
 

Development Control Committee 

 

Date: Wednesday, 12 September 2018 

Time: 18:30 

Venue: Council Chamber 

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

 
AGENDA 

 

 

CONTENTS OF THE COMMITTEE AGENDA 
PLANNING APPLICATIONS & CONDUCT OF THE MEETING 

 
 

Agenda Contents 
 
This agenda contains the Officers’ reports which are to be placed before the Committee.  
The reports contain copies of written representations received in connection with each 
application.  Correspondence and submissions received in time for the preparations of the 
agenda are included.  However, it should be noted that agendas are prepared at least 10 
Working Days before the meeting.  Representations received after this date will either:- 
 
(i) be copied and distributed prior to or at the meeting – if the representations raise new 

issues or matters of substance or, 
(ii) be reported orally and presented in summary form by the Principal Officer of the 

Committee – especially where representations are similar to, or repeat, previous 
submissions already contained in the agenda papers. 

 
There are occasions when the number of representations are similar in nature and repeat 
the objections of others.  In these cases it is not always possible for these to be included 
within the agenda papers.  These are either summarised in the report (in terms of numbers 
received) and the main points highlighted or reported orally at the meeting.  All documents 
are available as ‘background papers’ for public inspection. 
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Conduct 
 
Members of the Public should note that the conduct of the meeting and the procedures 
followed are controlled by the Chairman of the Committee or, if he/she so decides, the Vice 
Chairman.  Any representations concerning Committee procedure or its conduct should be 
made in writing to either – 
 
(i) The Planning Group Manager, Town Hall, Great Yarmouth.  NR30 2QF 
(ii) The Monitoring Officer, Town Hall, Great Yarmouth.  NR30 2QF 
 
 

DEVELOPMENT CONTROL COMMITTEE 
 

PUBLIC CONSULTATION PROCEDURE 
 

(a) Thirty minutes only will be set aside at the beginning of each meeting to deal with 
applications where due notice has been given that the applicant, agent, supporters, 
objectors, and any interested party, Parish Council and other bodies (where 
appropriate) wish to speak. 

 
(b) Due notice of a request to speak shall be submitted in writing to the Planning Group 

Manager two days prior to the day of the Development Control Committee meeting. 
 
(c) In consultation with the Planning Group Manager, the Chairman will decide on which 

applications public speaking will be allowed. 
 
(d) Three minutes only (or five minutes on major applications at the discretion of the 

Chairman) will be allowed to (i) objectors together, (ii) an agent or applicant and (iii) 
supporters together, (iv) to a representative from the Parish Council and (v) Ward 
Councillors. 

 
(e) The order of presentation at Committee will be:- 
 
(1) Planning Officer presentation with any technical questions from Members 
(2) Agents, applicant and supporters with any technical questions from Members 
(3) Objectors and interested parties with any technical questions from Members 
(4) Parish Council representatives, Ward Councillors and Others with any technical 

questions from Members 
(5) Committee debate and decision 
 
Protocol  
 
A councillor on a planning or licensing decision making body should not participate in the 
decision and / or vote if they have not been present for the whole item. 
 
This is an administrative law rule particularly applicable to planning and licensing - if you 
haven't heard all the evidence (for example because you have been out of the room for a 
short time) you shouldn't participate in the decision because your judgment of the merits is 
potentially skewed by not having heard all the evidence and representations. 
 
It is a real and critical rule as failure to observe this may result in legal challenge and the 
decision being overturned." 
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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.  
  
  
 

 

3 MINUTES  

  
To confirm the minutes of the meeting held on 8 August 2018. 
  
  
 

5 - 13 

4 MATTERS ARISING 

  
To consider any matters arising from the above minutes. 
  
 
 

 

5 PLANNING APPLICATIONS 

  
  
 

 

6 APPLICATION 06-18-0408-F LAND CORNER OF GREEN LANE & 

ORMESBY LANE FILBY 

  
Erection of 3 dwellings, garaging, access & associated works. 
  
  
 

14 - 22 

7 APPLICATION 06-18-0345-CU SOUTHERN HOTEL 46 QUEENS 

ROAD GREAT YARMOUTH 

23 - 49 
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Change of use from hotel to house in multiple occupation with 
managed accommodation. 
  
  
 

8 APPLICATION 06-18-0209-O, STONE COTTAGE, MAIN ROAD, 

ORMESBY ST MICHAEL 

  
Outline planning for a pair of semi-detached cottages & parking. 
  
  
 

50 - 71 

9 OMBUDSMEN AND APPEAL DECISIONS 

  
The Committee is asked to note the following appeal decision:- 
  
(i) Application number 06-17-0585-F - Demolition of existing 
residential dwelling and replacement with two new residential 
dwellings at 70 Marine Parade, Gorleston - Appeal allowed with 
conditions. 
  
Original application refused by the Development Control Committee. 
  
  
 

 

10 DELEGATED AND COMMITTEE DECISION LIST 1-31 AUGUST 

2018 

  
The Committee is asked to consider and note the delegated and 
Committee decision list for 1 - 31 August 2018. 
  
  
 

72 - 82 

11 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. 
  
  
 

 

12 EXCLUSION OF PUBLIC 

  
In the event of the Committee wishing to exclude the public from the 
meeting, the following resolution will be moved:- 
 
"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 
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12(A) of the said Act." 
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Development Control 
Committee 

 

Minutes 
 

Wednesday, 08 August 2018 at 18:30 
  
  

PRESENT: 

  

Councillor Hanton (in the Chair); Councillors Annison, Bird, Fairhead, Flaxman-

Taylor, Galer, A Grey, Wainwright, A Wright & B Wright. 

  

Councillor G Carpenter attended as a substitute for Councillor Drewitt. 

  

Councillor Plant attended as a substitute for Councillor Reynolds. 

  

Councillor B Walker attended as a substitute for Councillor Williamson. 

  

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

Ibbotson (Planning Officer), Ms C Whatling (Monitoring Officer), Miss J Smith 

(Technical Officer), Mr G Bolan (Technical Officer) & Mrs C Webb (Member Services 

Officer). 

  

Mr A Willard (NCC Highways). 
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1 APOLOGIES FOR ABSENCE 1  

  
Apologies for absence were received from Councillors Drewitt, Reynolds & 
Williamson. 
  
