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Committee date: 11/01/2024

Report title: Application no 23/00479/F — Fieldgate, Town Close Road
Report from: Head of planning and regulatory services

OPEN PUBLIC ITEM

Purpose:

To determine:

Application no: 23/00479/F

Site Address: Fieldgate Town Close Road Norwich NR2 2NB

Decision due by: 19/01/2024

Proposal: Demolition of existing bungalow and erection of
dwelling with detached double carport/single
garage.

Key considerations: Design; heritage; amenity; trees; transport;
biodiversity; energy & water; flood risk

Ward: Town Close

Case Officer: Maria Hammond

Applicant/agent: Mr Craig Taylor/Mr Tom Nellist, Trundley Design
Services

Reason at Committee: Objections

Recommendation:

It is recommended to approve the application for the reasons given in the report
and subject to the planning conditions set out in paragraph 161 of this report, and
grant planning permission.
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The site and surroundings

1.

The site is located on Town Close Road, a residential street that links Ipswich
and Newmarket Roads. The street is typically defined by large detached and
semi-detached dwellings, set back from the street. Many of the properties are
well screened or partially obscured at street level by hedges and shrubs
along the roadside and within front gardens. Mature trees also contribute to a
verdant character and sense of enclosure along the road.

The north side of the road is defined by a stretch of mid-nineteenth century
grade Il listed townhouses, notable for their consistency. These two and three
storey properties tend to be highly symmetrical, with principal elevations
positively addressing the road frontage, punctuated with large sash windows.
Typically, these are constructed of a buff brick weathered to a pale grey
colour and feature slate coverings to pitched roofs with ridges that run
parallel to the road. There is more variety towards each end of the road,
particularly on the south side.

Theis southern side of the road is less densely developed, but still features
several designated and non-designated heritage assets, including the
neighbouring property to the east of the application site at 12-13 Town Close
Road; a grade Il listed Georgian property of the same style to those located
on the opposite side of the road.

Directly to the west of the application property are the private Orwell and
Fairfield Roads which provide access to a number of properties to the south
of Town Close Road. Immediately south of the application site, there is a pair
of grade 1l listed houses similar in scale and materials to those along Town
Close Road. These front Orwell Road to the west, at 90 degrees to the
application site.

This application relates to a detached mid-twentieth century red brick
bungalow with black framing to white rendered gables over a porch and
attached double garage. The property is located in the historic garden to the
neighbouring properties at 12-13 Town Close Road, which appears to have
been sub-divided in the 1950s. The property itself is of no particular
architectural merit and is distinct from the surrounding nineteenth century two
and three storey dwellings.

The property features a pitched roof that runs east to west. Another section of
pitched roof runs north to south, adjacent to the neighbouring property. There
is a white UPVC conservatory to the rear. The ridge height is approximately
5.9m at the highest point, with the eaves at 2.3m. The footprint of the
property is around 260 square metres. There are sizeable garden spaces to
the front and rear.

There is one other single storey dwelling on Town Close Road further west
on the north side. This also dates from the mid-twentieth century but has
been remodelled in a more contemporary style with a flat roof and metal and
timber cladding in the last decade.

Two previous applications to demolish and replace the application dwelling
have been refused (20/00185/F and 20/00496/F). These refusals did not
object to the principle of replacing the existing dwelling, but due to the scale,



massing and poor design and failure to preserve and enhance the character
of the Conservation Area and setting of surrounding listed buildings.

A subsequent application to remodel and extend the dwelling was approved
following consideration by the Planning Applications Committee in November
2021 (21/00646/F). This development provided first floor accommodation
within an extended roof and new storey and a half section. It also provided a
detached double garage to the front. This permission is extant and forms a
material consideration in the determination of this application.

Constraints

10.

11.

12.

13.

The site is within the Newmarket Road Conservation Area. Numbers 12 and
13 to the immediate east are grade Il listed. All other dwellings on the south
side of the road are locally listed and all but one dwelling on the northern side
are grade Il listed.

Three trees along the western boundary of the site are protected by TPO: a
wild cherry, sycamore and hawthorn. This TPO was served on 22"
November 2023 in response to this planning application.

Other trees along the road to the west and within other neighbouring
properties are protected by TPO.

There is a risk of surface water flooding on the roads to north and west and
within an isolated area in the southern part of the site. The site is also in a
critical drainage catchment.

Relevant Planning History

14.

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

Case no

Proposal

Decision

Date

12/02375/F

Erection of double garage in
front garden

Approved

05/04/2013

14/00030/F

External alterations including
raising main ridge of
bungalow to form first floor
with dormer and roof
windows; removal of
conservatory and widen rear
of west end; erection of
detached double garage.

Approved

19/05/2014

19/00291/F

Two storey front, side and
rear extension, roof alteration
and double garage.

Withdrawn

14/08/2019

20/00185/F

Demolition of bungalow and
construction of 2 storey
dwelling and garage.

Refused

25/03/2020

20/00496/F

Demolition of bungalow and
construction of dwelling and
garage.

Refused

24/06/2020




Case no Proposal Decision Date

21/00646/F Remodelling of existing Approved | 18/11/2021
bungalow to provide rooms in
the roof space, one and half
storey section and erection of
detached garage.

The Proposal

15.

16.

17.

18.

19.

20.

21.

22.

23.

The application proposes demolishing the existing four bedroomed dwelling
and erecting a new dwelling, also with four bedrooms.

The flat roofed dwelling would be single storey on the eastern side, rising to
two storey to the west. A monopitched roof would link the two sections over a
set back entrance on the front elevation. The rear elevation is also staggered,
with the single storey eastern section extending further back into the site.

This would cover a footprint of 320 square metres, 60 square metres larger
than the existing. This footprint would sit 18.7 metres from the road on the
eastern side of the front elevation (3.5 metres closer than the existing) and
22 metres on the western side (0.9 metres further back than the existing). At
4 metres from the eastern site boundary, it would also be 2.5 metres further
away than the existing and the western alignment would be similar to the
existing.

