
 

Development Control Committee 

 

Date: Wednesday, 06 February 2019 

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 the 9 January 2019. 
  
  
 

7 - 10 

4 PLANNING APPLICATIONS 

  
  
  
 

 

5 APPLICATION 06-18-0582-F, NORTHGATE HOSPITAL (SITE 

ADJACENT) 

  
Erection of 76 no. residential units with associated parking, site 
works and drainage. 
  
  
 

11 - 40 

6 APPLICATION 06-18-0247-F, CHERRY TREE HOLIDAY PARK, 

MILL ROAD, BURGH CASTLE 

  
Change of use of arable land for expansion to existing holiday ark, 

41 - 60 
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107 caravan bases. 
  
  
 

7 APPLICATION 06-18-0683-F GREAT YARMOUTH CHARTER 

ACADEMY  

  
A new two storey science block building, resurfacing and extension 
of tennis courts to be used as a car parking area, formation of a hard 
standing area, creation of MUGAs and removal of a temporary 
classroom. External alterations to provide for a new window, a new 
door and a new staircase. 
  
  
 

61 - 102 

8 APPLICATION 06-18-0327-F, 21 CRAB LANE, BRADWELL 

  
Two detached houses and two detached bungalows. 
  
  
 

103 - 
130 

9 APPLICATION 06-18-0648-F, 24 ROWAN ROAD, MARTHAM 

  
Two storey rear extension. 
  
  
 

131 - 
136 

10 PLANNING APPLICATIONS CLEARED BETWEEN 01 JANUARY 

2019 AND 30 JANUARY 2019 

  
Report attached. 
  
  
 

137 - 
144 

11 OMBUDSMAN & APPEAL DECISIONS 

 

 

  
The Planning Manager will give a verbal update at the meeting. 
  
  
 

 

12 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. 
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13 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 
12(A) of the said Act." 
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Development Control 

Committee 
 

Minutes 
Wednesday, 09 January 2019 at 18:30 

 
 
 

PRESENT: 
 
 

Councillor Hanton (in the Chair); Councillors Drewitt, Fairhead, Galer, Hammond, 

Wainwright, Williamson, A Wright & B Wright. 

 
 

Councillor Hacon attended as a substitute for Councillor Annison. 
 
 

Mr A Nicholls ( Head of Planning & Growth), Mr D Minns (Planning Manager), Mrs G 

Manthorpe (Senior Planning Officer), Ms C Whatling (Monitoring Officer), Mr J 

Clements (Principal Strategic Planner),Miss J Smith (Technical Officer),Ms H Ayers 

(Planning Technician) & Mrs C Webb (Senior Member Services Officer). 

 
 
 
 
 
 

 
1 APOLOGIES FOR ABSENCE 

 
Apologies for absence were received from Councillors Annison, Bird, G 
Carpenter & Flaxman-Taylor. 

 

 
2 DECLARATIONS OF INTEREST 

 

Councillor Drewitt declared a personal interest in item number 4, as he had 

Page 7 of 144



received a letter concerning the application, but in accordance with the 
Council's Constitution, was both allowed to speak and vote on the matter. 

 
 

 
3 MINUTES 

 
The minutes of the meeting held on 14 November 2018 were confirmed. 

 

 
4 06-18-0340-F 4 BARN CLOSE HOPTON ON SEA GREAT YARMOUTH 

 
 

The Committee received and considered the report from the Planning 
Manager. 

 
The Senior Planning Officer reported that the application, as originally 
submitted, was for a chalet bungalow which measured 6.9 m in height and was 
deemed to be out of character with the surrounding area and would have a 
significant adverse impact on the character. Following discussions, the 
application was revised to provide a single storey dwelling at a height of 4.2 m 
which was more in keeping with the character of the area and sat more 
appropriately on the site. 

 
The Senior Planning Officer reported that the Parish Council had objected on 
a number of grounds. However, Highways had not objected o the access to 
the site and therefore there were no grounds for refusal on highway grounds. 
The Parish Council had noted that there was no mention of a visibility splay or 
maintenance of the adjoining hedge. However, Highways had recommended 
that a condition of a visibility splay be provided prior to occupation and 
thereafter maintained free of obstruction over 0.6 m. 

 
The Senior Planning Officer reported that the Parish Council were concerned 
regarding the access crossing the public footpath and land which was in 
unknown ownership and were objecting on these grounds. The access over 
unknown land was noted, however, the grant of planning permission did not 
extinguish private rights. The Parish Council were also objecting on the issue 
of flooding, however, the application site was within Flood Zone 1 and as such 
no flood risk assessment was required nor should the application be refused of 
flooding grounds. 

 
The Senior Planning Officer reported that further conditions requested by 
Highways had been inadvertently  omitted from the agenda report; any public 
apparatus/utilities in the application site area would have to be moved at the 
expense of the applicant and the access and visibility splay to be provided 
prior to occupation of the dwelling. 

 
The Senior Planning Officer reported that the site was within the built-up area 
of Hopton but soakaways were shown on the application as a means of 
sustainable drainage. There were concerns that if planning permission was 
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granted that a precedent would be set for accesses off of Warren Road, 
however, this could have no bearing on this application. 

 
The Senior Planning Officer reported that Strategic Planning had noted that 
the site was not considered as having the potential for having an impact on a 
Natura 2000 site, and as such, there was no need to progress to the 
appropriate assessment stage. This also means that the applicant was not 
required to pay the Natura 2000 contribution for the proposed development. 

 
The Senior Planning Officer reported that the application site was in a 
sustainable location within Hopton. The sub-division of the garden provided 
adequate amenity space for the proposed dwelling and the donor dwelling. 
There were no impacts by virtue of the proposed development that significantly 
nor demonstrably outweighed the presumption in favour of sustainable 
development and the application was recommended for approval subject to 
conditions requested by Highways, to be no more than a single storey 
development and any other conditions to ensure a satisfactory form of 
development. 

 
Mr Thomas, Hopton Parish Council, reported the salient points of the Parish 
Council's objections to the Committee and requested that the Committee 
refuse the application. 

 
Councillor Wainwright reported that he appreciated that Warren Road was 
busy during the holiday season but this was true across a number of locations 
in the Borough and did not constitute a reason for refusal so he proposed that 
the application be approved. 

 
Councillor Hammond asked for clarification regarding the hedge to the side of 
the proposed visibility splay. Mr Penfold, the applicant, who was present at the 
meeting but had elected not to speak informed the Committee that the hedge 
was in his ownership and would be removed as part of the development. 
Councillor Hammond duly seconded the application for approval. 

Following a vote, it was RESOLVED: 

That application number 06/18/0340/F be approved, subject to conditions as 
requested by Highways, to be no more than a single storey development and 
any other conditions to ensure a satisfactory from of development. 

 
 

 
5 PLANNING UPDATE 

 
The Head of Planning & Growth and the Principal Strategic Planner gave a 
presentation to the meeting on the following topics:- 
(i) ) Local Plan update 
(ii) Habitat Regulations Assessment 
(iii) Recent/Current National Planning Policy Framework changes 
(iv) Current/Recent consultations on High Street charges & extension to 
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permitted development rights, developer contribution charges, biodiversity 
gain, street trees & woods and changes to National Parks, Areas of 
Outstanding Natural Beauty & The Broads. 

 
The Chairman thanked the officers for their informative presentation. 

 

 
6 PLANNING APPLICATION CLEARED BETWEEN 1NOVEMBER  - 31 

DECEMBER 2018 
 

The Committee received and noted the planning applications made by 
Development Control Committee and by delegated officer decision for the 
period 1 November to 31 December 2018. 

 

 
7 OMBUDSMAN AND APPEALS DECISIONS 

 
The Committee received and noted the two appeal decisions. 

 

 
8 ANY OTHER BUSINESS 

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

 

 
9 EXCLUSION OF PUBLIC 

 

 
The meeting ended at:  19:45 
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Application Reference: 06/18/0582F                                   Committee Date: 06/02/19 

Schedule of Planning Applications              Committee Date: 6th February 2019 

 

 

Reference: 06/18/0582/F 

    Ward: Great Yarmouth 

    Officer: Mrs G Manthorpe 

                                                                                   Expiry Date: 07/01/19 

 

Applicant:   G & C Homes Ltd, Mr M Coe   

 

Proposal:    Erection of 76 no. residential units with associated parking, site works 

and drainage.  

 

Site:  Northgate Hospital (Site adjacent)   

 

 

REPORT 

 

 
1.      Background / History :- 

 
 

1.1      The site comprises 1.6 hectares of cleared site which was previously part of 

the Northgate Hospital complex. The land has been cleared and enclosed and is 

classed as brownfield land which is land that has previously been developed. The 

application site has a boundary at Northgate Street, Beaconsfield Road car park 

and Churchill Road with the remaining hospital complex to the south.   

 

1.2      The application is a full application with the description stating 76 dwellings to 

be erected. Following comments from the Environment Agency the plans have 

been amended to remove the ground floor flats reducing the number of dwellings 

by 7 to give 69 dwellings comprising 14 no. two bedroom flats and 55 houses. 

The plans also show a further terrace of 8 houses which are indicative only, 

shown predominately outside of the red line and do not form part of this 

application.  

 

1.3      The application has also been amended to revise the access to the site. 

Originally the application proposed to have the vehicular access to the site 

through the car park access off Beaconsfield Road and create a small 

roundabout at Beaconsfield Road to manage the traffic. There was an objection 

from Great Yarmouth Borough Council Property Services department to this 

access as it crossed Great Yarmouth Borough Council land. There were 

numerous objections from members of the public to this access and the 

increased traffic at Beaconsfield Road.  
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Application Reference: 06/18/0582F                                   Committee Date: 06/02/19 

 

1.4       Following the objections from local residents and Property Services the 

applicant amended the plans to the current layout with an access off Churchill 

Road. Following the receipt of the amended plans a full re-consultation was 

carried out. Off-site highway improvements are required by highways at the 

junction to Estcourt Road to utilise this access are shown on the submitted 

details.  

 

1.5      The application history for the site comprises the following relevant 

applications: 

 

06/02/0358/F - Dem part Block 18, erect 2- storey link bet Blocks 16 and 18, 

erect single storey tug store bdg & minor alterations* - Approved 10-06-02. 

 

06/12/0423/M - Demolition of Victoria Block Day Centre, Compass House, 

Works Store, Boiler House, Breydon Centre, The Matthews Project, Mortuary, 

Coastlands, ambulance station, GAC Home Start & NHMC Family Unit – Details 

not required 24-09-12.  

 

06/13/0472/O - Demolition of two existing buildings (Cranbrook Centre and Tug 

Store) and residential development of up to 79 units, including conversion of the 

Silverwood Centre, associated highway works – Recommended for approval and 

resolution to approve 23-12-13 - Decision not issued. 

 

   2       Consultations :- All consultation responses received are available online or 

at the Town Hall during opening hours.  

 

   2.1   Neighbours – There were 11 objections to the application, 10 objections were 

received to the original plans and 1 received following the consultation on the 

revised plans. There was also 1 neighbour response requesting conditions are 

placed upon the development. A petition was submitted to the original plans 

opposing the development on the following grounds: 

 

 Entrance for construction in the wrong place.  

 Parking for residents will be reduced.  

 The proposed mini roundabout will compromise safety. 

 The entrance to Beaconsfield Road will be dangerous by increasing traffic.  

 The three storey flats and houses will cause overlooking.  

 The schools are full and the doctors surgery is full, the area is already too 

populated.  

 Why are there different contamination reports? 
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Application Reference: 06/18/0582F                                   Committee Date: 06/02/19 

              A summary of the objections are below, these are separated to show those 

received before and after the revised plans have been submitted: 

 

 Summary of resident objections to the application as originally submitted: 

 

 Overlooking  

 The access will reduce parking.  

 There is insufficient capacity at the local schools.  

 There is insufficient capacity at the local doctors.  

 A better entrance would be off Churchill Road.  

 Trees should be retained.  

 Only two storey houses should face Beaconsfield Road.  

 Will this cause more parking on Northgate Street? 

 

      Summary of objection received following amended plans: 

 

 Overlooking by three storey houses to Northgate street property.  

 Devaluing of property owing to overlooking.  

        

 2.2  Strategic Planning HRA consultation - The site is in close proximity to North Denes 

SPA (0.7km). The submitted assessment seems comprehensive – has identified 

LSE, undertaken Appropriate Assessment, and in assessing nearby alternative 

available open spaces recommends that a contribution for in-combination effects 

will provide sufficient mitigation. – The case is put forward well and seems 

appropriate and proportionate to the development. 

 

2.3   Natural England – No objection subject to appropriate mitigate being secured. Full 

comments attached to this report.  

  

2.4   Highways – No objection subject to conditions: 

 

SHC 00 No dwelling shall be occupied until details of the proposed arrangements 

for future management and maintenance of the proposed streets within the 

development have been submitted to and approved in writing by the Local Planning 

Authority. The streets shall thereafter be maintained in accordance with the 

approved management and maintenance details until such time as an agreement 

has been entered into under Section 38 of the Highways Act (1980) or a Private 

Management and Maintenance Company has been established. 

 

SHC 01 No works shall commence on the site until such time as detailed plans of 

the roads, footways, foul and surface water drainage have been submitted to and 

approved in writing by the Local Planning Authority. All construction works shall be 

carried out in accordance with the approved plans. 
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Application Reference: 06/18/0582F                                   Committee Date: 06/02/19 

 

SHC 03A Before any dwelling is first occupied the road(s) and footway(s) shall be 

constructed to binder course surfacing level from the dwelling to the adjoining 

County road in accordance with the details to be approved in writing by the Local 

Planning Authority. 

 

SHC 12 Means of access to and egress from the development hereby permitted 

shall be derived from and to Churchill Road only. There shall be no direct vehicular 

from or onto Beaconsfield Road. 