  
 

2 DECLARATIONS OF INTEREST 2  

  
Councillors A Grey, Fairhead & B Wright declared a personal interest in item 
number 5, Councillors Annison,G Carpenter, Hanton & Plant declared a 
personal interest in item number 7 and Councillors Annison & Flaxman-Taylor 
declared a personal interest in item number 8. However, in accordance with 
the Council's constitution they were allowed to both speak and vote on the 
matters. 
  
  
  
 

3 MINUTES  3  

  
The minutes of the meeting held on 19 July 2018 were confirmed. 
  
  
 

4 PLANNING APPLICATIONS 4  

  
  
 

5 APPLICATION NUMBER 06-17-0247-F ST MARY'S ROMAN CATHOLIC 
SCHOOL, LAND REAR OF, EAST ANGLIAN WAY, GORLESTON 5  

  
The Committee received and considered the report from the Planning 
Manager. 
  
The Senior Planning Officer reported that this application had been presented 
to Committee on two occasions, the 13th September 2017 and 8th February 
2018 and a site visit was undertaken on the 27th September 2017. During the 
site visit, the applicant requested that the decision on the application be 
deferred to enable other access options to be assessed and discussed with 
the Highway Authority. This request was confirmed in writing via e-mail. 
  
The Senior Planning Officer reported that the applicant had then submitted a 
revised application which increased the number of dwellings from 71 to 96, 
removed the car park and pick up/drop off point and car park which would 
have been gifted to the school and reconfigured the site to provide open 
space. A strip of land would be formed adjoining the existing recreation ground 
would act as a land swap to compensate for a revised access. The revised 
access sought to provide a permanent access from Church Lane. 
  
The Senior Planning Officer reported that the revised application was 
consulted on and a petition was received with 1592 signatures and an 
additional 133 objections compared to 27 objections received in response to 
the first two applications. Upon reversal of the application to the 71 dwellings 
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with a temporary access off of Church Lane, a further four objections from 
three people were received. The consultation letters which were sent out 
stated that previous consultation responses would be considered as part of the 
application. The 133 objections mainly centred on the loss of public open 
space which would be utilised for the roadway and highway safety concerns. 
  
The Senior Planning Officer reported that the application site had been 
surveyed for protected species including bats, reptiles, plants, barn owls and 
breeding birds and no protected species had been found. However, the 
provision of bat boxes and bird nesting boxes on site could be conditioned if 
the application was approved. 
  
The Senior Planning Officer reported that the mitigation payment was being 
discussed with the applicant and be addressed against the criteria set out 
within paragraph 56 of the revised NPPF (2018). As of April 1st 2017, the 
Council had a 4.13 year supply of housing land and this was a significant 
material consideration in the determination of this application. 
  
The Senior Planning Officer reported that Sport England had requested 
mitigation for the temporary loss of part of the recreation ground and a 
financial contribution to be secured from the applicant to bring back into use 
the artificial cricket wicket when the temporary access road was no longer 
required. Should permission be granted, it was requested that this was granted 
with the delegated authority to negotiate the payment requested by Sport 
England. 
  
The Senior Planning Officer reported that as the application site was bounded 
by Gorleston Recreation Ground which was maintained by the Council, a 
children's play area at East Anglian Way and open space at Meadow Park, it 
was not deemed necessary for there to be any open space provided on-site. 
The submitted plans show that open space was being offered by the applicant. 
However, private open space could be provided with payment in lieu of 
provision of £480 per dwelling paid. If the developer wished to provide public 
open space, the resolution should include that the Local Authority would take 
no ownership or liability for the open space and the s106 agreement would 
secure the provision of a management company to manage the open space in 
perpetuity. 
  
The Senior Planning Officer referred to the recent court case regarding 
European Protected Sites which was upheld and which could have some 
bearing on this application. Further advice was being sought from Natural 
England and legal advice from nplaw and it was requested that if the 
application was approved, that delegated authority be given to officers to 
secure the required Natura 2000 payment, or if this failed, the matter would be 
brought back to Committee. 
  
The Senior Planning officer reported that an objection had been received from 
a resident of no. 56 Spencer Avenue regarding overlooking. The applicant had 
agreed to amend Plot 50 to be a bungalow thus mitigating any overlooking 
concerns due to the significant differences in land levels across the site. 
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The Senior Planning Officer reported that the application was recommended 
for approval subject to conditions to ensure a satisfactory form of 
development. 
  
Mr Gilder, applicant's agent, reiterated the salient areas of the application and 
asked that the Committee determine the application after 13 months of 
deliberation. 
  
A Member asked Mr Gilder whether access from the application site onto 
Beccles Road had not been pursued due to cost implications. Mr Gilder 
reported that access onto Beccles Road had been declined by Norfolk County 
Highways. 
  
Members were greatly concerned regarding highway safety and access 
to/from the site which was still the main sticking area in determining the 
application. 
  
Mr Baker, objector, reported the objections from the local residents who were 
concerned regarding the proposed inadequate  access, highway/parking 
issues and access by the Emergency Services when required and asked that 
the Committee refuse the application as it was unsafe and not viable. 
  
Mr Willard, Norfolk County Highways, answered several questions regarding 
the highway access to the site and reported that the proposed access was 
considered adequate to serve the number of dwellings proposed. If the 
application was approved, Highways could consider the addition of yellow lines 
at the access to the school drop off/pick up point to discourage parking in this 
sensitive area. Enforcement would then be a matter for the Parking 
Enforcement Officers and not Highways. 
  
Members were concerned that Highways had undertaken a desk top exercise 
and not undertaken a full traffic assessment on site. Mr Willard reported that 
he had visited the site on numerous occasions. 
  
A Member reported that when the site had first been developed it was always 
envisaged that the access would be onto Beccles Road and asked what could 
the Council do to change Highways stance. Mr Willard reported that the 
Highways Development team had considered a priority junction or a signalled 
access from the proposed site onto Beccles Road in 2014 but these had not 
been viable. 
  
Ward Councillor Fairhead thanked Mr Gilder for all of his hard work to try and 
secure a safe access to the site but reported that she still held grave concerns 
re highways safety and could not support the application. 
  
Councillor Wainwright proposed that the application should be refused as the 
Committee still had serious concerns regarding the access. Councillor B 
Walker seconded the motion for refusal and following a vote, it was; 
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RESOLVED: 
  
That application number 06/17/0247/F be refused as the application was 
contrary to policy HOU7, 3.4 (C) Suitable access arrangements can be made. 
  
