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Schedule of Planning Applications                    Committee Date: 22nd May 2019 
 
 
Reference: 06/18/0315/O 

    Parish: Rollesby  
    Officer: Mrs G Manthorpe 

                                                                                    Expiry Date:  12/11/18 
 
Applicant:    Mr & Mrs D Melling 
 
Proposal:     Development of site for residential use (up to 13) with proposed means 

of vehicular access 
 
Site: Hall View, Martham Road, Rollesby (land to the rear of) 
 
 
 

1.      Background / History :- 
 
 

1.1 The site comprises 0.6 hectares of land located to the north side of the village of 
Rollesby. The site is to the east side of Martham Road, to the south of the site are 
residential dwellings addressed as Bittern Road, the west of the site is the donor 
property and residential dwellings, the east of the site is the rear garden of a 
residential property and there are open fields to the north of the site.  
 

1.2 The site is currently, according to the details submitted in support of the application, 
grassed paddock and garden land. There is no planning history for the site.  

 
 

   2       Consultations :- All consultation responses received are available online or 
at the Town Hall during opening hours.  

  
  2.1    Parish Council – 25/02/19 Rollesby Parish Council would like to submit the 

following comments and objections: 
  
             The traffic surveys for Martham Road, undertaken in September and October not 

in holiday season, show an average speed of 39.4mph in a 30mph for 17,000 
vehicle movements.  The splay required for this, as shown on the recent 
developer's plan, is 42.5m each way.  In order to achieve this the plans indicate a 
footpath is to be installed south of Hall View.  This path would be on private land, 
next to a pond where the width available is 0.8m.  This is below the minimum 
requirement for the width of a pedestrian footpath as no passing places have been 
indicated for wheelchair access.  The safety of pedestrians walking on a narrow 
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footpath with speeding traffic on one side and a pond on the other is of grave 
concern to the Parish Council.   

 
             The splay to the north of Hall View is past hedges which the plans detail to be 

removed or cut back.  The Parish Council objects strongly to the removal of any 
hedges.  It is unclear if the applicant owns the hedges in question, and if not then 
they cannot require them to be trimmed or removed which means the splay of 
42.5m will not be achieved. 

 
              As additional comments the Parish Council would like to complain that they were 

not notified of the additional plans submitted and only got additional time to 
comment when this was queried, and the new plans are illegible on the website. 

 
             18/07/18 Rollesby Parish Council would like to comment and object to planning 

application 06/18/0315/O on the following grounds:                 
 

o The proposed access road is not wide enough for the number of car movements 
and emergency vehicle access. 

 
o The access entrance is very close to a speed limit change on a busy road with a 

blind corner.  The Police have given evidence that motorists speed on that section 
of road and the Parish Council is of the opinion that the number of cars that would 
exit from the proposed development would be dangerous. 

 
o The proposed development is outside the Village Development Limit for Rollesby 

 
o the proposed site has been identified as Not Currently Developeable in the Strategic 

Housing Land Availability Assessment (site RO02)  
 
o The proposed splay for the access road is insufficient for the road conditions on 

Martham Road 
 

o 13 dwellings on the site is considered overdevelopment.  
 
o The location and size of development is inconsistent with Rollesby's emerging 

Neighbourhood Plan 
 
  2.2   Neighbours – There have been 50 objections to the development from neighbours, 

the main objections are summarised as follows: 
 

• Bats will be disturbed.  
• Noise. 
• Loss of views. 
• Insufficient highways access.  
• Speeding occurs.  
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• Land for footpath not within highways or applicants control. 
• Restrictive covenant on site.  
• Loss of value to existing properties. 
• Pavement would spoil the character. 
• Electricity supply struggles to cope.  
• Detrimental to the character of the village.  
• The assessment by the Strategic Housing Land Availability Assessment 

marks the land as ‘not currently developable’. 
• There has been a serious accident on the road already.  
• Plans on the website are poor quality.  
• Loss of light to existing dwellings.  
• Insufficient drainage information submitted.  
• No street lighting should be erected.  
• Documents haven’t been displayed for the public correctly.  
• The pond should not be disrupted.  
• This application should not be considered.  
• There is no evidence that moving the speed sign will reduce the speed that 

people drive. 
• There is insufficient information submitted. 
• Two storey dwellings will cause overlooking ad be out of character. 

  
2.3      Highways – Following amendments to the application and clarification on offsite             
          works that are required highways do not object to the application. 