As well as four bedrooms and living accommodation, the dwelling includes a
swimming pool to the rear of the ground floor.

A 30sgm basement would house plant and services for the swimming pool,
heating equipment and solar panels. An external staircase on the eastern
side would provide the only access to this.

Externally, the dwelling would take a contemporary form with a monopitch
roof covered in standing seam cladding over the entrance spanning the
space between the single storey section to the east and two storey section to
the west. This two storey section has a staggered arrangement with the
ground floor projecting slightly to the front and the first floor projecting slightly
to the side.

The principal elevation to the road would largely be faced in buff brickwork,
with natural, vertical timber cladding across the front and sides of the single
storey section. A green wall would cover the rear elevation of this single
storey section. Timber cladding would also cover a section of the ground floor
on the west elevation, with buff brick across the remainder of the dwelling.

Windows across the front elevation and first floor of the west elevation would
have a vertical emphasis, with other windows being higher level, narrow,
horizontal openings. On the rear elevation, the ground floor would have a
larger four section door opening and the bedroom above this would have a
Juliet balcony with a large door opening.

The flat roof would be concealed behind a parapet wall around it. Across the
roof there would be solar panels and roof lights.




24,

25.

Erection of a detached double open-fronted carport with single enclosed
garage bay is also proposed. This would be sited in the northwest corner of
the site. The walls would be clad in vertical timbers and the roof would have a
shallow pitch and solar panels concealed behind a parapet upstand.

Vehicular access would remain as existing, with a new gate to the opening
and fence behind the existing hedge. All trees would be retained and some
pruning is proposed. New planting is proposed in the form of two holm oak
trees either side of the vehicular access, pleached trees and a hedge along
the eastern boundary south of the dwelling and mixed tree and shrub planting
to the southeast corner.

Summary of Proposal — Key facts:

26. The key facts of the proposal is summarised in the tables below:

Scale Key Facts

Total floorspace 460 square metres

No. of storeys Two storeys, plus basement.

Max. dimensions Dwelling: 18m wide, 24.5m deep and 6.4m above
ground to top of parapet around roof.
Carport/garage: 10.55m wide, 6m deep and 3.5m to top
of parapet around roof.

Appearance Key Facts

Materials Buff facing brick, timber cladding, green wall, standing

seam paneling, dark grey/black aluminum windows and
doors.

Energy and resource | Solar PV panels proposed to roof and air source heat
efficiency measures | pump

Transport Matters Key Facts

Vehicular access As existing.

No of car parking Two car spaces in carport, motorbike space in garage.
spaces EV charging.

No of cycle parking Within carport/garage.

spaces

Servicing Bin store within curtilage.

arrangements

Consultation responses

27.

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.

Representations

28.

Adjacent and neighbouring properties have been notified in writing. 17 letters
of representation were received in response to the consultation. The proposal
was revised and three further representations were received from existing
contributors.


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

29. |If the application had not met the criteria for consideration by the Planning
Applications Committee, Councillors Davis and Oliver wished to call it in.

Councillor Stutely also considered that the high level of local

interest/objections and Conservation Area setting made it prudent to pay the

maximum level of scrutiny to any recommendation for approval.

30. The representations cite the issues as summarised in the table below:

Issues raised

Response

Current property offers no architectural
value.

See main issues 1 and 3

Size is out of keeping, too large and
dominant. Higher than facades of
adjoining properties, higher than eaves.
Footprint massive in scale, adds to visual
mass across whole width of site

See main issues 2 and 3

There should be consistency with single
storey building at 1A Town Close Road.
Only other new build road can hardly be
seen from road.

See main issues 2 and 3

Direct impact on views from neighbouring
properties

See main issue 4

Pushing boundaries of what was
previously accepted

See main issues 2 and 3

Buildings would not enhance
surroundings or protect neighbouring
listed buildings, fails to either preserve or
enhance character of Conservation Area.
Visual impact on surrounding listed
buildings has been minimised in
documentation. Closer to adjoining listed
building to south.

See main issues 2 and 3

Proposals ignore character of Georgian
properties, alien to character.

See main issues 2 and 3

New build should be subordinate, this will
dwarf surrounding heritage properties.

See main issues 2 and 3

Solar panels will look out of place in
heritage setting.

See main issues 2 and 3

Garage has potential to be significantly
visible.

See main issues 2 and 3

Revisions do little to address concerns.

See main issues 2 and 3

Concerns about basement undermining
and destabilising trees, boundaries and
neighbouring property. Questions about
certainty of protection.

See main issue 5

Trees and hedges characteristic, these
must be preserved.

See main issue 5. Proposal
amended to retain trees. TPO

served.

Future hedge trimming and tree removal
would expose dwelling more.

See main issue 5

No front garden unlike other properties
on road, inadequate screening proposed.

See main issue 5




Issues raised

Response

Proposed gate is out of character,
insufficient detail on boundary treatments
to assess impact.

See main issues 2 and 3

Hawthorn may be veteran tree, trees
shared or partly owned by third parties.

Neither the tree schedule nor
Ecological Impact Assessment
classify the hawthorn as a veteran
tree.

Evidence of land ownership has
been provided but this is a private
matter to be resolved outside the
planning process.

Difficult to see how biodiversity net gain
can be satisfied if either mature tree
removed.

The proposal has been amended to
retain the mature trees.

Condition no further development on plot.

This application, and any future
proposals, must be assessed on
their own merits. Submission of
future applications cannot be
prohibited.

Stipulate no commercial use of pool, gym
and cinema allowed.

See main issue 4. Gym and cinema
no longer proposed.

Support demolition and rebuild, wider
area has mix of styles and ages, scale
fits plot and neighbours, style is
considerate.

Support noted.

