
 

Development Control Committee 

 

Date: Wednesday, 16 November 2016 

Time: 18:30 

Venue: Council Chamber 

Address: Town Hall, Hall Plain, Great Yarmouth, NR30 2QF 

 

AGENDA 

Open to Public and Press 

 

 
1 APOLOGIES FOR ABSENCE 

  
To receive any apologies for absence.  
 

 

 

2 DECLARATIONS OF INTEREST 

  
You have a Disclosable Pecuniary Interest in a matter to be 
discussed if it relates to something on your Register of Interests 
form. You must declare the interest and leave the room while the 
matter is dealt with. 
You have a Personal Interest in a matter to be discussed if it affects 
•    your well being or financial position 
•    that of your family or close friends 
•    that of a club or society in which you have a management role 
•    that of another public body of which you are a member to a 
greater extent than others in your ward. 
You must declare a personal interest but can speak and vote on the 
matter. 
 
Whenever you declare an interest you must say why the interest 
arises, so that it can be included in the minutes.  
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3 MINUTES 

  
To confirm the minutes of the last meeting. 
  
  
 

5 - 12 

4 PLANNING APPLICATIONS 

  
  
 

 

5 06/16/0532/F (a), 06/16/0535/O (b), 06/16/0539/F (c), ROSE FARM, 

STEPSHORT, BELTON. 

  
(a) Remove Condition 1 of planning permission 06/87/0062/F - 
occupancy condition. 
(b) Change of use Rose Farm Touring Holiday park to Residential 
Park Homes. 
(c) Removal of Condition 2 from planning permissions 06/04/0332/F, 
06/10/0564/F and 06/11/0666/F, to permit holiday touring units for 
12 months use. 
  
  
 

13 - 24 

6 06/16/0537/F, 57A TAN LANE, CAISTER 

  
Modification to corner of building by cutting of corner. 
  
  
 

25 - 64 

7 06/16/0295/F, 79 COMMON ROAD, HEMSBY 

  
Proposed erection of 5 no. detached chalet bungalows. 
  
  
 

65 - 110 

8 06/16/0472/0, WOODLAND, 14 BEACH ROAD, SCRATBY 

  
Construction of a detached bungalow and garage. 
  
  
 

111 - 
127 

9 06/16/0590/CU, HALL FARM, MAUTBY 

  
Change of use from agricultural field to storage of timber/firewood. 
  
  
 

128 - 
140 

10 06/16/0415/CU, 9 THE GREEN MARTHAM 

  
Change of use from B1 (Business) to A1 (Shops), A2 (Financial & 

141 - 
155 
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Professional), A3 (Food & Drink), A5 (Hot Food Takeaway). 
  
  
  
  
 

11 06/16/0126/F, 14 CAMPERDOWN 

  
Conversion of property into 5 no. self-contained flats. 
  
  
 

156 - 
166 

12 06/16/0589/F, 2 SIDEGATE COTTAGES, SIDEGATE ROAD, 

HOPTON 

  
Divide current 3 bed detached house into two, two bedroom 
properties. 
  
  
 

167 - 
183 

13 DELEGATED DECISION LIST 1 - 31 OCTOBER 2016 

  
The Committee is asked to consider and note the list of delegated 
planning applications approved by Officers from 1 - 31 October 
2016. 
  
  
 

184 - 
195 

14 OMBUDSMAN AND APPEAL DECISIONS 

  
The Committee is asked to note the following appeal decision:- 
  
06/16/0206/F - Demolition of existing garage and erection of single 
storey dwelling at 25 Rollesby Road, Martham, Great Yarmouth - 
Appeal dismissed - original application was an Officer delegated 
refusal. 
  
  
 

 

15 ANY OTHER BUSINESS 

  
To consider any other business as may be determined by the 
Chairman of the meeting as being of sufficient urgency to warrant 
consideration. 
  
  
  
 

 

16 EXCLUSION OF PUBLIC 

  
In the event of the Committee wishing to exclude the public from the 
meeting, the following resolution will be moved:- 
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"That under Section 100(A)(4) of the Local Government Act 1972, 
the public be excluded from the meeting for the following item of 
business on the grounds that it involved the likely disclosure of 
exempt information as defined in paragraph 1 of Part I of Schedule 
12(A) of the said Act." 
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Development Control 

Committee 

 

Minutes 
 

Wednesday, 19 October 2016 at 18:30 
  
  

PRESENT: 

  

Councillor Annison (in the Chair); Councillors Andrews, Fairhead, Flaxman-Taylor, 

Grant, Hammond, Hanton, Reynolds, Thirtle, Wainwright, Williamson & Wright. 

  

Councillor Walch attended as a substitute for Councillor A Grey. 

  

Mr D Minns (Planning Group Manager), Mrs G Manthorpe (Senior Planning Officer), 

Mrs E Helsdon ( Technical Officer), Mr G Bolan (Technical Assistant) and Mrs C 

Webb (Member Services Officer) 

  

  

 

1 APOLOGIES FOR ABSENCE 1  

  
Apologies for absence had been received from Councillor A Grey. 
  
  
 

2 DECLARATIONS OF INTEREST 2  

  
The following Declarations of Interest were noted:- 
  
With regard to Item number 5, Councillor Williamson declared a personal 
interest. 
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With regard to Item number 6, Councillors Annison & Williamson declared a 
personal interest. 
  
With regard to Item number 7, Councillors Annison, Flaxman-Taylor, Grant, 
Hammond, Thirtle, Wainwright & Williamson declared a personal interest as 
they were members of the Local Authority Trading Company Shareholder 
Committee. 
  
However, in accordance with the Council's Constitution, they were allowed to 
both speak and vote on the items. 
  
 

3 MINUTES 3  

  
The minutes of the meeting held on 14 September 2016 were confirmed. 
  
  
 

4 PLANNING APPLICATIONS 4  

  
  
 

5 APPLICATION NUMBER 06/15/0737/F - FORMER CLAYDON HIGH 
SCHOOL, BECCLES ROAD, GORLESTON 5  

  
The Committee received and considered the comprehensive report from the 
Planning Group Manager. 
  
The Planning Group Manager reported that the principle of development had 
previously been agreed on this site which was located in a sustainable location 
within Gorleston and within the development boundary as defined within the 
Great Yarmouth Boroughwide Local Plan 2001. 
  
The Planning Group Manager reported that the application provided for a 
range of dwelling types as outlined in the previously approved application. The 
development essentially accorded with the various policies referred to in the 
report which sought to support development in sustainable locations and 
would contribute to the housing needs of the Borough. 
  
The Planning Group Manager reported that the applicants had agreed to enter 
into a legal obligation regarding affordable housing at 20%, which would be 
provided in the form of 9 x 1 bedroom properties to rent and to look to market 
the 13 x 3 bedroom properties as Starter Homes. 
  
The Planning Group Manager reported that Norfolk Constabulary had raised 
concerns over the highway and access proposals from the site onto Burgh 
Road and Beccles Road. However, the proposal now included provision, as 
required by Highways, to build out the entrance to the site and the provision of 
a 3 metre cycleway/footpath with improved visibility splays and 20 mph speed 
limits within the development. 
  
The Planning Group Manager reported that four letters of objection had been 
received from local residents. The Planning Group Manager reported that a 

Page 6 of 195



fifth letter of objection had been received and he had circulated copies to the 
Committee prior to the commencement of the meeting. 
  
The Planning Group Manager reported that the trees on the site which were in 
poor condition but covered by a Tree Preservation Order would be replaced as 
apart of a landscaping scheme. 
  
The Planning Group Manager reported that the application included a foul and 
surface water drainage strategy showing the use of sustainable drainage 
systems on site and connection to the existing sewerage systems. According 
to a letter received from Anglian Water, there was capacity to accommodate 
the new flows and even, it appears, the surface water, if required.  
  
The Planning Group Manager reported that if Members were minded to 
approve the application, it should be subject to a s106 agreement for the 
provision of affordable housing (20%), education, library books, open space, 
play space and maintenance provision within the development of public areas 
together with maintenance of private drives and drainage and the highway 
requirements. The application complied with the saved policies in the Great 
Yarmouth Local Plan 2001 and Core Strategy Adopted December 2015, as set 
out within the report and was therefore recommended for approval. 
  
A Member asked if the proposed development contained any private roads. 
The Planning Group Manager reported that there were some included in the 
scheme but the Council would condition a suitable maintenance scheme if the 
proposal was approved. 
  
Mr Gilder, applicant's agent, reported the salient details of the application to 
the Committee and he assured the Committee that the application contained a 
detailed drainage strategy. A Member asked for clarification in regard to the 
proposed Starter Homes. Mr Gilder reported that half would be Starter Homes 
and half would be for rent. 
  
Councillor Williamson, Ward Councillor, reported that he had not been 
approached by any local residents who opposed the scheme and now that the 
Committee were assured by Anglian Water that all surface water drainage 
could be dealt with on site, that he was happy to support the proposal. 
  
Mr Routeledge, local resident, addressed the Committee in support of the 
application. 
  
Mr Mills, an objector, reported his objections to the Committee. The main 
objection was that his property would have a terrace of four houses built 
behind his property, which would result in overlooking and a potential regular 
turnover of residents in these proposed starter homes/rental properties.  
  
A Member reported that young people were desperate to get on the housing 
ladder in Bradwell/Gorleston and that he welcomed the inclusion of starter and 
rental homes in the proposal. 
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RESOLVED: 
  
That application number 06/15/0737/F be approved subject to completion of a 
Section 106 Agreement for the provision of affordable housing, education, 
library books, play space and maintenance provision within the development of 
public areas together with maintenance of private drives and drainage, the 
highways requirements and subject to clarification of the drainage details. The 
application complied with the saved policies in the Great Yarmouth Local Plan 
2001 and Core Strategy Adopted December 2015 as set out within the report. 
  
  
 

6 APPLICATION NUMBER 06_16_0189_F - BURNT LANE & ADDISON 
ROAD (FORMER IVY HOUSE & THE HOLLIES, GORLESTON 6  

  
The Committee received and considered the comprehensive report from the 
Planning Group Manager. 
  
The Senior Planning Officer reported that this application was a full application 
for the erection of 18 dwellings comprising 9, three bedroom houses and 9, 
two bedroom flats.The three bedroom houses were arranged in a terrace 
facing onto Burnt Lane with the flats facing Addison Road. The terraced 
houses were two storey in keeping with the existing Burnt Lane frontage. The 
flats were three storey and will extend around the corner of Burnt Lane and 
front onto Addison Road. 
  
The Senior Planning Officer reported that 5 letters of objection had been 
received from local residents citing lack of parking, proposed density was too 
high, three storey flats did not fit it with streetscene, traffic congestion, 
increased traffic, roads not suitable for HGV's, poor visibility due to car 
parking, overlooking from three storey flats, loss of home value and disruptive 
effect of development on existing homes. 
  
The Senior Planning Officer reported that there had been objections from 
residents regarding the increase in traffic using Burnt lane and the current 
parking difficulties. However, there are 36 parking spaces proposed with the 
development which provided two spaces per dwelling. The Senior Planning 
Officer reported that the private driveway would have a maintenance condition 
attached. 
  
The Senior Planning Officer reported that there were a number of mature trees 
in existence on the site, all bar two of which, were to be removed. The 
remaining two were located to the east of the entrance, one of which, was a 
Copper Beach which had a Tree Preservation Order in place. 
  
The Senior Planning Officer reported that the proposed access to the site was 
to be located off of Addison Road and had an adequate visibility splay to 
comply with Highways standards. The access led into a private drive which 
had parking located at each side. 
  
The Senior Planning Officer reported that there had been an objection 
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regarding increased overlooking form the three storey flats towards the 
existing dwellings at Burnt Lane. However, given the location of the proposed 
development and the current density of houses, there was already a degree of 
overlooking from the adjacent properties and although there was an increase 
in overlooking from the adjacent properties, this was not deemed sufficient to 
refuse the application. 
  
The Senior Planning Officer reported that there had been objections to the 
development regarding the potential loss in market value of the existing 
properties and disruption to local residents during construction. However, 
these were not material considerations for consideration by the Committee. If 
the Committee was minded to grant the application, a condition could be 
imposed to control the hours of construction to limit noise nuisance. 
  
The Senior Planning Officer reported that on letter of support had been 
received from a local resident providing adequate space was left between their 
existing property and the proposed development. There would be a gap of 
between 1.25 m and 1.95 m between number 34 Burnt Lane and the new 
development. 
  
The Senior Planning Officer reported that the Conservation Officer had 
objected to the proposal solely on design grounds. 
  
The Senior Planning Officer reported that the development was located within 
the urban area of Gorleston and was in a sustainable location. The application 
was supported by Local and the National Planning Policy Framework which 
encouraged sustainable development, unless material considerations 
indicated otherwise.  
  
The Senior Planning Officer reported that the recommendation was to approve 
the application, subject to the signing of a s106 agreement, to provide 
compliant affordable housing, as the application complied with Local and the 
National Planning Policy. 
  
Councillor Williamson, Ward Councillor, asked for clarification with regard to 
how the surface/roof water would be dealt with from the site as it was close to 
the White Horse roundabout with it's inherent problems during heavy rainfall. 
The Senior Planning Officer reported that further drainage details could be 
conditioned if the application was approved. Councillor Williamson was also 
concerned regarding parking on Burnt Lane, as parking spaces were a 
premium, and the proposed access splay needed to be widened as a safety 
precaution. The Senior Planning Officer reported that Highways had raised no 
objection to the proposal. 
  
The Planning Group Manager reported that with reference to page 61 of the 
agenda report; Item SHC 19,  the Council would revisit County Highways with 
the issue of the visibility splay given the concerns voiced by the Ward 
Councillor. 
  
A Member asked for clarification that the conditions requested by the Historic 
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Environment Service would be included if the application was approved. The 
Senior Planning Officer reported that they would be included. 
  
Mr Brooks, objector, outlined his objections to the proposal to the Committee 
which were the unsuitability of Burnt Lane for the extra traffic which would 
be generated as a result of the development and the increased pressure on 
the existing stretched parking spaces for local residents. He was also 
concerned regarding increased noise nuisance for the residents of the nearby 
St. Augustine's Care Home during the construction period. 
  
RESOLVED: 
  
(i) That application number 06/16/0189/F be approved subject to the signing of 
a Section 106 Agreement to provide policy compliant affordable housing, other 
contributions in line with policy and management arrangements and conditions 
to ensure a quality form of development. 
(ii) That the drainage condition would require details showing that all surface 
water would be dealt with on site and that the visibility splay would be looked 
at in line with Members concerns. 
  
  
 

7 APPLICATION NUMBER 06/16/0391/SU - SITE 25 BEACON PARK, 
BRADWELL. 7  

  
The Committee received and considered the comprehensive report from the 
Planning Group Manager. 
  
The Planning Group Manager reported that the proposal accorded with the 
aims of the adopted Local Plans and National Planning Policy Framework, in 
that, it represented sustainable development in the appropriate location close 
to facilities and adds to the Council's strategic ambition of promoting Beacon 
Park for mixed use development, whilst meeting the borough's identified 
Housing needs.  
  
The Planning Group Manager reported that the proposal would be delivered 
by the Borough Council over the next five years, in partnership with the 
recently formed, Equinox Enterprises Ltd (the housing development company 
incorporated by GYBC). This means that the planning permission is for the 
land and not specific to the Council. 
  
The Planning Group Manager reported that the consultation responses 
showed that, subject to the conditions and requirements outlined by section 
106 agreement, that there was little to constrain development of the site, as 
identified in the Strategic Housing Land Availability Assessment and for the 
number of dwellings proposed. 
  
The Planning Group Manager reported that the full planning application 
showed elements of design and layout which demonstrated a well thought out 
scheme, using a good range of materials which took into account it's setting 
and surroundings to create a high standard of development. 
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The Planning Group Manager reported that the Parish Council had raised a 
number of concerns and questions which had been addressed in the agenda 
report. The chosen materials and colours proposed were largely regressive in 
colouring and tone and the development would not be adversely intrusive in 
the landscape when viewed, in context, of the surrounding development. 
  
The Planning Group Manager reported that there were a number of objections 
from local residents, in particular, to the affordable housing aspects of the 
development. It is clear that there is a misunderstanding with the location of 
affordable housing units in this proposal, in relation to the location of the 
objector's properties. However, little weight can be given to this objection in 
terms of planning material considerations. 
  
