendation  Approve 
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The site and surroundings 
1. The application seeks full planning consent for the subdivision of the curtilage of 21 

Hellesdon Road and the erection of two semi-detached dwellings with detached 
double garage.  

2. The proposed dwelling is situated towards to south of the plot with an area of 
amenity space to be provided to the rear. The new dwelling would use the same 
vehicular access as the current property on the site. The existing dwelling on site 
will have an amenity area to the front of the original property and an area of car 
parking to the rear.   
 

3. It should be noted that planning consent has recently been granted for the 
construction of a single dwelling on the site under permission 15/00294/F. The 
current proposals are similar to this previously approved scheme, with the main 
difference being two dwellings are now proposed within the footprint of the 
previously approved large singe dwelling.   

 
Constraints  
4. The site is adjacent to the river Wensum, although the site itself is elevated from the 

level of the river. Flood zone 2 runs along the boundary of the site with Hellesdon 
Road. The majority of the site is not situated with flood zone 2 with the exception of 
a very small part of the driveway. Furthermore Hellesdon Road itself is situated with 
flood zone 3a and this is the sole access route to the property.  

Relevant planning history 
5.  

Ref Proposal Decision Date 
 

15/00220/F Relocation of front porch to side, raise 
roof height and erection of rear garage. 

APPR 13/04/2015  

15/00294/F Four bed house with detached garage. APPR 17/06/2015  

 

The proposal 
6. The application seeks full planning consent for the subdivision of the curtilage of 21 

Hellesdon Road and the construction of 2 no. 4 bedroom semi-detached dwellings 
with detached double garage.  

7. The proposed dwellings are to be situated towards the south of the plot with 
amenity space for both dwellings to be provided to the rear. Both dwellings would 
utilise the existing vehicular access on the site. The existing dwelling on the site has 
recently been refurbished to include a parking area to the rear and amenity area to 
the front.  
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8. It should be noted that the overall scale and design of the scheme is carried over 
from the previously approved single dwelling. The main difference being that the 
projecting front gable is now located on the west side of the front elevation, an 
additional window is included on the first floor front elevation and an additional 
dormer window is located on the rear elevation.  

Summary information 

Proposal Key facts 

Scale 

Total no. of dwellings 2 (the existing property on the site is to be retained).  
No. of affordable 
dwellings 

0  

Total floorspace  278 sqm  
No. of storeys 1.5 
Max. dimensions 16m wide x 11.7m deep, height to ridge 8m, height to 

eaves 3.9m 
Appearance 

Materials Rendered with brick plinth and pantile – joinery to be 
painted timber  

Transport matters 

Vehicular access Same as existing dwelling on site  
No of car parking 
spaces 

Garage which can accommodate two cars and car 
parking space for two cars. The existing property will 
also have a car port.  

No of cycle parking 
spaces 

4 (within separate bike stores) 

Servicing 
arrangements 

Bin store provided details of which will need to be 
conditioned.  

 

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

representation have been received citing the issues as summarised in the table 
below.  All representations are available to view in full at 
http://planning.norwich.gov.uk/online-applications/ by entering the application 
number. 

Issues raised Response 

The proposal will result in overlooking / 
loss of privacy to no. 455 Dereham Road 
as a result of 4 no. dormer windows.   

The proposal will result in overlooking to 
19A Hellesdon Road particularly due to 
the changes in levels.   

See main issue 4 
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Issues raised Response 

The proposal results in an 
overdevelopment of the site particularly 
in conjunction with the development of 
the neighbouring site to the west.  

See main issue 2 

Vehicular access and parking, inclusion See main issue 5 

 

Consultation responses 
10. 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. 

Environment Agency 

11. No comment. The site lies in flood zone 1 and there are no records of 
contamination.   

Highways (local) 

12. No objection in principle subject to the resolution of a number of issues.  

Tree protection officer 

13. The proposed development will not have an adverse effect on the trees proposed 
for retention and therefore no objection to the proposal subject to a condition 
requiring compliance with the AIA and AMS. 

Assessment of planning considerations 
Relevant development plan policies 

14. Joint Core Strategy for Broadland, Norwich and South Norfolk adopted March 
2011 amendments adopted Jan. 2014 (JCS) 

• JCS1 Addressing climate change and protecting environmental assets 
• JCS2 Promoting good design 
• JCS3 Energy and water 
• JCS4 Housing Delivery 
• JCS12 The remainder of the Norwich urban area including the fringe 

parishes 
• JCS20 Implementation 

 
15. Norwich Development Management Policies Local Plan adopted Dec. 2014 

(DM Plan) 
• DM1 Achieving and delivering sustainable development 
• DM2 Ensuring satisfactory living and working conditions 
• DM3 Delivering high quality design 
• DM5 Planning effectively for flood resilience 
• DM6 Protecting and enhancing the natural environment 
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• DM7 Trees and development 
• DM12 Ensuring well-planned housing development 
• DM31 Car parking and servicing 
• DM33 Planning obligations and viability 

Other material considerations 

16. Relevant sections of the National Planning Policy Framework March 2012 
(NPPF): 

• NPPF0 Achieving sustainable development 
• NPPF6 Delivering a wide choice of high quality homes 
• NPPF7 Requiring good design 
• NPPF10 Meeting the challenge of climate change, flooding and coastal 

change 
• NPPF11 Conserving and enhancing the natural environment 

 
Case Assessment 

17. 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 Framework (NPPF), the 
Councils 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 

18. Key policies and NPPF paragraphs – DM12, NPPF paragraphs 49 and 14. 

19. In 2010 the government made amendments to PPS3 (now revoked) to exclude 
residential gardens from the definition of previously developed land. Paragraph 53 
of the NPPF states that local authorities should consider the case for setting out 
policies to resist inappropriate development in residential gardens, for example 
where development would cause harm to the local area.  The council considered 
this matter as part of the development of policies in the local plan and concluded 
that the criteria based policies in DM3 and DM12 are satisfactory to determine 
applications for dwellings in gardens. Therefore there are no specific policies 
restricting new dwellings in the gardens of existing properties.  

20. The principle of residential development is acceptable on this site, by virtue of the 
current extant planning permission for a new dwelling (see planning history 
section). In addition policy DM12 supports new housing development subject to the 
following criteria below which would all be met in this case:   

• The site is not designated for other purposes; 
• No objection has been received from the Health and Safety Executive; 
• The site is not in the late night activity zone; 
• It does not involve the conversion of high quality office space; and 
• It is not in the primary or secondary retail area or in a district or local centre. 
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Main issue 2: Design and landscaping  

21. Key policies and NPPF paragraphs – JCS2, DM3, NPPF paragraphs 9, 17, 56 and 
60-66. 

22. The layout and form of development in the surrounding area is varied, with 
development at various levels on Hellesdon Road, Lusher Rise and Dereham 
Road. It is also noted that the neighbouring plot to the west has been subdivided to 
now feature 4 no. dwellings and 2 no. outbuildings with one of the dwellings being 
at a higher level than the majority of properties which front onto Hellesdon Road. 
Given the lack of uniformity in the area and the precedent set by the subdivision of 
the adjacent curtilage it is considered that the principle of 2 no. dwellings is 
acceptable in design terms and that the proposed layout will not be of sufficient 
detriment to the street scene or the character of the area to justify a refusal. 
Furthermore it is not considered that the proposal will lead to a significant visual 
impact that would adversely affect the character of the River Wensum river valley or 
result in an overdevelopment of the site. 

23. The design of the proposal is different from neighbouring properties but again due 
to the lack of uniformity and due to the proposed dwelling being situated over 40m 
from the highway its overall style, scale, form, mass and detailing is considered 
acceptable. Notwithstanding the above a condition should be attached to any future 
consent requiring details of the external facing material to ensure that the proposal 
is of good design quality. 

24. As discussed above, the overall form, appearance and design of the proposal only 
slightly differs from the previously approved application for a single dwelling.   

25. A condition should also be attached for hard and soft landscaping details to be 
agreed to ensure that the proposal blends in with its setting and promotes 
biodiversity.    

Main issue 3: Amenity  

26. Key policies and NPPF paragraphs – DM2, DM11, NPPF paragraphs 9 and 17. 

27. In terms of the internal space, the proposal provides four good sized bedrooms and 
a large area of living space in each of the properties. The openings will provide 
good light and natural ventilation. The proposal also provides a large rear garden 
for the enjoyment of residents of both properties.  

28. With regards to the impact upon neighbouring residents the main issues for 
consideration are the impact upon the property to the east (19a Hellesdon Road) 
and the properties to the west.  

29. Firstly with regards to the properties to the west due to the distances involved it is 
not considered that the proposal will result in any significant loss of light or 
overshadowing. There may be minimal overlooking; however this is not considered 
to be of significant detriment particular given that there are no windows within the 
side elevation of the proposed dwelling or the newly construction dwellings on the 
rear of the neighbouring site.   
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30. With regards to the property to the east it is considered that the proposal will have a 
greater impact. Again due to the distances involved it is not considered that the 
proposal will result in any significant loss of light or overshadowing but it is 
acknowledged that the proposal will result in some additional overlooking and 
particularly due to the changes in levels will affect the outlook from the rear of the 
neighbouring property. There is also a high boundary between the two properties 
which even given the changes in levels should prevent overlooking from the ground 
floor windows. In addition it is proposed to plant trees forward of the proposed 
dwelling to provide screening. The projecting gable has been repositioned to the 
opposite side of the front elevation, helping to reduce the potential for overlooking 
when compared with the previously approved scheme. Therefore on balance it is 
not considered that the level of additional overlooking is of sufficient detriment to 
justify a refusal.  

31. Particular concern was also raised from the property to the rear that the increase in 
dormer windows would result in a loss of privacy. It is not considered that any loss 
of privacy will occur to properties located on Dereham Road given the change in 
land levels, considerable amount of mature screening and large distance between 
properties. Any overlooking from the proposals would also not result in significantly 
greater overlooking than in comparison with the approved scheme. As such it is not 
considered that there is sufficient justification to refuse the application on the impact 
upon neighbouring residents.  

Main issue 4: Transport 

32. Key policies and NPPF paragraphs – JCS6, DM28, DM30, DM31, NPPF 
paragraphs 17 and 39. 

33. The proposal will use the existing access for 21 Hellesdon Road and any changes 
to the access were shown on the consent for the renovation of 21 Hellesdon Road. 
The access is adequate to serve an additional dwelling. Some concern was raised 
by the local highway officer with regards to issues such as the gradient and 
drainage but these issues have now been resolved. The neighbouring resident to 
the east also has some concerns about the use of this access due to the proximity 
to the boundary; however it is not considered that the use of this route by one 
additional property will cause excessive noise or disturbance particularly given the 
height of the boundary between the two properties. The use of this access during 
construction will inevitable cause some disturbance; however this is not considered 
to be justified reason not to allow development to take place. Any issues during the 
construction stage are a civil matter.   

34. The proposal includes the provision of a detached double garage to be used by one 
of the proposed dwellings as well as sufficient space for off street parking for the 
other. This level of car parking does exceed the maximum standards set out in the 
local plan; however it is not considered to be of detriment to the overall scheme. 
Cycle storage can also be accommodated within the garage,  although to ensure 
this is secure some form of tether would need to be provided, details of which 
should be conditioned.  

35. The layout plan indicates areas for both bin and cycle stores within the immediate 
vicinity of each property. The site is located far from the kerb on Hellesdon Road for 
collections and as such the storage and movement of bins on the site could be 
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difficult in adverse weather. Details of the bin and cycle stores will be required to 
ensure that it is of appropriate size and design.  

36. Concern was raised that the increase in the number of dwellings on the site would 
result in excessive levels of noise and pollution. It is accepted that the increase in 
the number of properties within the site from 1 to 3 will likely result in an increase in 
vehicle movements, it is not considered that significant harm will be caused. The 
proximity of neighbouring properties is considered to be typical for the area and as 
is in line with existing wider situation.  

Main issue 5: Flood risk 

37. Key policies and NPPF paragraphs – JCS1, DM5, NPPF paragraphs 100 and 103. 

38. The majority of the site is situated within flood zone 1 although part of the access 
and Hellesdon Road itself is situated within a higher flood risk zone. A flood risk 
assessment was submitted within the application and this sets out flood risk 
mitigation and evacuation measures and subject to compliance with the 
recommendations it is not considered that any future occupants will be at risk. A 
condition should be attached requiring compliance with the flood risk assessment 
recommendations.  

Other Matters 

39. Particular concern was raised that during the course of works on the site in recent 
years that the soil levels had been altered, which would result in the proposed 
dwellings being constructed higher than stated. Upon investigating the site it is clear 
that significant works have taken place to refurbish the parent property and to clear 
the site of overgrown planting. The steeply sloping nature of the site means that 
some earth has been moved in order to maintain safe access. With the aid of 
photographs taken during previous site visits it does appear that there is evidence 
in the changing of soil levels of some areas of the site. It is not however considered 
that these changes will have a significant impact on the construction of the 
proposed dwellings as they will be built in accordance with the submitted plans 
which include a topographical study, detailing the ground level precisely.  

Compliance with other relevant development plan policies  

40. A number of development plan policies include key targets for matters such as 
parking provision and energy efficiency.  The table below indicates the outcome of 
the officer assessment in relation to these matters. 

Requirement Relevant policy Compliance 
Cycle storage DM31 Yes subject to condition 

Car parking 
provision 

DM31 Yes  

Refuse 
Storage/servicing 

 

DM31 Yes subject to condition 
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Requirement Relevant policy Compliance 
Energy efficiency JCS 1 & 3 

DM3 

Not applicable 

Water efficiency JCS 1 & 3 Yes subject to condition 

Sustainable 
urban drainage 

DM3/5 Not applicable 

Trees DM7 There are a number of trees on site which are 
to be retained. The tree officer has confirmed 
that he has no objection to the proposal 
subject to compliance with the AIA and AMS. 
Three additional trees are to be planted to 
provide additional screening to the property to 
the east. 

 

Equalities and diversity issues 

41. There are no significant equality or diversity issues. 

Local finance considerations 

42. 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. 

43. 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. 

44. In this case the development is CIL liable and the contribution will be £23641.12 
(index linked). The local finance considerations are however not considered to be 
material to the case. 

Conclusion 
45. The principle of the subdivision of the curtilage and the construction of 2 no. new 

dwellings is acceptable and it is not considered that it will harm the overall character 
and appearance of the area. The design is acceptable and it will not have a 
detrimental impact upon highway safety or trees. The proposal will have some 
impact upon the living conditions of neighbouring residents; however there is not 
considered to be sufficient harm to justify a refusing the application.  

46. The development is therefore 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. 
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Recommendation 
To approve application no. 16/00788/F – 21 Hellesdon Road, Norwich, NR6 5EB and 
grant planning permission subject to the following conditions: 

1. Standard time limit; 
2. In accordance with plans; 
3. Details of materials 
4. Landscaping 
5. Details of bin and cycle stores 
6. Water efficiency 
7. In accordance with AIA, AMS and TPP 
8. In accordance with floor risk assessment 
9. Details of ground levels 

 

Article 35(2) statement 

The local planning authority in making its decision has had due regard to paragraph 187 
of the National Planning Policy Framework as well as the development plan, national 
planning policy and other material considerations, following negotiations with the 
applicant and subsequent amendments the application has been approved subject to 
appropriate conditions and for the reasons outlined above. 
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Report to  Planning applications committee Item 

 8 September 2016 

5(J) 
Report of Head of planning services 

Subject Application no 16/01033/F - 23 Orchard Close 
Norwich, NR7 9NY   

Reason         
for referral 

Objection 

 

 

Ward:  Crome 
Case officer Stephen Polley - stephenpolley@norwich.gov.uk 

 
Development proposal 

Single storey rear extension. 
Representations 

Object Comment Support 
2 0 0 

 
Main issues Key considerations 
1 Residential amenity The impact of the development on 

neighbouring property to side (no.25) and 
the neighbouring property to rear (no.35) – 
daylight, visual amenity, overlooking / 
privacy 

2 Scale and Design The impact of the development within the 
context of the original design / surrounding 
area 

Expiry date 8 September 2016 
Recommendation  Approve 
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The site and surroundings 
1. The site is located on the north side of Orchard Close, a residential cul-de-sac 

located to the north-east of the city. The prevailing character of the area is 
residential with most properties being a mixture of semi-detached bungalows and 
detached bungalows constructed circa 1930.  

2. The subject property is a detached single storey bungalow style dwelling 
constructed using red bricks, clay coloured roof tiles and white windows. The 
design features 2 no. projecting bays to the front, a hipped roof and a flat roof single 
storey extension to the rear. The rear extension has created a side return where a 
patio area has been created. A single detached garage is located in the rear 
garden.  

3. The site boundary to the rear is marked by 2m high close bordered fence on all 
sides along with sections of mature planting. The site is bordered by no. 25 to the 
east, a similar semi-detached property constructed on a bend in the road, no. 21 to 
the west and no. 35 to the rear / north.  

4. It should be noted that the levels of the land slope gently downwards from south to 
north east, so that dwellings to the north and east of the application site are at a 
slightly lower level.  

Constraints  
5. There are no particular constraints.  

Relevant planning history 
6.  

Ref Proposal Decision Date 
 

15/00220/F Erection of single storey side and rear 
extension (Revised). 

APPR 12/01606/F  

 

The proposal 
7. The application seeks full planning consent for the construction of a single storey 

rear extension at 23 Orchard Close. The proposal also includes a raised patio area 
to the rear which including steps, projects 2.3m into the rear garden.  

8. It should also be noted that planning consent has previously been granted for the 
construction of a similar extension under permission 12/01606/F.  
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Summary information 

9.  

Proposal Key facts 

Scale 

No. of storeys Single storey 

Max. dimensions See attached composite plans 

Appearance 

Materials Red brick; 

Clay pan-tiles; 

Timber windows and doors; 

All to match existing.  

 

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

representation have been received citing the issues as summarised in the table 
below.  All representations are available to view in full at 
http://planning.norwich.gov.uk/online-applications/ by entering the application 
number. 

Issues raised Response 

Los of privacy  

Raised patio will allow for views of no. 35 
to rear; raised patio will allow for views of 
no. 25 to side 

Proposed side windows will cause loss of 
privacy at no. 25 to side 

Overshadowing / Outlook 

Scale of proposal / gable end will result 
in loss of outlook, loss of light into garden 
of no. 25 

 

See main issue 1 
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Issues raised Response 

Overdevelopment 

Massing, too large, overdevelopment, 
property doubling in size 

Roof design 

Gable end instead of hip, out of 
character, intrusive design 

See main issue 2 

Boundary incorrectly indicated on site 
plan 

See other matters 

 

Consultation responses 
11. 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. 

Assessment of planning considerations 
Relevant development plan policies 

12. Joint Core Strategy for Broadland, Norwich and South Norfolk adopted March 
2011 amendments adopted Jan. 2014 (JCS) 

• JCS1 Addressing climate change and protecting environmental assets 
• JCS2 Promoting good design 

 
13. Norwich Development Management Policies Local Plan adopted Dec. 2014 

(DM Plan) 
• DM1 Achieving and delivering sustainable development 
• DM2 Ensuring satisfactory living and working conditions 
• DM3 Delivering high quality design 
• DM7 Trees and development 

Other material considerations 

14. Relevant sections of the National Planning Policy Framework March 2012 
(NPPF): 

• NPPF0 Achieving sustainable development 
• NPPF6 Delivering a wide choice of high quality homes 
• NPPF7 Requiring good design 
• NPPF10 Meeting the challenge of climate change, flooding and coastal 

change 
• NPPF11 Conserving and enhancing the natural environment 
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Case Assessment 

15. 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 Framework (NPPF), the 
Councils 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: Amenity 

16. Key policies and NPPF paragraphs – DM2, DM11, NPPF paragraphs 9 and 17. 

The key areas for consideration in this application are the potential impacts in terms 
of overlooking and loss of privacy, overshadowing of gardens and loss of daylight, 
to windows of adjoining properties. The nearest potentially affected properties in 
relation to these issues are no.25 to the east and no.35 to the north.  

Overlooking and Privacy: 

17. The proposed extension is to project 6m into the rear garden from the original rear 
wall of the subject property. In order to provide access to the rear garden, a raised 
landing has to be installed, projecting a further (including steps) 2.3m to the rear. 
The applicant has confirmed that the landing is a building regulations requirement 
needed to cater for the drop in the ground level.  

18. Whilst it is accepted that some views across the gardens of both the property to the 
rear and to the side may be possible, it is not considered that the proposal greatly 
alters the current situation. The properties of Orchard Close by virtue of the original 
layout were constructed within relatively close proximity of one another. As a result 
a 2m high close bordered fence marks the boundary, preventing significant losses 
of privacy.  

19. The proposal includes the replacement of 2 no. small stained glass windows with 
large clear windows and 2 no. new windows on the east elevation to serve a 
bedroom and lounge. The replacement windows are of a regular shape and size 
and will allow for views across the side car parking area of no. 25. The 2 no. new 
windows are smaller in size and are to be installed a minimum of 1.8m above 
ground level. They will allow for partial views across the rear garden of no.25 which 
is located approximately 8m from the proposal.  

20. All of the proposed windows on the east elevation will alter the current situation 
where only partial views are possible. The distance between properties, orientation 
of properties which alters between nos. 23 and 25 and the 2m high close bordered 
fence marking the boundary will all assist in ensuring that the impact of the impact 
of the overlooking is minimised. Whilst a comparative increase, the proposed 
windows are primarily designed to provide light and as such only allow for partial 
views.  

21. It is therefore considered that the proposal will not have significantly detrimental 
impacts on residential amenity by way of overlooking or loss of privacy.  
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Loss of Daylight / Sunlight / Overshadowing: 

22. Particular concern has been raised that the proposal will result in a loss of light and 
also a loss of outlook at no. 25 to the east as a result of the scale and design of the 
extension. The proposal is to extend by 6m to the rear and will feature a dual-
pitched roof with a gable end a maximum ridge height of 5.5m 

23. It is accepted that the extension will be visible from the rear windows of the 
neighbouring property and garden, it is not considered that significant harm to 
residential amenities will be caused. The neighbouring property is set at an angle 
so that the rear of no. 25 faces towards the rear garden of the subject property. A 
large summer house is located at the end of the garden of no. 25 which partially 
obscures some of their view, however beyond that as a result of the slope in the 
land largely unobscured views are possible. The orientation of the 2 neighbouring 
properties, scale of the extension and the distance between properties will ensure 
that the rear outlook from no. 25 is largely preserved. 

24. Similarly, the orientation of the 2 neighbouring properties, scale of the extension 
and the distance between properties of approximately 10m will ensure that 
significant amounts of overshadowing does not occur. Taking account of the 
orientation of the where the extensions would be positioned on the bungalow in 
relation to the neighbouring properties, the distances between them and the 
position of existing and proposed windows, it is considered that the proposed side 
and rear extensions would not have a significant detrimental impact on the 
residential amenities of the neighbouring properties by way of loss of daylight or 
overshadowing.   

Main issue 2: Design  

25. Key policies and NPPF paragraphs – JCS2, DM3, NPPF paragraphs 9, 17, 56 and 
60-66. 

26. Particular concern has been raised that the scale of the proposal is too large and 
represents an overdevelopment of the site, out of character with the surrounding 
area. The extension represents a significant change to the existing dwelling, 
however it partially replaces and existing extension and raised patio area. As such, 
amount of rear garden to be built on for the first time is much smaller, with 
approximately only half of the proposal building on undeveloped ground.  

27. As such, the proposal ensures that a significant amount of outdoor amenity space is 
preserved both to the rear and front, ensuring that the site still functions well as a 
family dwelling.  

28. Particular concern was also raised that the proposed gable end is out of character 
with the prevailing character of the area where properties primarily feature hipped 
roofs.  

29. The proposal will largely not be visible from the front and as such it is considered 
that the proposal is of an appropriate scale and design, having only a limited impact 
on the character of the surrounding area.  
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Other Matters: 

30. Concern was raised that the site location and layout plans provided with the 
application had marked the shared boundary with no. 25 incorrectly. As a result of 
this, the impacts of the proposed extension would not be fully understood. It is 
common for alternative types of plans to appear with differences within them. As 
part of the consideration of the application the accuracy of the plans was 
considered closely. It is not considered that the plans were in anyway misleading or 
containing significantly misleading information. 

 

Equalities and diversity issues 

31. There are no significant equality or diversity issues. 

Local finance considerations 

32. 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. 

33. 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. 

34. In this case local finance considerations are not considered to be material to the 
case. 

Conclusion 
35. The potential for an increase in overlooking is minimal as the proposed windows will 

not significantly alter the current situation.  

36. The proposal will have a very limited impact upon the amount of daylight and 
sunlight reaching the rooms and gardens of the neighbouring properties. 

37. The proposal will result in an extended dwelling which is of an appropriate scale 
and design, both reflecting the character of the original dwelling and that of the 
surrounding area.  

38. 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 
To approve application no. 16/01033/F – 23 Orchard Close, Norwich, NR7 9NY and 
grant planning permission subject to the following conditions: 

1. Standard time limit; 
2. In accordance with plans; 
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Article 35(2) statement 

The local planning authority in making its decision has had due regard to paragraph 187 
of the National Planning Policy Framework as well as the development plan, national 
planning policy and other material considerations, following negotiations with the 
applicant and subsequent amendments the application has been approved subject to 
appropriate conditions and for the reasons outlined above. 
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Report to  Planning applications committee Item 

8 September 2016 

5(K) 
Report of Head of planning services 

Subject Application no 16/00765/F - 31 St Clements Hill, 
Norwich, NR3 4DE   

Reason        
for referral 

Objection 

Ward: Catton Grove 
Case officer Stephen Polley - stephenpolley@norwich.gov.uk 

Development proposal 
 Retention of annexe; rear extension, raising of roof and installation of 4 no. 
obscure glazed windows to annexe. 

Representations 
Object Comment Support 

2 0 0 

Main issues Key considerations 
1 Design and landscaping Impact on character of surrounding area 

Choice of materials 
Proximity to boundaries 

2 Amenity Loss of privacy 
Loss of light 
Noise 
Overbearing 

Expiry date 8 September 2016 
Recommendation Approve 
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The site and surroundings 
1. 31 St Clements Hill is a 2 storey semi-detached dwelling constructed circa 1930 

which has been added to and extended over the years, most notably to the side 
meaning that the only access to the rear garden is possible via the main house. The 
rear garden has been extensively landscaped to include a series of outdoor rooms 
and small structures. The existing outbuilding has been constructed at the very 
bottom of the garden. 

2. The outbuilding was constructed approximately 20 years without planning consent 
to be lived in by the father of the current applicant. Following notification to the 
council, an application for full planning consent was submitted and subsequently 
refused. It is understood that the outbuilding has primarily been used as an 
outbuilding for storage purposes for most of its life. However works to extend and 
convert this building to a residential annexe were undertaken without planning 
permission within the last 6 months.   

3. The site is bordered by the adjoining semi-detached property to the north no. 33 St 
Clements Hill and a similar semi-detached property to the south no. 29 St Clements 
Hill. It should be noted that both neighbouring properties have extensively 
landscaped their rear gardens to include several structures including a large pool 
house at the bottom of no.29. To the rear of the site is mature planting providing 
screening from the bottom of the rear gardens located on Constitution Hill. 

Constraints  
4. Critical Drainage Catchment – Catton Grove and Sewell 

Relevant planning history 
5.  

Ref Proposal Decision Date 
 

4/1996/0178 Erection of annexe in rear garden. REF 25/04/1996  

 

The proposal 
6. The Council’s enforcement team were notified that the above works had taken 

place and required the applicants to regularise the situation either through 
submission of a retrospective application for planning permission or by undoing the 
unauthorised works.  

7. This current application seeks to regularise the situation by applying for full planning 
consent for the retention of the annexe located at the bottom of the rear garden of 
no. 31 St Clements Hill. The application also seeks planning consent for a rear 
extension to the annexe, the raising of the roof and the installation of 4 no. roof 
lights. 
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8. The existing outbuilding is of a simple design with a square footprint and a pitched 
roof. The proposals have largely already been carried out by the applicant with the 
1.8m rear extension and replacement roof already in place. The new roof appears 
to be slightly taller than the original with a larger overhanging eaves measuring 
4.63m to ridge and 2.4m to eaves.   

9. The annexe is arranged over 2 floors with a kitchen area, living room, utility room 
and shower room located on the ground floor and 4 no. storage rooms located on 
the first floor. The rooms upstairs do not appear to be usable for much more than 
storage given the lack of headroom available with only the central space being tall 
enough for an adult to stand in.  

10. The proposal also includes the includes the installation of 4 no. windows with 2 
windows on the rear of the ground floor, a roof light to the north elevation and a 
single window serving the upper floor on the front elevation.  

11. It is proposed that the applicant will temporarily live in the annex with his family. The 
annexe cannot be accessed independently from the main house with the only route 
being possible by using one of the two front entrance doors of the main house.  

Summary information 

Proposal Key facts 

Scale 

Total floorspace  63m2 (ground floor) 
No. of storeys 1.5 
Max. dimensions See attached plans. 
Appearance 

Materials Timber boarding 
Metal roof  

Transport matters 

Vehicular access Same as existing dwelling on site  
 

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

representation have been received citing the issues as summarised in the table 
below.  All representations are available to view in full at 
http://planning.norwich.gov.uk/online-applications/ by entering the application 
number. 

Issues raised Response 

New structure clearly visible, not in 
keeping with character of area 

Roof too large / inappropriate materials 

See main issue 1 
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Issues raised Response 

Constructed too close to neighbouring 
boundary (no. 33) 

Windows result in a loss of privacy (nos. 
33 & 35) 

Reduction in light reaching garden (no. 
33) 

Overbearing  presence (no.33) 

See main issue 2 

Access for emergency vehicles 

What happens to annexe in future? 

Will a precedent now be set? 

Building regulations / water run off 

See other matters  

 

Consultation responses 
13. 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. 

Consultation responses 
14. 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. 

Assessment of planning considerations 
Relevant development plan policies 

15. Joint Core Strategy for Broadland, Norwich and South Norfolk adopted March 
2011 amendments adopted Jan. 2014 (JCS) 

• JCS1 Addressing climate change and protecting environmental assets 
• JCS2 Promoting good design 

 
16. Norwich Development Management Policies Local Plan adopted Dec. 2014 

(DM Plan) 
• DM1 Achieving and delivering sustainable development 
• DM2 Ensuring satisfactory living and working conditions 
• DM3 Delivering high quality design 
• DM5 Planning effectively for flood resilience 
• DM7 Trees and development 
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Other material considerations 

17. Relevant sections of the National Planning Policy Framework March 2012 
(NPPF): 

• NPPF0 Achieving sustainable development 
• NPPF6 Delivering a wide choice of high quality homes 
• NPPF7 Requiring good design 
• NPPF10 Meeting the challenge of climate change, flooding and coastal 

change 
• NPPF11 Conserving and enhancing the natural environment 

 
Case Assessment 

18. 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 Framework (NPPF), the 
Councils 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: Design  

19. Key policies and NPPF paragraphs – JCS2, DM3, NPPF paragraphs 9, 17, 56 and 
60-66. 

20. The alterations to form an annexe have resulted in a larger structure being created 
than has existed for the previous 20 years. Particular concern has been raised that 
the annexe is now too large and is out of character with the surrounding area with 
the annexe appearing a more prominent feature. It is accepted that the annexe is 
now larger than previously. However it is not considered that its appearance is 
particularly out of keeping with its surroundings. Nos. 29 – 33 St Clements Hill have 
all constructed outbuildings and other landscaping features within their rear 
gardens, some of which are of considerable size. No. 29 in particular has 
constructed a pool house at the end of their garden which is comparable in both 
style and scale with the annexe forming the basis of the application.  

21. Similar concern was raised that the roof in particular is now too large and has been 
constructed using inappropriate materials. Without the aid of accurate plans or 
measurements of the original annexe it is difficult to know the exact change in 
height. Anecdotal evidence exists in the form of photographs showing the annexe 
during the construction of the alterations which give some indication of the original 
form and scale. As such, it is not considered that the new roof is significantly larger 
than the original. The new roof has been finished with grey coloured steel box 
sections which are typical of larger sheds and small industrial units. The material 
although not necessarily typical of a residential garden is not entirely incongruous 
as examples of similar roof finishes can be found in gardens across the city.  

22. Concern was also raised that the roof of the annexe has been constructed too close 
to the neighbouring boundary shared with no. 33. The new roof design includes a 
large overhanging eaves which are closer to the shared boundary the previously. 
The eaves do not overhang the neighbouring fence or boundary line with a gap of a 
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minimum of 200mm remaining. As such, the distance between the annexe and 
neighbouring the neighbouring boundary is considered to be acceptable.  

Main issue 2: Amenity  

23. Key policies and NPPF paragraphs – DM2, DM11, NPPF paragraphs 9 and 17. 

Overlooking / Privacy 

24. The proposal involves the installation of 4 no. windows, 2 of which have been 
installed on the rear elevation serving a utility room and stairwell. The significant 
distance between the annexe and the property to the rear will ensure that no loss of 
privacy occurs.  

25. Particular concern has been raised that a proposed roof light to be installed on the 
north (side) elevation and a small window already installed on the west (front) 
elevation will result in a loss of privacy for the occupiers of nos. 33 and 35 St 
Clements Hill.  

26. The roof light is to serve one of the storage areas located within the roof space and 
is to be installed within the middle of the roof slope. As such the window will allow 
for views across the very end of the rear garden of no. 33 where a summer house is 
located. The method of opening and type of glazing selected for the window will 
have a significant impact the harm caused. In order to mitigate the harm caused 
and reduce the amount of overlooking possible, it is reasonable to require that 
further details of the window are submitted as a planning condition.  

27. The front facing window is approximately 4m above ground level and will serve a 
further storage room which it has been indicated may be used as a children’s 
playroom. Having inspected the room it is clear that despite the small size of the 
window and the presence of various sections of screening along the shared 
boundary with no. 33, some overlooking of the rear garden is possible. It is not 
considered that the window allows for views into no. 35 as a result of the screening. 
As such, it is reasonable to require by way of a planning condition that the window 
is obscure glazed to reduce the harm caused. 

28. Concern was raised that the scale of the annexe would result in a loss in the 
amount of light reaching the rear garden of no. 33. It is accepted that during certain 
parts of the day some light may be lost at the very bottom of the garden, however 
the vast majority of the garden and house will not be affected. The bottom section 
of the garden contains a summer house and an area of lawn, being used only 
occasionally and is not a primary living space. As such, it is not considered that the 
annexe will cause significant harm to the residential amenities of no. 33.  

29. Concern has also been raised that the annexe is now an overbearing presence on 
the shared boundary with no.33. It is accepted that the annexe now appears as a 
larger presence than previously, however it is not significantly larger than before. 
The large rear gardens within this part of the street ensure that the outlook from the 
rear of the neighbouring property is largely unaffected. There is also a good amount 
of screening along the shared boundary meaning that from many parts of the rear 
of no. 33 the annexe is partially visible. As such, the annexe is not considered to be 
significantly overbearing for the occupiers of no. 33 St Clements Hill.  
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Other matters 

30. The existing outbuilding was not granted consent under the previous application but 
may have been constructed under permitted development rights for outbuildings 
which were in force at the time. Even if planning permission was required planning 
law does however grant a de facto planning consent for structures which have been 
in place for a period of more than 4 years. In this instance anecdotal evidence and 
various testimonials confirm that the outbuilding has been in place for 
approximately 20 years.  
 

31. Concern has been raised regarding the ability of emergency services to reach the 
annexe. If the proposal were for a new dwelling then close consideration would be 
required to find a safe route through the site. The annexe however is an existing 
structure which is being modified and is not classed as a separate unit of 
accommodation. As such, the existing arrangements will remain in place where 
access the annexe is via the main house.  

32. Objectors have questioned what will happen to the annexe in the future when it is 
no longer occupied by the current owners. To ensure that the annexe remains as 
such and is not converted into a separate unit of accommodation a planning 
condition is to be added ensuring that the annexe must remain as ancillary 
accommodation to the main house. Future occupiers can also use to the annexe as 
a typical outbuilding for storage and occasional use.  
 

33. Objectors also questioned whether the granting of consent will set a precedent 
allowing for similar proposals to be constructed. Each application is judged on its 
individual merits and as such the granting of a planning consent in this instance 
does not prejudice future decision making.  

 
34. Concern has been raised that elements of the scheme may not satisfy building 

regulations, including the water runoff from the new roof. Such considerations 
cannot be considered as part of this planning application as they will be dealt with 
as a separate matter by a buildings inspector.  

Equalities and diversity issues 

35. There are no significant equality or diversity issues. 

Local finance considerations 

36. 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. 

37. 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. 

38. 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. 
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Conclusion 
39. The alterations to the form the annexe have resulted in the creation of a larger 

structure which is still considered to be of an acceptable scale and design, not of 
character with neighbouring properties.  

40. The proposal will have a very limited impact upon the amount of daylight and 
sunlight reaching the rooms and gardens of the neighbouring properties. 

41. The proposal will has the potential to cause a loss of privacy to neighbouring 
properties, however harm can be mitigated by planning conditions.   

42. The development is therefore 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 
To approve application no. 16/00788/F – 21 Hellesdon Road, Norwich, NR6 5EB and 
grant planning permission subject to the following conditions: 

1. Standard time limit; 
2. In accordance with plans; 
3. Details of windows to north and west elevations (glazing and method of opening) 
4. To remain ancillary accommodation to main house 

 

Article 35(2) statement 

The local planning authority in making its decision has had due regard to paragraph 187 
of the National Planning Policy Framework as well as the development plan, national 
planning policy and other material considerations, following negotiations with the 
applicant and subsequent amendments the application has been approved subject to 
appropriate conditions and for the reasons outlined above. 
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Report to  Planning applications committee Item 

 8 September 2016 

5(L) 
Report of Head of planning services 

Subject Application no 16/00290/F - Eaton Hand Car 
Wash, Ipswich Road, Norwich,  NR4 6QS  

Reason         
for referral 

Objection  

 

 

Ward:  Eaton 
Case officer Charlotte Hounsell - charlottehounsell@norwich.gov.uk 

 
Development proposal 

Retain use of land as vehicle hand washing facility and retain portable 
buildings. 

Representations 
Object Comment Support 

2   
 
Main issues Key considerations 
1 Principle of retention of use 
2 Landscaping/boundary treatments 
Expiry date 18 April 2016 
Recommendation  Approve 
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The site and surroundings 
1. The subject site is located on the site of a former petrol filling station on the West 

side of Ipswich Road, South West of the City Centre. The site is open to Ipswich 
Road with separate entrance and exit accesses to the highway. The site is currently 
used as a hand car wash which was granted temporary consent in March 2011. 
The area is hard-surfaced with existing portable buildings on site for equipment and 
staff. The car wash site is currently surrounded by fencing and walls, although 
some of these boundaries are in poor condition or have been removed. An area of 
land to the rear of the site is within the same ownership, however it does not form 
part of this car wash application. Opposite Ipswich Road to the south of the site is a 
residential estate and to the rear / north of the site is open space.  

Constraints  
2. To the rear of the blue site outline is a designated open space and local nature 

reserve.  

3. The car wash site is located at a higher level to the land owned behind it and the 
open space.  

Relevant planning history 
4.  

Ref Proposal Decision Date 
 

4/1994/0857 Illuminated forecourt signage, manolith 
and fascia. 

INSFEE 01/11/1994  

4/1995/0797 Construction of jet wash, vacuum unit and 
air/water Units. 

REF 30/10/1995  

4/1995/0798 Internally illuminated signs for jet wash, 
vacuum and air/water units. 

REF 26/10/1995  

4/1996/0418 Installation of 25,000 litre diesel tank. APCON 08/07/1996  

4/1996/0556 Condition 2: details of full structural 
details of tank, its surround, associated 
pipework and monitoring system for 
previous permission 4960418/F 
''Installation of 25,000 litre diesel tank''. 

APPR 18/10/1996  

4/1997/0007 Internally illuminated price/facility sign to 
be incorporated on existing identification 
sign. 

TEMP 16/01/1997  

4/1997/0326 Installation of 16 no. collection boxes. APCON 06/06/1997  

06/00935/F Construction of conveyor car wash facility 
and vacuum bays and alteration to 

APPR 17/11/2006  
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Ref Proposal Decision Date 
 

access. 

06/01238/A Internally Illuminated facia signs. APPR 02/02/2007  

10/02187/F Change of use to vehicle washing facility 
and site portable building. 

APPR 16/03/2011  

11/00685/D Details of Condition 4: foul and surface 
water drainage of previous permission 
10/02187/F 'Change of use to vehicle 
washing facility and site portable building.' 

APPR 08/09/2011  

 

The proposal 
5. The proposal is for the retention of the existing car washing facility which was 

previously granted temporary permission in 2011 (see history section) Following the 
expiration of this temporary use, the continued unauthorised use of the site, 
alongside removal of vegetation adjacent to the application site was brought to the 
attention of the Council’s enforcement team who have investigated the issue.  

6. The application seeks to regularise the situation by retaining the use of site as 
existing with no additional equipment etc. 

7. The rear of the site (outlined in blue) is within the same ownership but does not 
form part of the application site.  

Summary information 

Proposal Key facts 

Scale 

Total floorspace  0.10 hectares 

Appearance 

Materials Asphalt paving 
Painted shipping containers as offices/waiting areas 
Vinyl washing canopy 

Operation 

Opening hours Monday – Saturday: 08:00 – 19:00 
Sunday and bank holidays: 10:00 – 16:00 

Ancillary plant and 
equipment 

Retention of existing canopy and storage containers 
Use of car washing equipment as existing on site 

Transport matters 
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Proposal Key facts 

Vehicular access Existing access onto/from Ipswich Road  

No of car parking 
spaces 

7 informal spaces shown on site plan for waiting/washing 
areas. There is additional space available on the 
forecourt as a waiting/parking area.  

No of cycle parking 
spaces 

N/A 

 

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

been notified in writing.  Two letters of representation have been received citing the 
issues as summarised in the table below.  All representations are available to view 
in full at http://planning.norwich.gov.uk/online-applications/ by entering the 
application number. 

Issues raised Response 

Boundary treatments have either been 
removed or are not adequate  

See Main Issue 2 

Removal of vegetation at the rear of the site See Main Issue 2  

Incorrect plans submitted Revised plans submitted to address this.  

 

Consultation responses 
9. 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. 

Highways (local) 

10. No objection in transportation terms to the use of this site for a car wash facility. 
The site was a former petrol station, so the traffic generation from a car wash is 
going to be less. Also the entrance/exit arrangements are satisfactory.  

Natural areas officer 

11. The application site adjoins Danby Wood Local Nature Reserve (LNR) on part of 
the wood’s eastern boundary. The wood is an important wildlife site and is a valued 
and well-used amenity for local people. While there is no objection in principle to 
this application, we need to ensure that:  

i) The applicants maintain a well-defined boundary with the LNR and that there is 
no encroachment into the woodland area 
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ii) There is no run-off or waste water from car washing into the adjacent 
woodland 

iii) If external lighting is provided on the site, care should be taken to avoid light 
spillage into the adjacent woodland.  

Tree protection officer 

12. The proposed development will have a negligible effect on the trees, all of which are 
small and in relatively poor condition. Given this there is no objection to the proposed 
works.  

Environmental Protection 

13. No comments received.  

Assessment of planning considerations 
Relevant development plan policies 

14. Joint Core Strategy for Broadland, Norwich and South Norfolk adopted March 
2011 amendments adopted Jan. 2014 (JCS) 

• JCS1 Addressing climate change and protecting environmental assets 
• JCS2 Promoting good design 
• JCS6  Access and transportation  

 
15. Norwich Development Management Policies Local Plan adopted Dec. 2014 

(DM Plan) 
• DM1 Achieving and delivering sustainable development 
• DM2 Ensuring satisfactory living and working conditions 
• DM3 Delivering high quality design 
• DM5 Planning effectively for flood resilience 
• DM6 Protecting and enhancing the natural environment 
• DM7 Trees and development 
• DM8 Planning effectively for open space and recreation  
• DM11 Protecting against environmental hazards 
• DM28 Encouraging sustainable travel 
• DM30 Access and highway safety 
• DM31 Car parking and servicing 

Other material considerations 

16. Relevant sections of the National Planning Policy Framework March 2012 
(NPPF): 

• NPPF0 Achieving sustainable development 
• NPPF7 Requiring good design 
• NPPF8 Promoting healthy communities 
• NPPF11 Conserving and enhancing the natural environment 

 
Case Assessment 
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17. 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 Framework (NPPF), the 
Councils 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 

18. Key policies and NPPF paragraphs – DM1, NPPF Section 1.  

19. The application is to retain the use of the site as existing which was granted 
temporary consent in 2011. The site was previously used as a petrol filling station 
and therefore has existed as a section of hard standing for some time. The site is 
not part of any site allocation and due to its previous use as a petrol station, its 
proposed viable uses are limited without likely significant remedial action. In 
addition given the previous use of the site as a petrol filling station, trip generation 
and access arrangements would not be significantly different to the previous use. 
Therefore the current use as a car wash facility is considered to be acceptable in 
principle. Details of this are discussed in the following sections.  

Main issue 2: Trees, Landscaping and open space 

20. Key policies and NPPF paragraphs – JCS1, DM3, DM7, DM8, NPPF paragraphs 9, 
17, 56, 109 and 118. 

21. Concerns have been raised that, despite the general support for the car wash, the 
site is now an eyesore. Landscaping to the rear of the site, which is owned by the 
applicant but is not directly within the application site, was removed. These works 
did not require consent and works have since ceased on site. It should be noted 
that any works to be carried out to the rear of the site which require consent must 
be applied for in a separate application.  

22. The car wash itself cannot easily be seen from the open space due to the existing 
boundary wall/fence. It could be argued that the removal of vegetation does not 
directly impact on the suitability of the site for use as a car wash, which is the 
consideration of this application. Therefore it may be considered unreasonable to 
request alterations to this rear part of the site as it does not fall within the remit of 
this application.  

23. However, considering the concerns raised in relation to this application, it is 
considered reasonable that the site itself should be improved in appearance if it is 
going to be used as such on a permanent basis. Part of the existing boundary 
fencing is damaged and part of the rear boundary wall has been removed. The 
applicant has agreed to a condition requiring replacement/re-instatement of 
boundary treatments shown on the site plan within a specified timeframe that must 
be retained thereafter. As part of the consideration of these details, green 
landscaping/boundary treatments could be negotiated to improve the appearance of 
the site from both the highway and the rear to ensure the site responds 
appropriately to its surroundings.  
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24. One tree is located within the blue line of the site at the South Western corner of the 
site which is subject to a Tree Protection Order. Whilst this application does not 
propose any changes that may affect the tree, the replacement of nearby boundary 
treatments could impact upon the tree and therefore an AIA/AMS for the 
replacement boundary treatments will also be required by condition.  

Other matters: Contamination 

25. Concerns were raised that waste/contaminants could be released into the open 
space to the rear. However, existing surface water and interceptor drainage 
systems to the mains sewer network are present which were approved as part of 
11/00685/D. Discussions with  the Environment Agency highlighted that the above 
measures were likely to be adequate, the site was not within 20m of a watercourse 
and at this point in time they would not likely need to provide any further comments. 
Therefore the measures to protect against contamination are likely to be adequate.  

26. As part of 10/02187/F Environmental Protection requested that a full site 
investigation be undertaken should the use change or become longer term. 
Although this proposal is for a long term use, a site investigation has not been 
required as the proposal does not include  ‘breaking ground’ development and the 
site has already been ‘capped off’ with hard surfacing. As such there will be no 
increased risks to human health in comparison to the existing situation, in 
accordance with policy DM11. .  

Equalities and diversity issues 

27. There are no significant equality or diversity issues. 

Local finance considerations 

28. 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. 

29. 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. 

30. In this case local finance considerations are not considered to be material to the 
case. 

Conclusion 
31. The principle of the retention of the car wash is acceptable as the current use 

(under the temporary consent) is to be continued and there are no planning 
considerations to deem this to be unacceptable . Whilst concerns have been raised 
regarding the loss of landscaping at the rear portion of the site, this does not 
directly form part of the application. As the car wash cannot easily be seen from the 
open space at the rear due to existing boundary treatments, the 
retention/replacement of these boundaries, secured by condition, including 
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negotiations for new “green” boundaries is considered an acceptable solution to 
improve the appearance of the site within the remit of this application.  

32. 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 
To approve application no. 16/00290/F - Eaton Hand Car Wash Ipswich Road Norwich 
NR4 6QS and grant planning permission subject to the following conditions: 

1. Standard time limit; 
2. In accordance with plans 
3. Details of the boundary treatments specified on PDB/16/07/02A must be 

submitted within 8 weeks and a supplementary AIA/AMS for the installation of 
these. 

4. Opening hours restricted to 08:00 – 19:00 Monday to Saturday and 10:00 – 16:00 
Sunday and Bank Holidays.  

 
Informative 
It should be noted that a separate application would be required should any development 
(which requires consent) be undertaken on the land within the same ownership that is 
outlined in blue on the site location plan.  
 
Article 35(2) statement 
The local planning authority in making its decision has had due regard to paragraph 187 
of the National Planning Policy Framework as well as the development plan, national 
planning policy and other material considerations, following negotiations with the 
applicant and subsequent amendments the application has been approved subject to 
appropriate conditions and for the reasons outlined in the officer report. 
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Report to  Planning applications committee Item 

 8 September 2016 

5(M) 
Report of Head of planning services 

Subject Application no 16/00425/F - 2 Fairmile Close, Norwich 
NR2 2NG   

Reason         
for referral 

Objections 

 

 

Ward:  Town Close 
Case officer Samuel Walker - Samuelwalker@norwich.gov.uk 

 
Development proposal 

Alterations and extensions and erection of new garage. 
Representations 

Object Comment Support 
7 Objections  

(From 5 addresses) 
 6 

 
Main issues Key considerations 
1 Design (in the context of the local character 

and distinctiveness of the area)  
2 Impact on Amenity, potential loss of light, 

impact on outlook and increased 
overlooking issues, and impact of 
construction works 

Expiry date 13 May 2016 
Recommendation  Approve 
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The site and surroundings 
1. Fairmile close is a cul de sac off the south of Lime Tree road between the junctions 

with Newmarket Road and Plantsman Close. The application site is on the south 
west sideof Fairmile close, it is one of four detached properties of twentieth century 
design and construction. 

2. The subject property is constructed from a fawn coloured brick with a dark pantile 
roof, there are areas of vertical tile hanging to the first floor on the front elevation. 
The rear elevation has areas of vertical timber cladding beneath the fenestration. 

3. The eaves start at ground floor level on the front elevation with a long stretch of roof 
through first floor level and up to ridge height of the gabled roof, there is a recessed 
area of the roof facilitating first floor windows to an existing bedroom. There is a flat 
roofed single storey element built up to the boundary with number 3 Fairmile close, 
providing approximately 2.3m separation at first floor level. The existing dwelling is 
approximately 3.0m from the boundary with 1 Fairmile Close.  There are two single 
storey flat roofed projections (with felt finish) to the rear of the property.   

4. The application site has a generous rear garden and large front drive way, it also 
comprises an area of landscaping on the opposite side of the close adjacent to the 
boundary with 9 Lime Tree Road. 

5. Neighbouring properties are of similar era, but are all of differing designs and 
similar, but not matching materials. 

Constraints  
6. Critical Drainage catchment area 

Relevant planning history 
7. There is no recent planning history relevant to this application 

The proposal 
8. Extension and alterations to the existing residential dwelling including construction 

of a new free standing garage. 
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Summary information 

Proposal Key facts 

Scale 

Total no. of dwellings 1 (Extension of existing) 

Total floorspace  250.1 m² (existing) 

341.8m² (proposed) 

91.7m² (net additional gross internal floorspace following 
development) 

No. of storeys Two 

Appearance 

Materials Existing: 
Walls – brick, vertical timber cladding & tile hanging 
Roofs – Clay pantile pitched & felt finished flat roofs 
Windows – White uPVC 

Proposed: 
Walls – white render and marley eternity tectiva/te20 pebble 
Roofs – Flat roof 
Windows – Dark Grey Aluminium 

 

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

been notified in writing.  13 letters of representation have been received citing the 
issues as summarised in the table below.  All representations are available to view 
in full at http://planning.norwich.gov.uk/online-applications/ by entering the 
application number. 

Objections  

Issues raised Response 

Design:  
Over development of site including breaching 
existing building line, 
Incongruous design (scale, aesthetic, 
materials) 

19-27 

Impact on Amenity (Loss of outlook, loss of 
light, overlooking) 

28-33 

Loss of trees 34 
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Support  

Innovative contemporary design 19-27 

Use of materials 19-27 

Improved energy efficiency property 27 

 

Consultation responses 
10. 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. 