Statutory and non-statutory consultees

Design and Conservation (Norwich City Council)

31. The existing dwelling on site has been assessed to have no particular
architectural merit so its loss is not resisted, thereby there exists an
opportunity to replace it with something of greater aesthetic and material

32.

guality that will make a more positive contribution to the Conservation Area
and the setting of the adjacent Grade Il listed buildings. The plot was formed
from the sub-division of part of the curtilage of the adjacent Grade Il listed 13
Town Close Road in the 1950s or 60s and the existing detached bungalow is
not characteristic of the other development along the road, which is
represented by detached and semi-detached mid-nineteenth properties, two
to three storeys in height, executed in buff brick below dual-pitched slate
roofs. Symmetrical principal elevations, sash windows and generous soft
landscapes setback from the road are also distinct characteristics which
positively contribute to the character and streetscape of the area. There is a
distinct rhythm and harmony along the road and although the existing
dwelling is at some odds with the prevailing scale, form and architecture of
the surrounding original properties; the existing dwelling’s set back position
and the commensurate screening from the road in combination with its
subordinate scale, provides some mitigation for the harm it affords to the
local character of the area.

The proposed development has the potential to directly impact the adjacent
No’s. 12 & 13 Town Close Road as Grade Il Listed Buildings, in its
occupation of a plot that was previously encompassed by No’s. 12 & 13.



33.

34.

35.

36.

37.

There is additionally the potential to directly impact the manner in which No’s.
12 & 13 are viewed within the street-scene, representing as they do the
closest neighbouring property having the same orientation. The impact of the
proposed development on other Listed Buildings within the wider setting is
less direct and therefore has been considered alongside the proposals
impact on the wider Conservation Area. The potential for impact upon the
setting of No’s. 12 & 13 has been considered in two ways, the appreciation of
the architectural character of No’s. 12 & 13’s front elevation, considered to be
the predominant factor contributing to their special character, and any
increase in the sense of enclosure to the rear of No. 13.

This latest design iteration has gone some way to addressing the
Conservation and Design issues raised previously in respect of the proposals
impact on the adjacent buildings and the wider Conservation Area. The
proposed changes in the design and material palette for the development are
broadly acceptable in principle, representing as it does a fundamentally
contemporary design and execution of the proposed dwelling and the
associated detached double carport/single garage. The response to previous
consultations in respect of the proposed dwellings scale form and massing,
has resulted in a broad acceptance of the proposal, the visualisations for the
proposal supplied in the intervening period, have served to address the
concerns over the acceptability of these elements.

Changes in the design of the proposal have been made that lower the profile
of the proposed dwelling and shifts its centre of gravity in relation to the
adjacent listed buildings at the front element of the proposed dwelling. The
visualisations supplied illustrate that the lower profile at the front of the
proposed dwelling, is continued at the rear, mitigating against an increase in
the sense of enclosure to the rear of No. 13 Town Close Road. The mass and
form of the proposed dwelling, as presented in the visualisations, is
considered to illustrate a building sufficiently subordinate to the adjacent
Grade Il Listed buildings.

The design presented in the visualisations is considered to adequately
respect the scale and mass of the adjacent listed buildings, and adequately
reflects, within the setting of the proposed new dwelling and its associated
outbuildings, the symmetry and hierarchy of the predominant building type in
the area. However, the form and arrangement of the fenestration of the
development remains slightly incongruous, the strong vertical orientation and
narrow profile presenting a utilitarian and ‘defensive’ aesthetic.

Conclusion: As noted previously, this current proposal is the result of several
iterations in the design process. The current proposal addresses most of the
issues raised previously in respect of the new dwelling, and its associated
outbuildings.

The development proposal, whilst executed in a bold, contemporary style and
materiality, is considered to be reflective of the setback position and
commensurate screening from the road of the existing dwelling; and
therefore, does not overly compromise the appreciation of the architectural
character of No's. 12 & 13's front elevation. In moving the principal mass and
‘centre of gravity' of the development away from the rear of No. 13 Town
Close Road mitigation is provided against the sense of ‘enclosure’ at the rear
of No.13. and contributes to the maintenance of a sufficient sense of



38.

39.

40.

41.

42.

43.

44,

subordination in the proposed dwelling. However, the fenestration of the
proposed dwelling remains slightly incongruous.

The improvements in the development proposal are considered to result in
less than substantial harm to the affected designated heritage assets. This
less than substantial harm will need to be weighed against the benefit of
seeing a vacant plot on Town Close Road brought back into a viable use.
Therefore, for the reasons cited, the proposal is not objected to on
Conservation & Design grounds.

Ecology (Norwich City Council)

I have reviewed the revised Ecological Impact Assessment (EclA). Generally
the findings are accepted and recommendations are supported. The
recommendations for mitigation and enhancement would make a reasonable
basis for Conditions.

I understand that the existing roof was partially stripped earlier this year but
am unclear about the extent and current situation. Although it is accepted that
further surveys are probably not needed, it would be prudent to attach an
informative to encourage careful demolition.

The results of this assessment remain valid for 12 months i.e., until August
2024. If works have not yet commenced by this time it would be advisable to
update the assessment and repeat a bat survey.

If any existing trees are to be removed which have potential for bat roosting,
the EclA recommends that precautionary soft felling techniques are used.
This is supported.

Mitigation: | suggest the following Conditions: Mitigation Programme - to
include details of soft felling techniques for any tree removals, Bird Nesting
Season, Small mammal access and External lighting.

Enhancement: A Biodiversity Enhancement Strategy has been submitted.
This is helpful and the proposals are acceptable. It is probably worth asking
for locations of bat boxes to be shown on proposed building elevations to
reduce the risk of them being forgotten at the construction stage.

Highways (local highways authority) (Norfolk County Council)

45.

46.

47.

Given that there is no increase in traffic movements and that access and
turning provision is extant, | would have no objection to the proposed
development.

NCC parking guidance indicates 3 parking spaces are required, this appears
to be met.