  
 

6 APPLICATION NUMBER 06-18-0173-F MITCHELL DRIVE AND JONES 
(GC) WAY (LAND OFF) PLOT 3 6  

  
The Committee received and considered the report from the Planning 
Manager. 
  
The Senior Planning Officer reported that the application was a full application 
for the erection of a single storey building for a mixed use A3 & A5 as a 
restaurant and hot food takeaway with drive thru and advertisements to be 
displayed on site. The site area comprised 0.29 hectares of undeveloped land 
which was currently vacant land. The site was located within Flood Zone 3a 
and in planning policy terms was an out of Town Centre location. The Senior 
Planning Officer reminded the Committee that nearby to the application site, 
permission had been granted for a 68 bed hotel with pub/restaurant and two 
"drive thru" restaurants.  
  
The Senior Planning Officer reported that representations opposing the 
application had been received from agents on behalf of two interested parties. 
Williams Gallagher on behalf of Market Gates Shopping Centre and Indigo on 
behalf of Pasteur Retail Park. One of the concerns highlighted was that new 
employment opportunities at the new development could be off-set by the 
closure of the KFC outlet in Regent Road, Great Yarmouth and/or the KFC 
Marine Parade outlet which could adversely impact upon the Town Centre as it 
was contrary to Local Plan policy and the potential closures should be a 
material consideration. 
  
The Senior Planning Officer reported that as part of the additional information 
submitted, the applicant applicant had stated that they were willing to enter 
into a legal agreement to keep open two of the existing KFC businesses, these 
being Regent Road, Great Yarmouth & High Street, Gorleston for a five year 
period. KFC would also need to be party to the agreement and had indicated 
their willingness to do so. By entering into a legal agreement to keep the two 
units open, it would help to mitigate any adverse impact on the town centres. 
  
The Senior Planning Officer reported that following the submission of the 
additional information and the removal of the objection by Strategic Planning, 
the policy reasons for refusal were sufficiently answered. When weighing the 
material considerations, the National Planning Policy Framework approach to 
make best use of land with specific reference to previously developed land and 
the compliance with the Core Strategy, the application, on its merits, was in 
accordance with the current and local planning policy, and was therefore 
recommended for approval subject to conditions as requested by consulted 
parties and the signing of a legal agreement. 
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A Member highlighted the clearance of dykes along William Adams Way and 
asked if the Internal Drainage Board had been consulted on the application. 
  
Mr Beamish, applicant's agent reiterated the salient areas of the planning 
application and urged the Committee to approve the application which would 
create 60 much needed jobs in the Borough. 
  
A Member reported that he welcomed this application in the Borough. Another 
Member raised concerns that the traffic queuing to use the "drive thru" could 
lead to traffic tailbacks onto the main road arterial network similar to what 
occurred at Pasteur Road due to the position of the "McDonalds drive thru". 
  
RESOLVED: 
  
That application number 06/18/0173/F be approved subject to conditions as 
requested by consulted parties and the signing of a legal agreement. The legal 
agreement shall, in accordance with the additional information submitted in 
support of the application on the 18th June 2018, be drafted to ensure that the 
KFC located at Gorleston High Street and the KFC located at Regent Road, 
Great Yarmouth, shall remain open for a period of five years with the time 
taken from the date that the new unit was opened. 
  
  
 

7 06-18-0046-F & 06-18-0047-LB 43 MARKET ROW GREAT YARMOUTH 7
  

  
The Committee received and considered the report from the Planning 
Manager. 
  
The Planning Officer reported that the application site was positioned within 
the town centre area of Great Yarmouth as designated by policy CS7 of the 
adopted Core Strategy and was located on the corner of Stonecutters Way to 
the south, Howard Street North to the west & Market Row to the north. The 
site was partially formed of two Listed Buildings and was located within a 
conservation area and the area was currently designated a secondary retail 
frontage under the Local Plan. 
  
The Planning Officer reported that the report referred to the full planning 
application and the associated listed building application. The proposal was to 
change the use of the ground floor from a retail use (Use Class A1) to a mixed 
use of retail and cafe (A1 and A3). The upper floors were proposed as 7 no. 
residential units with proposed external changes to facilitate the change of 
use. 
  
The Planning Officer reported that four objections, a petition with 52 signatures 
registering an objection against the cafe and a member of the public had 
raised concerns in relation to the application. The Rows Association had 
objected to the application for loss of retail and a proliferation of similar 
cafe/restaurants businesses in the area. The residential units had also been 
objected to due to littering and anti-social behaviour already experienced on 
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The Rows from other flats. 
  
The Planning Officer reported that in regard to a development which would 
affect a listed building or its setting, the local planning authority must have 
regard to Sections 16 and 66 of the planning (Listed Buildings & Conservation 
Areas) Act 1990 which required the Council to have special regard to the 
desirability of features of special architectural or historic interest, preserving 
listed buildings and their settings in the exercise of planning functions. Overall, 
the many alterations to the listed building had not eroded its importance and 
had added to the interest of the site. 
  
The Planning officer reported that Environmental Health had recommended a 
number of conditions including an operation and opening condition which was 
absent from the application. 
  
The Planning Officer reported that the proposal was considered to be 
acceptable and broadly complied with policy aims by providing a suitable use 
of a prominently located unit in the Town Centre area. Although a number of 
objections had been received, the proposal was considered to overcome those 
concerns and planning could not refuse an application on the grounds of 
competition. 
  
The Planning Manager reported that the proposed opening times of the 
cafe/restaurant were 9 am to 11 pm but if earlier opening times were required, 
for example 7:30 am, this would require additional sound insulation to be 
installed between the flats to negate any possible noise nuisance but this 
would be a matter for the Licensing Committee to resolve. 
  
A Member asked for confirmation that secure bin storage would be provided 
by the applicant to ensure the development and surrounding area was kept 
free of littering. Another Member reported that he would have preferred the 
whole of the ground floor to be retained as retail. 
  
RESOLVED: 
  
That application numbers 06/18/0046/F and 06/18/0047/LB be approved 
subject to all conditions ensuring a suitable development, including those 
recommended by the Highways Department and Environmental Health, a 
condition providing further and exact detail on the works being undertaken to 
the listed building and detail of shutters for the bin store. 
  
  
 

8 APPLICATION NUMBER 06-18-0341-F GORLESTON GOLF CLUB 
WARREN LANE GORLESTON 8  

  
The Committee received and considered the report from the Planning 
Manager. 
  