 
      2.4      Assistant Grounds Manager and Arboricultural Officer – None of the trees on site   
                 are worthy of TPO due to poor pruning practices (“topped”) and there is a small      
                ‘orchard’ of young trees that has low value. These matters have also reduced the  
                 trees life expectancy. 
 
                The rear/eastern hedge is worthy of retention for screening and some amenity 
                value. 

 
    2.5      Building Control – No comments received.   
 
    2.6      Environmental Health – No objection to the application but drainage details  
               required.  
               NOTE – Additional drainage information submitted.  
   
                May 2019 – condition regarding unidentified contamination, noise and advisory    
                re dust.  

 
    2.7      Strategic Planning – No objection to the application. 
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    2.8       Lead Local Flood Authority – No comment. 
 
    2.9      NHS – No objection.  
 
    2.10    Anglian Water – Condition requested  
 
    2.11   Norfolk County Council Fire – Condition requested 
 

       2.12   Historic Environment - ‘The application site lies immediately south of an area where 
various cropmarks have been recorded from aerial photographs. These include a 
causewayed or hengiform ring ditch which may represent the remains of a burial 
mound or ceremonial monument of late Neolithic to early Bronze Age date. There 
is potential for heritage assets, buried archaeological remains of prehistoric date 
to be present within the  proposed development area and that the significance 
would be adversely affected by the proposed  development. 

 
                 If planning permission is granted, we therefore ask that this be subject to a 

programme of archaeological work in accordance with National Planning Policy 
Framework paragraph 141.  

 
                 In this case the programme of archaeological mitigatory work will commence with 

informative trial trenching to determine the scope and extent of any further 
mitigatory work that may be required (e.g. an archaeological excavation or 
monitoring of groundworks during construction). A brief for the archaeological work 
can be obtained from Norfolk County Council Environment Service.  

 
                We suggest that the following conditions are imposed:- 

 
           A) No development shall take place until an archaeological written scheme of 

investigation has been submitted to and approved by the local planning authority 
in writing. The scheme shall include an assessment of significance and research 
questions; and 1) The programme and methodology of site investigation and 
recording, 2) The programme for post investigation assessment, 3) Provision to 
be made for analysis of the site investigation and recording, 4) Provision to be 
made for publication and dissemination of the analysis and records of the site 
investigation, 5) Provision to be made for archive deposition of the analysis and 
records of the site investigation and 6) Nomination of a competent person or 
persons/organization to undertake the works set out within the written scheme of 
investigation. and, 

 
           B) No development shall take place other than in accordance with the written 

scheme of investigation approved under condition (A). and, 
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           C) The development shall not be occupied until the site investigation and post 
investigation assessment has been completed in accordance with the programme 
set out in the archaeological written scheme of investigation approved under 
condition (A) and the provision to be made for analysis, publication and 
dissemination of results and archive deposition has been secured.’ 

 
    2.13  Local Authority Requirements – The application site is in an area requiring,                

according to the adopted Core Strategy, a 20% affordable housing provision.  
 
               The application is an outline application and as such the public open space and 

childrens recreation is unknown. The requirement will be that 40 square metres of 
public open space per dwelling will be required to be provided or, if a contribution 
is appropriate at the absolute discretion of the Local Planning Authority payment 
in lieu towards offsite provision at a cost of £12 per square metre shortfall shall be 
required to be paid.  

 
             Should childrens recreation be provided, at the absolute discretion of the Local     

Planning Authority, as an offsite a contribution, payment of £920 per multi bed 
dwelling shall be paid in lieu of on-site provision.  

 
             The Local Planning Authority will accept no liability for public open space, 

childrens recreation or drainage and as such this shall be subject to a 
management company in perpetuity.  

 
             The triggers, types and tenures for the affordable housing shall be subject to 

negotiation during the s106 process. The trigger for the payment of any of the 
monies for public open space and childrens recreation shall be payable prior to 
occupation of 40% of the units. The triggers for the management company or 
nominated body and all other matters not specifically listed shall be determined 
through the s106 process.  

 
             Payment of £110 per dwelling as a contribution under policy CS14 shall be 

payable as required by the Habitats Monitoring and Mitigation Strategy. This 
payment shall be before occupation of any dwellings for the avoidance of doubt.   