It is noted that the extant vehicle crossover is a brick weave construction
within the Highway. This does not meet current standards and poses a
maintenance liability should these blocks be damaged. For this reason, it
would be appreciated if it can be replaced within the highway extent by a
standard asphalt construction with a drainage feature at the site/highway
boundary to prevent run off to the highway. A condition is recommended
should your authority wish to grant consent.



48.

49.

50.

51.

52.

53.

54.

55.

Landscape (Norwich City Council)

Landscape effects: The amount of the site which would be taken up by built
forms and hard surfacing is somewhat greater than existing. Consequently
there would be a net loss of soft garden areas. Although | understand that no
existing trees are to be removed, construction of buildings and surfacing
could adversely affect tree health and require pruning of roots and canopies.

The proposals for soft landscaping would provide some compensatory
planting although it is questionable as to whether this would fully compensate
for adverse effects. It would be beneficial if the extent of hard surfacing for
the driveway could be reduced. (Site plan amended accordingly).

Visual effects: As the proposed buildings could be largely screened from the
street by existing and proposed planting, the effect on streetscape could be
acceptable.

Hard Landscaping: It would be useful to have further detail of types of
permeable surfacing proposed. Resin bound aggregate could be acceptable.
Site plan now shows 1.8m high close board fence in place of wall. | still don’t
see the need for this given the substantial existing hedge along the

frontage. However | wouldn't object providing that the post holes are hand-
dug within the tree root protection area, and that small mammal access is
provided in the fence. Also, can we ensure that the hedge is retained to avoid
possible removal leaving the fence visible in the streetscape? The proposed
electric sliding gate and supporting piers would be visible from the street.
Information about materials and colours could be conditioned.

Soft landscaping: The 2 proposed trees in the front garden would provide the
most benefits in terms of mitigation and streetscape. | have concerns about
the use of Hornbeam because sadly it seems poorly adapted for climate
change. | suggest replacing with Quercus ilex (Evergreen oak) at a minimum
14-16cm girth size, containerised or root-balled, and planted with stake and
ties. Key on site plan subsequently amended accordingly.

The planting proposed in the south of the site is rather unstructured and
some species (e.g. Quercus ilex) are unlikely to thrive under the canopies of
the large existing trees here. Excavating planting holes could damage tree
roots so should be carried out with care. | suggest that a simpler approach
would be to use shade tolerant native evergreens such as llex (Holly), Yew
and/or Box to provide a screen/backdrop in front of the southern and eastern
boundaries. The existing front hedge could be thickened with additional
evergreen planting such as Holly to provide more security and screening
during winter months.

No objection subject to further clarifications and amendments. Suggested
conditions: Landscaping Details and Materials/appearance of electric sliding
gate and supporting piers.

Norfolk Historic Environment Service (Norfolk County Council)

No comments, low potential.



Tree Protection Officer (Norwich City Council)

56. No objections from an arboricultural perspective, but it would be prudent to
apply conditions: Arb works to facilitate development (for the crown
reductions and potential root pruning) and works on site in accordance with
AIA/AMS/TPP.

57. It would also be useful to see a brief report, with photographs, detailing the
process/outcome, of the air-spading/hand-digging (required to determine the
presence of/potential pruning of any roots for trees T2 and T3.

Assessment of Planning Considerations
Relevant Development Plan Policies

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

e JCS1 Addressing climate change and protecting environmental
assets

e JCS2 Promoting good design

e JCS3 Energy and water

e JCS4 Housing delivery

59. 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

DM12 Ensuring well-planned housing development
DM15 Safeguarding the city’s housing stock

DM30 Access and highway safety

DM31 Car parking and servicing

Other material considerations

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

e NPPF2 Achieving sustainable development

e NPPF4 Decision-making

e NPPF5 Delivering a sufficient supply of homes

e NPPF12 Achieving well-designed places and beautiful places

e NPPF14 Meeting the challenge of climate change, flooding and
coastal change

e NPPF15 Conserving and enhancing the natural environment

e NPPF16 Conserving and enhancing the historic environment



61.

Supplementary Planning Documents (SPD)

e Landscape and trees SPD adopted June 2016

62. Advice Notes and Guidance

Water efficiency advice note October 2015
Internal space standards information note March 2015

Case Assessment

63.

Planning law requires that applications for planning permission must be
determined in accordance with the development plan unless material
considerations indicate otherwise. Relevant development plan polices are
detailed above. Material considerations include policies in the National
Planning Policy Framework (NPPF), the council’s standing duties, other
policy documents and guidance detailed above, and any other matters
referred to specifically in the assessment below. The following paragraphs
provide an assessment of the main planning issues in this case against
relevant policies and material considerations.

Main Issue 1. Principle of development

64.

65.

Key policies and NPPF paragraphs — JCS4, DM12, DM15, NPPF section 5.

The proposal would demolish and replace an existing dwelling with a new
build and the principle does not raise any policy conflicts. The detailed
matters below require careful consideration.

Main Issue 2. Design

66.

67.

68.

69.

Key policies and NPPF paragraphs — JCS2, DM3, NPPF paragraphs 131-
141.

In terms of siting, the front of the proposed dwelling is no closer to the road
than the closest point of the existing on the west side, but does extend out
closer on the east (single storey) side. It therefore sits forward of the building
line of 12-13 Town Close Road to the east, but so does the existing. This
position would preserve the characteristic of dwellings being set back
generously from the road with driveways and gardens to the front.

The east elevation is set further from the boundary with number 13 than
existing. This position would therefore maintain and increase the gap
between the dwellings, which is another characteristic feature that
contributes to the rhythm of the streetscene.

In terms of footprint, this would be larger than the existing (and the previously
approved scheme did not increase this). In relation to the plot size, this
retains a generous private garden to the rear. Town Close Road is
characterised by substantial dwellings in spacious garden plots. Although the
footprint of this dwelling would be larger than most, the building itself would
be lower in height so would have a smaller mass, especially when perceived
from the road. In this respect, it is considered that the proposal reflects the
context of being a later addition to the area within the sub-divided curtilage of
an historic dwelling.