The Planning Group Manager reported that Policy CS14 of the Core Strategy, 
required a developer contribution towards the costs of improvement or the cost 
of provision of a new school where development proposals created a direct 
need for additional educational provision which could not be met by existing 
facilities. The requirement for a financial contribution to meet the educational 
shortfall identified conformed with the policy and would be subject to legal 
agreement. 
  
The Planning Group Manager reported, that subject to conditions and the s106 
agreement, the impact upon the local infrastructure in terms of education, 
drainage, highways and schooling could be mitigated. The development could 
be accommodated in this sustainable location, without adversely impacting 
upon local amenity and interests of acknowledged importance as the proposal 
was complaint with the stated policy and ambition for the area, and the 
Borough. 
  
The Planning Group Manager reported that as part of the application, that 
Woodfarm Lane would be upgraded and subject to a new Traffic Regulation 
Order and a condition would be imposed that no development/occupation 
could commence on site until these road works were undertaken. 
  
The Planning Group Manager reported that the application was therefore 
recommended for approval, subject to the policies and conditions referred to in 
the agenda report and the s106 agreement, as it was considered complaint 
with the National Planning Policy Framework and the current Local Plan, 
providing a sustainable form of development which helped to address the 
housing needs identified within the Borough. 
  
A Member asked whether the comments from the Conservation Officer had 
been taken on board by the developer regarding the choice of coloured 
materials. 
  
Sarah Hornbrook, applicant's agent, reported that the colour palette had been 
chosen as it was simple and would result in a cleaner appearance of the 
properties. Ms Hornbrook reported the salient areas of the application to the 
Committee and asked that they approve the proposal. 
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Councillor Annison, Ward Councillor, reported that he had no comments to 
make in regardto the proposal and was happy to support it's approval. 
  
Councillor Williamson reported that Cliff Park Ormiston Academy had been 
omitted from the list of schools in the agenda report and therefore, more 
school places might be available. The Planning Group Manager agreed to 
rectify this matter. 
  
RESOLVED: 
  
That application number 06/16/0391/SU be approved subject to the policies, 
conditions referred to in the agenda report and the Section 106 Agreement as 
necessary; as it was considered compliant with the national Planning Policy 
Framework and the current Local Plan, providing a sustainable form of 
development which helped to address the housing needs identified in the 
Borough. 
  
  
 

8 PLANNING APPLICATIONS CLEARED UNDER DELEGATED POWERS 
AND BY THE DEVELOPMENT CONTROL COMMITTEE FROM 1 
SEPTEMBER TO 30 SEPTEMBER 2016. 8  

  
The Committee noted the planning applications cleared by the Planning Group 
Manager and the Development Control Committee between 1 - 30 September 
2016. 
  
  
 

9 OMBUDSMAN AND APPEAL DECISIONS 9  

  
The Committee noted the appeal decisions. 
  
  
 

10 ANY OTHER BUSINESS 10  

  
The Chairman reported that there was no other business as being of sufficient 
urgency to warrant consideration. 
  
  
 

11 EXCLUSION OF PUBLIC 11  

  
  
 

The meeting ended at:  19:40 
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Schedule of Planning Applications  Committee Date: 16 November 2016 
 
Reference: 06/16/0532/F  (a) 
  06/16/0535/O (b) 
  06/16/0539/F (c) 

      Parish: Belton 
Officer: Mr G Clarke  

      Expiry Date: 16/11/2016 
        

Applicant: Mrs S Myrha 
 
Proposal: (a) Removal of condition 1 of planning permission 06/87/0062/F – 

occupancy condition. 
 

(b) Change of use of part of Rose Farm Touring Holiday Park to 
residential park homes. 

 
(c) Removal of condition 2 of planning permissions 06/04/0332/F, 
06/10/0564/F and 06/11/0666/F to permit holiday touring units 12 
months use. 

 
Site:  Rose Farm Touring Park 
  Stepshort 
  Belton 
 
REPORT 
 
1 Background / History :- 
 
1.1 This item consists of three separate planning applications which are being dealt 

with together as they all relate to Rose Farm Touring Park and are 
interdependent, the main application for Committee to consider is the change of 
use of part of the holiday park to the siting of park homes for residential use 
which is a departure from the Local Plan. 

 
1.2 The site is set back from the road on the north east side of Stepshort, there is a 

bungalow at the southern end which is occupied by the site owners, the 
bungalow also includes a reception area and facilities for people using the site.  
On the southern boundary there is an area of land which has recently been 
granted planning permission for the erection of 64 dwellings (06/15/0622/F).  To 
the west of the site there is an unmade road which serves several dwellings 
and a business use, there is a bungalow adjoining part of the northern 

 
Application Reference: 06/16/0532/F, 06/16/0535/O, 06/16/0539/F 
 Committee Date: 16 November 2016 
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boundary and a house to the west of the unmade road.  The remainder of the 
site along the former railway line has open fields to either side. 

 
1.3 The touring park began when planning permission was granted on appeal for 

the use of the former railway line as a site for 30 touring caravans in 1985 
(06/85/0140/F), in 1988 permission was granted for an extension of the site 
onto the area of land to the north of Rose Farm bungalow (06/87/0841/CU).  
Neither of these consents included conditions limiting the months of use of the 
site so these areas can be used all year round for holiday purposes.  
Subsequent to this the site was the subject of many different applications 
relating to storage of caravans, toilet blocks and variations in the numbers of 
caravans, motor homes and tents allowed on the site.  In 2004 permission was 
granted for additional touring caravan/motor home/tent pitches on the old 
railway line (06/04/0332/F) and in 2007 permission was granted to allow the 
use of an area of land on the northern side of the old railway line as part of the 
site (06/07/0665/CU), this was initially granted a temporary consent which was 
made permanent in 2010 (06/10/0564/F). 

 
1.4 Over time various permissions had been granted which allowed varying 

numbers of tents, caravans and motor homes on different parts of the site 
which restricted the operation of the park.  In order to simplify the permission 
and to allow more flexibility in the use of the site, a planning application was 
submitted in 2011 to vary the conditions to allow any type of touring unit subject 
to the same overall number of units as previously allowed (06/11/0666/F).  This 
application was approved with a condition restricting the use of the land 
towards the north eastern end of the site to the period between 1st April or 
Easter, whichever is the earlier, and 30th September in any year. 

 
1.5 Rose Farm bungalow was originally approved as an agricultural dwelling in 

1969, in 1987 planning permission was granted to replace the agricultural 
occupancy condition with a condition limiting the occupation of the bungalow to 
persons owning or employed in the operation of the adjoining touring caravan 
site (06/87/0062/F). 

 
2 Consultations :- 
 
2.1 Parish Council – no objections to the applications. 
 
2.2 Highways – No objections subject to a condition requiring further details of 

roads, parking, visibility splays to be submitted. 
 
2.3 Environmental Health – Should planning permission be granted the site owners 

must contact Environmental Health for a site inspection for the purposes of 
gaining a residential site licence.  The site will need to be compliant with the 
site conditions for permanent residential sites that are derived under the 
Caravan Sites and Control of Development Act 1960. 

 
2.4 Strategic Planning – No comments to be made. 
 

 
Application Reference: 06/16/0532/F, 06/16/0535/O, 06/16/0539/F 
 Committee Date: 16 November 2016 
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2.5 Building Control – No adverse comments. 
 
2.6 Norfolk Constabulary – suggestions regarding security of the site. 
 
2.7 Neighbours – The occupiers of La Corbiere, the bungalow adjoining the 

northern boundary, have made various comments regarding the applications 
copies of which are attached. 

 
3 Policy :- 
 
3.1 POLICY CS1 – FOCUSING ON A SUSTAINABLE FUTURE 
 

For the Borough of Great Yarmouth to be truly sustainable it has to be environmentally 
friendly, socially inclusive and economically vibrant not just for those who currently live, 
work and visit the borough, but for future generations to come.  When considering 
development proposals, the Council will take a positive approach, working positively 
with applicants and other partners to jointly find solutions so that proposals that 
improve the economic, social and environmental conditions of the borough can be 
approved wherever possible. 
 
To ensure the creation of sustainable communities, the Council will look favourably 
towards new development and investment that successfully contributes towards the 
delivery of: 
 

a) Sustainable growth, ensuring that new development is of a scale and in a 
location that complements the character and supports the function of 
individual settlements  

 
b) Mixed adaptable neighbourhoods, which provide choices and effectively meet 

the needs and aspirations of the local community  
 
c) Environmentally friendly neighbourhoods that are located and designed to 

help address and where possible mitigate the effects of climate change and 
minimise the risk of flooding  

 
d) A thriving local economy, flourishing local centres, sustainable tourism and an 

active port  
 
e) Safe, accessible places that promote healthy lifestyles and provide easy 

access for everyone to jobs, shops and community facilities by walking, 
cycling and public transport  

 
f) Distinctive places that embrace innovative, high quality urban design that 

reflects positive local characteristics and protects the borough’s biodiversity, 
unique landscapes, built character and historic environment  

 
Planning applications that accord with this policy and other policies within the Local 
Plan (and with polices in adopted Neighbourhood Plans, where relevant) will be 
approved without delay, unless other material considerations indicate otherwise.  
Where there are no policies relevant to the application or relevant policies are out of 
date at the time of making the decision then the Council will grant permission unless 
material considerations indicate otherwise, taking into account whether:  
 

 
Application Reference: 06/16/0532/F, 06/16/0535/O, 06/16/0539/F 
 Committee Date: 16 November 2016 
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• Any adverse impacts of granting permission would significantly and 
demonstrably outweigh the benefits, when assessed against the policies in 
the National Planning Policy Framework taken as a whole  

• Specific policies in that Framework indicate that development should be 
restricted  

 
3.2 POLICY CS2 – ACHIEVING SUSTAINABLE GROWTH 
 

Growth within the borough must be delivered in a sustainable manner in accordance 
with Policy CS1 by balancing the delivery of new homes with new jobs and service 
provision, creating resilient, self-contained communities and reducing the need to 
travel.  To help achieve sustainable growth the Council will:  

 
a) Ensure that new residential development is distributed according to the 

following settlement hierarchy, with a greater proportion of development in the 
larger and more sustainable settlements:  

 
• Approximately 35% of new development will take place in the borough’s Main 

Towns at Gorleston-on-Sea and Great Yarmouth  
• Approximately 30% of new development will take place in the borough’s Key 

Service Centres at Bradwell and Caister-on-Sea  
• Approximately 30% of new development will take place in the Primary Villages 

of Belton, Hemsby, Hopton on Sea, Ormesby St Margaret, Martham and 
Winterton-on-Sea  

• Approximately 5% of new development will take place in the Secondary and 
Tertiary Villages named in the settlement hierarchy  

• In the countryside, development will be limited to conversions/replacement 
dwellings/buildings and schemes that help to meet rural needs  

 
b) To ensure compliance with Policy CS11, the proportions of development set 

out in criterion a) may need to be further refined following additional work on 
the impact of visitor pressures on Natura 2000 sites  

 
c) Ensure that new commercial development for employment, retail and tourism 

uses is distributed in accordance with Policies CS6, CS7, CS8 and CS16  
 

d) Promote the development of two key strategic mixed-use development sites: 
the Great Yarmouth Waterfront area (Policy CS17) and the Beacon Park 
extension, south Bradwell (Policy CS18)  

 
e) Encourage the reuse of previously developed land and existing buildings  

 
To ensure that the Council delivers its housing target, the distribution of 
development may need to be flexibly applied, within the overall context of 
seeking to ensure that the majority of new housing is developed in the Main 
Towns and Key Service Centres where appropriate and consistent with other 
policies in this plan.  Any changes to the distribution will be clearly evidenced 
and monitored through the Annual Monitoring Report. 

 
3.3 Policy CS8 – Promoting tourism, leisure and culture  
 

As one of the top coastal tourist destinations in the UK, the successfulness of tourism 
in the Borough of Great Yarmouth benefits not only the local economy but also the 

 
Application Reference: 06/16/0532/F, 06/16/0535/O, 06/16/0539/F 
 Committee Date: 16 November 2016 
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wider sub-regional economy as well. To ensure the tourism sector remains strong, the 
Council and its partners will: 

 
a) Encourage and support the upgrading, expansion and enhancement of 

existing visitor accommodation and attractions to meet changes in consumer 
demands and encourage year-round tourism  

 
b)  Safeguard the existing stock of visitor holiday accommodation, especially 

those within designated holiday accommodation areas, unless it can be 
demonstrated that the current use is not viable or that the loss of some bed 
spaces will improve the standard of the existing accommodation  

 
c)  Safeguard key tourist, leisure and cultural attractions and facilities, such as 

the Britannia and Wellington Piers, Pleasure Beach, Hippodrome, the Sea Life 
Centre, the Marina Centre, Great Yarmouth Racecourse, St Georges Theatre 
and Gorleston Pavilion Theatre  

 
d)  Maximise the potential of existing coastal holiday centres by ensuring that 

there are adequate facilities for residents and visitors, and enhancing the 
public realm, where appropriate  

 
e) Support the development of new, high quality tourist, leisure and cultural 

facilities, attractions and accommodation that are designed to a high standard, 
easily accessed and have good connectivity with existing attractions  

 
f)  Encourage a variety of early evening and night time economy uses in 

appropriate locations that contribute to the vitality of the borough and that 
support the creation of a safe, balanced and socially inclusive evening/night 
time economy  

 
g)  Support proposals for the temporary use of vacant commercial buildings for 

creative industries, the arts and the cultural sector, where appropriate  
 

h)  Seek to support the role of the arts, creative industries and sustainable 
tourism sectors in creating a modern and exciting environment that will attract 
more visitors to the borough  

 
i) Support proposals for new tourist attractions and educational visitor centres 

that are related to the borough’s heritage, countryside and coastal assets, 
and emerging renewable energy sector  

 
j) Ensure that all proposals are sensitive to the character of the surrounding 

area and are designed to maximise the benefits for the communities affected 
in terms of job opportunities and support for local services  

 
k) Encourage proposals for habitat-based tourism, especially where 

these involve habitat creation and the enhancement of the existing 
environment, in particular the areas linked to the Broads  

 
l) Protect rural locations from visitor pressure by ensuring that proposals 

for new tourist, leisure and cultural facilities are of a suitable scale 
when considering relevant infrastructure requirements and the 
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settlement’s position in the settlement hierarchy, in accordance with 
Policy CS2  

 
m) Protect environmentally sensitive locations, such as Winterton-Horsey 

Dunes Special Area of Conservation (SAC), from additional 
recreational pressure by seeking to provide facilities to mitigate the 
impact of tourism. In addition, the Council and its partners will seek to 
develop a series of ‘early warning’ monitoring measures which will be 
set out in the Natura 2000 Sites Monitoring and Mitigation Strategy 
along with the identified mitigation measures  

 
n) Support proposals involving the conversion of redundant rural 

buildings to self-catering holiday accommodation and/or location 
appropriate leisure activities, particularly where these would also 
benefit local communities and the rural economy  

 
o) Support the development of navigational links to the Broads and 

beyond where possible  
 

p) Work with partners to improve accessibility and public transport links to 
make it as easy as possible for visitors to travel to and around the 
borough. 

 
4 Assessment :- 
 
4.1 Application No: 06/16/0535/O – change of use of part of holiday park to 

residential park homes. 
 
4.2 This application is for the wider area of land to the southern part of the site 

which currently has permission for touring units and storage of caravans, there 
is an existing park home on this part of the site which is occupied by a relative 
of the site owners.  The proposal is to use this area of land for the siting of 
residential park homes which be occupied all year round as dwellings, the site 
will use the existing access off Stepshort which will also serve the remaining 
area of the touring park.  The application has been submitted in outline form 
with an indicative drawing showing the possible siting of twenty park homes. 

 
4.3 The development of the park homes is intended to generate funds that would 

be invested in improving and updating the touring park, the nature of the 
holiday business has changed in recent years with people using the these type 
of parks demanding better facilities such as electric hook-ups and 
hardstandings and in order to continue trading the site needs considerable 
investment. 