 
             No viability assessment has been submitted and one would not be accepted as 

the application is an outline application. If any of the above obligations are not met 
the application should be refused as it is contrary to planning policy.          

 
 

  3         Local  Policy :-  
 
  3.1    Local Policy - Saved Great Yarmouth Borough-Wide Local Plan Policies (2001): 
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  3.2     Paragraph 213 of the National Planning Policy Framework (NPPF) states that due 
weight should be given to relevant policies in existing plans according to their 
degree of consistency with the NPPF. The closer the Local Plan is to the policies 
in the NPPF the greater the weight that is given to the Local Plan policy.  The 
Great Yarmouth Borough Wide Local Plan was adopted in 2001 and the most 
relevant policies were ‘saved’ in 2007. An assessment of policies was made during 
the adoption of the Core Strategy December 2015 and these policies remain 
saved following the assessment and adoption. 

 
  3.3    The Saved Policies listed have all been assessed as being in general conformity 

with the NPPF, and add further information to the policies in the NPPF, while not 
contradicting it.  

 
  3.4   HOU10: Permission for new dwellings in the countryside will only be given in 

connection with agriculture, forestry, organised recreation, or the expansion of 
settlements. 

 
  3.5   HOU16:  A high standard of layout and design will be required for all housing 

proposal. A site survey and landscaping scheme will be required will all detailed 
applications for more than 10 dwellings. These should include measures to retain 
and safeguard significant existing landscape features and give details of, existing 
and proposed site levels planting and aftercare arrangements. 

 
 
  4         Core Strategy – Adopted 21st December 2015 
 
  4.1    Policy CS2: Achieving sustainable growth. This policy identifies the broad areas 

for growth, sets out the sustainable settlement hierarchy for the borough and two 
key allocations. Rollesby is identified as a Secondary Village and is expected to 
receive modest housing growth over the plan period due to its range of village 
facilities and access to key services. 

 
 4.2      Policy CS3: To ensure that new residential development in the borough meets the 

housing needs of local people, the Council and its partners will seek to: 
 
            a) Make provision for at least 7,140 new homes over the plan period. This will be 

achieved by (extract only): 
 
• Focusing new development in accessible areas and those with the most capacity 

to accommodate new homes, in accordance with Policy CS2 
 
• Ensuring the efficient use of land/sites including higher densities in appropriate 

locations 
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            d) Ensure that new housing addresses local housing need by incorporating a range 
of different tenures, sizes and types of homes to create mixed and balanced 
communities. The precise requirements for tenure, size and type of housing units 
will be negotiated on a site-by-site basis, having regard to the Strategic Housing 
Market Assessment, Policy CS4 and the viability of individual sites 

 
  4.3    Policy CS9: Encouraging well designed and distinctive places. This policy applies 

to all new development. 
 
  4.5    Policy CS11: The Council will work with other partner authorities and agencies to 

improve the borough’s natural environment and avoid any harmful impacts of 
development on its biodiversity, geodiversity, landscape assets, priority habitats 
and species. 

 
  4.6     Policy CS14: New development can result in extra pressure being placed on  
            existing infrastructure and local facilities. To ensure that the necessary     
            infrastructure is delivered the Council will: (a to f) 
 
             e) Seek appropriate contributions towards Natura 2000 sites monitoring and 

mitigation measures.  
 
 
 5           Draft Local Plan Part 2 
 
 5.1      Table 8.12. of the draft Local Plan Part 2 gives a summary of reason(s) for the site   

not being selected: 
  
             Site 23: The ability to appropriately access the site is currently unclear. 
 
5.2        Policy G1-dp 
             Development limits 
 
             Development will be permitted within the development limits of settlements shown 

on the Policies Map, provided it is in accordance with the other policies in the Local 
Plan The areas outside development limits (excepting specific allocations for 
development) will be treated as countryside or other areas where new 
development will be more restricted, and development will be limited to that 
identified as suitable in such areas by other policies of the Local Plan, including:  

 
• domestic extensions and outbuildings within existing residential curtilages, 

under Policy H8-dp; replacement dwellings,  
• under Policy H4-dp;  
• small scale employment, under Policy B1-dp;  
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• community facilities, under Policy C1-dp;  
• farm diversification, under Policies R4-dp, L3-dp & L4-dp; 
• rural workers’ housing, under Policy H1-dp; and  
• development relocated from a Coastal Change Management Area, under 

Policy E2-dp. 
 
