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Schedule of Planning Applications  Committee Date: 15th October 2013 
 
Reference: 06/13/0274/F 

                                                                                 Parish: Martham 
Officer: Mrs M Pieterman 
Expiry Date: 04-07-2013 

Applicant: Billockby Farms Limited  
 
Proposal: Re-submission: change of use from employment land to residential and 

the development of 3 No. 4 bedroom ‘barn style’ dwellings 
 
Site:  Back Lane/ Hemsby Road, Martham 
 
REPORT 

 
1. Background / History :- 

 
1.1 The land subject to this application is located towards the eastern end of the 

village with the main access being off Hemsby Road, although there is some 
limited access off Back Lane. The area is mixed in nature with residential 
barns, some small industrial units and a larger industrial unit to the north east, 
and a medical centre.  

 
1.2 The land subject to this application is currently vacant following the demolition 

of the building that originally stood on the site and it is fenced off from the 
main industrial sites although there is no definition or division between the site 
and the existing barns to the west. 

 
1.3 The land is not within defined village development limits and is designated as 

being suitable for employment/commercial within the current local plan and 
this designation for employment/commercial use is proposed to move 
forwards into the emerging core strategy. 

 
1.4 The submitted application seeks a departure from this designation to allow the 

construction of 3 No. 4 bedroom ‘barn style’ dwellings with associated parking 
and amenity space. The site has a long history of applications for similar 
development and these previous applications are outlined below: 

 
06/06/0253/F: Erection of five residential dwellings and demolition of existing 
buildings – withdrawn 

 
06/06/0927/F: Erection of five residential dwellings and demolition of existing 
buildings – refused  
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06/10/0029/F: Change of use from employment land to residential and the 
development on 3 no. 4 bedroom ‘barn style’ dwellings – withdrawn 

 
06/10/0415/F: Change of use from employment land to residential and the 
development on 3 no. 4 bedroom ‘barn style’ dwellings – refused 

 
06/12/0753/F: Change of use from employment land to residential and the 
development on 3 no. 4 bedroom ‘barn style’ dwellings - refuse 

 
2. Consultations :- 

 
2.1 Article 8 Notice/Neighbours: 1 letter received concerning shared access (full 

copy of comments attached) 
 
2.2 Norfolk County Highways: re-submission has addressed previous concerns of 

the Highway Authority, no objection to amended plans subject to the 
imposition of conditions (full copy of comments attached) 

 
2.3 Parish Council: object (full copy of comments attached) 
 
2.4 Building Control: No apparent implications under Building Regulations with 

regard to planning 
 
2.5 Environmental Health: No response received 
 
2.6 Conservation Officer: scheme can be supported 
 
2.7 Norfolk Historic Environment Service: Conditions to be attached 
 
2.8 GYBServices: No objection 
 
2.9 Environment Agency: No objection subject to conditions concerning 

contaminated land and remediation strategy 
 
2.10 Norfolk Fire Service: No objection 
 
2.11 Natural England: No objection 
 
2.12 Strategic Planning: Object to the proposal – contrary to current and emerging 

local plan policy. 
 
3. Policy :- 

 
3.1      POLICY NNV5     
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           IN THE AREAS AROUND SETTLEMENTS SHOWN ON THE  

PROPOSALS MAP AS ‘LANDSCAPE IMPORTANT TO THE SETTING OF 
SETTLEMENTS’ THE COUNCIL WILL PERMIT DEVELOPMENT PROVIDED 
A DEVELOPER CAN DEMONSTRATE ESSENTIAL NEED OR THAT THE 
DEVELOPMENT WOULD NOT IMPINGE ON THE PHYSICAL SEPARATION 
BETWEEN SETTLEMENTS PARTICULARLY BETWEEN GREAT 
YARMOUTH AND CAISTER AND GORLESTON AND HOPTON WHICH 
ARE MAJOR GATEWAYS TO THE TOWN, OR GIVE RISE TO ANY OTHER 
SIGNIFICANT ADVERSE IMPACT. 

 
(Objectives:  To protect the setting of settlements and prevent urban sprawl.) 

 
 
3.2 POLICY HOU10 
 

PERMISSION FOR NEW DWELLINGS IN THE COUNTRYSIDE WILL ONLY 
BE GIVEN IF REQUIRED IN CONNECTION WITH AGRICULTURE, 
FORESTRY, ORGANISED RECREATION, O R 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 
ONTHE HOLDING OR SITE 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) 
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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 OF 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 ADVERTSIEDFOR A 
PERIOD OF NOT LESS THAN TWELVE MONTHS AT A PRICE WHICH 
REFLECTS THE OCCUPANCY CONDITIONS 

 
IN ASSESSINGTHE MERITS OF AGRICULTURAL OR FORESTRY RELATED 
APPLICATIONS, THE FOLLOWING ADDITIONAL SAFEGUARD MAY BE 
APPLIED; 
 