Norwich Society 

11. This proposal is a totally new property as opposed to an extension and alteration to 
an existing one. The existing house is located in a very well established and mature 
location.  This proposal is a new house which entirely "cloaks" the existing house, 
extending it in all directions. It bears no relationship to its context and produces a 
distinct non domestic feel and character. The strong element of the existing house is 
its large area of sloping roof. This is completely opposite to the new proposal with is 
angular boxlike elevations and flat roof.  In addition it is located very near to the 
adjoining house, No 3 Fairmile Close. Due to the overlap on plan the development will 
impinge on the visual amenity of the adjacent house.  We would support a more 
modest proposal more in keeping with the sensitive nature of the surrounding area 
and retaining its domestic character. 
(Comment 19.04.2016 – relating to original submission) 

12. We applaud the modern, contemporary design of this house but the changes to the 
original plan do not change our opinion, in that it is over-development of the site and 
detrimental to the neighbouring properties. 
(Comment 20.07.2016 – relating to revised submission) 

Assessment of planning considerations 
Relevant development plan policies 

13. Joint Core Strategy for Broadland, Norwich and South Norfolk adopted March 
2011 amendments adopted Jan. 2014 (JCS) 

• JCS1 Addressing climate change and protecting environmental assets 
• JCS2 Promoting good design 
• JCS3 Energy and water 
• JCS12 The remainder of the Norwich urban area including the fringe 

parishes 
• JCS20 Implementation 

 
14. Norwich Development Management Policies Local Plan adopted Dec. 2014 

(DM Plan) 
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• DM1 Achieving and delivering sustainable development 
• DM2 Ensuring satisfactory living and working conditions 
• DM3 Delivering high quality design 
• DM5 Planning effectively for flood resilience 
• DM6 Protecting and enhancing the natural environment 
• DM7 Trees and development 
• DM30 Access and highway safety 

Other material considerations 

15. Relevant sections of the National Planning Policy Framework March 2012 
(NPPF): 

• NPPF0 Achieving sustainable development 
• NPPF1 Building a strong, competitive economy 
• NPPF7 Requiring good design 
• NPPF10 Meeting the challenge of climate change, flooding and coastal 

change 
• NPPF11 Conserving and enhancing the natural environment 

 
 
Case Assessment 

16. 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 Framework (NPPF), the 
Councils 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 2: Design 

17. Key policies and NPPF paragraphs – JCS2, DM3, NPPF paragraphs 9, 17, 56 and 
60-66. 

18. The current proposal is a Modernist style design consisting of various flat roofed 
elements of single and two storey construction, the existing large expanse of 
pitched roof has been replaced with a series of flat roofed elements. The façades 
make use of large areas of glazing, with shading provided by canopies and over 
hanging first floor to the rear.  The finish is proposed to be a mixture of white 
painted render and Marley Eternit Cladding (Colour: Tectiva/TE20 Pebble) a 
sample had been requested, but not supplied, this should be reserved by condition.   

19. The properties on Fairmile close use a variety of materials in their construction, all 
of the properties have slight differences, the four existing properties are constructed 
from similar fawn coloured bricks, each with additional feature materials such 
including painted render, timber cladding and tile hanging. Whilst there is a degree 
of continuity in the area, there is also diversity.  The close is a twentieth century 
development which is of interesting style, but is not considered to have strong 
architectural merit warranting protection.  The proposed design is a departure from 
the aesthetic of the close, however the property is not located in a conservation 
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area, nor is it statutorily or locally listed, there is no statutory duty to ‘preserve and 
enhance’ the buildings character or its wider setting.  As stated in paragraph 60of 
NPPG “planning decisions should not stifle innovation, originality or initiative 
through unsubstantiated requirements to conform to certain development forms or 
styles.” It is considered that a design of this style could work well in this setting.  2 
Fairmile Close is visible from Lime Tree Road, the view is currently mainly 
comprises of a large area of garage door.  A well-executed innovative design could 
provide a positive vista in this point. It can be viewed from the periphery of the 
conservation area, it cannot be viewed in the setting of the conservation area. 

20. The proposed canopy to the front elevation has been the subject of consideration, it 
had been requested for this to be removed in the early stages of negotiations to 
reduce the impact of the development coming forward from the existing foot print, 
concern has also been raised by objectors with regards to this as referenced in 
letters of objection. As part of the current proposal it has not been removed, but 
been stepped in from the boundary, following informal discussions with consultees 
it has been suggested that the presence of a canopy could be considered as 
fundamental to the design and provides a practical function as well as an aesthetic 
separation of the glazing to ground and first floors. 

21. The two storey element of the proposal to the south east – adjacent to the boundary 
steps forward from the existing footprint. However this could be considered to be 
within the building line of the group of houses in the close; the garage in front of this 
element steps clearly beyond the building line. However the introduction of a 
garage in the front curtilage of a property is not without precedent in Norwich, it is 
positioned behind existing trees which provide natural screening on the approach 
into Fairmile Close.  

Main issue 3: Amenity 

22. Key policies and NPPF paragraphs – DM2, DM11, NPPF paragraphs 9 and 17. 

23. The proposed extensions to 2 Fairmile close are not considered to impact the 
amenity of 1 Fairmile Close. 1 Fairmile is stepped forward on the plot, at ground 
floor there is a side access door,  a window serving a garage and a window at first 
floor level, which will not be significantly impacted.   with regards to overlooking, 
loss of light or outlook. 

24. Objection has been raised regarding overlooking issues from the proposed 
development from the residents of 9 Lime Tree Road.  There is a separation from 
the line of the proposed extension at two Fairmile close to the rear boundary of 9 
Lime Tree road of approximately 23m, this is separated by the front curtilage of 2 
Fairmile close, the road, a landscaped bank with existing natural screening, and the 
boundary wall to 9 Lime tree road which is approximately 1.8m tall. There is a 
separation of approximately 43m from the line of the proposed extension to the rear 
elevation of the property at 9 Lime Tree Road. As such there are considered to be 
no significant overlooking or outlook issues caused to 9 Lime Tree Road by the 
proposed extensions and alterations. 

25. Following objections to the initial proposals and requested revisions, the applicant 
has proposed a single storey element to the boundary with 3 Fairmile close, this 
provides necessary separation between the properties at first floor level and serves 
to reduce the impact of overshadowing.  Whilst the proposed extension will have 
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some impact compared to the existing property, daylight to the first floor windows 
will be retained, these are secondary windows to bedrooms which look directly out 
into the private curtilage of 2 Fairmile close.   

26. There is not considered to be significant loss of outlook at ground floor level by the 
proposed extension as there is a single storey element on the existing footprint in 
this location, the canopy has been stepped in to reduce impact of this.  There will 
be loss of outlook of views to the east from the first floor bedroom window at 3 
Fairmile Close. There will be a reduction in light to the windows and front garden of 
Fairmile close at certain periods of the year as can be seen on the submitted 
shadow analysis. However on balance this is not considered to so significant that it 
would justify refusal of the application.  

27. The line of building to the rear is proposed to form a continuous line with the line of 
3 Fairmile Close in this location – as such the proposed development is not 
considered to have significant impact in terms of overshadowing to the rear garden 
of no.3. 

28. Concern has been raised regarding impacts of the construction period.  These will 
be controlled under separate legislation such as Building Regulations and Party 
Wall Act.  It is not possible for this to be controlled by condition under planning 
permission, an informative can be attached to the decision notice, subject to 
approval, relating to construction hours and ‘considerate constructors scheme’ 

29. 2 Fairmile close is an existing residential property, the proposed extensions and 
alterations are considered to have a positive impact on the amenity of the occupiers 
of the subject property. 

Other matters  

30. The following matters have been assessed and considered satisfactory and in 
accordance with relevant development plan policies, subject to appropriate conditions 
and mitigation: List relevant matters. 

Equalities and diversity issues 

31. There are no significant equality or diversity issues. 

Local finance considerations 

32. 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. 

33. 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. 

34. In this case local finance considerations are not considered to be material to the 
case. 
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Conclusion 
35. The principle of a contemporary re-modelling of the existing house is accepted. 

However the proposals would result in some impacts upon the amenity of the 
surrounding area, but on balance this is not considered to be so significant as to 
justify refusal of the application.  

36. The development is therefore 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 
To approve application no. 16/00425/F - 2 Fairmile Close Norwich NR2 2NG and grant 
planning permission subject to the following conditions: 

1. Standard time limit; 
2. In accordance with plans; 
3. External Materials 

Informative: 
1. Construction working hours. 
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Report to  Planning applications committee Item 

 8 September 2016 

5(N) 
Report of Head of planning services 

Subject Application no 15/01540/F - Land to the South of 
Merchants Court, St Georges Street, Norwich  

Reason         
for referral 

Objections 

 

 

Ward:  Mancroft 
Case officer Samuel Walker - Samuelwalker@norwich.gov.uk 

 
Development proposal 

New vehicle access route to Merchants Court Car Park from St Georges 
Street. 

Representations 
Object Comment Support 

5 1  
 
Main issues Key considerations 
1 Impact upon the appearance of the area 

and heritage assets.  
2 Impact upon trees 
3 Transport impacts 
Expiry date 15 February 2016 
Recommendation  Approve 
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The site & surroundings and Constraints 
1. The site is located on St Georges Street to the north of the river Wensum in the city 

centre. Merchants Court forms a three storey office building which is a locally listed 
building, and is in the city centre conservation area. 
 

2. There are a variety of other uses surrounding the site. The Playhouse bar and theatre 
are to the south of the site. Jane Austen College – Inspiration Trust school building 
and ‘playground’ is directly adjacent to the west of Water Lane dividing the two sites. 
To the east of the site is a row of two storey buildings forming commercial uses at 
ground floor with storage and ancillary uses at first floor. 
 

3. Merchants court is directly to the north, this currently consists of commercial at 
ground floor, some existing residential and proposed redevelopment of offices to 
residential on upper floors. 
 

4. The surrounding area contains a mix of buildings, including a number of older 
buildings including listed buildings forming 25 to 29 St Georges Street which are 
closest to the application site. The Playhouse bar and theatre is a locally listed 
building. The streets also retain the medieval street patterns through the area. 
 

5. The site contains some trees and shrubs within the public amenity space/ parking 
area (to the south of the Merchants Court building). The site is also within  
flood zone 2, in the area of main archaeological interest, the city centre leisure area 
and visitor attraction area. The site is also within the Northern City Centre Area Action 
Plan boundary. Within this plan St Georges Street is defined as a key cycle and 
pedestrian route through the area, the car park of the application site an existing 
public square and the nearby open space a proposed public square, and the view 
south along St Georges Street a strategic view. The site is also visible from the river 
Wensum which forms part of the Broads Authority area, which has national park 
status. 
 

6. This application effects trees in a Conservation Area 
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Relevant planning history 
7.  

Ref Proposal Decision Date 
 

13/01037/PDD Change of use of first and second floors 
from commercial to residential to provide 
17 No. apartments. 

Prior 
Approval 
Approved 

August 
2013 

13/01034/F Reconfiguration of existing roof structure 
to erect 3 No. penthouse apartments. 
Reconfiguration of the external car park 
area to create refuse stores, car parking 
and cycle provision. Erection of new 
external canopy to residential entrance 
and addition of rooflights. 
 

APPR August 
2013 

 

The proposal 
8. The proposal is for the construction of vehicular access to Merchants Court Car 

Park from Saint Georges Street – over the Land to the South of Merchants Court.  
This application has been made as a result of the car park becoming ‘land locked’ 
as a result of the previous access being removed by Jane Austen College. 

Summary information 

Transport matters 

Vehicular access Currently inaccessible – proposals are to provide 
vehicular access to existing car parking 

No of car parking 
spaces 

6+1 disabled 

No of cycle parking 
spaces 

25 (previously approved) 

 

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

been notified in writing.  6 letters of representation have been received citing the 
issues as summarised in the table below.  All representations are available to view 
in full at http://planning.norwich.gov.uk/online-applications/ by entering the 
application number. 
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Issues raised Response 

Increased Traffic/Road Safety, impact on 
‘pedestrianised’ street, access to Little Walter 
Lane.  

See main issue 3. 

Noise including traffic noise and impacts of 
construction noise on the Playhouse Theatre 

The noise levels during the construction 
phase could have a negative impact on 
performances at Norwich Playhouse.  
Working hours should be agreed with 
Norwich Playhouse to prevent 
disruption. 

Loss of Public Amenity space See main issue 1, 3 

Access See main issue 3. 

Loss of Tree/Shrubs in a conservation area See main issue 2. 

 

Consultation responses 
10. 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. 

Design and conservation 

11. No Comments submitted 

Highways (local) 

12. St Georges Street is not a Pedestrianised street, it is a shared use street. No 
Objection – subject to resolution of the following matters: the re-configured car park 
should take into account details of extant planning consents associated with 
conversion of offices to residential;the Merchants Court forecourt is appropriately 
landscaped, with attention to the tree root protection area; no impact to existing 
disabled parking bay on St Georges street; minimal quantity & High standard of 
signage; loading bay created for use by Playhouse;flyparking discouraged by use of 
bollards. 

Landscape 

13. With regards to the previous scheme(s) the Landscape officer consultee had  strong 
objections to proposals with regards to impact on the landscape fabric, loss of mature 
tree and shrub vegetation,  potential negative impact on retained London Plane Tree.  
Level changes, increased traffic altering perception of pedestrian access to area. 
Awkward design.  Following the revised details the current submission is considered 
to be ‘a much better solution all round’. This would requires a condition requiring a full 
Arboricultural  method statement as indicated by the Tree Protection Officer.  Also as 
existing planters are proposed to be modified, details of the proposed planting to 
replace that which is lost is required by conditions as well. 
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Tree protection officer 

14. Previous proposals had specified the access route to be constructed at a raised 
level forming a ‘ridge or causeway’ across the site, disrupting the usable nature of 
the area. A site meeting was carried out between the consulting tree protection 
officer and the applicants arboriculturalist and engineer, it was agreed that trial pits 
must be dug in agreed locations to establish the presence and extent of roots 
related to the London Plane tree, to enable a more informed design. 

15. The applicant’s arboriculturalist has carried out the trial pits, a report detailing the 
findings has been submitted.  The findings enable the proposal of a ‘no dig’ type 
construction which enables the proposed new access route to finish at the existing 
level of the paved area in this location.  The report has been viewed by the 
Council’s tree protection officer and an informal response was provided, the 
findings of the investigations do not appear to raise cause for concern, however, the 
suitability of the proposals will require a full Arboricultural Method Statement to be 
reserved by condition. 

16. The current proposals continue to include the loss of the Robinia tree and shrub 
planting from the application site but this is considered acceptable. 

Assessment of planning considerations 
Relevant development plan policies 

17. Joint Core Strategy for Broadland, Norwich and South Norfolk adopted March 
2011 amendments adopted Jan. 2014 (JCS) 

• JCS2 Promoting good design 
• JCS6 Access and transportation 
• JCS11 Norwich city centre 
• JCS12 The remainder of the Norwich urban area including the fringe 

parishes 
 

18. Northern City Centre Area Action Plan adopted March 2010 (NCCAAP) 
  

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

• DM2 Ensuring satisfactory living and working conditions 
• DM3 Delivering high quality design 
• DM5 Planning effectively for flood resilience 
• DM6 Protecting and enhancing the natural environment 
• DM7 Trees and development 
• DM8 Planning effectively for open space and recreation  
• DM9 Safeguarding Norwich’s heritage 
• DM30 Access and highway safety 
• DM31 Car parking and servicing 
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Other material considerations 

20. Relevant sections of the National Planning Policy Framework March 2012 
(NPPF): 

• NPPF0 Achieving sustainable development 
• NPPF1 Building a strong, competitive economy 
• NPPF2 Ensuring the vitality of town centres 
• NPPF4 Promoting sustainable transport 
• NPPF7 Requiring good design 
• NPPF11 Conserving and enhancing the natural environment 
• NPPF12 Conserving and enhancing the historic environment 

 
 
Case Assessment 

21. 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 Framework (NPPF), the 
Councils 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: Design and heritage 

22. Key policies and NPPF paragraphs – JCS2, DM3, DM7, NPPF paragraphs 9, 17, 
56 and 60-66, 109-118. 

23. The proposed design is a significant improvement over the originally submitted 
design; the number of bollards has been significantly reduced. The fixed bollards 
are now specified as the Norwich Short Bollard, the drop bollards at the loading bay 
have been revised to ‘Rhino removable Bollard’ – this is in keeping with the 
remainder of the bollards in the area. The proposed surfacing to the access is 
appropriate that the hard surfacing in the surrounding area.  

24. The yellow hatching to the loading bay has been omitted. 

25. The existing Disabled parking bays to St Georges Street are not affected. 

26. The relocation of the street lamp is proposed to be away from the Playhouse – in 
the area between the disabled parking bay and the new access; this reduces the 
impact on the Playhouse and also forms continuation of the proposed bollard to the 
proposed access. 

27. The previously approved cycle storage and bin storage associated with the 
conversion of the offices to flats has been accounted for on the proposals.  

28. The proposed development requires the loss of the existing kiosk, this has been 
closed for some time.  The existing café opposite and the adjacent playhouse bar 
adequately provide the facility lost from the kiosk. 
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29. Given the above considerations the proposals would not detract unduly from the 
character and appearance of the conservation area or the setting of nearby locally 
listed buildings such as Merchants Court.   

Main issue 2: Trees 

30. Key policies and NPPF paragraphs – DM7, NPPF paragraphs 109 and 118. 

31. The concerns expressed by the Tree Protection officer regarding impact of the ‘no 
dig’ construction on the London Plane Tree have been investigated, through 
exploratory trial pits.  It is considered that the findings of the investigation allow for a 
workable solution to allow retention of the London Plane tree which is a significant 
feature in the streetscene.  The detail of this should be supplied in a detailed 
Arboricultural Method Statement reserved by condition. 

32. The proposed development will result in the loss of one mature tree (Robinia) and 
mature shrubs in the conservation area. However this is accepted as the tree is not 
a significant feature within the streetscene. Potential for replacement tree planting 
on the site has been considered but is not feasible due to the constrained nature of 
the site and the need for access to the playhouse.  

Main issue 3: Transport 

33. Key policies and NPPF paragraphs – JCS6, DM28, DM30, DM31, NPPF 
paragraphs 17 and 39. 

34. The proposed access provides vehicular access to currently land locked car parking 
spaces belonging to Merchants Court; it also provides facility for refuse storage and 
collection away from the highway.  The application site is private land which is 
currently used as public amenity space.  The public amenity space shall be 
retained. 

35. In accordance with the Transportation Officers consultation response, Saint 
Georges Street is not a pedestrianised street, it is a shared use street with equal 
priority given to pedestrians, cyclists and vehicular traffic. 

36. The access to Little Walter lane is an existing arrangement, the proposed 
development does not impact the existing access arrangement.  The issue raised 
with regards to existing fencing in this location is not the subject of the proposals in 
this application. 

37. The proposed development provides a loading bay on site adjacent to the 
Playhouse Theatre, this has been provided for use by the Playhouse Theatre as it 
is essential that clear access is maintained to the only existing entrance to the back 
stage area for stage set up and dismantling for the multiple shows throughout the 
year.  

38. A position suitable for collection of refuse bins has been included; it is necessary for 
the bins to have up to approximately 5.0m drag distance for collection, this has 
been kept off the highway.  The storage location within the existing car park is too 
far from the street to be suitable.  The bins must only be put in the location for 
collection on collection day only and at no other time. This must be managed by the 
property Managers of Merchants Court. 
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39. As a result of the above considerations the proposals are considered to be 
acceptable in terms of transport impacts.  

Compliance with other relevant development plan policies  

40. A number of development plan policies include key targets for matters such as 
parking provision and energy efficiency.  The table below indicates the outcome of 
the officer assessment in relation to these matters. 

Requirement Relevant policy Compliance 
Cycle storage DM31 Yes  

Car parking 
provision DM31 Yes 

Refuse 
Storage/servicing DM31 Yes subject to condition 

 

Equalities and diversity issues 

41. There are no significant equality or diversity issues. 

Local finance considerations 

42. 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. 

43. 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. 

44. In this case local finance considerations are not considered to be material to the 
case. 

Conclusion 
45. The proposed new vehicle access route to Merchants Court Car Park would provide 

access to parking provision, bin storage & collection point, as well as cycle storage 
for the residential units at Merchants court; this access was removed by the Jane 
Austen Academy under Prior Approval.  The proposals would not harm the 
character and appearance of the conservation area..  The proposal will not result in 
significant loss of  trees or landscaping in this location. As such 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 
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To approve application no. 15/01540/F - Land to the South of Merchants Court St 
Georges Street Norwich and grant planning permission subject to the following 
conditions: 

1. Standard time limit; 
2. In accordance with plans 
3. Implementation of this scheme prevents implementation of previously approved 

car park extension; 
4. In accordance with the submitted Arboricultural Impact assessment. 
5. Subject to submission and subsequent approval of an Arboricultural Method 

Statement. 
6. Specification of replacement planting 

 
Article 35(2) Statement  
The local planning authority in making its decision has had due regard to paragraph 187 
of the National Planning Policy Framework as well as the development plan, national 
planning policy and other material considerations, following negotiations with the 
applicant and subsequent amendments the application has been approved subject to 
appropriate conditions and for the reasons outlined in the officer report. 
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Report to  Planning applications committee Item 

 8 September 2016 

5(O) 
Report of Head of planning services 

Subject Application no 16/00924/F - 3 Ampthill Street 
Norwich NR2 2RG   

Reason         
for referral 

Objection / Affects TPO tree (see following agenda 
item) 

 

 

Ward:  Town Close 
Case officer Samuel Walker - samuelwalker@norwich.gov.uk 

 
Development proposal 

Provision of car parking space to the side and front of property. 
Representations 

Object Comment Support 
4   

 
Main issues Key considerations 
1 Design & Heritage (Affecting an Article 4 

area.) 
2 Transportation (Access and Impact on 

existing parking) 
3 Loss of Tree (TPO 505) 
Expiry date 19 August 2016 
Recommendation  Refuse 
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The site and surroundings 
1. 3 Ampthill Street is a locally listed building which falls under article 4 direction thus 

removing permitted development rights hence the requirement for this application. 
The building is located within the Heigham Grove conservation area and it is 
characterised by mid to late 19th century properties. It is locally listed as follows;  
C19. 2 storeys white brick. Hipped concrete tiled roof. Double-fronted. Central 
entrance with rectangular fanlight and timber surround. 4 windows to Woburn Street. 
12 pane sashes throughout. 

Constraints  
2. Locally listed building,  

Heigham Grove conservation area /article 4 direction frontage. 
TPO 505 – crab apple tree. 

Relevant planning history 
3.  

Ref Proposal Decision Date 
 

16/00628/TCA Crab apple tree on corner of property: 
remove. 

TPOS 10/05/2016  

 

The proposal 
4. Provision of an ‘off-street’ car parking place within the curtilage of 3 Ampthill street 

to the eastern elevation (facing Woburn Street) accessed from the north-east corner 
of the site at the (Cul-de-sac) junction between Ampthill Street and Woburn Street, 
installation of new access gates  

Summary information 

Proposal Key facts 

Scale 

Total no. of dwellings N/A (Proposed Car parking space within the curtilage of 
existing dwelling) 

Max. dimensions 3.50x6.0m car parking space 

Appearance 

Materials Existing: 
Boundary Treatments – Paling fence. 
‘Vehicle Access’ – lawn and shrubs (including TPO 505 crab 
apple tree) 
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Proposal Key facts 

Proposed: 
Boundary Treatments – Paling fence to match existing 
including inward opening gates. 
‘Vehicle Access’ – porous membrane with a gravel topping 

Transport matters 

Vehicular access None existing; one proposed to east elevation of site 
(accessed from north east of site) 

No of car parking 
spaces 

Existing – 0 
Proposed – 1 

 

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

been notified in writing.  4 letters of representation have been received citing the 
issues as summarised in the table below.  All representations are available to view 
in full at http://planning.norwich.gov.uk/online-applications/ by entering the 
application number. 

Issues raised Response 

Impact on existing public parking and access 10, 22-24 

Loss of Tree 25-28 

 

Consultation responses 
6. 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. 

Design and conservation 

7. No consultation response was provided to the planning application, however, a 
conservation officer responded to 16/00569/PREAPP query: 

8. The proposals are to create a parking space within the front garden area. There are 
other examples of car parking within front garden areas. There is a balance to be 
had between creating the parking space and also retaining the historic character of 
the area. The orientation of the space has been indicated to the frontage on 
Woburn Street however it would be preferable to have the space fronting onto 
Ampthill Street.  
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The picket fencing should be repaired, retain or replaced with a similar suitable boundary 
treatment. Gates should also be provided. The surfacing should be gravel with 
membrane or similar ‘soft’ surfacing.   

Highways (local) 

9. No objection on highway/transportation grounds.  The proposed vehicle crossover is 
adjacent to a very quiet junction with very little traffic, it is an unclassified road.   The 
gates must not open out onto the highway, and the surface materials must be 
permeable. 

Tree protection officer 

10. Tree protection officer presenting TPO parallel to this application – to be decided in 
conjunction with this application. 

Assessment of planning considerations 
Relevant development plan policies 

11. Joint Core Strategy for Broadland, Norwich and South Norfolk adopted March 
2011 amendments adopted Jan. 2014 (JCS) 

• JCS1 Addressing climate change and protecting environmental assets 
• JCS2 Promoting good design 
• JCS6 Access and transportation 
• JCS7 Supporting communities 
• JCS12 The remainder of the Norwich urban area including the fringe 

parishes 
 

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

• DM1 Achieving and delivering sustainable development 
• DM2 Ensuring satisfactory living and working conditions 
• DM3 Delivering high quality design 
• DM5 Planning effectively for flood resilience 
• DM6 Protecting and enhancing the natural environment 
• DM7 Trees and development 
• DM9 Safeguarding Norwich’s heritage 
• DM30 Access and highway safety 
• DM32 Encouraging car free and low car housing 
• DM33 Planning obligations and development viability 

Other material considerations 

13. Relevant sections of the National Planning Policy Framework March 2012 
(NPPF): 

• NPPF0 Achieving sustainable development 
• NPPF1 Building a strong, competitive economy 
• NPPF2 Ensuring the vitality of town centres 
• NPPF4 Promoting sustainable transport 
• NPPF7 Requiring good design 
• NPPF11 Conserving and enhancing the natural environment 
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• NPPF12 Conserving and enhancing the historic environment 
• NPPF13 Facilitating the sustainable use of minerals 

 
Case Assessment 

14. 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 Framework (NPPF), the 
Councils 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. 

15.   

Main issue 1: Design and Heritage 

16. Key policies and NPPF paragraphs – JCS2, DM3, NPPF paragraphs 9, 17, 56 and 
60-66. 

17. Key policies and NPPF paragraphs – DM9, NPPF paragraphs 128-141. 

18. The proposal is to provide a car parking space within the curtilage of the subject 
property to the east of the site facing Woburn Street, accessed from the North 
eastern corner of the site.  This would involve the removal of soft landscaping to be 
replaced with porous gravel surface, the access would require amendment to the 
existing fence at this location to provide inward opening gates in a style in keeping 
with the existing boundary treatment. Detail of these has not been supplied and 
would be required to be reserved by condition. The proposed boundary fence would 
be retained and amended as required to match existing. 

19. The conservation officer provided comments at pre application stage, the advised 
materials and design approach has been acknowledged by the applicant.  The 
public benefit, in terms of provision of improved car parking could be considered to 
outweigh the less than substantial harm to the locally listed building and the 
conservation area.  The primary concern of this application is whether the loss of 
the TPO Crab Apple tree is considered to be of less than substantial harm which is 
not outweighed by the public benefit. 

Main issue 2: Transport 

20. Key policies and NPPF paragraphs – JCS6, DM28, DM30, DM31, NPPF 
paragraphs 17 and 39. 

21. There proposed development is considered acceptable in terms of Highways as 
can be seen from the consultation response from the Transportation officer’s 
consultation response.  A permeable surface has been specified. Inward opening 
gates have been specified. 

22. Concerns have been raised regarding loss of public parking spaces and impact on 
the access alley to the West of the site; the proposed development does not impact 
the provision of existing on street parking provision.  The proposed development 
does not impact the access alley to the West of the site. 
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Main issue 3: Trees 

23. Key policies and NPPF paragraphs – DM7, NPPF paragraphs 109 and 118. 

24. This application requires the loss of an existing mature crab apple tree which is 
subject of TPO 505 (presented alongside this application).  The proposals laid out 
in this application are not possible if TPO 505 is upheld. 

25. The loss of the crab apple tree has been raised as an issue in a letter of objection 
received, it is considered to be an important contributing factor to the street scene 
and the biodiversity/natural environment of the location. Removal of the tree would 
therefore be contrary to policy DM7 and would represent a reason for refusal of the 
application.  

26. If this application were to be considered for approval a condition requiring mitigatory 
replacement tree planting could be considered. 

Other matters  

27. The following matters have been assessed and considered satisfactory and in 
accordance with relevant development plan policies, subject to appropriate conditions 
and mitigation: List relevant matters. 

Equalities and diversity issues 

28. There are no significant equality or diversity issues. 

Local finance considerations 

29. 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. 

30. 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. 

31. In this case local finance considerations are not considered to be material to the 
case. 

Conclusion 
For the reason outlined above and in the reason for refusal below the development is not 
considered to be acceptable. 

 

Recommendation 
To refuse application no. 16/00924/F - 3 Ampthill Street Norwich NR2 2RG ; for the 
following reasons: 
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The scheme would require the removal a crab apple tree TPO 505 which currently 
contributes to the visual amenity of the immediate area. The scheme is therefore contrary 
to policy DM7 of the Norwich Development Management Policies Local Plan (adopted 
2014) and the objectives of the National Planning Policy Framework. 
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Report to  Planning applications committee Item 

 8 September 2016 

5(P) 
Report of Head of planning services 
Subject Tree Preservation Order [TPO], 2016. City of 

Norwich Number 505; 3 Ampthill Street, Norwich, 
NR2 2RG 
 

Reason         
for referral 

Representations for and objections to confirmation 
of tree preservation order 505 
 
 

Ward:  Town Close 
Case officer Stephen Hayden – tree consultant for Norwich City Council 

tel: 07850 167400 
 

Proposal 
 
To confirm Tree Preservation Order [TPO], 2016. City of Norwich Number 
505; 3 Ampthill St, Norwich, NR2 2RG without modifications 
 

Representations 
Object Comment Support 

 
1 

 
 

 
0 
 

 
Main issues: Key considerations: 
1 Amenity Impact on visual amenity of site and 

surrounding area 
2 Climate change Trees increase resilience to climate change 

and contribute to mitigate against flash 
flooding. 

3 Air quality Trees improve air quality 
4 Biodiversity & wildlife Trees aid biodiversity and wildlife 
TPO Expiry date 31 November 2016 
Recommendation  Confirm TPO 505 without modifications 
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Introduction 
1. The mature crab apple tree is situated in the garden of 3 Ampthill St, at the 

junction of Woburn Street. A healthy specimen with high amenity value, a key 
landscape feature in the immediate area.  

2. The location of the tree is shown on the attached plan.  

3. The tree is owned by 3 Ampthill St. 

4. Tree Preservation Order No 505 was served on the tree on the 31st May 2016.  

The site, surroundings and content 
5. The tree is a medium sized, mature specimen. Located at the junction of Ampthill 

St and Woburn St, its visual presence contributing to the attractive nature of the 
immediate vicinity. Its retention, particularly in the absence of much larger trees, 
is seen as highly desirable in order to preserve the character of the area. 

6. A conservation area notification was received on 22 April 2016, informing 
Norwich City Council of the intention to remove the tree. The tree was then 
inspected by the acting Tree Protection Officer.  

7. The Council’s tree consultant assessed the tree using the Tree Evaluation 
Method for Preservation Orders (TEMPO).  The assessment has the following 
classifications:  

TEMPO score: TEMPO Decision guide 
0 - 11 Does not merit a TPO 
12 -15 TPO defensible 
16 - 25 Merits a TPO 

 

The assessment resulted in a score of 15 for T1, crab apple tree, which indicated 
that a Tree Preservation Order was defensible.  

8. Tree Preservation Order [TPO], 2016. City of Norwich Number 505; 3 Ampthill St, 
Norwich, NR2 2RG. The Order was provisionally in effect for 6 months from the 
date on which it was served, 31st May 2016. 

 Representations 

9. Notice of the Order was served on the owners of the property and neighbouring 
properties.  In response 1 letter of representation has been received objecting to 
the Order.  Full details of this letter are available on request. The issues raised 
and the Tree Consultants response are summarised below:  

 

 

Page 253 of 274



 

                                                  Repre
sentation 

                                                                       
 Response 

The owner wishes to remove the tree, 
and use the space for off street 
parking. 

Although parking may be problematic in this 
area, the tree is a well-established, healthy 
specimen, and it is the view of the officer 
that this is an unacceptable reason to 
remove the tree.  

The tree is a nuisance, its proximity to 
the house means that it requires 
constant pruning. 

The tree is a mature specimen, with limited 
growth potential. Pruning to achieve and 
maintain an acceptable size and shape 
would only be required on an occasional 
basis, eg. every 2-3 years. A TPO would not 
prevent this pruning. 

Fruit fall is unsightly and poses a 
threat to users of the public footpath. 

The dropping of fruit is not considered an 
acceptable reason for the removal of mature 
trees. It is part of living with trees within 
urban environments and considered to be a 
reasonable burden upon landowners given 
the overriding benefit trees afford to the 
public and city in general. 

Pruning the tree, as detailed in paragraph 
6.2, would reduce the amount of fruit fall, in 
addition, Norwich City Council would be 
willing to work with the owner of the tree in 
this respect, and look into the possibility of 
providing extra street cleaning services, at 
the appropriate time, if the fruit fall is 
deemed a hazard. 

 

 

Main issues 
Issue 1 

10. The loss of a mature tree in good condition with high visual amenity would have a 
detrimental impact on the visual amenity of the site and surrounding area. 
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Issue 2 

11. The loss of this tree would also contribute to the impacts of climate change. 
Through photosynthesis trees naturally absorb CO2 a key greenhouse gas and 
act as a carbon sink by sequestering it.  Also, by a combination of reflecting 
sunlight, providing shade and evaporating water through transpiration trees 
moderate the local microclimate and temperature. 

     Ampthill Street is located adjacent to the Nelson and Town Close Critical 
Drainage Area. Tree canopies are proven to slow rates of precipitation and 
increase infiltration. Every tree within the critical drainage area contributes to slow 
flash flooding. 

Issue 3 

12. The tree has a positive effect on air quality by cutting levels of airborne 
particulates and removing air pollutants. 

 Issue 4 

13. The tree enhances biodiversity by providing habitats for a variety of species and 
thereby contributing to providing a healthy food chain that is of benefit to birds 
and mammals.  

    Conclusion 
The tree is a mature specimen, in good condition. It is a key landscape feature, 
in-keeping with the surrounding area.  The Objection to the Order has been taken 
note of, and whilst officers appreciate the issues raised, it is their opinion that the 
tree in question not only makes a positive environmental contribution, but its 
significant amenity value, and remaining life expectancy, validates its continued 
protection by the confirming of the Tree Preservation Order.  

 

Recommendation 
      To confirm Tree Preservation Order [TPO], 2016. City of Norwich Number  
      505; 3 Ampthill Street, Norwich, NR2 2RG without modifications. 
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IMPORTANT – THIS COMMUNICATION MAY AFFECT YOUR PROPERTY 
 
TOWN AND COUNTRY PLANNING ACT 1990 (as amended). 
 
TOWN & COUNTRY PLANNING (Tree Preservation) (England) REGULATIONS 2012 
 
 
TREE PRESERVATION ORDER 2016 
THE CITY COUNCIL OF NORWICH NUMBER 505 
ADDRESS: 3 Ampthill Street Norwich NR2 2RG 
  
THIS IS A FORMAL NOTICE to let you know that on 31 May 2016, the Council made the above Tree 
Preservation Order. 
 
A copy of the Order is enclosed.  In simple terms, it prohibits anyone from cutting down, topping or 
lopping any of the trees described in the Schedule and shown on the map without the Council’s 
consent.  Some explanatory guidance on tree preservation orders is given in the enclosed leaflet, 
Protected Trees: A Guide to Tree Preservation Orders, produced by the Department of 
Communities & Local Government. 
 
The Council has made the Order in response to a notification of intention of proposed works which 
will undermine the visual amenity of the area and future viability of the tree 
 
[The Order took effect, on a provisional basis, on 31 May 2016.  It will continue in force on this basis 
for a further 6 months until the Order is confirmed by the Council, or if the Council decide not to 
confirm the order, the date on which the Council decide not to confirm the order, whichever occurs 
first.]  The Council will consider whether the Order should be confirmed, that is to say, whether it 
should take effect formally.  Before this decision is made, the people affected by the Order have a 
right to make objections or other representations about any of the trees, groups of trees or 
woodlands covered by the Order. 
 
If you would like to make any objections or other comments, we must receive them in writing by  
30 June 2016. Your comments must comply with Regulation 6 of the Town and Country Planning 
(Tree Preservation) (England) Regulations 2012, a copy of which is provided overleaf.  Send your 
comments to the Tree Protection Officer, Norwich City Council, City Hall, St Peter’s Street, Norwich 
NR2 1NH or you can email: planning@norwich.gov.uk  All valid objections or representations are 
carefully considered before a decision on whether to confirm the Order is made.  The Council will 
write to you again when that decision has been made.  In the meantime, if you would like any 
further information or have any questions about this letter, please contact: The Tree Protection 
Officer, Norwich City Council, St Peter’s Street, Norwich, NR2 1NH (Tel: 01603 212546) email: 
planning@norwich.gov.uk 
 
DATED this 31 May 2016. 
 
Signed 

 
 
Stephen Hayden 
Acting Tree Protection Officer 
On behalf of Norwich City Council, City Hall, Norwich, NR2 1NH
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COPY OF REGULATION 6 OF The Town and Country Planning (Tree Preservation)(England) 
Regulations 2012 
 
Objections and representations 
 
6.—(1) Subject to paragraph (2), objections and representations— 
(a) shall be made in writing and— 
(i) delivered to the authority not later than the date specified by them under regulation 
5(2)(c); or 
(ii) sent to the authority in a properly addressed and pre-paid letter posted at such time 
that, in the ordinary course of post, it would be delivered to them not later than that 
date; 
(b) shall specify the particular trees, groups of trees or woodlands (as the case may be) in 
respect of which such objections and representations are made; and 
(c) in the case of an objection, shall state the reasons for the objection. 

 
(2) The authority may treat as duly made objections and representations which do not comply 
with the requirements of paragraph (1) if, in the particular case, they are satisfied that compliance 
with those requirements could not reasonably have been expected.       
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Report to  Planning applications committee Item 

 8 September 2016 

5(Q) 
Report of Head of planning services 
Subject Tree Preservation Order [TPO], 2016. City of 

Norwich Number 506; 166a St Clements Hill, 
Norwich, NR3 4DG 
 

Reason         
for referral 

Representations for and objections to confirmation 
of tree preservation order 506 
 
 

Ward:  Catton Grove 
Case officer Stephen Hayden – tree consultant for Norwich City Council 

tel: 07850 167400 
 

Proposal 
To confirm Tree Preservation Order [TPO], 2016. City of Norwich Number 
506; 166a St. Clements Hill, Norwich, NR3 4DG without modifications 
 

Representations 
Object Comment Support 

 
1 

 
 

 
0 
 

 
Main issues: Key considerations: 
1 Amenity Impact on visual amenity of site and 

surrounding area 
2 Climate change Trees increase resilience to climate change 
3 Air quality Trees improve air quality 
4 Biodiversity & wildlife Trees aid biodiversity and wildlife 
TPO Expiry date 20th November 2016 
Recommendation  Confirm TPO 506 without modifications 

 

  

Page 263 of 274



PLANNING SERVICES
Norwich City Council, City Hall, 
Norwich, NR2 1NH
Telephone 0344 980 3333
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Tree Preservation Order Number  :  TPO 506
Location  : 166a St Clements Hill, Norwich NR3 4DG
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Introduction 
1. The mature Copper beech tree is situated in the north east corner of the garden 

of 166a St. Clements Hill, adjacent to the entrance of the driveway into 168 St. 
Clements Hill. It forms part of a well-established wider group of large trees, and is 
a significant landscape feature, along this section of St Clements Hill.  

2. The location of the tree is shown on the attached plan.  

3. The tree is owned by 166a St. Clements Hill. 

4. Tree Preservation Order No 506 was served on the tree on the 20th May 2016.  

The site, surroundings and content 
5. The tree is one of several mature beech trees in the immediate area, contributing 

to the attractive nature of this section of St Clements Hill. Its retention is seen as 
highly desirable in order to preserve the character of the area. 

6. A request to place a TPO on the tree was received by NCC, highlighting the 
possibility of an intention to remove the tree, by the owners of 168 St Clements 
Hill, due to encroaching roots. The tree was then inspected by the acting Tree 
Protection Officer.  

7. The Council’s tree consultant assessed the tree using the Tree Evaluation 
Method for Preservation Orders (TEMPO).  The assessment has the following 
classifications:  

TEMPO score: TEMPO Decision guide 
0 - 11 Does not merit a TPO 
12 -15 TPO defensible 
16 - 25 Merits a TPO 

 

The assessment resulted in a score of 23 for T1, copper beech tree, which 
indicated that tree definitely merited a Tree Preservation Order.  

8. Tree Preservation Order [TPO], 2016. City of Norwich Number 506; 166a St 
Clemets Hill, Norwich, NR3 4DG. The Order was provisionally in effect for 6 
months from the date on which it was served, 20th May 2016. 

 Representations 

9. Notice of the Order was served on the owners of the property and neighbouring 
properties.  In response 1 letter of representation has been received objecting to 
the Order.  Full details of this letter are available on request. The issues raised 
and the Tree Consultants response are summarised below:  
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                                                  Repre
sentation 

                                                                       
 Response 

The tree restricts access to 168 St 
Clements Hill, leading to safety issues 
for users of the highway. 

Access to 168, although not ‘generous’, is 
adequate (approximately 2 feet clearance 
for cars, less for vans). 

The tree is a mature specimen, which has 
been in-situ for many years, highly visible to 
users of the driveway, and should not 
present any unforeseen difficulties for 
drivers using due care.  

St. Clements Hill has a speed limit of 
20mph, and is considered a quiet road in 
terms of traffic volume. Therefore, even if a 
vehicle fails to negotiate turning into the 
driveway at the first attempt, it is not 
considered a hazard. 

 

Damage to boundary wall of 166a St. 
Clements Hill 

This is the responsibility of the owners of the 
wall, 166a St. Clements Hill. Repairs to (or 
replacement of) the wall can be achieved 
without removing the tree. 

The removal of the tree will not affect 
the immediate landscape, as there 
are 8 other substantial copper beech 
trees in the vicinity. 

This is a prominent tree, with high amenity 
value. A principal component of the 
landscape in this vicinity, its removal would 
be to the detriment of the area. 

 

 

Main issues 
Issue 1 

10. The loss of a mature copper beech tree in good condition with high visual 
amenity would have a detrimental impact on the visual amenity of the site and 
surrounding area. 

Issue 2 

11. The loss of this tree would also contribute to the impacts of climate change. 
Through photosynthesis trees naturally absorb CO2 a key greenhouse gas and 
act as a carbon sink by sequestering it.  Also, by a combination of reflecting 
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sunlight, providing shade and evaporating water through transpiration trees 
moderate the local microclimate and temperature. 

Issue 3 

12. The tree has a positive effect on air quality by cutting levels of airborne 
particulates and removing air pollutants. 

 Issue 4 

13. The tree enhances biodiversity by providing habitats for a variety of species and 
thereby contributing to providing a healthy food chain that is of benefit to birds 
and mammals.  

The tree is located on a “green link”, as identified in the Greater Norwich 
Development Partnership Green Infrastructure Delivery Plan; Chris Blandford 
Associates, 2009. Green links integrate and link green spaces and are critical to 
wider habitat management. 

Green links can be described as “The multi-functional network of ‘greenspaces’ 
and inter-connecting green corridors in urban areas, the countryside in and 
around towns and rural settlements, and in the wider countryside” 

    Conclusion 
The tree is a mature specimen, in good condition. The root system is encroaching 
into the driveway of 168 St. Clements Hill, but not to the degree that is preventing 
access. Due to the tree’s age, any future root growth, and increase in size, will be 
minimal, therefore it is the officers opinion that any further encroachment will be 
negligible. The Objection to the Order has been taken note of and whilst officers 
appreciate the concerns raised, it is their opinion that the tree in question not only  
makes a positive environmental contribution, but it’s significant amenity value, 
and remaining life expectancy, validates its continued protection by the 
confirming of the Tree Preservation Order.  

 

Recommendation 
      To confirm Tree Preservation Order [TPO], 2016. City of Norwich Number  
      506;166a St. Clements Hill, NR3 4DG without modifications 
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IMPORTANT – THIS COMMUNICATION MAY AFFECT YOUR PROPERTY 
TOWN AND COUNTRY PLANNING ACT 1990 

 
The Town and Country Planning (Tree Preservation)(England) Regulations 2012 
 
TREE PRESERVATION ORDER 2015 
THE CITY COUNCIL OF NORWICH NUMBER 506 
ADDRESS: 166a St Clements Hill, Norwich, NR3 4DG 
  
THIS IS A FORMAL NOTICE to let you know that on 20th May 2016, the Council made the above Tree 
Preservation Order. 
 
A copy of the Order is enclosed.  In simple terms, it prohibits anyone from cutting down, topping or 
lopping any of the trees described in the Schedule and shown on the map without the Council’s 
consent.  Some explanatory guidance on tree preservation orders is given in the enclosed leaflet, 
Protected Trees: A Guide to Tree Preservation Orders, produced by the Department of 
Communities & Local Government. 
 
The Council has made the Order to prevent the removal of the tree which contributes to the local 
landscape amenity of the area 
 
[The Order took effect, on a provisional basis, on 20th May 2016.  It will continue in force on this 
basis for a further 6 months until the Order is confirmed by the Council, or if the Council decide not 
to confirm the order, the date on which the Council decide not to confirm the order, whichever 
occurs first.]  The Council will consider whether the Order should be confirmed, that is to say, 
whether it should take effect formally.  Before this decision is made, the people affected by the 
Order have a right to make objections or other representations about any of the trees, groups of 
trees or woodlands covered by the Order. 
 
If you would like to make any objections or other comments, we must receive them in writing by 17th 
June 2016.  Your comments must comply with Regulation 6 of the Town and Country Planning (Tree 
Preservation) (England) Regulations 2012, a copy of which is provided overleaf.  Send your 
comments to the Tree Protection Officer, Norwich City Council, City Hall, St Peter’s Street, Norwich 
NR2 1NH.  All valid objections or representations are carefully considered before a decision on 
whether to confirm the Order is made.  The Council will write to you again when that decision has 
been made.  In the meantime, if you would like any further information or have any questions about 
this letter, please contact: The Tree Protection Officer, Norwich City Council, St Peter’s Street, 
Norwich, NR2 1NH (Tel: 01603 212546). 
 
DATED this 20th May 2016. 
Signed 
 
 

 
 
 
Stephen Hayden 
Acting Tree Protection Officer 
On behalf of Norwich City Council, City Hall, Norwich, NR2 1NH
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COPY OF REGULATION 6 OF The Town and Country Planning (Tree Preservation)(England) 
Regulations 2012 
 
Objections and representations 
 
6.—(1) Subject to paragraph (2), objections and representations— 
(a) shall be made in writing and— 
(i) delivered to the authority not later than the date specified by them under regulation 
5(2)(c); or 
(ii) sent to the authority in a properly addressed and pre-paid letter posted at such time 
that, in the ordinary course of post, it would be delivered to them not later than that 
date; 
(b) shall specify the particular trees, groups of trees or woodlands (as the case may be) in 
respect of which such objections and representations are made; and 
(c) in the case of an objection, shall state the reasons for the objection. 