5.3         Housing Applications Reliant on the 'Presumption in Favour of Sustainable     
              Development' 
 

In the event that the Council is unable to demonstrate a five year supply of 
deliverable housing land, or meet the Housing Delivery Test, it will give 
favourable consideration to proposals for sustainable housing development (as 
defined by the National Planning Policy Framework) which will increase the 
delivery of housing in the short term, and apply flexibly the relevant policies of 
the development plan where it is robustly demonstrated that the development will 
be delivered promptly (i.e. within 5 years maximum). 
 
Consideration will be given to applying a shorter than standard time limit to such 
permissions, in order to signal the exceptional nature of the permission and to 
encourage prompt delivery. Applications for renewal of permissions which relied 
on that presumption will be considered in the light of the housing delivery and 
supply situation at the time. 
 
Such renewals will only be permitted where the applicant can demonstrate 
convincing reasons both why the development did not proceed in the time frame 
originally indicated, and why, in the light of the previous delay, the development 
can now be expected to proceed promptly. 
 

 
  6          National Policy:- National Planning Policy Framework (NPPF), July 2018  

 
6.1 Paragraph 2: Planning law requires that applications for planning permission be 

determined in accordance with the development plan, unless material 
considerations indicate otherwise. The National Planning Policy Framework must 
be taken into account in preparing the development plan, and is a material 
consideration in planning decisions. Planning policies and decisions must also 
reflect relevant international obligations and statutory requirements. 

 
6.2 Paragraph 7: The purpose of the planning system is to contribute to the 

achievement of sustainable development. At a very high level, the objective of 
sustainable development can be summarised as meeting the needs of the present 
without compromising the ability of future generations to meet their own needs4. 
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6.3    Paragraph 8: Achieving sustainable development means that the planning system 
has three overarching objectives, which are interdependent and need to be 
pursued in mutually supportive ways (so that opportunities can be taken to secure 
net gains across each of the different objectives):  
 
a) an economic objective – to help build a strong, responsive and competitive 
economy, by ensuring that sufficient land of the right types is available in the right 
places and at the right time to support growth, innovation and improved 
productivity; and by identifying and coordinating the provision of infrastructure;  
 
b) a social objective – to support strong, vibrant and healthy communities, by 
ensuring that a sufficient number and range of homes can be provided to meet the 
needs of present and future generations; and by fostering a well-designed and safe 
built environment, with accessible services and open spaces that reflect current 
and future needs and support communities’ health, social and cultural well-being; 
and  
 
c) an environmental objective – to contribute to protecting and enhancing our 
natural, built and historic environment; including making effective use of land, 
helping to improve biodiversity, using natural resources prudently, minimising 
waste and pollution, and mitigating and adapting to climate change, including 
moving to a low carbon economy.  

 
6.4     Paragraph 11 (partial): Plans and decisions should apply a presumption in favour 

of sustainable development. 
 
          For decision-taking this means:  
          c) approving development proposals that accord with an up-to-date development 

plan without delay; or 
          d) where there are no relevant development plan policies, or the policies which are 

most important for determining the application are out-of-date7, granting 
permission unless: 

 
i. the application of policies in this Framework that protect areas or assets of 
particular importance provides a clear reason for refusing the development 
proposed; or 
ii. any adverse impacts of doing so would significantly and demonstrably 
outweigh the benefits, when assessed against the policies in this Framework 
taken as a whole. 

 
 6.5   Paragraph 48. Local planning authorities may give weight to relevant policies in 

emerging plans according to: 
           a) the stage of preparation of the emerging plan (the more advanced its 

preparation, the greater the weight that may be given); 
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           b) the extent to which there are unresolved objections to relevant policies (the less 
significant the unresolved objections, the greater the weight that may be given); 
and 

           c) the degree of consistency of the relevant policies in the emerging plan to this 
Framework (the closer the policies in the emerging plan to the policies in the 
Framework, the greater the weight that may be given). 

 
6.6    Paragraph 55. Planning conditions should be kept to a minimum and only imposed 

where they are necessary, relevant to planning and to the development to be 
permitted, enforceable, precise and reasonable in all other respects. Agreeing 
conditions early is beneficial to all parties involved in the process and can speed 
up decision making. Conditions that are required to be discharged before 
development commences should be avoided, unless there is a clear justification. 