70.

71.

72.

73.

74.

75.

76.

The layout positions the higher two storey section with greatest mass to the
west side of the plot. This assists with the perception of gaps between
dwellings along the road and concentrates the largest scale furthest away
from the neighbouring listed dwellings. It also echoes the form of the previous
approval.

In terms of height and mass, the application includes two drawings
(appended to this report) showing the scale of the existing dwelling and
previous approval overlaid (in red) on the proposal. These demonstrate that
the 6.4 metre high two storey section would be only marginally taller than the
existing highest ridge and how the single storey would be significantly lower.
In comparison to the previous approval for upward extensions to the
bungalow, the highest part would be 1.25 metres lower than that which in
itself is approximately 1 metre below the ridge of the neighbouring listed
dwellings at 12 and 13 Town Close Road.

The impacts of the siting, scale and mass on this adjacent listed building, the
Conservation Area and other heritage assets are considered further in the
Heritage section below. However, in terms of the acceptability of these
aspects of the proposal in design terms with regard to Policy DM3, the
proposal is considered to respect and respond to local character, including
the street pattern.

The flat roofed form with different height blocks that to some extent appear
stacked on each other is a contemporary design approach that is reinforced
by the fenestration pattern and use of materials. The monopitch roof over the
entrance visually links the single and two storey blocks across the front
elevation.

The brick finish and deep vertical windows on the front elevation also wrap
around to the west elevation where the dwelling would be seen on the
prominent corner at the road junction. Further to the rear and on the east side
the design approach varies with windows instead taking a long, horizontal
emphasis at a high level and the materials vary to include timber and a green
wall.

The fenestration (window) pattern has been the subject of negotiations
throughout the pre-application process and since this application was first
submitted. Revisions to include windows which have a similar proportion to
the locally characteristic sash windows on the most prominent elevations are
considered an improvement and a positive response to the context of the
site, albeit interpreted in a more contemporary style. The high level,
horizontal windows to the side elevations, concentration of the largest
openings to the rear elevation, absence of ground floor openings to the west
side of the front elevation and indicated gate design create something of a
defensive appearance with the dwelling effectively turning away from the
road. This is out of character for Town Close Road where the nineteenth
century dwellings present a more open and welcoming fagade to the road,
but it is much improved from earlier iterations of the scheme and not
unacceptable.

Paragraph 135(c) of the NPPF advises new development should be
sympathetic to local character and history while not preventing or
discouraging appropriate innovation or change. There is one existing
example of contemporary design on Town Close Road, at number la. Here a



7.

78.

79.

80.

81.

82.

mid-twentieth century bungalow was remodelled to replace the pitched roof
with a flat roof and clad the original rendered walls in a mix of zinc, timber
and smooth render.

Representations have noted that this can hardly be seen from the road and
consider that there should be consistency between the two contemporary
developments by requiring the proposal at Fieldgate to also be single storey.
Although the two sites were developed a similar time as sub-divisions from
existing larger plots, they are materially different, especially in their
relationship with the road. 1A has a wall to the road with dense hedge above
and the vehicular access is located to the eastern corner meaning only a
small section of the dwelling directly in front of this opening can be seen from
the road. Fieldgate also has a high hedge to the road boundary but the
vehicular access is centrally located and gives a much more open view of the
principal elevation and frontage. There is no policy by which we could insist
that any new development, contemporary in design or not, here remains
single storey. Indeed, permission has been granted for upward extensions to
provide first floor accommodation. This application must therefore be
considered on its own merits and in the particular context of this site.

Buff coloured bricks are proposed for the most prominent elevations to reflect
those which are characteristic of the area. These would be complemented by
vertical timber cladding and metal cladding (which are similar to the materials
at 1A). A green wall at the rear would soften the mass of the dwelling in any
views of this elevation. This palette of materials is considered to be
appropriate and the bricks to the front would appear as a positive response
within the streetscene.

The extant approval includes a detached double garage in the northwest
corner of the site. This would have a dual-pitched roof and be constructed of
brick and tile. There have also been two other permissions which included
double garages in this area of the site.

Whilst the proposed two bay carport and enclosed garage is larger in
footprint than these previous garages, it would be lower in height and the
timber cladding and largely open fronted design would help it appear as a
lightweight ancillary building which complements the dwelling.

The proposal originally included a wall with railings behind the front hedge.
The visibility of this in the streetscene and potential impact on the adjacent
cherry tree were unclear. The proposal has been amended to propose a
close boarded fence but the visual impact and appropriateness of this in
design and materials to the dwelling and its setting are still unclear. Full
details should be agreed by condition, notwithstanding what is indicated in
the submission.

The replacement gate to the vehicular access would be clearly visible in the
streetscene. The existing metal gate has an open design which allows views
into the site from the road. It is, however, uncharacteristic for properties along
Town Close Road to have any form of gate to vehicular entrances and the
absence of built forms of enclosure along the road contributes to the feeling
of dwellings openly and positively fronting the road, rather than being hidden
away from it. In principle there is no objection to replacing the existing gate
and there is an opportunity to secure a design which maintains an openness
to the frontage in a style sympathetic to the setting. The horizontal, largely



solid and defensive design illustrated in the application is not considered
appropriate, but an alternative design with suitable materials can be agreed
by condition.

83. The plans show some detail of hard and soft landscaping. A permeable
surfaced driveway would lead to pathways around the dwelling and a large
patio at the rear. The extent of this hardsurfacing to the front of the dwelling
has been reduced in response to Landscape comments and it covers a
similar extent to the existing situation and the overall area is also similar to
that previously approved. To ensure that this is a permeable surface of a high
quality material, full details should be agreed by condition.