 

SHC 16 Prior to the first occupation of the development hereby permitted visibility 

splays measuring 2.4 metres x 33 metres (with Churchill Road) and 2.4 metres x 43 

metres (with Estcourt Road) shall be provided to each side of the access where it 

meets the highway. The splay(s) shall thereafter be maintained at all times free 

from any obstruction exceeding 0.225 metres above the level of the adjacent 

highway carriageway. 

 

SHC 20 Prior to the first occupation of the flats (plots 59 – 76) hereby permitted the 

proposed on-site car and cycle parking shall be laid out, demarcated, levelled, 

surfaced and drained in accordance with the approved plan and retained thereafter 

available for that specific use. 

 

SHC 22 Development shall not commence until a scheme detailing provision for 

on-site parking for construction workers for the duration of the construction period 

has been submitted to and approved in writing by the Local Planning Authority. The 

scheme shall be implemented throughout the construction period. 

 

SHC 32A Notwithstanding the details indicated on the submitted drawings no works 

above slab level shall commence on site unless otherwise agreed in writing until 

detailed drawings for the off-site highway improvement works as indicated on 

Drawing GC/300/09 has been submitted to and approved in writing by the Local 

Planning Authority. 

 

 SHC 32B Prior to the first occupation of the development hereby permitted the off-

site highway improvement works referred to in Part A of this condition shall be 

completed to the written satisfaction of the Local Planning Authority. 

 

    2.5   NHS – No objection.  

 

2.6    Building Control – No objection, notes the need for sprinklers in the flats. The issue                               

of fire safety shall be dealt with under building regulations.  
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Application Reference: 06/18/0582F                                   Committee Date: 06/02/19 

  2.7    Environmental Health – No objection to the application, conditions requested and 

the following received through re-consultation after submission of additional 

information: 

 

           Further to my memo dated 17 December 2018. I have now considered the 

information contained in the additional document submitted – Site Investigation 

including Quantitative Risk Assessment (GCHL0001) December 2018 prepared by 

Norfolk Partnership Laboratory. I have also discussed the investigation findings and 

recommendations made with Ian Brown of Norfolk Partnership Laboratory. 

 

           If the processes and approach detailed in section 11 of the document is followed 

with some amendment then it covers the principle concern made in my previous 

response. The amendment is (as discussed with NPL) to remove the top 0.5 metre 

of soil around WS10 and WS1, and suitably dispose of it, before backfilling with 

Type 1 material and artificial grass.  That should ensure the site is effectively 

cleared of known asbestos and lead contamination rather than just sealing it in.  

 

            The conditions related to Hours of work; Local Air Quality and Contaminated land 

found during construction are still applicable.   

 

  2.8  Strategic Planning –   The proposal is to erect 76 no residential dwellings with 

associated parking and necessary site works, drainage etc.  

 

            The site is within the settlement of Great Yarmouth, outside of the ‘saved’ 2001 

Borough-Wide Development Limits, but within the emerging Development Limits 

identified in the Draft Local Plan Part 2.  

 

            The site contained a number of buildings which formed part of the Northgate 

Hospital, having since been cleared leaving a major vacant brownfield site available 

in the urban area. As such the site has the potential to significantly  contribute to 

housing provision with a Main Town (compliant with Core Strategy Policy CS2a, 

CS2e), boosting housing supply in the short term.  

  

            The site provides 20% affordable housing provision and is compliant with Core 

Strategy Policy CS4. 

 

            In strategic planning terms, the site is sustainably located with good proximity to 

services on foot and via public transport, helps to boost housing supply in the short 

term and makes efficient use of brownfield land through a scheme that is broadly 

consistent with the neighbouring settlement pattern. The proposal is therefore 

supported in principle at this location.  

 

            No doubt you may well have other site specific matters to weigh in reaching a 

decision. Should you have any queries, please do not hesitate to contact me. 
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Application Reference: 06/18/0582F                                   Committee Date: 06/02/19 

 

2.9     Lead Local Flood Authority – Following the submission of additional information 

            there is no objection to the application subject to a pre commencement condition 

being placed upon any grant of planning permission. 

 

2.9     Environment Agency – Objection received – no comments received on the current 

revision removing the flats at ground floor level. If further comments are received 

prior to Development Control Committee these shall be verbally reported.  

 

2.11   Police and Architectural Liaison Officer -  No objection to the application.  

 

2.12   Norfolk Fire service - Norfolk Fire Services have no objections subject to the 

compliance with building regulations.  

 

           With reference to the proposed development, taking into account the location and 

infrastructure already in place, our minimum requirement based on 76 no. 

dwellings would be 2 fire hydrants on no less than a 90mm main at a cost of 

£577.23 per hydrant.  

  

 Please note that the onus will be on the developer to install the hydrants during 

construction to the satisfaction of Norfolk Fire Service and at no cost. Given that 

the works involved will be on-site, it is felt that the hydrants could be delivered 

through a planning condition. 

 

2.13   Library Contribution - A development of 76 dwellings would place increased 

pressure on the existing library service particularly in relation to library stock, 

such as books and information technology. This stock is required to increase the 

capacity of Great Yarmouth library. It has been calculated that a development of 

this scale would require a total contribution of £5,700 (i.e. £75 per dwelling). This 

contribution will be spent on IT infrastructure and equipment. 

 

2.14    Norfolk County Council Education Contributions: 

 

The County Council expects the following number of children to arise from any 

single new dwelling: 

• Early Education Age (2-4) – 0.096 children; 

• Primary School Age (4-11) – 0.261 children; 

• High School Age (11 – 16) – 0.173 children; and 

• Sixth Form School Age (16-18) – 0.017 children. 

 

            These figures are used as demographic multipliers to calculate the education 

contribution arising from a development. 
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Application Reference: 06/18/0582F                                   Committee Date: 06/02/19 

           The County Council does not seek education contributions on 1-bed units and 

only seeks 50% contributions in relation to multiple bedroom flats. Therefore, two 

multi-bed flats would attract the same contributions as one family house 

equivalent.      
 

School Capacity Numbers on Roll 
(May 2018) Spare Capacity 

Early Education 
(2-4) 

417 402 +15 

Northgate Primary 
School (4-11) 

420 356 +64 

Great Yarmouth 
Charter Academy 
(11-16) 

971          672 +299 

 

 

Claim: 

 

There is spare capacity at early education, primary and high school levels and 

Norfolk County Council will therefore not seek Education contributions for this 

proposed development on this occasion on the 16th November 2018. 

 

2.15   Historic Environment Service – The pre-determination Heritage Statement and 

archaeological desk-based assessment has highlighted a high potential for post-

medieval and modern archaeological remain on the proposed development site 

consisting of the remains of former workhouse buildings and other material 

culture connecting with the workhouse and its inmates, and for World War Two 

period features, such as trench networks. Consequently there is potential that 

heritage assets with archaeological interest (buried archaeological remains) may 

be present at the site and that their significance will be affected by the proposed 

development.  

 

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

programme of archaeological mitigatory work in accordance with National 

Planning Policy Framework paragraphs 188 and 199. We suggest that the 

following conditions are imposed:- 

 

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

investigation has been submitted to and approved by the local planning authority 

in writing. The scheme shall include an assessment of significance and research 

questions; and 1) The programme and methodology of site investigation and 
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Application Reference: 06/18/0582F                                   Committee Date: 06/02/19 

recording, 2) The programme for post investigation assessment, 3) Provision to 

be made for analysis of the site investigation and recording, 4) Provision to be 

made for publication and dissemination of the analysis and records of the site 

investigation, 5) Provision to be made for archive deposition of the analysis and 

records of the site investigation and 6) Nomination of a competent person or 

persons/organization to undertake the works set out within the written scheme of 

investigation. 

 

and, 

 

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

scheme of investigation approved under condition (A). 

 

and, 

 

C) The development shall not be occupied until the site investigation and post 

investigation assessment has been completed in accordance with the 

programme set out in the archaeological written scheme of investigation 

approved under condition (A) and the provision to be made for analysis, 

publication and dissemination of results and archive deposition has been 

secured. 

 

In this instance the programme of archaeological mitigatory work will comprise 

the monitoring of groundworks for the development under archaeological 

supervision and control. 

 

In addition we would like to point out that the workhouse perimeter wall survives 

in places along the boundary of the development area. If this has not been 

earmarked for preservation yet, we would like to suggest it is. 

        

2.16    Anglian Water –  No objection and no conditions requested.  

 

2.17     Local Planning Authority – Local Authority 106 requirements – In order to be 

policy compliant, 40 square metres of usable pubic open space is to be provided 

per dwelling or, at the discretion of the Local Planning Authority payment in lieu 

can be accepted. The application states that no public open space is to be 

provided on site and this is deemed acceptable given the availability of space 

and walking routes, as set out on the shadow habitat assessment. Natural 

England have commented on the accessibility of the site to walking routes and 

note that these included protected areas. Given the proximity to protected areas 

they have requested additional mitigation measures which can be conditioned in 

addition  
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              Payment in lieu of public open space to be calculated at £12 per square metre 

shortfall (equates to £480 per dwelling where none provided). There are areas of 

green space identified on the submitted plans however these do not comply with 

the Core Strategy for useable open space and while they are required to make 

am appropriate living environment they cannot offset the open space 

requirement.  

 

             Payment in lieu of children’s recreation equipment is £920 per dwelling for the 

provision, maintenance and improvement of children’s play or recreation off site.    

 

              The Local Planning Authority will not accept liability for open space, recreation 

equipment (children or otherwise), drainage, roads (this does not preclude 

highway adoption by agreement) or private drives and as such should the 

resolution be made to approve this development the requirement will be on the 

developer to secure future maintenance by management agreement and agreed 

nominated body. This shall be included within the s106 agreement. 

 

              The application site is located within affordable housing sub market area three 

and the applicant has begun discussions with the Enabling and Empty Homes 

Officer for Great Yarmouth Borough Council for the type and tenure of affordable 

housing to be secured as part of the s106 to comply with Local and National 

Planning Policy (paragraph 64 of the National Planning Policy Framework). 

 

              In order to comply with policy CS14, the draft Natura 2000 Monitoring and 

Mitigation Strategy, the comments from Natural England and the findings of the 

HRA submitted in support of the application £110 per dwelling is sought to go 

towards the monitoring or implementation of mitigation measure for designated 

sites and information leaflets provided for future occupants. The design and 

wording of the leaflets is to be agreed and secured by condition.  

 

2.18     GY and Dis. Archaeological Society – No comments received.  

 

2.19     GY Services – No comments received.  

 

3         Local  Policy :-  

 
3.1     Local Policy - Saved Great Yarmouth Borough-Wide Local Plan Policies     (2001): 
 
3.2      Paragraph 213 of the National Planning Policy Framework (NPPF) states that due 

weight should be given to relevant policies in existing plans according to their 
degree of consistency with the NPPF. The closer the Local Plan is to the policies 
in the NPPF the greater the weight that is given to the Local Plan policy.  The 
Great Yarmouth Borough Wide Local Plan was adopted in 2001 and the most 
relevant policies were ‘saved’ in 2007. An assessment of policies was made 
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during the adoption of the Core Strategy December 2015 and these policies 
remain saved following the assessment and adoption. 

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

with the NPPF, and add further information to the policies in the NPPF, while not 
contradicting it. These policies hold the greatest weight in the determining of 
planning applications. 

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

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

 
3.6        HOU9 A developer contribution will be sought as a planning obligation under the 

Town and Country Planning Act 1990 to finance the early provision of facilities 
required as a direct consequence of new development. 

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

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

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

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

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

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

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

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

 
4.3      Policy CS4: Delivering affordable housing. This policy sets out the thresholds for 

the provision of affordable housing. The application site is located within 
Affordable Housing Sub Market 3. 
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4.4     Policy CS9: Encouraging well designed and distinctive places. This policy applies 
to all new development. 

 
4.5     Policy CS11: The Council will work with other partner authorities and agencies to 

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

 
4.6   Policy CS14: New development can result in extra pressure being placed on 

existing infrastructure and local facilities. To ensure that the necessary 
infrastructure is delivered the Council will: (a to f) 

 
            e) Seek appropriate contributions towards Natura 2000 sites monitoring and 

mitigation measures. 
 

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

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

determined in accordance with the development plan, unless material 

considerations indicate otherwise. The National Planning Policy Framework must 

be taken into account in preparing the development plan, and is a material 

consideration in planning decisions. Planning policies and decisions must also 

reflect relevant international obligations and statutory requirements. 

 

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

achievement of sustainable development. At a very high level, the objective of 

sustainable development can be summarised as meeting the needs of the 

present without compromising the ability of future generations to meet their own 

needs4. 

 

5.3    Paragraph 8: Achieving sustainable development means that the planning system 

has three overarching objectives, which are interdependent and need to be 

pursued in mutually supportive ways (so that opportunities can be taken to 

secure net gains across each of the different objectives):  

 
a) an economic objective – to help build a strong, responsive and competitive 
economy, by ensuring that sufficient land of the right types is available in the right 
places and at the right time to support growth, innovation and improved 
productivity; and by identifying and coordinating the provision of infrastructure;  
 
b) a social objective – to support strong, vibrant and healthy communities, by 
ensuring that a sufficient number and range of homes can be provided to meet 
the needs of present and future generations; and by fostering a well-designed 
and safe built environment, with accessible services and open spaces that reflect 
current and future needs and support communities’ health, social and cultural 
well-being; and  
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c) an environmental objective – to contribute to protecting and enhancing our 
natural, built and historic environment; including making effective use of land, 
helping to improve biodiversity, using natural resources prudently, minimising 
waste and pollution, and mitigating and adapting to climate change, including 
moving to a low carbon economy.  

 

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

of sustainable development. 