The Planning Officer reported that no.31 Warren Road, which was the main 
property affected by the car park extension. The car park as constructed and 
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approved by the retrospective planning application 06/16/0478/F, was 
approximately 2.8 m longer than the dimension shown in the application. This 
area was not demarcated for parking and a condition restricted this, however, 
the area had been used intermittently since the planning permission was 
granted by visitors and staff and this had resulted in complaints to the Planning 
Authority. The tarmacked area had planning permission, however, Condition 1 
of the permission limited part of its use and restricted parking on the area to 
the rear of no. 31 Warren Road. 
  
The Planning Officer reported that the breach of condition had been sporadic 
and site visits made over the past year by Planning Officers had found either 
no parking in the disputed area or that the area had been in use, for example, 
when a wake was being held at the club. 
  
The boundary treatment at no. 31 Warren Road was only 1.00 m which was 
nearly 1.00 m lower than could be erected under permitted development rights 
which would legitimately reduce outlook and block views of the car park from 
this neighbouring property's garden. There was a potential opportunity by a 
condition to screen the car parking site by a hedge along the southern 
boundary of the car park. once established, this would restrict parking on the 
grassed area to the south of the car park and would restrict views into the car 
park from the south from the adjacent properties on Warren Road. 
  
The Planning Officer reported that one letter of objection had been received 
from the neighbouring resident at no. 31 Warren Road. 
  
The Planning Officer reported that the application was recommended for 
approval of removal of Condition 1 of planning permission 06/17/0229/F. 
  
Mr Everard, a Committee member of Gorleston Golf Club, reported that the car 
park had been built to the dimensions advised by a Council Officer. The Golf 
Club were asking for the removal of Condition 1 to ensure that visitors had 
access to safe parking at busy times, when in the past, this would have 
resulted in visitors parking on grassed areas. 
  
A Member asked whether the height of the proposed screening could be 
conditioned so that the neighbouring resident was not faced with a massive 
hedge which would obscure the visual amenity which he currently enjoyed. Mr 
Everard reported that the Golf Club would adhere to any height restriction of 
the screening if the Committee approved the application. 
  
Ward Councillor Flaxman-Taylor reported that she was disappointed that the 
Golf Club had submitted this application as she felt they had not done enough 
to enforce the parking restrictions in this area of the car park area which had 
been designated as a turning area only. If the Committee was to lift this 
condition but, at the same time, impose another condition, this would be 
nonsensical and therefore she did not support the application. 
  
The Leader of the Council reported that the club were not protecting their 
neighbours visual aspect and enjoyment of his property and therefore, he did 
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not support the application. 
  
Councillor Wainwright proposed that the application be approved and this was 
seconded by Councillor A Wright. However, following a vote the motion was 
lost. 
  
Councillor Plant proposed that the application be refused on the grounds that it 
would result in the loss of visual aspect and enjoyment of the property of the 
neighbouring resident and this was seconded by Councillor Flaxman-Taylor. 
  
RESOLVED: 
  
That application number 06/17/0229/F be refused as the application would 
result in the loss of visual aspect and enjoyment of the property of the 
neighbouring resident. 
  
  
  
 

9 DELEGATED PLANNING DECISIONS MADE BY DEVELOPMENT 
CONTROL COMMITTEE AND OFFICERS JULY 2018. 9  

  
The Committee noted the planning decisions made by Officers & the 
Development Control Committee for the period 1 to 31 July 2018. 
  
  
 

10 OMBUDSMAN AND APPEAL DECISIONS 10  

  
The Planning Manager reported that there were no Ombudsman or Appeal 
decisions to report.  
  
  
 

11 ANY OTHER BUSINESS 11  

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

The meeting ended at:  21:35 

Page 14 of 83



 
Application Reference: 06/18/0408/F  Committee Date: 12 September 2018 

Schedule of Planning Applications  Committee Date: 12 September 2018 
 
Reference: 06/18/0408/F 

Parish: Filby  
Officer: Mr G Clarke 

Expiry Date: 10-09-2018 
Applicant: Mr A Green  
 
Proposal: Erection of three dwellings, garaging, access and associated works 
 
Site:  Land corner of Green Lane and Ormesby Lane 
  Filby 
 
REPORT 
 
1 Background / History :- 
 
1.1 The site involved in the application is an area of grassland, that is currently 

used as paddock, the land is to the north of a former paddock that is being 
developed with three dwellings that were originally approved in 2017 
(06/17/0152/O).  The main frontage of the site is to Ormesby Lane and is 
currently enclosed by a hedge and post and rail fence along the roadside 
boundary.  Earlier this year planning permission was granted for the erection of 
a pair of semi-detached houses on part of the garden of no. 1 Ormesby Lane 
which is to the north of the Green Lane junction (06/18/0069/F).  

 
1.2 The proposal is for the erection of three, two storey dwellings and garaging with 

vehicular access off Ormesby Lane. 
 
1.3 The site is outside the Village Development Limit as shown on the Local Plan 

Policies Map. 
 
2 Consultations :- 
 
2.1 Highways – No objections subject to conditions regarding access, visibility 

splays and provision of a footpath across the site frontage. 
 
2.2 Parish Council – To be reported. 
 
2.3 Strategic Planning - The proposal is for the erection of three dwellings with 

garaging, access and associated works.  The site is located outside the saved 
village development limits for Filby, which is classified as a secondary village in 
the core strategy.  However the site is well related to the services in Filby, only 
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Application Reference: 06/18/0408/F  Committee Date: 12 September 2018 

being around 200m at the site’s furthest extent away from the main road, 
A1064, in Filby.  The proposal would also make a small contribution to the 
Borough’s housing growth in secondary and tertiary villages, as well as the 
overall housing land supply.  In strategic planning terms, I have no objection to 
the principle of development in this location.  

 
2.4 Neighbours/site notice – no comments received. 
 
2.5 Local Planning Authority Requirements – In order to mitigate the impact of the 

development on internationally important sites, should the application be 
approved a contribution at £110 per dwelling is required in line with the Great 
Yarmouth adopted Natura 2000 Sites policy.  The money shall be allocated 
towards non-infrastructure monitoring and/or mitigation. 

 
3 Policy :- 
 
3.1 National Planning Policy Framework 
 

Paragraph 11: Plans and decisions should apply a presumption in favour of 
sustainable development.  
 
For decision-taking this means:  
 
c) approving development proposals that accord with an up-to-date 

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

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

 
i. the application of policies in this Framework that protect areas or assets 

of particular importance provides a clear reason for refusing the 
development proposed; or  

ii. any adverse impacts of doing so would significantly and demonstrably 
outweigh the benefits, when assessed against the policies in this 
Framework taken as a whole. 