 
4.4 The occupiers of La Corbiere, the bungalow adjoining the northern boundary of 

this part of the site have no objections subject to various conditions one of 
which is the erection of a fence to the north and west side of the site and the 
removal of the trees on the west boundary and replacement with suitable 
hedging.  It would be reasonable to require a fence along the northern 
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boundary with La Corbiere but the western boundary currently has a tall conifer 
hedge which screens the house to the west and the application site.  The 
hedge is well maintained and there is no justification in asking for it to be 
removed. 

 
4.5 The site is outside but directly adjoins the Village Development Limit as shown 

on the Local Plan Policies map and also adjoins the recently approved 
development of 64 dwellings on the land to the south east.  The Interim 
Housing Land Supply Policy (IHLSP) states that new development may be 
deemed acceptable outside, but adjacent to existing Urban Areas or Village 
Development Limits subject to meeting various criteria.  This proposal is for a 
small scale development on land that can already be occupied all year round by 
caravans, the site is well screened and the development will not have any 
adverse effect on neighbouring property, the landscape or character of the area 
and is considered to comply with the criteria of the IHLSP. 

 
4.6 One of the strategic objectives of the Core Strategy (SO3) is “accommodating a 

growing population by providing sufficient housing in a range of styles and 
tenure that meet the Borough’s existing needs, including that of its ageing 
population, whilst taking into account future population growth.”  The park 
homes will provide affordable dwellings in a secure environment that will add to 
the variety of accommodation in the Borough.  The development complies with 
criteria (a) and (b) of Policy CS8 in that it will help to upgrade and protect the 
existing holiday site and the overall aims of Policies CS1 and CS2 by providing 
new dwellings in a sustainable location. 

 
4.7 For the above reasons the proposed change of use of this part of the holiday 

park to a residential park home site is considered acceptable. 
 
4.8 Application No: 06/16/0532/F – removal of restrictive occupancy condition 

for Rose Farm Bungalow. 
 
4.9 The bungalow on the site that is presently occupied by the site owners was 

originally approved as an agricultural workers dwelling in 1969, in 1987 
planning permission was granted to replace the agricultural occupancy 
condition with a condition limiting the occupation of the bungalow to persons 
owning or employed in the operation of the adjoining touring caravan site 
(06/87/0062/F). 

 
4.10 When consent was originally granted the site was outside any area zoned for 

development, the bungalow is now within the Village Development Limit as 
defined on the current Local Plan Policies Map and the previous Borough-Wide 
Local Plan Proposals Map.  If permission is granted for the park home site the 
bungalow and its associated reception and customer facilities will be in the 
wrong location and will be surplus to requirements.  As part of the overall 
development a new reception building will be built nearer to the remaining 
touring park and the owners will occupy one of the park homes. 

 
4.11 The bungalow has the benefit of a separate vehicular access from the road to 

the west so can easily be separated from the touring park, the bungalow is 
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within the Village Development Limit and therefore there is no objection to the 
removal of the condition. 

 
4.12 Application No: 06/16/0539/F – removal of condition 2 of planning 

permissions 06/04/0332/F, 06/10/0564/F and 06/11/0666/F to permit holiday 
touring units 12 months use. 

 
4.13 This condition only applies to an area at the north eastern end of the site and 

the part of the land on the northern side of the old railway line that was 
approved under 06/10/0564/F, the remainder of the site does not have any 
condition limiting the time that it can be used.  The proposal is to remove this 
condition to allow the whole of the touring park to be used all year round.  It 
would be reasonable to have a consistent approach so that the whole site can 
be occupied during the same time period, the condition can be replaced with 
one that states that the site shall only be used for touring holiday units and that 
no part of the site shall be occupied by any individual or family group for a 
period of more than four weeks at any one time in order to retain control of the 
use. 

 
5 RECOMMENDATION :-  
 
5.1 Approve all three applications for the reasons given in the individual sections of 

the report. 
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Schedule of Planning Applications          Committee Date: 16th November 2016  
 
 
Reference: 06/16/0295/F 

           Parish: Hemsby 
   Officer: Mr J Beck 

                                                                                               Expiry Date: 09/06/16 
 
Applicant:   Mr C King 
 
Proposal: Proposed erection of 5 no detached chalet bungalows 
 
Site:  79 Common Road Kingslivere, Hemsby 
 
 
REPORT 
 
 

1.      Background / History :- 
 

1.1      The site is on the western extent of Hemsby comprising of a parcel of land 
currently used for agricultural purposes for the storage of equipment. The area of 
land is outside the village development limits, but is adjacent to the limits in the 
Great Yarmouth Borough Council Local Plan 2001. 
 

1.2      The application site is for 5 detached chalet bungalows positioned linear and 
central to the site. The properties will continue the existing building line along 
Common Road. The land surrounding the site on the west and south appears to 
be agricultural under the ownership of the applicant. On the east adjoining the 
site is an existing property and an area of land made residential under planning 
application 06/11/0698/F. There are newer built bungalows across the road 
opposite.     

 
 1.3    An application was refused by delegated powers in 2015 for six dwellings due to 

layout and highway issues. There have been previous applications on the site as 
detailed below: 

 
06/87/0881/O – Erection of one single storey residential dwelling – Approved 
with conditions. 
 
06/93/0898/F – Removal of condition limiting occupancy to a person employed 
or last employed locally in agriculture or forestry  - Approved with conditions.  
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06/04/1140/F – Loft Conversion, granny annexe and new double garage – 
Approved with conditions.  
 
06/05/0322/F – Loft Conversion and granny annexe– Approved with conditions. 
 
06/07/1140/F – Amendment to pp:- 06/05/0322/F – full gable to east elevation 
extension and small balcony to first floor study/bedroom. Refused  
 
06/08/0338/F – Retention of (1) full gable wall to east elevation and (2) balcony 
to south elevation with screening to west side. – Approved with conditions.  
 
06/08/0664/M – Proposed building for the storage of grain and machinery – 
Details not required.  
 
06/09/0251/F – Installation of solar heating panel tubes – Approved with 
conditions.  
 
06/11/0698/F – Retain change of use of agricultural land to domestic garden 
area (to include pond and portacabin). – Approved with conditions. Appeal 
allowed with conditions.  
 
06/15/0772/F – Proposed erection of 4 no. detached and 2 no. semi-detached 
chalet bungalows – Refused. 
 
 

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

 
2.1      Parish Council – Object. Contrary to policy HOU10 and CS9.  
 
2.2    Neighbours/Members of Public – There have been 3 neighbour objections, the 

main points are   summarised below: 
 

• The reduction of numbers to previous application is immaterial, unsuitable 
area to develop. 

• Highway issues, narrow road and parking 
• Two storey dwellings 
• Poor layout and overdevelopment 
• Errors in the Design and Access Statement 
• Reduction in numbers not enough 
• Housing not linked to rural activities 

 
2.3    Highways – No objection.  
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 Originally raised objections to the development on the basis of no sufficient off-

site space, Common Road is too narrow and inadequate turning areas. However 
following a revised plan Highways withdraw their objection subject to conditions. 
They have stated that the inclusion of a passing area and the ability to turn 
means that the concerns have been alleviated.  

 
2.4   Building Control – No comment.  
 
2.5      Strategic Planning – No objection.   
 
2.6      Norfolk Constabulary – Recommended security measures 
 
2.7 Norfolk Fire Service – Stated that the proposal does not provide evidence that it 

conforms to relevant fire regulations 
 
2.8 Health and Safety Executive – No objections, but recommended consulting the 

pipeline operator. 
 
2.9 BPA – No objections, but highlight important requirements when developing 

within the vicinity of a major pipeline. 
 
2.10 Environmental Health – No objection subject to contamination condition and 

restrictions on hours of work. 
 
2.10 GYBS – No comments received. 
 
2.11 Anglian Water – No comments received.   

 
3         Local  Policy :- Saved Great Yarmouth Borough-Wide Local Plan Policies     

(2001): 
 

3.1 Paragraph 215 of the 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. 

 
3.2       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 
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NPPF, while not contradicting it. These policies hold the greatest weight in the 
determining of planning applications. 

 
 

3.3  POLICY HOU10 
 
Permission for new dwellings in the countryside will only be given if required in 
connection with agriculture, forestry, organised recreation, or the expansion of 
existing institutions. 
 
The council will need to be satisfied in relation to each of the following criteria: 
 
(i)  the dwelling must be required for the purpose stated 

 
(ii) It will need to be demonstrated that it is essential in the interests of good 

agriculture or management that an employee should live on the holding or site 
rather than in a town or village nearby 

 
(iii) there is no appropriate alternative accommodation existing or with planning 

permission available either on the holding or site or in the near vicinity 
 

(iv) the need for the dwelling has received the unequivocal support of a suitably 
qualified independent appraisor 

 
(v) The holding or operation is reasonably likely to materialise and is capable of 

being sustained for a reasonable period of time.  (in appropriate cases 
evidence may be required that the undertaking has a sound financial basis) 

 
(vi) the dwelling should normally be no larger than 120 square metres in size and 

sited in close proximity to existing groups of buildings on the holding or site 
 

(vii) a condition will be imposed on all dwellings permitted on the basis of a 
justified need to ensure that the occupation of the dwellings shall be limited to 
persons solely or mainly working or last employed in agriculture, forestry, 
organised recreation or an existing institution in the locality including any 
dependants of such a person residing with them, or a widow or widower or 
such a person 

 
(viii) where there are existing dwellings on the holding or site that are not subject to 

an occupancy condition and the independent appraisor has indicated that a 
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further dwelling is essential, an occupancy condition will be imposed on the 
existing dwelling on the holding or site 

 
(ix) applicants seeking the removal of any occupancy condition will be required to 

provide evidence that the dwelling has been actively and widely advertised for 
a period of not less than twelve months at a price which reflects the 
occupancy conditions* 

 
In assessing the merits of agricultural or forestry related applications, the following 
additional safeguard may be applied:- 
 
(x) Where the need for a dwelling relates to a newly established or proposed 

agricultural enterprise, permission is likely to be granted initially only for 
temporary accommodation for two or three years in order to enable the 
applicant to fully establish the sustainability of and his commitment to the 
agricultural enterprise 

 
(xi) where the agricultural need for a new dwelling arises from an intensive type of 

agriculture on a small acreage of land, or where farm land and a farm dwelling 
(which formerly served the land) have recently been sold off separately from 
each other, a section 106 agreement will be sought to tie the new dwelling 
and the land on which the agricultural need arises to each other. 

 
Note: - this would normally be at least 30% below the open market value of the 
property. 
 
3.4 POLICY HOU17 
 
In assessing proposals for development the borough council will have regard to the 
density of the surrounding area.  Sub-division of plots will be resisted where it would 
be likely to lead to development out of character and scale with the surroundings. 
 
(objective: to safeguard the character of existing settlements.) 
 

 
4  Adopted Core Strategy 
 
4.1 Policy CS2 – Achieving sustainable growth 

 
a) Ensure that new residential development is distributed according to the following 
settlement hierarchy, with a greater proportion of development in the larger and more 
sustainable settlements:  
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Approximately 35% of new development will take place in the borough’s Main Towns 
at Gorleston-on-Sea and Great Yarmouth  
Approximately 30% of new development will take place in the borough’s Key Service 
Centres at Bradwell and Caister-on-Sea  
Approximately 30% of new development will take place in the Primary Villages of 
Belton, Hemsby, Hopton on Sea, Ormesby St Margaret, Martham and  
Winterton-on-Sea  
Approximately 5% of new development will take place in the Secondary and Tertiary 
Villages named in the settlement hierarchy  
In the countryside, development will be limited to conversions/replacement 
dwellings/buildings and schemes that help to meet rural needs  

 
 
4.2 Policy CS3 – Addressing the borough’s housing need. 

 
 
f) Encourage all dwellings, including small dwellings, to be designed with 
accessibility in mind, providing flexible accommodation that is accessible to all and 
capable of adaptation to accommodate lifestyle changes, including the needs of the 
older generation and people with disabilities  
 
g) Promote design-led housing developments with layouts and densities that 
appropriately reflect the characteristics of the site and surrounding areas and make 
efficient use of land, in accordance with Policy CS9 and Policy CS12  

 
4.3 Policy CS9 – Encouraging well designed and distinctive places 
 

a) Respond to, and draw inspiration from the surrounding area’s distinctive natural, 
built and historic characteristics, such as scale, form, massing and materials, to 
ensure that the full potential of the development site is realised; making efficient use 
of land and reinforcing the local identity  
 
c) Promote positive relationships between existing and proposed buildings, streets 
and well lit spaces, thus creating safe, attractive, functional places with active 
frontages that limit the opportunities for crime  
 
d) Provide safe access and convenient routes for pedestrians, cyclists, public 
transport users and disabled people, maintaining high levels of permeability and 
legibility  
 
e) Provide vehicular access and parking suitable for the use and location of the 
development, reflecting the Council’s adopted parking standards  
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f) Seek to protect the amenity of existing and future residents, or people working in, 
or nearby, a proposed development, from factors such as noise, light and air 
pollution and ensure that new development does not unduly impact upon public 
safety  

 
4.4  Policy CS16 Improving accessibility and transport 
 

c) Ensuring that new development does not have an adverse impact on the safety 
and efficiency of the local road network for all users  
 
 

5          National Policy:- National Planning Policy Framework (NPPF)  
 

5.1 Paragraph 57. It is important to plan positively for the achievement of high quality 
and inclusive design for all development, including individual buildings, public and 
private spaces and wider area development schemes. 

 
5.2 Paragraph 54. In rural areas, exercising the duty to cooperate with neighbouring 

authorities, local planning authorities should be responsive to local circumstances 
and plan housing development to reflect local needs, particularly for affordable 
housing, including through rural exception sites where appropriate. Local planning 
authorities should in particular consider whether allowing some market housing 
would facilitate the provision of significant additional affordable housing to meet 
local needs. 

 
5.3 Paragraph 55. To promote sustainable development in rural areas, housing should 

be located where it will enhance or maintain the vitality of rural communities. 
For example, where there are groups of smaller settlements, development in 
one village may support services in a village nearby. Local planning authorities 
should avoid new isolated homes in the countryside unless there are special 
circumstances such as: 

 
• the essential need for a rural worker to live permanently at or near their 
place of work in the countryside; or 
• where such development would represent the optimal viable use of a 
heritage asset or would be appropriate enabling development to secure 
the future of heritage assets; or 
• where the development would re-use redundant or disused buildings and 
lead to an enhancement to the immediate setting; or 
the exceptional quality or innovative nature of the design of the dwelling. 
• Such a design should: 
be truly outstanding or innovative, helping to raise standards of design 
more generally in rural areas; 
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reflect the highest standards in architecture; 
significantly enhance its immediate setting; and 
be sensitive to the defining characteristics of the local area. 

 
6       Interim Housing Land Supply Policy 
 

6.1  The Interim Housing Land Supply Policy falls outside of the statutory     procedures 
for Local Plan adoption it will not form part of Great Yarmouth Borough Council’s 
Development Plan. The Interim Housing Land Supply Policy will however be used 
as a material consideration in the determination of planning applications. 
 

6.2   The Interim Housing Land Supply Policy seeks to facilitate residential      
development outside but adjacent to development limits by setting out criterion to 
assess the suitability of exception sites.  The criterion is based upon policies with 
the NPPF and the adopted Core Strategy.   
 

6.3    It should be noted that the Interim Policy will only be used as a material 
consideration when the Council’s Five Year Housing Land Supply utilises sites 
identified in the Strategic Housing Land Availability Assessment (SHLAA).  The 
Council has 7.04 year housing land supply, including a 20% buffer (5 Year Housing 
Land Supply Position Statement September 2014). This 5 year land supply includes 
sites within the SHLAA as such the Interim Policy can be used as a material 
consideration in the determination of planning applications. 
 

6.4      New Housing development may be deemed acceptable outside, but adjacent to 
existing Urban Areas of Village Development Limits providing the following criteria, 
where relevant to development, have been satisfactorily addressed: inter alia points 
a to n. 

 
 
7         Appraisal 
 

7.1    The site is on the western edge of Hemsby on Common Road. Following the 
junction with Mill Road/Common Road becomes wide enough for a single traffic 
road which leads to agricultural holdings. The site currently used for the storage 
of farm machinery and abuts the residential dwellings of Common Road to the 
East and a large barn structure to the west. Along the frontage facing the road is 
a line of foliage.   