 

          For decision-taking this means:  

           c) approving development proposals that accord with an up-to-date development 

plan without delay; or 

           d) where there are no relevant development plan policies, or the policies which 

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

permission unless: 

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

particular importance provides a clear reason for refusing the development 

proposed6; 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. 

 

5.5     Paragraph 38. Local planning authorities should approach decisions on proposed 

development in a positive and creative way. They should use the full range of 

planning tools available, including brownfield registers and permission in 

principle, and work proactively with applicants to secure developments that will 

improve the economic, social and environmental conditions of the area. Decision-

makers at every level should seek to approve applications for sustainable 

development where possible. 

 

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

emerging plans according to: 

            a) the stage of preparation of the emerging plan (the more advanced its 

preparation, the greater the weight that may be given); 

             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). 

 

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

where they are necessary, relevant to planning and to the development to be 

permitted, enforceable, precise and reasonable in all other respects. Agreeing 
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conditions early is beneficial to all parties involved in the process and can speed 

up decision making. Conditions that are required to be discharged before 

development commences should be avoided, unless there is a clear justification. 

 

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

supply of homes, it is important that a sufficient amount and variety of land can 

come forward where it is needed, that the needs of groups with specific housing 

requirements are addressed and that land with permission is developed without 

unnecessary delay. 

 

5.9    Paragraph 64. Where major development involving the provision of housing is 

proposed, planning policies and decisions should expect at least 10% of the 

homes to be available for 

affordable home ownership, unless this would exceed the level of affordable 

housing required in the area, or significantly prejudice the ability to meet the 

identified affordable housing needs of specific groups. Exemptions to this 10% 

requirement should also be made where the site or proposed development: 

a) provides solely for Build to Rent homes; 

b) provides specialist accommodation for a group of people with specific needs 

(such as purpose-built accommodation for the elderly or students); 

c) is proposed to be developed by people who wish to build or commission their 

own homes; or 

d) is exclusively for affordable housing, an entry-level exception site or a rural 

exception site. 

 

5.10   Paragraph 76. To help ensure that proposals for housing development are 

implemented in a timely manner, local planning authorities should consider 

imposing a planning condition providing that development must begin within a 

timescale shorter than the relevant default period, where this would expedite the 

development without threatening its deliverability or viability. For major 

development involving the provision of housing, local planning authorities should 

also assess why any earlier grant of planning permission for a similar 

development on the same site did not start. 

 

5.11     Paragraph 103. The planning system should actively manage patterns of growth 

in support of these objectives. Significant development should be focused on 

locations which are or can be made sustainable, through limiting the need to 

travel and offering a genuine choice of transport modes. This can help to reduce 

congestion and emissions, and improve air quality and public health. However, 

opportunities to maximise sustainable transport solutions will vary between urban 

and rural areas, and this should be taken into account in both plan-making and 

decision-making. 

 

Page 23 of 144



 

Application Reference: 06/18/0582F                                   Committee Date: 06/02/19 

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

grounds if there would be an unacceptable impact on highway safety, or the 

residual cumulative impacts on the road network would be severe. 

 

5.13     Paragraph 117. Planning policies and decisions should promote an effective use 

of land in meeting the need for homes and other uses, while safeguarding and 

improving the environment and ensuring safe and healthy living conditions. 

Strategic policies should set out a clear strategy for accommodating objectively 

assessed needs, in a way that makes as much use as possible of previously-

developed or ‘brownfield’ land. 

 

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

apply where development requiring appropriate assessment because of its 

potential impact on a habitats site is being planned or determined. 

 

 

6        Habitat Regulations Assessment considerations: 

 

6.1 “European” or “Natura 2000” sites are those that are designated for their wildlife 

interest(s) through the Conservation of Habitats and Species Regulations 2017, 

and constitute the most important wildlife and habitat sites within the European 

Union but also domestically in the NPPF. The application site is in the vicinity of a 

number of Natura 2000 sites, including the  North Denes Special Protection Area 

(SPA) approx. 0.7km, and others as detailed in Natural England’s response. The 

Council has an adopted policy, the “Natura 2000 policy”, prepared alongside the 

Part 1 Local Plan (and updated at Policy & Resources Committee on the 24th July 

2018) which requires a financial contribution to be made (currently £110 per 

dwelling) for each house or equivalent unit of tourist accommodation. This money 

goes towards both monitoring Natura 2000 sites for potential harm, and funding 

measures to mitigate harm. The key research underpinning the need for this 

contribution is set out in the Habitats Regulations Assessment (HRA) for the Core 

Strategy which includes that the in-combination effects on the various Natura 

2000 sites, principally disturbance of birds by humans and/or dogs, cannot be 

ruled out as potentially significant.    

 

6.2     A recent 2018 decision by the European Court (People Over Wind and 

Sweetman v Coillte Teorantac (C-323/17)) has changed the position relating to 

mitigation; as such, mitigation measures cannot any longer be considered at the 

‘screening stage’ of a HRA. Therefore, just on the basis of the in-combination 

effects, the effect of this application on Natura 2000 sites is assessed as 

potentially significant. In accordance with the regulations, upon finding that it is 

likely that there will be a significant effect, an Appropriate Assessment is required 

to be undertaken, as part of the HRA process, by the Competent Authority (which 

is the Council). The assessment also requires the consideration of potentially 
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significant direct effects. The applicant has prepared a ‘shadow’ HRA, which has 

been considered by the Council. 

 

6.3   Paragraph 177 of the National Planning Policy Framework (NPPF) states that 

where an Appropriate Assessment is required, the presumption in favour of 

sustainable development (the “tilted balance”) does not apply (paragraph 11 

NPPF). The application of paragraph 177 therefore means that even though it is 

accepted that there is not a five-year supply of deliverable housing land in the 

borough, the tilted balance does not apply.  

  

6.4 It is noted that there has been a national consultation on proposed changes to 

the NPPD which ran until the 7th December 2018. One of the proposed areas of 

change (paras 39-43) is to reflect the implications of the People over Wind 

judgment; it is proposed that paragraph 177 of the NPPF be changed to say: 

 

“The presumption in favour of sustainable development does not apply where the 

plan or project is likely to have a significant effect on a habitats site (either alone 

or in combination with other plans or projects), unless an appropriate assessment 

has concluded that there will be no adverse effect from the plan or project on the 

integrity of the habitats site.” 

 

6.5 In simple terms, the proposed change will (if implemented as proposed) largely 

restore the widely understood English position on mitigation to that which existed 

prior to the People over Wind case. This is that if any necessary proposed 

mitigation measures (as assessed through Appropriate Assessment) would lead 

to a conclusion by the Competent Authority that there would be no adverse 

effects on the designated habitats site, then the presumption in favour of 

sustainable development (paragraph 11 of the NPPF) would apply (in the event 

of there not being a five-year supply of deliverable housing sites). Only if the 

proposed mitigation would not ensure no adverse effects on the designated 

Natura 2000 site(s) would the presumption in favour of sustainable development 

not apply. 

 

6.8 Some planning “weight” can be given to this proposed change to para 177 of the 

NPPF. As a current consultation proposal, it is of course possible when the final 

amendments are made either that it will not be changed at all, or that it will not be 

changed in the way currently proposed, so the planning “weight” afforded cannot  

be significant. For the purposes of this application, only limited weight is afforded 

to the proposed change, with very significant weight given to the current NPPF 

para 177 wording.       

 

6.9 Therefore the application has been assessed by the Competent Authority as 

likely to have significant effects on one or more Natura 2000 sites. As such, 

permission may only be granted if an Appropriate Assessment demonstrates that, 
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taking into account relevant mitigation measures, the application will not 

adversely affect the integrity of any Natura 2000 site(s) 

 

6.10   It is the assessment of the Local Planning Authority, as Competent Authority, that 

the application, if approved, will not adversely affect the integrity of Natura 2000 

sites provided that the mitigation sought by Natural England is secured. In order 

to mitigate direct effects, Natural England suggest leaflets and alternative 

walking route information (i.e. walking routes which do not pass through any 

Natura 2000 sites) be provided to future occupiers. The details of this information 

can be conditioned; the condition would require the submission of the details to 

be agreed with the Local Planning Authority in consultation with Natural England 

prior to occupation *(to ensure that the information is available in perpetuity an 

informative can be placed upon the planning permission noting the proximity to 

sensitive sites). The additional information required is to mitigate against the 

direct effect of the development.  Mitigation for indirect or in-combination 

effects through the £110 per-dwelling contribution to more general monitoring and 

mitigation is also required.  

 

6.11 Overall, the assessment of the Council, as Competent Authority, is that taking 

into account the information in the ‘shadow’ HRA and proposed mitigation 

measures, both the direct and in-combination effects of the development 

proposal will satisfactorily address the recreational pressures on the Natura 2000 

sites which are in relative close proximity to the application site. 

 

 

7         Assessment :- 

 

7.1   The application is a full application for 76 dwellings revised to 69 dwellings at a 

brownfield site within the urban area of Great Yarmouth. The revised proposed 

vehicular access will be off Churchill Road and there will be pedestrian access off 

Northgate Street. The planning history within this report notes a previous 

application for a residential development that was given a resolution to approve 

but has not been determined, application reference 06/13/0472/O. The site has 

been subsequently sold to the current applicants without planning permission 

having been secured. One of the constraints previously identified under the 

undetermined application was access. The current application looks to have dealt 

with this aspect by the reconfiguration of part of the development to 

accommodate an access for vehicular traffic off Churchill Road thus not requiring 

the provision of an access off land under the ownership of Great Yarmouth 

Borough Council. The reasons that the development previously applied for have 

therefore been adequately investigated and answered in accordance with 

paragraph 76 of the NPPF. 
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7.2    The primary objection to the application was with reference the access over the 

parking area and the creation of a roundabout at Beaconsfield Road. It is 

accepted that these objections have been met by the amendments to the 

application and the access. The amendments have also rotated the block of flats 

proposed at the north east corner to reduce any potential overlooking to the 

properties at Beaconsfield Road. Highways have no objection to the application 

and have requested conditions be placed upon any grant of planning permission.  

 

7.3    The site is located, according to the Environment Agency maps, within flood zone 

3. The application is therefore required to pass the sequential and exemption 

tests as laid out within the NPPF, paragraphs 158 to 160. The application has 

had a site specific flood risk assessment submitted in support however there is, 

to the previous plans showing 76 dwellings, an objection from the Environment 

Agency (EA). The EA have not responded on the revised plans and therefore the 

development before you is recommended on the basis that there are no further 

objections received from the EA prior to the committee meeting.  

 

7.4     The objection from the EA stated that the objection could be overcome by raising 

floor levels or by providing adequate safe refuge. The applicants have in the 

alternative removed 7 residential units at the ground floor of the flats and this is 

the development that is being determined. Should the EA still object and revised 

plans not be submitted to secure a removal of the objection the application will be 

brought back before the committee. The recommendation for approval of the 

application is made on the caveat that there are no new/further objections from 

the Environment Agency.  

 

7.5    The applicant can seek to overcome the EA objection by amending the plans 

again and, should this be the preferred option this will be brought back to 

Development Control for a resolution on the amendment. While it is accepted that 

members may wish that the development were heard in its final form the 

application is being presented at this stage in an effort to offer the developer 

some certainty with which to timetable the development. The contentious section 

is the flats and as such it is hoped that the developer will gain confidence in the 

site being acceptable with reference the housing section and can plan 

accordingly. It is well publicised that there is a housing shortage and that Local 

Planning Authorities should be positive and creative in their assistance to 

developers according to the NPPF paragraph 38, looking for solutions rather than 

problems. It is therefore the case that although the application may be being 

heard prematurely it is in the interest of the application site being built out that 

this is being carried out.  

 

7.6     The aim of the sequential test is, as stated within the NPPF, to steer development 

towards areas with the lowest risk of flooding. The Flood Risk Assessment (FRA) 

submitted in support of the application notes the Strategic Flood Risk 
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Assessment that is available to view at Great Yarmouth Borough Council’s 

website puts the site in a different flood zone. The Local Planning Authority uses 

the EA’s maps to assess flood risk so the application site is located within flood 

zone 3. It is assessed that there are no other available sites within a reasonable 

distance that could accommodate a development of this size and therefore the 

sequential test is passed. This is stated taking into account the site to the east 

which is currently being marketed. The reason that this site is set aside is the 

designation as previously developed land, the live application which is not in 

place at the site to the east and the size difference with the application site being 

twice the size of the site to the east.  

 

7.7   The exemption test requires the site to be safe for its lifetime and that the 

sustainability benefits outweigh the need for development to be in lower risk 

areas. The application site is a sustainable location and is proposed on 

previously development land. The sustainability tests are met. The EA have not 

objected to the development as a whole, only to part and therefore the two or 

three storey dwellings, with safe refuge within the buildings, are assessed as safe 

for the lifetime of the development. It is noted that the recommendations within 

the submitted FRA should be adopted to include a water entry strategy, warning 

and evacuation strategy to be given to future occupiers with the recommendation 

that they sign up for the EA flood alerts.  

 

7.8   The development has been designed to provide an urban density development 

comprising 14 flats at 61 square meters each and a mix of two and three 

bedroom dwellings. The dwellings that are proposed to front Northgate Street are 

three storey and there has been an objection from the residents of 136 Northgate 

Street stating that they will be over looked. There will be a degree of overlooking; 

however, Northgate Street is, including the pavement 15 metres wide (measured 

from mapping system). The houses are then set back a further 10-13 metres from 

the boundary of the site. This gives a minimum distance of 25 metres. It is 

therefore assessed that the overlooking is not so significant so as to recommend 

changes to the application as submitted.  