 
(2) The authority may treat as duly made objections and representations which do not comply 
with the requirements of paragraph (1) if, in the particular case, they are satisfied that compliance 
with those requirements could not reasonably have been expected.       
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	Agenda Contents
	3 Minutes
	Planning applications committee
	10:30 to 12:35
	11 August 2016

	Councillors Herries (chair), Driver, Bogelein (substitute for Henderson) Bradford, Button, Carlo, Jackson, Lubbock, Maxwell (substitute for Malik), and Peek
	Present:
	Councillors Henderson, Malik, Sands (M) and Woollard
	Apologies:
	1. Declarations of interest
	There were no declarations of interest.
	2. Minutes
	RESOLVED to agree the accuracy of the minutes of the meeting held on14 July 2016.
	3. Application no 16/00479/F – 134 Unthank Road, Norwich
	(The chair took this item first as members had undertaken a site visit prior to the meeting.)
	The planning team leader (inner) (development) presented the report with the aid of plans and slides.  
	During discussion the planning team leader referred to the report and answered members’ questions.  This included confirmation of a condition that no development would take place until removal of an adjacent silver birch tree had been agreed upon.  Members noted that condition six and seven required details of landscaping and parking and that further detail would be sought around this.  However, on residential streets, it was unusual to insist that cars had to exit parking spaces in forward gear.
	Councillor Jackson was concerned about the amenity impact on neighbouring properties and that the height of the building was higher than neighbouring terrace properties and thought this would be inappropriate.
	Councillor Jackson moved and Councillor Carlo seconded that the application be refused and with 2 members voting in favour (Councillors Carlo and Jackson) 
	7 members voting against (Councillors Herries, Driver, Button, Lubbock, Maxwell, Peek and Bradford) and 1 member abstaining (Councillor Bogelein) the motion was lost.
	RESOLVED, with 7 members voting in favour (Councillors Herries, Driver, Button, Lubbock, Maxwell, Peek and Bradford), 2 members voting against (Councillors Carlo and Jackson) and 1 member abstaining (Councillor Bogelein) 
	to approve application no. 16/00479/F – F134 Unthank Road, Norwich,  NR2 2RS and grant planning permission subject to the following conditions:
	1. Standard time limit;
	2. In accordance with plans;
	3. Prior to commencement, Grampian condition for details of tree felling and replacement;
	4. External materials;
	5. Drainage scheme;
	6.  Parking, cycling and refuse stores;
	7. Landscaping scheme;
	8. Water butts to be agreed and retained;
	9. Grampian condition to bring forward bin and cycle storage and amenity area for 134 Unthank Road;
	10. Water efficiency;
	11. First floor windows on eastern elevation to be obscure glazed and restricted opening
	Informatives:
	1. Property will not be eligible for parking permits
	Article 35(2) statement
	The local planning authority in making its decision has had due regard to paragraph 187 of the National Planning Policy Framework as well as the development plan, national planning policy and other material considerations, following negotiations with the applicant and subsequent amendments the application has been approved subject to appropriate conditions and for the reasons outlined in the officer report.
	4. Application no 15/01928/F – St Peters Methodist Church, Norwich, NR2 3EQ  
	(The supplementary report of updates to the report was circulated at the meeting and summarised further representations and the officer response.)
	The chair said that due to the complicated nature of the layout of this site and window placement, members may want to undertake a site visit prior to determining the application. 
	In response to a question from Councillor Jackson, the senior planner (development) confirmed that any additional information relevant to the application would be included in the report to a future committee if the application was deferred. 
	Councillor Button moved and Councillor Lubbock seconded the motion that members undertake a site visit prior to determining the application.
	RESOLVED, unanimously, to defer consideration of application no 15/01928/F –St Peters Methodist Church, Norwich, NR2 3EQ, to enable members of the committee to undertake a site visit prior to the application being determined.
	5. Application no 16/00712/VC – 35 Vulcan Road South, Norwich, NR6 6AG 
	The senior planner (development) presented the report with the aid of plans and slides.  He said that a noise impact assessment had been submitted with a previous application (15/01568/VC) which showed that with the MOT bay doors being open for a period of 6 minutes, the resultant noise levels registered at 8 decibels below background level which was deemed acceptable. The current proposal wanted the option of keeping one MOT door open for a period of twenty minutes in any one hour period for purposes of brake testing. An addendum to the previous noise impact assessment had been submitted which showed that keeping the doors open for a period of twenty minutes resulted in a noise rating level increase of only 1dBa, which was still considerably lower than background noise levels measured at two sensitive noise receptor locations on the boundary with Brabazon Road. The noise impacts of the proposal were therefore considered to be acceptable.
	A resident addressed the committee and outlined his concerns around the proposal which included that his property had no fencing erected to screen the noise from the site.  His neighbours had such screening to offer visual and audible protection and asked that such fencing be extended to his property.
	Discussion ensued in which the senior planner (development) referred to the report and answered members’ questions.  He said that if fencing had not been installed correctly as per the previous planning application, enforcement action could be taken but with regards to additional tree planting to absorb noise and emissions, this would be up to the developer to propose and arrange and could not be required as part of the current proposal.
	Councillor Bradford expressed concerns about the lack of fencing to one property adjacent to the site, along with the need for a good ventilation system for those working in the building on the site.
	A member asked if a check could be made against previous plans to see if any enforcement action was needed regarding fencing; and if not that the developer be approached to discuss extending the fencing. 
	RESOLVED with 9 members voting in favour (Councillors Herries, Driver, Bogelein, Button, Carlo, Jackson, Lubbock, Maxwell, and Peek) and 1 member abstaining (Councillor Bradford) to approve application 16/00712/VC – 35 Vulcan Road South, Norwich, NR6 6AG subject to re-imposition of all conditions from the former consent (application no 15/01568/VC) with the following amendments:
	Condition 4: Within 3 months of the date of this decision, secure and covered cycle parking shall be provided and made available for use in accordance with the approved details, including those indicated on drawing (ref: DES VR 011) and shall be retained as such thereafter.
	Condition 7: The door on the western elevation of the building as indicated on the approved workshop floor plan (ref DWG DES VR 004D, received 12 June 2016) shall be kept closed except for means of access and egress and to allow brake testing for up to 20 minutes within any one hour period.  All other doors on the western elevation of the building shall be kept closed except for means of access and egress.
	Condition 9: No MOT or servicing activity shall take place outside the building hereby permitted, other than to allow the back of the vehicle to be outside for up to 20 minutes within any one hour period whilst brake testing takes place, unless specifically approved in writing by the local planning authority.
	Condition 11: No extract ventilation or fume extraction system shall be installed or erected on the site unless in accordance with the approved scheme for extract ventilation or fume extraction as indicated on drawing [ref DES VR 003D] and the approved extract ventilation and fume extraction system shall be retained and maintained in full accordance with the approved details
	Article 35 (2) statement:
	The local planning authority in making its decision has had due regard to paragraph 187 of the National Planning Policy Framework as well as the development plan, national planning policy and other material considerations, following negotiations with the applicant and subsequent amendments at the pre-application stage the application has been approved subject to suitable land management, appropriate conditions and for the reasons outlined within the committee report for the application.
	6. Application no 15/01527/F – Beckham place, Edward Street
	The planning team leader (inner) (development) presented the report with the aid of plans and slides.  He explained that two proposals were being put forward; one option included a block of flats to be associated with the Norfolk and Norwich Association for the Blind (NNAB) and one to include a block of private terraces.  The NNAB were keen to expand their facilities and have more accommodation in close proximity to their existing site.  In terms of the delivery of affordable housing, the NNAB were looking at becoming a registered provider and the flats would, therefore, form the affordable housing element of the application.  If this was not achievable, the purely residential scheme would go ahead.  The section 106 agreement would stipulate under which circumstances the NNAB scheme would not be used and the private scheme would go ahead.
	The objection submitted was not a planning permission matter and would need to be addressed outside of the planning process.
	Discussion ensued in which the planning team leader referred to the report and answered members’ questions.  He said that officers were satisfied with the parking arrangements for both schemes.  The NNAB scheme would see carers and visitors using the existing car parking facilities on the current NNAB site and the private scheme would be acceptable as a car free development; however some parking would be provided.
	RESOLVED, unanimously, to approve application no. 15/01527/F – Beckham Place, Edward Street and to grant planning permission subject to the following conditions:
	1. Standard time limit;
	2. In accordance with plans;
	3. Details of all materials for townhouses and flats;
	4. Standard contamination condition – investigation/remediation and monitoring;
	5. Standard contamination condition – imported topsoil;
	6. Standard archaeological conditions;
	7. Full details of SUDs and long term management arrangements;
	8. Contamination condition by EA requiring investigation, evaluation, mitigation and verification;
	9. Detailed landscape scheme for all hard and soft landscaping including biodiversity enhancements;
	10. Details of replacement trees and planting pits;
	11. Details of shared surface access road and turning head;
	12. Details of refuse storage, cycle storage, electric car charging points;
	13. Provision of parking spaces;
	14. Provision of one fire hydrant;
	15. At least 10% of dwellings built to be lifetime homes;
	16. Designed and built to meet water efficiency wet out in part G2 of the 2015 building Regulations for water use;
	17. Submission of renewable energy scheme.
	Informatives:
	1. Construction working hours
	2. Asbestos
	3. No parking permits
	4. Details of street naming and numbering
	Article 35 (2) statement:
	The local planning authority in making its decision has had due regard to paragraph 187 of the National Planning Policy Framework as well as the development plan, national planning policy and other material considerations, following negotiations with the applicant and subsequent amendments at the pre-application stage the application has been approved subject to suitable land management, appropriate conditions and for the reasons outlined within the committee report for the application.
	7. Application no 16/00904/F – 125 Cecil Road, Norwich,NR1 2PJ
	The planning assistant presented the report with the aid of plans and slides.  He said this application was a previously approved scheme with a different layout. 
	Members noted that the objections were that the use of red brick was not in keeping with the surrounding properties with two storey extensions; that white render would give a lighter outlook for neighbouring properties; details of the fencing relating to the development and that mechanical extraction was needed for the internal layout.  The planning assistant confirmed that existing drainage would be used and that ventilation would be through the roof.
	RESOLVED, unanimously, to approve application no. 16/00904/F – 125 Cecil Road, Norwich, NR1 2PJ and to grant planning permission subject to the following conditions:
	1. Standard time limit;
	2. In accordance with plans;
	Article 35 (2) statement:
	The local planning authority in making its decision has had due regard to paragraph 187 of the National Planning Policy Framework as well as the development plan, national planning policy and other material considerations, following negotiations with the applicant and subsequent amendments at the pre-application stage the application has been approved subject to suitable land management, appropriate conditions and for the reasons outlined within the committee report for the application.
	8. Application no 16/00392/U – St Augustine’s Gate, Waterloo Road, Norwich, NR3 3BE
	The planning assistant presented the report with the aid of plans and slides.  
	During discussion the planning assistant referred to the report and answered member’s questions.  She explained that this change of use to A5 would mean that A1 units in the development would make up less than 50% of units; however, this particular unit had not been used as a retail space for nine years and that the proportion of A1 units in the centre was already below this threshold.  She confirmed that there was currently no proposed user for the unit.
	It was added that a further objection from the Norwich Society was also received that was not included in the report, which detailed concerns around late night opening causing a disturbance for residents.
	The planning team leader said that if necessary, the unit could revert to A1 usage without the need for planning permission.
	Members commented that they would be glad to see the unit brought back into use.
	RESOLVED, unanimously, to approve application no. 16/00392/U, St Augustine’s Gate, Norwich, NR3 3BE and grant planning permission subject to the following conditions:
	1. Standard time limit;
	2. In accordance with plans;
	3. The unit shall not be open between the hours of 11:30pm and 7:00am on any day;
	4. There will be no deliveries to the unit between the hours of 10:00pm and 6:00am on any day;
	5. Prior to any occupation as an A5 use, a noise impact assessment or details of silencers/anti-vibration mounting/insulation that can demonstrate operation at acceptable noise levels must be submitted.
	6. Details of materials to be submitted 
	Article 35 (2) statement:
	The local planning authority in making its decision has had due regard to paragraph 187 of the National Planning Policy Framework as well as the development plan, national planning policy and other material considerations, following negotiations with the applicant and subsequent amendments at the pre-application stage the application has been approved subject to suitable land management, appropriate conditions and for the reasons outlined within the committee report for the application.
	9. Tree Preservation Order [TPO], 2014 City of Norwich Number 510 ; 6, 12 & 14  Lollards Road, Norwich, NR1 1SX 
	The arboricultural officer presented the report with the aid of plans and slides.
	During discussion he referred to the report and answered member’s questions.  He said that a consultant had been asked for evidence of any damage to nearby buildings from the trees and none had been provided.  He said that he was willing to work with the owner of the trees to manage them appropriately. 
	RESOLVED, unanimously, to confirm Tree Preservation Order [TPO], 2014. City of Norwich Number 510 ; 6, 12 & 14 Lollards Road, Norwich, NR1 1SX 
	10. Mark Brown 
	RESOLVED to express the thanks of the planning applications committee to Mark Brown, planning team leader, for all his help and support and to wish him well for the future in his new role.
	Chair

	Summary\ of\ planning\ applications\ for\ consideration
	Recommendation
	Reason for consideration at Committee
	Proposal
	Case Officer
	Location
	Case Number
	Item No.
	Approve
	Objections
	Construction of a 245 student bedroom development with management facilities and amenities; flexible office/business space with independent access, and associated landscaped courtyard 
	Judith Davison
	30 All Saints Green
	16/00790/F
	5(A)
	Approve
	Objections
	Demolition of existing showroom and construction of 37 No. apartments.
	Becky Collins
	36-52 Duke Street
	16/00699/F
	5(B)
	Approve
	Objections
	Demolition of existing buildings and erection of new retail store (Class A1) (revised design).
	Becky Collins
	7-9 Haymarket (Primark)
	16/00536/F
	5(C)
	Approve Planning Permission.
	Objection
	Extension of car park P7 (Biological Sciences Car Park) and provision of on street parking off Norfolk Road adjacent to SCVA).
	Lee Cook
	Sainsbury Centre for Visual Arts (SCVA), University of East Anglia, 
	16/00782/F and 16/00783/L
	5(D)
	Grant listed building consent
	Approve
	Council owned land 
	Demolition of existing garages and erection of 5 No. two-bed dwelling houses.
	Robert Webb
	Garages Opposite 2 Oxford Street 
	16/01118/F
	5(E)
	Approve
	Objection
	Change of use to two large Houses in Multiple Occupation (HMO, class Sui Generis).
	Kian Saedi
	145 & 147 Earlham Road
	16/00928/U
	5(F)
	Approve subject to legal agreement securing affordable housing
	Objection
	Demolition of existing dwelling and outbuildings.  Erection of 37 residential dwellings with associated works.
	Kian Saedi
	120 - 130 Northumberland Street
	16/00835/F
	5(G)
	Approve
	Objections
	Two storey side extension and new detached timber garage
	Steve Polley
	1 Branksome Close
	16/00808/F
	5(H)
	Approve
	Objections
	Construction of two semi-detached dwellings.
	Steve Polley
	21 Hellesdon Road
	16/00788/F
	5(I)
	Approve
	Objections
	Single storey rear extension.
	Steve Polley
	23 Orchard Close
	16/01033/F
	5(J)
	Approve
	Objections
	Retention of annexe; rear extension, raising of roof and installation of 4 no. obscure glazed windows to annexe.
	Steve Polley
	31 St Clements Hill
	16/00765/F
	5(K)
	Approve
	Objections
	Retains use of land as vehicle hand washing facility and retain portable buildings. 
	Charlotte Hounsell
	Ipswich Road Eaton Hand Car Wash
	16/00290/F
	5(L)
	Approve
	Objections
	Alterations and extensions and erection of new garage.
	Sam Walker
	2 Fairmile Close
	16/00425/F
	5(M)
	Approve
	Objections
	New vehicle access route to Merchants Court Car Park from St. Georges Street
	Sam Walker
	Land to the south of Merchants Court - St Georges Street
	15/01540/F
	5(N)
	Refuse
	Objections + TPO 505
	Provision of car parking space to the side and front of property 
	Sam Walker
	3 Ampthill Street
	16/00924/F(in association with TPO 505)
	5(O)
	Confirm
	Objection
	Confirm TPO
	Mark Dunthorne
	3 Ampthill Street
	TPO 505
	5(P)
	Confirm
	Objection
	Confirm TPO
	Mark Dunthorne
	166a St Clements Hill
	TPO 506
	5(Q)

	Standing\\ duties
	5(A) Application\ no\ 1600790F\ -\ 30\ All\ Saints\ Green,\ Norwich,\ NR1\ 3NA
	Item
	Planning applications committee
	Report to 
	8 September 2016
	Head of planning services
	Report of
	5(A)
	Application no 16/00790/F - 30 All Saints Green, Norwich, NR1 3NA  
	Subject
	Reason        
	Objection / Significant departure from development plan 
	for referral
	Mancroft
	Ward: 
	Judith Davison - judithdavison@norwich.gov.uk
	Case officer
	Development proposal
	Construction of a 244 student bedroom development with management facilities and amenities; flexible office/business space with independent access, and associated landscaped courtyard.
	Representations
	Support
	Comment
	Object
	3
	-
	1
	Key considerations
	Main issues
	Loss of office allocation
	1 Principle of development
	Need for student accommodation
	Acceptability of proposed use in this location
	Impact on vitality at street level; flexibility of proposed uses
	2 Ground floor uses
	Layout form and massing; impact of design in the street scene; materials
	3 Design
	Impact on conservation area, and on setting of listed buildings
	4 Heritage impact
	Open space to rear; linkage to All Saints Green open space
	5 Landscaping and open space
	Access strategy; management of student drop-off and pick-up; cycle provision; disabled parking provision; car club
	6 Transport
	Impact of proposals on office occupiers: loss of light and noise impact; construction impacts
	7 Amenity
	31 October 2016
	Expiry date
	Approve
	Recommendation 
	The site and surroundings, and constraints
	1. The application site is 0.18 ha in size and situated in a prominent position on the western side of All Saints Green, opposite the John Lewis store and close to a number of listed buildings.  The site is currently vacant but was previously occupied by a cinema (the Gaumont) from the 1930s, later converted into a concert hall and subsequently a bingo hall. The Mecca Bingo hall building was demolished in 2014.
	2. The site is surrounded to its south, west and north by an ‘island’ of late twentieth century office development of considerable scale occupied largely by Aviva, rising up to 11 storeys in height.  To the north, at the junction of Westlegate and All Saints Green is Westlegate Tower, recently redeveloped and raised by 2 storeys to 13 storeys in height. The application site is largely flat although levels fall away towards the west; levels outside the site on its western side in particular are significantly lower than for the application site. Directly to the west of the site is the ‘well’ parking area for Aviva’s offices which is accessed from All Saints Green to the north of the site. 
	3. The site lies within the City Centre Conservation Area (All Saints Green character area). This part of the conservation area is characterised by groups of good quality listed 18th and 19th century houses including 33- 45 (odd) All Saints Green, the Grade 1 listed All Saints Church, and the grade 1 listed Edwardian headquarters of Norwich Union, now Aviva. It is also situated in the Area of Main Archaeological Interest: a photographic record of the building was carried out prior to demolition as well a desk-based archaeological assessment.
	4. The site is allocated in the adopted Site Allocations and Site Specific Policies Local Plan (‘Site Allocations Plan’) under policy CC26 for high quality office space and is located within the Office Development Priority Area (policy DM19) in the Development Management Policies Plan. It is also identified as a key office redevelopment opportunity in the St Stephens Street Area Outline Masterplan; that document has no formal status but has informed a number of allocations in the Site Allocations Plan.
	5. Planning consent has recently been granted for the creation of covered cycle storage for 196 cycles to serve the Aviva site, in the ‘well’ car park to the west of the application site.  The proposed entrance point for cycles is directly to the south of the former Mecca Bingo site.
	6. The applicant, Alumno Developments Ltd, recently developed a student accommodation block approximately 160 metres to the south-west of the site, fronting Queen’s Road. This provides 228 units of accommodation for Norwich University of the Arts students and opened in September 2015.
	Relevant planning history
	Date
	Decision
	Proposal
	Ref
	24/05/2012 
	APPR
	Demolition of non-listed building (Revised to include removal of foundations slab).
	11/01942/C
	12/08/2014 
	APPR
	Details of Condition 2: Photographic survey; Condition 3: On-site historic interpretation; Condition 4: Scheme to hoard site; Condition 5: Monitoring arrangement and Condition 6: Demolition Management Plan of previous permission 11/01942/C 'Demolition of non listed building (Revised to include removal of foundations slab).'
	14/00860/D
	The proposal
	Summary information

	8. The proposal is for 244 units of student accommodation with a range of uses at ground floor level, potentially including offices and shops. The proposed development takes the form of 5 connected blocks, ranging from 8 storeys to 14 in height.  The proposals were revised in July 2016 and re-consulted upon from 10 to 31 August. The revisions comprise a revised south-facing elevation incorporating more window openings, associated revisions to floor plans, landscaping details to the front of the building, and additional supporting information. 
	Key facts
	Proposal
	Scale
	244 units of student accommodation plus office and associated uses
	Total no. of dwellings
	n/a
	No. of affordable dwellings
	8210m2
	Total floorspace 
	14 (office uses on the ground floor, 11 storeys of student accommodation, and a 2 storey common room)
	No. of storeys
	Appearance
	Pale coloured brick, glazing dark coloured metal infill panels
	Materials
	Fabric insulation, air tightness construction, natural ventilation where possible, heat recovery on all major ventilation systems, energy efficient light, combined heat and power, sedum roofs
	Energy and resource efficiency measures
	Transport matters
	Access for servicing and emergency purposes
	Vehicular access
	Car free development with a small number of disabled parking spaces provided.
	No of car parking spaces
	54 cycle spaces initially with potential for additional parking to be provided dependent on the end user
	No of cycle parking spaces
	Access for servicing, cycling, and refuse collection will be taken from the south.
	Servicing arrangements
	Representations
	9. Advertised on site and in the press.  Adjacent and neighbouring properties have been notified in writing.  4 letters of representation have been received (1 support and 3 objections) citing the issues as summarised in the table below.  All representations are available to view in full at http://planning.norwich.gov.uk/online-applications/ by entering the application number.
	Response
	Issues raised
	See main issue 1 
	Application does not comply with development plan therefore presumption in favour of sustainable development should not apply.
	See main issues 3 and 4
	Scale form and massing: overbearing height and bulk in relation to Aviva offices and street scene; height unacceptable and should be stepped back to reduce impact on Aviva offices.
	See main issue 7
	Amenity: adverse impact on light to lower floor windows. Need for BRE assessment.
	See main issue 2
	Objection to inclusion of A3 use class on ground floor:–suggest need for separate application and/or robust set of conditions including removal of PD rights
	See main issue 6
	Highways and parking: impact on the operation of the highway and highway safety and on Aviva’s main access.
	See main issue 7
	Construction and noise impacts:  may cause harm and disturbance for Aviva business and it is important to avoid potential for future conflicts arising from student use. Need for suitable planning condition. 
	Noted – see main issue 1
	John Lewis supports the proposal: it will add significant vitality to the area by attracting more visitors and residents to the city centre, help support local businesses, complement the pedestrianisation of Westlegate/All Saints Green, and support initiatives such as driving the early evening economy.
	Noted – see main issue 1
	The proposals will relieve the HMO issue in the Golden Triangle, thus increasing the chance of more affordable rent for working people.
	Noted – see main issue 1
	UEA expresses support for the application. The application site is easily accessible to UEA and the distinguished design will make the building a focal point in the city among the changing street scene. The development will have social and economic benefits and address a need that will alleviate pressure on the housing market and generate real options for students. 
	Consultation responses
	Historic England
	Environmental Protection
	Environment Agency
	Highways (local)
	Highways (strategic)
	Landscape
	Norfolk Historic Environment Service
	Norfolk Constabulary

	10. 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.
	11. It should be noted that the applicant consulted a range of stakeholders including local residents and businesses at pre-application stage, a summary of which is set out in the Statement of Community Engagement.  This consultation included a pre-application presentation to Planning Committee on 10 March 2016 where the design specifications and details of the proposed development were outlined for committee members.  Members responded positively to the presentation and generally welcomed the principle of student accommodation on this city centre site, the fact that it will be car free, and sustainability aspects of the development.
	12. The application proposes the erection of new development on a prominent site in the city centre conservation area, in the immediate setting of several listed buildings.
	13. The proposed new building would be out of scale with the pattern of historic building in this part of the conservation area and would result in harm to the significance of the group of listed buildings in the vicinity of the application site and conservation area, in terms of paras 132 and 134 of the NPPF and would not preserve their setting in terms of para 137. A reduction in height of the proposed development by 3 storeys could reduce the harm while still delivering public benefit, and bring into line with the NPPF.
	14. The environmental protection officer has proposed that the following conditions and informatives are proposed to be attached to any consent:
	 CO1 Contamination 
	 CO2 Unknown contamination 
	 CO3 Imported material 
	 IN7 Construction working hours 
	 IN8 Asbestos
	15. The Environment Agency has no objection to the proposals, and provides advice on the water environment and sustainability matters.
	16. The applicant has liaised closely with the City Council’s Highways and Transportation officers who consider the submitted application to be of a very high standard, and transportation / highways matters are judged to be satisfactory.
	17. The footway works will require a S278 / S38 agreement, which will also cover the future maintenance of street trees. A Traffic Regulation Order fee of £1695 will be required.
	18. There is no material impact on the strategic road network; other local highways issues should be dealt with under the agency agreement with Norwich City Council.
	19. The proposed rear courtyard is welcomed and the visual link through from the streetscene to the planted courtyard will be a welcome addition. The documentation suggests a range of planting material but there is insufficient detail at present and we will need to see fully detailed landscaping plans. Tree selection and details of tree pits will need to be agreed with the council’s Trees officer, and a commuted sum will be required for long term maintenance. 
	20. Archaeological evaluation has been done, some medieval deposits have been found. A mitigation strategy is required. Also a concern that the proposals will interfere with the prominence of the castle and cathedral as on high point of ridge. If consent is granted the standard condition AH1 should apply.
	21. No objection. Comments are provided on a number of issues including
	 Main entrance / access control / security issues
	 Mail delivery
	 Student cycle parking – limited natural surveillance 
	 Visitor cycle parking – obscured by planting
	 Cluster flats - no more than 8 bedrooms? Suggestions to make access more secure
	 External lighting suggestions
	Norfolk Fire and Rescue
	22.  No objection.
	Norfolk County Council Lead Local Flood Authority
	23. No comments.
	Norwich Society
	24. Welcomes this bold development but would like the brickwork to have the quality of Caen stone. The water feature is appreciated. There are some reservations about height – it should be no higher than the Aviva offices.
	Assessment of planning considerations
	Relevant development plan policies
	Other material considerations
	Main issue 1: Principle of development
	Other matters

	25. Joint Core Strategy for Broadland, Norwich and South Norfolk adopted March 2011 amendments adopted Jan. 2014 (JCS)
	 JCS1 Addressing climate change and protecting environmental assets
	 JCS2 Promoting good design
	 JCS3 Energy and water
	 JCS4 Housing delivery
	 JCS5 The economy
	 JCS6 Access and transportation
	 JCS8 Culture, leisure and entertainment
	 JCS9 Strategy for growth in the Norwich policy area
	 JCS11 Norwich city centre
	 JCS20 Implementation
	26. Norwich Development Management Policies Local Plan adopted Dec. 2014 (DM Plan)
	 DM1 Achieving and delivering sustainable development
	 DM2 Ensuring satisfactory living and working conditions
	 DM3 Delivering high quality design
	 DM4 Providing for renewable and low carbon energy
	 DM5 Planning effectively for flood resilience
	 DM7 Trees and development
	 DM8 Planning effectively for open space and recreation 
	 DM9 Safeguarding Norwich’s heritage
	 DM12 Ensuring well-planned housing development
	 DM13 Communal development and multiple occupation
	 DM18 Promoting and supporting centres
	 DM19 Encouraging and promoting major office growth
	 DM23 Supporting and managing the evening and late night economy
	 DM28 Encouraging sustainable travel
	 DM30 Access and highway safety
	 DM31 Car parking and servicing
	 DM32 Encouraging car free and low car housing
	 DM33 Planning obligations and development viability
	27. Norwich Site Allocations Plan and Site Specific Policies Local Plan adopted December 2014 (SA Plan)
	 CC26: Former Mecca Bingo site, All Saints Green
	28. Relevant sections of the National Planning Policy Framework March 2012 (NPPF):
	 NPPF0 Achieving sustainable development
	 NPPF1 Building a strong, competitive economy
	 NPPF2 Ensuring the vitality of town centres
	 NPPF4 Promoting sustainable transport
	 NPPF6 Delivering a wide choice of high quality homes
	 NPPF7 Requiring good design
	 NPPF10 Meeting the challenge of climate change, flooding and coastal change
	 NPPF12 Conserving and enhancing the historic environment
	29. Supplementary Planning Documents (SPD)
	 Open space & play space SPD, adopted October 2015
	 Heritage Interpretation SPD, adopted December 2015
	 Landscape and Trees SPD, adopted June 2016
	Case Assessment
	30. 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 Framework (NPPF), the Councils 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.
	31. Key policies and NPPF paragraphs – DM12, SA Plan CC26, NPPF paragraphs 49 and 14.
	32. The site is allocated in the Site Allocations Plan, under policy CC26, for high quality office space and is located within the Office Development Priority Area (policy DM19). As one of a very small number of city centre sites which are earmarked solely for offices or office led development it is one of the few available sites that could, in the right market conditions, deliver high quality commercial office space in a highly accessible and central location. As such it is capable in theory of making a significant contribution to the JCS requirement for 100,000 sqm of new office floorspace in the city centre.
	33. The starting point for the assessment of the proposed development is therefore the site allocation policy, and in this respect the proposal is a departure from the local plan. In such cases there would need to be material considerations sufficient to outweigh the presumption of determining the application in accordance with the adopted development plan. In this case the material considerations are lack of demand for offices in this location, the need for student accommodation, and the positive impacts of the proposed development on the local economy and vibrancy of the city centre, which are discussed below. 
	34. Recent evidence in the form of commercial market intelligence suggests a lack of market demand for offices and a substantial pool of unlettable, poor quality office floorspace in the city centre. Furthermore there is no obvious end-user for an office-led development on this site at present.  
	35. This lack of demand is supported by information provided by the applicant which demonstrates that the office allocation would not be viable / deliverable. The Suitability and Viability report (January 2016) provided by the applicant provides evidence to support a lack of market demand, including relatively low rental values for Grade A premises in Norwich (the highest being around £16.00 to £16.50 per sqft), and slow take-up of even the most recent and high quality office development. The residual viability assessment which shows a significant developer’s loss even at rents higher than has been achieved in Norwich to date:  developers profit would be minus £1.5 million at an assumed rental value of £18.00 per sq ft and would be minus £2.42 million at the current market rent of £16.50 per sq ft. Even assuming a pre-let for the building, the report concludes that a rent of £24.50 per sq ft would be required to make the scheme viable. This supporting evidence is considered to be robust; it effectively supports the applicant’s contention that current rental levels are not sufficiently high to render the office allocation economically viable and that it will be some time until the market can support such rental values.
	36. On the basis that it has been demonstrated that a viable office development cannot be delivered on this site in accordance with the site allocation, the proposed use of the site for student accommodation is supported, as it is likely to deliver substantial economic benefits for the city centre from the expanding student population. This is supported by the applicant’s economic impact assessment (The Impact of Higher Education on the Economy of Norwich, April 2016) which estimates the value of construction of the Quad at between £11 and £14 million, employing a workforce of 150 at the peak of construction, and estimates the spending in the local area by the 230 students at the Quad at approximately £1.25 million per year.
	37. The need for this form of development is supported by the Study of Need prepared by the applicant (April 2016). This shows that student numbers in Norwich have grown significantly in recent years. The total student population in Norwich universities - University of East Anglia (UEA) and Norwich University of the Arts (NUA) was over 16,000 in 2013/14 which is 86% greater than in 2000/01. The total is predicted to rise to around 20,000 by 2018. The application site is well placed to meet the accommodation needs of students at both UEA and NUA. The journey to UEA is 2.5 miles and easily accessible in about 20 mins by bus or bicycle, and the journey to NUA takes about 10 minutes on foot or by bicycle.
	38. The proposed development would also help reinforce the vibrancy of the city centre in accordance with the Joint Core Strategy (JCS policy 11 promotes the city centre as the main focus in the sub-region for retail, leisure and office development, with housing and educational development also appropriate). In addition JCS objective 5 seeks to allow people to develop to their full potential by providing educational facilities to support the needs of a growing population. Provision of purpose built student accommodation is also likely to help alleviate pressure on the general housing stock from student HMOs (Houses in Multiple Occupation) and shared houses.
	39. As a city centre location there is relatively limited vehicular access and in any case All Saints Green is due to be pedestrianised in the near future. Therefore uses which have less significant needs in these terms should be seen as more appropriate; student accommodation has relatively low servicing requirements from vehicles, and students would generally not own cars and would either be walking or cycling within the city centre.  This site is in a highly sustainable location and represents a good location for this use. Car free development is acceptable in principle in this location. 
	40. Policy DM13 relates to communal development and multiple occupation. Part of the policy relates specifically to residential institutions and student accommodation and sets out a number of criteria that such proposals need to satisfy in addition to satisfying the overall objectives for sustainable development in DM1 and criteria for residential development in DM12. The requirements of DM13 are that (a) the site must not be designated or allocated for an alternative non-residential use; (b) if allocated for housing, it can be demonstrated that the proposal would not compromise the delivery of a 5 year housing supply for the city; (c) the location provides convenient and direct access to local facilities and bus routes; (d) the provision of shared amenity space is satisfactory: and (e) applicants can demonstrate provision of satisfactory servicing and warden/ staff accommodation.
	41. In relation to (a), the site is allocated for a non-residential use, but it has been demonstrated above that this office use is not viable and that the site’s use for student accommodation is both appropriate and desirable.  In relation to (b) the site is not allocated for housing development but nevertheless delivery of student accommodation will help alleviate pressures on the local housing market as referenced above. The proposals satisfy criteria (c) as the site is very well located in relation to local facilities and is close to the bus station on Surrey Street. Criterion (d) relating to amenity is addressed under Main Issue 7 below, and criterion (e) relating to servicing is addressed under Main Issue 6.
	42. DM12 sets out principles for all residential development, not all of which are relevant to student accommodation. Relevant criteria include (a): proposals should not compromise delivery of wider regeneration proposals and should be consistent with the objectives for sustainable development set out in the JCS and in DM1; (b) proposals should have no detrimental impacts upon the character and amenity of the surrounding area (including open space) which cannot be resolved by the imposition of conditions; and (c) proposals should contribute to a diverse mix of uses within the locality. In relation to criterion (a), the proposals are considered highly sustainable in relation to the JCS and DM1: the development will support expansion of educational opportunities and sustainable economic growth and will safeguard the special visual and environmental qualities of Norwich, and in addition will contribute to and enhance the planned public realm improvements to All Saints Green. Criterion (b) is addressed under Main Issues 3, 4 and 5 below, and (c) is addressed under Main Issue 2. 
	43. In summary, it is considered that the material considerations set out above outweigh the fact that the proposal is a departure from the local plan, and should be afforded significant weight in the determination process.
	44. Aviva has objected on the basis that, as the application in not in compliance with the local plan, then the presumption in the NPPF in favour of sustainable development should not apply. The presumption in favour of sustainable development is indeed at the heart of the NPPF. However the fact that an application is a departure from the local plan does not mean that it is not sustainable development. The benefits and impacts of the development in relation to sustainability and other matters are set out within this report, and consideration of the balancing of relevant matters is set out in the conclusion. 
	Main issue 2: Ground floor uses
	45. At present there is not a particular end-user/client in place, so in order to give the development the best possible chance of being used (rather than boarded-up or empty) it is important that the ground floor construction is as flexible as possible. The impending removal of traffic from the north end of All Saints Green and Westlegate will secure major public realm enhancements and facilitate servicing from the street. This might support a range of uses for the ground floor space, for example retail and/or display space for the John Lewis store or café space either associated with John Lewis or independently operated. An inclusion of office development at ground floor level would accord with policy DM19 and would be particularly desirable to add interest and vitality and to help address the loss of offices, given the site’s location in the office priority area.  Provision of flexible managed workspace that could be used by solo or start-up businesses could benefit from synergy with the student community within the building. The particular constraints of the site, especially its lack of parking and vehicular access mean that provision of conventional office units on the ground floor are unlikely to be attractive to the commercial market.
	46. Aviva has objected to the proposed development on a number of grounds including on the basis that proposed A3 use (restaurants and cafes) on the ground floor, as part of a flexible range of uses, is unlikely to be acceptable  as it could generate unacceptable levels of noise, disturbance and other environmental impacts. The applicant has responded to this concern by revising the range of potential uses to restrict A3 to cafes only, which will retain the potential for some food related uses which would be appropriate in this location. 
	47. The development is proposed to have a mix of uses at ground floor level, which comprise the following:
	 Use classes A1 (shops), A2 (financial and professional services) and A3 (restricted to cafes);
	 Use class B1 (business);
	 Use class D1 (non-residential institutions) restricted to day nursery, health centre, clinic or exhibition hall.
	48. It is considered that the proposed uses, as revised, are acceptable in principle in this location. They are considered to be workable in the available space, fit in with the proposed design and servicing arrangements, will create an active frontage in order to introduce vitality and interest at street level, and will complement both the upper floor uses and the proposed pedestrianisation plans for All Saints Green.
	Main issue 3: Design
	49. Key policies and NPPF paragraphs – JCS2, DM3, NPPF paragraphs 9, 17, 56 and 60-66.
	50. The delivery of high quality and inclusive design is an objective of the NPPF which is considered essential for the delivery of sustainable development. Policy DM3 in the Development Management Policies Plan is concerned with design principles for new development; it provides further detail to help implement national policy and to supplement the strategic design principles set out in JCS policy 2. The design principles in DM3 seek to ensure that development - in terms of layout, siting, density, massing and materials - is locally distinctive, and respects, enhances and responds to the local distinctiveness of the area. The site’s location in the city centre conservation area introduces further significant design considerations.
	51. There is a close relationship between the design and heritage aspects of the development. This section of the report, relating to design, will deal primarily with the layout, siting, massing and materials aspects of policy DM3, and main issue 4 (Heritage) with the heritage impacts including long views, although there will inevitably be some overlap between the two sections. The following text relating to the site’s townscape and historic development serves as a general context to both sections.
	52. The site lies within the medieval city but for much of its history was a less developed part of it. Prior to erection of very large structures in the 20th century the street saw a gradual process of development including infill development of the application site in the 19th century which generally followed the established pattern of development on All Saints Green. The site was previously occupied by a 1930s rendered, steel-framed cinema building of approximately 5 storeys, which had few redeeming features and could not be considered to enhance the historic environment on All Saint Green. The building was most recently in use as the Mecca Bingo hall which was demolished in 2014. 
	53. This part of the city centre conservation area is characterised by groups of good quality 18th and 19th century houses and the Edwardian headquarters of Norwich Union, now mostly in office uses. The All Saints Green character area is classified as significant in the City Centre Conservation Area Appraisal (CCCAP - All Saint’s Green sector). This significance derives mainly from groups of detached Georgian townhouses which combine to form a strong townscape presence in places. All Saint’s Green contains one of the best concentrations of Georgian townhouses in the city (along with some on Surrey Street) including numbers 33 to 43 (odd) on the east side of All Saints Green. These are all grade II listed buildings and identified as a positive frontage in the CCCAP. However their settings are dominated by late 20th century office developments of considerable scale (some of the tallest in the city) leading to a fragmented townscape. The complex of Aviva buildings wrapped round the application site are identified as negative buildings in the CCCAP. The appraisal does not specify the reason for the negative rating for these buildings, however it does state that the fragmented townscape in this sector of the conservation area is due to “the juxtaposition of buildings of varying scale, overly assertive newer buildings on odd building lines, and areas of open land / surface car parking”. 
	54. The Aviva buildings are highly visible within their immediate context but views of them generally diminish further away from the site. This is partly due to the curving street pattern of the city and to the undulating topography in this location. 
	55. The John Lewis department store is on the east side of All Saints Green, partly opposite the site. This is a mid-twentieth century red brick building varying from 3 to 4 storeys in height; as a purpose built shop, it has generous floor to ceiling heights.
	56. There are few views of landmark buildings due to the scale of the office development but All Saint’s Church can be seen from All Saint’s Green. All Saint’s Green is broadly crescent-shaped from Surrey Street towards the junction with Westlegate; the application site lies on the inside of the bend, which limits views of the site from both the north and south.
	57. All Saint’s Green was originally the pig market, the vestiges of which can be seen today in the widening of All Saint’s Street close to the church. The CCCAP notes that post-war rebuilding in the vicinity of this urban space and the demands of the car have significantly undermined the quality of the space. This is being addressed by the planned pedestrianisation of All Saints Green which is due for completion in 2017. This will allow for servicing and emergency access only to the proposed development, and will link to a pedestrianised Westlegate which should lead to a greatly improved public realm for the benefit of residents and businesses in this part of the city centre.
	58. The proposed building comprises 5 elements of differing heights, with the highest, 13-14 storey element, housing a common room for students. The height and massing of the building exceeds that of adjoining buildings, particularly the listed properties on the opposite side of All Saints Green which are largely 3 storeys in height.  The stepping down of the building towards the southern end is an appropriate response to the neighbouring buildings.  The building does not step down to a similar extent towards the Aviva building on the northern end, however given the topography in this area, when viewed from Westlegate the northern aspect does not appear too obtrusive.  The common room on the 13th and 14th storey of the building provides an interesting high point to the building and will allow views across the city from this point.  
	59. An objection has been made by Aviva relating to the height and scale of the proposed development, and several comments made by other consultees (Historic England and the Norwich Society) proposing a reduction in height to approximately the level of the Aviva office buildings (11 storeys). The proposed height of the development is much greater than was envisaged in the St Stephens Street Area Masterplan (2009), which identified the application site for office development of 5 storeys in height and which informed policy CC26. The policy itself does not refer to a specific number of storeys but does state that development should be consistent with the approach as set out in the masterplan. The masterplan’s purpose was to deliver a strategic vision for the transformation of the wider St Stephens Street area and it has informed a number of local plan allocations and public realm and transportation enhancements currently underway or planned in the area. However although the masterplan was subject to consultation it was not adopted and therefore can be afforded limited weight.
	60. The redevelopment of the application site in a sensitive location in the city centre conservation area will inevitably result in some impact on the surrounding environment, particularly given the scale of the proposed development. It is important that the development design is of very high standard given its scale and prominence. The following assessment addresses its impacts on a range of design criteria as set out in the relevant policies including DM3.
	61. The layout and siting of the proposed development will maximise use of this small site, and reflect its topography.  The connected blocks of development are positioned at the building frontage providing space to the rear for amenity purposes. This is a high density development suitable for this highly accessible city centre location and is considered to be an efficient use of land.
	62. Despite its the overall scale and massing, the building is considered to respond well to surrounding development and the character and local distinctiveness of the area, as required by policy DM3. Whilst the scale of the development responds to the site’s immediate context with the adjacent large-scale Aviva office complex, its form and details reference the traditional buildings on the opposite side of All Saints Green.  The 5 building blocks are stepped up and down in height and also stepped in from the street edge; the articulation of these elements helps the building to integrate with the existing street pattern of All Saints Green. The proposed scale is not only a response to the immediate environment but also reflects the need to have a viable form of development that will be ensure the long-term sustainability of the use for this site. 
	63. The design of the fenestration to the front elevation provides plenty of visual interest. The scale of openings emulates the larger openings in the John Lewis store opposite, whilst smaller windows pick up on the scale of the Georgian buildings to the south.  In turn the front elevation is interesting and inviting.  Although the rear elevation is fairly repetitive in design, with a regimented pattern of fenestration, this does reflect the design of the adjacent Aviva building, and the repetition is in part mitigated by the creation of the rear courtyard garden space which adds great interest to the rear of the development.
	64. The double height glazing and increased transparency at the entrance point clearly defines where the building should be entered. It also provides a strong visual connection from the courtyard through the entrance lobby to the street beyond which will help to ensure that the courtyard space is visible from outside the development, providing a glimpse of green space in a densely developed urban area. 
	65. The surrounding built context indicates a predominance of brick elevations.  As a choice of elevational material for the proposed building brick is appropriate.  However the tone and colour of brickwork shown in the 3D imagery is in contrast to surrounding buildings.  Should planning permission be given for the scheme, conditions should be set for approval of the tone of this brickwork to ensure that the building does not appear in too stark a contrast to its setting. 
	66. The aluminium glazing system and recessed metal panels give interest to the front elevation and will create a sense of precision within the masonry walls.  The dark colour indicated for the window frames and panels appears brutal next to the pale brickwork.  Conditions should also be set for approval of the colour and finish of these elements to ensure that the building has some tonal subtlety.
	67. Other aspects of the design include the public realm and servicing. The public realm to the front of the building has a widened pavement, planting and a line of trees defining the street edge which potentially creates a pleasant environment for pedestrians. The transparency of the elevation to the flexible office space, entrance and reception to the building allows views of activity within the building and should help enliven the streetscape. The placing of servicing to the southern end of the building will ensure that this activity does not interfere with the public frontage of the building and its associated public realm. Both these issues are dealt with in more detail under main issues 5 and 6 respectively. 
	68. The building is designed to be energy efficient and aims to meet a BREAAM target of Very Good as a minimum. The design incorporates a number of measures including energy efficiency lighting, high performance insulation, maximising use of natural ventilation, heat recovery for ventilation systems, and use of sedum roofs. A combined heat and power unit will contribute to the energy reduction of the development and generate a minimum of 10% of site energy demands in accordance with JCS policy 3 (Energy and water).
	69. The scheme has been revised by the applicant over recent months in response to comments received during extensive pre-application consultation and in response to comments made on the planning application.  At pre-application stage, the proposals were the subject of a pre-application presentation to Planning Committee in March 2016 as noted under Consultation Responses above. In addition, the scheme was reviewed by Design South East in March 2016, at the request of the applicant. The panel was supportive of the principle of regenerating this site, generally positive and encouraging about the overall proposals, and considered the proposed student use to be appropriate in this location. The panel report stressed the importance of achieving the highest design quality given that this is going to be a tall building in a prominent position in the cityscape. Several comments were made which have led to revisions to the scheme including loss of the colonnade feature which was not considered to be a familiar motif in Norwich; and reduction in size of the rear courtyard, which will meet resident’s needs for external amenity space and allow glimpsed views through to the green space. 
	70. Further revisions have been made more recently to the south facing elevation which was considered to have some impact on the historic environment, in particular the listed buildings opposite the site. This is discussed in more detail under Main Issue 4 (heritage impacts). 
	71. In summary, it is considered that the above assessment of design matters demonstrates that the development proposals have responded effectively to the local character and distinctiveness of this area and the design of the building is satisfactory in terms of layout and siting, density, scale and massing, materials, and energy efficiency in accordance with policy DM3.
	Main issue 4: Heritage
	72. Key policies and NPPF paragraphs – DM9, NPPF paragraphs 128-141.
	73. Policy DM9 requires that new development pays regard to the historic environment, and that the significance of any relevant heritage assets have been adequately assessed. The NPPF identifies protection and enhancement of the historic environment as an important element of sustainable development, and establishes a presumption in favour of sustainable development in the planning system (paragraphs 6, 7 and 14). It also states that the significance of listed buildings and conservation areas can be harmed or lost by alteration to them or development in their setting (paragraphs 132 and 134), and that the conservation of heritage assets is a core principle of the planning system (paragraph 17).
	74. Members are reminded of their duties under the listed buildings and conservation areas act as detailed below: 
	75. S66(1) Planning (Listed Buildings and Conservation Areas) Act 1990 provides: “In considering whether to grant planning permission for development which affects a listed building or its setting, the local planning authority or, as the case may be, the Secretary of State shall have special regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses”.
	76. The Court of Appeal in 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 when carrying out the balancing exercise. Furthermore, less than substantial harm having been identified does not amount to a less than substantial objection to the grant of planning permission.
	77. S72 Listed Buildings Act 1990 provides: “In the exercise, with respect to any buildings or other land in a conservation area, of any functions under or by virtue of [the Planning Acts] special attention shall be paid to the desirability of preserving or enhancing the character or appearance of that area”. It should be noted that The Barnwell Manor case principles (see above) are of similar application in the context of s72 duties, also, - i.e considerable importance and weight is to be given.
	78. The key issues considered likely to determine the degree of harm (in terms of the NPPF) to the heritage assets of the area are:
	a) The impact on the setting of listed buildings in the vicinity of the site and on the most immediate section of the All Saints Green character area, and
	b) The impact on key views across the city and the wider conservation area.
	Impact on nearby listed buildings and character area
	79. This section of the report assesses the proposed development’s impact on the specific listed buildings in the vicinity of the site and on the most immediate part of the All Saints Green character area. The proposed development combines elements ranging in height from 9 to 14 storeys which, although relating more closely to the scale of the Aviva development to the rear, greatly exceeds the height of the grade II listed buildings which front onto All Saints Green (specifically 33-35 and 37-39 All Saints Green, Surrey Cottage, 41, 43, and 45 All Saints Green).  The impact on both the listed buildings and the historic setting of this part of the conservation area will be significant given that the scale and massing of the proposed development is far greater than the building previously existing on the site. 
	80. The applicant has produced a Heritage Statement which assesses impacts of the development, including its scale and height, on the historic environment. In respect of impacts on nearby listed buildings, the assessment concludes that the new development will not impact directly on the fabric of these buildings (which include for example All Saints Church, Westlegate, St John the Baptist Timberhill, St Catherine’s Close, and Surrey House) as there is no demolition extension or proposed changes to these buildings. There will however be some impact on their setting arising from the proposals, given the introduction of a substantial new building in this location, however this is varied and is judged to be minimal or low for many of these buildings, due largely to the topography of the area and the fact that the existing Aviva buildings largely shield any views. For example the impacts on the setting of the churches of All Saints and St John the Baptist are considered to be negligible or low; the impact on the setting of Surrey House is considered negligible; and the impacts on the setting of St Catherine’s Close and 29-35 Surrey Street are deemed to be low. However there is judged to be a greater impact on the setting of the listed buildings at 33-45 All Saints Green, given their close relationship to the site. 
	81. It should be noted that there have been considerable changes to the wider setting and context of these buildings since their construction, particularly by the introduction of substantial office buildings on All Saints Green in the twentieth century, which have changed the character of their setting so that the current situation is not a largely retained historic streetscape. 
	82. The proposed development has been designed to respond to its historic setting, including the setting of nearby listed buildings, and to enhance the existing townscape in this part of the conservation area. The east (front) elevation in particular references many details of the adjacent listed and other buildings. The scale of openings emulates the larger openings in the John Lewis store, and also reflects the vertical fenestration of many of the nearby listed buildings. Other echoes in the proposed design of the listed buildings opposite include some of the smaller windows which pick on the scale of the Georgian buildings, and use of the same light and dark colour palette and expanses of wall contrasting with columns of windows of different sizes and shapes.  
	83. The Heritage Statement identifies the view looking north along All Saint’s Green from the junction of Surrey Street as having a potentially ‘high adverse’ impact on the conservation area, due to the proposed building forming a noticeable addition to the streetscape and creating an unbalanced effect in relation to the listed buildings opposite. Since the Heritage Statement was carried out the applicants have revised the south-facing elevation by the introduction of more window openings, which helps to reduce the dominance of this elevation and to relate better to the neighbouring listed buildings.
	84. In terms of its scale, the development has been designed in a series of connected blocks which step up and down along All Saints Green. This varied roofline helps to break up its massing and integrate it more effectively with the surrounding townscape. The siting of the development, on the inside of the curve of All Saint’s Green also reduces views of the buildings and helps to lessen its impact on the historic environment, as will the choice of materials. It is considered that a reduction in the building’s height of up to 3 storeys, as proposed by several consultees including Historic England and one objector (Aviva), is unlikely to significantly reduce its impact on the local streetscene and historic environment of this part of All Saints Green. It is considered that the development’s impact on this part of the historic environment will depend more on its relationship with its surroundings at street level, including architectural detailing, historic features, landscaping and paving, rather than on a relatively marginal reduction in height which is hard to perceive at street level. Overall the development responds well to its surrounding historic context and to the local character and distinctiveness, as referred to above, and will contribute greatly to the enhanced public realm on All Saints Green discussed under Main issues 5 and 6 below.
	Impact on Key views
	85. A set of viewpoints was identified by the city council and assessed by the applicant in the Heritage Statement in order to determine the level of potential harm that the proposed development might have. The views have been selected to give a fair representation of key views toward the site from short, medium and long distance and they reflect the key views identified in Appendix 8 of the Development Management Policies Plan. Some of these views illustrate where the proposed building cannot be seen, where potential views are blocked by other buildings for example. 
	86. The report considers that the proposed building will not affect views from some key points in the city such as St Peter’s Street and will have a negligible impact on the key long distance views identified in the local plan. There will be some impact on views from the Castle Mound as the roofline of All Saints Church will no longer read against the sky, from Brazen Gate, and on some short and medium range views on All Saints Green (the impact of the view north from the junction of Surrey Street and All Saints Green is discussed above). This includes impact on the view looking up All Saints Green from outside All Saints Church, given the scale of the development in comparison to the adjacent Aviva building. It is considered however that the impact of the new development on these views is mitigated in part by the varied topography of the area and also by the design of the new building as a series of blocks which helps break up its massing and vary its roofline. Careful selection of materials (to be conditioned) will also help to minimise the building’s impact in views.
	Assessment of harm
	87. In summary, the proposed building will be among the tallest in the city and visible from a number of points around the city. However the medieval street pattern in the centre and varied topography helps to limit views of the proposed building. In addition the considerable scale of the conservation area means that the proposed development does not substantially affect its understanding or significance.  Therefore the level of harm to the City Centre Conservation Area is judged to be less than substantial in terms of the NPPF.
	88. The proposed building will have a detrimental impact on the setting of listed buildings in the vicinity of the site (including 33-35 and 37-39 All Saints Green, Surrey Cottage, 41, 43, and 45 All Saints Green) and on the character of the All Saints Green character area, albeit this is mitigated by the topography of the area and the nature of the development, including its layout scale and massing and its revised south-facing elevation. The level of harm on both the setting of listed buildings in the vicinity of the site and on the All Saints Green character area is judged to be less than substantial.
	89. The NPPF states in paragraph 134 that where harm is judged to be ‘less than substantial’ this should be balanced against the public benefits that will come from the development. It is clear that these benefits would need to be highly significant to substantially outweigh harm to these designated assets.
	90. The public benefits arising from the proposed development include the following. The proposal addresses a need for student accommodation in the city which will relieve pressure on rented housing stock. It will develop a vacant brownfield ‘gap’ site in this prominent part of the city centre. The proposal is for car free development which has many benefits including relieving pressure for parking, and also means that the street frontage will not be broken up for access, enabling the recreation of a solid historic building line in this part of All Saints Green. The proposed new building is of high design quality, unlike the Mecca Bingo building which previously occupied the site, and it responds sensitively to the historic environment in this part of the conservation area. This scheme has the potential to deliver an exemplary development that will contribute greatly to the regeneration of All Saint’s Green and its public realm.  The introduction of alternative uses (potentially office or retail) at ground floor level will contribute to an active street frontage and help increase the vitality of this part of the city centre. The development also offers the opportunity to maximise the benefits of its location through the proposed Belfry (the 13/14 storey common room); this will provide a sensitively designed addition to the Norwich skyline, whilst offering views across the city and linking visually with the applicant’s other student accommodation block on Queen’s Road. 
	91. There are many potential benefits arising from the proposed development which when taken together are judged to be substantial, and therefore in these exceptional circumstances it is considered that these public benefits do outweigh the ‘less than substantial harm’ that the proposal will have on the historic environment.
	Heritage interpretation
	92. The opportunity exists to provide some heritage interpretation of the previous use of the site, to give a better understanding of its history and development for both the building’s residents and for the wider community. The proposed landscaped courtyard will include a small canal water feature, referencing the Great Cockey river which flowed through this area. In addition the applicant intends to commission public art for the building referencing the history of the site and related local history.
	Main issue 5: Landscaping and open space
	93. Key policies and NPPF paragraphs – DM3, DM8, NPPF paragraphs 9, 17 and  56.
	94. The inclusion in the design of a rear courtyard is welcomed as the visual link through from the streetscene to the planted courtyard will be a positive addition. The information supplied for the courtyard suggests a style and feel for the space that should create a rich, green environment. There are suggested materials including composite decking, stainless steel panels and seating, as with all the landscape information supplied there is a lack of detailed information.
	95. The documentation suggests a range of planting material which suitable for the physical location and constraints of the site. The council will need to see fully detailed landscape plans in due course, with information on site preparation, levels, surface materials, drainage detail, detailed planting layout, hard works detailing, detailed planting plans, water feature details, and site furniture, design and fixing. Further details have been provided by the applicant for landscaping to the front of the site and the area to the southern boundary: further detailed information will also be required for these, and some further refinement may be necessary. 
	96. All these details will be required by condition. It is important that the quality of the landscaping and seating, particularly on the public facing parts of the site, reflects the Westlegate works to provide design consistency. 
	97. There is mention of lighting within the courtyard which is welcomed however details of proposals should also be provided. The concept of the space becoming a self-contained area not competing with the surrounding buildings is sound however there is insufficient detail supplied at present to fully realise this ambition.
	98. There is a proposal to plant pyrus calleranna to the front of the building which provides a human scale to the massing of the proposed building.  Details of the tree pits, and agreement of species selection will also be required by condition. The tree planting will need to be supported by a commuted sum for long-term maintenance (through the S278 agreement). 
	Main issue 6: Transport
	99. Key policies and NPPF paragraphs – JCS6, DM28, DM30, DM31, NPPF paragraphs 17 and 39.
	100. Due to its highly accessible city centre location and proximity to the bus station, the site has ready access to a range of services and facilities, and it is therefore acceptable that this development is car free. However provision has to be made for operational vehicular access, including access for refuse to be collected, deliveries to be made, and students to be picked up and dropped off, all of which are addressed below. 
	101. Because of the nature of the proposed development the main forms of transport are likely to be walking, or travel by bus or cycle. The proposed development allows for the minimum level of cycle provision (54 covered cycle spaces) with the provision of additional parking triggered by the Framework Travel plan and confirmation of tenant (acknowledging that UEA’s needs will be different to NUA’s for example), as agreed with the city council. This cycle parking is located to the rear of the accommodation and will be accessed via the gated services entrance at the southern end of the site. In addition 5 stands for visitor cycle parking are also provided to the front of the site, which is considered acceptable. 
	102. Refuse collection will again be accessed from the south of the site and will be undertaken by Norse who currently carry out this service for the All Saints Green 1 student accommodation. In order to reduce disturbance to neighbouring uses, collections will be carried out before 6am twice a week, and refuse parking will be located so as to avoid the adjacent Aviva cycle parking access.
	103. Deliveries are proposed to be made via the main entrance to the northern end of the site. Servicing and maintenance will be accessed via the gated services entrance at the southern end of the site. Associated service vehicle parking is proposed in proximity to the services entrance and intended to avoid obstructing access to the adjacent Aviva access point. Fire services will be able access the building from all access points: the main entrance, services entrance to the south, and via the office entrance.
	104. The scheme has been designed to take account of the highways improvement scheme planned for All Saints Green. Westlegate is currently being pedestrianised and this will be extended on All Saints Green to the north of the site. The proposals for disabled parking have been discussed and agreed with the city council highways officers: existing Blue Badge parking spaces are proposed to be relocated to the east of All Saint’s Green, outside John Lewis, and an additional blue badge space provided to the south of the site. The relocated parking spaces are still within 50 metres of the site access to ensure adequate accessibility for users.
	105. In addition the proposed development supports the car club, which has significantly increased in size recently. A car club bay for four vehicles has already been granted approval to the south of the development site near the junction with Surrey Street. It is proposed that the specific provision of a car club vehicle will be established through the Travel Plan once the final tenant of the scheme is known.
	106. The progressing work on Westlegate / All Saints Green will result in the road becoming a no through road, and traffic manoeuvring could become problematic. It is therefore important for the council to be satisfied that student drop-off and pick-up will be managed effectively at the start and end of the academic year. The applicant has produced a Student Accommodation Management Plan which clarifies all the management arrangements. The accommodation will be managed by Derwent Living who already manage the Alumno development on Queen’s Road. Student drop-off will be arranged on a timed basis and will be closely managed to ensure that disruption is minimised. 
	107. All highways works proposed as part of this planning application will be subject to a single S278 / S38 agreement which will include a Traffic Regulation Order for the parking changes and also cover the future maintenance of street trees.
	108. The scheme’s relationship to the planned transportation improvements for All Saints Green offers potential for significant enhancement of the public realm. The pedestrianisation of Westlegate is virtually complete, with the linking stretch between Westlegate and Golden Ball Street due to be pedestrianised in Spring 2017. All the works are due for completion by summer 2017. All Saints Green is last section to be programmed so traffic and layout there will be as now until summer 2017.  The development should add to the amenity of this space with seating, tree planting, quality paving etc as appropriate.
	109. Aviva has objected to the proposed development on highways grounds on the basis that it is not clear how works to the highways, blue badge spaces, car club bays and loading / parking restrictions, will impact on Aviva’s servicing and delivery arrangements. However these details are clearly set out in the supporting documentation and clearly do not compromise any access into Aviva’s premises. The access will not be obstructed and the planned pedestrianisation scheme allows for the access to be retained.
	Main issue 7: Amenity
	110. Key policies and NPPF paragraphs – DM2, DM11, NPPF paragraphs 9 and 17.
	111. The NPPF is clear that the planning system should seek to secure high quality design and a good standard of amenity for all existing and future occupiers of land and buildings. Policy DM2 states that development will be permitted where it would not result in an unacceptable impact on the amenity of the area or living / working conditions of neighbouring occupants in terms of: prevention of overlooking and loss of privacy; prevention of overshadowing and loss of light and outlook; and prevention of disturbance from noise, odour, vibration, air or artificial light pollution.
	112. The explanatory text to DM2 provides further clarification: new development should provide for adequate day to day living and working conditions for those who will be occupying it, and development should not have undesirable amenity impacts on living conditions of neighbouring residents or compromise the continued operation of uses and activities already established in the locality. 
	Existing occupiers
	113. Given the height of the proposed development there will inevitably be an element of overlooking of adjacent properties, but as the majority of these properties are non-residential this is not judged to be a significant issue. However the loss of light, both daylight and sunlight, and overshadowing are relevant issues and have been addressed by the applicant in its supporting documentation.  The applicant has produced a Daylight and Sunlight Report (May 2016) to support the planning application, updated by a letter of 5 August 2016. The report assesses the application against the policy requirements and the BRE report (‘Site layout planning for daylight and sunlight: a guide to good practice, 2011). The report concludes that the proposed development would have little or no effect on the daylight and sunlight amenity of neighbouring properties (residential and non-residential) when assessed against policy DM2 and the BRE guidelines. 
	114. The letter of 5 August was produced by the applicant in response to an objection by Aviva, the occupiers of the adjacent office development, objecting primarily to the impact of the development on the amenity of occupiers of its adjacent offices.  The letter concludes that the proposed alterations to daylight and sunlight levels received to the windows on the eastern and southern elevations of the Aviva island site would not adversely impact on the working conditions of the occupants such as to inhibit them from undertaking their work in the usual manner. 
	115. In assessing the amenity impacts of the proposed development, it is important to note that the BRE report is a good practice document and therefore not mandatory, although it is valuable in setting out principles and approaches for the achievement of daylight and sunlight in development.  Although the BRE report is primarily focused on protecting the daylight and sunlight amenity to habitable rooms within residential properties it also makes provision for some non-residential buildings where occupants are considered to have a ‘reasonable expectation’ for daylight, including offices. It can be argued, in accordance with DM2, that the ‘reasonable expectation’ of daylight and sunlight within an office environment relates to its operational purposes and whether the loss of reduction of levels of light would detrimentally affect the ability of the organisation to function effectively. For some office workers, such as architects for example, good natural light is invaluable, however for the majority of workers based in offices, such as those in the adjacent Aviva office blocks, high levels of natural light are unlikely to penetrate beyond the immediate vicinity of windows and there is a reliance on electric lighting to maintain constant levels of illumination. Indeed high levels of sunlight can often cause glare and overheating of equipment.
	116. The fact that a distinction can be made between the amenity requirements of residential occupiers and workers therefore supports the conclusions of the applicant’s Daylight and Sunlight Report, namely that any change in daylight and sunlight amenity upon non-residential properties will not prevent or interfere with the functioning of these buildings and the working conditions of Aviva occupiers, to the extent that it would inhibit them from undertaking their work in the usual manner. In conclusion it is considered that the proposed development will not cause undue harm to amenity in terms of the BRE report and policy DM2.
	117. Concern has been raised at potential noise impacts arising from the proposed development. A noise assessment was not required to be produced for the application given that the proposed use is for student accommodation and will be car free, and given that the majority of surrounding development is either office or retail so is not sensitive to noise in the same way as residential development. It is considered that the proposed student accommodation is a suitable and benign use for this site and is unlikely to lead to significant noise and disturbance once it is operational. The proposed development is located in the city centre where some noise generation can be expected however it has been designed to reduce the likelihood of noise generation; for example the building has no balconies and is fully glazed and enclosed, and the external amenity area is situated to the rear of the building. 
	118. In addition the development will be managed 24 hours a day so if any potential noise and disturbance is identified it will be addressed. The proposed student accommodation will be managed by the same management company as the applicant’s other student accommodation block on Queen’s Road, which has not given rise to any particular concerns in respect of noise and disturbance. The management company will also actively seek a working relationship with local tenants, residents associations and community organisations, with regular (at least annual) meetings to address issues. Agreement of detailed management arrangements will be required by condition.
	119. There will inevitably be some noise generated as a result of construction however it is recommended that an informative is attached to any grant of consent to limit construction working hours.
	Future occupiers
	120. DM2 specifies that future occupiers require a high standard of amenity, satisfactory living and working conditions, and adequate protection from noise and pollution, and adequate levels of light and outlook. Adequate space must also be provided in accordance with minimum space standards.
	121. The applicant’s Daylight and Sunlight Report (May 2016) concludes that the proposed development would achieve good levels of daylight and sunlight, both within the habitable rooms and the main living rooms of the student accommodation, in accordance with BRE guidelines and policy DM2. As stated above, it is considered that this standard can be achieved without compromising the operation of other uses and activities on adjacent sites.
	122. The internal space standards within policy DM2 do not apply to purpose built student accommodation. 
	123. Policy DM2 also requires external amenity space within residential developments. The proposed development includes an external landscaped rear courtyard for the use of occupants, which is addressed above in more detail under Main Issue 5 Landscaping and Open space. This external space forms an integral part of the design of the overall development and will be landscaped to a high standard. There will also be a visual link from the street through to the courtyard, thus enhancing the soon to be improved public realm on All Saints Green. It is considered that the proposed amenity space fulfils the policy requirement.
	124. In conclusion, although there will be inevitably be some amenity impacts arising from this development these are to be expected for substantial new development in a city centre location and are considered to be acceptable in terms of the cumulative impacts on existing occupiers as well as for future residents of the development.
	Compliance with other relevant development plan policies 
	125. A number of development plan policies include key targets for matters such as parking provision and energy efficiency.  The table below indicates the outcome of the officer assessment in relation to these matters.
	Compliance
	Relevant policy
	Requirement
	Yes subject to condition
	DM31
	Cycle storage
	Yes, disabled parking provision subject to condition
	Car parking provision
	DM31
	Yes subject to condition
	Refuse Storage/servicing
	DM31
	Yes subject to condition
	JCS 1 & 3
	Energy efficiency
	DM3
	Yes subject to condition
	JCS 1 & 3
	Water efficiency
	126. The following matters have been assessed and considered satisfactory and in accordance with relevant development plan policies, subject to appropriate conditions and mitigation.
	127. Flood risk: the site is within flood zone 1, is not at risk of fluvial flooding, and does not fall within a Critical Drainage Area. The SFRA and site specific flood risk assessment has not identified any potential flood risks that cannot be managed. The proposal is for a Sustainable Urban Drainage system (SuDS) to be implemented for surface water drainage, comprising sub-surface attenuation and a swale / raingarden in the rear courtyard, ultimately discharging to the existing sewer. This will be secured by condition. Foul water will discharge to foul water sewer.
	128. Contamination: the applicant’s Geo-environmental report identifies some potential contaminants related to the previous use of the site as a cinema and some off-site sources of contamination. The report’s recommendations, which include undertaking a limited environmental ground investigation to confirm current soil and groundwater quality and carrying out a watching brief during groundworks, have been assessed and are supported; appropriate conditions and informatives will be attached to any planning consent. 
	129. Archaeology: following an archaeological field evaluation requested by Norfolk  County Council’s Historic Environment Service and carried out in summer 2016, some medieval deposits have been found. A mitigation strategy will be required by condition.
	Equalities and diversity issues
	130. There are no significant equality or diversity issues.
	Local finance considerations
	131. 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.
	132. 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.
	133. Although the development will result in the payment of CIL, in this case local finance considerations are not considered to be a significant material consideration.
	Conclusion
	134. The application is a departure from the local plan (policy CC26) and the proposals are also judged to have ‘less than substantial harm’ to the conservation area and listed buildings in terms of the NPPF. Consideration of the application therefore requires a balancing of these factors against the range of potential public benefits of the development as part of the decision-making process.
	135. The public benefits arising from the proposed development include the following. The proposal addresses a need for student accommodation in the city which will relieve pressure on rented housing stock. It will develop a vacant brownfield ‘gap’ site in this prominent part of the city centre. The proposal is for car free development which has many benefits including relieving pressure for parking, and also means that the street frontage will not be broken up for access, enabling the recreation of a solid historic building line in this part of All Saints Green. The previous building on the site, the Mecca Bingo hall, formed a poor quality and unattractive feature in the street scene. The proposed new building, on the other hand, is of high design quality which includes references to the listed buildings in the vicinity of the site, and will contribute greatly to the regeneration of All Saint’s Green through its treatment of the building’s frontage, paving and landscaping, including street tree planting. The creation of a new rear landscaped courtyard, visible through the double-height glazed entrance, will provide additional green space visible from the street to enhance this densely built-up area.  The introduction of alternative uses (potentially office or retail) at ground floor level will contribute to an active street frontage and help increase the vitality of this part of the city centre. The development also offers the opportunity to maximise the benefits of its location through the proposed Belfry (the 13/14 storey common room); this will provide a sensitively designed addition to the Norwich skyline, whilst offering views across the city and linking visually with the applicant’s other student accommodation block on Queen’s Road. 
	136. The consideration of this application is considered to be relatively finely balanced. In relation to the departure from the local plan, it is considered that the economic, social and environmental benefits delivered by the proposal outweigh the shortfalls and that the material considerations identified in Main Issue 1 (namely the lack of market demand for offices, the need for student accommodation in the city, and the social and economic contribution of the proposal to the local economy and city centre) are sufficient to outweigh the presumption of determining the application in accordance with the provisions of the Development Plan. In relation to the ‘less than substantial’ harm to heritage assets, this is also considered to be outweighed in terms of paragraphs 132 and 134 of the NPPF by the substantial public benefits of the proposed scheme as outlined above.
	137. In conclusion, the benefits of the proposed development are considered to be substantial and to outweigh the departure from the local plan, harm to the historic environment, and other impacts as noted in the main body of the report. The delivery of student accommodation will deliver high quality development on a vacant site in a prominent city centre location, and will contribute greatly to the regeneration of All Saints Green with positive benefits for the city centre.
	Recommendation
	To approve application no. 16/00790/F - 30 All Saints Green Norwich NR1 3NA and grant planning permission subject to the following conditions:
	1. Standard time limit;
	2. In accordance with plans;
	3. Contamination
	4. Unknown contamination
	5. Imported material
	6. Archaeological written scheme of investigation
	7. Materials
	8. Details to be agreed of materials including doors, windows, shopfronts, rainwater goods.
	9. Lighting
	10. Fire hydrants
	11. Disabled access
	12. Boundary treatment
	13. Obscure glazing
	14. Heritage interpretation / public art
	15. Energy efficiency
	16. Water efficiency
	17. SuDS details submission and implementation
	18. Landscaping details
	19. Landscape provision
	20. Street trees
	21. Parking / servicing
	22. Provision of cycle parking and bin storage
	23. TRO required
	24. Removal of permitted development rights – ground floor uses
	25. Removal of permitted development rights – details of plant and machinery
	26. Restricted delivery hours
	27. Construction method statement
	28. Provision of litter bins and waste collection facilities
	29. Travel plan
	30. Arboricultural works to facilitate development
	31. Details of management arrangements to be agreed
	32. S278 agreement
	Informatives 
	1. Construction working hours
	2  Asbestos
	3 Landscape management plan
	Article 35(2) Statement
	The local planning authority in making its decision has had due regard to paragraph 187 of the National Planning Policy Framework as well as the development plan, national planning policy and other material considerations, following negotiations with the applicant and subsequent amendments the application has been approved subject to appropriate conditions and for the reasons outlined in the officer report.
	…
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	Key considerations
	Main issues
	The principle of residential development in this location. 
	1 Principle of development
	Impact on character of the conservation area, impact on the significance of local heritage assets, scale, form, massing and appearance.
	2 Design and Heritage
	Accessibility of site, impact of car parking and provision, traffic, highway safety, cycle parking, servicing.
	3 Transport
	Daylighting/overshadowing, overlooking/loss of privacy, outlook, noise/smell/activity disturbances, overbearing, amenity of future occupants.
	4 Amenity
	The question of the viability of the site and its ability to deliver affordable housing.  
	5 Affordable Housing
	Extended to 2 September 2016
	Expiry date
	Approve subject to conditions and a legal
	Recommendation 
	Agreement.
	The site and surroundings
	1. The now boarded up car show room located on Duke Street, to the east of the site, which is bounded by properties off Rosemary Street to the North, St Miles Alley to the west and Colegate to the south.  The site also backs on to and includes the historic curtilage wall to the west off St Miles Alley and lies within the setting of St. Michaels Coslany Church on Oak Street. 
	2. To the west lies the churchyard of St. Michaels Coslany Church, a Grade I Listed Building.  There are a number of other Grade II Listed Buildings surrounding the site including numbers 4-7 St Miles Alley to the west, numbers 1 and 57-61 St Miles Alley/Queen Anne Yard and 30-34 Duke Street to the south.  A row of newer, good quality, modest properties that frame the view to the church and churchyard have been constructed adjacent to 4/5 St Miles Alley.  
	3. There are a number of mature trees located within the church yard, primarily Turkish Hazel trees.  The three trees closest to the western boundary of the site overhang the application site. 
	4. Properties off Duke Street are largely modest terrace properties, which abut the public highway, with front doors and regular patterns of fenestration.  There has been some unsympathetic modern infilling of flats opposite the site, set slightly back from the prominent building line.  Number 30-34 Duke Street is a Grade II Listed building located adjacent to the south of the application site.  There are windows in the side elevations of this property facing the application site. 
	5. Queen Anne’s Yard is located to the south of the application site and is a small cramped shared yard with many properties with their windows and doors facing into this space. Eaves and ridge lines surrounding this area are modest in height and have a traditional form.
	Constraints
	6. The site is located within the Colegate Conservation area, adjacent to Listed Buildings and locally listed buildings, within an area of main archaeological interest, a critical drainage area and Flood Zone 2.
	Relevant planning history
	Date
	Decision
	Proposal
	Ref
	12/09/1990 
	Approved
	Change of use from garage to storage/retail/workshop for computer programming.
	4/1990/0681
	08/04/1994 
	Approved
	Construction of brick planter on garage forecourt.
	4/1994/0228
	08/04/1994 
	Approved
	Two internally illuminated fascia logo signs and one internally illuminated totem sign on forecourt.
	4/1994/0229
	The proposal
	Summary information