 
7.2      The surrounding area is largely residential to the north and east and agricultural to 

the west and south. The area to the east is largely defined by flat open land 
devoted to paddocks and agriculture. The residential areas contain a mix of 
property types, but are largely bungalows which run along the southern side of 
Common Road although there are examples of houses further down the road. 79 
Common Road itself has a front dormer so is chalet bungalow. Newer bungalows 
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are positioned opposite the site. There are large houses on the corner where Mill 
Road and Common Road meet.      

 
8         Assessment :- 

 
8.1    The application is to build five new residential properties on a piece of land 

currently used for storage of agricultural machinery. The properties are chalet 
bungalows of similar size and shape with roof lights and dormer fronts. The 
layout is relatively uniform in terms of curtilage sizes, but there are two longer 
and narrower properties on the far western edge. There will be a single access 
into the site which will open into a large area of hardstanding.    

 
8.2    The site is outside of the village development area and accordingly it is contrary 

to policy HOU10 which allows for residential dwellings in the countryside if they 
are linked to rural businesses and subject to a strict criteria. Accordingly the 
application is a departure from the Local Plan. As the site is directly adjacent the 
village development limits on the east and the development limit is the opposite 
side of the road to the north relevant weight should be attributed to both the 
National Planning Policy Framework and Policy CS2 of the Core Strategy as well 
as the Interim Housing Land Supply Policy. Strategic Planning has not objected 
to the principal of the development.   

 
8.3    The site is adjoining the main residential body of Hemsby and is considered a 

sustainable location. The development would have access to the main services of 
Hemsby with the playing field a short walk away. In addition the proposed houses 
meets the need of policy CS2 which states that 30% of the required housing 
numbers shall be in primary villages such as Hemsby.  

 
8.4  A previous application at this address was refused and one of the key reasons 

given was the concerns regarding the highway. After the junction with Mill Road 
Common Road becomes a single lane and it was deemed the additional houses 
onto this road could prove unsafe. Initially this application received a similar 
response from the highway department despite the loss of one of the units. 
However revisions to the plan have been made which includes a 10 metre 
passing area to overcome the narrow road. The front contains a large area of 
hardstanding with space in which cars to turn and to leave the access in forward 
gear. The addition of highway improvements should provide better pedestrian 
access and safety whilst a visibility splay has been provided. Consequently the 
Highway Department no longer objects subject to conditions ensuring the 
improvements are made and the access and turning areas are retained. 
Furthermore no gates shall be erected across the frontage. The highway access 
is considered sustainable and in accordance with policy CS16 and the Interim 
Housing Land Supply Policy.    
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8.5     In accordance with policy HOU17 of the Borough Wide Local Plan and the Interim 
Housing Land Supply Policy the development should be in character with the 
area. The areas character is mixed, but predominantly bungalows in the 
immediate vicinity and along with Southern side of Common Road. There are 
larger houses further eastwards along the south side of Common Road and 
closer to the site on the corner between Common Road and Mill Road. Most 
properties are bungalows as opposed to chalet bungalows although 79 Common 
Road does contain a front dormer. The development is for chalet bungalows and 
it is for the committee to consider whether they are in character with the 
surroundings or unsympathetic to the wider character. In addition the properties 
will continue the existing building lines.     

 
8.6 The conservation officer was consulted on the application and provided a 

possible amended scheme in the form of a cul-de-sac to better reflect the rural 
nature of the area. The conservation departments proposed scheme initially 
resulted in a revised plan. However after further consultation the applicant 
wanted to return to the previous layout. A final revised plan was submitted by the 
applicant to be sympathetic to the area.   

 
8.7    The proposed properties have a reasonable sized curtilage and their garden space 

is comparable to 81 Common Road which will be the closest property. The 
overall size of the plots are, in the most part, smaller than the surrounding sites, 
but not significantly so. The site will be relatively dense in the context of its 
surroundings, but this is partly exacerbated by the large area of hard surface to 
the front as the rear boundary will be in line with the rear of 81 Common Road.    

 
8.8   The development is not considered to significantly and adversely affect the 

neighbouring properties. The only directly adjoining property is 81 Common 
Road. The proposed property is next to 81 Common Road (thus the closest to an 
existing residential unit) is of a height of 6 metres with a pitched roof and there is 
a gap proposed between the two properties meaning the impact is not considered 
significantly adverse. It should be noted that the final revision removed the hipped 
roofs which will increase the overall mass. 81 Common Road has not objected to 
the development. To ensure that the development does not adversely affect the 
neighbouring properties in the future a condition should be included which 
restricts windows into the roof the dwellings other than those shown and relevant 
obscure glazing.  

 
8.9  Three members of public and the parish council have objected to the proposal. 

The main concerns have been listed above and the objections have been 
included. The Highways department is satisfied with the access following an 
amended plan. Whether the layout and density of the site is overdevelopment is a 
matter for the committee to decide. It has been noted that the development is 
contrary to policy HOU10 which has been raised by both the parish and 
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neighbours, but this must be considered against the adopted Core Strategy and 
the Interim Housing Land Supply Policy. 

 
8.10 The development has not included full details of the materials for external walls 

and hard standing. This can be conditioned. Given the large amount of hard 
surface present the materials should be carefully considered. In addition the 
boundary treatments should also be carefully considered in order to break up the 
hard frontage. The revised drawing contains landscaping which could break up 
the hard surfaces and create a more rural feel. In addition it would help shield the 
development from view. Landscaping and boundary treatments together will 
break up a stark frontage. Currently there are a line of trees of different species to 
the front and some of these could be considered for retention as planting of new 
trees should be considered against the comments of the BPA. A revised plan 
showing the position of the trees shows they could be retained. 

 
8.11  The land is not within a flood zone or an area of critical drainage, however a 

drainage condition should be included alongside a condition regarding slab levels 
to ensure the land drains adequately and the properties are not inappropriately 
raised. Anglian Water has not commented on the application. 

 
8.12  The land is defined as Grade 2 agricultural and the application must be 

considered against the loss of agriculturally graded land. The land is also along a 
major pipeline. Both the BPA and HSE have not objected to the development. 
Although the BPA have stated a list of working practices when working close to a 
pipeline. A further point of consideration is that the Fire Service has stated it does 
not have enough information to say whether it conforms to their guidelines.       

 
 9        RECOMMENDATION :-  
 
9.1   The recommendation is to approve the application subject to the following 

conditions: 
 
9.2      Material and hard surfaces to be agreed. 
 
9.3   Boundary treatments and landscaping to be agreed including any trees to be  

retained.  
 
9.4 Appropriate permitted rights to be removed. 
 
9.5  Drainage and slab levels to be agreed.   
 
9.6 Contamination report required 
 
9.7 Working times restricted.  
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9.8 Highway conditions 
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Schedule of Planning Applications Committee Date: 16th November  2016 

 

Reference: 06/16/0472/O 

                                           Parish: Great Yarmouth  

             Officer: Mr Jack Ibbotson 

                     Expiry Date: 16-11-16 

 

 

Applicant:  Mr T Philpott 

 

Proposal: Construction of a detached bungalow and garage 

                      

Site:   Woodland 14 Beach Road, Scratby Great Yarmouth, NR29 3AJ 

 

 REPORT  

 

1  Background/History:- 

 

1.1  Woodland, 14 Beach Road is a relatively large residential property with 
 extensive gardens located outside, but directly adjacent to the settlement 
 boundary for the village of Scratby. The existing dwelling on site is a large 
 dormer bungalow which has seen some modification and alteration, the 
 curtilage is divided by a row of trees to the west side of the plot. The curtilage 
 has a number of animal coops and other outbuildings. Previously (app. Ref. 
 06/14/0604/F) an area of the curtilage under the same ownership of the 
 applicant, to the north of this application site, has had approval for the 
 subdivision and creation of a new residential dwelling house.  

 
1.2 The grounds surrounding the original property including those associated with 

 previous planning applications equate to approximately 0.3 ha. The site area 
 proposed to be separated from the original dwelling would be approximately 
 1/3rd of the site area currently used as residential garden area. There are 
 areas outside of the curtilage under the applicants ownership not included  in 
 this application which have a use and appearance which is not domestic and 
 would be classified as being agricultural in use.  

 
1.3 Bounding the site are a mature evergreen hedge of >2.5m and within the site 

 and to the rear of the site are hedges, trees and other planting which further 
 ‘green’ the site and shield it to an extent from views outside of the site.  

 
1.4 Outline planning permission is sought for the erection of a single storey 

 bungalow which would be sited within the southern third (Approximate) of the 
 current curtilage of No14. Beach Road. The application for outline Planning 
 permission seeks permission for the principle of residential development in 
 this location with the details of the layout, scale and access included within 
 this application. Landscaping and appearance will be reserved matters to be 
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 dealt with in a subsequent application should this application be approved. 
 The application does give an indicative drawing of the proposed dwelling.  

 
1.5 The site access will be from the existing access currently used by the host 

 property and would also be used for the previously approved dwelling to the
 north of the site. The front of the subdivided site would form a parking a 
 turning area with an L formed dwelling facing westwards. The private curtilage 
 area would be to the rear and south of the property. 

 
1.6 Indicative drawings show the scale of the building to be a single storey 

 dwelling which would sit roughly in-line with the host dwellings side elevations 
 and is of a similar proportion and form to this dwelling, although specified as 
 being single storey.  

 
1.7 Whilst landscaping is to be agreed as a reserved matter, the drawings 

 submitted show that the front boundary treatment of mature hedging will be 
 retained.  

 
2. Consultations :- 

 

2.1 Neighbours –  

 

Following a consultation process in line with the General Development Procedure 

Order which included a site notice and press advert as the scheme is a 

departure from the local plan, no neighbouring residents submitted comments 

on this application. 

  

2.3 Norfolk County Council as Highway Authority –   

 

 NCC commented in support of the development subject to the addition of 

conditions. In particular there is a requirement to link the development to the 

existing footpath. This offsite highway improvement would be dealt with by a 

condition with a prior to commencement trigger.  

 

 Other standard Highways conditions will be attached to the application.  

 

2.4 Building Control – No adverse comments  

 

2.5      Strategic Planning – Have set out the relative policies (set out in part 3 of 

this report). The assessment of the site in regards to policy will be set out in 

the analysis section of the report (part 6).  

 

2.6 Ormesby St Margaret with Scratby Parish Council – Objection  

  

 The parish council set out two main concerns, firstly the impact that the 

intensification of the use of the site would result in more vehicular and 
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pedestrian movements from the site which is located on what the parish 

council consider a busy and dangerous junction.  

  

 Additionally, the parish council raise concerns that this could result in pressure 

for further development within land owned by the applicant.  

 

3         Interim Housing Land Supply Policy 

 This policy only applies when the Council’s Five Year Housing land Supply 

utilises sites identified in the Strategic Housing Land Availability Assessment. 

New housing development may be deemed acceptable outside, but adjacent 

to existing Urban Areas or Village Development Limits providing the following 

criteria, where relevant to the development, have been satisfactorily 

addressed:  

 

a) The scale of the development is appropriate to the size, character and role of 

the settlement as indicated in the settlement hierarchy and the level of 

housing proposed in any one settlement is generally in accordance with the 

level of housing proposed in emerging Policy CS2  

 

b) The proposed mix of housing sizes, types and tenures reflect local housing 

requirements in accordance with the latest Strategic Housing Market 

Assessment, this may include self build schemes and lower density housing 

 

c) At least 10% or 20% affordable housing depending on the affordable housing 

sub-market area is proposed unless exceptional circumstances can be 

demonstrated i.e. the proposal would result in the significant regeneration of a 

brownfield site  

 

d) The townscape and historic character of the area including designated 

heritage assets are conserved and enhanced. The final design should 

appropriately respond to and draw inspiration from distinctive local natural and 

built characteristics such as scale, form, massing and materials  

 

e)  The proposed density and layout is appropriate and reflects the character and 

appearance of the surrounding area. Where ‘higher’ densities are proposed 

these will only be permitted if potential impacts have been mitigated by a well 

thought-out design  

 

f)  A sequential approach has been taken to steer development to areas with the 

lowest probability of flooding, where this is not consistent with sustainability 

objectives (as set out in the Exception test) a Flood Risk Assessment should 

be provided incorporating appropriate mitigation measures, including 

emergency and evacuation plans  
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g) Measures have been taken to avoid reductions in water quality and ensure 

that adequate foul water capacity is available to serve the development  

 

h)  Measures have been taken to avoid or reduce adverse impacts on existing 

biodiversity and geodiversity assets. Where adverse impacts are unavoidable, 

suitable measures will be required to mitigate any adverse impacts. Where 

mitigation is not possible, the Council will require that full compensatory 

provision be made  

 

i)  The landscape character of the surrounding area is conserved and enhanced, 

especially where the proposed development is in close proximity to an 

important landscape area, such as the Broads or the Norfolk Coast Area of 

Outstanding Natural Beauty. It is advisable that schemes in close proximity to 

the Broads also seek pre-application design advice from the Broads Authority  

 

j)  The proposed development creates a safe and accessible environment that 

offers convenient access to key facilities and public transport  

 

k)  The strategic and local road network can accommodate the proposed 

development without obstructing existing pedestrian and vehicular movements 

or negatively impacting upon public safety  

 

l)  The development, having regard to other committed developments, would not 

be constrained by the need for significant off-site infrastructure which is not 

planned or funded  

 

m)  The proposed development fulfils the day-to-day needs of residents and 

visitors including the provision of suitable private and communal open space, 

provision of sufficient car parking, planning for cycle storage and ensuring 

appropriate waste and recycling facilities are provided  

 

n) The proposal is demonstrated to be deliverable and viable, having regard to 

necessary contributions towards infrastructure, service provision and 

affordable housing, and the intention to develop is demonstrated by the 

applicant. To maximise housing delivery the Council will seek to ensure that 

the development commences within 2 years of planning permission being 

granted 

 

4.1       Local Policy - Saved Great Yarmouth Borough-Wide Local Plan Policies     

(2001): 

 

4.2       Paragraph 215 of the 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 
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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 and assessed again in January 2016.  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. 

 

 4.3      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. These policies hold the greatest weight in the 

determining of planning applications. 

 

4.4      POLICY HOU10 

 
PERMISSION FOR NEW DWELLINGS IN THE COUNTRYSIDE WILL ONLY BE 

GIVEN IF REQUIRED IN CONNECTION WITH AGRICULTURE, 
FORESTRY, ORGANISED RECREATION, OR THE EXPANSION OF 
EXISTING INSTITUTIONS. 