 

7.9    Objections were raised regarding the increased overlooking to Beaconsfield Road 

to the original plans. The reorientation of the flats has mitigated the potential 

overlooking. The houses closest to the boundary with Beaconsfield Road are not 

facing the road. The houses that are facing the road are set back and the 

overlooking is not considered to be significantly detrimental to the amenities of 

the occupiers of the Beaconsfield Road properties. This assessment is made 

taking into account the urban density and the expectation of a degree of 

overlooking in an urban area.     
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7.10     The application is a full application and as such details such as materials have 

been provided. The details for the development and the boundary treatments are 

below: 

 

Materials: 

Flats  56-76  

External Walls  -  Dorchester Multi Red facing bricks with feature cream 

render where indicated on the elevation drawings. Reconstituted stone 

quoins, window sills & heads  

Roof  -  Black concrete double pantiles 

 

Terraces  9-15  20-25  30-32  33-36  51-55 

External Walls  -  Dorchester Multi Red facing bricks with reconstituted stone 

window sills & heads to front elevations. 

Roof  -  Black concrete double pantiles 

 

Terraces  1-8  16-19  26-29  37-43  44-50 

External Walls  -  Ventura Multi Buff facing bricks with reconstituted stone 

window sills & heads to front elevations. 

Roof  -  Black concrete double pantiles 

 

Boundary Treatment and Fencing 

 

Northern boundary to Beaconsfield Road  -  Existing high wall. 

Western boundary to Northgate Street  -  Existing brick wall. 

Eastern boundary to Churchill Road  -  Wrought iron railings. 

Southern boundary  - Existing fencing. 

Rear gardens enclosure to dwellings  -  1.800 high close boarded timber 

fencing. 

 

These materials are considered to provide an adequate mix and in compliance 

with policy provide a well thought out and attractive form of development.  

 

7.11    The layout as proposed gives an adequate form of development with a variety of 

dwellings provided. It is noted that there are no larger dwellings provided, the 

maximum no. of bedrooms is three. This is acceptable in an urban location, the 

plans put forward give a mix of houses and flats which, in an urban location close 

to amenities provides an attractive development layout. The parking is in 

compliance with Norfolk County Highways requirements and there is no objection 

to the scheme from them as a consulted party. Norfolk County Highways have 

noted that the internal parking arrangements could be reconfigured slightly; this 

can be done as a minor amendment if agreed  with the applicant.  
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7.12  There is an arboriculture assessment submitted in support of the application. 

Although there are no comments received in relation to trees the best specimens 

appear to be at the boundaries and not within the application site. The 

development would be conditioned to be carried out in accordance with the report 

to ensure that the recommended protection measures are undertaken.  The 

ecological assessment notes that bat flight lines could be interrupted should 

significant lighting be proposed at the northern boundary. This shall be 

conditioned to seek to ensure that any lighting proposed can be controlled so 

there is no adverse impact on a protected species.  

 

7.13   The ecological assessment makes precautionary recommendations that can be 

conditioned. These include the cutting of long vegetation two weeks prior to 

commencement to a height of 10cm. Given that the site has been cleared it is 

assumed that this has been carried out to seek to comply with the September to 

October recommendation. Any relevant recommendations can be conditioned 

and the applicant is aware as the report is in support of the application. There are 

enhancements that are recommended which can be incorporated into the 

development. The additional planting can form an attractive part of the 

development and will enhance the offering to wildlife. See page 13 of the ecology 

report for specific details of enhancement details to coincide with the following: 

 

 5 built in starling boxes 

 5 house sparrow boxes 

 5 built in swift boxes 

 5 built in bat boxes 

 

7.14    Norfolk County Council have noted the importance of the existing wall and said 

that the Local Planning Authority may wish to look at preservation of this feature. 

The changes to the access result in an opening of the being created through the 

wall. While the feature is important and has been considered as part of the 

application the access in this location is the preferred option and as such there is 

a need to lose a section of the wall.  

 

7.15   Should the application be approved there will be financial gains for the Local 

Planning Authority through the additional income received through Council Tax, 

contributions secured under obligation and potentially new homes bonus. In the 

interest of transparency these are noted however and appropriate weight applied. 

Given material considerations which demonstrate that the application is accepted 

in planning terms the financial benefits are not considered to be a major 

influential factor in the determination of the application.  

 

7.16   And important factor when determining applications is whether a Local Authority 

has the ability to demonstrate a 5 year housing land supply.  If a Local Planning 
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Authority cannot show that they are meeting this requirement, their policies with 

regards to residential development will be considered to be "out of date". There is 

currently a housing land supply of 2.6 years as at the end of 2017/18, a 

significant shortfall.   

 

7.17   Although the need to carry out the Appropriate Assessment, in accordance with 

para 177 of the NPPF, removes the presumption in favour of sustainable 

development, the application is still required to be assessed on merit. The 

application site is well located in terms of the urban area and will provide needed 

housing, taking into account the lack of five - year housing land supply. The 

location of the site is considered to be a sustainable one. 

 

 8        RECOMMENDATION :-  

 

8.1     The development as proposed would be a significant boost to housing supply in 

accordance with Paragraph 59 of the NPPF and the report above identifies 

conformity with a range of relevant Local Plan policies. Provided that the EA 

objection can be adequately dealt with no other significant harms are identified 

that are judged to outweigh the benefits arising from the need for housing, given 

that the Appropriate Assessment has confirmed that there will be no significant 

adverse impact on Natura 2000 sites (subject to mitigation). It is acknowledged 

that the application will be brought back to Development Control Committee if 

there are any material changes prior to the issuing of a planning permission such 

as amendments to numbers or types of dwellings proposed in excess of 69.   

 

8.2    The recommendation is therefore to approve the application with conditions and 

obligations in accordance with local and national planning policy.  Should the 

Committee be minded to approve the application, the recommendation is such 

that the permission wold not be issued prior to the signing of an agreement under 

section 106 for provision for infrastructure, County Council requirements, 

mitigation, affordable housing, open space, children’s play equipment/space or 

payment in lieu at the discretion of the Local Authority and management 

agreement noting that the Local Planning Authority will not take responsibility for 

any open space, recreation or drainage. All obligations secured will be in 

accordance with Regulation 123 of the Community Infrastructure Levy 

Regulations 2010. 
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Schedule of Planning Applications                        Committee Date: 6th February 2019 

 

Reference: 06/18/0247/F 

     Parish: Burgh Castle 

             Officer: Mrs G Manthorpe 

     Expiry Date: 08-08-18 

Applicant: Parkdean Resorts Ltd 

 

Proposal: Change of use of arable land for expansion to existing holiday ark, 107 

caravan bases.    

 

Site:  Cherry Tree Holiday Park Mill Road Burgh Castle 

 
REPORT 
 

1. Background / History :- 
 

1.1 The application site is located within Burgh Castle and is adjacent an established 
holiday park, Cherry Tree. The existing site has 466 caravan bases divided into:  

 

 335 existing owners 

 1 empty pitch 

 123 fleet caravans 

 7 staff caravans 
 
The site is licensed for 513 caravans giving a difference of 47 pitches. The 
application seeks to increase the size of the site by a further 107 caravan bases. 
 
1.2 The site area comprises 4.4 hectares of arable farm land. The land is classified 

as grade 3 agricultural land. The site is located within close proximity to the 
Braydon Water Special Protection area (SPA).  

 
2. Consultations :- 
 
2.1 Parish Council – The Parish Council objects to the application as there are major 

concerns regarding the increased volume of traffic the development would 
generate. Not only with the cars used by holiday makers accessing the site but 
also with the additional transportation of the caravan and works lorries. The 
roads in the village already struggle with the existing volume of traffic, and also 
vehicles that travel at speed. 
 

2.2 Neighbour Consultations – Three objections have been received, they are 
attached to this report and are summarised below: 

 

 224 additional cars on the roads. 

 Increased health risks through air pollution (additional cars). 

 Waste collection and heavy vehicle use will increase.  

Page 41 of 144



 

Application Reference: 06/18/0247/F                 Committee Date: 6th February 2019 

 The roads are dangerous.  

 Increased noise and light pollution.  

 Overlooking. 

 Loss of wildlife. 

 Too many holiday parks as it is. 

 Existing users trespass.  

 70% of speeding offences are committed by people living outside of the area 
and therefore more holiday makers will increase speeding.  
 

2.3 Highways – No objection, no conditions requested.  
 

2.4 Highways England - No objection. 
 
2.5 Lead Local Flood Authority – No comment. 
 
2.6 Natural England – The application site is within close proximity to protected sites 

with special designations. Full comments are attached to this report,  
 
2.7  Norfolk Fire and Rescue Service – No objection provided compliance with 

Building Regulations.  
 
2.8 Building Control – No adverse comments.  
 
2.9 Environmental Health – No objections and conditions requested.   
 
2.10 Anglian Water – No comments received. 
 
2.11 Police Architectural and liaison officer – No objections or comments.  
 
2.12 Economic Development Officer – Sounds positive.  
 
2.13 Historic Environment Officer - The proposed development is located in an area 

where cropmarks of multiple phases of linear features have been  mapped from 
aerial photographs. These features may represent agricultural and other 
activities of later prehistoric and roman date. Coins and other artefacts of 
prehistoric, Roman, medieval and post-medieval date have previously been 
recovered from within the proposed development site and its environs. There is 
potential for previously unidentified heritage assets with archaeological interest 
(buried archaeological remains) to be present within the current application site 
and that their significance would be affected by the proposed development. 

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

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

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

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

 
      We suggest that the following conditions are imposed:- 
 
      A) No development shall take place until an archaeological written scheme of 

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

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

scheme of investigation approved under condition (A). and, 
 
      C) The development shall not be occupied until the site investigation and post 

investigation assessment has been completed in accordance with the 
programme set out in the archaeological written scheme of investigation 
approved under condition (A) and the provision to be made for analysis, 
publication and dissemination of results and archive deposition has been 
secured. 

 
2.14 Strategic Planning – The surrounding village and roads are of a rural nature 

Policy CS16 improving accessibility and transport ensures all new development 

does not have an adverse impact on the safety and efficiency of the local road 

network which must be weighed up in the proposal of the scale of development 

for this site. 

   

        The Strategic Planning team has reservations over the scale and potential 

impacts of the proposal on the existing settlement. If these impacts can be 

mitigated then the Strategic Planning will have no objection, but no doubt you 

may well have other matters to weigh in reaching a decision.   

 

3. Policy – Great Yarmouth Core Strategy:- 

 
3.1 POLICY CS2 – 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: (partial) 
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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  
 
3.2 Policy CS6 - The Borough of Great Yarmouth has a diverse local economy. It is 

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

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

CS7 and CS8 
        

j) Minimising the potential loss of the best and most versatile agricultural land by 
ensuring that development on such land is only permitted if it can be 
demonstrated that there is an overriding sustainability benefit from the 
development and there are no realistic opportunities for accommodating the 
development elsewhere 
 

3.3 Policy CS8 - As one of the top coastal tourist destinations in the UK, the 
successfulness of tourism in the Borough of Great Yarmouth benefits not only 
the local economy but also the wider sub-regional economy as well. To ensure 
the tourism sector remains strong, the Council and its partners will: (partial) 

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

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

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

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

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

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

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

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

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

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

 
3.4 Policy CS11 - The Council will work with other partner authorities and agencies to 

improve the borough’s natural environment and avoid any harmful impacts of 
development on its biodiversity, geodiversity, landscape assets, priority habitats 
and species. This will be achieved by: (partial) 

 
       a) Conserving and enhancing designated nature conservation sites, including 

Sites of Special Scientific Interest (SSSIs), Special Protected Areas (SPAs), 
Marine SPAs, Special Areas of Conservation (SAC), RAMSAR sites, National 
Nature Reserves, Local Nature Reserves Norfolk County Wildlife Sites and 
Norfolk County Geodiversity Sites  

 
       b) Working in partnership with relevant nature conservation organisations to 

ensure that protected species, such as Little Terns, are adequately protected 
from any adverse effects of new development. This includes the preparation of 
the Natura 2000 Sites Monitoring and Mitigation Strategy and ensuring 
assessment of development proposals in the vicinity of the colonies 

 
       c) Relevant development will be required to deliver the mitigation measures 

identified in the Natura 2000 Sites Monitoring and Mitigation Strategy. This 
document is being prepared and will secure the measures identified in the 
Habitat Regulations Assessment which are necessary to prevent adverse effects 
on European wildlife sites vulnerable to impacts from visitors 

 
3.5 Policy CS14 - New development can result in extra pressure being placed on 

existing infrastructure and local facilities. To ensure that the necessary 
infrastructure is delivered the Council will: (partial) 

 
      e) Seek appropriate contributions towards Natura 2000 sites monitoring and 

mitigation measures.  
 
3.6 Policy CS16 - The Council and its partners will work together to make the best 

use of, and improve, existing transport infrastructure within and connecting to the 
Borough, having first considered solutions to transport problems that are based 
on better management and the provision and promotion of sustainable forms of 
travel. This will be achieved by: (partial)  

 
      c) Ensuring that new development does not have an adverse impact on the 

safety and efficiency of the local road network for all users 
 
        
4     Saved policies from the Borough Wide Local Plan: 
 
4.1   Policy TR16 - Any planning permission given for new holiday accommodation 

will be subject to conditions preventing the accommodation being used for 
permanent residential purposes. 
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5      National Planning Policy: 
 
5.1   Paragraph  83. Planning policies and decisions should enable: 

a) the sustainable growth and expansion of all types of business in rural areas, 
both through conversion of existing buildings and well-designed new buildings; 
b) the development and diversification of agricultural and other land-based rural 
businesses; 
c) sustainable rural tourism and leisure developments which respect the 
character of the countryside; and 
 

5.2  Paragraph 55. Planning conditions should be kept to a minimum and only 
imposed where they are necessary, relevant to planning and to the 
development to be permitted, enforceable, precise and reasonable in all other 
respects. Agreeing conditions early is beneficial to all parties involved in the 
process and can speed up decision making. Conditions that are required to be 
discharged before development commences should be avoided, unless there is 
a clear justification. 

