
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.  
 

 
Application Reference: 06/16/0295/F             Committee Date: 16th November 2016 



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  
 

 
Application Reference: 06/16/0295/F             Committee Date: 16th November 2016 



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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