 
 6.7    Paragraph 59. To support the Government’s objective of significantly boosting the 

supply of homes, it is important that a sufficient amount and variety of land can 
come forward where it is needed, that the needs of groups with specific housing 
requirements are addressed and that land with permission is developed without 
unnecessary delay. 

 
6.8    Paragraph 109. Development should only be prevented or refused on highways 

grounds if there would be an unacceptable impact on highway safety, or the 
residual cumulative impacts on the road network would be severe. 

 
6.9     Paragraph 170 (partial). Planning policies and decisions should contribute to and 

enhance the natural and local environment by: 
 
           b) recognising the intrinsic character and beauty of the countryside, and the wider 

benefits from natural capital and ecosystem services – including the economic and 
other benefits of the best and most versatile agricultural land, and of trees and 
woodland; 

 
6.10    Paragraph 177. The presumption in favour of sustainable development does not 

apply where the plan or project is likely to have a significant effect on a habitats 
site (either alone or in combination with other plans or projects), unless an 
appropriate assessment has concluded that the plan or project will not adversely 
affect the integrity of the habitats site. 

 
 
7        Local finance considerations:- 
  
7.1     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 
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considerations are defined as a government grant such as new homes bonus or 
the Community Infrastructure Levy. It is noted that the Borough of Great Yarmouth 
does not have 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. It is assessed that financial gain does not play a part in the 
recommendation for the determination of this application.  

 
 

 8         Shadow Habitats Regulation Assessment  
 
 8.1     The applicant has submitted a bespoke Shadow Habitat Regulations Assessment 

(HRA). It is confirmed that the shadow HRA submitted by the applicant has been 
assessed as being suitable for the Borough Council as competent authority to use 
as the HRA record for the determination of the planning application, in accordance 
with the Conservation of Habitats and Species Regulations 2017.   

 
8.2    The shadow Habitats Regulations Assessment dated 11 March 2019 has been 

reviewed. The context of the site is that this development proposal of up to 13 
dwellings is within the existing settlement of Rollesby – a rural village comprising 
approximately 200 houses, with residential uses on 3 surrounding sides. The site 
is approximately 1.0km west of The Broads SAC, Breydon Water Special 
Protection Area (SPA), 5.4km west of Winterton-Horsey Dunes SAC and 8.8km 
north-west of North Denes SPA.  

 
8.3      The report rules out direct effects in isolation; but accepts that in-combination likely 

significant effects cannot be ruled out from increased recreational disturbance on 
Winterton-Horsey Dunes SAC and North Denes SPA.  The report identifies that 
despite the proximity of the nearby Broads SAC, recreational access (and potential 
for disturbance) to the SAC is extremely limited.  An Appropriate Assessment (AA) 
has been carried out. The AA considers that there is the potential to increase 
recreational pressures at Winterton-Horsey Dunes SAC and North Denes SPA, but 
this is in-combination with other projects and can be adequately mitigated by a 
contribution to the Borough Council’s Habitats Monitoring & Mitigation Strategy 
(£110 per dwelling) to ensure that there will be no adverse effects on the integrity 
of the internationally protected habitat sites.  

 
8.4     The Borough Council as competent authority broadly agrees with the conclusions 

of this assessment. To meet the mitigation requirements the appropriate 
contribution is required to be secured by either S.111 or S.106 agreement.    
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 9         Assessment  
 
 9.1    The application is an outline application with access only forming part of the current 

application. Should the outline application be approved the appearance, scale, 
layout and landscaping shall be decided under a separate application.  

 
 9.2   According to the draft Local Plan Part 2 Rollesby is a relatively well serviced 

secondary village comprising two separate but socially linked sections by footpath. 
The north-western section has the most historic character centred around the 
village church, school and a collection of historic farmsteads. To the south-east, 
the other section of the village consists of a handful of dwellings strung along Low 
Road. Rollesby services and facilities include a primary/nursery school, 
restaurant/takeaway (recently closed), rural business park, a hair salon, and a 
village hall. The settlement also benefits from bus services along the main road 
providing connections to larger settlements including Great Yarmouth. 

 
9.3     The application site is surrounded on three sides by residential development locating 

the application site within an existing residential area. The proximity of the site to 
other residential dwellings and services supports the sustainability of the 
application site. Although design and scale do not form part of the application the 
details submitted in support of the application note the need for the site to be 
considerate to the adjoining residences with a proposed density and design that 
will be in scale with the existing area and to prevent loss of amenity to residents 
from overshadowing, loss of light, overlooking and privacy.  