	8. The proposal is to demolish the existing boarded up car sales room and redevelop the site to provide 37 one and two bed apartments forming a U shape around a central courtyard located to the west of the site adjacent to St Miles Alley and the St. Michaels Coslany churchyard and boundary wall.  The development will provide pedestrian and vehicle access off Duke Street, as well as a pedestrian access onto St Miles Alley. 
	Key facts
	Proposal
	Scale
	37
	Total no. of dwellings
	0 (see Main Issue 7 outlined in this report)
	No. of affordable dwellings
	1,260 sqm.
	Total floorspace 
	3-3.5 storeys onto Duke Street
	No. of storeys
	2.5 storeys onto St Miles Alley/Rosemary Lane
	203 dwellings per hectare
	Density
	Appearance
	The proposed materials include brick, reconstituted slate and pantiles and metal windows.
	Materials
	Fabric reduction measures and 19 Solar Panels on the roof.
	Energy and resource efficiency measures
	Transport matters
	Off Duke Street.
	Vehicular access
	21
	No of car parking spaces
	39
	No of cycle parking spaces
	One large bin store to the north-east of the site serviced off Duke Street.
	Servicing arrangements
	Representations
	9. Advertised on site and in the press.  Adjacent and neighbouring properties have been notified in writing.  13 letters of representation have been received from 9 separate parties citing the issues as summarised in the table below.  All representations are available to view in full at http://planning.norwich.gov.uk/online-applications/ by entering the application number.
	Response
	Issues raised
	Main Issue 5
	The height of the development and impact on residential properties to the east, south and in Queen Anne Yard, as well as properties along Rosemary Lane resulting in overlooking and loss of light.  The amendments to the plans to change to windows to high level to prevent overlooking will result in a towering wall overpowering Queen Anne Yard.
	To scale plans of all elevations have been submitted with the application. 
	No street scene has been provided to show what the development will look like from Queen Anne Yard. Neighbours are also concerned about the quality and accuracy of the plans submitted. 
	Main Issue 3
	The presence of the cycle store adjacent to St Miles Alley will result in increased cycling in this location, on the pedestrian walkway to the detriment of pedestrians. 
	Main Issue 2
	The development is too high in relation to adjacent Listed Buildings and the Conservation Area. 
	Main Issue 4
	Concerns about the proposed openings from the car park adjacent to Rosemary Lane and the potential for noise and fumes from the car parking area. 
	A condition requiring finished floor levels has been proposed.
	How are ground floor levels being dealt with within the site?
	Main Issue 4
	How high will the wall be adjacent to Rosemary Lane?  This is essential to understand any potential amenity impacts from windows and terraces behind the wall adjacent to Rosemary Lane. 
	Main Issue 3
	There is an excessive provision of car parking for the development, contrary to the Councils Policy. 
	Main Issue 3
	Inadequate car parking – there should be at least one space per unit. 
	Main Issue 3
	The entering and exiting of vehicles from the Duke Street access point will endanger pedestrians due to the width of the pavement and as vehicles speed down this street.
	Main Issue 4
	The proposal will result in overlooking, overshadowing and an overbearing impact on the neighbouring Listed 7 St Miles Alley, with windows facing the application site.
	Main Issue 4
	Overlooking of the courtyard off Rosemary Lane from the proposed first floor balcony (which is not visible on all the plans submitted). 
	Main Issue 1
	Overdevelopment of the application site. 
	A landscaping condition has been added to ensure appropriate landscaping is used in the future development of the site.
	The development would benefit from additional landscaping and the consideration of a living wall to prevent dark and oppressive brick walls. 
	Main Issue 2 and 4
	The addition of Juliette balconies and French doors is contrary to the character of the street scene and would affect the privacy of future occupiers at ground floor level.
	Main Issue 3
	The narrowness of the pavement off Duke Street is a safety concern for future residents. 
	Main Issue 4
	The proposed flats are cramped and uninspiring with poor access to light and ventilation. 
	Main Issue 4
	Disruption and noise during construction works.
	Consultation responses
	Design and conservation
	Historic England
	Norwich Society
	Environmental protection

	10. 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.
	11. Concerns about the Duke Street frontage and the use of Juliette balconies, which are not appropriate and the door appears to resemble a hotel lobby rather than an entrance to domestic properties.  The roof directly adjacent to 30-34 looks odd in comparison to its neighbouring unit. 
	12. Recommend the hipped roof at the northern end of the row is reinstated and the central block on Duke Street is set forward to accentuate this feature. The proposed vehicle access off Duke Street is an unpleasant feature at ground floor level for pedestrians and an unsightly ‘gap’ in the architecture, especially when combined with the adjacent bin store.  The success of this development lies with high quality materials to be secured through appropriate conditions. 
	13. The plans show too intensive, over-development of the site.  It is too tall on Duke Street side.  The historical context of the area should be taken into account.  
	Archaeology
	14. Early medieval city defences in the area and possible earlier swamp.  Desk based assessment appears adequate, standard conditions are required.
	15. The submitted noise and contamination reports are considered acceptable subject to conditions to ensure appropriate measures are implemented.  Additional conditions/informatives for work times, dust prevention, asbestos and lighting are required.
	The Lead Local Flood Authority
	16. The Local Planning Authority should satisfy themselves that the proposed development complies with the NPPF and the Ministerial Statement for Sustainable Drainage Systems.  The applicants should demonstrate how the proposal accords with relevant standards.  The proposal should also accord with Standing Advice. 
	Highways (local)
	17. No objection in principle.  However, local Highways advises the submission of tracking information and the provision of a curved access point to provide visibility and allow a vehicle to wait off the highway to address the potential conflicts with vehicles entering and exiting the site at the same time.  The car and cycle parking proposed conforms to the Local Plan requirements.  All of the domestic parking bays should have EV vehicle charging.  Footways on both sides of Duke Street require reconstruction.  The applicant could contribute to the autumn 2016 traffic calming works to be carried out. A considerate construction condition is required.
	18. The proposal is considered acceptable from a bin collection point of view. 
	Tree protection officer
	19. Has confirmed that the proposed works to trees adjacent to the site would be acceptable.
	Landscape
	20. The absence of landscaping on the Duke Street frontage is acceptable as it is in character with other frontages along this section of the street. The two small areas of landscaping shown to the south of the development are too small to be viable and will be difficult to maintain, they would be better hard surfaced.
	21. The layout of the Courtyard garden is acceptable but should be conditioned and details of the soft landscaping and its management submitted.
	Assessment of planning considerations
	Relevant development plan policies
	Other material considerations
	Main issue 1: Principle of development
	Other matters

	22. Joint Core Strategy for Broadland, Norwich and South Norfolk adopted March 2011 amendments adopted Jan. 2014 (JCS)
	 JCS1 Addressing climate change and protecting environmental assets
	 JCS2 Promoting good design
	 JCS3 Energy and water
	 JCS4 Housing delivery
	 JCS6 Access and transportation
	 JCS7 Supporting communities
	 JCS9 Strategy for growth in the Norwich policy area
	 JCS11 Norwich city centre
	 JCS20 Implementation
	23. Norwich Development Management Policies Local Plan adopted Dec. 2014 (DM Plan)
	 DM1 Achieving and delivering sustainable development
	 DM2 Ensuring satisfactory living and working conditions
	 DM3 Delivering high quality design
	 DM4 Providing for renewable and low carbon energy
	 DM5 Planning effectively for flood resilience
	 DM7 Trees and development
	 DM9 Safeguarding Norwich’s heritage
	 DM11 Protecting against environmental hazards
	 DM12 Ensuring well-planned housing development
	 DM28 Encouraging sustainable travel
	 DM30 Access and highway safety
	 DM31 Car parking and servicing
	 DM32 Encouraging car free and low car housing
	 DM33 Planning obligations and development viability
	24. Relevant sections of the National Planning Policy Framework March 2012 (NPPF):
	 NPPF0 Achieving sustainable development
	 NPPF4 Promoting sustainable transport
	 NPPF6 Delivering a wide choice of high quality homes
	 NPPF7 Requiring good design
	 NPPF10 Meeting the challenge of climate change, flooding and coastal change
	 NPPF12 Conserving and enhancing the historic environment
	25. Supplementary Planning Documents (SPD)
	 Affordable housing SPD (adopted March 2015)
	 Trees, development and landscape SPD (adopted June 2016)
	Case Assessment
	26. 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 Framework (NPPF), the Councils 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.
	27. Key policies and NPPF paragraphs – DM12 and DM13, JCS4 and NPPF paragraphs 49 and 14. 
	28. The proposal involves the demolition of the existing boarded up car salesroom and the construction of 37 residential units on the site, surrounding a central courtyard, adjacent to St. Michaels Coslany churchyard with the retention of the existing historic boundary wall, which runs along the western boundary of the site. 
	29. Paragraph 50 of the NPPF supports delivery of a wide choice of quality homes, and policies JCS4 and DM12 support new housing which will help to meet housing needs in the city. The site is located within an established residential area, with regular bus services located nearby.  It is located off a main route into and within walking distance of the city centre, close to existing shops and facilities.  The proposal is for a high density development and given the sites proximity to the city centre, subject to other matters of design and amenity, further discussed below, the overall principle of residential development at this site is considered acceptable. 
	30. Policy DM12 sets out the principles applying to all new residential development, including having no detrimental impact on the character and amenity of the surrounding area, contribution to achieving a diverse mix of uses in the locality and achieving the housing delivery targets set out in the JCS, provision of a mix of dwellings in terms of size, type and tenure including a proportion of family housing, achieving a density in keeping with the character and function of the area and building 10% of dwellings to lifetime homes standard on schemes of 10 or more dwellings. These and other material planning considerations are addressed in the specific issues sections of the report below. 
	Main issue 2: Design and Heritage
	31. Key policies and NPPF paragraphs – JCS2, DM3, DM9, NPPF paragraphs 9, 17, 56, 60-66 and 128-141.   
	32. The site is located within the Colegate Conservation Area. The area comprises small lanes criss-crossing the larger streets which run North and South, essentially continuing the medieval street pattern of the older City centre streets, but with large factories dominating the western streets.  This pattern is clearly prevalent as one travels along Duke Street and onto St Mary's Plain.  The Conservation Area Appraisal goes on to explain that 'the tight grain of the buildings . . . encloses the streets well, and creates an intimate feel. This character breaks down once Duke Street is reached'. This is a key explanation of this site which abuts Duke Street and Rosemary Lane/Colegate, which is a true representation of the historic street form, as set out in the appraisal. 
	33. The Colgate Conservation Area appraisal sights the churchyards as providing welcome greenery throughout the area; and the presence of Georgian town houses and rows of terraces. It also identifies the need to reinstate building lines; introduce traffic calming in Duke Street; and states that large scale development should take its design cue from traditional factory forms.
	34. The application site also falls within the setting of a number of statutorily and locally listed Buildings including St. Michaels Coslany Church to the west, which is considered to be a landmark building within the local area.  Policy 12 of the NPPF requires applicants 'to describe the significance of any heritage assets affected, including any contribution made by their setting'.  The submitted design and access statement makes reference to the area's history and looks at local building type, materials and form, although no description of significance has been included with the submitted application.
	35. The proposed design along Duke Street is a maximum of four stories with a large central mock Georgian building abutted by three storey adjoining buildings with varying eaves and ridge heights.  The proposal is a great improvement on an earlier submitted scheme which failed to recognise the regular street pattern, continuous building lines and wider character of the area as outlined in the Conservation Area Appraisal. The proposal is set back from the principle building line which is prevalent in the street scene.  The restating of building lines is an objective in the Colegate Conservation Area appraisal.  The applicants do however proposed a combination of a brick wall and railings to run along the back of the pavement/building line to help to provide some enclosure in the street scene.  
	36. The scheme along Duke Street could be greatly improved through the inclusion of front doors, which is a common feature when combined with regular fenestration in the rows of terrace opposite the application site.  This would create activity in the street as well as helping the development blend with the existing character of the area.  The applicant has however raised concerns, as this is at odds with the design objectives of the development to provide high scale apartments accessed off a central entrance lobby and maximise development potential.  The set back is also to accommodate services for the flats.  
	37. The proposal includes a number of Juliett balconies with double doors overlooking Duke Street, although this is not characteristic of the surrounding area the applicant states they are key way of accessing light into the rooms behind.  A more common fenestration pattern for Georgian properties of this size would to have regular decreasing window sizes as one rises up the building. 
	38. Conditions with regards to materials, windows detailing and detailing around the doors and windows will be important to ensure this development makes a positive contribution to the street scene and the character of the Conservation Area. 
	39. The Conservation Area Appraisal outlines the street pattern in this area as having small lanes criss-crossing the larger streets.  Some consideration has been given to applying this approach to this development.  The applicants have therefore added pedestrian access points to the site from the east and west.  However, to maximise the development potential of the site, unfortunately a public access route through the site is not proposed.  
	40. The development will largely be hidden from view from the south by existing built form with clear views to the site from Duke Street and Colegate.  To the rear large trees within the churchyard and the proposed set back of the built form away from the historic boundary wall will help to retain this green space and avoid any over dominance of the proposal on the Listed church.  A landscaping condition will be applied to any subsequent approval to ensure appropriate landscaping is implemented alongside the proposed development. 
	41. Other built development to the rear of the site will have higher eaves and ridge heights than its historic neighbouring properties; however, the stepped ridge line will help with the negative impacts of this, as will the retention of the western wall, which protects the setting of neighbouring Listed Buildings also.  Although this should not be treated as a ‘rear’ elevation, the limited detailing on the rear elevation is largely to reduce amenity impacts on neighbouring properties, further discussed below.  This elevation however, is considered to suitably frame the churchyard and not compete with neighbouring buildings. As such it would not detract from the appearance of the scheme to such an extent that it would warrant refusal of planning permission in this instance.  Overall it is considered that the proposal would serve to enhance the character of the Conservation Area given that it includes the removal of the existing boarded and closed car showroom.  Also, the proposal includes car parking and other services largely hidden within the footprint of the existing development which is preferable than being sited adjacent to the public highway. 
	42. The proposal will block views to neighbouring locally listed buildings to the north of the site.  However, given these buildings current setting, the redevelopment of this site would actually improve the quality of this area to the benefit of their setting.  
	43. The proposal is likely to lead to less than substantial harm to the significance of locally designated heritage assets, due to the design of the proposal and the presence of existing unsightly built form in close proximity to existing heritage assets.  The setting of the St. Michaels Coslany Church will remain largely unaltered due to the retention of the historic boundary wall.  The benefits of the proposal through the provision of 37 residential units is likely to have sufficient public benefits to outweigh some of the design concerns of the site, a key consideration as set out in paragraph 133 of the NPPF.  The proposal with its variance in ridge lines and building forms and the insertion of some historic features, is likely to preserve the setting of the Conservation Area. As such any less than substantial harm caused to statutorily and locally listed buildings are considered to be outweighed by the benefits of the proposals in terms of providing new housing and improving the appearance of the conservation area when viewed from Duke Street.  On this basis the proposal is considered in accordance with Policy 12 of the NPPF and policies 2 of the Joint Core Strategy, and DM3 and DM9 of the Norwich Local Plan.
	Main issue 4: Transport
	44. Key policies and NPPF paragraphs – JCS6, DM28, DM30, DM31, NPPF paragraphs 17 and 39.
	45. Local Highways have raised concerns with regards to the vehicle access point off Duke Street, asking for it to have a splayed corner to provide better visibility and allow multiple access and egress to and from the site.  It is considered that this would have a detrimental impact on the design of the scheme and the street scene and given the speed restrictions on Duke Street then this is not considered necessary at this time. 
	46. Local Highways have also requested that the footways on both sides of Duke Street are reconstructed and widened and the applicant contribute to local traffic calming works.  Paragraph 204 of the NPPF states ‘Planning obligations should only be sought where they are . . . necessary to make the development acceptable in planning terms; directly related to the development; and fairly and reasonably related in scale and kind to the development’.  This development therefore cannot be expected to improve an existing poor situation or contribute to works already committed or necessary to address an existing situation.  It is considered that it would only be reasonable to require works to the pavement on the side of the street where the development is proposed.  Although, concerns have been raised about the width of the pavement on this side of the street, the proposal is set back from the highway and therefore the movement of people in and out of this building is unlikely to hinder the passing of pedestrians, apart from on bin collection day when a number of bins could be present.  Despite this, as bin collection will be for a limited time period only then the proposal is considered acceptable and no further obligations sought on this basis.
	47. The site is located within an area where a car free development would be encouraged.  The application proposes car parking less than the maximum 1 space per unit, as set out in Policy DM31 and therefore the proposed car parking provision is considered acceptable.  Vehicle charging facilities for all vehicles will also be required by condition.  The application also proposes 39 cycle spaces, the exact details of their siting and storage is to be conditioned to ensure adequate cycle provision in accordance with policy DM31. 
	48. A proposed cycle store is located adjacent to St Miles Alley.  Some concerns have been raised that this location would encourage further use of cycles on the pedestrian walkway.  The location of the cycle store would not affect the pedestrian right of way in this location, nor would it encourage use of cycles in this location.  To avoid conflict with vehicles, this is considered a logical location for cycle storage.  The proposal is considered acceptable on this basis. 
	Main issue 5: Amenity
	49. Key policies and NPPF paragraphs – DM2, DM11, NPPF paragraphs 9 and 17.
	50. A number of alterations have been made to the originally submitted scheme to try to address some of the amenity concerns raised during the initial consultation.  These amends have been publically consulted upon and the comments received have been summarised earlier in this report. 
	51. The previously proposed three storey development plus windows on its northern side elevation would have overlooked the rear courtyard of the small property off Rosemary Lane, adjacent to the north of the site.  The original proposal would have had a detrimental impact on the amenity of this property from generating overlooking from windows and have an overbearing nature due to its height and positioning adjacent to the boundary of this property.  The plans have been amended to remove windows, apart from one, from the northern elevation overlooking the courtyard and reduce the eaves height to mimic that of the existing property.  The remaining window is offset to avoid any negative impacts and the reduction in eaves height to match that of this existing property would address any negative impacts of being overbearing.  
	52. The neighbouring properties opposite this part of the site have raised some concerns with regards to overlooking from windows and a terrace as proposed on this western elevation.  Given that these neighbouring properties windows and courtyards face a public right of way with no boundary treatment and the distances between them and the proposal, with the existence of a proposed boundary wall (shown at a height of 3.5 metres) then it is not considered that the impact on amenity for these properties could justify refusal of planning permission on this basis.  One terrace behind the wall, was however removed on the advice of officers, to ensure any impacts from overlooking to windows in the side elevation of numbers 2 and 7 St Miles Alley was prevented.  A condition will be added to approve boundary treatments to ensure neighbouring amenity is protected. 
	53. Concerns have also been raised with regards to openings proposed from the car park out on to St Miles Alley/Rosemary Lane and the potential to increase noise and fumes.  No concerns have been raised by Environmental Health.  There is sufficient ventilation around the car park so as not to give rise to excessive amounts of fumes or noise being directed towards the three openings off Rosemary Lane.  Also, there is sufficient distance between these openings and neighbouring windows and the use of the car park is for gated residential purposes so it is unlikely to generate a significant number of vehicle movements or vehicles would be hanging around in the car park with their engines running.  The use of this car park is likely to be similar to the adjacent car park off Rosemary Lane.  The applicants propose to install decorative metal railings within these openings, picking up the historic use as a former “Forge”.  A condition will be added to any subsequent proposal to control the infilling of these openings.  It has been suggested that the openings are reduced in size with brick below railings to assist with preventing any negative impacts.
	54. Further amendments have been made to the southern elevation of proposal with the removal of windows, changing windows to high level and obscure glazing some windows to protect neighbouring properties to the south from overlooking whilst retaining light for future occupants.  The application does propose new built form adjacent to Queen Anne Yard and properties off Duke Street, however, given the existence of built form in this location and the distances between properties then the proposal is considered acceptable, subject to conditions with regards to obscure glazing. 
	55. Concerns have been raised with regards to noise and disturbance caused during construction works.  A condition requiring details of construction management will be required to ensure these works do not have a significantly detrimental impact on the amenity of neighbouring properties. 
	56. The majority of the proposed units are single aspect units, often with long large spaces served by one window.  Although, preference would be to achieve better levels of light for future occupants through the addition of windows, all rooms are served by a window, with reasonable outlook. As such the proposal is considered acceptable on this basis. 
	57. The requirement to provide lifetime homes in policy DM12 applies to sites of 10 plus dwellings, a condition will therefore be added to the proposal requiring the development to meet this standard.
	58. Policy DM12 requires new housing developments to provide for a mix of dwellings, in terms of size, type and tenure including (where the size and configuration of the site makes this practicable and feasible) a proportion of family housing and flats to meet the needs of the community'. The proposal makes provision for 37 one and two bed units.  As such the development provides a mix of dwellings with two bed units to serve the family requirement. 
	59. Based on the amendments to the plans it is considered that the development would provide an acceptable standard of  amenity for existing and future occupants  in accordance with policies DM2 and DM11 of the Norwich Local plan.
	Main issue 7: Affordable housing viability
	60. Key policies and NPPF paragraphs – JCS4, DM33, NPPF paragraph 50.
	61. The applicant has submitted a viability assessment to demonstrate that there is insufficient viability within the development to provide affordable dwellings or further s.106 contributions.  This has been independently assessed by the District Valuer Service (DVS). Following this advice officers a agree that this scheme is marginally viable without any affordable housing and with the CIL contribution proposed.  The report from the DVS goes on to recommend ‘if you are prepared to proceed with this scheme we would suggest that you include a time scale for delivery in any section 106 agreement which if not met, triggers an automatic viability review. This will provide a means of taking account of any increase in values over time and helps to ensure delivery of the scheme within a reasonable time scale’.
	62. A draft section 106 has been submitted which would require the developers to review the viability report, if not commenced development, at either 12 months from the permission or 12 months from the last discharge of condition application.  This requires payment to the Council in the event the market values mean that there is sufficient value within the site to contribute to the local provision of affordable housing.  It is recommended that if planning permission is granted it is subject to the signing of this agreement. 
	63. Appropriate CIL contributions will be paid. 
	64. The following matters have been assessed and considered satisfactory and in accordance with relevant development plan policies, subject to appropriate conditions and mitigation: 
	65. Trees
	The Colegate Conservation Area Appraisal sights trees within the churchyard as important and given their location within the Conservation Area any works to these trees would require consent.  The application proposes within the submitted Arboricultural report, an east side reduction of 2 metres to three Hazel trees closest to the site.  The Council’s tree officer has looked at these trees and believes that the works proposed would not affect the long term health or stability of these trees.  No further works to trees are proposed.  A condition to ensure all works in this location are undertaken in accordance with the protection measures as outlined in the submitted Arboricultural report should be applied in the event planning permission is required.  The proposal is therefore considered in accordance with Policy DM7 of the Norwich Local Plan.
	66. Energy
	Conditions had been proposed to ensure the development contributes to the achievement of lifetime homes as well as makes contributing to decentralised energy supply as set out in the submitted Energy Statement through the enhancement of fabric within the building and the installation of solar panels in accordance with policies 10 of the NPPF and JCS3 of the Joint Core Strategy. 
	67. Water
	The Lead Local Flood Authority has referred the LPA to standing advice with regards to flooding.  The applicants have submitted a Flood Risk Assessment (FRA), which highlights the sites location within Flood Zone 2, therefore the site has a medium risk of flooding.  The site is also located within the critical drainage catchment area.  Anglian Water and Environment Agency, despite being consulted, have not responded to previous consultations with regards to this application.  
	68. Policy 10 of the NPPF states, local planning authorities should ensure flood risk is not increased elsewhere and only consider development appropriate in areas at risk of flooding where, informed by a site-specific flood risk assessment (FRA).  The submitted FRA sequential test supports residential development in flood zone 2.  Also, given the existing extent of built form, surface water drainage will mirror that of the existing situation with a slight improvement with the addition of permeable paving within the courtyard.  This can be secured through the proposed landscape condition.  The proposal is therefore considered acceptable on this basis.
	69. Contamination 
	Conditions have been proposed to ensure that the development, if permitted, contains suitable remediation measures to address any onsite contamination in accordance with policy 11 of the NPPF and Policy DM11 of the Norwich Local Plan.
	Equalities and diversity issues
	70. There are no significant equality or diversity issues.
	S106 Obligations
	71. A draft s.106 agreement has been submitted.  If this application is approved then the section 106 agreement will need to be entered in to, to review the affordable housing viability in the event the development has not commenced after a period of 12 months.
	Local finance considerations
	72. 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.
	73. 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.
	74. In this case local finance considerations are not considered to be material to the case.
	Conclusion
	75. The proposed scheme will provide an appropriate form of residential development, which serves to preserve the character and appearance of the Conservation Area and the setting of local heritage assets, through an appropriate design and the loss of the existing boarded up and unsightly car showroom.
	76. Whilst the proposal is of high density, it will make a generous contribution to the provision of mixed use housing in a highly accessible site close to the city centre.  The site is in an established residential area and surrounded by existing dwellings on its east, west and south sides.  It is not considered that the proposals would unduly impact the amenity of neighbouring residents and future occupants will benefit from satisfactory living conditions.  
	77. Subject to conditions and a suitable section 106 agreement, the development is considered 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
	To approve application no. 16/00699/F - 36 - 42 Duke Street Norwich NR3 3AR  and grant planning permission, subject to the completion of a satisfactory legal agreement and subject to the following conditions:
	1. Standard time limit;
	2. In accordance with plans;
	3. Details to include: materials to be used in external construction of development (including samples), external walls and railings, all external joinery and fenestration including rooflights, rainwater goods, infilling of openings on western side of the site;
	4. Landscaping scheme including all soft and hard landscape, boundary treatments, finished site levels and management measures;
	5. Works to be undertaken in accordance with the protection measures as outlined in the submitted arboricultural report; 
	6. Construction Method Statement;
	7. Solar panels; 
	8. Parking, EV charging and cycle/ bin storage details;
	9. Obscure glazing of windows in the south elevation as shown on plan reference 4876 C received on 05/08/2016 to be permanently retained in that form;
	10. Noise mitigation measures in accordance with the submitted noise report;
	11. Contamination measures;
	12. Travel Plan;
	13. Water efficiency;
	14. Lifetime homes; and
	15. Archaeology.
	Informatives:
	1. Protection of noise from balconies. 
	2. Note to remind the use of permeable paving in courtyard to assist with surface water drainage.
	Article 35(2) Statement
	The local planning authority in making its decision has had due regard to paragraph 187 of the National Planning Policy Framework as well as the development plan, national planning policy and other material considerations, following negotiations with the applicant and subsequent amendments the application has been approved subject to appropriate conditions and for the reasons outlined in the officer report.
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	5(C) Application\ no\ 1600536F\ -\ 5\ -\ 9\ Haymarket,\ Norwich,\ NR2\ 1QD
	Item
	Planning applications committee
	Report to 
	08 September 2016
	Head of planning services
	Report of
	5(C)
	Application no 16/00536/F - 5 - 9 Haymarket, Norwich, NR2 1QD  
	Subject
	Reason        
	Objection
	for referral
	Mancroft
	Ward: 
	Becky Collins - beckycollins@norwich.gov.uk
	Case officer
	Development proposal
	Demolition of existing buildings and erection of new retail store (Class A1) (revised design).
	Representations
	Support
	Comment
	Object
	0
	0
	1
	Key considerations
	Main issues
	The principle of residential development in this location. 
	1 Principle of development
	Impact on character of the conservation area, the significance of local heritage assets, scale, form, massing and appearance.
	2 Design and heritage
	Accessibility of site, car parking and cycle parking provision and servicing.
	3 Transport
	The provision of sustainable development.
	4 Energy
	29 July 2016 extend to 14/09/2016.
	Expiry date
	Approve subject to conditions
	Recommendation 
	The site and surroundings
	1. The application site consists of the existing three storey ‘Primark’ store with frontages onto Haymarket and White Lion Street.  It also includes the neighbouring two shops (previously Dorothy Perkins and Wallis now vacant), which are to be demolished and replaced with a three storey extension to the existing Primark Store.  The existing units are 3 storey buildings, with the third floors set back from stark frontages consisting of bland/dark bricks, not characteristic of the neighbouring historic shop frontages.  There are a limited number of openings within the first floor frontage of the previous Dorothy Perkins and Wallis shops.
	2. The Primark Store is white painted, although tired and in need of refurbishment.  The shops positioning holds a prominent position along Haymarket and White Lion Street, opposite the open area in front of Next/Macdonalds.  This area acts as a communal space with some greenery and seating and off Haymarket.  On White Lion Street a similar wide perception of the building can be gained via wide pavements, acting as a key pedestrian movement zone.  The current buildings, other than following the historic building line, make a limited contribution to these street scenes. 
	3. There is an existing large roller shutter door onto White Lion Street acting as servicing for Primark (the proposal will include the retention of this roller shutter and its use as servicing for the new store).
	4. The site lies within the St Stephens Conservation Area and is  adjacent to the Grade II* Curat House (The White Company shop), a Schedule Ancient Monument.  There are a number of other heritage assets surrounding the application site. 
	Constraints 
	5. St Stephens Conservation Area; Heritage designations (including the setting of Listed and locally Listed Buildings and adjacent to a Schedule Ancient Monument and area of archaeological interest); City Centre Leisure Area; Primary Retail Area, Primary Shopping frontage and frontage to core zone (Haymarket) and other zone (White Lion Street); and City Centre car parking area and increase area.
	Relevant planning history
	Date
	Decision
	Proposal
	Ref
	23/08/2001 
	APPR
	Installation of replacement shop front.
	4/2001/0651
	03/03/1998 
	APCON
	Installation of new lift shaft and motor room, plant and machinery, replacement roof, alterations to existing shopfronts and replacement roller shutter to loading bay
	4/1997/0882
	08/07/2011 
	CANCLD
	Demolition of existing second floor corridor link and ancillary rooms at east end of building and erection of an extension at second floor level towards White Lion Street and installation of new external shop frontages to both Haymarket and White Lion Street elevations.
	11/00059/F
	04/04/2011 
	APPR
	Demolition of redundant plant rooms and existing storage.
	11/00063/C
	PCO
	Demolition of existing buildings and erection of new retail store (Class A1) (revised design).
	16/00536/F
	PCO
	Demolition of existing buildings and erection of new retail store (Class A1) (revised design).
	16/00536/F
	PCO
	Demolition of existing buildings and erection of new retail store (Class A1) (revised design).
	16/00536/F
	The proposal
	Summary information

	7. The proposal is for the demolition of existing buildings and the erection of a new retail store (Class A1).
	8. This will be a phased development whereby the neighbouring two A1 retail units are demolished and rebuilt.  The existing Primark store is to be refurbished providing additional third floor retail space as well as staff accommodation.  The units will then be linked with shared lift and other customer conveniences and will trade as one store. New shop frontages will be installed onto the fronts of buildings onto Haymarket and White Lion Street.  The existing servicing arrangements onto White Lion Street are also to be improved. Mechanical plant and air source heat pumps are to be located in a central point on the roof of the building. 
	Key facts
	Proposal
	Scale
	1805 sqm
	Total floorspace 
	3
	No. of storeys
	Appearance
	High performance felt roof covering; metal framed windows and doors and roller-shutter doors for goods area
	Materials
	Air source heat pumps to be installed in the four air handling plant units located on the roof. 
	Energy and resource efficiency measures
	Operation
	Monday to Saturday 8am till 7pm; Sunday 10am till 4.30pm
	Opening hours
	To be located in the centre of the roof on its northern side, the least intrusive position on the building. 
	Ancillary plant and equipment
	Transport matters
	30 external customer bicycle spaces on Orford Hill (to be secured via Grampian condition).  15 internal staff bicycle spaces.
	No of cycle parking spaces
	The site will be serviced off White Lion Street, as per the existing arrangement. 
	Servicing arrangements
	Representations
	9. This application was advertised on site with site notices at Haymarket and White Lion Street and in the press.  Adjacent and neighbouring properties have been notified in writing.  No letters of representation have been received.  
	One letter of objection was received from the Norwich Society strongly objecting to the proposal on the grounds this is an ugly, insensitive proposal, harmful to the character of two streets.  Haymarket is an historic area and needs quality architecture.  Since receipt of amended plans, a further consultation to Norwich Society has been sent.  The Norwich Society retain their objection on the grounds that whilst they have taken English Heritage comments into consideration, done away with the mansard roof and used a set-back vertical wall instead, giving a less monotonous building line, the proposal still does little to acknowledge any of its surroundings or the historic and conservation character of the frontages within which it sits.  Its appearance remains bland and out of keeping with the character of Gentleman’s Walk.  The materials palette has been improved, using dark stone instead of vinyl cladding, however these still represent a standard commercial specification rather than referencing specific context.  
	Consultation responses
	Historic England
	Highways (local)

	10. Statutory consultation responses received are summarised below, the full responses are available to view at http://planning.norwich.gov.uk/online-applications/ by entering the application number.
	11. Historic England has provided advice and comments throughout the application process and the design of the proposals have evolved on this basis.  The latest comments from Historic England note the following:
	12. The revised plans show the new designs have responded to our previous advice, particularly in the way they attempt to show the floor levels stepping down on Haymarket and some vertical differentiation to distinguish the historic plot boundaries contained in the site. The simplification of the top storey is also welcome. The detailing of fenestration, the formation of relief detail in the facades and quality of cladding materials (especially the brickwork) will be very important but we are content to defer to the Council's discharge of conditions to cover those aspects and would not object to the granting of consent. The Council should also confirm that the County archaeological services are satisfied that suitable monitoring and mitigation strategy is in place before permission is granted.
	Archaeology 
	13. Standard conditions should be applied to include monitoring works adjacent to the undercroft.
	Lead Local Flood Authority
	14. No comments to make. 
	15. No objection subject to necessary cycle parking conditions being applied.
	Assessment of planning considerations
	Relevant development plan policies
	Other material considerations
	Main issue 1: Principle of development
	Other matters