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

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

 
6 Appraisal :- 

 
6.1  Burgh Castle is designated as a secondary village in Policy CS2 in the 

settlement hierarchy. Policy CS8 which promotes tourism, leisure and culture is 
in favour of ensuring that all proposals for new tourist facilities are of a suitable 
scale to the settlement hierarchy. The scale of the proposal is significant and 
will have to be carefully considered against the scale of the existing settlement 
(including existing tourism uses) and its potential impacts. Burgh Castle is 
however, a village that already provides a significant contribution to the local 
tourist industry. Park layout, landscaping and infrastructure will be required to 
be visually unobtrusive and not impact negatively on the built and natural 
environment. 

 
6.2 Policy CS6 supporting the local economy looks to enhance local visitor 

economies and development that can sustain rural workforces, which the 
expansion of the holiday park could offer. It is recognised that holiday parks are 
an important part of the Borough’s tourism economy; however this must be 
considered with the wider impacts of the proposal.  

 
6.3   The site is within close proximity to Breydon Water Special Protection Area 

(SPA), and in accordance with Policy CS8m) and CS11c), and emerging Policy 
E4-dp ‘Habitats and species impact avoidance and mitigation’*; the Council will 
seek planning contributions to monitoring of the site, to address potential 
adverse impacts from increased recreational/visitor pressures on the SPA. A 
non-negotiable contribution per caravan/pitch will be required, ensuring 
compliance with the EU Habitats Directive. 
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6.4     The surrounding village and roads are of a rural nature Policy CS16 improving 
accessibility and transport ensures all new development does not have an 
adverse impact on the safety and efficiency of the local road network which 
must be weighed up in the proposal of the scale of development for this site. 

 
 
7.    Assessment 
 
7.1 The extension of the caravan park is situated to the north west of the existing 

caravan park. The location does not provide a road frontage village and shall 
utilise the existing access which is off Mill Road. There have been objections to 
the increase in traffic movements and the speed that road users travel around 
the village. Highways England and the Highway Authority have been consulted 
on the application and neither have an objection to the application. The Highway 
Authority have not expanded on their no objection and have not requested any 
conditions be placed upon the development if approved it is noted that the most 
consistent objection is against the increase in vehicle usage however the 
absence of any objection from the Highway Authority confirms that, in Highway 
term specifically, the application is acceptable and there are no highway grounds 
for refusal.  

 
7.2 The application site is set back from the existing caravan park which minimises 

the impact on the overall character of the village. The limited visibility of the site 
is beneficial in the preservation of the character of the area as Burgh Castle, 
although covering a reasonable amount of land, is not a large village and is 
designated as a secondary village within the Core Strategy. The application sites 
location is, in accordance with the comments received from Strategic Planning, a 
visually unobtrusive development site which, with conditioned landscaping, will 
not have a significantly negative impact on the natural environment.  

 
7.3 Policy CS8 of the adopted Core Strategy supports the expansion of existing 

visitor accommodation and encourages year round tourism. The holiday units 
would add to the visitor offering within the Borough which, the applicant states is 
required. The need for the additional units is given within the accompanying 
information which states that there is only one vacant pitch on the site which has 
466 bases. The  investment in the holiday industry is supported by policiesCS6 
and CS8 of the adopted Core strategy and the development can be adequately 
conditioned to ensure that it is holiday accommodation. The occupation periods 
shall be conditioned to match those of the existing park to ensure conformity. 
The existing occupancy conditions read as follows:  

 
1) The caravans and site facilities shall only be used during the period from 1st 
February in any year to the 14th January the following year. 
 
The reason for the condition is:- 
 
To enable the Local Planning Authority to retain control over the use of the 
caravans for holiday accommodation in an area where permanent residential 
accommodation would not normally be permitted. 
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2) All caravans on the site shall be occupied for holiday purposes only and shall 
not be occupied as a person's sole or main place of residence. 
 
The reason for the condition is:- 
 
To enable the Local Planning Authority to retain control over the use of the 
caravans for holiday accommodation in an area where permanent residential 
accommodation would not normally be permitted. 
 
3)The owners/operators of the holiday park shall maintain an up-to-date register 
of the names of all owners/occupiers of individual caravans and of their main 
home addresses, and shall make this information available at all reasonable 
times to the Local Planning Authority. 
 
The reason for the condition is:- 
  
To enable the Local Planning Authority to retain control over the use of the 
caravans for holiday accommodation in an area where permanent residential 
accommodation would not normally be permitted. 

 
7.4 Following the submission of the application a public meeting was held with 

members of the public and the Parish Council which was attended by the agent 
for the application. Following the meeting amended plans were submitted which 
correctly represented the layout of the existing holiday park and the agent 
provided details of the proposed boundary treatments. The boundaries to the 
east, west and south will be secured with a 1.8m high green plastic coated chain-
link fence. This fence is still included at the northern boundary as per the 
application as submitted prior to the additional information. In addition to the 
boundary treatments proposed additional planting will be conditioned to mitigate 
the visual appearance of the development and provide ecological enhancements.  

 
7.5 The application has been assessed by the Competent Authority as likely to have 

significant effects on one or more Natura 2000 sites. As such, permission may 
only be granted if an Appropriate Assessment demonstrates that, taking into 
account relevant mitigation measures, the application will not adversely affect the 
integrity of any Natura 2000 site(s).  

 
7.6 The applicant has submitted a shadow habitats regulation assessment (HRA) in 

support of the application, following the review of the assessment by the Local 
Planning Authority a revised version was submitted to accurately reflect the 
opening times of the holiday park. Natural England had no objection to the 
previous HRA and have not responded to the amended version. Strategic 
planning have responded to the amended version and do not have objections to 
the application provided that mitigation, as sought by Natural England and 
identified by the HRA is secured by condition. The mitigation sought is, for the in-
combination and direct effects,  a payment of £110 per six bed spaces created 
which, when looking at the current park accommodation mix, looks to average 
out between 4, 6 and 8 bed spaces giving a contribution of £110 x 107 = £11770.  
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7.7 The nature pack, to mitigate against the direct and in-combination effects,  shall 
be conditioned to ensure that the details are submitted to the Local Planning 
Authority for approval prior to the occupation of any of the units hereby approved 
and shall be available to all visitors of the park. This is in accordance with the 
mitigation as stated within paragraph 6.4 of the shadow HRA.  

 
7.8 It is the assessment of the Local Planning Authority, as Competent Authority, that 

the application, if approved, will not adversely affect the integrity of Natura 2000 
sites provided that the mitigation sought by Natural England is secured. It is 
assessed that the mitigation as required can be adequately secured. This 
assessment is made in the absence of Natural England comments and is 
assessed as appropriate to do so given the previous positive responses and that 
the changes to the HRA were requested by the Local Planning Authority and not 
Natural England.  

 
7.9 There are financial gains to the Borough from the development by increased 

business rates and expenditure by additional visitors to the area. The Economic 
Development Officer has noted in their consultation response that the application 
is positive in economic value for the Borough. These gains are relevant however 
does not need to be explored in depth in regards this application as the 
application is policy compliant. The fact that financial gain is not a determining 
factor does not nullify the weight applied and the application has been assessed 
allocating appropriate weight to all material considerations. 

 
7.10 The increase in noise and light pollution are considered although given the size 

of the existing tourism offering the increase is not considered to be so 
detrimental to warrant a resolution for refusal. There will be an increase in 
emissions through increased visitors to the site however in the absence to an 
objection from Environmental Health the increase is deemed acceptable, this is 
also applicable to the increase in noise. Environmental Health did not comment 
on the application and as such it is accepted that the lighting details as submitted 
are acceptable as detailed at page 5 of the design and access statement.  

 
7.11 The application is for a sustainable form of development, expanding an existing 

tourism offering in the rural area in accordance with paragraph 83 of the National 
Planning Policy Framework. There are no demonstrable reasons that outweigh 
the benefits of the application and, following the submission of sufficient 
information detailing the effect of the application on designated sites there are no 
reasons not to recommend a positive decision.  

 
8 RECOMMENDATION :- 

 

8.1 Approve – the proposal complies with Policies CS2, CS6, CS8 and CS16 of the 
adopted Core Strategy. A grant of planning permission should not be issued until 
the monies required to comply with policy CS14 of the adopted Core Strategy 
have been secured.  
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Schedule of Planning Applications   Committee Date: 6 February 2019 
 
Reference: 06/18/0683/F 

Parish: Great Yarmouth 
Officer: Mr J Beck 
Expiry Date: 28-02-2019  

 
Applicant: Department of Education 
 
Proposal: A new two storey science block building, resurfacing and extension of 

tennis courts to be used as a car parking area, formation of a hard 
standing area, creation of MUGAs and removal of a temporary 
classroom.  External alterations to provide for a new window, a new 
door and a new staircase 

 
Site:  Great Yarmouth Charter Academy 
  Salisbury Road 
  Great Yarmouth  
 
 
REPORT 
 

1. Background / History :- 
 
1.1 The site is Great Yarmouth Charter Academy situated south of Salisbury Road, 
Great Yarmouth and to the north of Beaconsfield Road. To the west and east are 
residential properties. The academy is situated in the north of Great Yarmouth set 
back from the beach in an area characterised by residential properties. The School 
itself is a large structure which has been modified several times. It is formed of both 
single storey and two storey elements with detached outbuildings. The rear of the 
site is utilised as a sport and amenity area. The site area also includes a playing field 
to the south of the academy on Beaconsfield Road and an additional playing field to 
the north of Barnard Crescent.  
 
1.2 The application is multi-faceted; the largest element is the creation of a new two 
storey science block to the rear south west corner of the site on the existing amenity 
space. To facilitate the expansion of the school new car and cycle parking has been 
provided and Multi-Use Games Areas (MUGA). The proposal also involves 
alterations to the existing school with the creation of new entrances and windows.  
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1.3 Planning History: 
 
The site has experienced a number of planning applications. A full case history can 
be found on the case file. Below are the applications since 2010: 
 
06/11/0030/F – Replacement modular building for use as changing room toilets and 
storage area. Approved with conditions. 23-03-2011 
 
06/12/0175/F – Floodlights on Barnard Bridge Playing Field. Approved with 
conditions. 15-08-2012  
 
06/14/0319/SU – Part demo of Chapman Centre, current school store to dcp/slab 
level rebuilding of centre to same footprint. Approved by Norfolk County Council. 28-
07-2014. 
 
06/14/0694/SU – Extension to Chapman Centre. Approved by Norfolk County 
Council. 18-11-2014.  
 
06/16/0288/F – Modular building for use as changing rooms toilets and storage area. 
Approved with conditions. 16-08-2016 
 
 

2. Consultations :- 
 
All Consultations are available to view on the website. 
 
2.1 Property Services – No comments received. 
 
2.2 Highways – No objections subject to conditions. Highways have sought to clarify 
the number of staff and after obtaining clarification have stated that the proposed 
spaces are sufficient for the expected parking requirements. They have requested 
conditions (the full list is available on the consultee responses) that ensure that any 
gates are a sufficient distance from the access and that the access is suitably 
widened. A condition ensuring that the parking and access is completed prior to use 
and details of a construction management plan and details of construction parking is 
provided. In addition Traffic Regulation Order for the provision of “School Keep 
Clear” Markings is promoted by the Highway Authority and the traffic management 
plan is carried out.   
 

Page 62 of 144



 
Application Reference: 06/18/0683/F            Committee Date: 6th February 2019 

2.3 Environmental Health – Initially stated that sufficient information was not 
provided, namely regarding noise receptors and plant machinery. Following 
submission of further details Environmental Health believed that potential for noise 
was limited.  
 
2.4 Fire Service – No objection subject to condition. Requested a further access is 
opened off Beaconsfield Road to give full coverage from the emergency services. In 
addition they noted that fire evacuation lifts are required. 
 
2.5 Norfolk Constabulary – Recommended that New Schools 2014 guidance is used 
to prevent crime and open landscaping is used around the MUGA to reduce hiding 
places. 
 
2.6 Historic Environment – No objection 
 
2.7 Environment Agency – No objection, below their threshold to comment 
 
2.8 Anglian Water – No comment received 
 
2.9 UK Power Networks – No comment received 
 
2.10 Essex and Suffolk Water – No comment received. 
 
2.11 Natural England – No objection 
 
2.12 GYB Services – No objection. 
 
2.13 Department of Planning and Transport - Requested infrastructure obligations by 
way of a legal agreement for a fire hydrant.  
 
2.14 Water Management Alliance – No comment received 
 
2.15 Sports England – No objection subject to condition. Originally they stated that 
the proposal did not accord with their policies and could restrict provision of football 
due to the MUGA at Barnard Drive (Avenue). They have subsequently removed their 
objection subject to a condition requiring the technical details of the MUGA’s. 
 
2.16 EDF Energy Networks – No comment received 
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2.17 Cadent Gas – No objection subject to condition. Noted gas pipes in the vicinity 
and set out obligations and requirements. 
 
2.18 Lead Local Flood Authority – No objection subject to conditions. A condition for 
full details of a drainage strategy required.  
 
2.19 Pubic Consultation – No comments received.   
 
2.20 Great Yarmouth Grammar School Foundation – Support subject to condition. 
The foundation supports the new Science block but recognises that the loss of the 
green space will create a need to use off-site green spaces.     
   

3. Policy and Assessment:- 
 
3.1 Local  Policy :- Saved Great Yarmouth Borough-Wide Local Plan Policies     
(2001): 
 
3.2  Paragraph 48. Local planning authorities may give weight to relevant policies in 
emerging plans according to:  
 
a) the stage of preparation of the emerging plan (the more advanced its preparation, 
the greater the weight that may be given);  

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).  
 