84. Soft landscape proposals include two holm oak trees either side of the
vehicular access and other hedge, tree and shrub planting to the rear. The
species and layout broadly follow proposals which were indicated on the
previous approval and representations have expressed a desire to maintain
this planting within the new proposal. That permission was subject to a
condition requiring agreement of the details of the landscaping and was not
bound to the details shown on the plan. The Landscape Officer has
recommended some changes to the hedge and shrub species to improve
their suitability to the site conditions and, as with the previous permission, a
fully detailed landscape scheme can be agreed by condition and the
applicant is advised to incorporate these recommendations when applying to
discharge this condition.

85. Itis also considered appropriate for that landscape scheme to include
provisions for the retention and maintenance of the hedge boundaries around
the site to ensure these continue to make a positive contribution to the
character and appearance of the Conservation Area and setting and
screening of the dwelling.

86. Subject to conditions to agree high quality materials and finishes for the
buildings and hard landscaping and a detailed soft landscape scheme, the
proposal is considered to be acceptable in design terms.

Main Issue 3. Heritage

87. Key policies and NPPF paragraphs — JCS2, DM9, NPPF paragraphs 195-
214,

Loss of existing dwelling

88. The existing mid-twentieth century is not considered to be of any particular
architectural merit. It is uncharacteristic of its setting but the single storey
height and extent of screening from boundary hedges and trees mitigate the
harm to the streetscene to some extent. Although it should be noted that any
lack of public visibility does not justify harmful development in Conservation
Areas.

89. There is an opportunity to replace this bungalow with a new build that is more
sympathetic and responsive to the distinct character of Town Close Road and
makes a positive contribution to the wider Conservation Area.

90. Two previous applications which proposed demolition and rebuild were
considered acceptable in principle, but refused due to the particular designs



91.

92.

93.

94.

95.

96.

97.

proposed that did not respect the context of the site and its setting and would
cause harm to the Conservation Area and setting of listed buildings.

Policy and legislative context

In respect of the design of all new development, Policy DM3 requires it to
respect, enhance and respond to the character and local distinctiveness of
the area. Where heritage assets are affected, Policy DM9 requires new
development to have regard to the historic environment and contribution
heritage assets make to the character of an area and its sense of place.

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

Site history

The consistency across the nineteenth century dwellings creates a distinct
style and character along Town Close Road, extending to the pair of
dwellings south of the application site on Orwell Road too. The assessments
of the previous proposals have highlighted the rhythm and harmony of
buildings which characterise the area. This rhythm is derived from the regular
gaps between buildings and also the fenestration pattern of sash windows
across principal elevations. Much of the harmony comes from the material
palette and vegetation.

The assessments of previous proposals have established the importance of
any development here recognising the context of the site as a sub-division of
the curtilage of an historic dwelling, being respectful of and deferential to 12
and 13 Town Close Road and not becoming dominant in views from Town
Close and Orwell Roads.

The two refused applications both proposed substantial two storey houses in
a Georgian villa style to the front elevation. The scale and design was
assessed to be neither submissive to or respectful of the historic context,
especially of 12 and 13 Town Close Road, and would be dominant in views
on this prominent corner site. Furthermore, the Georgian style was
considered an inappropriate pastiche of classical design and too grand for
the setting.

Whilst these decisions recognised the sensitivity of the site to new
development, they did conclude that it would be possible to achieve a new
build that reflects and harmonises with the setting and that this was not
restrictive of a radically different design approach.

The alterations and extensions approved in 2021 to remodel the property
increased the height but to a level that remained subservient to 12 and 13
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and the larger scale and mass across the principal elevation was considered
comparable to these neighbouring semi-detached dwellings when viewed as
a pair. The combination of a more cohesive design aesthetic and high quality
materials that respond to the setting were considered to enhance the overall
guality of the Conservation Area.

These three prior applications were considered under the current
development plan and there has been no substantial change in the context of
the site or other material considerations. The decisions, and in particular the
approved scheme, are therefore material considerations in the determination
of this application that attract substantial weight.

Proposal

The siting of the dwelling maintains and increases a gap to the neighbouring
dwelling in response to the characteristic rnythm along the road. The sense
of separation from this listed building is also enhanced by concentrating the
mass of the building to the opposite side of the site. As well as shifting the
‘centre of gravity’ of the dwelling to this side in views from the road, it also
mitigates against any increased sense of enclosure to the setting of number
13 at the rear. Furthermore, the two storey roof would be at approximately
the same height as the eaves of numbers 12 and 13, creating a subservient
appearance which would preserve the dominance of this pair in views within
the streetscene.

Overall it is considered that the siting, scale and mass result in a dwelling
that is satisfactorily subordinate to 12 and 13 Town Close Road and does not
unacceptably harm their setting. It would also remain largely screened along
the roads by the retained hedges and trees so, although larger than existing,
would not dominate these views.

The design and form of the proposed dwelling is bold and contemporary. It
does reference some features which are distinct to the area such as the buff
brickwork to the most visible elevations and windows on the principal
elevation which give a nod to the size, proportions and rhythm of sash
windows, albeit in a more contemporary single pane style. The horizontal
windows to the side and rear are less successful, but not unacceptably
harmful.

Although the contemporary design is a departure from the consistent features
of the nineteenth century dwellings along the road, it is considered that the
design positively responds to its setting in a way which achieves the
sensitivity and harmony sought on previous schemes. There would be some
harm to the setting of listed buildings and the wider Conservation Area,
however this is less than substantial in its magnitude. The existing dwelling
makes no positive contribution to the Conservation Area and there is some
modest public benefit in replacing this with a new home built to modern
standards and to bring the site back into occupation. This benefit is
considered sufficient to outweigh the harm to heritage assets and the
proposal is acceptable in accordance with Policy DM3 and NPPF paragraph
208.



Archaeology

103. There is considered to be low potential for archaeological interest on the site
SO no investigation is necessary.

Main Issue 4. Amenity
104. Key policies and NPPF paragraphs — DM2, DM11, NPPF paragraph 135.