	16. Joint Core Strategy for Broadland, Norwich and South Norfolk adopted March 2011 amendments adopted Jan. 2014 (JCS)
	 JCS2 Promoting good design
	 JCS11 Norwich city centre
	17. Norwich Development Management Policies Local Plan adopted Dec. 2014 (DM Plan)
	 DM1 Achieving and delivering sustainable development
	 DM3 Delivering high quality design
	 DM9 Safeguarding Norwich’s heritage
	 DM18 Promoting and supporting centres
	 DM20 Protecting and supporting city centre shopping
	 DM21 Protecting and supporting district and local centres
	 DM28 Encouraging sustainable travel
	 DM31 Car parking and servicing
	18. Relevant sections of the National Planning Policy Framework March 2012 (NPPF):
	 NPPF0 Achieving sustainable development
	 NPPF2 Ensuring the vitality of town centres
	 NPPF4 Promoting sustainable transport
	 NPPF7 Requiring good design
	 NPPF12 Conserving and enhancing the historic environment
	19. Supplementary Planning Documents (SPD)
	 Main town centre uses and retail frontages SPD adopted December 2014
	Case Assessment
	20. 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 Framework (NPPF), the Councils 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.
	21. Key policies and NPPF paragraphs – DM18, DM20, DM21, NPPF paragraph 23.
	22. Paragraph 23 of the NPPF supports positive and competitive town centre environments.  Policy DM18 promotes the provision of retail within primary retail frontages, such as this, in accordance with the retail hierarchy as set out in Policy 19 of the Joint Core Strategy, which directs retail and other town centre uses primarily to Norwich City Centre.  Policies DM20 and DM21 seek to protect retailing uses within the Primary Shopping Frontages and promote the use of first floors.  On this basis the proposal will retain A1 retail in this location, it is considered in acceptable in principle and in accordance with the NPPF and the Development Plan, subject to consideration of other relevant material planning consideration as set out below. 
	Main issue 2: Design and heritage
	23. Key policies and NPPF paragraphs – JCS2, DM3, DM9, NPPF paragraphs 9, 17, 56, 60-66 and 128-141.
	24. The site is located within the St Stephen character area of the Conservation Area and within the setting of a number of heritage assets.  This part of the Conservation Area is characterised by large buildings and blocks of buildings and has a modern feel, despite having a number of historic buildings.  The routes are wide with large open spaces at junctions representing previous market areas, as set out in the St Stephens Conservation Area appraisal.  St Peter Mancroft church dominates views along Haymarket.  The predominant materials in this location are red brick with pantile roof and sash windows, although slate is also a common roofing material which became popular in C19.
	25. The aims for this area, as set out in the St Stephens Conservation Area Appraisal, are to improve shopfronts; control advertising; and create a high quality street scape.  The proposal is to reconfigure the shop fronts, add additional glazing at first floor levels, as well as articulate shop fronts with glazing bars to improve the outlook of the frontage.  The third floor mansard roof has been set back from the front elevation and therefore will have a limited aspect from the street scene, which on Haymarket will be partially blocked by existing trees as you descend to the street outside the building.  A separate advertisement consent application will be required to consider any proposed advertisements.  It is considered that subject to the use of good quality materials (to be secured by condition) the proposals will actually enhance these three shop fronts and improve the character of the street scape and Conservation Area in this location.  
	26. The site is surrounding by Listed and locally Listed Buildings, including Norwich castle, to the North of the site, although as set out in the Conservation Area Appraisal, views in this area are general dominated by St Peter Mancroft Church.  
	27. To the east side of the site is Norwich Castle (Grade I Listed), with views possible from the roof.  Numbers 20, 22, 22a and 24 White Lion Street and 2 (formerly the Bell Hotel), 6, 7, and 8 Orford Hill, (all Grade II Listed) and 2 and 10-11 Haymarket are locally Listed.  To the south, The Lamb Inn, 2 Orford Place (The Burlington Buildings) and numbers 14 and 18 Hay Hill (all Grade II) and numbers 11 Orford Hill, 1, 29-31 and 33 Orford Place are locally listed.  To the west is St Peter Mancroft Church (Grade I Listed) numbers 19-20, 21, 22, 22a, 23 and 24 Haymarket (all Grade II).  On the north side of the store is the site of Curat’s House (Grade II*) which is a Scheduled Ancient Monument and No’s 3-4 Haymarket (Grade II).
	28. Paragraph 131 of policy 12 of the NPPF, requires local planning authorities to take account of the desirability of sustaining and enhancing the significance of heritage assets and putting them to viable uses consistent with their conservation; the positive contribution that conservation of heritage assets can make to sustainable communities; and the desirability of new development making a positive contribution to local character and distinctiveness. 
	29. The proposal has been the subject of a number of revisions and alterations, which have been examined and revised on the advice of Heritage England and officers.  The resultant design is considered acceptable, subject to the use of good quality materials.  The proposal, given its use of the existing footprint and that is likely to be an improvement to the existing situation, is unlikely to significantly impact the setting of surrounding heritage assets.  The proposed new foundations and lift pits for the new development will be located away from the party wall on the north side so as not to have any structural impact on the adjacent Curat’s House and a monitoring condition, as recommended, will be applied to ensure these works do not affect the undercroft of this Scheduled Ancient Monument.  The proposals are considered to make less than substantial harm to the significance of locally designated heritage assets and will actually provide public benefits through improving the street scene in this location.
	30. The resultant design includes sufficient set back of the third floor onto both Haymarket and White Lion Street so as not to be significantly visible in the street scene.  The shop fronts and materials have been altered to relate better to the Haymarket Street Scene and to provide greater breakage in this conjoined frontage so as not to over dominate the street scene.  Materials will need to be checked and approved and a further advertisement consent submitted to approve signage to ensure it is appropriate on such a large shop front in this location.  On this basis and subject to the conditions proposed, the proposal is considered appropriate in terms of design and heritage and in accordance with policies JCS2, DM3, DM9 and policies 6 and 12 of the NPPF. 
	Main issue 5: Transport
	31. Key policies and NPPF paragraphs – JCS6, DM28, DM30, DM31, NPPF paragraphs 17 and 39.
	32. The Local Highways raise no objection to the proposal, subject to the provision cycle parking.  A Grampian condition has been proposed securing 30 off site cycle parking spaces on Orford Hill and 15 internal staff bicycle spaces to be split between a storage area in the ground floor goods in area and the second floor stock room alongside the staff lifts, as shown on the plans.  This is considered an acceptable level of provision.
	33. No car parking is proposed as part of this development, this is acceptable based on the existing provision within local car parks. 
	Main issue 7: Energy
	34. Key policies and NPPF paragraphs – JCS3, DM1, NPPF paragraphs 94 and 96.
	35. Policy JCS3 requires developments, such as this, which are over 1000 sqm to provide 10% of the schemes total energy requirements by renewable means.  A supporting Energy Statement has been submitted with the application and proposes the provision of air source heat pumps to be installed in the four handling plant units located on the roof.  These will exceed the target of 10% and will be discreetly located.  On this basis the proposal is considered in accordance with Policy JCS3.
	Flood Risk
	36. The application has been submitted with supporting information with regards to flood risk.  The submitted Flood Risk Assessment (FRA) concludes that this use is acceptable in Flood Zone 1 as it is ‘less vulnerable’ development and the site is considered to be at low risk of flooding from all other sources.  The submitted FRA proposes to discharge surface water to the same outfall rates at present and for the consideration of the use of green roofs.  A condition is therefore proposed for the development to comply with the details as outlined in the submitted FRA.  This is considered to be in accordance policy 10 of the NPPF, which requires new development to ensure flood risk is not increased elsewhere and Policy DM5 which supports the use of mitigation measures to deal with surface water arising from development proposals, to minimise the risk of flooding and where possible reduce the risk, within the surrounding area.
	37. Also, a noise assessment was submitted looking specifically at the proposed heating, ventilation and air conditioning plant.  The report concludes that the plant proposed would not adversely impact the local area and would not result in a perceptible increase in background noise.  Given the location of the development, it is not considered any further works or conditions are necessary and that the proposal accords with policy 11 of the NPPF.
	Compliance with other relevant development plan policies 
	38. A number of development plan policies include key targets for matters such as parking provision and energy efficiency.  The table below indicates the outcome of the officer assessment in relation to these matters.
	Compliance
	Relevant policy
	Requirement
	Yes subject to condition
	DM31
	Cycle storage
	Not applicable
	Car parking provision
	DM31
	Yes subject to condition (however the arrangements are to be an extension to the existing arrangements)
	Refuse Storage/servicing
	DM31
	Yes subject to condition
	JCS 1 & 3
	Energy efficiency
	DM3
	Equalities and diversity issues
	39. There are no significant equality or diversity issues.
	S106 Obligations
	40. None.
	Local finance considerations
	41. 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.
	42. 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.
	43. In this case local finance considerations are not considered to be material to the case.
	Conclusion
	44. The proposal is considered acceptable in principle and through alterations and revisions would have an acceptable impact on the character and appearance of the street scene, as well as the Conservation Area.  The proposal is unlikely to impact the setting of local heritage assets.  On this basis the development is considered 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
	To approve application no. 16/00536/F - 5 - 9 Haymarket Norwich NR2 1QD and grant planning permission subject to the following conditions:
	1. Standard time limit;
	2. In accordance with plans;
	3. Materials; 
	4. Cycle storage; 
	5. Energy/Air source heat pumps;
	6. Refuse and servicing arrangements;
	7. The flood risk measures as outlined in the submitted FRA;
	8. Archaeology condition – Written Scheme of Investigation with monitoring of works.
	Article 35(2) statement
	The local planning authority in making its decision has had due regard to paragraph 187 of the National Planning Policy Framework as well as the development plan, national planning policy and other material considerations, following negotiations with ...
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	5(D) Application\ nos\ 1600782F\ and\ 1600783L\ -\ Sainsbury\ Centre\ for\ Visual\ Arts,\ University\ of\ East\ Anglia,\ Earlham\ Road,\ Norwich\.
	Item
	Planning applications committee
	Report to 
	8 September 2016
	Head of planning services
	Report of
	5(D)
	Application nos 16/00782/F and 16/00783/L - Sainsbury Centre for Visual Arts, University of East Anglia, Earlham Road, Norwich.
	Subject
	Reason        
	Objection 
	for referral
	University
	Ward: 
	Lee Cook - leecook@norwich.gov.uk
	Case officer
	Development proposal
	Extension of car park P7 (Biological Sciences Car Park) and provision of on street parking off Norfolk Road adjacent to the Sainsbury Centre for Visual Arts (SCVA).
	Representations
	Support
	Comment
	Object
	2 (plus original architects for the SCVA)
	1 (C20th Society)
	Key considerations
	Main issues
	Close ties of SCVA to the University; Failure of parking operationally and for reputation; Trip analysis.  
	1 Principle
	Reasoned justification for increased car parking; Wider actions by the University to reduce car parking or encouraging modal shift; Management of the car parking and SCVA travel demand.
	2 Transportation
	Building setting; Group value; Natural landscape’ setting; Hard and soft landscaping; Norfolk Road bay; Public benefit of access and viable operation.
	3 Heritage and design 
	Green edge/setting and Yare Valley setting; Screening; ecological benefits; Replacement tree planting
	4 Landscaping and river valley
	Arboricultural method statement works within root protection areas; TPO root levels; Grading within this space
	5 Trees
	14 September 2016
	Expiry date
	Approve Planning Permission subject to conditions.
	Recommendation 
	Grant listed building consent subject to conditions.
	The site and surroundings
	1. The Sainsbury Centre for Visual Arts (SCVA), designed by Foster Associates, was constructed through 1977 and opened in 1978 in order to house the art collection of Lord and Lady Sainsbury and to provide academic study and research space. The Crescent Wing, a semi-sunken extension containing gallery and work spaces, stores, and offices, is located at the south-east end of the Sainsbury Centre building. The building stands on the south-west side of the University of East Anglia (UEA) campus, first developed to the master plan and designs of Denys Lasdun in the 1960s. 
	2. The Biological Sciences Car Park is located to the side of the Biological Sciences building. The existing facility currently provides 12 formal parking spaces and is accessed via Norfolk Road which is a one-way, single track road which links the lower (western) end of Chancellors Drive with the entrance to the SCVA building.
	Constraints
	3. The SCVA building is now listed at Grade II*. Historic England have advised that the Crescent Wing addition to the original building is too young to be assessed for listing and is not included in the main building listing. 
	4. A number of other buildings at the UEA were listed in 2003: Suffolk and Norfolk Terrace (the ziggurats), both at Grade ll*, and the Teaching Wall and the Library, both at Grade ll. These form a core group to the central campus with the Sainsbury Centre linked to these at high level via a connection to the grade II listed walkway running between the ziggurats and Teaching Wall at its west end. 
	5. The Conservation and Development Strategy for the University is adopted and agreed between UEA, Historic England and Norwich City Council. The UEA Landscape Strategy was also adopted in 2010. These act as a philosophy and guide for development and maintenance works on the campus buildings and landscape. 
	6. The site is immediately adjacent to the designated river valley area under policy DM6 of the development management policies plan, which leads down to University Broad and river Yare. Land to the north of Norfolk Road contains a tree protection order and the adjoining woodland to the south is part of a designated wildlife site.
	Relevant planning history
	Date
	Decision
	Proposal
	Ref
	24/11/1988 
	Approved
	Extension to Sainsbury Centre basement to provide ancillary accommodation including storage, workshop facilities, and small gallery/multi purpose space (Amended Scheme)
	4/1988/1260
	25/05/1989 
	Temporary
	Construction of temporary site service roads.
	4/1989/0433
	29/12/2003 
	Approved
	Alterations and erection of glass canopies to School and Gallery entrances, installation of rooflight to crescent wing, and new external floor/ surface finishes and bollards
	03/00307/F
	30/05/2013 
	Approved
	Removal and partial replacement of glazed balustrades, removal of existing visitor reception desk and relocation of visitor shop and new reception to the main gallery conservatory area.
	13/00747/L
	24/10/2013 
	Approved
	External works to glazing and doors for the main building and glazing, balustrade and louvres for the Crescent Wing.
	13/01145/F
	05/02/2014 
	Approved
	Internal and external works and repairs to the Main Building 
	13/01146/L
	17/03/2015 
	Approved
	Temporary car park on south-west side of building up to 26th July 2015.
	15/00125/F
	17/03/2015 
	Approved
	Temporary car park on south-west side of building and associated works.
	15/00126/L
	18/03/2015 
	Withdrawn
	Permanent car park on south-west side of building and associated works.
	15/00136/F
	17/03/2015 
	Withdrawn
	Permanent car park on south-west side of building and associated works.
	15/00137/L
	15/04/2015 
	Approved
	Non-material amendment to permission 15/00125/F comprising a change of surface materials from Euromat and porta-path matting to Supa-Trac panels.
	15/00490/NMA
	13/11/2015 
	Approved
	Details of condition 4 - submission of car park statistics within two months of cessation, of planning permission 15/00125/F.
	15/01413/D
	The proposal
	Summary information

	8. This application proposes the construction of visitor car parking for use in connection with the SCVA accessed via the existing surfaced entrance from Norfolk Road. It will serve the building at all times including major exhibitions, normal day-to-day activities and special events.
	9. The proposals are to create an extension to existing car park P7 (Biological Sciences Car Park) to provide additional visitor car parking spaces accessed by the existing service track to the car park from Norfolk Road. The car park extension will be located immediately to the south of the existing facility. The proposals also include the provision for 10 new parallel parking bays adjacent to the Norfolk Road on its northern edge. This is designed to replicate the existing bays currently adjacent to the SCVA building servicing the needs of disabled people. 
	Key facts
	Proposal
	Scale
	Site area of 1,200m²
	Total floorspace 
	Norfolk Road bay 60m long, 3.2m wide.
	Max. dimensions
	Area P7 car park - 45.8m wide, 28.5m deep including 16m extension (plus path and landscaping 2.7m)  
	Appearance
	Resin bond aggregate or block paviour surface systems to match those within adjoining areas. Concrete kerbs and surface mounted parking bay markers also match those provided on site. 
	Materials
	Cellweb tree protection system, aggregate and semi-permeable membrane within area P7. Standard construction base and paviour along Norfolk Road hand excavated within root protection areas. 
	Construction
	Operation
	None indicated but it is proposed that the car park will be for SCVA use
	Opening hours
	None indicated. Ticketing is currently controlled via the SCVA main reception. 
	Ancillary plant and equipment
	Transport matters
	Via the existing service route accessing from the one-way route along Norfolk Road
	Vehicular access
	12 existing, 26 additional to P7 (38 in total) and 10 proposed along Norfolk Road. 
	No of car parking spaces
	6 spaces – 3 hoops on reinforced surface adjacent to P7
	No of cycle parking spaces
	Via the existing service route accessing from the one-way route along Norfolk Road
	Servicing arrangements
	Representations
	10. Advertised on site and in the press.  Adjacent and neighbouring properties have been notified in writing.  2 letters of representation have been received in support of the proposal citing the issues as summarised in the table below.  All representations are available to view in full at http://planning.norwich.gov.uk/online-applications/ by entering the application number.
	11. Letter of support also received from Foster Architects (Sir Norman Foster and practice are the original architects). 
	Response
	Issues raised
	Noted
	The building and gallery are an asset for Norwich. The SCVA is an important institution and cultural experience for the locality and in recent years has drawn larger numbers of visitors.
	Noted
	Present parking is a problem for the University and the public. Travel by car for some is essential. From personal knowledge many people are deterred from visiting because of inadequate parking. 
	Noted
	There are only 3 disabled spaces and P7 is almost always full. Some temporary parking has been provided in the past which improves visitor experience and highlights how important improved dedicated facilities are needed and improve access for all. 
	Noted
	Pleased to hear that parking on the river valley side is not being pursued. This is one of the few undeveloped areas of campus and an important part of setting to buildings. Modest expansion of existing parking area that are screened is a better solution. These will be landscaped to further reduce impacts. 
	Consultation responses
	Design and conservation
	English Heritage
	Highways (local)
	Landscape
	Natural areas officer

	12. 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.
	13. Discussed at pre-application stage. No objections raised to principle. 
	14. Discussed at pre-application stage. No objections raised to principle. The application should be determined in accordance with national and local policy guidance and on the basis of your specialist conservation advice. 
	15. No objection in principle to this proposal, the need for operational car parking appears justified. What is not clear is how the parking spaces would be managed. To ensure that these are short stay parking it may be advisable to have some kind of permit or Pay & Display system in place to allow parking for up to 4 hours only. Otherwise there is a risk that these parking spaces will be used for staff commuting associated with the Sainsbury Centre or wider campus.
	16. It is disappointing that this application has not considered improving all other travel modes. For example cycle parking associated with the Sainsbury Centre is exposed to the elements opposite the entrance. As the Sainsbury Centre is a destination for a wide variety of events and has a school located within it, there is scope for enhanced cycling travel. It would be desirable if the car parking adjacent to Biological Sciences had some provision for covered secure cycle parking.
	17. Initial concerns mainly relating to visual impact and lack of replacement tree planting but considers that the proposals would be acceptable subject to minor revisions.
	18. The existing parking area doubled in size together with the parking proposals alongside Norfolk Road and the loss of existing trees would have a negative visual impact on UEA campus/parkland and on the setting of listed buildings. However it is accepted that the main location for parking is probably the optimum available. The detailed hard landscaping proposals have been carefully considered and use appropriate materials.
	19. In order to replace biomass and visual amenity we require replanting on a 3 new for 1 loss basis. Given the loss of existing trees and the impacts of the proposals, the application should include replacement tree planting in mitigation for losses.  
	20. Comments on surface water pipe routed through the Root Protection Area of the existing Oak and easternmost parking space alongside Norfolk Road impact on the adjacent Atlas cedar. Would like to see pipe re-aligning or hand-digging the trenching within the RPA and the row of parking spaces reduced to avoid the impact on the Atlas cedar. 
	21. Screening the car park with hedging which is deciduous may not provide screening during the winter months. Suggested evergreen hedging such as Yew which currently screens part of the existing car park to provide better year-round screening, and may grow more successfully under the canopies of existing trees would also create a visual unity and simplify maintenance. Suggested including some different plant species with both ornamental and wildlife-friendly characteristics to enhance biodiversity benefits.
	22. Subsequent amendments made to scheme following recommendations. No further comment. 
	23. It is noted that a number of trees will be lost as part of this proposal. Although these trees may not be, in themselves, of any great wildlife or landscape value there should be arrangements for compensatory planting on the UEA campus. 
	Twentieth Century Society
	24. Wish to object to the application in its current form. The SCVA is a Grade II* building by Sir Norman Foster, which designates it as being amongst the 5.5% most exceptional listed buildings nationally. It lies in the grounds of the University of East Anglia (UEA), and adjacent to the Grade II* listed Norfolk Terrace and walkways designed by Sir Denys Lasdun. 
	25. We recognise that there is a need for accessibility which will ensure that the building is able to remain in viable use and cater to a growing number of visitors. However, we consider that increasing car parking space within the immediate setting of the SCVA is an inappropriate solution to this problem. 
	26. We consider the landscaped setting of the SCVA, and the UEA more generally to be of the utmost importance. The landscape was part of the original masterplan by Lasdun, which was carefully planned to flow around the buildings and integrate them seamlessly into their surroundings. Similarly the SCVA was designed to emerge from the grassy plateau on which it stands. We consider that additional car parks would impinge on the setting in a harmful way. 
	27. We are concerned that as the profile of the SCVA grows, there will be a continued need for further car-parking space and that if this application is permitted it will set an unsustainable and harmful precedent. We also consider that there are a number of measures which could work to reduce demand and facilitate accessibility which have not been put into practice, and as such as we cannot consider the justification to be convincing at this stage. 
	28. The Planning, Design and Access Statement (p.10) states that parking provision in the central car park is ‘not popular to visitors and does not provide a clear pedestrian route to the centre… many visitors who are not familiar with the campus have experienced difficulty in finding the centre.’ We urge that as an initial measure, signage is introduced in order to make walking routes to the SCVA clearer. 
	29. We also understand that there is no current ‘timed ticketing’ system in place that would control arrival times, nor that any other initiatives have been introduced to alleviate demand at peak times. 
	30. Whilst there will be a continual need for on-site car parking, it seems apparent that a long-term solution which would serve to lessen on-site demand for space is urgently required. Given the SCVA’s location and the lack of sufficient public transport in the area, dedicated SCVA transport running throughout the year would make the centre significantly more accessible to larger groups of people. As only 2.2 people visit on average per car, focusing efforts on providing dedicated transport would be a practical and sustainable way of both catering for and increasing visitor numbers. We urge that this is seriously considered. 
	31. The Twentieth Century Society considers that an extension of the current car park P7 would be an acceptable way to provide an immediate solution to the problem. However given the lack of less intrusive and more sustainable measures in place to increase accessibility and satisfy demand, we recommend that the designation of a new car-parking space to the north of the SCVA is refused. Instead, we urge that the University looks in to undertaking more sustainable long-term alternatives. 
	Assessment of planning considerations
	Relevant development plan policies
	Other material considerations
	Main issue 1: Principle of development
	Other matters

	32. Joint Core Strategy for Broadland, Norwich and South Norfolk adopted March 2011 amendments adopted Jan. 2014 (JCS)
	 JCS1 Addressing climate change and protecting environmental assets
	 JCS2 Promoting good design
	 JCS5 The economy
	 JCS6 Access and transportation
	 JCS7 Supporting communities
	 JCS8 Culture, leisure and entertainment
	 JCS9 Strategy for growth in the Norwich policy area
	 JCS12 The remainder of the Norwich urban area including the fringe parishes
	33. Norwich Development Management Policies Local Plan adopted Dec. 2014 (DM Plan)
	 DM1 Achieving and delivering sustainable development
	 DM3 Delivering high quality design
	 DM6 Protecting and enhancing the natural environment
	 DM7 Trees and development
	 DM9 Safeguarding Norwich’s heritage
	 DM22  Planning for and safeguarding community facilities
	 DM26 Supporting development at the University of East Anglia (UEA)
	 DM28 Encouraging sustainable travel
	 DM30 Access and highway safety
	 DM31 Car parking and servicing
	34. Relevant sections of the National Planning Policy Framework March 2012 (NPPF):
	 NPPF0 Achieving sustainable development
	 NPPF1 Building a strong, competitive economy
	 NPPF4 Promoting sustainable transport
	 NPPF7 Requiring good design
	 NPPF11 Conserving and enhancing the natural environment
	 NPPF12 Conserving and enhancing the historic environment
	35. Supplementary Planning Documents (SPD)
	 Landscape and trees SPD adopted June 2016
	Case Assessment
	36. 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 Framework (NPPF), the Councils 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.
	37. Key policies and NPPF paragraphs – DM1, DM6, DM7, DM9, DM22, DM26, DM28, JCS1, JCS2, JCS5, JCS6, JCS7, JCS8, NPPF paragraphs 7 - 10, 19, 20, 30, 36, 59, 109, 116, 129, 131 - 134. 
	38. The SCVA is an important cultural asset for the area and should be encouraged to operate successfully. The building is purposefully designed in both adaptability and location to serve its function as an exhibition and learning space and to reinforce the close ties it has to the University. Included in this is the design ethos of a building (such as with the ziggurats) set within a landscape context – this predominantly being the river valley but includes areas of woodland and planting linking through the area.
	39. During the Masterpieces exhibition held at the SCVA (September 2013 to March 2014) the Centre saw daily visitor averages of around 350 persons, which increased in the last few weeks to in excess of 600 visitors. This exhibition was heavily oversubscribed resulting in extreme traffic conditions on campus, including pressure on the main campus roadways, and use of unapproved parking areas. The effect of this failure of parking was both operational, with impact upon the business and fire & safety of the University, and reputational with many complaints being received by both the Sainsbury Centre and the University generally. 
	40. In 2015 planning and listed building applications were approved for a temporary car park situated to the south-west of the SCVA building (reference 15/00125/F and 126/L). The purpose of this facility was to serve the unplanned needs of the Francis Bacon and the Masters exhibition which ran from 20 April – 26 July 2015 inclusive but also to afford the SCVA some opportunity to assess local parking need for the facility. This dedicated, controlled parking facility was for a 20 space car park and additional 40 spaces as overflow for parking at peak times for main exhibition visitors. A condition of the approval was to submit details of survey results, visitor trip analysis and travel information arising from this exhibition. The results from this exhibition period form the basis of justification for this proposal. 
	41. It should be recognised that the SCVA is strongly linked to campus activities and operational needs. If the justification for parking next to the SCVA is not robust, then any permission here could lead to more requests to take the easy option of parking on other landscape areas around buildings and in the valley. With regards to the principle of the proposal the main issues for consideration are the reasoned justification for increased car parking; impact on listed buildings; and impact on landscape quality and biodiversity. 
	Main issue 2: Transport
	42. Key policies and NPPF paragraphs – JCS5, JCS6, DM28, DM30, DM31, NPPF paragraphs 17, 30, 36, 37 and 39.
	43. The data presented, following assessment mentioned above, was from the Sainsbury Centre south car park only and was taken for the duration of the exhibition. Summaries of the calculation of visitor peak; length of stay; responses to travel demand/management; and to alternative modes being available such as the shuttle service to the City centre etc. to help manage arrival times/types and visitor peak timings/impacts are provided. There are some gaps in the dataset but it gives an opening understanding of the demand for car parking required by the SCVA when large exhibitions are held at the Centre. 
	44. The key statistics are shown as - Average Stay of Visitors: 2 hours 18 minutes; Average number of passengers per car: 2.2; Average number of cars per day: 40; Average number of cars per week: 277; Busiest arrival period: 10:00 – 10:59 am; and Total number of cars recorded over the period of the exhibition: 3,876.  
	45. As an interim measure during current temporary exhibitions, an area of the Central Car Park has been given over for use by Sainsbury Centre visitors only. This has resulted in a reduction of parking for the University. This parking is reasonably related in physical terms to the SCVA building but it is reported that many visitors who are not familiar with the Campus have experienced difficulty in finding it or the SCVA. 
	46. The SCVA have advised that it became increasingly apparent during the Francis Bacon and Masterpieces exhibitions, that the existing availability of dedicated parking harmed the reputation of the SCVA as a gallery fit for such exhibitions, and has impacted upon returning visitor numbers. Both the University and the Sainsbury Centre received numerous complaints relating to the availability and location of parking during the most recent major exhibitions.  
	47. Although in an edge location of Norwich the UEA travel plan and other initiatives have actively helped to secure modal shift including regular bus connection to the site from the City centre and train station and from other locations. Wider actions by the University have effectively reduced car parking spaces on campus (such as those being removed from the boiler house and from Blackdale). The other actions they are taking to encourage and secure access to the campus by alternative means of transport other than by car are effectively limiting the scope for the SCVA to operate effectively and integrally to the wider campus due to increasing pressure on remaining parking. 
	48. The UEA advise that they are continuing to have access to the Park and Ride service from Costessey but following the recent change from County Council operation to Konect Bus, the frequency of this service is now every 30 minutes and in term time only. The £1.00 parking and fare has been retained but the reduction to term time operation only impacts greatly on the ability of SCVA visitors to use it. In addition, the set-down points are the furthest point from the SCVA building which may also limit its potential use.
	49. In addition to the above, the UEA are currently developing a 15-year parking strategy as part of the wider 2030 Vision Plan which will seek to determine a preferred way forward in terms of meeting future parking demand. This is currently a work in progress but it is being produced in conjunction with the UEA Travel Plan. A recent change to the Campus parking has been the introduction of a priority pricing band on the Main Car Park which affects visitors. Between 06:00 and 10:00 there is a charge of £5.00 per hour for visitor parking. In addition, the University has been promoting holding meetings in the afternoons where parking is more readily available. Current demand from permit holders for parking remains static with around 44% of staff commuting by car. Students can only gain a permit if they make a successful appeal and around 100 students who have welfare needs have achieved permits in the current academic year. 
	50. As part of the SCVA's planning for visitors, the use of public transport, shared cars and other means of travel to the Centre were and continue to be positively encouraged. This has been noted by some visitors and there is some evidence that people do use other forms of public transport to access the Centre. The SCVA have; however, advised that the main current demographic of the SCVA means that it is difficult to promote other alternatives such as cycling or walking and even bus travel for many of their visitors as this is claimed to be a daunting prospect. 
	51. With regards to other public transport options, the agent advises that talks have taken place with all of the East Anglian rail service providers to investigate where there might be mutual benefits or opportunities. None have been identified so far. The SCVA therefore would wish to encourage reduced car use, while catering for a reasonable level of demand for car parking.
	52. In the past the SCVA have also explained actions towards travel planning for their operations including the offer of a free phone taxi service and suggestion for timed tickets being issued when booking to visit, to control arrival times and peak impacts. A number of initiatives could be further investigated such as differential pricing strategy, ticket and barrier control of the car park, education on travel planning etc. to encourage individuals to travel by means other than by car in line with other travel plan initiatives for the UEA. 
	53. The earlier application submissions demonstrated significant weaknesses in the justification for the parking scheme on either a temporary or permanent basis. However; experience with earlier major exhibitions suggests that the SCVA will have difficulties in meeting parking demand and they have expressed that they would not wish to repeat the experience of creating or using unauthorised car parking areas as they have done previously. This leaves the SCVA in some difficulty with ongoing major exhibitions coming up for which some degree of forward planning is required.
	54. The side of the building where parking is proposed forms a limited part of the Yare Valley character area and a significant part of the setting of the SCVA Grade II* listed building. The SCVA also has group value as part of the Lasdun designed campus within a natural landscape setting. Any additions to that scene have the potential to detract from it. Car parking as well as the introduction of ground and boundary markings along with other features could easily detract from the simplicity and purity of the appearance of buildings within the area. 
	55. There is an underlying issue of car parking generally at the UEA which requires ongoing management. Whilst the campus is operating under its maximum car parking cap and running an efficient travel plan to reduce travel by car, the UEA do still have the option to build out the permission they have for the multi-storey car park. It is recognised that some car parking is required for the SCVA and whereas there has been an opportunity to capture peak demand within the nearby central car park, the University are unlikely to be able to cater for this, as they have been able to do in the past.
	56. Misgivings have been expressed in writing by the C20th Society in their responses to the application. Historic England in discussions with the applicant have indicated their in principle support to parking on this side of the building which has a reduced impact on the buildings setting and river valley character. In recognising the difficulties in promoting car parking on any basis for use by the SCVA, on balance, and in order to promote the cultural and business potential of this international exhibition space permission on the basis of that now requested is considered acceptable subject to conditions and is proportionate to the expected SCVA parking demand. Conditions are suggested to limit use by visitors to the SCVA only and to require details of how the SCVA will achieve this and manage parking spaces. Key to taking this issue forward is some degree of demand management to help avoid further problems and additional parking requirement in the future and a condition is also suggested requiring methods of travel planning initiatives to be implemented by the SCVA to encourage modal shift in line with the overall campus strategy. 
	57. The transport officer has also commented about the lack of cycle parking within the scheme. There is already some cycle parking near the SCVA entrance and the application has been revised to indicate additional provision for at least 6 bikes which would increase the accessibility of the SCVA and help reduce demand for car parking. 
	Main issue 2: Heritage and Design
	58. Key policies and NPPF paragraphs – DM9, JCS1, JCS2, NPPF paragraphs 128-141; DM3, JCS2, NPPF paragraphs 9, 17, 56 and 59-66.
	59. The Sainsbury Centre is a recently listed grade II* structure. It was listed for a number of reasons, but the list description makes clear that part of the significance of the building is its group value with other university buildings and the position of the building ‘in a natural landscape’ setting. Standing on the Crescent Wing extension south of the building or to the south west, the Centre appears to rise from the grass unencumbered by hard surfacing or street furniture and without other buildings or even the movement of cars and pedestrians to detract from an appreciation of it.
	60. The setting on this side makes a particular contribution to the Sainsbury Centre's significance and any additions to that scene have the potential to detract from it. The newly proposed area of parking is adjacent to a number of other listed buildings at the UEA including Norfolk Terrace (the ziggurats) at Grade ll*, and the Teaching Wall and walkway, at Grade ll. The Sainsbury Centre is linked to these at high level via a connection to the listed walkway running between the ziggurats and Teaching Wall at its west end.
	61. Even a small number of cars being parked next to the building have the potential for a harmful impact on its appearance and architectural significance, but it is not only vehicles that can change the quality of the building's immediate setting. Features designed to create a more independent, unstaffed and permanent facility, such as marked parking bays, lighting, paved paths, etc. can also affect the setting.
	62. In terms of conservation and design policy DM9, any proposed development should ‘take account of the contribution heritage assets make to the character of an area and its sense of place’ and ‘maximise opportunities to preserve, enhance or better reveal the significance of designated heritage assets’. Discussion has taken place on whether any other space across campus would be available for this development but given the various constraints of the campus, layout, setting of buildings and surrounding land designations it is considered that the areas proposed are the most appropriate to serve as a suitable location for such dedicated parking.
	63. Design of the new spaces will be very important and improved details of hard and soft landscaping have been submitted showing suitable surfacing to the areas given the proximity to nearby listed buildings and following the design precedents for surface materials around these buildings. This creates a sense of incorporated space with use of recessive surface material to assist with the design of this. The extended area of P7 will have a hedge screen as existing to reduce the visual impact of cars parked within the space. Retention of some mature tree specimens which assist in screening and landscape setting and additional tree planting are proposed. 
	64. The area alongside Norfolk Road is sensitive being on the edge of the river valley, and in open space which forms part of the UEA parkland campus setting. On the north side of the road there is open grassland with a variety of mature trees (TPO site). To the south side of the road there is a woodland area which is designated as a County Wildlife site. The main objection to the scheme from the C20th Society appears to be in relation to proposed parking in this area.
	65. Norfolk Road is a relatively narrow roadway leading up from Chancellors Drive. The proposed bay would be at the lower end and would not immediately be read in relation to the SCVA or other listed buildings given the change in ground levels and existing tree cover. Design impact would therefore be in relation to the adjacent green spaces. Existing parking exists on the east side of the road closer to the SCVA entrance. 
	66. The earlier wall enclosure of the roadside parking has been revised and the adjoining land is graded to avoid such built features in the area. The use of line painting to the layby was also discouraged as this creates potential under-use of the space for parking and further visual intrusion into the area. Again a repeat in use of existing hard surface materials is suggested to maintain the character of the roadway albeit now widened in part. No other physical elements are proposed e.g. post and chain barriers and overall the design should be relatively simple and discrete. Physical change within the location is appropriately designed and adequately screened for the larger element of the works, which maintains the uncluttered design of listed buildings positioned purposefully within a natural landscape setting and is considered to result in less than substantial harm to heritage assets or setting. 
	67. The public benefit of public access and continued viable operation of the cultural attraction arising from the proposal is weighed against the harm as required in policy 134 of the NPPF and given the nature of this application and circumstances the applicant finds themselves in it may be considered that on this basis the harm is acceptable. However, given the justification it should be recognised that any approval does not set a precedent for parking in this area in the future. It will also be necessary for the Sainsbury Centre to manage customer expectations as regards to parking so that it is clear that the car park is purely for this building. 
	Main issue 4: Landscaping and river valley 
	68. Key policies and NPPF paragraphs – DM3, DM6, JCS1, JCS2, NPPF paragraphs 9, 17, 109, 116 and 118.
	69. Within the buildings listing description of “group value” this specifically states that SCVA – “continues the concepts of site expansion and integrated use, along the zig-zag spine of the campus, in a natural landscape, established by the original masterplan”. As well as building setting also of importance is the green edge and Yare Valley setting, this being additionally protected by local planning policy DM6, and the green infrastructure running throughout the campus.
	70. Screening the car park with hedging as existing helps to reduce visual impact and it has been agreed that there should also be a hedge screen reinstated around any extended P7 car park. That originally proposed along the south side of car park extension was shown as a deciduous species which would not provide as much screening during the winter months. The revision now includes evergreen hedging as Taxus baccata (Yew) which currently screens part of the existing car park and would provide better year-round screening, and grow more successfully under the canopies of existing trees. Making the hedge all Yew also creates a visual unity in the area. Other proposed planting within P7 has been revised to include some different species with both ornamental and wildlife-friendly characteristics to have regard to the biodiversity value of the site and planting to be removed and seeks to provide ecological benefits for the area.
	71. One of the main issues is the removal of a large group of trees which sits as a landscape break to the front of the teaching wall and raised walkway. Given the considerable loss of existing trees and the impacts of the proposals it is important that replacement for losses is achieved to enhance the amenity of the area. In order to replace biomass and visual amenity replanting on a 3 new for 1 lost basis has been agreed. Originally only 2 new trees were proposed and these were both Birch. This is a short-lived tree with a light canopy which would do little to screen the car park from the SCVA entrance. There are also a number of existing Birch trees nearby. 
	72. Additional replacement trees close to parking areas have been shown and include different species of native tree which provide more visual benefit and help increase the variety and the biodiversity benefits of the replanting. A condition is suggested to provide details of remaining tree planting locations to ensure maximum benefit for tree planting mitigation in the area. This should be informed by the wider landscape strategy and setting of surrounding listed buildings. Overall the scheme represents a discrete alteration with no significant adverse impacts upon the designated river valley area or adjacent green links within the campus.
	Main issue 5: Trees
	73. Key policies and NPPF paragraphs – DM6, DM7, JCS1, NPPF paragraphs 109 and 118.
	74. In terms of retained trees the existing Oak adjacent to P7 car park shows a proposed surface water pipe routed through the root protection area (RPA) of the tree. Trenching for such a pipe could cause damage to tree roots and it is suggested that any such works are undertaken by hand rather than mechanically dug. 
	75. Works along Norfolk Road include the re-grading of the grass bank to allow a level connection to the edge of the parking bay. Regrading to the easternmost parking space could have an impact on the adjacent Atlas Cedar which is classed as a category ‘A’ specimen tree. In response to the sensitivity of this location a condition is suggested requiring a meeting on-site to assess root levels and any final potential grading within this space. Details of an arboricultural method statement would also be required for any hand excavation within root protection areas. Conditions are also suggested to ensure compliance with the arboricultural implications assessment, arboricultural method statement and Tree Protection Plan. 
	Compliance with other relevant development plan policies 
	76. A number of development plan policies include key targets for matters such as parking provision and energy efficiency.  The table below indicates the outcome of the officer assessment in relation to these matters. 
	Compliance
	Relevant policy
	Requirement
	Yes subject to condition
	DM31
	Cycle storage
	Specific UEA parking numbers form part of a calculation for the campus as a whole. Increase near the SCVA is offset by other reductions on campus
	Car parking provision
	DM31
	Not applicable
	Refuse Storage/servicing
	DM31
	Not directly applicable. Existing surface water drain connections would be expected to be used with suitable interceptor/trap gullies to prevent oil etc. entering the water run-off. 
	Sustainable urban drainage
	DM3/5
	77. The following matters have been assessed and considered satisfactory and in accordance with relevant development plan policies, subject to appropriate conditions and mitigation:  
	78. Biodiversity. The scheme does not include any additional lighting or any physical impact on the adjoining woodland adjacent to Norfolk Road. As such the scheme should have only limited impact on the woodland and adjoining County Wildlife site. Tree protection works are suggested for those trees to be retained on site and a scheme of replacement tree planting on a 3 new for 1 lost to be planted within this area and adjacent parts of the campus has been suggested subject to further planting details. 
	79. Suggested planting now includes different plant species with both ornamental and wildlife-friendly characteristics. The planting scheme has also been revised to provide species of native tree which provide more visual benefit; a variety of life expectancy and again should help increase the biodiversity benefits of the proposals.
	80. Amenity. The existing car park at P7 is adjacent to the lower floor of the teaching wall. Given that the use exists and there is only a slight increase in activity expected through parking and activity in the area the proposal should not have a significantly detrimental impact upon site operations or neighbouring building users.
	Equalities and diversity issues
	81. There are no significant equality or diversity issues. Main access can be retained to the building and should not be interrupted by the proposed works. 
	82. The SCVA have indicated that the parking areas can be managed to assist with access for individuals visiting the exhibition areas. On balance the proposal is acceptable and provides benefits for people with disabilities and for various age groups wishing to visit the site.
	Local finance considerations
	83. 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.
	84. 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.
	85. In this case local finance considerations are not considered to be material to the case.
	Conclusion
	86. Car parking in the proposed location could result in a degree of harm to the significance of the grade II* listed Sainsbury Centre and ziggurats and grade II listed teaching wall and walkway in terms of the NPPF. Misgivings have previously been expressed as part of earlier applications about the prospect of allowing parking either as a temporary car park or within close proximity to the Sainsbury Centre. Earlier assessment has helped inform the larger debate about locations for smaller, permanent additional car parking designated for the Sainsbury Centre elsewhere on campus and for providing managed solutions which are aimed at avoiding causing substantial harm to the setting of the listed buildings or river valley character area. 
	87. Although the change in the design of the landscape setting could be considered to result in a degree of harm when it is altered, the possibility that the works present an opportunity to allow better access and beneficial continued use of the building does help to outweigh the harm that will be caused. Subject to appropriate replacement landscaping the alterations will relate satisfactorily to the area and will respect the special architectural character of the Sainsbury Centre and other listed buildings. Subject to suitable operation of the parking area the alterations on balance result in less than substantial harm to the significance of the heritage asset and will help to secure the optimum viable use of the building.
	88. It is recognised that the SCVA has difficulties in managing expectations in providing car parking which has subsequent impacts on reputation for the venue and safe operation of the campus. Further ad-hoc or unauthorised parking would not be acceptable and in order to promote the cultural and business potential of this international exhibition space dedicated parking should be considered on a proportionate level based on assessment of need for the venue. On the basis of supporting information for that parking now requested the extent of the proposal is considered acceptable subject to conditions and is proportionate to the expected SCVA parking demand. To support this conditions are suggested to limit parking use to visitors to the SCVA only. Also key is a degree of demand management to help avoid further problems and additional parking requirement in the future. Methods of travel planning to be implemented by the SCVA to encourage modal shift in line with the overall campus strategy are also suggested as being required.
	89. The scheme improves the operation of the building and overall should not have an adverse impact on design or amenities in the area. As such the development and works to the listed building, subject to conditions, are considered to be appropriate. 
	90. 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
	(1) To approve application no. 16/00782/F - Sainsbury Centre for Visual Arts, University Of East Anglia, Earlham Road, Norwich and grant planning permission subject to the following conditions:
	1. Standard time limit;
	2. In accordance with plans;
	3. Submission of landscape details for tree planting and landscape implementation. Subsequent maintenance;
	4. Submission of cycle parking details;
	5. Tree officer meeting 
	6. Submission of AMS for hand dig specification and any alternative land grading
	7. Tree works in accord with AIA/AMS;
	8. Retention of tree protection measures during works; 
	9. Parking for use by visitors to the SCVA only;
	10. Submission of car park management and travel planning details/information
	Article 35 (2) statement
	The local planning authority in making its decision has had due regard to paragraph 187 of the National Planning Policy Framework as well as the development plan, national planning policy and other material considerations, following negotiations with the applicant and subsequent amendments at the application stage the application has been approved subject to appropriate conditions and for the reasons outlined within the officer’s committee report with the application.
	(2) To approve application no. 16/00783/L - Sainsbury Centre for Visual Arts, University of East Anglia, Earlham Road, Norwich and grant listed building consent subject to the following conditions:
	1. Standard time limit;
	2. In accordance with plans;
	Reason for Approval
	Car parking in the proposed location could result in a degree of harm to the significance of the grade II* listed Sainsbury Centre and ziggurats and grade II listed teaching wall and walkway in terms of the NPPF. Misgivings have previously been expressed about the prospect of allowing parking either as a temporary car park or within close proximity to the Sainsbury Centre. Earlier assessment has helped inform the larger debate about locations for smaller, permanent additional car parking designated for the Sainsbury Centre elsewhere on campus and for providing managed solutions which are aimed at avoiding causing substantial harm to the setting of the listed buildings or river valley character area. 
	Although the change in the design of the landscape setting could be considered to result in a degree of harm when it is altered, the possibility that the works present an opportunity to allow better access and beneficial continued use of the building does help to outweigh the harm that will be caused. Subject to appropriate replacement landscaping the alterations will relate satisfactorily to the area and will respect the special architectural character of the Sainsbury Centre and other listed buildings. Subject to suitable operation of the parking area the alterations on balance result in less than substantial harm to the significance of the heritage asset and will help to secure the optimum viable use of the building. 
	The scheme improves the operation of the building and overall should not have an adverse impact on design or amenities in the area. As such the development and works to the listed building, subject to conditions, are considered to be appropriate and in accordance with the objectives of the NPPF, policies 1 and 2 of the Joint Core Strategy for Broadland, Norwich and South Norfolk (2011) and policies DM3 and DM9 of the adopted Development Management Policies Plan (December 2014).
	UEA Plans.pdf
	1432_LP_301 T01 Biological Sciences Car Park Planting Plan WWA A1 (1)
	1432_LP_302_T01 Norfolk Road Planting Plan WWA A1 (1)
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	Application no 16/01118/F - Garages Opposite 2 Oxford Street, Norwich  
	Subject
	Reason        
	City council site 
	for referral
	Town Close
	Ward: 
	Robert Webb
	Case officer
	Development proposal
	Demolition of existing garages and erection of 5 No. two-bed dwelling houses.
	Representations
	Support
	Comment
	Object
	0
	0
	0                                                                                                                                                                                                                                                                                                                                                                                                                                              
	Key considerations
	Main issues
	Principle of redevelopment for housing
	1 Principle of development
	Impact on character of the conservation
	2 Design/ Heritage
	area, impact on the locally listed heritage
	asset, scale, form, massing and
	appearance.
	Consideration of landscaping, impact on trees and residential garden space
	3 Landscaping, trees and open space
	Accessibility of site, impact on car parking,
	4 Transport
	traffic, highway safety, cycle parking, servicing.
	Impact on neighbouring occupiers
	5 Amenity
	Energy and water efficiency of the proposal
	6 Energy and water
	Flood risk to the development and impact of the proposal on flood risk
	7 Flood risk
	Impact of the proposal on ecologicial features
	8 Biodiversity
	Assessment of land contamination on the site
	9 Contamination
	Approval
	Recommendation 
	The site and surroundings
	1. The site is owned by Norwich City Council and currently comprises two garage blocks with a total of 24 garages which are available for public rent. On the opposite side of the road to the north is a conservation area which includes a number of locally listed period houses which face the site. Immediately to the west the land is also within a conservation area there are further residential properties which are locally listed. To the south and east are a residential care home and several blocks of more modern flats known as Somerleyton Gardens. The application site itself is not within the conservation area.
	Constraints
	2. The site is adjacent to a conservation area and a number of locally listed buildings. It is also within a critical drainage area.
	Relevant planning history
	3.  No relevant planning history.
	The proposal
	Summary information

	4. The proposal is the development of one of a series of sites identified by Norwich City Council to provide new affordable housing and which would be developed by a registered provider, Orwell Housing.
	5. In this case permission is sought for the demolition of the existing garage blocks and the erection of a terraced row of 5 no. 2 bedroom houses with associated gardens and parking. Four of the proposed houses would have 1 parking space each, whilst the fifth property would not have a space. 
	Key facts
	Proposal
	Scale
	5
	Total no. of dwellings
	5
	No. of affordable dwellings
	5 x 72.4 square metres (gross internal area)
	Total floorspace 
	2
	No. of storeys
	Overall width of 23.5 metres, depth of 9.5 metres, eaves height 5 metres, ridge height of 8.5 metres.
	Max. dimensions
	68 dwellings per hectare
	Density
	Appearance
	Walls - Buff stock brickwork; roof - dark grey interlocking slate tiles, white Upvc windows and GPR/timber front entrance doors.
	Materials
	Solar pv panels, locally sourced materials, thermal bridging detailing, low energy light bulbs.
	Energy and resource efficiency measures
	Transport matters
	Parking accessed directly from Oxford Street
	Vehicular access
	4
	No of car parking spaces
	1 shed per dwelling
	No of cycle parking spaces
	Bin storage to rear of properties, bins to be presented for on-street collection.
	Servicing arrangements
	Representations
	Environmental protection
	Highways (local)

	6. 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
	7. 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.
	8. The Environmental Protection Officer agrees with the recommendation within the application that further intrusive works are required. If approval is given, it is suggested that conditions are applied. The unexploded ordnance risk may also require further consideration by a specialist due to the close proximity of known WWII bomb drops. 
	9. No objection on highway/transportation grounds. The development and site layout is acceptable, parking, refuse and cycle storage is acceptable. According to our policy, these new build residential properties would not be entitled to on-street parking permits. 
	10. There are only 4 parking spaces for 5 properties, to avoid disappointment it is advisable that some form of parking allocation and control is undertaken, for example properties are only let based on available parking, and droppable bollards installed in the spaces. 
	11. With regard to the displaced garage parking, other garages are available to let nearby at Suffolk Square.
	Tree protection officer
	12. To be reported.
	Assessment of planning considerations
	Relevant development plan policies
	Other material considerations
	Main issue 1: Principle of development