 
3.2 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 
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Application Reference: 06/18/0408/F  Committee Date: 12 September 2018 

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 
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3.3 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 
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policies in this plan.  Any changes to the distribution will be clearly evidenced 
and monitored through the Annual Monitoring Report. 

  
3.4 POLICY CS3 – Addressing the Borough’s housing need 
 

To ensure that new residential development in the borough meets the housing 
needs of local people, the Council and its partners will seek to:  
 
a) Make provision for at least 7,140 new homes over the plan period. This will 

be achieved by:  
 

• Focusing new development in accessible areas and those with the 
most capacity to accommodate new homes, in accordance with 
Policy CS2  

• Allocating two strategic Key Sites; at the Great Yarmouth 
Waterfront Area (Policy CS17) for approximately 1,000 additional 
new homes (a minimum of 350 of which will be delivered within the 
plan period) and at the Beacon Park Extension, South Bradwell 
(Policy CS18) for approximately 1,000 additional new homes (all of 
which will be delivered within the plan period)  

• Allocating sufficient sites through the Development Policies and Site 
Allocations Local Plan Document and/or Neighbourhood 
Development Plans, where relevant  

• Ensuring the efficient use of land/sites including higher densities in 
appropriate locations  

• Using a ‘plan, monitor and manage’ approach, which uses a split 
housing target to ensure that the plan is deliverable over the plan 
period (as shown in the Housing Trajectory: Appendix 3), to ensure 
the continuous maintenance of a five-year rolling supply of 
deliverable housing sites  

 
b) Encourage the effective use of the existing housing stock in line with the 

Council’s Empty Homes Strategy  
 
c) Encourage the development of self-build housing schemes and support the 

reuse and conversion of redundant buildings into housing where appropriate 
and in accordance with other policies in the Local Plan  

 
d) Ensure that new housing addresses local housing need by incorporating a 

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

 
e) Support the provision of housing for vulnerable people and specialist housing 

provision, including nursing homes, residential and extra care facilities in 
appropriate locations and where there is an identified 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  

 
3.5 POLICY CS14 – Securing appropriate contributions from new 

developments 
 

New development can result in extra pressure being placed on existing 
infrastructure and local facilities. To ensure that the necessary infrastructure is 
delivered the Council will: 
  
a) Ensure that the Council’s Infrastructure Plan is appropriately updated as part 

of the plan making process  
 
b) Prepare a Supplementary Planning Document on Planning Obligations to set 

out the appropriate range and level of contributions, and matters for which 
they will be sought  

 
c) Assess all development proposals and encourage early engagement with 

service/utility providers to establish whether any infrastructure or 
infrastructure improvements are needed to mitigate the impacts of the 
proposed development  

 
d) Ensure that the relevant improvements to local infrastructure are made by 

the developer. Where this is not practical financial contributions will be 
sought  

 
e) Seek appropriate contributions towards Natura 2000 sites monitoring and 

mitigation measures  
 
f) Make certain that new developments for which a planning obligation is 

necessary does not take place until a planning obligation agreement has 
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been secured and approved. Payments should be made in a timely and fair 
manner to minimise the impact on existing services and infrastructure 

 
4 Assessment :- 
 
4.1 The application site is between 53 and 59 metres wide and 43 metres deep, the 

proposal is to divide the site into three plots with each plot having its own 
access from Ormesby Lane.  The dwellings will be similar in design to the 
recently approved development on the land to the south.  The layout drawing 
shows a new footpath across the site frontage which will join the new path that 
was required for the adjoining development; this will result in there being a 
complete footpath across the frontage of both sites. 

 
4.5 The land to the south is currently being developed and planning permission has 

been granted for a pair of semi-detached houses on land to the north of Green 
Lane so the proposal will not have any adverse effect on adjoining/nearby 
dwellings.  There is a line of semi-detached houses further to the north along 
Ormesby Lane, so the application site will be an infilling of the gap between the 
existing houses and the development site to the south.  Providing the site is 
suitably landscaped it is not considered that it would have a significant adverse 
effect on the character of the village. 

 
4.4 Filby is identified as a Secondary Village in Policy CS2 of the Core Strategy 

where approximately 5% of new development will take place, there have been 
several new developments within the village that have been constructed 
recently or are under the course of construction but this does not automatically 
preclude further development and each site has to be considered on its merits 
taking into account the location, possible adverse effects on neighbouring 
dwellings and the landscape. 

 
4.5 The site is outside the Village Development Limit but as of April 1st 2017 the 

Borough has a 4.13 year supply of housing land and this is a significant 
material consideration in the determination of this application.  If a local 
planning authority cannot show that they are meeting this requirement, their 
policies with regards to residential development will be considered to be out of 
date.  Therefore paragraph 11 of the NPPF is engaged which states that there 
is a presumption in favour of sustainable development unless 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. 

 
4.7 Taking the above into account it is considered that it would be difficult to justify 

refusal of the application and the recommendation is to approve.  
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5 RECOMMENDATION :-  
 
5.1 Approve – the proposal conforms with Paragraph 11 of the NPPF and the aims 

of Policies CS1, CS2 and CS3 of the Great Yarmouth Local Plan: Core 
Strategy. 

 
5.2 Approval should be subject to the conditions required by the highway authority 

regarding the provision of a footpath, visibility splay, vehicular access and 
parking. 

 
5.3 The planning permission should not be issued until the appropriate Natura 2000 

payment has been secured. 
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Schedule of Planning Applications   Committee Date: 12 September 2018 
 
Reference: 06/18/0345/CU 

Parish: Great Yarmouth 
Officer: Mr J Beck 
Expiry Date: 17-09-2018  

 
Applicant: Miss Hunt 
 
Proposal: Change of use from hotel to house in multiple occupation with 

managed accommodation 
 
Site:  Southern Hotel 
  46 Queens Road 
  Great Yarmouth   
 
 
REPORT 
 

1. Background / History :- 
 
1.1 The application site is situated on the eastern side of Queens Road, Great 
Yarmouth. It is largely situated amongst residential uses, but with a more mixed use 
on Nelson Road South further to the east. The converted Royal Navy Hospital is 
positioned to the south. The property itself was used as a Hotel until 2015, it has an 
attractive frontage and is part of a row of three storey buildings (with basements). 
The site is currently within an area the Local Plan designates as residential. The site 
is within a Conservation Area (number 1 Camperdown) and in flood zone 2.    
 