 
9.4    One resident objection stated that the development as proposed will disturb bats 

within the area. The land as exiting is un-used paddock with no notable trees or 
wetland area which would provide specialist habitat for protected species. The 
absence of any areas for roosting make the potential for disturbance minimal 
although it may be of benefit to restrict external lighting to ensure that the 
development does not cause excessive light pollution. The development gives the 
opportunity for biodiversity enhancements which can come through at reserved 
matters stage. Enhancements include planting which can include trees that have a 
long-life span and could provide future roosting locations, bat and bird boxes 
erected on the dwellings to encourage protected species to the area and, with 
specific regard bats, planting of night smelling flowers as part of the landscaping 
scheme. In addition the fences should have gaps or holes provided to allow for the 
free movement of hedgehogs to mitigate the loss of open habitat.  

 
9.5   A consistent objection to the application is the time that has been taken to decide. 

The application was submitted in June 2018 with Highways and Habitat Regulation 
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Assessment (HRA) being the main reason for the length of time that the application 
has taken to be heard by members. The applicant has demonstrated, through 
discussions and resubmitted details that the access to the site can be provided to 
the satisfaction off the Highways Authority. The provision of an acceptable access 
also includes the provision of some off site works.  

 
9.6   With reference the offsite highway improvements objections were raised stating that 

the land is not in control of the applicant. It has been confirmed that the land which 
the offsite improvements are proposed on is land that is within the control of the 
Highways Authority. The Highway Boundary Team confirmed that the works, 
comprising a footway, is within the highway and have provided a map to 
demonstrate the availability of the land.  

 
9.7   Following communications with the Highway Authority the applicant submitted a 

traffic survey which Highways assessed as acceptable. Local resident(s) were not 
satisfied and commissioned their own survey to assess traffic movements along this 
section of road. The Highway Authority looked at both assessments and the 
correspondence from the independent contractor to the Local Planning Authority 
and the Highways response is as follows: 

 
         Contractor: 
         Please find attached (see file for results) the results of the survey undertaken on 

Martham Road in Rollesby. I have also attached the classification sheet. As the 
sheet isn’t too easy to understand, the classifications are as follows; 

 
        1 = Pedal Cycles 
        2 = Motorcycles 
        3 & 4 = Cars and light goods vehicles 
        5,6,7,8,9 & 10 – HGV’s with different numbers of axles 
        11 = Buses and coaches 
 
        The survey results are broadly similar to the one undertaken in September. Total 

vehicle flows for the 7 days were 4.6% higher, with 85th percentile speeds 0.4 mph 
higher for both directions combined (0.9 mph higher northbound and 0.1 mph lower 
southbound), compared to the September survey. 

 
         Highways response: 
         Thank you for sending through the full results. 
 
         As Jonathan Thompson (contactor) states in his email of 05 December (above) the 

results of the survey carried out in November/December 2018 are broadly similar 
to those of the survey commissioned by the applicant which was carried out in 
September 2018. 
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         As you are no doubt aware visibility splays are a measure of vehicle speeds.  Where 
recorded vehicle speeds are to be used to determine what level of visibility is 
required it is industry standard that the 85th percentile vehicle speed is used.  It is 
recognised both surveys highlight that 85th percentile vehicle speed at the survey 
location exceed the local speed limit of 30mph.  However, in amending the 
proposals from those originally submitted the applicant has demonstrated visibility 
splays that are considered sufficient based on the recorded 85th percentile vehicle 
speeds.  The most recent speed survey results do not alter this. 

 
9.8    As per the above two traffic surveys were carried out, one commissioned by the 

applicant and one commissioned by objector(s). The results of the traffic surveys 
have not caused a reason for objection on grounds of highway safety. One of the 
conditions requested by Highways involves the promotion of a traffic regulation 
order (TRO) for the extension of the 30mph speed limit. This can be adequately 
conditioned should the application be approved, and Highways are satisfied that 
this is adequate, with other requested conditions including the provision of the 
visibility splay and offsite highway improvements such as village gate and footpath.   

 
9.9    One objection received requested details of planning applications that are currently 

ongoing within the village of Martham to ensure, with regards, Highways matters, 
that the cumulation of developments are looked at. All applications are in the public 
domain and available to view. Norfolk County Highways are consulted on all major 
residential developments and are aware of cumulative impacts and what 
applications have been decided in the vicinity. Having assessed all available 
information there are no objections from Norfolk County Council acting as Highway 
Authority.  