	13. Joint Core Strategy for Broadland, Norwich and South Norfolk adopted March 2011 amendments adopted Jan. 2014 (JCS)
	 JCS2 Promoting good design
	 JCS3 Energy and water
	 JCS4 Housing delivery
	 JCS7 Supporting communities
	 JCS9 Strategy for growth in the Norwich policy area
	14. Norwich Development Management Policies Local Plan adopted Dec. 2014 (DM Plan)
	 DM1 Achieving and delivering sustainable development
	 DM2 Ensuring satisfactory living and working conditions
	 DM3 Delivering high quality design
	 DM4 Providing for renewable and low carbon energy
	 DM5 Planning effectively for flood resilience
	 DM9 Safeguarding Norwich’s heritage
	 DM11 Protecting against environmental hazards
	 DM12 Ensuring well-planned housing development
	 DM28 Encouraging sustainable travel
	 DM30 Access and highway safety
	 DM31 Car parking and servicing
	 DM32 Encouraging car free and low car housing
	15. Relevant sections of the National Planning Policy Framework March 2012 (NPPF):
	 NPPF4 Promoting sustainable transport
	 NPPF6 Delivering a wide choice of high quality homes
	 NPPF7 Requiring good design
	 NPPF10 Meeting the challenge of climate change, flooding and coastal change
	 NPPF11 Conserving and enhancing the natural environment
	 NPPF12 Conserving and enhancing the historic environment
	Case Assessment
	16. 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 Framework (NPPF), the Councils 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.
	17. The principle policies relating to new housing development are Joint Core Strategy (JCS) Policy 4, which supports housing delivery within the plan area, which this site falls and policy DM12 of the Norwich Local Plan Development Management Policies which deals with new housing development in the city. National policy, as set out in the Core Principles of the NPPF supports the active management of patterns of growth to make the fullest possible use of public transport, walking and cycling, and focus significant development in locations which are or can be made sustainable.  
	18. The NPPF encourages ‘the effective use of land by reusing land that has been previously developed (brownfield land)’.  This site constitutes previously developed land and is in a sustainable location for new housing within walking distance to the City Centre. The proposals are therefore considered to be acceptable in principle subject to assessment against other relevant policies in the development plan, within the NPPF and any other material considerations. These matters are assessed in the following paragraphs. 
	Main issue 2: Design and Heritage
	19. Key policies and NPPF paragraphs – JCS2, DM1, DM3, DM12 and NPPF paragraphs 9, 17, 56, 57, 60-66, 128 and 131.
	20. The site is somewhat sensitive given its proximity to the conservation area and a number of locally listed buildings. Its location therefore requires a higher quality scheme than might normally be expected. In this regard the proposal includes the use of traditional materials and details such as stone cills and lintels, timber entrance doors, and black guttering which would assist in making a high quality contribution to the street scene. 
	21. Concern has been raised by a respondent that the building line of the row would be too prominent. It is true that it would be further forward than the flats to the east. It would be set back approximately 5 metres from the highway, which is a similar distance to the houses opposite. Given that the proposed development would share some of its characteristics with the dwellings opposite it is considered that being on a similar building line to those properties is acceptable and it would not be reasonable or necessary to require the developer to follow the building line of the flats. The proposal is for a simple row of terraces which is characteristic of the area and complies with the relevant policies in relation to design. 
	22. The site does not carry any formal heritage designations itself but as mentioned above is in close proximity to the conservation area and a number of locally listed buildings. It is considered that the design proposed would enhance the visual appearance of the site compared to the current use and would conserve and enhance the character of the surrounding area generally, causing no material harm to the surrounding heritage assets. There is therefore no conflict with policies in relation to the heritage of the area.
	Main issue 3: Landscaping, Trees and open space
	23. Key policies and NPPF paragraphs – DM3, DM7, DM8, NPPF paragraphs 9, 17, 56, 109 and 118.
	24. The frontage of the houses would be landscaped with small lawned areas, hedges and iron railings which would provide a high quality setting for the buildings which respects the character of the street. In terms of private amenity space the houses each have a minimum of 40 square metres of private garden, with the two end properties having significantly larger gardens. The development would also retain all of the trees surrounding the site which contribute to the landscape value of the area. The proposal provides for a high standard of landscaping and private space and complies with relevant development plan and NPPF policies. 
	Main issue 4: Transport 
	25. Policy 4 of the National Planning Policy Framework (NPPF) states ‘Transport policies have an important role to play in facilitating sustainable development but also in contributing to wider sustainability and health’.  Policy 4 encourages Local Authorities to set their own car parking standards, taking into consideration the following:
	 the accessibility of the development;
	 the type, mix and use of development;
	 the availability of and opportunities for public transport;
	 local car ownership levels; and
	 an overall need to reduce the use of high-emission vehicles.
	26. Policy 6 of the Joint Core Strategy (JCS) and Policy DM28 of the Norwich Local Plan (LP) encourage the concentration of development close to essential services and facilities to encouraging walking and cycling as the primary means of travel with public transport for wider access.  Policy DM31 and Appendix 3 of the Local Plan sets out appropriate parking standards across the plan area. 
	27. The local policy requires a maximum of 1.33 parking spaces per dwelling and covered and secure cycle parking. The scheme would provide 4 parking spaces for 5 dwellings and each house would have a shed to store cycles. The proposal is therefore policy compliant. No objection is raised by the Highway Officer.
	Main issue 5: Amenity
	28. Key policies and NPPF paragraphs – DM2, DM11, NPPF paragraphs 9 and 17.
	29. The proposed dwellings would be a sufficient distance away from the neighbouring properties to ensure that there would be no materially harmful impacts in terms of overlooking, overshadowing or from an overbearing form of development.
	30. There would be some loss of amenity in terms of the loss of the garage spaces which are currently available for surrounding residents. Information included with the application states that in June 2016, 20 of the 24 garages were occupied. However a further 18 garages were available for rent within 800m walk of the existing block. In planning terms the harm caused by the loss of the parking facilities must be weighed against the significant benefit of providing five new dwellings to address an identified housing need. In this instance the benefits are considered to outweigh the loss of amenity, particularly given the alternative parking provision available and the proximity of the site to the city centre.
	Main issue 6: Energy and water
	31. Key policies and NPPF paragraphs – JCS3, DM1, NPPF paragraphs 94 and 96.
	32. Policy 3 of the Joint Core Strategy requires new dwellings to achieve higher standards than mandatory building regulations with regard to water efficiency. The application is accompanied by an Energy and Sustainability Statement which states that internal water use would not exceed 105 litres per person per day. In addition at least 10% of the energy needs would come from renewable sources, in this case Solar pv panels which would be sited on the rear elevation of the roof facing south. Other measures include the use of 100% low energy lighting and high thermal bridging values. The proposal accords with relevant policies.
	Main issue 7: Flood risk
	33. Key policies and NPPF paragraphs – JCS1, DM5, NPPF paragraphs 100 and 103.
	34. The site is in a Critical Drainage Catchment as defined by the Norwich Surface Water Management Plan. Developers are required to show that the proposed development would not increase the vulnerability of the site, or the wider catchment, to flooding from surface water run-off from existing or predicted water flows. In addition, where practicable, the proposal should have a positive impact on the risk of surface water flooding in the area.
	35. The site is within flood zone 1, and therefore at a low probability of flooding from rivers. In addition the flood report submitted with the application concludes that the site is at a low risk of flooding from all sources. A sustainable approach to water management is proposed that complies with Policy DM5 of the Norwich Local Plan. 
	36. The development would maximise the use of soft landscaping and incorporate permeable paving for hard services whilst using a main sewer connection for water run-off. It is stated that the proposal would result in a significant reduction of surface water run-off to the sewer, given that that the site is currently covered in impermeable buildings and hard-standing. Foul drainage would also connect to the main sewer. The proposal complies with the relevant policies in relation to flood risk.
	Main issue 8: Biodiversity
	37. Key policies and NPPF paragraphs – JCS1, DM6, NPPF paragraph 118.
	38. The application is supported by an Ecology Statement from a suitably qualified consultant which concludes that the site has minimal potential to support any valued ecological receptors. It is stated that harmful impacts to nesting birds could be adequately addressed by adopting standard avoidance and mitigation measures during clearance and construction works. Subject to such measures the proposal should not cause harm to protected species and it is stated that no further ecological surveys should be necessary. The proposal complies with the relevant policies in relation to biodiversity and ecology.
	Main issue 9: Contamination
	39. Key policies and NPPF paragraphs – DM11, NPPF paragraphs 120-122.
	40. A desk study summary investigation report was submitted with the application which concludes that further investigation works should take place to establish whether any contaminants exist. The Environmental Health Officer has considered the report and recommends that conditions be added to ensure satisfactory investigation and management of any contamination issues, and also to investigate whether any unexploded ordinance is present given that the area is known to have experienced bomb drops during World War II.
	Equalities and diversity issues
	41. There are no significant equality or diversity issues.
	Local finance considerations
	42. 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.
	43. 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.
	44. In this case local finance considerations are not considered to be material to the case.
	Conclusion
	45.    The proposal would provide five new affordable dwellings in a highly sustainable location without causing material harm to the character of the area or neighbouring occupiers. The slight harm caused to local residents in terms of the loss of the parking is considered to be outweighed by the benefit of delivering new affordable housing on the site. 
	46.    The development is in accordance with the requirements of the National Planning Policy Framework and the policies of the Development Plan, and there are no material considerations that indicate it should be determined otherwise. 
	Recommendation
	To approve application 16/01118/F and grant planning permission subject to the following conditions:
	1. Standard time limit;
	2. In accordance with plans;
	3. Details of facing and roofing materials; windows; joinery; boundary treatments, walls and fences; external lighting;
	4. Details of hard and soft landscaping, planting, biodiversity enhancements.
	5. Implementation of sustainability measures/energy efficiency measures as outlined in application 
	6. Contamination risk assessment and report to be submitted
	7. Unknown contamination to be addressed
	8. Control on imported materials
	Article 35(2) statement
	The local planning authority in making its decision has had due regard to paragraph 187
	of the National Planning Policy Framework as well as the development plan, national
	planning policy and other material considerations, following negotiations with the
	applicant and subsequent amendments the application has been approved subject to
	appropriate conditions and for the reasons outlined in the officer report.
	…
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	Item
	Planning applications committee
	Report to 
	08 September 2016
	Head of planning services
	Report of
	5(F)
	Application no 16/00928/U - 145 & 147 Earlham Road, Norwich, NR2 3RG  
	Subject
	Reason        
	Objection 
	for referral
	Nelson
	Ward: 
	Kian Saedi - kiansaedi@norwich.gov.uk
	Case officer
	Development proposal
	Change of use to two large Houses in Multiple Occupation (HMO, class Sui Generis)
	Representations
	Support
	Comment
	Object
	0
	0
	22
	Key considerations
	Main issues
	Loss of housing, satisfying criteria of DM12 and DM13
	1 Principle of the development
	Loss of trees/gardens
	2 Landscaping, design and open space
	Car parking, suitability of car free development, highway safety, cycle parking
	3 Transport
	Internal living conditions for future occupiers, noise and disturbance, overlooking
	4 Amenity
	15 August extended to 15 September 2016
	Expiry date
	Approval subject to conditions
	Recommendation 
	The site and surroundings
	1. The site is located on the north side of Earlham Road opposite the junction with College Road. The surrounding area is predominantly residential, characterised by two-storey terraced properties. Several locally listed buildings are located opposite the site on the south side of the road.
	2. The site is ~70 metres beyond the nearest district centre, which is located at the corner of Earlham Road and Recreation Road.
	3. The site is also located within a Critical Drainage Area as identified on the local plan policies map.
	Constraints
	4. Critical Drainage Area (DM5).
	Relevant planning history
	Date
	Decision
	Proposal
	Ref
	18/07/2007 
	APPR
	Change of Use from guesthouse to private residence.
	07/00692/U
	03/12/2014 
	REF
	Change of use from residential (Class C3) to use as a bed and breakfast (Class C1).
	14/01400/U
	15/06/2015 
	APPR
	Change of use of main part of existing building to Bed and Breakfast accommodation and conversion of rear of building to 1 no. flat.
	15/00003/F
	18.05.2016
	REF – Reasons explained below under the proposal section of the report
	Change of use to two large Houses in Multiple Occupation (HMO, class Sui Generis), including a side conservatory extension and associated alterations.
	15/01867/U
	The proposal
	Summary information

	6. The application seeks the conversion of 145 Earlham Road which is currently a C3 dwelling house and 147 Earlham Road which is currently a C1 Bed and Breakfast, to two 7-bed HMOs (Sui Generis).
	7. The planning history for the site is outlined above. A planning application for similar development was refused in May 2016. The application was refused on the following grounds:
	 The removal of the front gardens and creation of an area of hardstanding for car parking will be out of keeping with the residential character of the surrounding area and harmful to the appearance of the site. As such the proposal is contrary to paragraphs 58 and 64 of the NPPF, policy 2 of the adopted Joint Core Strategy for Broadland, Norwich and South Norfolk 2011 as amended 2014, and policies DM3, DM12 and DM13 of the Development Management Policies Local Plan 2014.
	 Inadequate provision has been made for the storage and collection of refuse and as such the proposal will increase the potential for waste receptacles to be left out on the street or adjacent to the site entrance. Such a scenario would be harmful to the appearance of the site, be detrimental to the character of the surrounding area and potentially create obstacles in the highway. The proposal is therefore considered contrary to paragraphs 58 and 64 of the NPPF, policy 2 of the adopted Joint Core Strategy for Broadland, Norwich and South Norfolk 2011 as amended 2014 and policies DM3, DM12, DM13 and DM31 of the Development Management Policies Local Plan 2014.
	8. The current application seeks to address the reasons for refusal by removing car parking from the scheme, reinstating landscaping to the front gardens and making provision for suitable refuse storage.
	Key facts
	Proposal
	Scale
	2
	Total no. of dwellings
	N/A
	No. of affordable dwellings
	469 sq.m
	Total floorspace 
	2.5
	No. of storeys
	Transport matters
	As existing
	Vehicular access
	0
	No of car parking spaces
	To be agreed by condition. Will be seeking 1:1 provision.
	No of cycle parking spaces
	The scheme incorporates a management strategy for the collection of refuse. A communal refuse store is provided adjacent to the highway and a private contractor will be responsible for collecting from this location. The management strategy will ensure that bins are not left on the highway at any time.
	Servicing arrangements
	Representations
	9. Adjacent and neighbouring properties have been notified in writing. 22 letters of representation have been received citing the issues as summarised in the table below.  All representations are available to view in full at http://planning.norwich.gov.uk/online-applications/ by entering the application number. 
	Response
	Issues raised
	Main issue 2
	Harm to the character of the area resulting from the conversion to two large HMOs..
	Main issue 2
	Harm to the character of the area resulting from the waste storage area. New vegetation will not adequately screen the bins.
	Main issue 3
	Inadequate parking in surrounding area. The proposal will further add to existing parking pressures.
	Main issue 3
	Harm to highway safety from additional vehicle movements
	Main issue 3
	Bins will be left on the highway and will create an obstruction/hazard
	Main issue 4
	Odour nuisance and potential vermin attraction from the refuse store
	Main issue 4
	Overlooking
	Main issue 4
	Overdevelopment/cramped living conditions
	Main issue 4
	How will the use of the building and number of residents be managed and policed? How can an occupation condition be enforced?
	Main issue 2
	Loss of trees/front garden
	Other matters
	The number of recent applications at the site indicates that the applicant is trying to circumvent the constraints of planning law to obtain their objective. Should the application be approved then this will indicate that the council have not taken into account the views of and concerns of the local residents.
	Noted 
	Likelihood of end users being itinerant which will be detrimental to the wider community.
	The local planning authority can refuse to determine a planning application where it has refused more than one similar application within the previous two years. Whilst two applications have been refused within the last two years, they have been of different character. The current scheme is also different in character to the most recent refusal in terms of removing the car parking from the front of the site. The council therefore has a duty to assess the application currently being considered.
	Why is the applicant allowed to keep applying for planning permission?
	Noted. 
	Inaccurately filled in application form
	The internal and external works that have taken place have not required planning permission. Should planning permission be refused the two properties would not be permitted to operate as large houses in multiple occupation.
	Why have works to facilitate the proposed development been allowed to continue in the absence of planning consent being granted?
	Consultation responses
	Citywide services

	10. 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.
	11. Capacity and collection arrangements are good.
	Highways (local)
	12. “No objection on highway/transportation grounds.
	I am aware of the local opinions against this development previously, but I must concur with the applicant that the proposed occupancy of the site will be less than extant occupancy. 
	Regrettably the property is not within a Controlled Parking Zone, and that parking is unrestricted on this part of Earlham Road. 
	Therefore, as it is the case now, some occupants with a car may park in the local area. 
	The council does not have plans to introduce a CPZ in this area for the foreseeable future, but if there was local demand would consider it. 
	The provision of refuse storage appears acceptable in principle; city wide services will advise you separately.
	The provision of cycle storage appears cramped; we need to ensure that the cycle parking is of a high standard; i.e. covered, secure and enough space to easily lock a bike. Ideally the bike stores would be in secure gated area. 
	It is important to consider the likely occupants of such accommodation will be students or those on lower incomes; car ownership is likely to be very low. Especially since the property is located on a frequent bus service and a local centre is within walking and cycling distance.” 
	Assessment of planning considerations
	Relevant development plan policies
	Other material considerations
	Main issue 1: Principle of development
	Other matters

	13. Joint Core Strategy for Broadland, Norwich and South Norfolk adopted March 2011 amendments adopted Jan. 2014 (JCS)
	 JCS1 Addressing climate change and protecting environmental assets
	 JCS2 Promoting good design
	 JCS3 Energy and water
	 JCS4 Housing delivery
	 JCS6 Access and transportation
	 JCS7 Supporting communities
	 JCS12 The remainder of the Norwich urban area including the fringe parishes
	 JCS20 Implementation
	14. Norwich Development Management Policies Local Plan adopted Dec. 2014 (DM Plan)
	 DM1 Achieving and delivering sustainable development
	 DM2 Ensuring satisfactory living and working conditions
	 DM3 Delivering high quality design
	 DM5 Planning effectively for flood resilience
	 DM6 Protecting and enhancing the natural environment
	 DM7 Trees and development 
	 DM11 Protecting against environmental hazards
	 DM13 Communal development and multiple occupation
	 DM15 Safeguarding the city’s housing stock
	 DM28 Encouraging sustainable travel
	 DM30 Access and highway safety
	 DM31 Car parking and servicing
	 DM32 Encouraging car free and low car housing
	15. Relevant sections of the National Planning Policy Framework March 2012 (NPPF):
	 NPPF0 Achieving sustainable development
	 NPPF1 Building a strong, competitive economy
	 NPPF4 Promoting sustainable transport
	 NPPF6 Delivering a wide choice of high quality homes
	 NPPF7 Requiring good design
	 NPPF10 Meeting the challenge of climate change, flooding and coastal change
	 NPPF11 Conserving and enhancing the natural environment
	Case Assessment
	16. 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 Framework (NPPF), the Councils 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.
	17. Key policies and NPPF paragraphs – DM12, DM13 and DM15, JCS4, NPPF paragraphs 49 and 14.
	18. While the proposal will result in the loss of one C3 dwelling house, it will result in the creation of two 7-bed houses in multiple occupation. The NPPF states that planning authorities should deliver a wide choice of quality homes and plan for a mix of housing based on current and future demographic and market trends. While the loss of the C3 dwelling is noted, the proposal would result in a net gain of one unit of accommodation and the two large HMOs would contribute towards providing a wider choice of accommodation in the area.
	19. The site is located within close proximity to a district centre where future residents would benefit from easy access to a wide variety of shops and services. The site is also located within walking distance of the city centre and close to public transport providing frequent services to the city centre and wider area. 
	20. The principle of the proposed development is considered acceptable subject to satisfying policies DM12 and DM13 of the local plan, the associated criteria of which are discussed in the following sections below.
	Main issue 2: Landscaping and design
	21. Key policies and NPPF paragraphs – DM3, DM8, DM12 and DM13, NPPF paragraphs 9, 17 and 56.
	22. It is apparent that works to convert the two properties are well advanced and the former front gardens of 145 and 147 Earlham Road have largely been removed of the vegetation that previously characterised the two plots. The front gardens contributed positively to the appearance of the site and character of the street, and the loss of the planting is therefore regrettable. There were however no planning restrictions preventing the removal of the vegetation and there are no trees on site protected by Tree Preservation Order (TPO).
	23. The current proposal sets out to reinstate the front gardens by replacing previously removed planting with appropriate plants and shrubs. A detailed landscaping scheme will be secured by condition and it will be necessary for a high quality planting schedule to come forward which is capable of improving the appearance of the site and mitigating for the harm already caused by the works that have taken place in the front gardens. The landscaping scheme should also be low maintenance and attractive to ensure its value is maintained leading into the future.
	24. It is proposed to provide a communal refuse storage area at the front of the site within a partially submerged area behind the retaining wall. Drawings and visualisations have been submitted illustrating the design of this area and how it will appear when viewed from the street. It is considered that subject to details being agreed by condition, it will be possible to adequately screen the refuse storage area and preserve the character of the wider area.
	25. With the exception of the landscaping works at the front of the property and removal of the brick conservatory at 147 Earlham Road, no other physical alterations are proposed for either building that are in need of assessment. The external appearance of the buildings will otherwise remain as existing.
	26. A large number of contributors have objected to the proposal on grounds of the potential harm to the character of the surrounding area and this is also an important consideration when assessing against policy DM12 of the local plan. The removal of the majority of planting from the front gardens has undoubtedly harmed the landscape value of the site and a high quality scheme of replacement planting will be sought as part of the landscaping scheme in mitigation.
	27. The proposal will create two 7-bed HMOs in place of a 9-bed B&B and 5-bed dwelling house. The occupancy levels of the two dwellings will be restricted by condition to a maximum of seven per dwelling which will prevent an over-intensification of the site, particularly in comparison to the current use, which might otherwise result in disturbances to the locality and a change in the residential character of the site. 
	28. Subject to conditions requiring landscaping works to screen the refuse storage area and restricting occupancy levels to no more than seven per dwelling, it is not considered that the proposal will adversely affect the character of the surrounding area. 
	Main issue 3: Transport and highway safety
	29. Key policies and NPPF paragraphs – JCS6, DM13, DM28, DM30, DM31, NPPF paragraphs 17 and 39.
	30. Parking in the surrounding area is not controlled and is instead available to all on a first come first served basis. It is clear from the weight of public sentiment that parking availability in the surrounding area is currently stretched and there is considerable anxiety that the proposal will further reduce the parking space available to local residents. The scheme is however considered to be acceptable on transport grounds for the following reasons.
	31. The site benefits from a high level of accessibility located as it is within close walking distance of a bus stop providing regular services to the city centre and wider area. The city centre is also within walking distance of the site and the Earlham House district centre is ~50 metres from the site where many services and facilities are available for residents. Given the high accessibility and connectedness of the site, the extent to which future residents will be dependent upon car ownership is much reduced and this is considered in conjunction with the lower levels of car ownership expected with occupiers of larger HMOs.
	32. The position of the site adjacent to bus stops and immediately adjacent to the district centre also qualify it as suitable for car free/low car housing in accordance with policy DM32 of the local plan, which identifies the benefits of reducing the use of high emission vehicles in sustainable locations.  DM32 also enables consideration of access to car club spaces when determining the suitability of car free/low car housing. A total of five additional car club spaces are planned to be deployed within the next 12 months in the vicinity of the site, two on Recreation Road, one on Caernarvon Road, one on Edinburgh Road and one on Havelock Road. The site is therefore considered to be suitable for car free/low car housing in accordance with policy DM32 of the local plan.
	33. 145 Earlham Road is currently in lawful use as a five bed dwelling house (C3) and 147 Earlham Road as a B&B (Class C1), which provides nine bedrooms for guests. One parking space is currently provided on site for the residents of 145 Earlham Road. The proposal is for conversion to two 7-bed HMOs and a condition is to be imposed upon any planning permission restricting occupancy levels to no more than seven people for each property. Notwithstanding the issues discussed above, the potential increase in car use at the site is not considered to be significantly greater than the potential for car use associated with the existing uses or indeed the use of the site permitted under application 15/00003/F. In turn, it is not therefore considered that the proposal will present any significant issues in terms of highway safety.
	34. The need to provide secure and covered cycle parking for future residents will be conditioned which will further encourage sustainable use of transport to and from the site. 
	35. The application includes a management strategy which states that someone will be employed to clean the properties and transfer waste from the properties to the communal storage facilities. Collection will be arranged with a contracted company who will collect and return the receptacles to the store. Bins will not be stored on the highway at any time. The management strategy is considered to be acceptable and will be conditioned for compliance against any planning consent. This will ensure that bins do not create any obstacles on the highway and are stored properly to avoid any harm to the appearance of the site and character of the wider area.
	Main issue 4: Amenity
	36. Key policies and NPPF paragraphs – DM2, DM11, NPPF paragraphs 9 and 17.
	37. The current scheme provides adequate living space for future occupiers in accordance with national space standards set by Central Government and the concerns previously raised by the council’s housing officer have successfully been addressed.
	38. Both properties benefit from very large rear gardens which provide high quality external amenity space for future residents. Secure and covered cycle parking and servicing facilities will be secured by condition and residents will otherwise benefit from ready access to local services and facilities at the nearby district centre.
	39. Several contributors have raised concern with the potential for noise and disturbance resulting from an over-intensification of the site. The proposal is for two seven bed HMOs and planning permission will be conditioned to restrict occupancy levels to no more than seven people in each property. This is to ensure that the two properties provide adequate facilities to serve the number of occupants in each dwelling. The condition will also prevent uncontrolled occupancy levels at the site which may otherwise result in levels of activity with the potential to disturb the amenities of the surrounding area.
	40. With the restrictive occupancy condition, the numbers of people living in the two properties will not intensify much above the numbers associated with the existing B&B and dwelling house. This will limit the opportunity for disturbances to the amenities of the surrounding area resulting from noise, smells and fumes. Should the occupancy levels increase above those permitted by the condition then the matter could be investigated as a matter of planning enforcement. 
	41. Refuse will be stored within robust waste receptacles and managed for regular collection. The potential for attracting vermin is not considered to be significant.
	42. The application proposes obscure glazing in various windows in order to prevent overlooking and loss of privacy between neighbouring properties.
	Compliance with other relevant development plan policies 
	43. A number of development plan policies include key targets for matters such as parking provision and energy efficiency.  The table below indicates the outcome of the officer assessment in relation to these matters.
	Compliance
	Relevant policy
	Requirement
	Yes subject to condition. 
	DM31
	Refuse Storage/servicing
	Yes subject to condition. The site is located within a critical drainage area where a higher risk of surface water flooding is identified. The scheme results in a very minor increase to the coverage of hard-standing at the site. Planning permission will be conditioned to require any hardstanding to be constructed of a porous material and this is considered acceptable for mitigating any significant risk from an increase of surface water flooding at the site.
	DM3/5
	Sustainable urban drainage
	44. The following matters have been assessed and considered satisfactory and in accordance with relevant development plan policies, subject to appropriate conditions and mitigation: 
	45. The recent planning history of the site has been set out in paragraph 5 of this report. Each application has been assessed based upon its own merits and against national and local planning policy. The comments of the public have been considered and taken into account in the assessment of each application.
	Equalities and diversity issues
	46. There are no significant equality or diversity issues.
	Local finance considerations
	47. 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.
	48. 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.
	49. In this case local finance considerations are not considered to be material to the case.
	Conclusion
	50. Subject to conditions 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
	To approve application no. 15/01867/F - 145 & 147 Earlham Road Norwich NR2 3RG and grant planning permission subject to the following conditions:
	1. Standard time limit;
	2. In accordance with plans;
	3. Detailed landscaping scheme to ensure adequate screening of refuse storage area and planting to mitigate for that lost in the front gardens which is easy to maintain and attractive;
	4. No occupation of development until details of cycle storage have been agreed and implemented. 
	5. Any hardstanding to be constructed of porous material;
	6. Compliance with the Management Strategy;
	7. Installation of obscure glazing;
	8. Each property shall be occupied by no more than 7 tenants, on a 1 tenant per lettable room basis, at any one time;
	Article 35(2) statement
	The local planning authority in making its decision has had due regard to paragraph 187 of the National Planning Policy Framework as well as the development plan, national planning policy and other material considerations, following negotiations with ...
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	Subject
	Reason        
	Objection 
	for referral
	Wensum
	Ward: 
	Kian Saedi - kiansaedi@norwich.gov.uk
	Case officer
	Development proposal
	Demolition of existing dwelling and outbuildings.  Erection of 36 residential dwellings with associated works.
	Representations
	Support
	Comment
	Object
	0
	1
	14
	Key considerations
	Main issues
	Compliance with site allocation R32, suitability of site for residential development
	1 Principle of the development 
	Impact on character of area, scale, form, massing, layout, appearance
	2 Design
	Impact on trees, impact on ecology
	3 Trees/ecology
	Access, car parking, traffic, highway safety, homezone design, servicing
	4 Transport and access
	Overlooking, overbearing, overshadowing/loss of light, noise/odour disturbances, amenity of future occupants
	5 Amenity
	Delivery of affordable housing with reference to requirements of JCS4
	6 Affordable Housing
	7 September 2016 extended to 8th October 
	Expiry date
	Approve subject to conditions and legal agreement securing on-site provision of affordable housing
	Recommendation 
	The site and surroundings
	1. The site is located in the west part of the city and is 0.46 hectares in size. The site currently comprises a disused house and its front curtilage fronting Northumberland Street, with a motor scrap yard and builder’s yard to the rear. There are several mature trees on site. There is a residential institution to the west of the site. Nelson Infant School is to the east on the opposite side the road. There is an electricity substation to the south of the site.
	2. This part of Northumberland Street is predominantly a residential area with two storey terraced houses, whilst the north part of the street towards Waterworks Road also contains employment uses.
	3. The site is allocated under policy R32 of the local plan for housing development of approximately 37 dwellings.
	Constraints
	4. R32 of the local plan identifies the need for a contamination assessment to be undertaken with any application. The application includes a ground investigation report which includes a risk assessment of potential contaminants on site. The assessment reveals that there is a degree of contamination on site which will require remediation. The Environment Agency have reviewed the assessment and raise no objections to the scheme subject to conditions to deal with the remediation of the site.
	The proposal
	Summary information

	5. Demolition of existing dwelling and outbuildings.  Erection of 36 residential dwellings with associated works.
	6. The proposal will create the following break-down of units:
	- 17 x 1B flats
	- 10 x 2B flats
	- 9 x 3B houses
	Key facts
	Proposal
	Scale
	36
	Total no. of dwellings
	11
	No. of affordable dwellings
	~2500 sq.metres
	Total floorspace 
	Two storey, 2.5 storey and three storey
	No. of storeys
	78 d/ha
	Density
	Appearance
	Mixture of heritage red, buff and grey bricks, grey roof tiles, grey windows (material tba).
	Materials
	PV panels are to provide at least 10% of the scheme’s energy. A detailed scheme will be required by condition to demonstrate how this will be achieved.
	Energy and resource efficiency measures
	Transport matters
	From Northumberland Street and Armes Street. 
	Vehicular access
	46
	No of car parking spaces
	To be agreed by condition
	No of cycle parking spaces
	Communal bin store to be provided adjacent to entrance with Northumberland Street. Further details to be agreed by condition.
	Servicing arrangements
	Representations
	7. Advertised on site and in the press.  Adjacent and neighbouring properties have been notified in writing.  15 letters of representation have been received citing the issues as summarised in the table below.  All representations are available to view in full at http://planning.norwich.gov.uk/online-applications/ by entering the application number.
	Response
	Issues raised
	Noted. The principle of residential development at the site is acceptable in accordance with policy R32 of the local plan. See also main issue 1.
	Loss of employment site. A mixed development would be preferred.
	Main issue 2
	Out of character development, especially with regard to the 2.5-storey block of flats
	Main issues 2 and  5
	Security of the site 
	Main issue 5
	Security in terms of overlooking to the playground of the adjacent school
	Main issue 5
	Visual harm caused by the bin store
	Main issue 4
	Increased traffic and reduction in available parking, especially parking space used by parents to pick up kids from school
	The parking spaces are private and available only for the residents of the new development 
	Parents are likely to use the parking spaces in the new development which will cause distress and arguments with the new residents
	Main issue 4
	Insufficient car parking
	Main issue 4
	Inadequate access onto Armes Street
	Main issues 1, 2 and 4
	Parents will use the site as a rat run 
	Main issue 4
	Harm to highway safety from the increased traffic
	Main issue 4
	Objection to any link to Bramfield Close either now or in the future
	Main issue 5
	Overlooking
	Main issue 5
	Loss of light/overshadowing
	Main issue 5
	Odour and noise from the bin store to the neighbouring property
	Main issue 5
	Noise disturbances from increased traffic
	Main issue 5
	Disturbances from construction
	Main issue 5
	Proposed development is too close to my property. Overbearing impact/sense of enclosure
	Main issue 5
	The large communal bin area will attract vermin and flies
	Main issue 3
	Harm to trees/wildlife from clearing the site
	The adjacent site is already surrounded by residential properties and the proposed development is not considered to pose a risk to the occupants of the residential institution. 
	The development will put the users of the adjacent safe house at risk
	Main issue 5
	The existing boundary wall is paramount to protect the residential qualities of all, both currently and into the future. The liability for its retention and maintenance should fall with the developer by a legal agreement and be conditioned to any consent
	In addition to the 15 letters of representation objecting to the proposal, one letter has been submitted on behalf of the Norwich Society which states the following:
	“This seems a logical plan to which we have no objections”
	Consultation responses
	Environmental protection
	Environment Agency
	Highways (local)
	Housing strategy
	Landscape
	Anglian Water
	Norfolk County (Lead Flood Authority)
	Norfolk historic environment service
	Norfolk police (architectural liaison)

	8. 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.
	9. “”I have viewed the site investigation report provided by Richard Jackson (ref 44937) and broadly agree with the recommendations made within it. It is clear that there is a degree of contamination on this site that will require remediation for this development to go ahead.” 
	10. Conditions are recommended and will be added to the planning consent.
	11. No objection subject to the imposition of conditions to ensure the protection of the water environment.
	12. No objection on highway / transportation grounds subject to agreement of detailed matters by condition.
	13. “This site is ref R32 within the Norwich adopted local plan and we welcome this proposal which brings forward the full site allocation.”
	14. A number of recommendations are made relating to the tenure mix and design of the scheme, which have been addressed to some extent in subsequent amendments to the scheme. Subject to conditions it is considered that the remaining recommendations will be satisfied with respect of lifetime homes, renewable energy, landscaping, cycle storage and servicing. 
	15. The need for a detailed landscaping scheme is highlighted and will be important for securing adequate tree replacement planting, high quality amenity spaces and a ‘homezone’ across the vehicular route through the site.
	17. Falls below current threshold for providing detailed comment.
	18. No comment.
	19. Several design recommendations are made on the interests of improving security of the site. 
	Assessment of planning considerations
	Relevant development plan policies
	Other material considerations
	Main issue 1: Principle of development
	Other matters

	20. Joint Core Strategy for Broadland, Norwich and South Norfolk adopted March 2011 amendments adopted Jan. 2014 (JCS)
	 JCS1 Addressing climate change and protecting environmental assets
	 JCS2 Promoting good design
	 JCS3 Energy and water
	 JCS4 Housing delivery
	 JCS6 Access and transportation
	 JCS12 The remainder of the Norwich urban area including the fringe parishes
	 JCS20 Implementation
	21. Norwich Development Management Policies Local Plan adopted Dec. 2014 (DM Plan)
	 DM1 Achieving and delivering sustainable development
	 DM2 Ensuring satisfactory living and working conditions
	 DM3 Delivering high quality design
	 DM4 Providing for renewable and low carbon energy
	 DM5 Planning effectively for flood resilience
	 DM6 Protecting and enhancing the natural environment
	 DM7 Trees and development
	 DM11 Protecting against environmental hazards
	 DM12 Ensuring well-planned housing development
	 DM28 Encouraging sustainable travel
	 DM30 Access and highway safety
	 DM31 Car parking and servicing
	 DM33 Planning obligations and development viability
	22. Norwich Site Allocations Plan and Site Specific Policies Local Plan adopted December 2014 (SA Plan)
	 R32: 120-130 Northumberland Street
	23. Relevant sections of the National Planning Policy Framework March 2012 (NPPF):
	 NPPF0 Achieving sustainable development
	 NPPF4 Promoting sustainable transport
	 NPPF6 Delivering a wide choice of high quality homes
	 NPPF7 Requiring good design
	 NPPF8 Promoting healthy communities
	 NPPF10 Meeting the challenge of climate change, flooding and coastal change
	 NPPF11 Conserving and enhancing the natural environment
	24. Supplementary Planning Documents (SPD)
	 Affordable housing SPD adopted March 2015
	 Trees, development and landscape SPD adopted June 2016
	Case Assessment
	25. 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 Framework (NPPF), the Councils 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.
	26. Key policies and NPPF paragraphs – DM12, JCS4, NPPF paragraphs 49 and 14.
	27. The proposal involves the demolition of the existing dwelling and outbuildings and the redevelopment of the site to create 36 residential dwellings.
	28. The site is allocated for housing under policy R32 of the local plan for approximately 30 dwellings. The allocation states that the site is in an accessible location for housing close to local services and public transport and that development of the site will assist in enhancing the residential character of Northumberland Street, reinstating a housing frontage. 
	29. The erection of 36 dwellings will satisfy the allocation and contribute towards housing need identified under JCS4. The proposal delivers a good mix of dwelling types and sizes and 11 of the units are allocated for affordable housing. A residential frontage is to be created with Northumberland Street and the site will be linked to Armes Street via an access road which is to be designed around home-zone principles to slow traffic and prevent rat running. The principle of the development is therefore considered to be acceptable.
	30. The allocation also states that the development will:
	- provide a cycle and pedestrian link between Armes Street and Bramfield Close; 
	- assess and protect on site trees;
	- provide an appropriate landscaping scheme; and
	- assess amenity impacts and provide high quality design in keeping with heights of buildings adjacent to the site.
	The extent to which the application satisfies these requirements is discussed later in the report. 
	31. Policy DM12 sets out the principles applying to all new residential development, including having no detrimental impact on the character and amenity of the surrounding area, contribution to achieving a diverse mix of uses in the locality and achieving the housing delivery targets set out in the JCS, provision of a mix of dwellings in terms of size, type and tenure including a proportion of family housing, achieving a density in keeping with the character and function of the area and building 10% of dwellings to lifetime homes standard on schemes of 10 or more dwellings. These and other material planning considerations are addressed in the issues specific sections below.
	Main issue 2: Design
	32. Key policies and NPPF paragraphs – JCS2, DM3, DM12 NPPF paragraphs 9, 17, 56 and 60-66.
	33. The site currently consists of a single, unoccupied dwelling on the Northumberland frontage and several buildings within the site associated with the motor scrap yards and builder’s yard, which are generally in a state of disrepair and of no particular design merit that could otherwise justify retention. The boarded up house and overgrown vegetation at the front of the site are detrimental to the street scene and do not contribute in any way to the character of the wider area. Policy R32 sets out that development at the site should be successful in reinstating a street frontage to Northumberland Street and provide a high quality design in keeping with the heights of buildings adjacent to the site.
	34. The scheme maintains access to the site from Northumberland Street where a main access road runs through the site and connects to Armes Street. The largest front-facing elevation is created onto Northumberland Street in the form of the ‘Block A’, which consists of 16 1B and 2B flats. Positioning the largest block of flats in this location creates a strong and active frontage with Northumberland Street which then continues into the site alongside the access road in the north-east corner of the site.
	35. The surrounding area is predominantly residential but the architecture is mixed in style. The row of terraces to the south of the site along Northumberland Street were developed through the 1960s-1980s and constructed of brown/buff brick with grey pantiles. Neighbouring the site to the north are 1930s Victorian semi-detached and terraced properties constructed of red brick and red pantiles. Directly opposite the site is the single-storey Nelson Infant School and three-storey buildings exist further north and south along Northumberland Street. 
	36. Block A is 2.5-storey in height with the top floor set within a mansard style roof. This is intended to soften the mass of the building and is considered to be effective in providing the impression of two-storey development and avoiding any sense of over-dominance when viewed from Northumberland Street. The eaves and ridge of Block A will be set at a slightly greater height than neighbouring properties, but the block will read as its own entity and be physically separated by sufficient distance from the neighbouring properties that the greater scale will not be clearly apparent and not to any degree that will harm the character of the surrounding area.
	37. A heritage red brick is to be used in the construction of Block A which echoes the predominant material seen in the surrounding area and fenestration has been positioned to largely continue the rhythm of neighbouring development. The front building line steps forward of the row of terraces to the south, but sits level with the neighbouring development to the north. Private accesses are provided to the ground floor flats fronting Northumberland Street, which will also be defined by landscaped front gardens and tree planting. It is considered that Block A achieves a high quality contemporary design, while responding respectfully to the existing built environment and creating a strong frontage with Northumberland Street, in accordance with the objectives of R32 and policy DM3 of the local plan. 
	38. Within the site, the layout of the scheme has been designed with properties looking inwards towards the main through road, with private amenity spaces tending to be located at the rear of the dwellings. In doing so, the proposed dwellings have been positioned with sufficient separating distance to avoid any significant harm to the amenity of neighbouring properties whilst providing space at the front to define a ‘homezone’ area. A detailed landscaping scheme will be conditioned but the application includes a provisional landscape plan which adequately demonstrates that the through link to Armes Street will be landscaped to slow traffic, discourage rat running and ensure safe movement of pedestrians and cyclists through the site.
	39. The dwellings are two-storey in scale and a mixture of terraced housing and ‘walk-up’ and ground floor flats. The design is contemporary and clean with visual interest added through the use of a mixture of brick specifications, brick detailing/recessing around windows and the arrangement of fenestration to provide vertical emphasis in the elevations. A detailed condition will ensure that the site is landscaped to a high standard to provide the development with a satisfactory appearance and high quality amenity spaces.
	40. A good level of natural surveillance is provided to the parking areas in the interests of minimising any opportunity for criminal activities. Gates/fences are to be installed to prevent public access to rear service lanes and amenity spaces and these will be agreed as part of the final landscaping scheme.
	41. The application states that 10% of the dwellings will be constructed to Lifetime Homes Standard, which will ensure that houses are readily adaptable or built to a standard to meet people’s needs and prevent them needing to move to more specialist housing in the future. The scheme has also been checked against the 12 ‘Building for Life’ principles and appears to score strongly against the associated criteria.
	Main issue 3: Trees/ecology
	42. Key policies and NPPF paragraphs – JCS1, DM6, DM7, NPPF paragraphs 109 and 118.
	43. Several trees are located on the site and policy R32 requires an arboricultural assessment to be made prior to development and trees protected and incorporated into the development where possible.
	44. The arboricultural assessment submitted with the application shows it necessary to remove several trees in order to facilitate the proposed development. None of the trees to be removed are indicated as being of high quality and all are C category. The assessment sets out for the retention of the group of sycamore at the western end of the site and Cherry tree located in the neighbouring property to the west. Protective fencing will be installed during the works to ensure that the trees to be retained are not harmed. 
	45. The AIA recommends that any planning permission be subject to a condition requiring a detailed method statement including details of fencing types, ground protection measures, project phasing and an auditable monitoring system. 
	46. None of the trees to be removed are classified as being of high quality and adequate replacement will be secured within a scheme of replanting to be included as part of the wider landscaping of the site. 
	47. The trees to be retained at the western end of the site will contribute towards screening between the adjacent site.
	48. An ecological assessment has been undertaken for the site and found no evidence of bat roosting within the commercial buildings with a possibility for bat roosting within the existing dwelling, although the dense urban surroundings is said likely to discourage bat roosting. There is potential for the bird nesting on site within he bramble scrub and buildings. The site holds no ‘Habitats of Principle Importance’ and hedgehog passage through the site is stated as conceivably happening on only rare occasions.
	49. The assessment sets out mitigation and compensatory measures for the protection of birds and bats, and compliance with these measures will be conditioned. The final landscaping scheme will ensure biodiversity enhancements through planting and tree replacement and the opportunity for the installation of bird/bat boxes and ‘hedgehog friendly’ fencing will be explored where appropriate. 
	Main issue 4: Transport and access
	50. Key policies and NPPF paragraphs – JCS6, DM28, DM30, DM31, NPPF paragraphs 17 and 39.
	51. The site is suitable in transportation terms for its location and access, close to local services and public transport. Sufficient car parking is provided to satisfy the local standards for this location as set out in Appendix 3 of the local plan. This is considered sufficient to avoid parking overspill to the surrounding area. The parking will be private and available to the residents of the development only. A vehicle charging point will be required by condition in accordance with policy DM31.
	52. The site is located within close distance of public transport and secure on-site cycle parking will be secure by condition. This will ensure that residents are provided with opportunities to utilise sustainable forms of transport and will reduce car-dependency. The properties have been well designed to provide natural surveillance over the parking areas, which will reduce the opportunity for crime.
	53. The site road does not dominate the site but will instead be designed around homezone principles and feature shared surfaces. This will deter the use of the road as a ‘rat run’ and make the road safe for pedestrians and cyclists in line with policy R32 of the local plan. The landscape scheme indicates a footway ‘carry over’ at the entrance from Northumberland Street. It will be important to ensure that this constructed to an appropriate standard to relate effectively with the highway. A Grampian condition will be added to any planning consent requiring no occupation of the dwellings until a scheme for the footway ‘carry over’ has been agreed and then constructed in accordance with the approved scheme. No objection has been raised by the council’s transport officer with regard to the access onto Armes Street. 
	54. A detailed landscaping scheme will be conditioned and will ensure that suitable materials, layout and planting are incorporated into the final build out of the scheme. It is not anticipated that the through road will be adopted, but it is expected to be constructed to an adoptable standard.
	55. The design of the parking area is such that cars will be forced to drive slowly. This will prevent cars entering and leaving the site at high speeds. The footway carry over will give pedestrians priority over the access to Northumberland Street in the interests of highway safety. Suitable materials will be required as part of the conditions to be imposed upon the planning consent and will ensure that the footway is clearly defined from the road. The increase in traffic resulting from the development is otherwise not considered to pose any significant harm to highway safety nor the safety of children entering and leaving the adjacent school.
	56. R32 sets out that development at the site should provide a pedestrian/cycle link between Armes Street and Bramfield Close. Section 3.4 of the Design and Access statement sets out a justification for why such a link has not been provided and this position is accepted. The potential to create such a link would require acquiring the garages on Bramfield Close, which are privately owned and in use by residents. The ownership of the boundary wall at this section of the site is unclear and even if the garages could be acquired, there is no guarantee that consent could be gained from the landowner to undertake works to the wall. Furthermore, notwithstanding the boundary wall and private garages, it is not considered that any great value is to be gained by creating a pedestrian/cycle link through Bramfield Close given it is a cul-de-sac and not connecting to any other street. The scheme will provide a link between the site and Armes Street and this is considered adequate for providing permeability with the surrounding area. 
	Main issue 5: Amenity
	57. Key policies and NPPF paragraphs – DM2, DM11, NPPF paragraphs 9 and 17.
	58. The area surrounding the site can be said to be one characteristic of a tight urban-knit, with several properties located in close proximity, especially adjacent to the north and west boundaries of the site. The proposal therefore needs to be considered carefully with respect both to its impact upon the amenity of neighbouring properties and also with regard to the amenity of future occupiers of the proposed dwellings.
	Impact on neighbouring amenity
	Overlooking:
	59. Block A will be 2.5-storey at the Northumberland Street frontage with three-storey elements at the sides and rear, and features windows to habitable rooms on these elevations. The block has been stepped down to the rear, which limits the opportunity for side facing upper floor windows which might otherwise result in greater overlooking to neighbouring properties.
	60. Both neighbouring properties (number 118 and 132 Northumberland Street) feature blank flank walls and there is therefore no opportunity for direct overlooking to habitable rooms on these two properties. There would however be opportunity for some degree of overlooking to the rear gardens of numbers 118 and 132.
	61. The balcony and upper floor windows on Block A are separated from the boundary of 132 Northumberland Street by a distance of ~16 metres. This distance is considered sufficient to ensure no significant degree of overshadowing and is no worse than overlooking that you would typically expect to see from upper floors to rear gardens within a tight-knot urban context. The existing south boundary wall is to be retained and reaches a height of ~4 metres which prevent any significant overlooking from the first floor windows located on the south facing elevation of Block A.
	62. It is not considered that there is any harm  from overlooking from the upper floors and balcony of Block A to the playground of the adjacent school. Overlooking is already possible from the upper floor of the existing dwelling on the site and from neighbouring properties on Northumberland Street. There is also no planning reason as to why overlooking to a playground should be resisted. In fact, overlooking to play areas is often encouraged as a way of enhancing security through means of natural surveillance.
	63. The central row of terraces (Block B) echo the garden distances of the opposing properties at Bramfield Close and at produce a separating distance of at least 18 metres. This distance is sufficient to ensure no loss of privacy to opposing habitable rooms. The high boundary wall affords screening to rear gardens.
	64. The flats at the western end of site (Block C) have been redesigned to drop the scale of development to single-storey at the boundary closest to Bramfield Close and no windows are to be inserted on the flank wall where the development steps up to two-storey and overlooking to those properties on Bramfield Close is not therefore an issue.
	65. The distance between the rear upper floor windows of Block C and the residential institution to the west is ~21 metres and there any overlooking in this direction will not therefore be significant. Furthermore, the group of Sycamore trees on the western boundary of the site are to be retained and will provide additional screening between the two sites. Boundary treatments will be agreed by condition.
	66. The existing high wall running along the south boundary of the site is to be retained. The wall provides character to the site and provides a good level of screening between the site and neighbouring plots and its retention is therefore welcomed. Planning permission will be conditioned to require the retention of all boundary treatments to be agreed at a later date and the occupants of the new dwellings would need planning permission to knock any part of the wall down due to the height exceeding two metres. The responsibility of the future maintenance of the wall would fall to the respective owner(s). It is not considered necessary and neither is it possible to condition planning permission requiring any individual to maintain the wall. 
	Overshadowing/loss of light:
	67. Such is the orientation of the site and layout of the proposed development that the only significant opportunity for overshadowing and/or loss of light results from the proposed development onto the neighbouring properties to the north.
	68. As already discussed the flank wall of number 132 Northumberland Street is blank and the issue of loss of light to a habitable room is not therefore in need of assessment, since any windows will be facing away from the development and separated by sufficient distance. 
	69. The application includes a sun path analysis for the Winter and Summer Solstice and Spring equinox. The Autumn equinox can be expected to have very similar results to the Spring and the absence of any associated assessment is therefore considered acceptable. The results show that the only significant incidence for overshadowing appears to be caused to the rear gardens of properties neighbouring the site to the north during Winter months. The rear gardens will however receive no loss of sunlight on the 21st March and the impact of overshadowing on neighbouring properties is therefore acceptable with reference to BRE standards.
	70. Furthermore, the application also includes an existing sun path study for the Winter Solstice. This shows that overshadowing is already caused to the properties to the north from existing boundary treatments and the buildings on the application site which are to be demolished. Comparing the studies shows that the proposal will result in only very minor increase in overshadowing to neighbouring properties and not to any significant degree.
	Overbearing:
	71. The original submission included a two-storey gable end property adjacent to the boundary with Bramfield Close in Block C. This would have led to a sense of enclosure and overbearing when experienced from neighbouring properties as well as resulting in a loss of outlook from upper floor rooms. 
	72. The application has subsequently been amended and Block C has been reduced to single-storey closest to the boundary with Bramfield Close. Members will be shown a sectional plan illustrating the relationship of Block C with Bramfield Road. It is considered that the impact of overbearing and loss of outlook has now been adequately addressed.
	73. Block A has been stepped down in height and in from the boundary with 118 Northumberland Street at the rear. Furthermore, the roof of the element of the block is flat and will only extend one metre above the boundary wall. It is not considered therefore that there will be any significant impact of overbearing to the rear garden of 118 Northumberland Street.
	74. There is no further potential for overbearing elsewhere on the site than discussed above.
	Disturbances from development (esp. noise and odour):
	75. Several contributors have raised concern with the potential for noise and disturbance from the communal bin store. Since the original submission, the store has been relocated from alongside the rear garden of number 132 to alongside the blank flank wall of number 132. The location of the store is considered suitable in terms of providing good access to the highway from collection purposes and the new location will avoid any significant impacts of smell/noise spillage to the neighbour.
	76. The bin store is stated as being enclosed and this will further reduce the opportunity for smell spillage. Planting is proposed around the store which will provide screening and ensure that the visual amenities of the surrounding area are protected. Planning permission is to be conditioned requiring further details of bin storage and this will ensure the final specification is fit for purpose and of adequate capacity. 
	77. It is likely that the refuse will be contained within large ‘Euro’ style bins which are secure in themselves, and further containment will be provided within the structure of the store itself. This will prevent exposure and access from vermin. 
	78. The proposal will increase traffic at the site but the associated activity is not considered to be significantly harmful to the amenities of neighbouring properties. The scheme will be designed around ‘homezone’ principles and this will ensure that vehicles are forced to slow down to travel through the site. Furthermore, the proposed residential use of the site will carry less potential for noise disturbing activities during working hours than the industrial uses which could currently take place on site.
	79. Conditions will be added to planning consent restricting construction times and requiring a construction method statement to minimise any disturbances resulting from the construction process. The applicant will also be advised to sign up to a Considerate Constructors Scheme.
	Amenity of future occupants:
	80. All proposed dwellings have been designed to satisfy national space standards set by Central Government and generally provide good levels of outlook.
	81. The majority of ground floor units are provided with private external amenity space and four of the upper floor flats in Block A are provided with balcony space. The site is to be designed around homezone principles and it is envisage that attractive external spaces will be created which could be used recreationally by residents of the development. Parks and areas of woodland are within walking distance of the site which residents would also have easy access to.
	82. It is considered that overall the scheme provides a high standard of amenity for future occupants.
	Main issue 6: Affordable housing
	83. Key policies and NPPF paragraphs – JCS4, DM33, NPPF paragraph 50.
	84. The application allocates 11 of the 36 dwellings as affordable, which works out as 31% affordable housing provision. This level of provision is considered sufficient to satisfy the policy requirement of 33% stipulated under JCS4.
	85. All of the affordable units have been designed to satisfy the national spaces standards, which will ensure that Registered Providers (RPs) are able to add them to the units to their property portfolios. The affordable units are also predominantly 1-bed units, which are understood to be favoured by RPs, which should make them easier to let.
	86. The affordable units all have separate entrances which will give greater privacy to tenants, will lead to fewer management issues and will mean that no service charge will be required.
	87. Planning permission will be subject to a legal agreement requiring on-site provision of 11 affordable units at an agreed tenure mix.
	Compliance with other relevant development plan policies 
	88. A number of development plan policies include key targets for matters such as parking provision and energy efficiency.  The table below indicates the outcome of the officer assessment in relation to these matters.
	Compliance
	Relevant policy
	Requirement
	Yes subject to condition
	DM31
	Cycle storage
	Yes 
	Car parking provision
	DM31
	Yes subject to condition
	Refuse Storage/servicing
	DM31
	Yes subject to condition
	JCS 1 & 3
	Energy efficiency
	DM3
	Yes subject to condition
	JCS 1 & 3
	Water efficiency
	Yes subject to condition. Anglian Water have reviewed the application and raise no objection subject to planning consent being conditioned for compliance with the approved surface water strategy in the interests of preventing any problems arising from flooding. 
	Sustainable urban drainage
	DM3/5
	89. The following matters have been assessed and considered satisfactory and in accordance with relevant development plan policies, subject to appropriate conditions and mitigation: List relevant matters.
	Equalities and diversity issues
	90. There are no significant equality or diversity issues.
	Local finance considerations
	91. 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.
	92. 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.
	93. The properties created will generate New Homes Bonus. The proposed development would be CIL liable for the new floor space created by the two-storey extension and conversion
	Conclusion
	94. 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
	To approve application no. 16/00835/F - 120 - 130 Northumberland Street Norwich NR2 4EH  and grant planning permission subject to the completion of a satisfactory legal agreement to include provision of affordable housing and subject to the following conditions:
	1. Standard time limit;
	2. In accordance with plans;
	3. Details to include: materials to be used in external construction of development(including samples and specifications where necessary), external joinery, rainwater goods;
	4. Detailed landscaping scheme to reflect homezone design and include details of permeable paving, demarcation of parking spaces, biodiversity enhancements (hedgehog fencing, bird/bat boxes), lighting, planting (including replacement tree planting), boundary treatments;
	5. Contamination – Risk assessment;
	6. Contamination – Verification plan;
	7. Contamination – Long term monitoring;
	8. Contamination – Unknown contamination;
	9. Contamination – Imported material;
	10. Contamination – Piling methodology;
	11. Details of secure and covered cycle storage, refuse storage across the site and EV charging;
	12. Compliance with AIA and submission of TPP and method statement as recommended in AIA;
	13. Operations on site to take place in accordance with the mitigation/compensation measures outlined in section 7 of the ecological report.
	14. No hard-standing areas to be constructed until the works have been carried out in accordance with the surface water strategy so approved unless otherwise agreed in writing by the Local Planning Authority;
	15. Scheme for renewable energy;
	16. Construction Method Statement;
	17. Grampian condition. No occupation of the dwellings until vehicle access incorporating pedestrian priority has been provided from Northumberland Street in accordance with a scheme to first be agreed in writing with the local planning authority;
	18. 10% Lifetime homes;
	19. Water efficiency;
	20. Restricted construction times
	Informatives:
	1) Considerate construction
	2) Details of refuse storage are conditioned. The applicant is advised that disabled access should be provided to the communal stores.
	3) EA advice;
	4) Asbestos;
	Article 35(2) statement
	The local planning authority in making its decision has had due regard to paragraph 187 of the National Planning Policy Framework as well as the development plan, national planning policy and other material considerations, following negotiations with the applicant and subsequent amendments the application has been approved subject to appropriate conditions and for the reasons outlined in the officer report.
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	5(H) Application\ no\ 1600808F\ –\ 1\ Branksome\ Close,\ Norwich\ NR4\ 6SP
	Item
	Planning applications committee
	Report to 
	8 September 2016
	Head of planning services
	Report of
	5(H)
	Application no 16/00808/F – 1 Branksome Close, Norwich NR4 6SP
	Subject
	Reason        
	Objection
	for referral
	Eaton
	Ward: 
	Mr Stephen Polley - stephenpolley@norwich.gov.uk
	Case officer
	Development proposal
	Two storey side extension and new detached timber garage.
	Representations
	Support
	Comment
	Object
	0
	0
	9 (Original scheme)
	5 (Revised scheme)
	Key considerations
	Main issues
	The impact of the development on neighbouring properties (no.52 Branksome Road and no.3 Branksome Close) daylight, visual amenity, overlooking / privacy
	1 Residential amenity
	The impact of the development within the context of the original design / surrounding area / scale of design / standard of design. 
	2 Scale and Design
	8 September 2016
	Expiry date
	Approve
	Recommendation 
	The site and surroundings
	1. The site is located on the east side of Branksome Close, a residential cul-de-sac located to the south of the city. The prevailing character of the area is residential with most properties being a mixture of 2 storey semi-detached and detached dwellings constructed circa 1930. The site is situated at the junction of Branksome Road and Branksome Close on a corner plot. 
	2. The subject property is a detached single 2 storey dwelling featuring a distinctive central projecting gable to the front with a hipped main roof behind. The property has been extended by way of a 2 storey flat roof side extension and single attached garage constructed along the southern boundary and an orangery to the rear. The property has been finished with a white render, white UPVC windows and doors and clay pantiles.
	3. The site includes a front brick driveway with small sections of lawn and en enclosed rear garden. The boundary is marked a mature hedgerow to the front and a 2m high close boarded fence with mature planting to the sides and rear. The site is bordered by no.3 Branksome Close to the east, nos. 58 and 56 Branksome Road to the south and nos. 50, 52 and 54 Branksome Road to the west. Immediately to the west of the site is an access road which links to the City of Norwich School site which is located further to the south-east.  
	4. It should be noted that many of the properties located on Branksome Road and Branksome Close have been altered and added to over the years in variety of ways. 
	Constraints
	5. There are no particular constraints. 
	Relevant planning history
	Date
	Decision
	Proposal
	Ref
	12/01606/F 
	APPR
	Erection of single storey side and rear extension (Revised).
	15/00220/F
	The proposal
	Summary information