 
THE COUNCIL WILL NEED TO BE SATISFIED IN RELATION TO EACH OF THE 

FOLLOWING CRITERIA: 
 
(i)  THE DWELLING MUST BE REQUIRED FOR THE PURPOSE STATED 
 
(ii) IT WILL NEED TO BE DEMONSTRATED THAT IT IS ESSENTIAL IN THE 

INTERESTS OF GOOD AGRICULTURE OR MANAGEMENT THAT AN 
EMPLOYEE SHOULD LIVE ON THE HOLDING OR SITE RATHER THAN IN 
A TOWN OR VILLAGE NEARBY 

 
(iii) THERE IS NO APPROPRIATE ALTERNATIVE ACCOMMODATION 

EXISTING OR WITH PLANNING PERMISSION AVAILABLE EITHER ON 
THE HOLDING OR SITE OR IN THE NEAR VICINITY 

 
(iv) THE NEED FOR THE DWELLING HAS RECEIVED THE UNEQUIVOCAL 

SUPPORT OF A SUITABLY QUALIFIED INDEPENDENT APPRAISOR 
 
(v) THE HOLDING OR OPERATION IS REASONABLY LIKELY TO 

MATERIALISE AND IS CAPABLE OF BEING SUSTAINED FOR A 
REASONABLE PERIOD OF TIME.  (IN APPROPRIATE CASES EVIDENCE 
MAY BE REQUIRED THAT THE UNDERTAKING HAS A SOUND 
FINANCIAL BASIS) 

 
(vi) THE DWELLING SHOULD NORMALLY BE NO LARGER THAN 120 

SQUARE METRES IN SIZE AND SITED IN CLOSE PROXIMITY TO 
EXISTING GROUPS OF BUILDINGS ON THE HOLDING OR SITE 

 
(vii) A CONDITION WILL BE IMPOSED ON ALL DWELLINGS PERMITTED ON 

THE BASIS OF A JUSTIFIED NEED TO ENSURE THAT THE OCCUPATION 
OF THE DWELLINGS SHALL BE LIMITED TO PERSONS SOLELY OR 
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MAINLY WORKING OR LAST EMPLOYED IN AGRICULTURE, FORESTRY, 
ORGANISED RECREATION OR AN EXISTING INSTITUTION IN THE 
LOCALITY INCLUDING ANY DEPENDANTS OF SUCH A PERSON 
RESIDING WITH THEM, OR A WIDOW OR WIDOWER OR SUCH A 
PERSON 

 
(viii) WHERE THERE ARE EXISTING DWELLINGS ON THE HOLDING OR SITE 

THAT ARE NOT SUBJECT TO AN OCCUPANCY CONDITION AND THE 
INDEPENDENT APPRAISOR HAS INDICATED THAT A FURTHER 
DWELLING IS ESSENTIAL, AN OCCUPANCY CONDITION WILL BE 
IMPOSED ON THE EXISTING DWELLING ON THE HOLDING OR SITE 

 
(ix) APPLICANTS SEEKING THE REMOVAL OF ANY OCCUPANCY 

CONDITION WILL BE REQUIRED TO PROVIDE EVIDENCE THAT THE 
DWELLING HAS BEEN ACTIVELY AND WIDELY ADVERTISED FOR A 
PERIOD OF NOT LESS THAN TWELVE MONTHS AT A PRICE WHICH 
REFLECTS THE OCCUPANCY CONDITIONS* 

 
IN ASSESSING THE MERITS OF AGRICULTURAL OR FORESTRY RELATED 

APPLICATIONS, THE FOLLOWING ADDITIONAL SAFEGUARD MAY BE 
APPLIED:- 

 
(x) WHERE THE NEED FOR A DWELLING RELATES TO A NEWLY 

ESTABLISHED OR PROPOSED AGRICULTURAL ENTERPRISE, 
PERMISSION IS LIKELY TO BE GRANTED INITIALLY ONLY FOR 
TEMPORARY ACCOMMODATION FOR TWO OR THREE YEARS IN 
ORDER TO ENABLE THE APPLICANT TO FULLY ESTABLISH THE 
SUSTAINABILITY OF AND HIS COMMITMENT TO THE AGRICULTURAL 
ENTERPRISE 

 
(xi) WHERE THE AGRICULTURAL NEED FOR A NEW DWELLING ARISES 

FROM AN INTENSIVE TYPE OF AGRICULTURE ON A SMALL ACREAGE 
OF LAND, OR WHERE FARM LAND AND A FARM DWELLING (WHICH 
FORMERLY SERVED THE LAND) HAVE RECENTLY BEEN SOLD OFF 
SEPARATELY FROM EACH OTHER, A SECTION 106 AGREEMENT WILL 
BE SOUGHT TO TIE THE NEW DWELLING AND THE LAND ON WHICH 
THE AGRICULTURAL NEED ARISES TO EACH OTHER. 

 
 NOTE: - THIS WOULD NORMALLY BE AT LEAST 30% BELOW THE OPEN 

MARKET VALUE OF THE PROPERTY. 
 
4.5       POLICY HOU17 - 
 
 IN ASSESSING PROPOSALS FOR DEVELOPMENT THE BOROUGH 

COUNCIL WILL HAVE REGARD TO THE DENSITY OF THE 
SURROUNDING AREA. SUB-DIVISION OF PLOTS WILL BE RESISTED 
WHERE IT WOULD BE LIKELY TO LEAD TO DEVELOPMENT OUT OF 
CHARACTER AND SCALE WITH THE SURROUNDINGS. 

 
 (Objective: To safeguard the character of existing settlements.) 
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5         Core strategy – Adopted 21st December 2015 

 

5.1     POLICY CS1 – FOCUSING ON A SUSTAINABLE FUTURE 

 
 For the Borough of Great Yarmouth to be truly sustainable it has to be 

environmentally friendly, socially inclusive and economically vibrant not just for those 
who currently live, work and visit the borough, but for future generations to come.  
When considering development proposals, the Council will take a positive approach, 
working positively with applicants and other partners to jointly find solutions so that 
proposals that improve the economic, social and environmental conditions of the 
borough can be approved wherever possible. 

  
 To ensure the creation of sustainable communities, the Council will look favourably 

towards new development and investment that successfully contributes towards the 
delivery of: 

  
a)  Sustainable growth, ensuring that new development is of a scale and in a location 

that complements the character and supports the function of individual settlements  
 
b)  Mixed adaptable neighbourhoods, which provide choices and effectively meet the 

needs and aspirations of the local community  
 
c)  Environmentally friendly neighbourhoods that are located and designed to help 

address and where possible mitigate the effects of climate change and minimise the 
risk of flooding  

 
d)  A thriving local economy, flourishing local centres, sustainable tourism and an active 

port  
 
e)  Safe, accessible places that promote healthy lifestyles and provide easy access for 

everyone to jobs, shops and community facilities by walking, cycling and public 
transport  

 
f)  Distinctive places that embrace innovative, high quality urban design that reflects 

positive local characteristics and protects the borough’s biodiversity, unique 
landscapes, built character and historic environment  

 
 Planning applications that accord with this policy and other policies within the Local 

Plan (and with polices in adopted Neighbourhood Plans, where relevant) will be 
approved without delay, unless other material considerations indicate otherwise.  
Where there are no policies relevant to the application or relevant policies are out of 
date at the time of making the decision then the Council will grant permission unless 
material considerations indicate otherwise, taking into account whether:  

 

 Any adverse impacts of granting permission would significantly and demonstrably 
outweigh the benefits, when assessed against the policies in the National Planning 
Policy Framework taken as a whole  

 Specific policies in that Framework indicate that development should be restricted  

 

 

6.        Assessment 
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6.1 The application for a dwelling in this location is a departure from local plan 

policy because the site is outside the settlement boundary for Scratby, and is 

not located within an allocated area for residential development. 14 Beach 

Road, has seen previous applications which includes both approvals and 

refusals on site. The most recent refusal was for a two storey dwelling in this 

section of the site.  

 

6.2 Great Yarmouth Borough Council has adopted an Interim Housing Land 

Supply Policy which sets out that new housing development may be deemed 

acceptable outside, but adjacent to existing Urban Areas or Village 

Development Limits providing certain criteria are met. The application site is 

adjacent to the settlement boundary of Scratby (See fig 1.), and therefore 

whilst a departure from the adopted local plan, the above interim policy bears 

some weight, and therefore the scheme is considered against these criteria. 

On balance it is felt that the development is in accordance with the Interim 

Housing Land Supply Policy.  

 

                             

  
  Fig 1.      

 

6.3 Previously the scheme had been refused on the grounds that the 

development was over development of the plot, in a form which would harm 

the character and appearance of the wider area. These reasons were upheld 

by the Planning Inspectorate as part of the subsequent appeal. This scheme 

has seen a significant change in the design, and also scale of the proposal. In 

addition, the policy context has changed.  
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6.4 Due to the proximity of the site to the built up area boundary there is a need to 

assess the scheme against the criteria as set out in the Interim Housing Land 

Supply Policy. The scale of the development is appropriate to the size, 

character and role of the settlement as indicated in the settlement hierarchy 

as a single additional dwelling within a well screened residential garden would 

not create the harm as would have been the case for the previously refused 

scheme for a two storey dwelling. 5% of the boroughs additional residential 

development should take place in settlements such as Scratby, and therefore 

single dwelling development fits with this more limited distribution of 

development.  

 

6.5 Criteria B, C, are not relevant in this instance due to the small scale nature of 

a single dwelling where affordable housing requirements cannot be required, 

and the house type would broadly fit within the requirements of the Strategic 

Housing Market Assessment. Criterion D relating to design and details, would 

need to be addressed predominantly in the reserved matters application, , 

however the scale, indicative height and layout of the plot would comply with 

this policy. This criterion alongside criterion E has been considered, and 

results in the reduced scale of development to the previously refused scheme. 

The proposed density and layout of single storey bungalow development in a 

low density layout with room for private gardens and domestic landscaping is 

considered to be appropriate and reflects the character and appearance of the 

surrounding area. 

 

6.6 The site is not within a flood risk area and therefore a sequential approach is 

not required in the assessment of this application. In terms of run off the size 

of the site, use of a soakaway and the conditioning of materials for the drive 

would ensure that drainage can be adequately dealt with at the property. Due 

to the sites proximity to the settlement of Scratby there is adequate foul water 

capacity available to serve the development with a link to the existing mains 

drains.  

 

6.7 On balance the highways impact of this development is considered 

acceptable subject to the provision of a condition which would require the 

development to create a linked foot path pedestrian access to the 

development outside of the application site to the existing highways pavement 

to the north of the site. Within the site there is space to provide adequate 

parking and turning. Whilst the access is near a relatively busy road, visibility 

splays would be provided and Norfolk County Council Highways have not 

objected to the scheme. Therefore whilst the objection of the parish council is 

acknowledged, it would not sustain a refusal.  

 

6.8 The development would be sited far enough away from the host property, and 

any other neighbouring residential properties so as to ensure that the new 
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development would have no detrimental impacts upon the amenity of 

neighbouring residents. The site is spacious and orientated in a way which 

would provide a good level of amenity, including private garden space for 

future occupiers.  

 

6.9 By virtue of the proposed site’s location outside of the settlement boundary 

the plot is within a more rural setting and would result in an increase in the 

developed nature of the site. However, the current character and appearance 

of the site to be developed is associated with its enclosed residential garden 

use including garden structures and paraphilia, this would in part be retained 

and the low level bungalow dwelling proposed would not stand out particularly 

which is an important consideration due to the prominence of this corner plot. 

Landscaping is a reserved matter, and should reflect the need to maintain a 

screen to the site as there is currently. However on balance due to the 

relatively contained nature of this site, and retention of open land surrounding 

the enclosed garden development plot, this development would not erode the 

rural character of the area, which would retain its appearance from views 

entering the village on the main coastal road.  

 

7 Recommendation  

 

7.1 Approve – the proposal is considered to accord to policy CS1 and CS2 of the 

Great Yarmouth Local Plan – Core Strategy and the Interim Housing Land 

Supply Policy. 

 

7.2 It is noted that there will be an increase in pedestrian, cycle and vehicular 

movements from the site and the existing access, and therefore whilst this is 

considered acceptable in broad terms, the applicant will be required to 

improve pedestrian access to the site through imposition of condition. Other 

conditions relating to landscaping, design and standard highways conditions 

as requested by Norfolk County Council’s Highway officer would also be 

required.  
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Schedule of Planning Applications          Committee Date: 16th December 2016 
 
Reference: 06/16/0590/CU 

Parish: Mautby  
Officer: Mr G Clarke  

Expiry Date: 02-12-2016  
Applicant: Mr S Hewitt  
 
Proposal: Change of use form agricultural field to storage of timber/firewood 
 
Site:  Hall Farm 
  Hall Road 
  Mautby 
 
REPORT 
 
1. Background / History :- 
 
1.1 The application site is part of a field to the south of the group of farm buildings 

at Hall Farm, there is a dwelling to the north east of the site (Hall Farm Cottage) 
and another to the west (Hall Farm House).  The land to the south is open farm 
land. 

 
1.2 The applicant runs a business from the farm buildings at Hall Farm which 

involves importing, cutting splitting, storage and distribution of firewood, this 
use was recently regularised when a Certificate of Lawful Use was granted on 
13th July 2016 (06/16/0280/EU).  In recent years the business has spilled over 
onto the field to the south which has had piles of logs stored on it, the applicant 
has been advised that this use is unauthorised and the current application has 
been submitted for the storage of timber on a smaller area of land to the north 
east corner of the field.  Vehicular access to the site will be from the existing 
access to Hall Farm. 

 
2 Consultations :- 
 
2.1 Parish Council – No objections. 
 
2.2 Highways – No objection. 
 
2.3 Public Rights of Way Officer – The area identified on the plan is adjacent to a 

restricted byway, Mautby RB8, but does not directly affect it.  The change of 
use area is accessed via the existing property and not via the restricted byway, 
therefore we have no objection to the application. 
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2.4 Broads Authority – The location of the proposed works will have some impact 
on the visual appearance of the Broads landscape.  The appearance has the 
potential to be unsightly, as can be seen from the existing adjacent storage 
area and as such we would ask that the applicant establish a native hedge with 
the occasional standard tree along the southern boundary of both the existing 
and proposed wood storage area.  This will ultimately a) provide a visual buffer 
between the activities on site and the public right of way and the Broads area 
generally in views northwards, b) provide a good habitat enhancement. 

 
If a hedgerow is out of the question, then a small copse would be beneficial 
planted in the south eastern corner of the area consisting of native trees and 
shrubs. 

 
I can confirm that the Broads Authority does not wish to raise an objection 
subject to the above comments. 

 
2.5 Environmental Health - I can confirm that I have viewed the plans, carried out 

site visits and discussed the application with the applicant and land agent.  
While I am aware of the potential for noise disturbance in this area it is my 
opinion that the application of suitable planning conditions can effectively 
mitigate the potential for noise nuisance.  Accordingly I would have no objection 
subject to a condition being attached to any permission granted requiring that 
no mechanically powered cutting, sawing or splitting of timber (or other similar 
operation) take place at the development. 

 
2.6 Neighbours – One letter of objection has been received on behalf of the 

occupiers of Hall Farm Cottage (copy attached), the reasons for objection are 
noise and disturbance from the site which affects the residential amenities of 
their property. 

 
3 Policy :- 
 
3.1 Policy CS6 – Supporting the local economy 
 

The Borough of Great Yarmouth has a diverse local economy.  It is the main 
service base in England for the offshore energy industry and has a thriving 
seasonal visitor economy.  To ensure that the conditions are right for new and 
existing businesses to thrive and grow, there is a need to continue to 
strengthen the local economy and make it less seasonally dependent.  This will 
be achieved by:  

 
a) Encouraging the redevelopment and intensification of existing employment 

sites, particularly those sites with good access by a variety of transport 
modes  

 
b) Safeguarding existing local employment areas identified in Table 10 and 

future local employment areas allocated in other Local Plan Documents for 
employment use.  Alternative uses will only be allowed where it can be 
demonstrated that:  
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• There is a satisfactory relationship between the proposed use and any 

pre-existing neighbouring uses, without significant detriment to the 
continuation and amenity of existing or proposed uses  

• There is no commercial interest in the re-use of the site for 
employment, demonstrated by suitable marketing at an appropriate 
price for at least 18 months  

• A sequential viability test has been applied following the unsuccessful 
marketing of the site, based on the following sequence of testing: mixed 
use of the site that incorporates an employment-generating use, then 
non-employment use  

 
c)  Allocating approximately 10-15 hectares of new employment land at 

Beacon Park Extension, South Bradwell, through Policy CS18  
 
d)  Exploring the potential for up to 22 hectares of land reclamation to the north 

of the Outer Harbour at South Denes  
 
e) Supporting port-related development proposals relating to the Outer 

Harbour and existing river port, in particular encouraging cargo handling 
and other port-reliant activities  

 
f)  Encouraging a greater presence of higher value technology and energy-

based industries, including offshore renewable energy companies, in the 
borough  

 
g) Supporting the local visitor and retail economies in accordance with 

Policies CS7 and CS8  
 
h) Encouraging the development of small scale business units, including those 

that support the rural economy and rural diversification  
 
i) Supporting the provision of development essential to sustain a rural 

workforce, including agricultural workers’ dwellings and rural community 
facilities  

 
j) Minimising the potential loss of the best and most versatile agricultural land 

by ensuring that development on such land is only permitted if it can be 
demonstrated that there is an overriding sustainability benefit from the 
development and there are no realistic opportunities for accommodating the 
development elsewhere 

 
k) Supporting the delivery of high speed broadband and communications 

technology to all parts of the borough  
 
l) Encouraging flexible working by:  
 

• Allowing home-working where there is no adverse impact on residential 
amenities  
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• Allowing the development of live-work units on residential and mixed-
use sites, subject to the retention of the employment element and 
safeguarding of residential amenity  

• Allowing the development of relevant ancillary facilities, such as 
childcare facilities and eateries, in local employment areas, where 
appropriate  

 
m)  Improving workforce skills by:  
 

• Working with local education and skills agencies and local business 
organisations to establish training facilities to enhance workforce skills  

• Encouraging the provision of new training facilities on employment sites  
 
3.2 National Planning Policy Framework (NPPF) – paragraph 28, Supporting a 

prosperous rural economy. 
 