Future occupiers

105. The dwelling would exceed minimum space standards and all habitable
rooms would have adequate natural light and outlook. It is considered the
replacement dwelling would offer a high standard of amenity and living
conditions for future occupiers.

Neighbouring occupiers

106. On the east side, there are no first floor windows, only a roof light over the
stairs, and the ground floor windows are proposed to be high level (cills at
1.65 metre above floor level) openings that would not offer any direct or
intrusive views to the neighbours.

107. The distances to neighbouring dwellings, combined with screening from
mature trees and oblique angles to gardens, mitigate any unacceptable
overlooking or loss of privacy from other windows.

108. By concentrating the two storey height on the western side of the plot and
reducing the height on the eastern side in comparison to the existing
bungalow, it is not considered the scale and mass of the dwelling would
result in any over-dominant or overshadowing impacts on neighbouring
occupiers.

109. The swimming pool is an integral part of the dwelling and proposed for
personal use only, but a condition ensuring there is no commercial use is
recommended in the interests of protecting amenity.

110. The proposal is therefore considered acceptable in amenity terms.
Main Issue 5. Trees
111. Key policies and NPPF paragraphs — JCS1, DM7, NPPF paragraph 180.

112. As noted above, Town Close Road, as well as the wider Conservation Area,
is characterised by extensive tree cover which positively contributes to the
verdant character along the road, screening between properties and sense of
enclosure.

113. Mature, mixed hedges form the site boundaries to Town Close Road and
Orwell Road and there are also three mature trees within the western
boundary: a wild cherry at the northwest corner, a sycamore adjacent to the
existing bungalow and a hawthorn to the south of the dwelling. These are 12-
16 metres high and the cherry and sycamore in particular occupy prominent
positions in views of the site from Town Close Road.
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The submitted tree survey classifies all three to be category C, however the
Council’s Arboricultural Officer considers the sycamore to be of moderate,
rather than low, quality and notes that it displays a full, well-shaped crown in
good health, with an estimated remaining life expectancy of at least 20 years.
It is therefore considered to be in category B.

The application originally proposed removing both the sycamore and
hawthorn and the submitted Arboricultural Implications Assessment asserted
this was in order to ‘accommodate the construction’.

Policy DM7 requires that trees and significant hedge and shrub masses
should be retained as an integral part of the design, other than in exceptional
circumstances. Following objections from the Council’s Arboricultural Officer
and in many local representations, the proposal has been amended to retain
the hawthorn and sycamore.

It is noted that the application also originally proposed removing a mixed
group in the northwest corner behind the cherry. These have since been
removed without a Conservation Area notification having been made.
However, there was no objection from the Arboricultural Officer to the
removal of this small, low quality group and the previous approved scheme
included a landscape scheme indicating their removal.

Representations on the amended proposal have raised concern about the
feasibility of retaining the sycamore and hawthorn in close proximity to the
proposed dwelling, especially considering the initial statement that they were
proposed to be removed to accommodate the construction. The dwelling is
also partly within the root protection area of a 24 metre high mature tulip tree
within the front garden of the neighbouring dwelling.

A revised Arboricultural Implications Assessment sets out measures to
protect the trees on and around the site during demolition and construction.
As the foundations would be within the root protection areas of the sycamore
and tulip trees, precautionary root pruning is proposed prior to excavation to
eliminate any potential ripping of tree roots. New services shall either need to
avoid root areas or, if connections are made to the existing, these should be
hand dug.

Overhanging branches ae also proposed to be pruned back on the sycamore
and tulip trees to allow access for construction. Protective fencing is also
proposed and the existing areas of hardstanding are said to provide suitable
ground protection during construction. The Assessment concludes that if the
above measures are carried out, the proposal would have no material effect
on the health and/or value of the retained trees.

Having considered this revised Assessment, there are no objections from an
arboricultural point of view and it is considered that these trees can be
retained alongside the proposed development. It will, however, be necessary
to ensure that all the tree works are carried out by a suitably qualified arborist
and the extent of root pruning is suitably determined. Subject to these
matters and the protection measures being secured by condition, it is
considered that the proposal can be carried out and secure the healthy
retention of the trees long term. It is appreciated that there representations
have raised concern if this is feasible, but in the opinion of the Council’s
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Arboricultural Officer it is and it is not necessary to remove nor cause any
harm to the trees to accommodate the development.

The important positive contribution that the cherry, sycamore and hawthorn
trees make to the character and appearance of the site and wider
Conservation Area has been appreciated through the consideration of this
application. The representations which objected to any tree loss showed how
they are valued locally. In light of this and the potential threat that any
development which is not carried out in full accordance with the
recommended protection measures could cause, it has been considered
necessary to serve a tree protection order on the cherry, sycamore and
hawthorn. This was served on 22" November 2023 and representations can
be made until 215t December 2023.

Main Issue 6. Transport

123.

124.

125.

126.

127.

Key policies and NPPF paragraphs — JCS6, DM28, DM30, DM31, NPPF
paragraphs 114-117.

The existing vehicular access would be retained as existing. The Highway
Authority have no objection to this but would welcome replacement of the
surface and provision of drainage to maintain run-off within the site. Any new
hardsurfacing and drainage can be agreed by condition but it is not
considered reasonable to insist that the existing access surface is replaced.

A carport/garage with space for two cars and additional motorcycle and cycle
storage is proposed. The parking provision exceeds the maximum standard
for new dwellings in this area (1.33 per dwelling), however it is appreciated
this is a replacement, not new, dwelling. The existing dwelling has an integral
double garage and large driveway and the approved scheme included a
double garage and large hard surfaced area to the frontage.

In this context, it is not reasonable to restrict parking to only one or two
vehicles, however the application has been amended to reduce the extent of
hard surfacing that could be used for external parking. Drawings have
demonstrated this area is just enough to manoeuvre cars in and out of the
two carport spaces to enter and leave the site in a forward gear. This external
space is therefore unlikely to be used for additional parking.