	7. The application seeks full planning consent for the construction of a 2 storey side extension at 1 Branksome Close. The proposal also includes the construction of a detached timber garage within the north corner of the site. 
	8. It should also be noted that planning following discussions with the agent for the application that the proposed plans have been revised to now be of a reduced scale. 
	Key facts
	Proposal
	Scale
	Two storeys.
	No. of storeys
	See attached composite plans
	Max. dimensions
	Appearance
	Red brick;
	Materials
	White render;
	Clay pantiles;
	White UPVC windows and doors;
	All to match existing.
	Timber garage. 
	Representations
	10. Adjacent and neighbouring properties have been notified in writing.  2 letters of representation have been received citing the issues as summarised in the table below.  All representations are available to view in full at http://planning.norwich.gov.uk/online-applications/ by entering the application number.
	Response
	Issues raised
	See main issue 1
	Loss of privacy / overlooking at no. 52 Branksome Road
	Loss of light / loss of privacy / overlooking at no. 1 Branksome Close
	See main issue 2
	Out of scale development
	Poor Design
	Over dominant development
	Garage is forward of building line
	See other matters
	Proposal will result in increased traffic
	Consultation responses
	11. 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.
	Assessment of planning considerations
	Relevant development plan policies
	Other material considerations
	Main issue 1: Amenity
	Main issue 2: Design

	12. Joint Core Strategy for Broadland, Norwich and South Norfolk adopted March 2011 amendments adopted Jan. 2014 (JCS)
	 JCS1 Addressing climate change and protecting environmental assets
	 JCS2 Promoting good design
	13. Norwich Development Management Policies Local Plan adopted Dec. 2014 (DM Plan)
	 DM1 Achieving and delivering sustainable development
	 DM2 Ensuring satisfactory living and working conditions
	 DM3 Delivering high quality design
	 DM5 Planning effectively for flood resilience
	 DM7 Trees and development
	14. Relevant sections of the National Planning Policy Framework March 2012 (NPPF):
	 NPPF0 Achieving sustainable development
	 NPPF6 Delivering a wide choice of high quality homes
	 NPPF7 Requiring good design
	 NPPF10 Meeting the challenge of climate change, flooding and coastal change
	 NPPF11 Conserving and enhancing the natural environment
	Case Assessment
	15. 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 Framework (NPPF), the Councils 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.
	16. Key policies and NPPF paragraphs – DM2, DM11, NPPF paragraphs 9 and 17.
	Overlooking and Privacy:
	17. The proposed extension is to be constructed on the southern end of the original dwelling incorporating the existing flat roof extension and replacing the single garage. The main section of the extension features a dual pitched roof with an eaves height of 5.1m and ridge height of 7.4m, matching the original. The design includes 3 no. windows on the first floor front elevation and 1 no. window to the first floor of the rear elevation. 
	18. Concern was raised that the extension would result in a loss of privacy from an increase in overlooking of no. 52 Branksome Road to the south-west of the site. The originally submitted plans included a predominantly glazed projecting gable at first floor level which has now been removed. No windows are now included on the first floor side elevation, removing the possibility of any overlooking of properties to the south of the site. 
	19. Particular concern was also raised regarding a loss of privacy at the neighbouring property no.3 Branksome Close to the east of the site. Similarly no windows are proposed to be added on the original side elevation, however a window is proposed to be installed on the rear elevation of the first floor of the extension. The window is to serve an en-suite bathroom of a new master bedroom. The street layout, with the subject property being constructed at an angle to the rest of the properties on Branksome Close will ensure that the proposed window faces directly onto the rear garden of the subject property and the very bottom section of no. 3 Branksome Close only. No. 3 Branksome Close has added a single storey extension along the shared boundary and mature trees mark the boundary in the furthest corner, ensuring the no significant loss of privacy can occur as a result of the proposed window. 
	Loss of Daylight / Sunlight / Overshadowing:
	20. Concern was also raised that the proposal would cause overshadowing of the rear garden of no. 3 Branksome Close during the winter months of the year. The proposed extension is a minimum of 11m, increasing to over 15m from the shared boundary with no.3 which as discussed above features a number of structures and mature planting. As such, it is not considered that significant amounts of overshadowing will occur.
	21. The large distances between neighbouring properties and layout of this particular corner of the street will ensure that no other significant harm is caused to the residential amenities of neighbouring properties by way of loss of light, privacy or outlook. 
	22. Key policies and NPPF paragraphs – JCS2, DM3, NPPF paragraphs 9, 17, 56 and 60-66.
	23. The proposed extension is to incorporate the existing flat roof extension and built in place of the attached garage. A new linking roof is to be added to the existing extension with a ridge height slightly lower than the original. A 5m wide 2 storey extension is then to be added to the side with a further single storey element is also being built along the southern boundary with a maximum width of 2.8 at the rear. The extension is to project forward of the original front elevation by 2.5m, closely matching the footprint of the existing garage. The first floor of the extension only slightly projects forward to match the projection of the gable on the original dwelling. 
	24. The replacement of the flat roof garage with a roof matching the style of the original is welcomed as it enhances the appearance of the middle section of the proposed elevation. The use of matching materials will help to blend the extension with the original dwelling. 
	25. A single detached garage is proposed to be constructed in the northern most corner of the site, replacing the attached garage to be demolished as part of the construction of the extensions. The garage measures 6m x 3m in plan form and has a dual pitched roof with an eaves height of 2m and ridge height of 3m. Concern was raised that the position of the garage is inappropriate as it is built forward of the original building line still legible along Branksome Road. It is accepted that the location of the proposed garage is forward of the building line, it is not considered that it will cause significant harm to the character of the street. As the site is located on a corner, it does not obviously conform to the building line as do the other houses further along the road. The garage is of a modest scale and design, being big enough for one car only.  The garage is to be constructed from predominately natural materials and when considered in conjunction with the mature hedgerow marking the boundary, will not be visible from outside of the site. As such, it is considered that the garage will have no real impact on the character of the area.  
	26. The extension is to feature a new entrance door on the front elevation which given the scale of the proposal can be considered to appear as a second dwelling, effectively resembling a pair of semi-detached dwellings. Accordingly, particular concern was raised regarding the appearance of the front elevation. It is accepted that the additional entrance door creates a confusing front elevation that would be better positioned on another elevation, the door on its own is not reason enough to refuse the application as it would does not require planning consent and could be added at a later date. 
	Scale:
	27. Particular concern was raised by a number of neighbours that the overall scale of the proposal is too large and is out of keeping with the area, representing a form of overdevelopment of the site. It is accepted that the proposal is large in scale, it is not considered that the proposal is overly large for the site and the specific location. 
	28. As the site is located on a corner plot, it was not constructed with the same degree of uniformity of neighbouring properties. The urban grain of the area shows properties built on longer and narrower plots than the subject property. It should also be noted that the subject property has been constructed with a different orientation, which is at an angle facing due west compared to others on Branksome Close and Branksome Road which face north-west and north-east respectively. Properties along Branksome Road and other nearby streets have added significant extensions already, however they are primarily to the rear and as such are less prominent.  As a result, it is considered appropriate to extend to the side as significant amounts of rear garden would be lost otherwise. Such extensions would not work elsewhere in the area, however in this instance, overall scale is considered to be appropriate. 
	29. It should also be noted that the proposal has been revised in order to reduce the scale and massing of the scheme. This includes the removal of a projecting bay at first floor level which would have appeared incongruous and a reduction in the height of the roof so that it matches the original.  
	30. The overall appearance of the property within the street will appear to be larger than the existing, however as discussed above, the relatively unique layout of the site will assist in ensuring that the proposal does not appear to be too over-dominant within the street scene.
	Other Matters:
	31. Concern was raised that an increase in the number of bedrooms from 4 to 5 would result in an increase in vehicle movements which would cause traffic problems within the area. Such a change is minor and is not expected to have any significant impact and the number of bedrooms does not directly correlate to the number of vehicles which visit a site.
	Equalities and diversity issues
	32. There are no significant equality or diversity issues.
	Local finance considerations
	33. 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.
	34. 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.
	35. In this case local finance considerations are not considered to be material to the case.
	Conclusion
	36. The potential for an increase in overlooking is minimal as the proposed windows will not significantly alter the current situation. 
	37. The proposal will have a very limited impact upon the amount of daylight and sunlight reaching the rooms and gardens of the neighbouring properties.
	38. The proposal will result in an extended dwelling which is of an appropriate scale and design, both reflecting the character of the original dwelling and that of the surrounding area. 
	39. The proposal will have no impact on the volume of traffic within the area. 
	40. 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
	To approve application no. 16/00808/F – 1 Branksome Close, Norwich, NR4 6SP and grant planning permission subject to the following conditions:
	1. Standard time limit;
	2. In accordance with plans;
	Article 35(2) statement
	The local planning authority in making its decision has had due regard to paragraph 187 of the National Planning Policy Framework as well as the development plan, national planning policy and other material considerations, following negotiations with the applicant and subsequent amendments the application has been approved subject to appropriate conditions and for the reasons outlined above.
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	5(I) Application\ no\ 1600788F\ -\ 21\ Hellesdon\ Road,\ Norwich,\ NR6\ 5BE
	Item
	Planning applications committee
	Report to 
	8 September 2016
	Head of planning services
	Report of
	5(I)
	Application no 16/00788/F - 21 Hellesdon Road, Norwich, NR6 5BE  
	Subject
	Reason        
	Objection
	for referral
	Wensum
	Ward: 
	Stephen Polley - stephenpolley@norwich.gov.uk
	Case officer
	Development proposal
	Construction of two semi-detached dwellings.
	Representations
	Support
	Comment
	Object
	0
	0
	2
	Key considerations
	Main issues
	Key policy considerations
	1 Principle of development
	Impact on character of surrounding area and site
	2 Design and landscaping
	Internal and external amenity space, the impact of development on properties to sides and rear of the site
	3 Amenity 
	Access and egress to the site / cycle / bin storage
	4 Transport
	The site is located within flood zone 1
	5 Flood risk
	8 September 2016
	Expiry date
	Approve
	Recommendation 
	The site and surroundings
	1. The application seeks full planning consent for the subdivision of the curtilage of 21 Hellesdon Road and the erection of two semi-detached dwellings with detached double garage. 
	2. The proposed dwelling is situated towards to south of the plot with an area of amenity space to be provided to the rear. The new dwelling would use the same vehicular access as the current property on the site. The existing dwelling on site will have an amenity area to the front of the original property and an area of car parking to the rear.  
	3. It should be noted that planning consent has recently been granted for the construction of a single dwelling on the site under permission 15/00294/F. The current proposals are similar to this previously approved scheme, with the main difference being two dwellings are now proposed within the footprint of the previously approved large singe dwelling.  
	Constraints
	4. The site is adjacent to the river Wensum, although the site itself is elevated from the level of the river. Flood zone 2 runs along the boundary of the site with Hellesdon Road. The majority of the site is not situated with flood zone 2 with the exception of a very small part of the driveway. Furthermore Hellesdon Road itself is situated with flood zone 3a and this is the sole access route to the property. 
	Relevant planning history
	Date
	Decision
	Proposal
	Ref
	13/04/2015 
	APPR
	Relocation of front porch to side, raise roof height and erection of rear garage.
	15/00220/F
	17/06/2015 
	APPR
	Four bed house with detached garage.
	15/00294/F
	The proposal
	Summary information

	6. The application seeks full planning consent for the subdivision of the curtilage of 21 Hellesdon Road and the construction of 2 no. 4 bedroom semi-detached dwellings with detached double garage. 
	7. The proposed dwellings are to be situated towards the south of the plot with amenity space for both dwellings to be provided to the rear. Both dwellings would utilise the existing vehicular access on the site. The existing dwelling on the site has recently been refurbished to include a parking area to the rear and amenity area to the front. 
	8. It should be noted that the overall scale and design of the scheme is carried over from the previously approved single dwelling. The main difference being that the projecting front gable is now located on the west side of the front elevation, an additional window is included on the first floor front elevation and an additional dormer window is located on the rear elevation. 
	Key facts
	Proposal
	Scale
	2 (the existing property on the site is to be retained). 
	Total no. of dwellings
	0 
	No. of affordable dwellings
	278 sqm 
	Total floorspace 
	1.5
	No. of storeys
	16m wide x 11.7m deep, height to ridge 8m, height to eaves 3.9m
	Max. dimensions
	Appearance
	Rendered with brick plinth and pantile – joinery to be painted timber 
	Materials
	Transport matters
	Same as existing dwelling on site 
	Vehicular access
	Garage which can accommodate two cars and car parking space for two cars. The existing property will also have a car port. 
	No of car parking spaces
	4 (within separate bike stores)
	No of cycle parking spaces
	Bin store provided details of which will need to be conditioned. 
	Servicing arrangements
	Representations
	9. Adjacent and neighbouring properties have been notified in writing.  2 letters of representation have been received citing the issues as summarised in the table below.  All representations are available to view in full at http://planning.norwich.gov.uk/online-applications/ by entering the application number.
	Response
	Issues raised
	See main issue 4
	The proposal will result in overlooking / loss of privacy to no. 455 Dereham Road as a result of 4 no. dormer windows.  
	The proposal will result in overlooking to 19A Hellesdon Road particularly due to the changes in levels.  
	See main issue 2
	The proposal results in an overdevelopment of the site particularly in conjunction with the development of the neighbouring site to the west. 
	See main issue 5
	Vehicular access and parking, inclusion
	Consultation responses
	109BEnvironment Agency
	111BHighways (local)

	10. 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.
	Environment Agency
	11. No comment. The site lies in flood zone 1 and there are no records of contamination.  
	Highways (local)
	12. No objection in principle subject to the resolution of a number of issues. 
	Tree protection officer
	13. The proposed development will not have an adverse effect on the trees proposed for retention and therefore no objection to the proposal subject to a condition requiring compliance with the AIA and AMS.
	Assessment of planning considerations
	Relevant development plan policies
	Other material considerations
	115BMain issue 1: Principle of development

	14. Joint Core Strategy for Broadland, Norwich and South Norfolk adopted March 2011 amendments adopted Jan. 2014 (JCS)
	 JCS1 Addressing climate change and protecting environmental assets
	 JCS2 Promoting good design
	 JCS3 Energy and water
	 JCS4 Housing Delivery
	 JCS12 The remainder of the Norwich urban area including the fringe parishes
	 JCS20 Implementation
	15. Norwich Development Management Policies Local Plan adopted Dec. 2014 (DM Plan)
	 DM1 Achieving and delivering sustainable development
	 DM2 Ensuring satisfactory living and working conditions
	 DM3 Delivering high quality design
	 DM5 Planning effectively for flood resilience
	 DM6 Protecting and enhancing the natural environment
	 DM7 Trees and development
	 DM12 Ensuring well-planned housing development
	 DM31 Car parking and servicing
	 DM33 Planning obligations and viability
	16. Relevant sections of the National Planning Policy Framework March 2012 (NPPF):
	 NPPF0 Achieving sustainable development
	 NPPF6 Delivering a wide choice of high quality homes
	 NPPF7 Requiring good design
	 NPPF10 Meeting the challenge of climate change, flooding and coastal change
	 NPPF11 Conserving and enhancing the natural environment
	Case Assessment
	17. 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 Framework (NPPF), the Councils 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
	18. Key policies and NPPF paragraphs – DM12, NPPF paragraphs 49 and 14.
	19. In 2010 the government made amendments to PPS3 (now revoked) to exclude residential gardens from the definition of previously developed land. Paragraph 53 of the NPPF states that local authorities should consider the case for setting out policies to resist inappropriate development in residential gardens, for example where development would cause harm to the local area.  The council considered this matter as part of the development of policies in the local plan and concluded that the criteria based policies in DM3 and DM12 are satisfactory to determine applications for dwellings in gardens. Therefore there are no specific policies restricting new dwellings in the gardens of existing properties. 
	20. The principle of residential development is acceptable on this site, by virtue of the current extant planning permission for a new dwelling (see planning history section). In addition policy DM12 supports new housing development subject to the following criteria below which would all be met in this case:  
	 The site is not designated for other purposes;
	 No objection has been received from the Health and Safety Executive;
	 The site is not in the late night activity zone;
	 It does not involve the conversion of high quality office space; and
	 It is not in the primary or secondary retail area or in a district or local centre.
	Main issue 2: Design and landscaping 
	21. Key policies and NPPF paragraphs – JCS2, DM3, NPPF paragraphs 9, 17, 56 and 60-66.
	22. The layout and form of development in the surrounding area is varied, with development at various levels on Hellesdon Road, Lusher Rise and Dereham Road. It is also noted that the neighbouring plot to the west has been subdivided to now feature 4 no. dwellings and 2 no. outbuildings with one of the dwellings being at a higher level than the majority of properties which front onto Hellesdon Road. Given the lack of uniformity in the area and the precedent set by the subdivision of the adjacent curtilage it is considered that the principle of 2 no. dwellings is acceptable in design terms and that the proposed layout will not be of sufficient detriment to the street scene or the character of the area to justify a refusal. Furthermore it is not considered that the proposal will lead to a significant visual impact that would adversely affect the character of the River Wensum river valley or result in an overdevelopment of the site.
	23. The design of the proposal is different from neighbouring properties but again due to the lack of uniformity and due to the proposed dwelling being situated over 40m from the highway its overall style, scale, form, mass and detailing is considered acceptable. Notwithstanding the above a condition should be attached to any future consent requiring details of the external facing material to ensure that the proposal is of good design quality.
	24. As discussed above, the overall form, appearance and design of the proposal only slightly differs from the previously approved application for a single dwelling.  
	25. A condition should also be attached for hard and soft landscaping details to be agreed to ensure that the proposal blends in with its setting and promotes biodiversity.   
	Main issue 3: Amenity 
	26. Key policies and NPPF paragraphs – DM2, DM11, NPPF paragraphs 9 and 17.
	27. In terms of the internal space, the proposal provides four good sized bedrooms and a large area of living space in each of the properties. The openings will provide good light and natural ventilation. The proposal also provides a large rear garden for the enjoyment of residents of both properties. 
	28. With regards to the impact upon neighbouring residents the main issues for consideration are the impact upon the property to the east (19a Hellesdon Road) and the properties to the west. 
	29. Firstly with regards to the properties to the west due to the distances involved it is not considered that the proposal will result in any significant loss of light or overshadowing. There may be minimal overlooking; however this is not considered to be of significant detriment particular given that there are no windows within the side elevation of the proposed dwelling or the newly construction dwellings on the rear of the neighbouring site.  
	30. With regards to the property to the east it is considered that the proposal will have a greater impact. Again due to the distances involved it is not considered that the proposal will result in any significant loss of light or overshadowing but it is acknowledged that the proposal will result in some additional overlooking and particularly due to the changes in levels will affect the outlook from the rear of the neighbouring property. There is also a high boundary between the two properties which even given the changes in levels should prevent overlooking from the ground floor windows. In addition it is proposed to plant trees forward of the proposed dwelling to provide screening. The projecting gable has been repositioned to the opposite side of the front elevation, helping to reduce the potential for overlooking when compared with the previously approved scheme. Therefore on balance it is not considered that the level of additional overlooking is of sufficient detriment to justify a refusal. 
	31. Particular concern was also raised from the property to the rear that the increase in dormer windows would result in a loss of privacy. It is not considered that any loss of privacy will occur to properties located on Dereham Road given the change in land levels, considerable amount of mature screening and large distance between properties. Any overlooking from the proposals would also not result in significantly greater overlooking than in comparison with the approved scheme. As such it is not considered that there is sufficient justification to refuse the application on the impact upon neighbouring residents. 
	Main issue 4: Transport
	32. Key policies and NPPF paragraphs – JCS6, DM28, DM30, DM31, NPPF paragraphs 17 and 39.
	33. The proposal will use the existing access for 21 Hellesdon Road and any changes to the access were shown on the consent for the renovation of 21 Hellesdon Road. The access is adequate to serve an additional dwelling. Some concern was raised by the local highway officer with regards to issues such as the gradient and drainage but these issues have now been resolved. The neighbouring resident to the east also has some concerns about the use of this access due to the proximity to the boundary; however it is not considered that the use of this route by one additional property will cause excessive noise or disturbance particularly given the height of the boundary between the two properties. The use of this access during construction will inevitable cause some disturbance; however this is not considered to be justified reason not to allow development to take place. Any issues during the construction stage are a civil matter.  
	34. The proposal includes the provision of a detached double garage to be used by one of the proposed dwellings as well as sufficient space for off street parking for the other. This level of car parking does exceed the maximum standards set out in the local plan; however it is not considered to be of detriment to the overall scheme. Cycle storage can also be accommodated within the garage,  although to ensure this is secure some form of tether would need to be provided, details of which should be conditioned. 
	35. The layout plan indicates areas for both bin and cycle stores within the immediate vicinity of each property. The site is located far from the kerb on Hellesdon Road for collections and as such the storage and movement of bins on the site could be difficult in adverse weather. Details of the bin and cycle stores will be required to ensure that it is of appropriate size and design. 
	36. Concern was raised that the increase in the number of dwellings on the site would result in excessive levels of noise and pollution. It is accepted that the increase in the number of properties within the site from 1 to 3 will likely result in an increase in vehicle movements, it is not considered that significant harm will be caused. The proximity of neighbouring properties is considered to be typical for the area and as is in line with existing wider situation. 
	Main issue 5: Flood risk
	37. Key policies and NPPF paragraphs – JCS1, DM5, NPPF paragraphs 100 and 103.
	38. The majority of the site is situated within flood zone 1 although part of the access and Hellesdon Road itself is situated within a higher flood risk zone. A flood risk assessment was submitted within the application and this sets out flood risk mitigation and evacuation measures and subject to compliance with the recommendations it is not considered that any future occupants will be at risk. A condition should be attached requiring compliance with the flood risk assessment recommendations. 
	Other Matters
	39. Particular concern was raised that during the course of works on the site in recent years that the soil levels had been altered, which would result in the proposed dwellings being constructed higher than stated. Upon investigating the site it is clear that significant works have taken place to refurbish the parent property and to clear the site of overgrown planting. The steeply sloping nature of the site means that some earth has been moved in order to maintain safe access. With the aid of photographs taken during previous site visits it does appear that there is evidence in the changing of soil levels of some areas of the site. It is not however considered that these changes will have a significant impact on the construction of the proposed dwellings as they will be built in accordance with the submitted plans which include a topographical study, detailing the ground level precisely. 
	Compliance with other relevant development plan policies 
	40. A number of development plan policies include key targets for matters such as parking provision and energy efficiency.  The table below indicates the outcome of the officer assessment in relation to these matters.
	Compliance
	Relevant policy
	Requirement
	Yes subject to condition
	DM31
	Cycle storage
	Yes 
	DM31
	Car parking provision
	Yes subject to condition
	DM31
	Refuse Storage/servicing
	Not applicable
	JCS 1 & 3
	Energy efficiency
	DM3
	Yes subject to condition
	JCS 1 & 3
	Water efficiency
	Not applicable
	DM3/5
	Sustainable urban drainage
	There are a number of trees on site which are to be retained. The tree officer has confirmed that he has no objection to the proposal subject to compliance with the AIA and AMS. Three additional trees are to be planted to provide additional screening to the property to the east.
	DM7
	Trees
	Equalities and diversity issues
	41. There are no significant equality or diversity issues.
	Local finance considerations
	42. 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.
	43. 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.
	44. In this case the development is CIL liable and the contribution will be £23641.12 (index linked). The local finance considerations are however not considered to be material to the case.
	Conclusion
	175BConclusion
	45. The principle of the subdivision of the curtilage and the construction of 2 no. new dwellings is acceptable and it is not considered that it will harm the overall character and appearance of the area. The design is acceptable and it will not have a detrimental impact upon highway safety or trees. The proposal will have some impact upon the living conditions of neighbouring residents; however there is not considered to be sufficient harm to justify a refusing the application. 
	46. The development is therefore 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
	To approve application no. 16/00788/F – 21 Hellesdon Road, Norwich, NR6 5EB and grant planning permission subject to the following conditions:
	1. Standard time limit;
	2. In accordance with plans;
	3. Details of materials
	4. Landscaping
	5. Details of bin and cycle stores
	6. Water efficiency
	7. In accordance with AIA, AMS and TPP
	8. In accordance with floor risk assessment
	9. Details of ground levels
	Article 35(2) statement
	The local planning authority in making its decision has had due regard to paragraph 187 of the National Planning Policy Framework as well as the development plan, national planning policy and other material considerations, following negotiations with the applicant and subsequent amendments the application has been approved subject to appropriate conditions and for the reasons outlined above.
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	5(J) Application\ no\ 1601033F\ -\ 23\ Orchard\ Close\ Norwich,\ NR7\ 9NY
	Item
	Planning applications committee
	Report to 
	8 September 2016
	Head of planning services
	Report of
	5(J)
	Application no 16/01033/F - 23 Orchard Close Norwich, NR7 9NY  
	Subject
	Reason        
	Objection
	for referral
	Crome
	Ward: 
	Stephen Polley - stephenpolley@norwich.gov.uk
	Case officer
	Development proposal
	Single storey rear extension.
	Representations
	Support
	Comment
	Object
	0
	0
	2
	Key considerations
	Main issues
	The impact of the development on neighbouring property to side (no.25) and the neighbouring property to rear (no.35) – daylight, visual amenity, overlooking / privacy
	1 Residential amenity
	The impact of the development within the context of the original design / surrounding area
	2 Scale and Design
	8 September 2016
	Expiry date
	Approve
	Recommendation 
	The site and surroundings
	1. The site is located on the north side of Orchard Close, a residential cul-de-sac located to the north-east of the city. The prevailing character of the area is residential with most properties being a mixture of semi-detached bungalows and detached bungalows constructed circa 1930. 
	2. The subject property is a detached single storey bungalow style dwelling constructed using red bricks, clay coloured roof tiles and white windows. The design features 2 no. projecting bays to the front, a hipped roof and a flat roof single storey extension to the rear. The rear extension has created a side return where a patio area has been created. A single detached garage is located in the rear garden. 
	3. The site boundary to the rear is marked by 2m high close bordered fence on all sides along with sections of mature planting. The site is bordered by no. 25 to the east, a similar semi-detached property constructed on a bend in the road, no. 21 to the west and no. 35 to the rear / north. 
	4. It should be noted that the levels of the land slope gently downwards from south to north east, so that dwellings to the north and east of the application site are at a slightly lower level. 
	Constraints
	5. There are no particular constraints. 
	Relevant planning history
	Date
	Decision
	Proposal
	Ref
	12/01606/F 
	APPR
	Erection of single storey side and rear extension (Revised).
	15/00220/F
	The proposal
	Summary information

	7. The application seeks full planning consent for the construction of a single storey rear extension at 23 Orchard Close. The proposal also includes a raised patio area to the rear which including steps, projects 2.3m into the rear garden. 
	8. It should also be noted that planning consent has previously been granted for the construction of a similar extension under permission 12/01606/F. 
	Key facts
	Proposal
	Scale
	Single storey
	No. of storeys
	See attached composite plans
	Max. dimensions
	Appearance
	Red brick;
	Materials
	Clay pan-tiles;
	Timber windows and doors;
	All to match existing. 
	Representations
	10. Adjacent and neighbouring properties have been notified in writing.  2 letters of representation have been received citing the issues as summarised in the table below.  All representations are available to view in full at http://planning.norwich.gov.uk/online-applications/ by entering the application number.
	Response
	Issues raised
	See main issue 1
	Los of privacy 
	Raised patio will allow for views of no. 35 to rear; raised patio will allow for views of no. 25 to side
	Proposed side windows will cause loss of privacy at no. 25 to side
	Overshadowing / Outlook
	Scale of proposal / gable end will result in loss of outlook, loss of light into garden of no. 25
	See main issue 2
	Overdevelopment
	Massing, too large, overdevelopment, property doubling in size
	Roof design
	Gable end instead of hip, out of character, intrusive design
	See other matters
	Boundary incorrectly indicated on site plan
	Consultation responses
	11. 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.
	Assessment of planning considerations
	Relevant development plan policies
	Other material considerations
	Main issue 1: Amenity
	Main issue 2: Design
	Other Matters:

	12. Joint Core Strategy for Broadland, Norwich and South Norfolk adopted March 2011 amendments adopted Jan. 2014 (JCS)
	 JCS1 Addressing climate change and protecting environmental assets
	 JCS2 Promoting good design
	13. Norwich Development Management Policies Local Plan adopted Dec. 2014 (DM Plan)
	 DM1 Achieving and delivering sustainable development
	 DM2 Ensuring satisfactory living and working conditions
	 DM3 Delivering high quality design
	 DM7 Trees and development
	14. Relevant sections of the National Planning Policy Framework March 2012 (NPPF):
	 NPPF0 Achieving sustainable development
	 NPPF6 Delivering a wide choice of high quality homes
	 NPPF7 Requiring good design
	 NPPF10 Meeting the challenge of climate change, flooding and coastal change
	 NPPF11 Conserving and enhancing the natural environment
	Case Assessment
	15. 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 Framework (NPPF), the Councils 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.
	16. Key policies and NPPF paragraphs – DM2, DM11, NPPF paragraphs 9 and 17.
	The key areas for consideration in this application are the potential impacts in terms of overlooking and loss of privacy, overshadowing of gardens and loss of daylight, to windows of adjoining properties. The nearest potentially affected properties in relation to these issues are no.25 to the east and no.35 to the north. 
	Overlooking and Privacy:
	17. The proposed extension is to project 6m into the rear garden from the original rear wall of the subject property. In order to provide access to the rear garden, a raised landing has to be installed, projecting a further (including steps) 2.3m to the rear. The applicant has confirmed that the landing is a building regulations requirement needed to cater for the drop in the ground level. 
	18. Whilst it is accepted that some views across the gardens of both the property to the rear and to the side may be possible, it is not considered that the proposal greatly alters the current situation. The properties of Orchard Close by virtue of the original layout were constructed within relatively close proximity of one another. As a result a 2m high close bordered fence marks the boundary, preventing significant losses of privacy. 
	19. The proposal includes the replacement of 2 no. small stained glass windows with large clear windows and 2 no. new windows on the east elevation to serve a bedroom and lounge. The replacement windows are of a regular shape and size and will allow for views across the side car parking area of no. 25. The 2 no. new windows are smaller in size and are to be installed a minimum of 1.8m above ground level. They will allow for partial views across the rear garden of no.25 which is located approximately 8m from the proposal. 
	20. All of the proposed windows on the east elevation will alter the current situation where only partial views are possible. The distance between properties, orientation of properties which alters between nos. 23 and 25 and the 2m high close bordered fence marking the boundary will all assist in ensuring that the impact of the impact of the overlooking is minimised. Whilst a comparative increase, the proposed windows are primarily designed to provide light and as such only allow for partial views. 
	21. It is therefore considered that the proposal will not have significantly detrimental impacts on residential amenity by way of overlooking or loss of privacy. 
	Loss of Daylight / Sunlight / Overshadowing:
	22. Particular concern has been raised that the proposal will result in a loss of light and also a loss of outlook at no. 25 to the east as a result of the scale and design of the extension. The proposal is to extend by 6m to the rear and will feature a dual-pitched roof with a gable end a maximum ridge height of 5.5m
	23. It is accepted that the extension will be visible from the rear windows of the neighbouring property and garden, it is not considered that significant harm to residential amenities will be caused. The neighbouring property is set at an angle so that the rear of no. 25 faces towards the rear garden of the subject property. A large summer house is located at the end of the garden of no. 25 which partially obscures some of their view, however beyond that as a result of the slope in the land largely unobscured views are possible. The orientation of the 2 neighbouring properties, scale of the extension and the distance between properties will ensure that the rear outlook from no. 25 is largely preserved.
	24. Similarly, the orientation of the 2 neighbouring properties, scale of the extension and the distance between properties of approximately 10m will ensure that significant amounts of overshadowing does not occur. Taking account of the orientation of the where the extensions would be positioned on the bungalow in relation to the neighbouring properties, the distances between them and the position of existing and proposed windows, it is considered that the proposed side and rear extensions would not have a significant detrimental impact on the residential amenities of the neighbouring properties by way of loss of daylight or overshadowing.  
	25. Key policies and NPPF paragraphs – JCS2, DM3, NPPF paragraphs 9, 17, 56 and 60-66.
	26. Particular concern has been raised that the scale of the proposal is too large and represents an overdevelopment of the site, out of character with the surrounding area. The extension represents a significant change to the existing dwelling, however it partially replaces and existing extension and raised patio area. As such, amount of rear garden to be built on for the first time is much smaller, with approximately only half of the proposal building on undeveloped ground. 
	27. As such, the proposal ensures that a significant amount of outdoor amenity space is preserved both to the rear and front, ensuring that the site still functions well as a family dwelling. 
	28. Particular concern was also raised that the proposed gable end is out of character with the prevailing character of the area where properties primarily feature hipped roofs. 
	29. The proposal will largely not be visible from the front and as such it is considered that the proposal is of an appropriate scale and design, having only a limited impact on the character of the surrounding area. 
	30. Concern was raised that the site location and layout plans provided with the application had marked the shared boundary with no. 25 incorrectly. As a result of this, the impacts of the proposed extension would not be fully understood. It is common for alternative types of plans to appear with differences within them. As part of the consideration of the application the accuracy of the plans was considered closely. It is not considered that the plans were in anyway misleading or containing significantly misleading information.
	Equalities and diversity issues
	31. There are no significant equality or diversity issues.
	Local finance considerations
	32. 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.
	33. 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.
	34. In this case local finance considerations are not considered to be material to the case.
	Conclusion
	35. The potential for an increase in overlooking is minimal as the proposed windows will not significantly alter the current situation. 
	36. The proposal will have a very limited impact upon the amount of daylight and sunlight reaching the rooms and gardens of the neighbouring properties.
	37. The proposal will result in an extended dwelling which is of an appropriate scale and design, both reflecting the character of the original dwelling and that of the surrounding area. 
	38. 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
	To approve application no. 16/01033/F – 23 Orchard Close, Norwich, NR7 9NY and grant planning permission subject to the following conditions:
	1. Standard time limit;
	2. In accordance with plans;
	Article 35(2) statement
	The local planning authority in making its decision has had due regard to paragraph 187 of the National Planning Policy Framework as well as the development plan, national planning policy and other material considerations, following negotiations with the applicant and subsequent amendments the application has been approved subject to appropriate conditions and for the reasons outlined above.
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	5(K) Application\ no\ 1600765F\ -\ 31\ St\ Clements\ Hill,\ Norwich,\ NR3\ 4DE
	Item
	Planning applications committee
	Report to 
	8 September 2016
	Head of planning services
	Report of
	5(L)
	Application no 16/00765/F - 31 St Clements Hill, Norwich, NR3 4DE  
	Subject
	Reason        
	Objection
	for referral
	Catton Grove
	Ward: 
	Stephen Polley - stephenpolley@norwich.gov.uk
	Case officer
	Development proposal
	 Retention of annexe; rear extension, raising of roof and installation of 4 no. obscure glazed windows to annexe.
	Representations
	Support
	Comment
	Object
	0
	0
	2
	Key considerations
	Main issues
	Impact on character of surrounding area
	1 Design and landscaping
	Choice of materials
	Proximity to boundaries
	Loss of privacy
	2 Amenity 
	Loss of light
	Noise
	Overbearing
	8 September 2016
	Expiry date
	Approve
	Recommendation 
	The site and surroundings
	1. 31 St Clements Hill is a 2 storey semi-detached dwelling constructed circa 1930 which has been added to and extended over the years, most notably to the side meaning that the only access to the rear garden is possible via the main house. The rear garden has been extensively landscaped to include a series of outdoor rooms and small structures. The existing outbuilding has been constructed at the very bottom of the garden.
	2. The outbuilding was constructed approximately 20 years without planning consent to be lived in by the father of the current applicant. Following notification to the council, an application for full planning consent was submitted and subsequently refused. It is understood that the outbuilding has primarily been used as an outbuilding for storage purposes for most of its life. However works to extend and convert this building to a residential annexe were undertaken without planning permission within the last 6 months.  
	3. The site is bordered by the adjoining semi-detached property to the north no. 33 St Clements Hill and a similar semi-detached property to the south no. 29 St Clements Hill. It should be noted that both neighbouring properties have extensively landscaped their rear gardens to include several structures including a large pool house at the bottom of no.29. To the rear of the site is mature planting providing screening from the bottom of the rear gardens located on Constitution Hill.
	Constraints
	4. Critical Drainage Catchment – Catton Grove and Sewell
	Relevant planning history
	Date
	Decision
	Proposal
	Ref
	25/04/1996 
	REF
	Erection of annexe in rear garden.
	4/1996/0178
	The proposal
	Summary information

	6. The Council’s enforcement team were notified that the above works had taken place and required the applicants to regularise the situation either through submission of a retrospective application for planning permission or by undoing the unauthorised works. 
	7. This current application seeks to regularise the situation by applying for full planning consent for the retention of the annexe located at the bottom of the rear garden of no. 31 St Clements Hill. The application also seeks planning consent for a rear extension to the annexe, the raising of the roof and the installation of 4 no. roof lights.
	8. The existing outbuilding is of a simple design with a square footprint and a pitched roof. The proposals have largely already been carried out by the applicant with the 1.8m rear extension and replacement roof already in place. The new roof appears to be slightly taller than the original with a larger overhanging eaves measuring 4.63m to ridge and 2.4m to eaves.  
	9. The annexe is arranged over 2 floors with a kitchen area, living room, utility room and shower room located on the ground floor and 4 no. storage rooms located on the first floor. The rooms upstairs do not appear to be usable for much more than storage given the lack of headroom available with only the central space being tall enough for an adult to stand in. 
	10. The proposal also includes the includes the installation of 4 no. windows with 2 windows on the rear of the ground floor, a roof light to the north elevation and a single window serving the upper floor on the front elevation. 
	11. It is proposed that the applicant will temporarily live in the annex with his family. The annexe cannot be accessed independently from the main house with the only route being possible by using one of the two front entrance doors of the main house. 
	Key facts
	Proposal
	Scale
	63m2 (ground floor)
	Total floorspace 
	1.5
	No. of storeys
	See attached plans.
	Max. dimensions
	Appearance
	Timber boarding
	Materials
	Metal roof 
	Transport matters
	Same as existing dwelling on site 
	Vehicular access
	Representations
	12. Adjacent and neighbouring properties have been notified in writing.  2 letters of representation have been received citing the issues as summarised in the table below.  All representations are available to view in full at http://planning.norwich.gov.uk/online-applications/ by entering the application number.
	Response
	Issues raised
	See main issue 1
	New structure clearly visible, not in keeping with character of area
	Roof too large / inappropriate materials
	Constructed too close to neighbouring boundary (no. 33)
	See main issue 2
	Windows result in a loss of privacy (nos. 33 & 35)
	Reduction in light reaching garden (no. 33)
	Overbearing  presence (no.33)
	See other matters 
	Access for emergency vehicles
	What happens to annexe in future?
	Will a precedent now be set?
	Building regulations / water run off
	Consultation responses
	13. 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.
	Consultation responses
	93BConsultation responses
	14. 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.
	Assessment of planning considerations
	95BAssessment of planning considerations
	96BRelevant development plan policies
	106BOther material considerations

	Relevant development plan policies
	15. Joint Core Strategy for Broadland, Norwich and South Norfolk adopted March 2011 amendments adopted Jan. 2014 (JCS)
	 JCS1 Addressing climate change and protecting environmental assets
	 JCS2 Promoting good design
	16. Norwich Development Management Policies Local Plan adopted Dec. 2014 (DM Plan)
	 DM1 Achieving and delivering sustainable development
	 DM2 Ensuring satisfactory living and working conditions
	 DM3 Delivering high quality design
	 DM5 Planning effectively for flood resilience
	 DM7 Trees and development
	Other material considerations
	17. Relevant sections of the National Planning Policy Framework March 2012 (NPPF):
	 NPPF0 Achieving sustainable development
	 NPPF6 Delivering a wide choice of high quality homes
	 NPPF7 Requiring good design
	 NPPF10 Meeting the challenge of climate change, flooding and coastal change
	 NPPF11 Conserving and enhancing the natural environment
	Case Assessment
	18. 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 Framework (NPPF), the Councils 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: Design 
	19. Key policies and NPPF paragraphs – JCS2, DM3, NPPF paragraphs 9, 17, 56 and 60-66.
	20. The alterations to form an annexe have resulted in a larger structure being created than has existed for the previous 20 years. Particular concern has been raised that the annexe is now too large and is out of character with the surrounding area with the annexe appearing a more prominent feature. It is accepted that the annexe is now larger than previously. However it is not considered that its appearance is particularly out of keeping with its surroundings. Nos. 29 – 33 St Clements Hill have all constructed outbuildings and other landscaping features within their rear gardens, some of which are of considerable size. No. 29 in particular has constructed a pool house at the end of their garden which is comparable in both style and scale with the annexe forming the basis of the application. 
	21. Similar concern was raised that the roof in particular is now too large and has been constructed using inappropriate materials. Without the aid of accurate plans or measurements of the original annexe it is difficult to know the exact change in height. Anecdotal evidence exists in the form of photographs showing the annexe during the construction of the alterations which give some indication of the original form and scale. As such, it is not considered that the new roof is significantly larger than the original. The new roof has been finished with grey coloured steel box sections which are typical of larger sheds and small industrial units. The material although not necessarily typical of a residential garden is not entirely incongruous as examples of similar roof finishes can be found in gardens across the city. 
	22. Concern was also raised that the roof of the annexe has been constructed too close to the neighbouring boundary shared with no. 33. The new roof design includes a large overhanging eaves which are closer to the shared boundary the previously. The eaves do not overhang the neighbouring fence or boundary line with a gap of a minimum of 200mm remaining. As such, the distance between the annexe and neighbouring the neighbouring boundary is considered to be acceptable. 
	Main issue 2: Amenity 
	23. Key policies and NPPF paragraphs – DM2, DM11, NPPF paragraphs 9 and 17.
	Overlooking / Privacy
	24. The proposal involves the installation of 4 no. windows, 2 of which have been installed on the rear elevation serving a utility room and stairwell. The significant distance between the annexe and the property to the rear will ensure that no loss of privacy occurs. 
	25. Particular concern has been raised that a proposed roof light to be installed on the north (side) elevation and a small window already installed on the west (front) elevation will result in a loss of privacy for the occupiers of nos. 33 and 35 St Clements Hill. 
	26. The roof light is to serve one of the storage areas located within the roof space and is to be installed within the middle of the roof slope. As such the window will allow for views across the very end of the rear garden of no. 33 where a summer house is located. The method of opening and type of glazing selected for the window will have a significant impact the harm caused. In order to mitigate the harm caused and reduce the amount of overlooking possible, it is reasonable to require that further details of the window are submitted as a planning condition. 
	27. The front facing window is approximately 4m above ground level and will serve a further storage room which it has been indicated may be used as a children’s playroom. Having inspected the room it is clear that despite the small size of the window and the presence of various sections of screening along the shared boundary with no. 33, some overlooking of the rear garden is possible. It is not considered that the window allows for views into no. 35 as a result of the screening. As such, it is reasonable to require by way of a planning condition that the window is obscure glazed to reduce the harm caused.
	28. Concern was raised that the scale of the annexe would result in a loss in the amount of light reaching the rear garden of no. 33. It is accepted that during certain parts of the day some light may be lost at the very bottom of the garden, however the vast majority of the garden and house will not be affected. The bottom section of the garden contains a summer house and an area of lawn, being used only occasionally and is not a primary living space. As such, it is not considered that the annexe will cause significant harm to the residential amenities of no. 33. 
	29. Concern has also been raised that the annexe is now an overbearing presence on the shared boundary with no.33. It is accepted that the annexe now appears as a larger presence than previously, however it is not significantly larger than before. The large rear gardens within this part of the street ensure that the outlook from the rear of the neighbouring property is largely unaffected. There is also a good amount of screening along the shared boundary meaning that from many parts of the rear of no. 33 the annexe is partially visible. As such, the annexe is not considered to be significantly overbearing for the occupiers of no. 33 St Clements Hill. 
	Other matters
	30. The existing outbuilding was not granted consent under the previous application but may have been constructed under permitted development rights for outbuildings which were in force at the time. Even if planning permission was required planning law does however grant a de facto planning consent for structures which have been in place for a period of more than 4 years. In this instance anecdotal evidence and various testimonials confirm that the outbuilding has been in place for approximately 20 years. 
	31. Concern has been raised regarding the ability of emergency services to reach the annexe. If the proposal were for a new dwelling then close consideration would be required to find a safe route through the site. The annexe however is an existing structure which is being modified and is not classed as a separate unit of accommodation. As such, the existing arrangements will remain in place where access the annexe is via the main house. 
	32. Objectors have questioned what will happen to the annexe in the future when it is no longer occupied by the current owners. To ensure that the annexe remains as such and is not converted into a separate unit of accommodation a planning condition is to be added ensuring that the annexe must remain as ancillary accommodation to the main house. Future occupiers can also use to the annexe as a typical outbuilding for storage and occasional use. 
	33. Objectors also questioned whether the granting of consent will set a precedent allowing for similar proposals to be constructed. Each application is judged on its individual merits and as such the granting of a planning consent in this instance does not prejudice future decision making. 
	34. Concern has been raised that elements of the scheme may not satisfy building regulations, including the water runoff from the new roof. Such considerations cannot be considered as part of this planning application as they will be dealt with as a separate matter by a buildings inspector. 
	Equalities and diversity issues
	35. There are no significant equality or diversity issues.
	Local finance considerations
	36. 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.
	37. 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.
	38. 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.
	Conclusion
	128BConclusion
	39. The alterations to the form the annexe have resulted in the creation of a larger structure which is still considered to be of an acceptable scale and design, not of character with neighbouring properties. 
	40. The proposal will have a very limited impact upon the amount of daylight and sunlight reaching the rooms and gardens of the neighbouring properties.
	41. The proposal will has the potential to cause a loss of privacy to neighbouring properties, however harm can be mitigated by planning conditions.  
	42. The development is therefore 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
	To approve application no. 16/00788/F – 21 Hellesdon Road, Norwich, NR6 5EB and grant planning permission subject to the following conditions:
	1. Standard time limit;
	2. In accordance with plans;
	3. Details of windows to north and west elevations (glazing and method of opening)
	4. To remain ancillary accommodation to main house
	Article 35(2) statement
	The local planning authority in making its decision has had due regard to paragraph 187 of the National Planning Policy Framework as well as the development plan, national planning policy and other material considerations, following negotiations with the applicant and subsequent amendments the application has been approved subject to appropriate conditions and for the reasons outlined above.
	plans St Clements Hill.pdf
	428354618
	428354621


	5(L) Application\ no\ 1600290F\ -\ Eaton\ Hand\ Car\ Wash,\ Ipswich\ Road,\ Norwich,\ \ NR4\ 6QS
	Item
	Planning applications committee
	Report to 
	8 September 2016
	Head of planning services
	Report of
	5(L)
	Application no 16/00290/F - Eaton Hand Car Wash, Ipswich Road, Norwich,  NR4 6QS 
	Subject
	Reason        
	Objection 
	for referral
	Eaton
	Ward: 
	Charlotte Hounsell - charlottehounsell@norwich.gov.uk
	Case officer
	Development proposal
	Retain use of land as vehicle hand washing facility and retain portable buildings.
	Representations
	Support
	Comment
	Object
	2
	Key considerations
	Main issues
	Principle of retention of use
	1
	Landscaping/boundary treatments
	2
	18 April 2016
	Expiry date
	Approve
	Recommendation 
	The site and surroundings
	1. The subject site is located on the site of a former petrol filling station on the West side of Ipswich Road, South West of the City Centre. The site is open to Ipswich Road with separate entrance and exit accesses to the highway. The site is currently used as a hand car wash which was granted temporary consent in March 2011. The area is hard-surfaced with existing portable buildings on site for equipment and staff. The car wash site is currently surrounded by fencing and walls, although some of these boundaries are in poor condition or have been removed. An area of land to the rear of the site is within the same ownership, however it does not form part of this car wash application. Opposite Ipswich Road to the south of the site is a residential estate and to the rear / north of the site is open space. 
	Constraints
	2. To the rear of the blue site outline is a designated open space and local nature reserve. 
	3. The car wash site is located at a higher level to the land owned behind it and the open space. 
	Relevant planning history
	Date
	Decision
	Proposal
	Ref
	01/11/1994 
	INSFEE
	Illuminated forecourt signage, manolith and fascia.
	4/1994/0857
	30/10/1995 
	REF
	Construction of jet wash, vacuum unit and air/water Units.
	4/1995/0797
	26/10/1995 
	REF
	Internally illuminated signs for jet wash, vacuum and air/water units.
	4/1995/0798
	08/07/1996 
	APCON
	Installation of 25,000 litre diesel tank.
	4/1996/0418
	18/10/1996 
	APPR
	Condition 2: details of full structural details of tank, its surround, associated pipework and monitoring system for previous permission 4960418/F ''Installation of 25,000 litre diesel tank''.
	4/1996/0556
	16/01/1997 
	TEMP
	Internally illuminated price/facility sign to be incorporated on existing identification sign.
	4/1997/0007
	06/06/1997 
	APCON
	Installation of 16 no. collection boxes.
	4/1997/0326
	17/11/2006 
	APPR
	Construction of conveyor car wash facility and vacuum bays and alteration to access.
	06/00935/F
	02/02/2007 
	APPR
	Internally Illuminated facia signs.
	06/01238/A
	16/03/2011 
	APPR
	Change of use to vehicle washing facility and site portable building.
	10/02187/F
	08/09/2011 
	APPR
	Details of Condition 4: foul and surface water drainage of previous permission 10/02187/F 'Change of use to vehicle washing facility and site portable building.'
	11/00685/D
	The proposal
	Summary information