Planning policies should support economic growth in rural areas in order to 
create jobs and prosperity by taking a positive approach to sustainable new 
development.  To promote a strong rural economy, local and neighbourhood 
plans should: 

• support the sustainable growth and expansion of all types of business 
and enterprise in rural areas, both through conversion of existing 
buildings and well designed new buildings; 

• promote the development and diversification of agricultural and other 
land-based rural businesses; 

• support sustainable rural tourism and leisure developments that benefit 
businesses in rural areas, communities and visitors and which respect 
the character of the countryside.  This should include supporting the 
provision and expansion of tourist and visitor facilities in appropriate 
locations where identified needs are not met by existing facilities in 
rural service centres; 
and 

• promote the retention and development of local services and 
community facilities in villages such as local shops, meeting places, 
sports venues, cultural buildings, public houses and places of worship. 

 
4 Assessment :- 
 
4.1 The site involved in the application is an area of land to the north east of the 

field to the south of Hall Farm, the site is screened from the road by a mature 
hedge and trees and is only visible from the road to the south of the site.  At 
present several piles of wood can be seen to the western part of the site on and 
which is not part of the application, it is the applicant’s intention to move this to 
the application site or process it with the unit to the north.  The applicant has 
already planted trees along the southern boundary which will help to screen the 
site as they mature. 
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4.2 The only objection to the application is from the occupiers of Hall Farm Cottage 
which is to the north east, the occupier of Hall Farm House which is to the west 
has not objected to the application.  The letter of objection includes two reasons 
for objecting to the proposal, the first is loss of grade 1 agricultural land and the 
second is noise and disturbance.   

 
4.3 According to the Local Plan Policies Map which is part of the Great Yarmouth 

Local Plan: Core Strategy the nearest grade 1 agricultural land is just over 300 
metres to the north of Hall Farm, the site itself is not grade 1 land so the 
proposal will not result in the loss of grade 1 or grade 2 agricultural land. 

 
4.4 The proposed use of the site is for storage of timber that is awaiting processing 

on the site to the north, the only noise that will occur from the storage use is 
when material is delivered to the site or when it is moved to the processing 
area.  The applicant has submitted a letter (copy attached) which states that all 
deliveries happen during the working week and that there is no intention to 
increase the scale of the business. 

 
4.5 Providing the use is for storage only it is unlikely to cause any significant harm 

to the amenities of the nearest dwellings and it is considered that the use is 
acceptable and will comply with the aims of Policy CS6 of the Core Strategy 
and Paragraph 28 of the NPPF.  If approved, it is suggested that permission is 
initially granted for a temporary period of one year with consent being made 
personal to the applicant.  This will give time to see if any problems occur and 
ensure that if the applicant no longer runs the business the land will revert to 
agricultural use.  Any consent should also include conditions limited deliveries 
to Monday to Friday, limit working hours and no mechanically powered cutting, 
sawing work, etc. (as suggested by Environmental Health) taking place on the 
site. 

 
5 RECOMMENDATION :-  
 
5.1 Approve – the proposal complies with Policy CS6 of the Great Yarmouth Local 

Plan: Core Strategy and Paragraph 28 of the NPPF. 
 
5.2 Approval should be subject to the conditions suggested in paragraph 4.5.  
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Schedule of Planning Applications  Committee Date:16th November 2016 
 
Reference: 06/16/0415/CU 

                                          Parish: Martham 
       Officer: Mrs Gemma Manthorpe 

Expiry Date: 26th October 2016 
Applicant:  Mrs R Luxford  
 
Proposal: Change of use from B1 (Business) to A1 (Shops), A2 (Financial and 
Professional) A3 (Food and Drink) and A5 (Hot food takeaway).  
 
Site:   9 The Green Martham 
   
1. REPORT  
 
1.1 This is a full planning application which seeks approval for the change of use 

of an existing commercial unit to A1, A2, A3 and A5 use and the subdivision 
of the unit to form two separate commercial units. The uses applied for are 
mixed with the application form stating that each of the two proposed units 
covering 106.5 square meters and being one of the four proposed uses.  

 
1.2 The site also includes a car park which is included in the application as a car 

park for the units.   
 
1.3 The site has previously been used as a motor repair business (application 

06/84/0135/F – siting of a porta cabin for use as a temporary office in 
connection with a motor fuels repair business) and more recently as 
Broadland Fuels in a B1 use.  

 
2. Consultations :- 

 
2.1 Neighbours – There have been nine objections to the application which are 

summarised below, a sample of objections are attached and all objections are 
available at Great Yarmouth Borough Councils website.    

 
 Martham is a village and not a town.  
 There are already two takeaways and two pubs serving food in the village. 
 There is another takeaway a mile away. 
 Given the level of obesity further junk food outlets shouldn’t be considered. 
 Rubbish. 
 Increased pressures on parking. 
 Access to the car park is hazardous.  
 Noise will cause a nuisance.   
 Early hour delivery service will cause noise until early hours. 
 Youths will congregate and loiter.  
 The village do not need another hairdressers.  

 
 

Page 141 of 195



 
Application Reference: 06/16/0415/CU            Committee Date: 16th November  2016 

2.2 Parish Council  – Concern was raised with regard to parking. The property is 
on a central corner in the village, and the area is heavily trafficked. Council 
would ask that a restriction be in place with any approval to A5 use not to 
allow trading after midnight as there are many properties in the vicinity.  

 
2.3   Norfolk County Council Highways – Comments on amended plans not 

received at time of writing.   
 
2.4 Conservation – The re-use of the property is seen as a modest enhancement 

of the conservation area.     
 
2.5 Strategic Planning – No comments on the application.  
 
 
3. National Planning Policy Framework 
 
3.1 The presumption in favour of sustainable development is set out in paragraph 

14. 
 
3.2 At the heart of the National Planning Policy Framework is a presumption in 

favour of sustainable development, which should be seen as a golden thread 
running through both plan-making and decision-taking.  

 
           For decision-taking this means: 
 

 approving development proposals that accord with the development plan 
without delay; and 

 where the development plan is absent, silent or relevant policies are 
out‑of‑date, granting permission unless: 
 

o 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; or 
 

o specific policies in this Framework indicate development should be restricted. 
 
 
3.3 Paragraph 19 of the NPPF seeks to promote sustainable growth and the local 

economy.  
 

19. The Government is committed to ensuring that the planning system does 
everything it can to support sustainable economic growth. Planning should 
operate to encourage and not act as an impediment to sustainable growth. 
Therefore significant weight should be placed on the need to support 
economic growth through the planning system. 
 

3.4     The Core Planning Principles at Paragraph 17 include:         
 

 always seek to secure high quality design and a good standard of 
amenity for all existing and future occupants of land and buildings; 
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 take account of the different roles and character of different areas, 

promoting the vitality of our main urban areas, protecting the Green 
Belts around them, recognising the intrinsic character and beauty of the 
countryside and supporting thriving rural communities within it; 

 
4. Saved Great Yarmouth Borough-Wide Local Plan Policies (2001) 
 
 
4.1     POLICY BNV18  
 

THE COUNCIL WILL REQUIRE ALTERATIONS AND EXTENSIONS TO 
BUILDINGS TO BE SYMPATHETIC TO THE CHARACTER OF THE 
BUILDING TO BE EXTENDED AND TO ITS SETTING. 

 
4.2      POLICY EMP18:  
 

PROPOSALS FOR SMALL SCALE BUSINESSES WITHIN EXISTING 
SETTLEMENTS WILL BE PERMITTED PROVIDED THE APPLICANT CAN 
DEMONSTRATE THAT: 
 
(A) THE PROPOSED USE WOULD BE COMPATIBLE WITH AND NOT 
SIGNIFICANTLY DETRIMENTAL TO ADJOINING AND/OR SURROUNDING 
LAND USES, OR RESULT IN ADVERSE AFFECTS TO OCCUPIERS OF 
NEIGHBOURING PREMISES; AND, 
 
(B) ADEQUATE ACCESS, PARKING AND SERVICE ARRANGEMENTS       
CAN BE PROVIDED; 
 

4.3    POLICY SHP9:  
 
           THE COUNCIL WILL PERMIT THE PROVISION OF NEW LOCAL 

SHOPPING FACILITIES IN ALL SETTLEMENTS, SUBJECT TO THE 
PROPOSAL BEING OF A SCALE COMPATIBLE WITH THE SIZE OF THE 
SETTLEMENT AND HAVING REGARD TO DESIGN, HIGHWAY AND 
ENVIRONMENTAL CONSIDERATIONS, AND TO OTHER POLICIES IN THE 
PLAN. 

 
4.4     POLICY SHP15  
 

PROPOSALS FOR THE ESTABLISHMENT OF HOT FOOD TAKE-AWAYS 
NOT FALLING TO BE CONSIDERED UNDER THE PROVISIONS OF 
POLICY SHP4 WILL BE PERMITTED SUBJECT TO THE FOLLOWING 
CRITERIA: 
 
(A) THE PROPOSAL WOULD NOT CREATE AN OVERCONCENTRATION 
OR PREPONDERANCE OF CLASS A3 USES WHICH WOULD 
SIGNIFICANTLY DETRACT FROM THE VITALITY AND VIABILITY OF A 
SHOPPING FRONTAGE; 
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(B) THE PROPOSAL WOULD NOT SIGNIFICANTLY ADVERSELY AFFECT 
ADJOINING OR NEIGHBOURING OCCUPIERS AND USERS OF LAND OR 
PREMISES BY VIRTUE OF NOISE, DISTURBANCE, SMELL OR FUMES; 
 
(C) THE PROPOSAL WOULD NOT BE LIKELY TO RESULT IN A 
SIGNIFICANT HAZARD TO ROAD SAFETY OR SIGNIFICANTLY IMPEDE 
THE FREE FLOW OF TRAFFIC; 
 
(D) COMPLIANCE WITH THE COUNCIL’S PARKING AND SERVICING 
STANDARDS AS SET OUT AT APPENDIX (A) TO CHAPTER 3 IN THE 
CASE OF ALL NEW OPERATIONAL DEVELOPMENT, AND WHERE 
POSSIBLE OR NECESSARY IN THE CASE OF A CHANGE OF USE; AND, 
 
(E) THE PROPOSAL WOULD NOT SIGNIFICANTLY ADVERSELY AFFECT 
THE CHARACTER OF THE AREA OR THE LOCAL ENVIRONMENT. 

 
5. Core Strategy:  
 
5.1      Policy CS7 
   
             Overall, the majority of town, district and local centres within the borough are 

performing well, despite the national economic downturn. To enable them to 
continue to compete with centres outside of the borough, out-of-town retailers and 
the internet, the Council will:  

 
a)        Focus future development and investment using the retail hierarchy in Table 12 below  
 
 
              
 
 
 
 
 
 
 
 
 
 
 
 
                    

e)Maintain and strengthen the role of local centres and local shops in the borough to 
better serve the day-to-day needs of local communities 

 
 
6.       General Permitted Development Order – Use Classes Order permitted changes of 

use: 
 

A1 Shops to 

A2, or up to 150m2 A3 subject to Prior Approval, or up to 200m2 D2 
subject to Prior Approval and only if the premises was in A1 use on 
5th December 2013. A mixed use comprising an A1 or A2 use and 
up to 2 flats may also be permitted subject to meeting certain 

Table 12: Retail Hierarchy 
Classification  

Location  

Main Town Centre  Great Yarmouth  
Town Centre  Gorleston-on-Sea  
District Centres  Bradwell (Proposed) and Caister-on-

Sea  
Local Centres  Well defined groups of shops and 

services in the borough’s villages 
and main towns, such as The 
Green, Martham; Bells Road, 
Gorleston and Northgate Street, 
Great Yarmouth  
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conditions. C3 if the cumulative floorspace of the building is under 
150m2 and subject to Prior Approval. 

A2 (professional and financial services) when 
premises have a display window at ground 
level, but excluding betting offices or pay day 
loan shops to 

A1, or up to 150m2 A3 subject to Prior Approval, or up to 200m2 D2 
subject to Prior Approval and only if the premises was in A2 use on 
5th December 2013.  A mixed use comprising an A1 or A2 use and up 
to 2 flats may also be permitted subject to meeting certain 
conditions. C3 if the cumulative floorspace of the building is under 
150m2 and subject to Prior Approval. 
 
 

A3 (restaurants and cafes) to A1 or A2 

A4 (drinking establishments) to  

 
A1 or A2 or A3 except buildings that may be defined as “community 

assets”. 
 

A5 (hot food takeaways) to  A1 or A2 or A3 

 
 
7.  Assessment   
 
7.1  This proposal is for subdivision of an existing unit to two commercial units and 

a change of use to class A1, A2, A3 and A5. The uses applied for are 
interchangeable although when one is commenced the only movement 
between uses is through permitted rights. The permitted rights are 
summarised at section 6 of this report for ease of reference. In the interest of 
clarity it is noted that should the uses commenced not include an A5 use an 
application will be required to subsequently change the use to A5 (hot food 
takeaway).  

 
7.2 The neighbour objections include objections about the increased traffic that 

the proposed development will create. Whilst there are no objections from the 
highways officer received at the time of writing amended plans have been 
received to provide a pedestrian footpath to the front of the site and a   
crossing point. These highways improvements can be conditioned should 
approval be given to be carried out prior to the commencement of the uses. It 
is further noted that there is car parking provided with the site and that the 
vehicular access is existing and therefore should not be to the detriment of 
highway safety. It is stated by the highways officer that parking is not to 
current standards however given the location it was not seemed reasonable to 
sustain an objection.  

 
7.3 The proposed use as a hot food takeaway has generated the majority of the 

objections to the application. The objections state that litter will be generated. 
Whilst it is unfortunate if persons decide that they do not want to use bins 
provided the effect on the amenity is not such to warrant the recommendation 
for refusal of  the application. Several objections state that there is already a 
litter problem in Martham  however this cannot be linked to the existing uses 
within the village centre and has not been noted by the Parish Council. It is 
recommended that should the application be approved only one of the units is 
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allowed to benefit from the permission to be used as a hot food take away 
under use class A5.  

  
7.4 The opening hours, in line with those that have been suggested by the Parish 

Council, can be adequately conditioned for all uses but in particular the hot 
food takeaway use. The area is a mixed use with commercial properties 
adjoining the application site including, next door but one, a Chinese 
takeaway.  There are commercial units within the locality of the application 
site to the west and a public house approximately 23 metres away to the east. 
The grouping of commercial premises makes the proposed uses in keeping 
with the character of the area. The nearest residential property is to the rear 
(north) of the site who were consulted but no response has been received. 
Given the commercial use of the site the increased intensification by 
subdivision of the site is not deemed to have a significant adverse impact on 
the residential amenities of the adjoining property provided that the hours of 
operation are conditioned. 

 
7.5  Objections state that there are enough take way food outlets, eateries, and 

hairdressers in the locality. Proliferation of use may cause a detriment to the 
character of the area however there is no proliferation of a use within the 
village of Martham and therefore no planning policies that would seek to 
restrict a designated type of development. Competition is not a material 
consideration when determining a planning application.  

 
7.7 The site is recognised within the Core strategy as a Local Centre which 

should be supported and maintained to meet the everyday needs of the 
community. The retention of a commercial use which will bring employment 
into the area and retain the locality as a well-defined group of shops and 
services is therefore in line with the aims of the Core Strategy.   The saved 
policy of the Borough Wide Local Plan in relation to commercial units also 
supports developments such as this provided that there is not a significant 
adverse impact on the amenities of the area.  

 
7.8 The physical works are supported by the Conservation department as a minor 

improvement to the conservation area. There are no major alterations 
although should the application be approved details of the extraction, shown 
on the submitted plans, will need to be submitted.  

 
8. Recommendation   
 
8.1    It is assessed above that the application accords with current local and national 

planning policy and will be an improvement to an area designated a local 
centre in the adopted Core Strategy. 

 
8.2   APPROVE subject to conditions required to provide a satisfactory form of 

development. 
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Schedule of Planning Applications  Committee Date:16th November 2016 
 
Reference: 06/16/0126/F 

                                      Ward: Nelson Ward 
       Officer: Mrs Gemma Manthorpe 

Expiry Date: 8th April 2016 
Applicant:  Mr J Farnham  
 
Proposal: Conversion of property to 5no. self-contained flats.  
 