1.2 The application is to change the use of a hotel to a 12 bed House in Multiple 
Occupation (HMO) in use class Sui generis with managers accommodation. The 
application is retrospective and has been used a HMO since 2015. An HMO use has 
been refused twice previously at this address, please see the history below.   
 
1.3 The site is currently subject to an enforcement notice.   
 
1.4 Planning History: 
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06/15/0710/F - Retrospective application hotel to house in multiple occupation. 
Refused. 08-02-2015. Appeal Dismissed. 14-03-2017  
 
06/17/0412/CU – Change of use from hotel to house in multiple occupation with 
managed accommodation. Refused. 13-10-2017. Appeal Dismissed. 26-03-2018   
 

2. Consultations :- 
 
All Consultations are available to view on the website. 
 
2.1 Highways – No objection.  
 
2.2 Public Consultation – No public objections were received. 
 

3. Policy and Assessment:- 
 
3.1 Local  Policy :- Saved Great Yarmouth Borough-Wide Local Plan Policies     
(2001): 
 
3.2  Paragraph 213 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. 
 
3.3 Paragraph 11 states that where no relevant local policies exist or they are out of 
date then permission should be granted unless the adverse impacts demonstrably 
outweigh the benefits when assessed against the whole of the NPPF. 
 
3.4  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. 
 
3.5 POLICY HOU23 
 
The conversion or change of use of properties to bedsits and other types of multi-
occupied units of residential accommodation will be permitted where:  
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(a) The site is outside an area shown as ‘prime holiday accommodation’ on the 
proposals map;  
 
(b) The character and amenities of the locality would not be significantly adversely 
affected;  
 
(c) The site is not in an area predominantly comprising properties in single family 
occupancy;  
 
(d) Clustering of properties in multiple occupation would not occur; *  
 
(e) There is no property used as a single unit of family accommodation directly 
adjoining the proposed development;  
 
(f) The proposed development and associated facilities could be provided without 
significant detriment to the occupiers of adjoining or neighbouring buildings;  
 
(g) There is adequate on-street car parking and the onstreet car parking 
requirements of the proposal would not result in more than 70% of the available 
‘overnight’ on-street residential parking provision being exceeded unless adequate 
alternative provision is made; and,  
 
(h) The building is 3 or more storeys high or more than 95sq m floor area.  
 
(*note: clustering constitutes 3 properties in multiple occupation forming a continuous 
group, or 50% of the length of any continuous frontage or sharing common 
boundaries.)  
 
3.6 Adopted Core Strategy: 
 
3.7 CS1 - Focusing on a sustainable future 
 
A) Sustainable growth, ensuring that new development is of a scale and location that 
complements the character and supports the function of individual settlements  
 
B) Mixed adaptable neighbourhoods, that provide choices and effectively meet the 
needs and aspirations of the local community 
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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  
 
3.10 National Planning Policy Framework: 
 
Paragraph 127 - Planning policies and decisions should ensure that developments:  
 
a) Will function well and add to the overall quality of the area, not just for the short 
term but over the lifetime of the development;  
 
b) Are visually attractive as a result of good architecture, layout and appropriate and 
effective landscaping;  
 
c) Are sympathetic to local character and history, including the surrounding built 
environment and landscape setting, while not preventing or discouraging appropriate 
innovation or change (such as increased densities);  
 
d) Establish or maintain a strong sense of place, using the arrangement of streets, 
spaces, building types and materials to create attractive, welcoming and distinctive 
places to live, work and visit;  
 
e) Optimise the potential of the site to accommodate and sustain an appropriate 
amount and mix of development (including green and other public space) and 
support local facilities and transport networks; and  
 
f) Create places that are safe, inclusive and accessible and which promote health 
and well-being, with a high standard of amenity for existing and future users46; and 
where crime and disorder, and the fear of crime, do not undermine the quality of life 
or community cohesion and resilience.  
 
3.11 Strategic Planning Comments  
 
No comments on Local Policy, but noted that the previous planning inspectorate 
decision related to the layout only.  
 
3.12 Emerging Local Plan Part 2 
 
Paragraph 48 of the NPPF states: 
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Local planning authorities may give weight to relevant policies in emerging plans 
according to:  

a) The stage of preparation of the emerging plan (the more advanced its preparation, 
the greater the weight that may be given);  

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

c) The degree of consistency of the relevant policies in the emerging plan to this 
Framework (the closer the policies in the emerging plan to the policies in the 
Framework, the greater the weight that may be given) 
 
A draft Local Plan Part 2 is currently out at consultation so may be given some 
weight. 
 
Policy H7-dp relates to HMO’s. 
 
4. Appraisal: 
 
4.1 46 Queen Street is the former Southern Hotel. It is an attractive building that has 
been recently redecorated on the external façade. The signs relating to the Hotel are 
still present. The property is three storey with a basement, it has an attractive bay 
front and is part of a row of three similar properties. The area is predominantly 
residential in character with flats and single dwellings present and the former Royal 
Navy Hospital opposite. To the east on Nelson Road South is a more mixed area 
with tourism uses more prevalent.    
 
4.2 The application is for retrospective permission to change the use of the building 
to an HMO. The basement is shown as communal facilities and storage areas, the 
ground floor as a mix of manager’s accommodation and communal facilities whilst 
the first and second floor are predominantly HMO rooms but with some communal 
facilities. The top floor is designated as storage.  
 
5.0 Assessment  
 
5.1 An application to create an HMO in this location was refused in 2016 and again 
in 2017. Both were appealed by the applicant and both dismissed. The first 
application was refused for the following reasons; The impact on character and 
appearance of the area, effect on living conditions of the neighbours, inadequacy of 
the living accommodation for the occupiers and flood risk. The planning inspector did 
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not concur with the council that the flood risk, impact to character of the area and 
loss of visitor accommodation to an unacceptable degree, but agreed that the layout 
was poor in terms of communal facilities and small room sizes of two rooms. The 
appeal was subsequently dismissed. 
   
5.2 The second application removed the two smallest rooms and placed these into 
storage use. The application was refused due to insufficient communal facilities. 
Insufficient communal facilities create a poor environment for the occupants meaning 
the occupants spend more day-to-day activities within the confines of their room. The 
communal facilities provided were poorly located creating a significant distance of 
travel for those residing on the second floor thus discouraging use. In addition the 
communal facilities were positioned amongst the manager’s accommodation 
creating an awkward arrangement whereby the manager’s accommodation and 
communal facilities were indiscernible. The planning inspector again agreed with the 
council that the communal facilities were inadequate and the appeal was dismissed 
following an informal planning hearing. 
 