3.3  The Saved Policies listed have all been assessed as being in general conformity 
with the NPPF, and add further information to the policies in the NPPF, while not 
contradicting it. These policies hold the greatest weight in the determining of 
planning applications. 
 
3.4 Adopted Core Strategy: 
 
3.5 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  
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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 that reflects 
positive local characteristics and protects the borough’s biodiversity, unique 
landscapes, built character and historic environment  
 
3.6 Policy CS9 Encouraging Well Designed Distinctive Places 
 
High quality, distinctive places are an essential part in attracting and retaining 
residents, businesses, visitors and developers. As such, the Council will ensure that 
all new developments within the borough: 
  
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  
 
b) Consider incorporating key features, such as landmark buildings, green 
infrastructure and public art, which relate to the historical, ecological or geological 
interest of a site and further enhance local character  
 
3.7 Policy CS15 – Providing and protecting community assets and green 
infrastructure 
 
Everyone should have access to services and opportunities that allow them to fulfil 
their potential and enjoy healthier, happier lives. The effective planning and delivery 
of community and green infrastructure is central to achieving this aim. As such, the 
Council will: 
 
a) Resist the loss of important community facilities and/or green assets unless 
appropriate alternative provision of equivalent or better quality facilities is made in a 
location accessible to current and potential users or a detailed assessment clearly 
demonstrates there is no longer a need for the provision of the facility in the area  
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b) Ensure that all new development is supported by, and has good access to, a 
range of community facilities. In some circumstances developers will be required to 
provide and/or make a contribution towards the provision of community facilities. The 
process for securing planning obligations is set out in Policy CS14  
 
c) Take a positive approach to the development of new and enhanced community 
facilities, including the promotion of mixed community uses in the same building, 
especially where this improves choice and reduces the need to travel  
 
e) Promote healthy lifestyles by addressing any existing and future deficiencies in 
the provision and quality of sports facilities, including access to these facilities, 
playing pitches, play spaces and open spaces throughout the borough  
 
3.8 National Planning Policy Framework: 
 
3.9 Paragraph 8 - Achieving sustainable development means that the planning 
system has three overarching objectives, which are interdependent and need to be 
pursued in mutually supportive ways (so that opportunities can be taken to secure 
net gains across each of the different objectives):  
 
a) an economic objective – to help build a strong, responsive and competitive 
economy, by ensuring that sufficient land of the right types is available in the right 
places and at the right time to support growth, innovation and improved productivity; 
and by identifying and coordinating the provision of infrastructure;  
 
b) a social objective – to support strong, vibrant and healthy communities, by 
ensuring that a sufficient number and range of homes can be provided to meet the 
needs of present and future generations; and by fostering a well-designed and safe 
built environment, with accessible services and open spaces that reflect current and 
future needs and support communities’ health, social and cultural well-being; and  
 
c) an environmental objective – to contribute to protecting and enhancing our 
natural, built and historic environment; including making effective use of land, helping 
to improve biodiversity, using natural resources prudently, minimising waste and 
pollution, and mitigating and adapting to climate change, including moving to a low 
carbon economy.  
 
3.10 Paragraph 92 - To provide the social, recreational and cultural facilities and 
services the community needs, planning policies and decisions should:  
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a) plan positively for the provision and use of shared spaces, community facilities 
(such as local shops, meeting places, sports venues, open space, cultural buildings, 
public houses and places of worship) and other local services to enhance the 
sustainability of communities and residential environments;  

b) take into account and support the delivery of local strategies to improve health, 
social and cultural well-being for all sections of the community;  

c) guard against the unnecessary loss of valued facilities and services, particularly 
where this would reduce the community’s ability to meet its day-to-day needs;  

d) ensure that established shops, facilities and services are able to develop and 
modernise, and are retained for the benefit of the community; and  

e) ensure an integrated approach to considering the location of housing, economic 
uses and community facilities and services.  
 
3.11 Paragraph 94 - It is important that a sufficient choice of school places is 
available to meet the needs of existing and new communities. Local planning 
authorities should take a proactive, positive and collaborative approach to meeting 
this requirement, and to development that will widen choice in education. They 
should:  
 
a) give great weight to the need to create, expand or alter schools through the 
preparation of plans and decisions on applications; and  

b) work with schools promoters, delivery partners and statutory bodies to identify and 
resolve key planning issues before applications are submitted.  
 
3.12 Paragraph 97. Existing open space, sports and recreational buildings and land, 
including playing fields, should not be built on unless:  
 
a) an assessment has been undertaken which has clearly shown the open space, 
buildings or land to be surplus to requirements; or  

b) the loss resulting from the proposed development would be replaced by 
equivalent or better provision in terms of quantity and quality in a suitable location; or  

c) the development is for alternative sports and recreational provision, the benefits of 
which clearly outweigh the loss of the current or former use.  
 
3.13 Strategic Planning Comments  
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No objections. They noted that the strategic aims are to provide improved education 
and that the cycle storage meets the aims of policy CS16(e). They state that the loss 
of green space is offset by the MUGA.  
 
3.14 Emerging Local Plan Part 2 
 
3.15 Policy C2-dp - Educational facilities 
 
New, extended or remodelled educational facilities will be permitted within 
Development Limits identified on the Policies Map, subject to the other policies 
of this plan. 
 
Outside of Development Limits, such developments will be permitted where it is 
demonstrated that the development will provide benefits to the local community 
and cannot be satisfactorily accommodated within Development Limits, again 
subject to other policies of this plan. 
 
4. Appraisal: 
 
4.1 Great Yarmouth Charter Academy is an education facility positioned in the north 
of Great Yarmouth of Salisbury Road. The application site also includes an additional 
parcel of land south off Beaconsfield Road and a recreational park north of Barnard 
Avenue. Initially the total site area was given as 5.8 hectares including all detached 
sites. The Charter Academy is a large structure made of single and two storey 
elements and with a mix of flat and pitches roofs. The site has been heavily modified 
throughout its history.    
 
4.2 The proposed works include a new two storey Science Block positioned in the 
south west corner containing 12 laboratories and 4 general classrooms. The 
proposal results in a floor area of over 2000 square metres and its form is flat roofed, 
rectangular and externally faced with red brick. The Science Block is detached from 
the main school building and is positioned over an existing grass area used for 
sports provision and will also result in the loss of a mobile classroom. 
 
4.3 To offset the loss of the sports and amenity space the applicant has proposed 
MUGAs (Multi-Use Games Area). The initial plans showed a MUGA in the 
recreational ground off Barnard Avenue with another within the schools ground and a 
forth off the land to the south of Beaconsfield Road. The MUGA pitches off Barnard 
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Avenue were subsequently withdrawn and the recreational ground removed from the 
application site. 
 
4.4 The proposal will also involve alterations to the main school building with the 
creation of new entrances, formation of a new hard standing area and the formation 
of new car and cycle parking. The proposal is to provide 88 new parking spaces.   
 
4.5 The number of pupils attending the school is increasing and the Design and 
Access Statement states that the school will grow from approximately 750 pupils to 
1500. Although some of the expansion will be through the efficient use of existing 
buildings. The proposal states that the staff numbers will rise to 150, although it 
should be noted clarification with the Highway Department lowered the staff 
provision to 88 Full time staff.     
 
5.0 Assessment  
 
5.1 The Academy is a large educational provider within a sustainable location. The 
site is situated in the main town with good access to nearby facilities and public 
transport. Current local policy is generally supportive under policy CS15 (c) for new 
and improved facilities and it is considered that the proposal will represent an 
enhancement of the existing educational provision. In addition the emerging plan 
also supports improvement to education facilities. The Strategic Planning Team has 
raised no objection and state that the proposal complies with existing policies.  
   
5.2 The Building is a two storey structure, long and rectangular in its shape with a 
floor space over 2000 metre squared. The structure is externally formed of red brick 
(with decorative stack bond brickwork) and large, uniform regular windows and a flat 
roof. Although the building is of a modern form it is considered broadly in character 
with the existing school which contains a mix of styles. The building is located to the 
rear of the site and it will be visible from North Denes Road and Beaconsfield Road. 
The area around the school is largely defined by residential properties along North 
Denes Road and open space. However its impact to the broader character of the 
area is not considered significantly adverse. The profile plans provided shows the 
science block will be lower in height than the existing structures. Excluding extraction 
and plant equipment the height of the proposed science block is 9 metres. A material 
condition could be considered to ascertain the exact type pf brick used.  
 
5.3 Whilst the improving of an existing school is broadly supported this must be 
balanced against the loss of the existing green space used for sports provision. 
Local and National Policy aims to retain and improve sports facilities. To offset the 
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loss the applicant has proposed MUGAs which are multi use sports areas. They 
have proposed a MUGA and hard standing area within the school itself as well as a 
MUGA to the green space to the south of Beaconsfield Road which belongs to 
school. They had also proposed MUGA facilities on the recreational ground at 
Barnard Avenue, but this was subsequently removed from the scheme following 
Sports England comments.          
 
5.4 Sport England had been consulted and they originally raised an objection. Whilst 
the loss of the sports ground within the school had not been deemed significant they 
have raised concern that a MUGA pitch at Barnard Avenue would remove grass 
playing fields utilised by Local Clubs. They then stated that should this MUGA be 
removed they will reassess the application. The applicant provided an amended plan 
removing the MUGA from the northern playing field. Sport England Responded and 
advised they did not object subject to a condition providing the technical spec of the 
MUGA. Whilst loss of sports provision is resisted under policy it can be offset by 
better or equivalent sites or the loss can be justified against a wider benefit. It is 
considered with Strategic Planning and Sport England not objecting and with the 
provision of alternative MUGA pitches the loss of the playing field to the rear of the 
Charter Academy is not significantly adverse.     
 
5.5 The proposal will result in an increase of both staff and pupil numbers although it 
is noted that some of this increase will be result from other changes within the 
existing building. This increased numbers would result in an increase of travelling 
both to and from the site. To offset this increase the proposal shows an increase to 
the car parking facilities and provision of cycle storage. The applicant (in accordance 
with paragraph 108 and 109 of the National Planning Policy Framework) has 
submitted a travel plan and transport assessment. The travel plan provides 
mitigation techniques to encourage sustainable transport. The Transport 
Assessment in conjunction with the travel plan states there will not be a significant 
impact upon the Local Road Network.     
 
5.6 The Highway Authority was consulted and they have not objected to the 
proposal. The Highway response states that the proposal creates 88 car parking 
spaces which would meet the requirements created by additional staff. They have 
requested conditions (the full list is available on the consultee responses) that 
ensure that any gates are a sufficient distance from the access and that the access 
is suitably widened. That the parking and access is completed prior to use and 
details of a construction management plan and details of construction parking is 
provided. In addition Traffic Regulation Order for the provision of School Keep Clear 
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Markings is promoted by the Highway Authority and the traffic management plan is 
carried out.   
 
In accordance with the Highway response the impact to the surrounding highways is 
deemed to be acceptable. It should be noted that whilst the application form states 
the proposal will result in 150 full time staff the highway department has qualified 
with the application that the resultant full time staff will be 88.     
 
5.7 The site is not within flood zone 2 or 3 according to Environmental Agency data 
but there are areas of critical drainage within the site and the local Strategic Flood 
Risk Assessment states it is within flood zone 2, in addition the proposal is a major 
application and proposes an increase in hard surfaces. A Flood Risk Assessment 
and surface water information has been submitted and the Lead Local Flood 
Authority had been consulted. The Flood Risk Assessment (FRA) states that the 
probability of flooding is low in all eventualities and the impact is also low in all 
eventualities except from tidal and fluvial where it is medium. The FRA further states 
that the new science block will have a floor level higher than the existing school and 
will be safe from flooding. The FRA recommends a surface water plan. The applicant 
has also provided additional surface water data in the form of a proposed drainage 
plans and calculations.  
 
5.8 The Lead Local Flood Authority had been consulted and they have not objected 
to the proposal. They have welcomed the Sustainable Drainage Scheme and have 
not objected subject to a condition. A separate condition for a Flood Response Plan 
can also be considered.    
 
5.9 Building Control and the Fire Service have recommended alterations to comply 
with their legislation. In the interests of providing safe escape for pupils with limited 
mobility they require a second lift. The applicant has responded to this and disagrees 
with the need for a second evacuation lift and provided a fire strategy report detailing 
their fire mitigation techniques. Building Control have been re-consulted and have 
reaffirmed that the proposal should contain a second evacuation lift. Based on the 
responses of both Building Control and the Fire Service the internal layout of 
proposed science block does not meet their required standards.  
 
5.10 In addition the fire service requests an additional gate in the Beaconsfield Road 
fence to allow fire crews access to the rear of the Science Block, this could be 
provided by way of a condition. By way of an obligation a new fire hydrant has also 
been requested. The form this obligation is obtained is requested by the statutory 
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consultee as a section 106, but it may be possible in the interests of time and cost to 
utilise a section 111 agreement by way of condition. 
 
5.11 A Noise Impact Assessment has been provided. It is noted that the reports front 
cover states Trafalgar College, but the report itself refers to both Trafalgar College 
and the Charter Academy. Environmental Health were consulted on the contents of 
the report and the wider noise impact of the college. Initially Environmental Health 
raised concerned that insufficient information had been provided in regards to any 
potential new plant equipment and the nearest noise receptors. The applicant has 
provided the required information and presented with this detail the environmental 
Health Officer was content that the possibility of noise disturbance was low.   
 