Site:   14 Camperdown White House Great Yarmouth  
   
1. REPORT  
 
1.1 This is a full planning application which seeks approval for the conversion of a 

grade two listed building to 5 no. self-contained flats.  The report covers two 
applications, one for full planning permission and one for listed building 
consent.  

 
1.2 The area surrounding the application site is characterised by large terraced 

bay fronted properties located within a conservation area. The building is 
arranged in an “L” shape, the outdoors is accessed at the front of 
Camperdown and the rear has access from Melrose Terrace.  

 
1.3 The site has been subject to a number of applications the most recent of 

which was for the reinstatement of the former dwarf walls and iron railings 
approved on the 21st October 2009. The site was given permission to continue 
the use as a guest house in 1981.  

 
2. Consultations :- 

 
2.1 GYB Services – Garden large enough to house domestic bins but the correct 

bins must be presented on pathway at the front on collection day.   
  

2.2 Neighbours – No responses received. 
 
2.3     Norfolk County Council Highways – No objection.   
 
2.4 Environmental Health – Objections on grounds of the flat sizes, full 

comments attached at the annex to this report.    
 
2.5 Conservation Officer – The flat layouts work well and we would support te 

application as submitted with appropriate conditions.  
 
 
3. National Planning Policy Framework 
 
3.1 The presumption in favour of sustainable development is set out in paragraph 

14. 
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3.2 At the heart of the National Planning Policy Framework is a presumption in 
favour of sustainable development, which should be seen as a golden thread 
running through both plan-making and decision-taking.  

 
     For decision-taking this means: 
 

• approving development proposals that accord with the development plan 
without delay; and 

• where the development plan is absent, silent or relevant policies are 
out‑of‑date, granting permission unless: 
 
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; or 
 
specific policies in this Framework indicate development should be restricted. 

 
 
3.3 Paragraph 132 of the NPPF seeks to conserve heritage assets: 
 

132. When considering the impact of a proposed development on the  
significance of a designated heritage asset, great weight should be given to 
the asset’s conservation. The more important the asset, the greater the weight 
should be. Significance can be harmed or lost through alteration or destruction 
of the heritage asset or development within its setting. As heritage assets are 
irreplaceable, any harm or loss should require clear and convincing 
justification. Substantial harm to or loss of a grade II listed building, park or 
garden should be exceptional. Substantial harm to or loss of designated 
heritage assets of the highest significance, notably scheduled monuments, 
protected wreck sites, battlefields, grade I and II* listed buildings, grade I and 
II* registered parks and gardens, and World Heritage Sites, should be wholly 
exceptional. 
 

3.4     The Core Planning Principles at Paragraph 17 include:         
 
          ●conserve heritage assets in a manner appropriate to their significance, so            

that they can be enjoyed for their contribution to the quality of life of this and 
future generations; 

 
          ● always seek to secure high quality design and a good standard of amenity 
          for all existing and future occupants of land and buildings; 
 
4. Saved Great Yarmouth Borough-Wide Local Plan Policies (2001) 
 
4.1     POLICY HOU17 
 

IN ASSESSING PROPOSALS FOR DEVELOPMENT THE BOROUGH 
COUNCIL WILL HAVE REGARD TO THE DENSITY OF THE 
SURROUNDING AREA. SUB-DIVISION OF PLOTS WILL BE RESISTED 
WHERE IT WOULD BE LIKELY TO LEAD TO DEVELOPMENT OUT OF 
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           CHARACTER AND SCALE WITH THE SURROUNDINGS. 
 
4.2      POLICY TR12  
 

SUBJECT TO OTHER POLICIES IN THE PLAN, WITHIN SECONDARY 
HOLIDAY ACCOMMODATION AREAS, AS SHOWN ON THE PROPOSALS 
MAP, PROPOSALS FOR CHANGE OF USE TO A SINGLE DWELLING, 
SELF CONTAINED RESIDENTIAL FLATS, RESIDENTIAL HOMES OR 
NURSING HOMES MAY BE PERMITTED IF THE APPLICANT CAN 
DEMONSTRATE THAT: 
 
(A) THE PROPOSED DEVELOPMENT WOULD NOT HAVE A SIGNIFICANT 
ADVERSE EFFECT, EITHER INDIVIDUALLY OR CUMULATIVELY ON THE 
CHARACTER OF THE AREA; 
 
(B) THE PROPOSED DEVELOPMENT WOULD NOT HAVE A SIGNIFICANT 
ADVERSE EFFECT ON THE RESIDENTIAL AMENITY OF THOSE LIVING 
IN THE AREA OR TO THE USERS OF ADJOINING PROPERTY OR LAND; 
 
(C) PARKING AND SERVICING ARRANGEMENTS CAN BE PROVIDED IN 
ACCORDANCE WITH THE COUNCIL’S STANDARDS SET OUT AT 
APPENDIX (A) TO CHAPTER 3 OF THE PLAN; AND 
 
(D) IN THE CASE OF AN ACCEPTABLE PROPOSAL FOR A CHANGE OF 
USE OF PART OF A PROPERTY, THE PROPOSED               
DEVELOPMENT WOULD RESULT IN AN IMPROVEMENT TO THE      
REMAINDER OF THE HOTEL, GUEST HOUSE OR PROPERTY. 

 
5. Core Strategy:  
 
5.1 Policy CS10 The character of the borough is derived from the rich diversity of 

architectural styles and the landscape and settlement patterns that have developed 
over the centuries. In managing future growth and change, the Council will work with 
other agencies, such as the Broads Authority and Historic England, to promote the 
conservation, enhancement and enjoyment of this historic environment by:  

 
            a) Conserving and enhancing the significance of the borough's heritage assets and 

their settings, such as Conservation Areas, Listed Buildings, Scheduled Ancient 
Monuments, archaeological sites, historic landscapes including historic parks and 
gardens, and other assets of local historic value  

 
            b) Promoting heritage-led regeneration and seeking appropriate beneficial uses and 

enhancements to historic buildings, spaces and areas, especially heritage assets that 
are deemed at risk  

 
           c) Ensuring that access to historic assets is maintained and improved where possible  
 
           d) Regularly reviewing heritage designations and designating additional areas, 

buildings and spaces for protection where justified by evidence  
 
          e) Carrying out, reviewing and implementing Conservation Character 

appraisals and, if appropriate, management plans  
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           f) Designating new Conservation Areas and amending existing Conservation Area 

boundaries, as appropriate. 
 
6.  Assessment   
 
6.1  This proposal is for the conversion of a Grade 2 listed building to 5no. self-

contained flats. All flats as proposed will have access to the rear yard 
accessed off Melrose Terrace for bin storage. GYB Services have confirmed 
that there is adequate space for the requisite bins to be stored and the plans 
demonstrate space for 2no. bins per unit.   

 
6.2 The comments received from the Environmental Health Officer notes that the 

flats are undersized according the Environmental Health standards. Whilst 
there are no statutory size requirements within planning legislation nor 
adopted minimum size requirements as part of current local and national 
planning policy Environmental Health are consultees on applications of this 
type and therefore their comments are given appropriate weight. The 
applicant was contacted to discuss a rearrangement of the units and a 
reduction in order to seek to overcome the concerns of the Environmental 
Health Officer however no amendments were received and the plans remain 
as submitted.   

 
6.3 The reasoning for the layout and the inability to alter the internal configuration 

given by the agent is to preserve the fabric of the building as conversions are 
more difficult to undertake on listed buildings where original fabric is sought to 
be retained. In addition to the retention of the fabric of the building the access 
to the rear yard is an important consideration as this allows for all flats to 
access bins without the need to for any to be stored at the front of the building 
which would have a detrimental effect on the character of the area.  

  
6.4 Although the sizes of the flats are less than the guidance that is 

recommended to Environmental Health  there are, as previously noted, no 
size standards in place or a policy linking to national size standards and as 
such the application should be decided on balance against existing policies. 
The current layout works in relation to the existing building and given that the 
building is constrained by the listed status there are no planning policy 
objections to the size and layout of the units.  

 
6.5 The property is located within an area defined by the Borough Wide Local 

Plan as a secondary holiday area and as such it is required to assess the 
application against policy TR12.  

 
6.7 The site was subject to an enforcement notice in 2005 which was complied 

with in 2006. The site is subject to a further investigation which began in 2015 
into the unauthorised change of use to a house in multiple occupation and the 
breach of the enforcement notice which is still in force. The agent has stated 
that the site has been in use as a house in multiple occupation since 2006. 
The authorised use of the site is a guesthouse.    
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6.8 The use of the site as a house in multiple occupation has been assessed as 
part of a previous enforcement investigation and was found to be 
unacceptable in planning terms at the time that the notice was served. The 
applicants agent has stated in correspondence that the use as a HMO has 
continued for 12 years even though there was an enforcement notice in effect 
at the property and this was the use that te property was in when his client 
purchased it in 2015. Following an investigation the number of persons 
residing in the property has been reduced but the use as a guest house has 
not recommenced. The agent asserts that the use as a guest house has been 
abandoned; this has not been assessed as this is a point of law although it is 
noted as an assertion as it goes to the ongoing use of the land.  

 
6.9 The previously identified use as a house in multiple occupation is a more 

intense use with the potential to have a significantly adverse impact on the 
character and amenities of the area. The limitation of use of the building to 
5no. flats would prevent the multiple occupancy continuing in the future. The 
loss of a guest house needs to be noted although as the property has not 
been a guest house for a number of years the reduction in the offering of 
accommodation is unlikely to be notable.  

 
6.10  Saved Policy TR12 of the Borough Wide Local Plan allows for residential 

conversion of holiday units within secondary holiday areas provided that the 
there will not be a significant adverse effect on the character of the area. The 
amount of time that the site has been in use as residential accommodation 
would indicate that it would be difficult to state that the conversion into 
residential units would be significantly detrimental to the character of the area. 
The area is currently a mixed use between residential and holiday uses.  

 
6.11   Although there are no parking provisions identified there are no objections 

from the Highways Officer as the location is a sustainable one with good 
access to public transport.  

 
 
7. Recommendation   
 
7.1 On balance given the information provided and the length of time that the 

property has been in use as residential accommodation the change of use to 
flats will provide permanent residences within a sustainable location. The 
sizes of the properties are not such that a refusal can be recommended with 
further weight given to the listed status of the building and that further internal 
alterations could cause harm to a heritage asset.  

 
72.   APPROVE subject to conditions required to provide a satisfactory form of 

development. 

 
Application Reference: 06/16/0126/F               Committee Date: 16th November  2016 
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Schedule of Planning Applications Committee Date: 16th November  2016 

 

Reference: 06/16/0589/F 

                                           Parish: Great Yarmouth  

             Officer: Mr Jack Ibbotson 

                     Expiry Date: 16-11-16 

 

 

Applicant:  Mrs S Finn 

 

Proposal: Divide Current Three bedroom detached house into two, two bedroom 

  properties  

                      

Site:    2 Sidegate Cottages, Sidegate Road, Hopton, NR31 9AL 

 

 REPORT  

 

1  Background/History:- 

 

1.1  The host property is a relatively large residential property with a large 
associated curtilage and gardens located outside, but in close proximity to the 
settlement boundary and allocated residential development land South 
Gorleston Development Area (Fig 1). The existing dwelling is a two storey 
structure which has seen some modification and alteration. 

 

            
 

Page 167 of 195



 

 

Application Reference: 06/16/0589/F  Committee Date: 16th November 2016 

1.2 The property and land surrounding the site is not in a good state, with an 
appearance of being semi derelict. Access to the site is via Sidegate Road, a 
lane linking to the wider road network to the west of the site. There is no direct 
vehicular access to the A12 from the site, although Sidegate Road makes up 
part of the cycle network and there is also a pedestrian access from the 
properties to the footpath and cycle way on the A12.  

 
1.3 Planning permission is sought for the conversion of the property to two 

dwellings with no increase in the footprint or floor area of the dwelling. The 
division will be down the centre of the existing building with minor alterations 
to the external appearance of the building to allow for the separation of 
access. Access will be onto Sidegate Road with an area of parking provided 
for 6.no cars.   

 
2. Consultations :- 

 

2.1 Neighbours –  

 

 Following a consultation process in line with the General Development 

Procedure Order which included a site notice and press advert as the scheme 

is a departure from the local plan, no neighbouring residents submitted 

comments on this application. 

  

2.2 Norfolk County Council as Highway Authority –   

 

 NCC commented in support of the development subject to the addition of a 

standard condition which will ensure that the six cars can adequately park 

within the site specified for parking, and off of the public highway to ensure 

that the cycle route is not hindered.  

 

2.3 Highways England – No objections 

 

2.4 Building Control – No comments  

 

2.5      Strategic Planning – The site abuts the boundary of the Bradwell Growth 

Area identified by Core Strategy Policy CS18, where around a 1000 new 

dwellings are proposed. In this context I have no objection to the principle of 

the proposal.   

 

2.6 Hopton Parish Council – No Objection  

  

 The parish council does not object to the proposal although one commenter 

would prefer to see the existing dwelling demolished and redeveloped.  
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3         Interim Housing Land Supply Policy 

 This policy only applies when the Council’s Five Year Housing land Supply 

utilises sites identified in the Strategic Housing Land Availability Assessment. 

New housing development may be deemed acceptable outside, but adjacent 

to existing Urban Areas or Village Development Limits providing the following 

criteria, where relevant to the development, have been satisfactorily 

addressed:  

 

a) The scale of the development is appropriate to the size, character and role of 

the settlement as indicated in the settlement hierarchy and the level of 

housing proposed in any one settlement is generally in accordance with the 

level of housing proposed in emerging Policy CS2  

 

b) The proposed mix of housing sizes, types and tenures reflect local housing 

requirements in accordance with the latest Strategic Housing Market 

Assessment, this may include self build schemes and lower density housing 

 

c) At least 10% or 20% affordable housing depending on the affordable housing 

sub-market area is proposed unless exceptional circumstances can be 

demonstrated i.e. the proposal would result in the significant regeneration of a 

brownfield site  

 

d) The townscape and historic character of the area including designated 

heritage assets are conserved and enhanced. The final design should 

appropriately respond to and draw inspiration from distinctive local natural and 

built characteristics such as scale, form, massing and materials  

 

e)  The proposed density and layout is appropriate and reflects the character and 

appearance of the surrounding area. Where ‘higher’ densities are proposed 

these will only be permitted if potential impacts have been mitigated by a well 

thought-out design  

 

f)  A sequential approach has been taken to steer development to areas with the 

lowest probability of flooding, where this is not consistent with sustainability 

objectives (as set out in the Exception test) a Flood Risk Assessment should 

be provided incorporating appropriate mitigation measures, including 

emergency and evacuation plans  

 

g) Measures have been taken to avoid reductions in water quality and ensure 

that adequate foul water capacity is available to serve the development  

 

h)  Measures have been taken to avoid or reduce adverse impacts on existing 

biodiversity and geodiversity assets. Where adverse impacts are unavoidable, 

suitable measures will be required to mitigate any adverse impacts. Where 
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mitigation is not possible, the Council will require that full compensatory 

provision be made  

 

i)  The landscape character of the surrounding area is conserved and enhanced, 

especially where the proposed development is in close proximity to an 

important landscape area, such as the Broads or the Norfolk Coast Area of 

Outstanding Natural Beauty. It is advisable that schemes in close proximity to 

the Broads also seek pre-application design advice from the Broads Authority  

 

j)  The proposed development creates a safe and accessible environment that 

offers convenient access to key facilities and public transport  

 

k)  The strategic and local road network can accommodate the proposed 

development without obstructing existing pedestrian and vehicular movements 

or negatively impacting upon public safety  

 

l)  The development, having regard to other committed developments, would not 

be constrained by the need for significant off-site infrastructure which is not 

planned or funded  

 

m)  The proposed development fulfils the day-to-day needs of residents and 

visitors including the provision of suitable private and communal open space, 

provision of sufficient car parking, planning for cycle storage and ensuring 

appropriate waste and recycling facilities are provided  

 

n) The proposal is demonstrated to be deliverable and viable, having regard to 

necessary contributions towards infrastructure, service provision and 

affordable housing, and the intention to develop is demonstrated by the 

applicant. To maximise housing delivery the Council will seek to ensure that 

the development commences within 2 years of planning permission being 

granted 

 

4.1       Local Policy - Saved Great Yarmouth Borough-Wide Local Plan Policies     

(2001): 

 

4.2      Paragraph 215 of the 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 and assessed again in January 2016.  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. 
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 4.3      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. These policies hold the greatest weight in the 

determining of planning applications. 