5.3 This application is the third application since the use started in 2015. The 
planning inspectorate’s decision for the previous application is an important 
consideration in the determination of this application whereby the principle of use of 
the building as an HMO was deemed acceptable but the inspector dismissed the 
appeal as the layout of communal facilities had not sufficiently improved upon the 
previous application. The inspectorate states in paragraph 13 of his decision that 
using the two rooms deemed too small for accommodation in the previous 
permission as communal facilities would negate the need to use the basement and 
reduce travel distances. The latest layout to address the previous concerns of the 
planning inspectorate.        
 
5.4 The submitted layout has created a small kitchen on each of the first and second 
floor and provided a sizeable communal room on the ground floor. The kitchen and 
communal facilities on the ground floor and basement have been retained from 
previous applications. The new layout creates clearly defined areas of communal 
use outside of the managers accommodation whilst the kitchens on the first and 
second floor reduces the distance of travel in carrying out day to day activities such 
as making meals and hot drinks. This encourages less cooking, storage and other 
unhealthy activities within the rooms. The layout should be conditioned against the 
submitted plans to ensure that the kitchen is installed within a suitable time scale and 
to ensure the communal facilities remain available for such use.  
 

Page 29 of 83



 
Application Reference: 06/18/0345/CU            Committee Date: 12th September 
2018 

5.5 Following the refusal of two planning permission it is felt that a position has now 
been reached where the concerns over living conditions have been suitably 
resolved.     
 
5.6 The principle of use is considered acceptable taking into account the inspectors 
decision and both planning appeals have stated that the proposal would not 
significantly and adversely affect the character of the area. The hotel is outside the 
primary and secondary holiday areas so would not significantly reduce the town’s 
tourism offer. A cluster of uses (defined under policy HOU23 as 3 properties in 
multiple occupancy in a continuous group) of flats and the proposed HMO contrary to 
criterion D of planning policy HOU23 has been created. However the inspector has 
argued that the need for HMO accommodation outweighs this issue. Accordingly 
whilst the proposal is still contrary to criterion D the proposal is not deemed to be 
significantly detrimental to overrule the benefits.    
 
5.7 The site is within a flood zone on the environment agency flood map and a Flood 
Risk Assessment has been provided. The first planning appeal stated that the 
ground floor was sufficiently raised and no sleeping accommodation was put in the 
basement thus the HMO would not create an unacceptable flood risk. This has 
remained the same and accordingly the Flood Risk is deemed acceptable although a 
Flood Response Plan should be submitted to provide guidance to the occupants in 
case of a flood.   
 
5.8 In considering whether to grant planning permission for development which 
affects a Conservation Area, the local planning authority must have regard to Section 
72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 which 
requires the Council to have special regard to the desirability of preserving or 
enhancing the character or appearance of that area. In this instance with no external 
alterations it is not considered to significantly and adversely affect the character of 
the area.       
 
5.9 No neighbour objections have been received. However a Noise Risk Assessment 
detailing mitigation measures could be considered as a condition. This was noted by 
the planning inspectorate under paragraph 22 of the second appeal decision. Both 
would need to be subject to a suitable time scale as the application is already 
retrospective.   
 
6. RECOMMENDATION :- Recommended for approval, subject to all conditions 
ensuring a suitable development. Subject to Conditions ensuring creation and 
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retention of communal facilities, the provision of a flood response plan and noise 
assessment. 
 
The permission should be in accordance with the layout shown on the submitted 
plans ensuring that the number of accommodation rooms is not increased, that the 
management accommodation is retained and that the communal facilities are 
retained.   
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Reference: 06/18/0209/O 

Parish: Ormesby St Michael 
Officer: Mr J Beck 
Expiry Date: 20-07-2018  

 
Applicant: Mr Coulclough 
 
Proposal: Outline planning for a pair of semi-detached cottages and parking 
 
Site:  Stone Cottage 
  Main Road 
  Ormesby St Michael   
 
 
REPORT 
 

1. Background / History :- 
 
1.1 The application site is positioned on Main Road, Ormesby St Michael within the 
curtilage of Stone Cottage. The site is positioned between Main Road to the north 
and to the south within an ‘island’. To north is the church and a listed building with 
significant grounds with residential properties to the west, south and east. To the 
west is the main body of the village of Ormesby St Michael whilst to the east is the 
village of Ormesby St Margaret. The existing property is an attractive stone built 
semi-detached cottage with a large curtilage to its side (eastwards). The site 
contains several established and protected trees along the east boundary and a 
large boarded garage.      
 
1.2 The application is for outline permission for a pair of semi-detached properties. 
The application includes the access, layout, appearance and scale meaning only the 
landscaping is a reserved matter to be determined at a detailed stage.    
 
1.3 The site is outside the village development limit for Ormesby St Michael. The 
Adopted Core Strategy states Ormesby St Michael is a Secondary Village.     
 
1.4 Planning History: 
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06/10/0098/F - Ground and first floor extensions and detached garage. Approved 
with conditions. 16-04-2010  
 
06/16/0333/O – Pair of semi-detached cottages and parking. Refused. 13-09-2016  
 
06/16/0799/O – Pair of semi-detached cottages and parking. Withdrawn. 20-03-2017  
 

2. Consultations :- 
 
All Consultations are available to view on the website. 
 
2.1 Parish Council – No comment.  
 
2.2 Tree and Landscape Officer – The trees have permission to be removed due to 
their structural condition. The works have not been carried out yet.   
 
2.3 Highways – No objection subject to conditions. A large part of the site requires a 
stopping up order. Whilst the site does not belong to Highways there are Highway 
rights that exist over the property. An application to the Department of Transport to 
stop up the highway has been made and is progressing. Highways noted that the 
parking areas are not detailed, but is content for this to be a condition.  
 
2.4 Building Control – No objection 
 
2.5 Conservation – Recommended two options for changes.  
 
2.6 Public Consultation – No public objections were received. 
 

3. Policy and Assessment:- 
 
3.1 Local  Policy :- Saved Great Yarmouth Borough-Wide Local Plan Policies     
(2001): 
 
3.2  Paragraph 213 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. 
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3.3 Paragraph 11 states that where no relevant local policies exist or they are out of 
date then permission should be granted unless the adverse impacts demonstrably 
outweigh the benefits when assessed against the whole of the NPPF. 
 