5.12 The application will result in the removal of 3 trees in the south west corner of 
the site along the boundary. The proposal will also remove a set of small trees in the 
car park. The Arboricultural Report states the trees to be removed are of low quality 
and the Root Protection Areas should provide adequate protection to the retaining 
trees. They have noted 1 tree (T48) could be adversely affected due to development 
within its RPA and its poor health already. The proposal will compensate the losses 
with a planting plan notably concentrated along the western boundary. The proposed 
planting used some native species which was a request of the ecological report as 
an enhancement. The Tree and Landscaping officer has not object to the proposal, 
and the impact to landscaping is considered relatively minor.  
 
5.13 The Ecological Appraisal notes there are sites of important European Interest 
and an SSSI nearby with the North Denes SPA approximately 100 metres from the 
school grounds, but the impact of the proposal is considered by the report to be 
neutral. The Council, as Competent Authority, is satisfied that, as a school, there will 
not be any significant increase in disturbance to any nearby Natura 2000 sites.   
 
5.14 The direct onsite impact is considered negligible to most species and the impact 
would again be neutral. With enhancements the report states the proposal could 
offer a small gain. It is noted that that the report states a comprehensive bat survey 
is required and bird boxes could be used as an enhancement measure.   
 
5.15 No neighbour objections were received and the overall proposal is not 
considered to significantly and adversely impact upon neighbours. 
 
5.16 The proposal also includes other alterations across the site. These include the 
formation of a window into an existing office, a hall door into the canteen and 
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removal of a conservatory. These alterations are not considered significantly adverse 
and do not significantly affect the neighbouring properties.  
 
6. RECOMMENDATION :- Recommended for approval, subject to all conditions 
ensuring a suitable development. The full conditions recommended by the Highway 
Department, the Lead Local Flood Authority and Sports England.  
 
Details of materials, a flood response plan and adequate ecology mitigation. 
 
The proposal should be carried out in accordance with the submitted reports and 
should be subject to an obligation for a fire hydrant.  
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NORFOLK FIRE & RESCUE SERVICE 
Group Manager Eastern 

Friars Lane 
GREAT YARMOUTH, NR30 2RP 

Tel:   (01493) 843212 
  

  
 
Mr J Beck 
Great Yarmouth Borough Council 
Planning Services  
Development Control 
Town Hall  
Hall Plain 
Great Yarmouth 
Norfolk 
NR30 2QF 

 
 

Website:  www.norfolkfireservice.gov.uk 
 

Please ask for:  Peter Harris 
Direct Dial:  0300 123 1379 
Email:       peter.harris@fire.norfolk.gov.uk 
My Ref:  00015836 
Your Ref:    

 
 

28 January 2019 

Dear Sir 
 
Planning Application No:  06/18/0683/F 
Development at:  Great Yarmouth Charter Academy, Salisbury Road, Gt Yarmouth 
For:  New 2 Storey Science block 
 
Further to my letter dated 20th December 2019 and following consultation with my 
colleagues, I wish to add that it is the policy of Norfolk Fire and Rescue Service that two 
evacuation lifts should be installed in new school buildings. 
 
The rationale behind this requirement was that these schools need to evacuated quickly 
and safely in the event of an emergency and we could not perceive of a situation where 
this could be achieved with only one non-evacuation lift in the middle of the building.  
BB100 states that ‘As schools have become more inclusive, the need for lifts to assist 
those pupils with limited mobility is increasing widespread. It may be beneficial to design 
all lifts to be used as evacuation lifts, which will assist the safe escape of anyone with a 
mobility problem..’ 
 
Should you require any further assistance please do not hesitate to contact me on the 
number shown above. 
 
Yours faithfully 
 

 
Peter Harris 
Fire Safety Officer 
for Chief Officer 
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From: Philip Raiswell
To: Ian Reilly
Cc: ; Jason Beck
Subject: Re: App Ref: 06/18/0683/F - Great Yarmouth Charter Academy NR30 4LS
Date: 30 January 2019 07:20:07

Ian/Jason,

Further to the above planning application, Sport England are prepared to withdraw our
objection to this application, provided the proposed MUGA at Barnards Bridge is removed
from the scheme, which will ensure no impact on the grass pitches on this important site
for football in Great Yarmouth.

We would judge that the provision of new MUGAs on the main school site and the smaller
detached playing field would meet our exception E5, constituting new facilities for the
development of sport that outweigh the loss of playing field.

We would require a planning condition which requires full technical specifications for the
new MUGAs to be submitted to, and approved, by the LPA (in consultation with Sport
England).

I hope this clarifies this matter.

Kind Regards,

Philip Raiswell
Sport England.

Sent from my iPad

On 29 Jan 2019, at 21:49, Ian Reilly <ianr@lanproservices.co.uk> wrote:

Philip
 
Sorry I wouldn’t usually chase like this but I am keen to understand if our
amendment addresses your issues. I am trying to get the application on committee
on 06/02, which means the report needs to be published by tomorrow.
 
If I miss the February deadline I am informed by DfE that the project is at risk of not
being delivered during the Summer.
 
I have requested that  the Council form the report subject to your objection being
resolved, but they haven’t confirmed if they are prepared to do this.
 
Regards
 
Ian
 
Ian Reilly MRTPI
Regional Director
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Schedule of Planning Applications      Committee Date: 6 February 2019 
 
Reference: 06/18/0327/F 

   Parish: Bradwell 
   Officer: Mr G Clarke 

Expiry Date: 08/03/19  
 
Applicant: Mr D James 
 
Proposal: Two detached houses and two detached bungalows 
 
Site:  21 Crab Lane 
  Bradwell   
 
 
REPORT 
 
1 Background / History :- 
 
1.1 The application site consists of a chalet bungalow located towards the 

Crab Lane frontage of the plot with a large rear garden, at some time the 
garden appears to have been extended to the west through the addition 
of part of No.19 Crab Lane’s rear garden. 

 
1.2 The plot measures 87m long and is 24m wide at the front and rear 

sections, and 35m at the wider central area.  The rear of the application 
site adjoins the side boundaries of houses on Parkland Drive, the 
eastern boundary of the application site adjoins the rear boundaries of 
semi-detached houses on Headington Close and the side boundary of 
No. 23 Crab Lane.  The western boundary of the site runs to the side and 
behind the boundary of No. 19 Crab Lane, and alongside the rear section 
of the side boundary of No. 17 Crab Lane. 

 
1.3 There are three trees in the rear garden that are subject to a Tree 

Preservation Order, a Scots pine and an oak to the rear of the dwelling 
and a Monterey cypress close to the rear boundary of 6 Headington 
Close.  A fourth tree was felled without consent, and following 
enforcement action subsequently replaced however this replacement 
pine has since failed. 

 
1.4 In 2017 outline planning permission was refused for the erection of two 

detached, three-storey, four bedroom houses at the front of the site, a 
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four bedroom chalet bungalow on the land at the rear of 19 Crab Lane 
and a pair of three bedroom houses linked by garages at the rear 
(06/17/0199/O).  This application was refused on the grounds that it 
would be an over-development of the site, loss of protected trees, harm 
the amenity of neighbouring residents and out character with the existing 
settlement form and street scene.  A subsequent appeal was dismissed 
with the inspector agreeing that the proposal would be an over-
development and that three dwellings at the rear of the site with a 
hardstanding and turning area would introduce noise and disturbance to 
the occupiers of the dwellings on Headington Close from the comings 
and goings of people and vehicles.  She also considered that the house 
on plot 1 would cause overlooking and loss of privacy and that the loss of 
the TPO trees would be harmful to the character and appearance of the 
area.  A copy of the decision is attached. 

 
1.5 In 2007 planning permission was refused for the demolition of the 

existing dwelling and the erection of one house at the front of the site 
and three bungalows at the rear (06/07/0151/O) and in 2006 permission 
was refused for the demolition of the existing dwelling and the erection of 
two houses at the front of the site with four bungalows at the rear 
(06/06/0515/O). 

 
1.6 The current proposal is to build two, two-storey houses at the front of the 

site which be sited roughly in line with the existing houses to either side 
with a new vehicular access in the centre of the Crab Lane frontage 
leading to a parking/turning area and two detached bungalows at the 
rear of the site.  The three trees that are subject to the TPO will all be 
retained. 

 
2 Consultations :- 
 
2.1 Highways – no objections subject to conditions regarding access, 

visibility splays and parking. 
 
2.2 Parish Council – the Council strongly objects to any planning application 

involving the removal of trees that are subject to Tree Preservation 
Orders and, until reassurance is given that original Orders will remain 
and no tree will be felled in the course of housing development, it will 
only support those applications which retain original Tree Preservation 
Orders. 

 
2.3 Strategic Planning - The proposal seeks to demolish an existing dwelling 

and erect two bungalows and two detached houses, a net gain of 3 
dwellings.  The site is located in Bradwell which is identified as a Key 
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service centre in the Core Strategy.  The site is located within the saved 
village development limits. The site is therefore well located among 
current dwellings and the additional dwellings will contribute to the 
overall housing land supply within the Borough. 

 
However, it is noted from the planning history of this site a previous 
application for 5 dwellings was refused in 2017. One of the reasons for 
this was the protection of 3 trees with TPO’s (Tree Preservation Orders) 
upon them.  The new layout proposed would involve the removal of the 
Monterey Cypress on the eastern boundary of the site.  This would have 
an impact upon the surrounding area as these trees make a moderate to 
substantial contribution to visual amenity and consequently have a 
positive effect on the character and appearance of the area.  In terms of 
policy, removal of this tree would be contrary to Policy CS9 of the core 
strategy – developments should conserve and enhance landscape 
features and townscape features. 

Although Strategic planning holds no objection to the principle of a small 
residential development at this site, the current layout results in the 
removal of a tree subject to a TPO and the Strategic Planning Team 
therefore objects to this application in its current form.  However no 
doubt you may well have other matters to weigh in reaching a decision. 

 
2.4 Neighbours – 3 objections have been received and one comment 

seeking further information copies of which are attached.  The main 
reasons for objection are a) overshadowing, b) loss of privacy, c) extra 
traffic, d) drainage e) loss of trees, f) disturbance caused by vehicular 
traffic to the bungalows at the rear of the site and g) loss of the existing 
dwelling. 

 
3 Policy :- 
 

GREAT YARMOUTH LOCAL PLAN: CORE STRATEGY 
 
3.1 POLICY CS1 – Focusing on a sustainable future 
 

For the Borough of Great Yarmouth to be truly sustainable it has to be 
environmentally friendly, socially inclusive and economically vibrant not 
just for those who currently live, work and visit the borough, but for future 
generations to come.  When considering development proposals, the 
Council will take a positive approach, working positively with applicants 
and other partners to jointly find solutions so that proposals that improve 
the economic, social and environmental conditions of the borough can be 
approved wherever possible. 
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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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3.2 POLICY CS2 – Achieving sustainable growth 
 

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

 
a) Ensure that new residential development is distributed according to 

the following settlement hierarchy, with a greater proportion of 
development in the larger and more sustainable settlements:  
• Approximately 35% of new development will take place in the 

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

borough’s Key Service Centres at Bradwell and Caister-on-Sea  
• Approximately 30% of new development will take place in the 

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

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

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

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

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

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

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

 
d) Promote the development of two key strategic mixed-use 

development sites: the Great Yarmouth Waterfront area (Policy 
CS17) and the Beacon Park extension, south Bradwell (Policy CS18)  

 
e) Encourage the reuse of previously developed land and existing 

buildings  
 

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

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

 
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  

 
3.4 Policy CS11 – Enhancing the natural environment 
 

The Council will work with other partner authorities and agencies to 
improve the borough’s natural environment and avoid any harmful 
impacts of development on its biodiversity, geodiversity, landscape 
assets, priority habitats and species. This will be achieved by:  

 
a) Conserving and enhancing designated nature conservation sites, 

including Sites of Special Scientific Interest (SSSIs), Special Protected 
Areas (SPAs), Marine SPAs, Special Areas of Conservation (SAC), 
RAMSAR sites, National Nature Reserves, Local Nature Reserves 
Norfolk County Wildlife Sites and Norfolk County Geodiversity Sites  

 
b) Working in partnership with relevant nature conservation organisations 

to ensure that protected species, such as Little Terns, are adequately 
protected from any adverse effects of new development. This includes 
the preparation of the Natura 2000 Sites Monitoring and Mitigation 
Strategy and ensuring assessment of development proposals in the 
vicinity of the colonies  

 
c)  Relevant development will be required to deliver the mitigation 

measures identified in the Natura 2000 Sites Monitoring and Mitigation 
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Strategy. This document is being prepared and will secure the 
measures identified in the Habitat Regulations Assessment which are 
necessary to prevent adverse effects on European wildlife sites 
vulnerable to impacts from visitors  

 
d) Ensuring that the Norfolk Coast Area of Outstanding Natural Beauty 

(AONB), the Broads and their settings are protected and enhanced  
 

e) Safeguarding and where possible enhancing the borough’s wider 
landscape character, in accordance with the findings of the borough’s 
and the Broads Authority’s Landscape Character Assessment  

 
f) Improving the borough’s ecological network and protecting habitats 

from fragmentation by working with our partners to:  
 

• create coastal habitats, including those along developed stretches  
• enhance and protect the quality of the habitats, including buffering 

from adverse impacts  
 

g) Ensuring that all new development takes measures to avoid or reduce 
adverse impacts on existing biodiversity and geodiversity assets. 
Where adverse impacts are unavoidable, suitable measures will be 
required to mitigate any adverse impacts. Where mitigation is not 
possible, the Council will require that full compensatory provision be 
made  

 
h)  Ensuring that all new development appropriately contributes to the 

creation of biodiversity and/or geodiversity features through the use of 
landscaping, building and construction features, sustainable drainage 
systems and geological exposures  

 
i)  Further developing public understanding of biodiversity and 

geodiversity and where appropriate, enabling greater public access to 
any notable biodiversity and/or geodiversity assets  

 
j)  Protecting and where possible enhancing the quality of the borough’s 

resources, including inland and coastal water resources and high 
quality agricultural land, in accordance with Policy CS12  

 
k) Working with developers and landowners to ensure land management 

practices protect and enhance landscapes and to restore landscapes 
where valued features and habitats have been degraded or lost 
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l) Identifying and where appropriate reassessing the locations of 
strategic gaps to help retain the separate identity and character of 
settlements in close proximity to each other  

 
m) Identifying and where appropriate reassessing the locations of local 

green spaces to help protect open spaces that are demonstrably 
special to a local community and hold a particular local significance. 