A dedicated and adequate area for bin storage is proposed within the site.

Main Issue 7. Biodiversity

128.

129.

130.

Key policies and NPPF paragraphs — JCS1, DM6, NPPF paragraph 8, 180,
1785-188.

A preliminary survey of the site found that the south facing bungalow roof had
potential bat roosting features so a nocturnal survey was undertaken and
found no bats emerging from the building. The site is likely to be used
occasionally by foraging bats and the report recommends measures to
mitigate the effect of lighting.

Mitigation measures to protect nesting birds and other species are also
proposed.



131. A biodiversity enhancement strategy has subsequently been submitted which
includes three bird boxes, two integrated bat boxes, an insect block and
hedgehog holes in new and existing fences.

132. The implementation and future retention of these enhancements should be
secured by conditions.

Main Issue 8. Energy and water efficiency

133. Key policies and NPPF paragraphs —-DM1, JCS3, NPPF paragraphs 8, 1157,
164.

134. Policy JCS3 requires all new housing to meet water efficiency standards of
110 litres/person/day. This is based on the optional higher standard in
Building Regulations.

135. The application has demonstrated that this is achievable for all the sanitary
ware and white goods in the dwelling. It excludes the swimming pool which
does not need to be included in the calculations for Building Regulations as
the water is replaced over a greater time interval. The policy requirement for
daily water consumption efficiency can therefore be achieved.

136. The inclusion of solar PV panels and air source heat pumps in the proposal is
welcomed. These would heat the dwelling and also the pool. A cover over the
indoor pool is also proposed to retain heat and prevent condensation to
improve energy and water efficiency.

137. Full details of the siting and appearance of the solar panels and air source
heat pump(s) should be agreed by condition, as should the noise impacts of
the heat pumps.

Main Issue 9. Flood risk

138. Key policies and NPPF paragraphs — JCS1, DM5, NPPF paragraphs 165-
175

139. The site is in a critical drainage catchment with areas at risk of surface water
flooding on the surrounding roads and also within the site to the southern
end.

140. The proposed extent of hardstanding to provide parking/turning space, paths
around all sides of the dwelling and a patio to the rear is similar to that
previously approved and would be in a permeable material that can be
agreed by condition.

141. A soakaway is proposed to provide surface water drainage and it shall need
to be demonstrated by condition that the infiltration is feasible here and the
proposed system would be appropriately designed. Subject to this, the
proposal would not increase the risk on or off site.

142. Green roofs have been considered and discounted due to the amount of
rooflights and solar panels proposed, but an area of green wall is proposed at
the rear and this is welcomed.

143. As the proposal is for a replacement dwelling, the vulnerability of the site to
flooding would not increase and the basement would not provide any



habitable accommodation. Subject to the conditions concerning permeable
hardsurfaces and surface water drainage, the proposal is acceptable in the
critical drainage catchment in accordance with Policy DM5.

Main Issue 10. Nutrient Neutrality

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

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

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

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

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

147. (a) Broads SAC/Broadland Ramsar

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

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

Answer: NO

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

148. Conclusion: Itis not necessary to carry out an assessment under the
Habitats regs.

149. (b) River Wensum SAC

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

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



Answer: NO

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

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

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

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

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

Human Rights Act 1998

154. Officers have considered the implications of the Human Rights Act 1998 in
reaching a recommendation to approve this application. They consider that
the interference with the human rights of the applicant under Article 8/Article
1 of Protocol 1 is justifiable and proportionate for the protection of the rights
and freedom of others or the control of his/her property in this way is in
accordance with the general interest.

Section 17 of the Crime and Disorder Act 1998.

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

Planning Balance and Conclusion

156. There is no objection to the loss of the existing dwelling and the proposal
offers an opportunity to replace it with a new build that is more sympathetic
and responsive to the distinct character of Town Close Road to make a
positive contribution to the wider Conservation Area.



157.

158.

159.

160.

The bold, contemporary dwelling is a departure from the mass, form, design
and materials of the most characteristic dwellings. However it is considered
that the siting of the dwelling, the concentration of mass furthest from the
neighbouring listed building and the incorporation of some locally distinct
design and material features results in a development that is sufficiently
sympathetic and responsive. High quality, complementary materials and
landscaping can be secured by condition to ensure the character of the
Conservation Area is preserved.

Amendments and proposed protection measures ensure that the significant
trees can be retained so these continue to make a positive contribution to the
Conservation Area alongside the new dwelling.

It is not considered there would be any unacceptable impacts or harm that
cannot be mitigated through the compliance with the conditions listed below.

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

161.

hPwpPE

No o

8.

9.

To approve application 23/00479/F Fieldgate Town Close Road, Norwich,
NR2 2NB and grant planning permission subject to the following conditions:

Standard time limit;

In accordance with plans;

Arboricultural works to be carried out by a suitably qualified arborist;

Works on site in accordance with arboricultural impact assessment, method
statement and tree protection plan;

Compliance with ecological mitigation measures;

External materials to be agreed;

Hard and soft landscape scheme to be agreed, notwithstanding any details
shown in application (to include gate design, boundary treatments and
external lighting);

Surface water drainage scheme to be agreed;

Details of solar PV and air source heat pump, including noise, to be agreed,;

10.Parking, access, turning space, cycle storage, bin storage and EV charging

completed prior to first occupation;

11.Implementation of biodiversity enhancement strategy;
12. Swimming pool to be used incidental to use of dwelling only;
13. Water efficiency.

Appendices: None



Contact officer: Planner
Name: Maria Hammond
Telephone number: 01603 989396

Email address: mariahammond@norwich.gov.uk

If you would like this agenda in an alternative format,

IN 4\ such as a larger or smaller font, audio or Braille, or in a
N4 TRAN different language, please contact the committee
communication for all Offlcer above
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