 

4.4      POLICY HOU10 

 
 PERMISSION FOR NEW DWELLINGS IN THE COUNTRYSIDE WILL ONLY 

BE GIVEN IF REQUIRED IN CONNECTION WITH AGRICULTURE, 
FORESTRY, ORGANISED RECREATION, OR THE EXPANSION OF 
EXISTING INSTITUTIONS. 

 
 THE COUNCIL WILL NEED TO BE SATISFIED IN RELATION TO EACH OF 

THE FOLLOWING CRITERIA: 
 
(i)  THE DWELLING MUST BE REQUIRED FOR THE PURPOSE STATED 
 
(ii) IT WILL NEED TO BE DEMONSTRATED THAT IT IS ESSENTIAL IN THE 

INTERESTS OF GOOD AGRICULTURE OR MANAGEMENT THAT AN 
EMPLOYEE SHOULD LIVE ON THE HOLDING OR SITE RATHER THAN IN 
A TOWN OR VILLAGE NEARBY 

 
(iii) THERE IS NO APPROPRIATE ALTERNATIVE ACCOMMODATION 

EXISTING OR WITH PLANNING PERMISSION AVAILABLE EITHER ON 
THE HOLDING OR SITE OR IN THE NEAR VICINITY 

 
(iv) THE NEED FOR THE DWELLING HAS RECEIVED THE UNEQUIVOCAL 

SUPPORT OF A SUITABLY QUALIFIED INDEPENDENT APPRAISOR 
 
(v) THE HOLDING OR OPERATION IS REASONABLY LIKELY TO 

MATERIALISE AND IS CAPABLE OF BEING SUSTAINED FOR A 
REASONABLE PERIOD OF TIME.  (IN APPROPRIATE CASES EVIDENCE 
MAY BE REQUIRED THAT THE UNDERTAKING HAS A SOUND 
FINANCIAL BASIS) 

 
(vi) THE DWELLING SHOULD NORMALLY BE NO LARGER THAN 120 

SQUARE METRES IN SIZE AND SITED IN CLOSE PROXIMITY TO 
EXISTING GROUPS OF BUILDINGS ON THE HOLDING OR SITE 

 
(vii) A CONDITION WILL BE IMPOSED ON ALL DWELLINGS PERMITTED ON 

THE BASIS OF A JUSTIFIED NEED TO ENSURE THAT THE OCCUPATION 
OF THE DWELLINGS SHALL BE LIMITED TO PERSONS SOLELY OR 
MAINLY WORKING OR LAST EMPLOYED IN AGRICULTURE, FORESTRY, 
ORGANISED RECREATION OR AN EXISTING INSTITUTION IN THE 
LOCALITY INCLUDING ANY DEPENDANTS OF SUCH A PERSON 
RESIDING WITH THEM, OR A WIDOW OR WIDOWER OR SUCH A 
PERSON 
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(viii) WHERE THERE ARE EXISTING DWELLINGS ON THE HOLDING OR SITE 
THAT ARE NOT SUBJECT TO AN OCCUPANCY CONDITION AND THE 
INDEPENDENT APPRAISOR HAS INDICATED THAT A FURTHER 
DWELLING IS ESSENTIAL, AN OCCUPANCY CONDITION WILL BE 
IMPOSED ON THE EXISTING DWELLING ON THE HOLDING OR SITE 

 
(ix) APPLICANTS SEEKING THE REMOVAL OF ANY OCCUPANCY 

CONDITION WILL BE REQUIRED TO PROVIDE EVIDENCE THAT THE 
DWELLING HAS BEEN ACTIVELY AND WIDELY ADVERTISED FOR A 
PERIOD OF NOT LESS THAN TWELVE MONTHS AT A PRICE WHICH 
REFLECTS THE OCCUPANCY CONDITIONS* 

 
 IN ASSESSING THE MERITS OF AGRICULTURAL OR FORESTRY 

RELATED APPLICATIONS, THE FOLLOWING ADDITIONAL SAFEGUARD 
MAY BE APPLIED:- 

 
(x) WHERE THE NEED FOR A DWELLING RELATES TO A NEWLY 

ESTABLISHED OR PROPOSED AGRICULTURAL ENTERPRISE, 
PERMISSION IS LIKELY TO BE GRANTED INITIALLY ONLY FOR 
TEMPORARY ACCOMMODATION FOR TWO OR THREE YEARS IN 
ORDER TO ENABLE THE APPLICANT TO FULLY ESTABLISH THE 
SUSTAINABILITY OF AND HIS COMMITMENT TO THE AGRICULTURAL 
ENTERPRISE 

 
(xi) WHERE THE AGRICULTURAL NEED FOR A NEW DWELLING ARISES 

FROM AN INTENSIVE TYPE OF AGRICULTURE ON A SMALL ACREAGE 
OF LAND, OR WHERE FARM LAND AND A FARM DWELLING (WHICH 
FORMERLY SERVED THE LAND) HAVE RECENTLY BEEN SOLD OFF 
SEPARATELY FROM EACH OTHER, A SECTION 106 AGREEMENT WILL 
BE SOUGHT TO TIE THE NEW DWELLING AND THE LAND ON WHICH 
THE AGRICULTURAL NEED ARISES TO EACH OTHER. 

 
 NOTE: - THIS WOULD NORMALLY BE AT LEAST 30% BELOW THE OPEN 

MARKET VALUE OF THE PROPERTY. 
 
4.5       POLICY HOU17 - 
 
 IN ASSESSING PROPOSALS FOR DEVELOPMENT THE BOROUGH 

COUNCIL WILL HAVE REGARD TO THE DENSITY OF THE 
SURROUNDING AREA. SUB-DIVISION OF PLOTS WILL BE RESISTED 
WHERE IT WOULD BE LIKELY TO LEAD TO DEVELOPMENT OUT OF 
CHARACTER AND SCALE WITH THE SURROUNDINGS. 

 
 (Objective: To safeguard the character of existing settlements.) 
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5         Core strategy – Adopted 21st December 2015 

 

5.1     POLICY CS1 – FOCUSING ON A SUSTAINABLE FUTURE 

 
 For the Borough of Great Yarmouth to be truly sustainable it has to be 

environmentally friendly, socially inclusive and economically vibrant not just 
for those who currently live, work and visit the borough, but for future 
generations to come.  When considering development proposals, the Council 
will take a positive approach, working positively with applicants and other 
partners to jointly find solutions so that proposals that improve the economic, 
social and environmental conditions of the borough can be approved 
wherever possible. 

  
 To ensure the creation of sustainable communities, the Council will look 

favourably towards new development and investment that successfully 
contributes towards the delivery of: 

  
a)  Sustainable growth, ensuring that new development is of a scale and in a 

location that complements the character and supports the function of 
individual settlements  

 
b)  Mixed adaptable neighbourhoods, which provide choices and effectively meet 

the needs and aspirations of the local community  
 
c)  Environmentally friendly neighbourhoods that are located and designed to 

help address and where possible mitigate the effects of climate change and 
minimise the risk of flooding  

 
d)  A thriving local economy, flourishing local centres, sustainable tourism and an 

active port  
 
e)  Safe, accessible places that promote healthy lifestyles and provide easy 

access for everyone to jobs, shops and community facilities by walking, 
cycling and public transport  

 
f)  Distinctive places that embrace innovative, high quality urban design that 

reflects positive local characteristics and protects the borough’s biodiversity, 
unique landscapes, built character and historic environment  

 
 Planning applications that accord with this policy and other policies within the 

Local Plan (and with polices in adopted Neighbourhood Plans, where 
relevant) will be approved without delay, unless other material considerations 
indicate otherwise.  Where there are no policies relevant to the application or 
relevant policies are out of date at the time of making the decision then the 
Council will grant permission unless material considerations indicate 
otherwise, taking into account whether:  

 

 Any adverse impacts of granting permission would significantly and 
demonstrably outweigh the benefits, when assessed against the policies in 
the National Planning Policy Framework taken as a whole  
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 Specific policies in that Framework indicate that development should be 
restricted  

 

 
 
 
5.2 Policy CS18 – Extending the Beacon Park development at land south of 
 Bradwell 

 

 The existing Beacon Park development is a high quality, mixed-use area of 

both residential and commercial uses. It also benefits from Enterprise Zone 

Status. To ensure that the proposed sustainable urban extension to Beacon 

Park at land south of Bradwell is developed to the highest possible standard, 

proposals must:  

 a) Seek to create a series of locally distinctive, high quality, walkable 

neighbourhoods that are well connected to the existing urban areas of 

Bradwell and Gorleston and the wider rural countryside through enhanced bus 

connections, footpaths, bridleways and cycle ways  

 b) Provide for approximately 1,000 new homes, offering an appropriate mix of 

house types and sizes informed by the Council’s Strategic Housing Market 

Assessment, in accordance with Policy CS3  

 c) Seek to maximise the provision of on-site affordable housing by 

undertaking a site viability assessment for each phase  

 d) Develop a phasing strategy that facilitates the delivery of the total amount 

of proposed housing within the plan period  

 e) Provide for approximately 10-15 hectares of new employment land to the 

south of the new A12/A143 link road and west of the existing Beacon 

Business Park. This employment area should seek to provide a range of office 

accommodation and light industrial units in varying sizes (Use Classes B1 and 

B8), including small starter units or managed units if appropriate 

  f) Reduce the potential impact of the development on the existing wider 

transportation network, including the A12 trunk road, by making appropriate 

enhancements to the surrounding road network and creating a new 

developer-funded link road from the A12 through Beacon Park to the A143 

Beccles Road  

 g) Provide appropriate new community, retail and health facilities to meet the 

day-to-day needs of new and existing residents and improve, where possible, 

existing facilities in Bradwell and Gorleston in accordance with Policies CS14 

and CS15  
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 h) Ensure that appropriate educational facilities are provided, including the 

provision of a new on-site primary school with nursery and off-site 

contributions towards secondary school provision, in accordance with Policies 

CS14 and CS15  

 i) Seek to ensure that new homes and business premises can accommodate 

high quality telecommunication and high speed broadband facilities when 

these become available 

  j) Protect and enhance archaeology, biodiversity and geodiversity across the 

site and ensure that where appropriate, mitigation measures are undertaken, 

in accordance with Policy CS11 

 k) Incorporate a strategic landscaping and tree/hedge planting scheme to 

soften the impact of the development on nearby dwellings, the adjacent open 

countryside and the Broads. This may include making appropriate 

enhancements to the surrounding landscape  

 l) Provide a variety of multi-functional green infrastructure for activities such as 

public sport, general recreation, children’s play and food production 

throughout the site, interlinking with existing green infrastructure in the wider 

area where possible  

 m) Seek to minimise the risk of flooding by taking into account the findings of 

the Surface Water Management Plan and the use of Sustainable Drainage 

Systems (SuDS), in accordance with Policies CS12 and CS13.  

 Due to the strategic nature of this site, planning permission for parts of the site 

will not be granted unless it is accompanied by a masterplan for the whole 

area, supported by a comprehensive planning obligations regime. Pre-

application engagement with the Local Planning Authority and the local 

community should be sought in developing a masterplan. It is recommended 

that any proposed masterplan document be submitted to the SHAPE east 

design review panel for consideration before a formal application is submitted. 

6.        Assessment 

 

6.1 The application for the conversion dwelling in this location is a departure from 

local plan policy because the site is outside the settlement boundary for 

Hopton, and is not part of the allocated area for residential development to the 

north and east, although abuts this area on two sides.  

 

6.2 Great Yarmouth Borough Council has adopted an Interim Housing Land 

Supply Policy which sets out that new housing development may be deemed 

acceptable outside, but adjacent to existing Urban Areas or Village 

Development Limits providing certain criteria are met. The application site is 
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not adjacent to the settlement boundary of Hopton (See fig 1.), but is in close 

proximity, and is adjacent to an area earmarked for substantial residential 

development. The above interim policy bears some weight, whilst in this 

instance not specifically covering this type of development or location, the 

principle of allowing additional provision of dwellings within close proximity to 

existing settlement boundaries is relevant. It is useful therefore to measure the 

scheme against the policy criteria. On balance it is felt that the development is 

in accordance with the Interim Housing Land Supply Policy.  

                       

6.3 The scheme does not require additional extensions or an increase in floor 

area and would have minimal change in appearance therefore there would be 

minimal harm the character and appearance of the wider area. The only large 

change would be the provision of off street parking in accordance with the 

requirements of Norfolk County Council Highways. However this would ensure 

that the cycle route is not impeded, and the sites existing hedges, boundary 

fences and other structures would mean this parking area is not visible.  

 

6.4 Using the criteria of the Interim Housing Land Supply Policy to assess the 

scheme is useful to ensure that the development is appropriate, even though 

the policy is not completely relevant. The scale of the development is 

appropriate to the size, character and role of the settlement as indicated in the 

settlement hierarchy as a single additional residential dwelling would fit within 

the distribution of development in the South Gorleston Development Area.  

 

6.5 Criteria B, C, are not relevant in this instance due to the small scale nature of 

a single dwelling where affordable housing requirements cannot be required, 

and the house type would broadly fit within the requirements of the Strategic 

Housing Market Assessment. Criterion D relating to design and details is not 

particularly affected by this conversion, however the scale, height and layout 

of the plot would comply with this policy. The proposed layout of the 

subdivided plot would retain the character of the area with contained private 

gardens and domestic landscaping merging into the rural fringe and is 

considered to be appropriate and reflects the character and appearance of the 

surrounding area. 

 

6.6 The site is not within a flood risk area and therefore a sequential approach is 

not required in the assessment of this application. In terms of run off the size 

of the site, use of a soakaway and the conditioning of materials for the drive 

would ensure that drainage can be adequately dealt with at the property. Due 

to the minimal increase in scale the use of the existing foul water capacity to 

serve the development is acceptable.  

 

6.7 On balance the highways impact of this development is considered 

acceptable subject to the provision of adequate parking off the road with good 
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visibility splays would ensure the cycle route is not harmed. Norfolk County 

Council Highways have not objected to the scheme.  

 

6.8 The orientation of the development and the subdivision in an vertical fashion 

would be sited so as to ensure that the new dwellings would have acceptable 

levels of privacy, outlook and amenity space. The relative separation of the 

site means that there would be no detrimental impacts upon the amenity of 

neighbouring residents. The site is spacious and orientated in a way which 

would provide a good level of amenity, including private garden space for 

future occupiers.  

 

6.9 By virtue of the proposed site’s location outside of the settlement boundary 

the plot is within a more rural setting and would result in an increase in the 

developed nature of the site. However, the current character and appearance 

of the site to be developed is associated with its enclosed residential garden 

use including garden structures and paraphilia, this would in part be retained 

and the fact no extensions are proposed mean that the additional dwelling 

through conversion would not stand out in any way from the current 

appearance of the building. This is an important consideration due to the 

prominence of this plot from the busy A12 roundabout. Landscaping will be 

required through an addition of a condition, and should reflect the need to 

maintain a screen to the site including the new parking area. However on 

balance due to the relatively contained nature of this site, and retention of 

open land surrounding the enclosed garden development plot, this 

development would not erode the rural character of the area, which would 

retain its appearance from views entering the village on the main coastal road.  

 

6.10 The site is located within close proximity to existing and future residential 

areas, and would by virtue of the good access pedestrian and cycle routes 

have a good level of connection to these areas through sustainable means of 

transport. The current use of the property as a residential dwelling is 

compatible with the area, and as this development would not result in an 

increase of the built form in the countryside, the scheme on balance is 

considered acceptable.  

 

7 Recommendation  

 

7.1 Approve – the proposal is considered to accord to policy CS1 and CS18 of the 

Great Yarmouth Local Plan – Core Strategy and the Interim Housing Land 

Supply Policy. 

 

7.2 Approve subject to the addition of conditions to the approval to ensure off-site 

parking and the submission of landscaping details.   
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