 
 
3.5 Saved Great Yarmouth Borough-Wide Local Plan Policies 
 

The Great Yarmouth Borough Wide Local Plan was adopted in 2001 and 
the most relevant policies were ‘saved’ in 2007 and assessed again in 
January 2016.  An assessment of policies was made during the adoption 
of the Core Strategy in December 2015 and these policies remain saved 
following the assessment and adoption.  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. 

 
3.6 POLICY HOU7  
 

NEW RESIDENTIAL DEVELOPMENT MAY BE PERMITTED WITHIN 
THE SETTLEMENT BOUNDARIES IDENTIFIED ON THE PROPOSALS 
MAP IN THE PARISHES OF BRADWELL, CAISTER, HEMSBY, 
ORMESBY ST MARGARET, AND MARTHAM AS WELL AS IN THE 
URBAN AREAS OF GREAT YARMOUTH AND GORLESTON. NEW 
SMALLER SCALE RESIDENTIAL DEVELOPMENTS* MAY ALSO BE 
PERMITTED WITHIN THE SETTLEMENT BOUNDARIES IDENTIFIED 
ON THE PROPOSALS MAP IN THE VILLAGES OF BELTON, FILBY, 
FLEGGBURGH, HOPTON-ON-SEA, AND WINTERTON.  IN ALL 
CASES THE FOLLOWING CRITERIA SHOULD BE MET: 

 
(A) THE PROPOSAL WOULD NOT BE SIGNIFICANTLY 

DETRIMENTAL TO THE FORM, CHARACTER AND SETTING 
OF THE SETTLEMENT; 

 
(B) ALL PUBLIC UTILITIES ARE AVAILABLE INCLUDING FOUL 

OR SURFACE WATER DISPOSAL AND THERE ARE NO 
EXISTING CAPACITY CONSTRAINTS WHICH COULD 
PRECLUDE DEVELOPMENT OR IN THE CASE OF SURFACE 
WATER DRAINAGE, DISPOSAL CAN BE ACCEPTABLY 
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ACHIEVED TO A WATERCOURSE OR BY MEANS OF 
SOAKAWAYS; 

 
(C) SUITABLE ACCESS ARRANGEMENTS CAN BE MADE; 
 
(D) AN ADEQUATE RANGE OF PUBLIC TRANSPORT, 

COMMUNITY, EDUCATION, OPEN SPACE/PLAY SPACE AND 
SOCIAL FACILITIES ARE AVAILABLE IN THE SETTLEMENT, 
OR WHERE SUCH FACILITIES ARE LACKING OR 
INADEQUATE, BUT ARE NECESSARILY REQUIRED TO BE 
PROVIDED OR IMPROVED AS A DIRECT CONSEQUENCE 
OF THE DEVELOPMENT, PROVISION OR IMPROVEMENT 
WILL BE AT A LEVEL DIRECTLY RELATED TO THE 
PROPOSAL AT THE DEVELOPER’S EXPENSE; AND, 

 
(E) THE PROPOSAL WOULD NOT BE SIGNIFICANTLY 

DETRIMENTAL TO THE RESIDENTIAL AMENITIES OF 
ADJOINING OCCUPIERS OR USERS OF LAND. 

 
(Objective: To ensure an adequate supply of appropriately located 
housing land whilst safeguarding the character and form of settlements.) 

 
* ie. developments generally comprising not more than 10 dwellings. 

 
3.7 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  Local finance considerations:- 
 
4.1  Under Section 70(2) of the Town and Country Planning Act 1990 the 

council is required, when determining planning applications, to have 
regard to any local finance considerations so far as they are material to 
the application.  Local finance considerations are defined as a 
government grant, such as new homes bonus or the Community 
Infrastructure Levy.  It is noted that the Borough of Great Yarmouth does 
not have the Community Infrastructure Levy.  Whether or not a local 
finance consideration is material to a particular decision will depend on 
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whether it could help to make the development acceptable in planning 
terms.  It would not be appropriate to make a decision on the potential for 
the development to raise money for a local authority. In this case local 
finance considerations are not considered to make the development 
more acceptable. 

 
 
5 Assessment :- 
 
5.1 The application has been on hold awaiting the submission of a Shadow 

Habitats Regulations Assessment (SHRA) to determine whether the 
application will be likely to have significant effects on one or more Natura 
2000 sites.  Permission may only be granted if it is determined that the 
application will not adversely affect the integrity of any Natura 2000 site.  
A SHRA has now been submitted and it is the assessment of the Local 
Planning Authority, as Competent Authority, that any adverse effects of 
the development on Natura 2000 sites can be adequately mitigated for 
by a contribution to the Habitats Monitoring and Mitigation Strategy and 
the applicant has paid a contribution of £110 per dwelling towards the 
Council’s Monitoring and Mitigation Programme. This assessment is 
made having taken into account both the direct and cumulative effects 
that the site may have in terms of recreational pressures on any Natura 
2000 sites. 

 
5.2 The previous application included the erection of two houses at the front 

of the site with a chalet bungalow and two houses at the rear.  Although 
this was an outline application the drawings showed two large, three 
storey houses at the front which would have had an adverse effect on 
light and outlook to the adjoining dwellings facing Crab Lane.  The 
houses, as now proposed, are smaller and are more in keeping with the 
scale and design of the adjoining dwellings on the road frontage.  In 
particular the house on plot 2 is further from the boundary with no. 23, 
with the main two-storey part of the house being roughly in line with that 
property.  The houses will have first floor windows at the rear that will 
overlook adjoining gardens but there is already an element of 
overlooking from existing first floor windows so the proposal will not 
introduce overlooking where it does not already occur. 

 
5.3 No. 21 Crab Lane has a garage close to the boundary with the 

application site with the house itself being approximately 5 metres from 
the boundary.  The two-storey part of the new house next to no. 21 will 
not extend beyond the rear elevation of that property and, as the rear 
gardens face south, it will not cause any significant overshadowing or 
loss of light to the neighbour.  The access road runs down the middle of 
the site and the garden to plot 1 and a landscaped area will be next to 
no. 21 so the road will not adjoin the boundary of that property. 

 
5.4 The two earlier applications in 2006 and 2007 showed four dwellings at 

the rear and three dwellings respectively and the recent application that 
was dismissed on appeal showed two houses and a chalet bungalow at 
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the rear of the site.  The chalet bungalow was to be sited to the west of 
the turning area opposite the rear gardens of 4, 6 & 8 Headington Close.  
The current proposal has two detached bungalows at the rear which is a 
lesser number of dwellings in the rear garden than the previous 
applications.  The proposed layout shows two parking spaces for plot 2 
at the rear of 4 Headington Close and the parking spaces for plot 1 on 
the opposite side of the turning area to the west.  The parking for the 
bungalows will be located between the two dwellings.  In dismissing the 
appeal the inspector considered that the three dwellings at the rear 
would introduce noise and disturbance from the comings and goings of 
people and vehicles.  The reduced number of dwellings now proposed 
would have less of an adverse effect with the wider landscaped area at 
the rear of Headington Close also providing more screening to the 
access road and turning area.  All of the previous applications included 
dwellings in the centre of the site; the current proposal locates the 
dwellings at the front and the rear of the land in line with the existing built 
development on Crab Lane and Parkland Drive.  This layout will reduce 
activity in the middle of the site and should result in less noise and 
disturbance to the surrounding dwellings than the previous proposals.  If 
the Committee considers consider that there may still be a problem with 
noise from cars using the road and parking areas it may be possible to 
relocate the parking for the houses on plots 1 and 2 to the front of the 
site which would further reduce traffic movements at the rear of the site. 

 
5.5 The other main reason for dismissing the appeal was the loss of the 

trees that are covered by a TPO, the applicant has now addressed this 
concern by submitting a revised drawing showing the retention of the 
TPO trees and replacement tree planting. 

 
5.6 The reduced number of dwellings that are now proposed and the 

amended layout with two bungalows at the rear of the site and two 
houses at the front is a more spacious form of development and would 
have less of an adverse effect on the character of the area.   

 
5.7 The site is located in a suburban settlement which is within the Council’s 

Core Strategy development boundary and therefore the site is 
considered to be a sustainable location for residential development.  The 
reduced number of dwellings and the retention of the TPO trees result in 
a more acceptable form of development and it is considered that it would 
now be difficult to justify refusing permission and the recommendation is 
therefore to approve. 

 
6 RECOMMENDATION :-  
 
6.1 Approve – the proposal conforms with the aims of Polices CS1, CS2, 

CS3 and CS11 of the Great Yarmouth Local Plan: Core Strategy and 
saved Policies HOU7 and HOU17 of the Great Yarmouth Borough-Wide 
Local Plan. 
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6.2 Approval should be subject to the conditions requested by Highways, 
details of measures to protect the TPO trees during construction and 
surface water drainage.  
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Schedule of Planning Applications     Committee Date: 6th February 2019  
 
Reference: 06/18/0648/F 
        Parish: Martham 
        Officer: Mrs G Manthorpe 
        Expiry Date: 07/01/19 
 
Applicant: Mr and Mrs D Wlodarczyk  
 
Proposal: Two storey rear extension 
 
Site:  24 Rowan Road Martham  
 
REPORT 
 
1. Background / History :- 
 
1.1 The application site is a detached two storey dwelling located on the southern 

side of Rowan Road Martham.  
 
1.2 The previous planning history on the site comprises permission for a 

kitchen/bedroom extension, deemed permitted development in1975 and the 
construction of a bay window to the front of the dwelling in 1998.  

 
 

2      Consultations :- 
 

2.1 Neighbour Consultations – There is an objection to the application which is 
attached to this report. A summary of the objection is below: 

 

 The size is disproportionate to the original dwelling.  

 There are no other extensions on that part of Rowan Road.  

 This extension would bring forward the southern window causing overlooking.  
 

2.2 Highways – No objection the application.  
 
2.3 Parish Council – no comment.  
 
2.4 Building Control Officer – No objection.  
 
3   Local Planning Policy :- 
 

3.1 Policy CS9  High quality, distinctive places are an essential part in attracting 
and retaining residents, businesses, visitors and developers. As such, the 
Council will ensure that all new developments within the borough. 
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3.2 Saved Policy HOU18 of the Borough Wide Local Plan.  
 

Extensions and alterations to dwellings will be permitted where the proposal: 
 
(a) is in keeping with the design of the existing dwelling and the character 
of the area; 
 
(b) would not significantly affect the amenities of any neighbouring 
dwelling; and, 
 
(c) would not result in over-development of the site. 

 
4. National Planning Policy Framework:- 
 
4.1  Paragraph 7. The purpose of the planning system is to contribute to the 

achievement of sustainable development. At a very high level, the objective of 
sustainable development can be summarised as meeting the needs of the 
present without compromising the ability of future generations to meet their 
own needs. 

 
4.2   Paragraph 11 (partial) 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. 

 
5      Local finance considerations:- 
  
5.1     Under Section 70(2) of the Town and Country Planning Act 1990 the council is 

required when determining planning applications to have regard to any local 
finance considerations, so far as material to the application. Local finance 
considerations are defined as a government grant such as new homes bonus 
or the Community Infrastructure Levy. It is noted that the Borough of Great 
Yarmouth does not have the Community Infrastructure Levy. Whether or not a 
local finance consideration is material to a particular decision will depend on 
whether it could help to make the development acceptable in planning terms. 
It would not be appropriate to make a decision on the potential for the 
development to raise money for a local authority. In this case local finance 
considerations are not considered to be material to the case as the 
development is an application for an extension to an existing dwelling.  
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6       Assessment:- 
 
6.1  The application is for the erection of a two storey rear extension which will also 

connect to the existing garage. The garage will remain single storey. The 
materials proposed are to match the existing dwelling in compliance with saved 
policy HOU18 of the Borough Wide Local Plan. The garden is of sufficient size 
to accommodate the development and will not constitute an over development 
of the site.  

 
6.2 There has been an objection from a rear neighbour to the proposed 

development. When assessing applications the fall-back position is required to 
be assessed, in this instance the General Permitted Development Order reads 
as follows (partial): 

 
         Class A – enlargement, improvement or other alteration of a dwellinghouse 
 

(h) the enlarged part of the dwellinghouse would have more than a single 
storey and— 
(i) extend beyond the rear wall of the original dwellinghouse by more than 3 
metres, or 
ii) be within 7 metres of any boundary of the curtilage of the dwellinghouse 
being enlarged which is opposite the rear wall of that dwellinghouse; 

 
6.3   The objection states that there are no similar extensions approved within the 

immediate vicinity; the appearance of the extension is in keeping with the 
character of the area and the existing dwelling. The increase in size is not, 
given the size of the dwelling and curtilage disproportionate to the existing 
dwelling and this does not warrant a reason for refusal.  

 
6.4   There will be a degree of increase in overlooking however given the location of 

the existing window the increase will not be so significant to warrant a 
recommendation of refusal of the application. The objection also states that the 
sunsets will be lost from view; this objection is noted however on balance it is 
not deemed reasonable to justify refusal of the application as the loss of a view 
is not a material consideration in planning terms.  

 
 
7      RECOMMENDATION :-  
 
7.1 Approve - subject to a condition to ensure that the development is built in 

accordance with the approved plans.  
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