 
9.10  When assessing the applications access and development site as a whole it could 

be assessed that the development would benefit from the demolition of the donor 
dwelling to provide a more attractive access and remove any adverse impacts that 
the development would have on this dwelling. This has been discussed with the 
applicants agent and they are not minded to make this amendment to application. 
While the arrangement would be better allowing a more cohesive design and linking 
the development to the open fields in a more attractive and desirable manner it is 
not assessed that this is sufficient reason to refuse the current application. Policy 
CS09 of the Core Strategy looks for high quality layout and design however this is 
an strategic objective which does not specify how this is to be achieved. The 
development can still be attractively designed and make a positive contribution to 
the landscape.  

 
9.11 Although not shown on the submitted drawings it is assessed as necessary to 

provide an adequate form of development and to protect the donor dwelling from 
adverse impact by way of noise from traffic that a brick wall, no less than 1.8m I 
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height be erected at the boundary to the dwelling known as Hall View and the 
footpath and road that will serve the development.  

 
9.12 An objection has been received regarding the drainage of the site stating that no 

technical details have been provided. The shadow HRA has stated that the drainage 
proposed is fully attenuated with no hydrological links to the protected sites and a 
drainage strategy was submitted in July 2018 by the applicant. The full attenuation 
means that all surface water will be retained on site and slowly discharged to the 
surrounding area. The Lead Local Flood Authority (LLFA) has been consulted twice 
on the application and have declined to make comment however the Environmental 
Health Officer responded that details of sustainable drainage is required before 
consent is granted. The Environmental Health response was prior to the submission 
of the HRA and no further response was received following further consultation, the 
consultation response also stated that there is no objection to the proposal in 
principle. In the absence of an objection from the LLFA and given that details of the 
drainage being attenuation are provided and the application being an outline 
application only it is assessed the detailed arrangement can be conditioned. The 
condition will include, as per the HRA, that the drainage does not seek to establish 
hydrological links to designated sites.  

 
9.13 Anglian Waters consultation response requires a planning condition for a drainage 

strategy to be submitted. At the time of writing no further response had been 
received following the re-consultation of the application with additional information 
having been submitted. Anglian Water shall be asked for a further response which 
shall be verbally reported if received.  

 
9.14 Objectors have stated that there will be an unacceptable level of noise caused by 

the construction of the dwellings and there will a loss of views. Construction noise 
can be conditioned so that it is not carried out between certain hours but above this 
this is not a consideration. The loss of view is not a material consideration and 
cannot therefore be afforded any weight. Further objections state that there are 
covenants on the land. Restrictive covenants and the enforcement of such is not a 
matter for the Local Planning Authority and the grant of planning permission does 
not override such covenants if they are in exitance.  

 
9.15  An important factor when determining applications is whether a Local Authority has 

the ability to demonstrate a five-year housing land supply.  If a Local Planning 
Authority cannot show that they are meeting this requirement, their policies with 
regards to residential development will be considered to be "out of date". There is 
currently a housing land supply of 2.55 years. Although this does not mean that all 
residential developments have to be approved the presumption in favour of 
sustainable development must be applied. 
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9.16  While it is noted that resident objections state that he application site is not within 
walking distance of facilities the site cannot be assessed as isolated. The 
application site is located with residential developments on three sides and is a 
natural extension to the village limits. Travelling towards the village from Martham 
the development, when planned sympathetically with regards scale, will fit in well 
with the existing village development.   

 
9.17 The application is an outline application which, according to National Planning 

Policy, does not demonstrate deliverability and could therefore cast doubt on its 
relevance to the five year housing land supply. Having discussed this with the agent 
for the application they have confirmed that the applicant is happy to accept a one-
year permission within which the reserved matters must be submitted. This 
demonstrates that the site can be delivered and should not be refused on the 
grounds of an outline application that is not deliverable.   

 
10       RECOMMENDATION:-  

 
10.1   Approve – subject to the conditions to ensure an adequate form of development 

including those requested by consultees and a s106 agreement securing Local 
Authority requirements of childrens recreation, public open space, affordable 
housing and Natura 2000 payment.  

 
10.2    The proposal complies with the aims of Policies CS2, CS3, CS9 CS11 and CS14 

of the Great Yarmouth Core Strategy.  
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