3.4  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. 
 
3.5 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, 
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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. 
 
3.6 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.  
 
3.6 Adopted Core Strategy: 
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3.7 CS1 - Focusing on a sustainable future 
 
A) Sustainable growth, ensuring that new development is of a scale and location that 
complements the character and supports the function of individual settlements  
 
B) Mixed adaptable neighbourhoods, that provide choices and effectively meet the 
needs and aspirations of the local community 
 
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 where it 
responds to positive local characteristics and protects the borough’s biodiversity, 
unique landscapes, built character and historic environment 
 
3.8 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:  
 
Approximately 5% of new development will take place in the Secondary and Tertiary 
Villages named in the settlement hierarchy  
 
3.9 CS9 – Encouraging well designed distinctive places 
 
A) Respond to and draw inspiration from the surrounding areas distinctive natural 
and built 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 
 
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  
 
G) Conserve and enhance biodiversity, landscape features and townscape quality  
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3.10 National Planning Policy Framework: 
 
Paragraph 78 - To promote sustainable development in rural areas, housing should 
be located where it will enhance or maintain the vitality of rural communities. 
Planning policies should identify opportunities for villages to grow and thrive, 
especially where this will support local services. Where there are groups of smaller 
settlements, development in one village may support services in a village nearby.  
 
3.11 Strategic Planning Comments  
 
Consider the proposal broadly policy compliant and support the application.  
 
4. Appraisal: 
 
4.1 The application site is situated on Main Road, Ormesby St Michael. The site is 
positioned between the Main Road and an attached service road running to the 
south. The area is residential in character and within a clear cluster of residential 
properties that exist within the service road and in a linear pattern along the Main 
Road. To the north is the village church as well as a large listed property with large 
grounds. The site is within the curtilage of Stone Cottage.    
 
4.2 The application is for outline permission for a pair of detached dwellings with all 
matters except the landscaping to be agreed as part of this application.  
 
4.3 Ormesby St Michael is a Secondary Village and policy CS2 states that 5% of 
expected housing for the Borough of Great Yarmouth should be located in secondary 
and tertiary villages.  
 
5.0 Assessment  
 
5.1 The location of the development is considered acceptable in principal and 
contributes to the supply of housing as set out in policy CS2 of the adopted Core 
Strategy. It is recognised that policy HOU10 which governs new dwellings in the 
countryside is restrictive about the type of housing allowed usually limiting new 
housing to agricultural or business needs meaning the proposal is a departure. 
However the site is not deemed to be isolated within the countryside and relates well 
to a clear and existing cluster of residential properties.  
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5.2 In addition policy CS2 of the adopted Core Strategy recommends that 5% of the 
overall housing numbers required for the Borough is located in Secondary and 
Tertiary Villages. This dwelling will go towards meeting this target. A bus stop is in 
close proximity near the church providing sustainable transport.  
 
5.3 An application for new dwellings at this site was refused in 2016. The reasons for 
refusal were it was contrary to policy HOU10 and not adjacent to the village 
development limit so the Interim Housing Land Supply Policy contained limited 
weight. Strategic Planning raised concerns regarding the 2016 application. However 
they have supported the current application recognising that policy has evolved. 
Whilst the proposal is still contrary to policy HOU10 and the Interim Housing Land 
Supply policy still contains limited weight there is a greater emphasis on the 
dwellings surroundings and ensuring that a new dwelling is within an existing 
settlement cluster. In addition greater weight has been placed upon policy CS2 
which seeks housing in secondary villages. Accordingly, whilst recognising that the 
proposal does not meet all of the current local policies, the principle has been 
considered acceptable and there is a titled balance in favour of development in non-
isolated locations.   
 
5.3 As of April 1st 2017 the Borough has a 4.13 year supply of housing land and as 
such is a significant material consideration in the determination of this application. If 
a local planning authority cannot show that they are meeting this requirement, their 
policies with regards to residential development will be considered to be "out of 
date". As an authority we would then be significantly less able to resist all but the 
most inappropriate housing development in the area without the risk that the decision 
would be overturned at appeal under the presumption in favour of sustainable 
development.    
 
5.4 Norfolk County Council Highway Department have been consulted and they have 
not objected to the proposal subject to conditions. The site contains a large area with 
highway rights existing over it. The Highway Department state that the ownership 
dispute has been resolved in the applicants favour, but the highway rights require 
formal removal through a stopping up order. This process is currently underway with 
the Department of Transport. They note that the parking area has not been clearly 
marked, but has stated a condition showing the parking areas should be included. 
Sufficient space has been provided for parking provision.    
 
5.5 The Conservation Officer provided comments regarding the design of the 
property to ensure it was sympathetic to the character of the wider area. The 
conservation officer put forward two potential options. The first was to detach the 
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properties which the Conservation Officer stated was a preferable option whilst the 
second option was to lower the roof height. The applicant went with the second 
option. With the amendment it is considered that the proposal will be sympathetic to 
the character of the area.  
 
5.6 The site contains a row of large Sycamores along the eastern boundary which 
were formerly protected. However the Protection was removed due to the structural 
issues within the trees. The Sycamores are still present, but are no longer protected. 
The applicant is proposing the removal of 5 trees whist retaining 1 of the Sycamores. 
As a replacement they are proposing the planting of 1 Oak and 1 Beech. The 
landscaping is a reserved matter so would be agreed at a later stage, however the 
Landscaping Officer has not objected to the existing trees removal.       
 
5.7 No neighbour objections have been received. As the proposed properties are 
positioned to the side of the existing dwelling and the position of the road separates 
the dwellings from the neighbours it is not considered to significantly and adversely 
affect the neighbouring properties. The proposed property is sufficiently distanced 
from Stone Cottage and with no side facing windows it is not considered to 
significantly and adversely impact this neighbour.  
 
6. RECOMMENDATION :- Recommended for approval, subject to all conditions 
ensuring a suitable development including all the reserved matters. Subject to 
Highway conditions, details of boundary treatments and materials. Restriction  on 
construction times and full landscaping conditions.  
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1:500
Stone Cottage

Town Hall, Hall Plain, Great Yarmouth, NR30 2QF
Great Yarmouth Borough Council

© Crown copyright and database rights 2016 
Ordnance Survey 100018547 ®
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