X. WHERE THE NEED FOR A DWELLING RELATES TO A N 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. 
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3.3      POLICY HOU15 
 

ALL HOUSING DEVELOPMENT PROPOSALS INCLUDING REPLACEMENT 
DWELLINGS AND CHANGES OF USE WILL BE ASSESSED ACCORDING 
TO THEIR EFFECT ON RESIDENTIAL AMENITY, THE CHARACTER OF 
THE ENVIRONMENT, TRAFFIC GENERATION AND SERVICES. THEY 
WILL ALSO BE ASSESSED ACCORDING TO THE QUALITY OF THE 
ENVIRONMENT TO BE CREATED, INCLUDING APPROPRIATE CAR 
PARKING AND SERVICING PROVISION. 

 
(Objective: To provide for a higher quality housing environment.) 

 
3.4 Emerging Core Strategy Policy CS6 (b) 
 
 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 we need to continue to strengthen the 
local economy and make it less seasonally dependant. This will be achieved 
by: 

 
B) Safeguarding existing local employment areas identified in Table 9 for 
employment use (in this instance the land is identified as EL7 Hemsby Road, 
Martham). Alternative uses will only be allowed where it can be demonstrated 
that: 

 
 There is a sufficient range of suitable and available employment sites 

in the local area 
 There is a satisfactory relationship between the proposed use and the 

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 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. 

 
3.5 National Planning Policy Framework 
 

The NPPF states that planning policies should support economic growth in 
rural areas in order to create jobs and prosperity by taking a positive approach 
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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 area, both through conversion of existing 
buildings and well designed buildings. 
 

However, the NPPF also states that planning policies should avoid the long-
term protection of sites allocated for employment use where there is no 
reasonable prospect of a site being used for that purpose. Land allocations 
should be regularly reviewed. Where there is no reasonable prospect of a site 
being used for the allocated employment use, applications for alternative uses 
of land or buildings should be treated on their merits having regard to market 
signals and the relative need for different land uses to support sustainable 
local communities. 

 
4. Assessment :- 

 
4.1 As stated in paragraph 1.3 above, the land subject to this application is 

located within an area designated as being suitable for local employment. It is 
also outside any village development limits for residential developments as 
defined in the Great Yarmouth Borough Wide Local Plan. The site used to 
contain some old sheds/workshops/former agricultural buildings however 
these have since been cleared and the site is covered in scrub grass. A 2m 
high close board fence has been erected along the eastern boundary thereby 
dividing the application site from the nearby industrial building and associated 
parking. The scrub land to the rear of the site has been submitted for 
consideration under SHLAA although there is not decision on its suitability yet. 

 
4.2 The application seeks approval for the erection of 3 barn style single storey 

dwellings which have been designed to reflect the adjacent Manor Farm 
Barns residential development, which directly adjoins the application site to 
the west. However it should be noted that these were conversions and not 
new build properties and as such, are subject to different policies. 

 
4.3 Whilst there are no issues with the overall design of the scheme, which is 

well-designed and appropriate to the immediate residential dwellings it 
remains that the land in question is designated for employment use within the 
local plan and, more importantly, it remains so within the emerging Core 
Strategy, which is to replace the local plan within the next 2 years or so. 

 
4.4 Consultations were carried out concerning housing and employment land and 

this site was earmarked to remain in employment use and no objections were 
received to the contrary or arguing why it should be removed from the local 
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plan and therefore the designation has been carried forwards. As such this 
development is considered to be a departure from policy. 

 
4.5 Following the latest refusal of the scheme (Ref: 06/12/0753/F: Change of use 

from employment land to residential and the development on 3 no. 4 bedroom 
‘barn style’ dwellings) there were discussions between your officers 
(Development Control and Strategic Planning) and the agents to ascertain if 
there was a way forwards with this scheme. It was stated by your officers that 
for any scheme to be taken seriously then a robust and thorough economic 
viability study and proof of significant attempts at marketing should be 
submitted with any future application. Although some evidence was submitted 
it is somewhat scant, some of it is outdated as it was carried out 10 years ago 
and there were some discrepancies and therefore it is your officer’s opinion 
that this is insufficient to warrant overriding the clear policy objection that this 
scheme has elicited.  

 
4.6 Whilst it is undeniable that the scheme would sit well with the immediate 

residential barn development in terms of scale and design and would not have 
a significant or adverse impact on the visual amenities of the area or the 
adjacent residents it remains that the scheme is considered contrary to both 
current and emerging local plan policy. 

 
5. RECOMMENDATION :-  

 
5.1 Refuse: as stated above it is considered that insufficient evidence has been 

produced to warrant a departure from policies HOU10, HOU15 & NNV5 of the 
adopted Great Yarmouth Borough Wide Local Plan and policy CS6(b) of the 
emerging Core Strategy and is contrary to the provisions of the National 
Planning Policy Framework. 
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