	5. The proposal is for the retention of the existing car washing facility which was previously granted temporary permission in 2011 (see history section) Following the expiration of this temporary use, the continued unauthorised use of the site, alongside removal of vegetation adjacent to the application site was brought to the attention of the Council’s enforcement team who have investigated the issue. 
	6. The application seeks to regularise the situation by retaining the use of site as existing with no additional equipment etc.
	7. The rear of the site (outlined in blue) is within the same ownership but does not form part of the application site. 
	Key facts
	Proposal
	Scale
	0.10 hectares
	Total floorspace 
	Appearance
	Asphalt paving
	Materials
	Painted shipping containers as offices/waiting areas
	Vinyl washing canopy
	Operation
	Monday – Saturday: 08:00 – 19:00
	Opening hours
	Sunday and bank holidays: 10:00 – 16:00
	Retention of existing canopy and storage containers
	Ancillary plant and equipment
	Use of car washing equipment as existing on site
	Transport matters
	Existing access onto/from Ipswich Road 
	Vehicular access
	7 informal spaces shown on site plan for waiting/washing areas. There is additional space available on the forecourt as a waiting/parking area. 
	No of car parking spaces
	N/A
	No of cycle parking spaces
	Representations
	8. Advertised on site and in the press.  Adjacent and neighbouring properties have been notified in writing.  Two letters of representation have been received citing the issues as summarised in the table below.  All representations are available to view in full at http://planning.norwich.gov.uk/online-applications/ by entering the application number.
	Response
	Issues raised
	See Main Issue 2
	Boundary treatments have either been removed or are not adequate 
	See Main Issue 2 
	Removal of vegetation at the rear of the site
	Revised plans submitted to address this. 
	Incorrect plans submitted
	Consultation responses
	Highways (local)
	Natural areas officer

	9. 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.
	10. No objection in transportation terms to the use of this site for a car wash facility. The site was a former petrol station, so the traffic generation from a car wash is going to be less. Also the entrance/exit arrangements are satisfactory. 
	11. The application site adjoins Danby Wood Local Nature Reserve (LNR) on part of the wood’s eastern boundary. The wood is an important wildlife site and is a valued and well-used amenity for local people. While there is no objection in principle to this application, we need to ensure that: 
	i) The applicants maintain a well-defined boundary with the LNR and that there is no encroachment into the woodland area
	ii) There is no run-off or waste water from car washing into the adjacent woodland
	iii) If external lighting is provided on the site, care should be taken to avoid light spillage into the adjacent woodland. 
	Tree protection officer
	12. The proposed development will have a negligible effect on the trees, all of which are small and in relatively poor condition. Given this there is no objection to the proposed works. 
	Environmental Protection
	13. No comments received. 
	Assessment of planning considerations
	Relevant development plan policies
	Other material considerations
	Main issue 1: Principle of development

	14. Joint Core Strategy for Broadland, Norwich and South Norfolk adopted March 2011 amendments adopted Jan. 2014 (JCS)
	 JCS1 Addressing climate change and protecting environmental assets
	 JCS2 Promoting good design
	 JCS6  Access and transportation 
	15. Norwich Development Management Policies Local Plan adopted Dec. 2014 (DM Plan)
	 DM1 Achieving and delivering sustainable development
	 DM2 Ensuring satisfactory living and working conditions
	 DM3 Delivering high quality design
	 DM5 Planning effectively for flood resilience
	 DM6 Protecting and enhancing the natural environment
	 DM7 Trees and development
	 DM8 Planning effectively for open space and recreation 
	 DM11 Protecting against environmental hazards
	 DM28 Encouraging sustainable travel
	 DM30 Access and highway safety
	 DM31 Car parking and servicing
	16. Relevant sections of the National Planning Policy Framework March 2012 (NPPF):
	 NPPF0 Achieving sustainable development
	 NPPF7 Requiring good design
	 NPPF8 Promoting healthy communities
	 NPPF11 Conserving and enhancing the natural environment
	Case Assessment
	17. 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 Framework (NPPF), the Councils 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.
	18. Key policies and NPPF paragraphs – DM1, NPPF Section 1. 
	19. The application is to retain the use of the site as existing which was granted temporary consent in 2011. The site was previously used as a petrol filling station and therefore has existed as a section of hard standing for some time. The site is not part of any site allocation and due to its previous use as a petrol station, its proposed viable uses are limited without likely significant remedial action. In addition given the previous use of the site as a petrol filling station, trip generation and access arrangements would not be significantly different to the previous use. Therefore the current use as a car wash facility is considered to be acceptable in principle. Details of this are discussed in the following sections. 
	Main issue 2: Trees, Landscaping and open space
	20. Key policies and NPPF paragraphs – JCS1, DM3, DM7, DM8, NPPF paragraphs 9, 17, 56, 109 and 118.
	21. Concerns have been raised that, despite the general support for the car wash, the site is now an eyesore. Landscaping to the rear of the site, which is owned by the applicant but is not directly within the application site, was removed. These works did not require consent and works have since ceased on site. It should be noted that any works to be carried out to the rear of the site which require consent must be applied for in a separate application. 
	22. The car wash itself cannot easily be seen from the open space due to the existing boundary wall/fence. It could be argued that the removal of vegetation does not directly impact on the suitability of the site for use as a car wash, which is the consideration of this application. Therefore it may be considered unreasonable to request alterations to this rear part of the site as it does not fall within the remit of this application. 
	23. However, considering the concerns raised in relation to this application, it is considered reasonable that the site itself should be improved in appearance if it is going to be used as such on a permanent basis. Part of the existing boundary fencing is damaged and part of the rear boundary wall has been removed. The applicant has agreed to a condition requiring replacement/re-instatement of boundary treatments shown on the site plan within a specified timeframe that must be retained thereafter. As part of the consideration of these details, green landscaping/boundary treatments could be negotiated to improve the appearance of the site from both the highway and the rear to ensure the site responds appropriately to its surroundings. 
	24. One tree is located within the blue line of the site at the South Western corner of the site which is subject to a Tree Protection Order. Whilst this application does not propose any changes that may affect the tree, the replacement of nearby boundary treatments could impact upon the tree and therefore an AIA/AMS for the replacement boundary treatments will also be required by condition. 
	Other matters: Contamination
	25. Concerns were raised that waste/contaminants could be released into the open space to the rear. However, existing surface water and interceptor drainage systems to the mains sewer network are present which were approved as part of 11/00685/D. Discussions with  the Environment Agency highlighted that the above measures were likely to be adequate, the site was not within 20m of a watercourse and at this point in time they would not likely need to provide any further comments. Therefore the measures to protect against contamination are likely to be adequate. 
	26. As part of 10/02187/F Environmental Protection requested that a full site investigation be undertaken should the use change or become longer term. Although this proposal is for a long term use, a site investigation has not been required as the proposal does not include  ‘breaking ground’ development and the site has already been ‘capped off’ with hard surfacing. As such there will be no increased risks to human health in comparison to the existing situation, in accordance with policy DM11. . 
	Equalities and diversity issues
	27. There are no significant equality or diversity issues.
	Local finance considerations
	28. 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.
	29. 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.
	30. In this case local finance considerations are not considered to be material to the case.
	Conclusion
	31. The principle of the retention of the car wash is acceptable as the current use (under the temporary consent) is to be continued and there are no planning considerations to deem this to be unacceptable . Whilst concerns have been raised regarding the loss of landscaping at the rear portion of the site, this does not directly form part of the application. As the car wash cannot easily be seen from the open space at the rear due to existing boundary treatments, the retention/replacement of these boundaries, secured by condition, including negotiations for new “green” boundaries is considered an acceptable solution to improve the appearance of the site within the remit of this application. 
	32. 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
	To approve application no. 16/00290/F - Eaton Hand Car Wash Ipswich Road Norwich NR4 6QS and grant planning permission subject to the following conditions:
	1. Standard time limit;
	2. In accordance with plans
	3. Details of the boundary treatments specified on PDB/16/07/02A must be submitted within 8 weeks and a supplementary AIA/AMS for the installation of these.
	4. Opening hours restricted to 08:00 – 19:00 Monday to Saturday and 10:00 – 16:00 Sunday and Bank Holidays. 
	Informative
	It should be noted that a separate application would be required should any development (which requires consent) be undertaken on the land within the same ownership that is outlined in blue on the site location plan. 
	Article 35(2) statement
	The local planning authority in making its decision has had due regard to paragraph 187 of the National Planning Policy Framework as well as the development plan, national planning policy and other material considerations, following negotiations with the applicant and subsequent amendments the application has been approved subject to appropriate conditions and for the reasons outlined in the officer report.

	5(M) Application\ no\ 1600425F\ -\ 2\ Fairmile\ Close,\ Norwich\ NR2\ 2NG
	Item
	Planning applications committee
	Report to 
	8 September 2016
	Head of planning services
	Report of
	5(M)
	Application no 16/00425/F - 2 Fairmile Close, Norwich NR2 2NG  
	Subject
	Reason        
	Objections
	for referral
	Town Close
	Ward: 
	Samuel Walker - Samuelwalker@norwich.gov.uk
	Case officer
	Development proposal
	Alterations and extensions and erection of new garage.
	Representations
	Support
	Comment
	Object
	6
	7 Objections (From 5 addresses)
	Key considerations
	Main issues
	Design (in the context of the local character and distinctiveness of the area) 
	1
	Impact on Amenity, potential loss of light, impact on outlook and increased overlooking issues, and impact of construction works
	2
	13 May 2016
	Expiry date
	Approve
	Recommendation 
	The site and surroundings
	1. Fairmile close is a cul de sac off the south of Lime Tree road between the junctions with Newmarket Road and Plantsman Close. The application site is on the south west sideof Fairmile close, it is one of four detached properties of twentieth century design and construction.
	2. The subject property is constructed from a fawn coloured brick with a dark pantile roof, there are areas of vertical tile hanging to the first floor on the front elevation. The rear elevation has areas of vertical timber cladding beneath the fenestration.
	3. The eaves start at ground floor level on the front elevation with a long stretch of roof through first floor level and up to ridge height of the gabled roof, there is a recessed area of the roof facilitating first floor windows to an existing bedroom. There is a flat roofed single storey element built up to the boundary with number 3 Fairmile close, providing approximately 2.3m separation at first floor level. The existing dwelling is approximately 3.0m from the boundary with 1 Fairmile Close.  There are two single storey flat roofed projections (with felt finish) to the rear of the property.  
	4. The application site has a generous rear garden and large front drive way, it also comprises an area of landscaping on the opposite side of the close adjacent to the boundary with 9 Lime Tree Road.
	5. Neighbouring properties are of similar era, but are all of differing designs and similar, but not matching materials.
	Constraints
	6. Critical Drainage catchment area
	Relevant planning history
	7. There is no recent planning history relevant to this application
	The proposal
	Summary information

	8. Extension and alterations to the existing residential dwelling including construction of a new free standing garage.
	Key facts
	Proposal
	Scale
	1 (Extension of existing)
	Total no. of dwellings
	250.1 m² (existing)
	Total floorspace 
	341.8m² (proposed)
	91.7m² (net additional gross internal floorspace following development)
	Two
	No. of storeys
	Appearance
	Existing:Walls – brick, vertical timber cladding & tile hangingRoofs – Clay pantile pitched & felt finished flat roofsWindows – White uPVC
	Materials
	Proposed:Walls – white render and marley eternity tectiva/te20 pebbleRoofs – Flat roofWindows – Dark Grey Aluminium
	Representations
	9. Advertised on site and in the press.  Adjacent and neighbouring properties have been notified in writing.  13 letters of representation have been received citing the issues as summarised in the table below.  All representations are available to view in full at http://planning.norwich.gov.uk/online-applications/ by entering the application number.
	Objections
	Response
	Issues raised
	19-27
	Design: Over development of site including breaching existing building line,Incongruous design (scale, aesthetic, materials)
	28-33
	Impact on Amenity (Loss of outlook, loss of light, overlooking)
	34
	Loss of trees
	Support
	19-27
	Innovative contemporary design
	19-27
	Use of materials
	27
	Improved energy efficiency property
	Consultation responses
	Norwich Society

	10. 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.
	11. This proposal is a totally new property as opposed to an extension and alteration to an existing one. The existing house is located in a very well established and mature location.  This proposal is a new house which entirely "cloaks" the existing house, extending it in all directions. It bears no relationship to its context and produces a distinct non domestic feel and character. The strong element of the existing house is its large area of sloping roof. This is completely opposite to the new proposal with is angular boxlike elevations and flat roof.  In addition it is located very near to the adjoining house, No 3 Fairmile Close. Due to the overlap on plan the development will impinge on the visual amenity of the adjacent house.  We would support a more modest proposal more in keeping with the sensitive nature of the surrounding area and retaining its domestic character.(Comment 19.04.2016 – relating to original submission)
	12. We applaud the modern, contemporary design of this house but the changes to the original plan do not change our opinion, in that it is over-development of the site and detrimental to the neighbouring properties.(Comment 20.07.2016 – relating to revised submission)
	Assessment of planning considerations
	Relevant development plan policies
	Other material considerations
	Other matters

	13. Joint Core Strategy for Broadland, Norwich and South Norfolk adopted March 2011 amendments adopted Jan. 2014 (JCS)
	 JCS1 Addressing climate change and protecting environmental assets
	 JCS2 Promoting good design
	 JCS3 Energy and water
	 JCS12 The remainder of the Norwich urban area including the fringe parishes
	 JCS20 Implementation
	14. Norwich Development Management Policies Local Plan adopted Dec. 2014 (DM Plan)
	 DM1 Achieving and delivering sustainable development
	 DM2 Ensuring satisfactory living and working conditions
	 DM3 Delivering high quality design
	 DM5 Planning effectively for flood resilience
	 DM6 Protecting and enhancing the natural environment
	 DM7 Trees and development
	 DM30 Access and highway safety
	15. Relevant sections of the National Planning Policy Framework March 2012 (NPPF):
	 NPPF0 Achieving sustainable development
	 NPPF1 Building a strong, competitive economy
	 NPPF7 Requiring good design
	 NPPF10 Meeting the challenge of climate change, flooding and coastal change
	 NPPF11 Conserving and enhancing the natural environment
	Case Assessment
	16. 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 Framework (NPPF), the Councils 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 2: Design
	17. Key policies and NPPF paragraphs – JCS2, DM3, NPPF paragraphs 9, 17, 56 and 60-66.
	18. The current proposal is a Modernist style design consisting of various flat roofed elements of single and two storey construction, the existing large expanse of pitched roof has been replaced with a series of flat roofed elements. The façades make use of large areas of glazing, with shading provided by canopies and over hanging first floor to the rear.  The finish is proposed to be a mixture of white painted render and Marley Eternit Cladding (Colour: Tectiva/TE20 Pebble) a sample had been requested, but not supplied, this should be reserved by condition.  
	19. The properties on Fairmile close use a variety of materials in their construction, all of the properties have slight differences, the four existing properties are constructed from similar fawn coloured bricks, each with additional feature materials such including painted render, timber cladding and tile hanging. Whilst there is a degree of continuity in the area, there is also diversity.  The close is a twentieth century development which is of interesting style, but is not considered to have strong architectural merit warranting protection.  The proposed design is a departure from the aesthetic of the close, however the property is not located in a conservation area, nor is it statutorily or locally listed, there is no statutory duty to ‘preserve and enhance’ the buildings character or its wider setting.  As stated in paragraph 60of NPPG “planning decisions should not stifle innovation, originality or initiative through unsubstantiated requirements to conform to certain development forms or styles.” It is considered that a design of this style could work well in this setting.  2 Fairmile Close is visible from Lime Tree Road, the view is currently mainly comprises of a large area of garage door.  A well-executed innovative design could provide a positive vista in this point. It can be viewed from the periphery of the conservation area, it cannot be viewed in the setting of the conservation area.
	20. The proposed canopy to the front elevation has been the subject of consideration, it had been requested for this to be removed in the early stages of negotiations to reduce the impact of the development coming forward from the existing foot print, concern has also been raised by objectors with regards to this as referenced in letters of objection. As part of the current proposal it has not been removed, but been stepped in from the boundary, following informal discussions with consultees it has been suggested that the presence of a canopy could be considered as fundamental to the design and provides a practical function as well as an aesthetic separation of the glazing to ground and first floors.
	21. The two storey element of the proposal to the south east – adjacent to the boundary steps forward from the existing footprint. However this could be considered to be within the building line of the group of houses in the close; the garage in front of this element steps clearly beyond the building line. However the introduction of a garage in the front curtilage of a property is not without precedent in Norwich, it is positioned behind existing trees which provide natural screening on the approach into Fairmile Close. 
	Main issue 3: Amenity
	22. Key policies and NPPF paragraphs – DM2, DM11, NPPF paragraphs 9 and 17.
	23. The proposed extensions to 2 Fairmile close are not considered to impact the amenity of 1 Fairmile Close. 1 Fairmile is stepped forward on the plot, at ground floor there is a side access door,  a window serving a garage and a window at first floor level, which will not be significantly impacted.   with regards to overlooking, loss of light or outlook.
	24. Objection has been raised regarding overlooking issues from the proposed development from the residents of 9 Lime Tree Road.  There is a separation from the line of the proposed extension at two Fairmile close to the rear boundary of 9 Lime Tree road of approximately 23m, this is separated by the front curtilage of 2 Fairmile close, the road, a landscaped bank with existing natural screening, and the boundary wall to 9 Lime tree road which is approximately 1.8m tall. There is a separation of approximately 43m from the line of the proposed extension to the rear elevation of the property at 9 Lime Tree Road. As such there are considered to be no significant overlooking or outlook issues caused to 9 Lime Tree Road by the proposed extensions and alterations.
	25. Following objections to the initial proposals and requested revisions, the applicant has proposed a single storey element to the boundary with 3 Fairmile close, this provides necessary separation between the properties at first floor level and serves to reduce the impact of overshadowing.  Whilst the proposed extension will have some impact compared to the existing property, daylight to the first floor windows will be retained, these are secondary windows to bedrooms which look directly out into the private curtilage of 2 Fairmile close.  
	26. There is not considered to be significant loss of outlook at ground floor level by the proposed extension as there is a single storey element on the existing footprint in this location, the canopy has been stepped in to reduce impact of this.  There will be loss of outlook of views to the east from the first floor bedroom window at 3 Fairmile Close. There will be a reduction in light to the windows and front garden of Fairmile close at certain periods of the year as can be seen on the submitted shadow analysis. However on balance this is not considered to so significant that it would justify refusal of the application. 
	27. The line of building to the rear is proposed to form a continuous line with the line of 3 Fairmile Close in this location – as such the proposed development is not considered to have significant impact in terms of overshadowing to the rear garden of no.3.
	28. Concern has been raised regarding impacts of the construction period.  These will be controlled under separate legislation such as Building Regulations and Party Wall Act.  It is not possible for this to be controlled by condition under planning permission, an informative can be attached to the decision notice, subject to approval, relating to construction hours and ‘considerate constructors scheme’
	29. 2 Fairmile close is an existing residential property, the proposed extensions and alterations are considered to have a positive impact on the amenity of the occupiers of the subject property.
	30. The following matters have been assessed and considered satisfactory and in accordance with relevant development plan policies, subject to appropriate conditions and mitigation: List relevant matters.
	Equalities and diversity issues
	31. There are no significant equality or diversity issues.
	Local finance considerations
	32. 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.
	33. 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.
	34. In this case local finance considerations are not considered to be material to the case.
	Conclusion
	35. The principle of a contemporary re-modelling of the existing house is accepted. However the proposals would result in some impacts upon the amenity of the surrounding area, but on balance this is not considered to be so significant as to justify refusal of the application. 
	36. The development is therefore 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
	To approve application no. 16/00425/F - 2 Fairmile Close Norwich NR2 2NG and grant planning permission subject to the following conditions:
	1. Standard time limit;
	2. In accordance with plans;
	3. External Materials
	Informative:
	1. Construction working hours.

	5(N) Application\ no\ 1501540F\ -\ Land\ to\ the\ South\ of\ Merchants\ Court,\ St\ Georges\ Street,\ Norwich
	Item
	Planning applications committee
	Report to 
	8 September 2016
	Head of planning services
	Report of
	5(N)
	Application no 15/01540/F - Land to the South of Merchants Court, St Georges Street, Norwich 
	Subject
	Reason        
	Objections
	for referral
	Mancroft
	Ward: 
	Samuel Walker - Samuelwalker@norwich.gov.uk
	Case officer
	Development proposal
	New vehicle access route to Merchants Court Car Park from St Georges Street.
	Representations
	Support
	Comment
	Object
	1
	5
	Key considerations
	Main issues
	Impact upon the appearance of the area and heritage assets. 
	1
	Impact upon trees
	2
	Transport impacts
	3
	15 February 2016
	Expiry date
	Approve
	Recommendation 
	The site & surroundings and Constraints
	1. The site is located on St Georges Street to the north of the river Wensum in the city centre. Merchants Court forms a three storey office building which is a locally listed building, and is in the city centre conservation area.
	2. There are a variety of other uses surrounding the site. The Playhouse bar and theatre are to the south of the site. Jane Austen College – Inspiration Trust school building and ‘playground’ is directly adjacent to the west of Water Lane dividing the two sites. To the east of the site is a row of two storey buildings forming commercial uses at ground floor with storage and ancillary uses at first floor.
	3. Merchants court is directly to the north, this currently consists of commercial at ground floor, some existing residential and proposed redevelopment of offices to residential on upper floors.
	4. The surrounding area contains a mix of buildings, including a number of older buildings including listed buildings forming 25 to 29 St Georges Street which are closest to the application site. The Playhouse bar and theatre is a locally listed building. The streets also retain the medieval street patterns through the area.
	5. The site contains some trees and shrubs within the public amenity space/ parking area (to the south of the Merchants Court building). The site is also within flood zone 2, in the area of main archaeological interest, the city centre leisure area and visitor attraction area. The site is also within the Northern City Centre Area Action Plan boundary. Within this plan St Georges Street is defined as a key cycle and pedestrian route through the area, the car park of the application site an existing public square and the nearby open space a proposed public square, and the view south along St Georges Street a strategic view. The site is also visible from the river Wensum which forms part of the Broads Authority area, which has national park status.
	6. This application effects trees in a Conservation Area
	Relevant planning history
	Date
	Decision
	Proposal
	Ref
	August 2013
	Prior Approval Approved
	Change of use of first and second floors from commercial to residential to provide 17 No. apartments.
	13/01037/PDD
	August 2013
	APPR
	Reconfiguration of existing roof structure to erect 3 No. penthouse apartments. Reconfiguration of the external car park area to create refuse stores, car parking and cycle provision. Erection of new external canopy to residential entrance and addition of rooflights.
	13/01034/F
	The proposal
	Summary information

	8. The proposal is for the construction of vehicular access to Merchants Court Car Park from Saint Georges Street – over the Land to the South of Merchants Court.  This application has been made as a result of the car park becoming ‘land locked’ as a result of the previous access being removed by Jane Austen College.
	Transport matters
	Currently inaccessible – proposals are to provide vehicular access to existing car parking
	Vehicular access
	6+1 disabled
	No of car parking spaces
	25 (previously approved)
	No of cycle parking spaces
	Representations
	9. Advertised on site and in the press.  Adjacent and neighbouring properties have been notified in writing.  6 letters of representation have been received citing the issues as summarised in the table below.  All representations are available to view in full at http://planning.norwich.gov.uk/online-applications/ by entering the application number.
	Response
	Issues raised
	See main issue 3.
	Increased Traffic/Road Safety, impact on ‘pedestrianised’ street, access to Little Walter Lane. 
	The noise levels during the construction phase could have a negative impact on performances at Norwich Playhouse.  Working hours should be agreed with Norwich Playhouse to prevent disruption.
	Noise including traffic noise and impacts of construction noise on the Playhouse Theatre
	See main issue 1, 3
	Loss of Public Amenity space
	See main issue 3.
	Access
	See main issue 2.
	Loss of Tree/Shrubs in a conservation area
	Consultation responses
	Design and conservation
	Highways (local)
	Landscape

	10. 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.
	11. No Comments submitted
	12. St Georges Street is not a Pedestrianised street, it is a shared use street. No Objection – subject to resolution of the following matters: the re-configured car park should take into account details of extant planning consents associated with conversion of offices to residential;the Merchants Court forecourt is appropriately landscaped, with attention to the tree root protection area; no impact to existing disabled parking bay on St Georges street; minimal quantity & High standard of signage; loading bay created for use by Playhouse;flyparking discouraged by use of bollards.
	13. With regards to the previous scheme(s) the Landscape officer consultee had  strong objections to proposals with regards to impact on the landscape fabric, loss of mature tree and shrub vegetation,  potential negative impact on retained London Plane Tree.  Level changes, increased traffic altering perception of pedestrian access to area. Awkward design.  Following the revised details the current submission is considered to be ‘a much better solution all round’. This would requires a condition requiring a full Arboricultural  method statement as indicated by the Tree Protection Officer.  Also as existing planters are proposed to be modified, details of the proposed planting to replace that which is lost is required by conditions as well.
	Tree protection officer
	14. Previous proposals had specified the access route to be constructed at a raised level forming a ‘ridge or causeway’ across the site, disrupting the usable nature of the area. A site meeting was carried out between the consulting tree protection officer and the applicants arboriculturalist and engineer, it was agreed that trial pits must be dug in agreed locations to establish the presence and extent of roots related to the London Plane tree, to enable a more informed design.
	15. The applicant’s arboriculturalist has carried out the trial pits, a report detailing the findings has been submitted.  The findings enable the proposal of a ‘no dig’ type construction which enables the proposed new access route to finish at the existing level of the paved area in this location.  The report has been viewed by the Council’s tree protection officer and an informal response was provided, the findings of the investigations do not appear to raise cause for concern, however, the suitability of the proposals will require a full Arboricultural Method Statement to be reserved by condition.
	16. The current proposals continue to include the loss of the Robinia tree and shrub planting from the application site but this is considered acceptable.
	Assessment of planning considerations
	Relevant development plan policies
	Other material considerations

	17. Joint Core Strategy for Broadland, Norwich and South Norfolk adopted March 2011 amendments adopted Jan. 2014 (JCS)
	 JCS2 Promoting good design
	 JCS6 Access and transportation
	 JCS11 Norwich city centre
	 JCS12 The remainder of the Norwich urban area including the fringe parishes
	18. Northern City Centre Area Action Plan adopted March 2010 (NCCAAP)
	19. Norwich Development Management Policies Local Plan adopted Dec. 2014 (DM Plan)
	 DM2 Ensuring satisfactory living and working conditions
	 DM3 Delivering high quality design
	 DM5 Planning effectively for flood resilience
	 DM6 Protecting and enhancing the natural environment
	 DM7 Trees and development
	 DM8 Planning effectively for open space and recreation 
	 DM9 Safeguarding Norwich’s heritage
	 DM30 Access and highway safety
	 DM31 Car parking and servicing
	20. Relevant sections of the National Planning Policy Framework March 2012 (NPPF):
	 NPPF0 Achieving sustainable development
	 NPPF1 Building a strong, competitive economy
	 NPPF2 Ensuring the vitality of town centres
	 NPPF4 Promoting sustainable transport
	 NPPF7 Requiring good design
	 NPPF11 Conserving and enhancing the natural environment
	 NPPF12 Conserving and enhancing the historic environment
	Case Assessment
	21. 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 Framework (NPPF), the Councils 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: Design and heritage
	22. Key policies and NPPF paragraphs – JCS2, DM3, DM7, NPPF paragraphs 9, 17, 56 and 60-66, 109-118.
	23. The proposed design is a significant improvement over the originally submitted design; the number of bollards has been significantly reduced. The fixed bollards are now specified as the Norwich Short Bollard, the drop bollards at the loading bay have been revised to ‘Rhino removable Bollard’ – this is in keeping with the remainder of the bollards in the area. The proposed surfacing to the access is appropriate that the hard surfacing in the surrounding area. 
	24. The yellow hatching to the loading bay has been omitted.
	25. The existing Disabled parking bays to St Georges Street are not affected.
	26. The relocation of the street lamp is proposed to be away from the Playhouse – in the area between the disabled parking bay and the new access; this reduces the impact on the Playhouse and also forms continuation of the proposed bollard to the proposed access.
	27. The previously approved cycle storage and bin storage associated with the conversion of the offices to flats has been accounted for on the proposals. 
	28. The proposed development requires the loss of the existing kiosk, this has been closed for some time.  The existing café opposite and the adjacent playhouse bar adequately provide the facility lost from the kiosk.
	29. Given the above considerations the proposals would not detract unduly from the character and appearance of the conservation area or the setting of nearby locally listed buildings such as Merchants Court.  
	Main issue 2: Trees
	30. Key policies and NPPF paragraphs – DM7, NPPF paragraphs 109 and 118.
	31. The concerns expressed by the Tree Protection officer regarding impact of the ‘no dig’ construction on the London Plane Tree have been investigated, through exploratory trial pits.  It is considered that the findings of the investigation allow for a workable solution to allow retention of the London Plane tree which is a significant feature in the streetscene.  The detail of this should be supplied in a detailed Arboricultural Method Statement reserved by condition.
	32. The proposed development will result in the loss of one mature tree (Robinia) and mature shrubs in the conservation area. However this is accepted as the tree is not a significant feature within the streetscene. Potential for replacement tree planting on the site has been considered but is not feasible due to the constrained nature of the site and the need for access to the playhouse. 
	Main issue 3: Transport
	33. Key policies and NPPF paragraphs – JCS6, DM28, DM30, DM31, NPPF paragraphs 17 and 39.
	34. The proposed access provides vehicular access to currently land locked car parking spaces belonging to Merchants Court; it also provides facility for refuse storage and collection away from the highway.  The application site is private land which is currently used as public amenity space.  The public amenity space shall be retained.
	35. In accordance with the Transportation Officers consultation response, Saint Georges Street is not a pedestrianised street, it is a shared use street with equal priority given to pedestrians, cyclists and vehicular traffic.
	36. The access to Little Walter lane is an existing arrangement, the proposed development does not impact the existing access arrangement.  The issue raised with regards to existing fencing in this location is not the subject of the proposals in this application.
	37. The proposed development provides a loading bay on site adjacent to the Playhouse Theatre, this has been provided for use by the Playhouse Theatre as it is essential that clear access is maintained to the only existing entrance to the back stage area for stage set up and dismantling for the multiple shows throughout the year. 
	38. A position suitable for collection of refuse bins has been included; it is necessary for the bins to have up to approximately 5.0m drag distance for collection, this has been kept off the highway.  The storage location within the existing car park is too far from the street to be suitable.  The bins must only be put in the location for collection on collection day only and at no other time. This must be managed by the property Managers of Merchants Court.
	39. As a result of the above considerations the proposals are considered to be acceptable in terms of transport impacts. 
	Compliance with other relevant development plan policies 
	40. A number of development plan policies include key targets for matters such as parking provision and energy efficiency.  The table below indicates the outcome of the officer assessment in relation to these matters.
	Compliance
	Relevant policy
	Requirement
	Yes 
	DM31
	Cycle storage
	Yes
	Car parking provision
	DM31
	Yes subject to condition
	Refuse Storage/servicing
	DM31
	Equalities and diversity issues
	41. There are no significant equality or diversity issues.
	Local finance considerations
	42. 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.
	43. 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.
	44. In this case local finance considerations are not considered to be material to the case.
	Conclusion
	45. The proposed new vehicle access route to Merchants Court Car Park would provide access to parking provision, bin storage & collection point, as well as cycle storage for the residential units at Merchants court; this access was removed by the Jane Austen Academy under Prior Approval.  The proposals would not harm the character and appearance of the conservation area..  The proposal will not result in significant loss of  trees or landscaping in this location. As such 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
	To approve application no. 15/01540/F - Land to the South of Merchants Court St Georges Street Norwich and grant planning permission subject to the following conditions:
	1. Standard time limit;
	2. In accordance with plans
	3. Implementation of this scheme prevents implementation of previously approved car park extension;
	4. In accordance with the submitted Arboricultural Impact assessment.
	5. Subject to submission and subsequent approval of an Arboricultural Method Statement.
	6. Specification of replacement planting
	Article 35(2) Statement 
	The local planning authority in making its decision has had due regard to paragraph 187 of the National Planning Policy Framework as well as the development plan, national planning policy and other material considerations, following negotiations with the applicant and subsequent amendments the application has been approved subject to appropriate conditions and for the reasons outlined in the officer report.

	5(O) Application\ no\ 16/00924/F\ -\ 3\ Ampthill\ Street,\ Norwich,\ NR2\ 2RG
	Item
	Planning applications committee
	Report to 
	8 September 2016
	Head of planning services
	Report of
	5(O)
	Application no 16/00924/F - 3 Ampthill Street Norwich NR2 2RG  
	Subject
	Reason        
	Objection / Affects TPO tree (see following agenda item)
	for referral
	Town Close
	Ward: 
	Samuel Walker - samuelwalker@norwich.gov.uk
	Case officer
	Development proposal
	Provision of car parking space to the side and front of property.
	Representations
	Support
	Comment
	Object
	4
	Key considerations
	Main issues
	Design & Heritage (Affecting an Article 4 area.)
	1
	Transportation (Access and Impact on existing parking)
	2
	Loss of Tree (TPO 505)
	3
	19 August 2016
	Expiry date
	Refuse
	Recommendation 
	The site and surroundings
	1. 3 Ampthill Street is a locally listed building which falls under article 4 direction thus removing permitted development rights hence the requirement for this application.
	The building is located within the Heigham Grove conservation area and it is characterised by mid to late 19th century properties. It is locally listed as follows; 
	C19. 2 storeys white brick. Hipped concrete tiled roof. Double-fronted. Central entrance with rectangular fanlight and timber surround. 4 windows to Woburn Street. 12 pane sashes throughout.
	Constraints
	2. Locally listed building, Heigham Grove conservation area /article 4 direction frontage.TPO 505 – crab apple tree.
	Relevant planning history
	Date
	Decision
	Proposal
	Ref
	10/05/2016 
	TPOS
	Crab apple tree on corner of property: remove.
	16/00628/TCA
	The proposal
	Summary information

	4. Provision of an ‘off-street’ car parking place within the curtilage of 3 Ampthill street to the eastern elevation (facing Woburn Street) accessed from the north-east corner of the site at the (Cul-de-sac) junction between Ampthill Street and Woburn Street, installation of new access gates 
	Key facts
	Proposal
	Scale
	N/A (Proposed Car parking space within the curtilage of existing dwelling)
	Total no. of dwellings
	3.50x6.0m car parking space
	Max. dimensions
	Appearance
	Existing:Boundary Treatments – Paling fence.‘Vehicle Access’ – lawn and shrubs (including TPO 505 crab apple tree)
	Materials
	Proposed:Boundary Treatments – Paling fence to match existing including inward opening gates.‘Vehicle Access’ – porous membrane with a gravel topping
	Transport matters
	None existing; one proposed to east elevation of site (accessed from north east of site)
	Vehicular access
	Existing – 0Proposed – 1
	No of car parking spaces
	Representations
	5. Advertised on site and in the press.  Adjacent and neighbouring properties have been notified in writing.  4 letters of representation have been received citing the issues as summarised in the table below.  All representations are available to view in full at http://planning.norwich.gov.uk/online-applications/ by entering the application number.
	Response
	Issues raised
	10, 22-24
	Impact on existing public parking and access
	25-28
	Loss of Tree
	Consultation responses
	Design and conservation
	Highways (local)

	6. 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.
	7. No consultation response was provided to the planning application, however, a conservation officer responded to 16/00569/PREAPP query:
	8. The proposals are to create a parking space within the front garden area. There are other examples of car parking within front garden areas. There is a balance to be had between creating the parking space and also retaining the historic character of the area. The orientation of the space has been indicated to the frontage on Woburn Street however it would be preferable to have the space fronting onto Ampthill Street. 
	The picket fencing should be repaired, retain or replaced with a similar suitable boundary treatment. Gates should also be provided. The surfacing should be gravel with membrane or similar ‘soft’ surfacing.  
	9. No objection on highway/transportation grounds.  The proposed vehicle crossover is adjacent to a very quiet junction with very little traffic, it is an unclassified road.   The gates must not open out onto the highway, and the surface materials must be permeable.
	Tree protection officer
	10. Tree protection officer presenting TPO parallel to this application – to be decided in conjunction with this application.
	Assessment of planning considerations
	Relevant development plan policies
	Other material considerations
	Other matters

	11. Joint Core Strategy for Broadland, Norwich and South Norfolk adopted March 2011 amendments adopted Jan. 2014 (JCS)
	 JCS1 Addressing climate change and protecting environmental assets
	 JCS2 Promoting good design
	 JCS6 Access and transportation
	 JCS7 Supporting communities
	 JCS12 The remainder of the Norwich urban area including the fringe parishes
	12. Norwich Development Management Policies Local Plan adopted Dec. 2014 (DM Plan)
	 DM1 Achieving and delivering sustainable development
	 DM2 Ensuring satisfactory living and working conditions
	 DM3 Delivering high quality design
	 DM5 Planning effectively for flood resilience
	 DM6 Protecting and enhancing the natural environment
	 DM7 Trees and development
	 DM9 Safeguarding Norwich’s heritage
	 DM30 Access and highway safety
	 DM32 Encouraging car free and low car housing
	 DM33 Planning obligations and development viability
	13. Relevant sections of the National Planning Policy Framework March 2012 (NPPF):
	 NPPF0 Achieving sustainable development
	 NPPF1 Building a strong, competitive economy
	 NPPF2 Ensuring the vitality of town centres
	 NPPF4 Promoting sustainable transport
	 NPPF7 Requiring good design
	 NPPF11 Conserving and enhancing the natural environment
	 NPPF12 Conserving and enhancing the historic environment
	 NPPF13 Facilitating the sustainable use of minerals
	Case Assessment
	14. 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 Framework (NPPF), the Councils 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: Design and Heritage
	16. Key policies and NPPF paragraphs – JCS2, DM3, NPPF paragraphs 9, 17, 56 and 60-66.
	17. Key policies and NPPF paragraphs – DM9, NPPF paragraphs 128-141.
	18. The proposal is to provide a car parking space within the curtilage of the subject property to the east of the site facing Woburn Street, accessed from the North eastern corner of the site.  This would involve the removal of soft landscaping to be replaced with porous gravel surface, the access would require amendment to the existing fence at this location to provide inward opening gates in a style in keeping with the existing boundary treatment. Detail of these has not been supplied and would be required to be reserved by condition. The proposed boundary fence would be retained and amended as required to match existing.
	19. The conservation officer provided comments at pre application stage, the advised materials and design approach has been acknowledged by the applicant.  The public benefit, in terms of provision of improved car parking could be considered to outweigh the less than substantial harm to the locally listed building and the conservation area.  The primary concern of this application is whether the loss of the TPO Crab Apple tree is considered to be of less than substantial harm which is not outweighed by the public benefit.
	Main issue 2: Transport
	20. Key policies and NPPF paragraphs – JCS6, DM28, DM30, DM31, NPPF paragraphs 17 and 39.
	21. There proposed development is considered acceptable in terms of Highways as can be seen from the consultation response from the Transportation officer’s consultation response.  A permeable surface has been specified. Inward opening gates have been specified.
	22. Concerns have been raised regarding loss of public parking spaces and impact on the access alley to the West of the site; the proposed development does not impact the provision of existing on street parking provision.  The proposed development does not impact the access alley to the West of the site.
	Main issue 3: Trees
	23. Key policies and NPPF paragraphs – DM7, NPPF paragraphs 109 and 118.
	24. This application requires the loss of an existing mature crab apple tree which is subject of TPO 505 (presented alongside this application).  The proposals laid out in this application are not possible if TPO 505 is upheld.
	25. The loss of the crab apple tree has been raised as an issue in a letter of objection received, it is considered to be an important contributing factor to the street scene and the biodiversity/natural environment of the location. Removal of the tree would therefore be contrary to policy DM7 and would represent a reason for refusal of the application. 
	26. If this application were to be considered for approval a condition requiring mitigatory replacement tree planting could be considered.
	27. The following matters have been assessed and considered satisfactory and in accordance with relevant development plan policies, subject to appropriate conditions and mitigation: List relevant matters.
	Equalities and diversity issues
	28. There are no significant equality or diversity issues.
	Local finance considerations
	29. 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.
	30. 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.
	31. In this case local finance considerations are not considered to be material to the case.
	Conclusion
	For the reason outlined above and in the reason for refusal below the development is not considered to be acceptable.
	Recommendation
	To refuse application no. 16/00924/F - 3 Ampthill Street Norwich NR2 2RG ; for the following reasons:
	The scheme would require the removal a crab apple tree TPO 505 which currently contributes to the visual amenity of the immediate area. The scheme is therefore contrary to policy DM7 of the Norwich Development Management Policies Local Plan (adopted 2014) and the objectives of the National Planning Policy Framework.

	5(P) Tree\ Preservation\ Order\ \[TPO],\ 2016\.\ City\ of\ Norwich\ Number\ 505;\ 3\ Ampthill\ Street,\ Norwich,\ NR2\ 2RG
	Item
	Planning applications committee
	Report to 
	8 September 2016
	Head of planning services
	Report of
	Tree Preservation Order [TPO], 2016. City of Norwich Number 505; 3 Ampthill Street, Norwich, NR2 2RG
	Subject
	5(P)
	Reason        
	Representations for and objections to confirmation of tree preservation order 505
	for referral
	Town Close
	Ward: 
	Stephen Hayden – tree consultant for Norwich City Council tel: 07850 167400
	Case officer
	Proposal
	To confirm Tree Preservation Order [TPO], 2016. City of Norwich Number 505; 3 Ampthill St, Norwich, NR2 2RG without modifications
	Representations
	Support
	Comment
	Object
	0
	1
	Key considerations:
	Main issues:
	Impact on visual amenity of site and surrounding area
	1 Amenity
	Trees increase resilience to climate change and contribute to mitigate against flash flooding.
	2 Climate change
	Trees improve air quality
	3 Air quality
	Trees aid biodiversity and wildlife
	4 Biodiversity & wildlife
	31 November 2016
	TPO Expiry date
	Confirm TPO 505 without modifications
	Recommendation 
	Introduction
	1. The mature crab apple tree is situated in the garden of 3 Ampthill St, at the junction of Woburn Street. A healthy specimen with high amenity value, a key landscape feature in the immediate area. 
	2. The location of the tree is shown on the attached plan. 
	3. The tree is owned by 3 Ampthill St.
	4. Tree Preservation Order No 505 was served on the tree on the 31st May 2016. 
	The site, surroundings and content
	5. The tree is a medium sized, mature specimen. Located at the junction of Ampthill St and Woburn St, its visual presence contributing to the attractive nature of the immediate vicinity. Its retention, particularly in the absence of much larger trees, is seen as highly desirable in order to preserve the character of the area.
	6. A conservation area notification was received on 22 April 2016, informing Norwich City Council of the intention to remove the tree. The tree was then inspected by the acting Tree Protection Officer. 
	7. The Council’s tree consultant assessed the tree using the Tree Evaluation Method for Preservation Orders (TEMPO).  The assessment has the following classifications: 
	TEMPO Decision guide
	TEMPO score:
	Does not merit a TPO
	0 - 11
	TPO defensible
	12 -15
	Merits a TPO
	16 - 25
	The assessment resulted in a score of 15 for T1, crab apple tree, which indicated that a Tree Preservation Order was defensible. 
	8. Tree Preservation Order [TPO], 2016. City of Norwich Number 505; 3 Ampthill St, Norwich, NR2 2RG. The Order was provisionally in effect for 6 months from the date on which it was served, 31st May 2016.
	 Representations
	9. Notice of the Order was served on the owners of the property and neighbouring properties.  In response 1 letter of representation has been received objecting to the Order.  Full details of this letter are available on request. The issues raised and the Tree Consultants response are summarised below: 
	                                                  Representation
	                                                                        Response
	Although parking may be problematic in this area, the tree is a well-established, healthy specimen, and it is the view of the officer that this is an unacceptable reason to remove the tree. 
	The owner wishes to remove the tree, and use the space for off street parking.
	The tree is a mature specimen, with limited growth potential. Pruning to achieve and maintain an acceptable size and shape would only be required on an occasional basis, eg. every 2-3 years. A TPO would not prevent this pruning.
	The tree is a nuisance, its proximity to the house means that it requires constant pruning.
	The dropping of fruit is not considered an acceptable reason for the removal of mature trees. It is part of living with trees within urban environments and considered to be a reasonable burden upon landowners given the overriding benefit trees afford to the public and city in general.
	Fruit fall is unsightly and poses a threat to users of the public footpath.
	Pruning the tree, as detailed in paragraph 6.2, would reduce the amount of fruit fall, in addition, Norwich City Council would be willing to work with the owner of the tree in this respect, and look into the possibility of providing extra street cleaning services, at the appropriate time, if the fruit fall is deemed a hazard.
	Main issues
	Issue 1
	10. The loss of a mature tree in good condition with high visual amenity would have a detrimental impact on the visual amenity of the site and surrounding area.
	Issue 2
	11. The loss of this tree would also contribute to the impacts of climate change. Through photosynthesis trees naturally absorb CO2 a key greenhouse gas and act as a carbon sink by sequestering it.  Also, by a combination of reflecting sunlight, providing shade and evaporating water through transpiration trees moderate the local microclimate and temperature.
	     Ampthill Street is located adjacent to the Nelson and Town Close Critical Drainage Area. Tree canopies are proven to slow rates of precipitation and increase infiltration. Every tree within the critical drainage area contributes to slow flash flooding.
	Issue 3
	12. The tree has a positive effect on air quality by cutting levels of airborne particulates and removing air pollutants.
	 Issue 4
	13. The tree enhances biodiversity by providing habitats for a variety of species and thereby contributing to providing a healthy food chain that is of benefit to birds and mammals. 
	    Conclusion
	The tree is a mature specimen, in good condition. It is a key landscape feature, in-keeping with the surrounding area.  The Objection to the Order has been taken note of, and whilst officers appreciate the issues raised, it is their opinion that the tree in question not only makes a positive environmental contribution, but its significant amenity value, and remaining life expectancy, validates its continued protection by the confirming of the Tree Preservation Order. 
	Recommendation
	      To confirm Tree Preservation Order [TPO], 2016. City of Norwich Number 
	      505; 3 Ampthill Street, Norwich, NR2 2RG without modifications.
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	5(Q) Tree\ Preservation\ Order\ \[TPO],\ 2016\.\ City\ of\ Norwich\ Number\ 506;\ 166a\ St\ Clements\ Hill,\ Norwich,\ NR3\ 4DG
	Item
	Planning applications committee
	Report to 
	8 September 2016
	Head of planning services
	Report of
	Tree Preservation Order [TPO], 2016. City of Norwich Number 506; 166a St Clements Hill, Norwich, NR3 4DG
	Subject
	5(Q)
	Reason        
	Representations for and objections to confirmation of tree preservation order 506
	for referral
	Catton Grove
	Ward: 
	Stephen Hayden – tree consultant for Norwich City Council tel: 07850 167400
	Case officer
	Proposal
	To confirm Tree Preservation Order [TPO], 2016. City of Norwich Number 506; 166a St. Clements Hill, Norwich, NR3 4DG without modifications
	Representations
	Support
	Comment
	Object
	0
	1
	Key considerations:
	Main issues:
	Impact on visual amenity of site and surrounding area
	1 Amenity
	Trees increase resilience to climate change
	2 Climate change
	Trees improve air quality
	3 Air quality
	Trees aid biodiversity and wildlife
	4 Biodiversity & wildlife
	20th November 2016
	TPO Expiry date
	Confirm TPO 506 without modifications
	Recommendation 
	Introduction
	1. The mature Copper beech tree is situated in the north east corner of the garden of 166a St. Clements Hill, adjacent to the entrance of the driveway into 168 St. Clements Hill. It forms part of a well-established wider group of large trees, and is a significant landscape feature, along this section of St Clements Hill. 
	2. The location of the tree is shown on the attached plan. 
	3. The tree is owned by 166a St. Clements Hill.
	4. Tree Preservation Order No 506 was served on the tree on the 20th May 2016. 
	The site, surroundings and content
	5. The tree is one of several mature beech trees in the immediate area, contributing to the attractive nature of this section of St Clements Hill. Its retention is seen as highly desirable in order to preserve the character of the area.
	6. A request to place a TPO on the tree was received by NCC, highlighting the possibility of an intention to remove the tree, by the owners of 168 St Clements Hill, due to encroaching roots. The tree was then inspected by the acting Tree Protection Officer. 
	7. The Council’s tree consultant assessed the tree using the Tree Evaluation Method for Preservation Orders (TEMPO).  The assessment has the following classifications: 
	TEMPO Decision guide
	TEMPO score:
	Does not merit a TPO
	0 - 11
	TPO defensible
	12 -15
	Merits a TPO
	16 - 25
	The assessment resulted in a score of 23 for T1, copper beech tree, which indicated that tree definitely merited a Tree Preservation Order. 
	8. Tree Preservation Order [TPO], 2016. City of Norwich Number 506; 166a St Clemets Hill, Norwich, NR3 4DG. The Order was provisionally in effect for 6 months from the date on which it was served, 20th May 2016.
	 Representations
	9. Notice of the Order was served on the owners of the property and neighbouring properties.  In response 1 letter of representation has been received objecting to the Order.  Full details of this letter are available on request. The issues raised and the Tree Consultants response are summarised below: 
	                                                  Representation
	                                                                        Response
	Access to 168, although not ‘generous’, is adequate (approximately 2 feet clearance for cars, less for vans).
	The tree restricts access to 168 St Clements Hill, leading to safety issues for users of the highway.
	The tree is a mature specimen, which has been in-situ for many years, highly visible to users of the driveway, and should not present any unforeseen difficulties for drivers using due care. 
	St. Clements Hill has a speed limit of 20mph, and is considered a quiet road in terms of traffic volume. Therefore, even if a vehicle fails to negotiate turning into the driveway at the first attempt, it is not considered a hazard.
	This is the responsibility of the owners of the wall, 166a St. Clements Hill. Repairs to (or replacement of) the wall can be achieved without removing the tree.
	Damage to boundary wall of 166a St. Clements Hill
	This is a prominent tree, with high amenity value. A principal component of the landscape in this vicinity, its removal would be to the detriment of the area.
	The removal of the tree will not affect the immediate landscape, as there are 8 other substantial copper beech trees in the vicinity.
	Main issues
	Issue 1
	10. The loss of a mature copper beech tree in good condition with high visual amenity would have a detrimental impact on the visual amenity of the site and surrounding area.
	Issue 2
	11. The loss of this tree would also contribute to the impacts of climate change. Through photosynthesis trees naturally absorb CO2 a key greenhouse gas and act as a carbon sink by sequestering it.  Also, by a combination of reflecting sunlight, providing shade and evaporating water through transpiration trees moderate the local microclimate and temperature.
	Issue 3
	12. The tree has a positive effect on air quality by cutting levels of airborne particulates and removing air pollutants.
	 Issue 4
	13. The tree enhances biodiversity by providing habitats for a variety of species and thereby contributing to providing a healthy food chain that is of benefit to birds and mammals. 
	The tree is located on a “green link”, as identified in the Greater Norwich Development Partnership Green Infrastructure Delivery Plan; Chris Blandford Associates, 2009. Green links integrate and link green spaces and are critical to wider habitat management.
	Green links can be described as “The multi-functional network of ‘greenspaces’ and inter-connecting green corridors in urban areas, the countryside in and around towns and rural settlements, and in the wider countryside”
	    Conclusion
	The tree is a mature specimen, in good condition. The root system is encroaching into the driveway of 168 St. Clements Hill, but not to the degree that is preventing access. Due to the tree’s age, any future root growth, and increase in size, will be minimal, therefore it is the officers opinion that any further encroachment will be negligible. The Objection to the Order has been taken note of and whilst officers appreciate the concerns raised, it is their opinion that the tree in question not only  makes a positive environmental contribution, but it’s significant amenity value, and remaining life expectancy, validates its continued protection by the confirming of the Tree Preservation Order. 
	Recommendation
	      To confirm Tree Preservation Order [TPO], 2016. City of Norwich Number 
	      506;166a St. Clements Hill, NR3 4DG without modifications
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