
 

Development Control Committee 

 

Date: Wednesday, 22 May 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 3 April 2019. 
  
  
 

6 - 10 

4 PLANNING APPLICATIONS 

  
  
 

 

5 06-18-0315-0 HALL VIEW MARTHAM ROAD ROLLESBY (LAND 

TO REAR OF) 

  
Development of site for residential use (up to 13) with proposed 
means of vehicular access. 
  
  
  
 

11 - 41 

6 06-18-0717-O BEECH HOUSE MAIN ROAD FLEGGBURGH 

  
Residential development to provide 4 no. plots for detached houses 
& garages. 

42 - 58 
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7 06-18-0370-F THE OLD VICARAGE THE STREET HEMSBY 

  
Construction of a detached double garage to serve existing dwelling 
and sub-division of side garden and the construction of a detached 3 
bedroom chalet bungalow. 
  
  
  
 

59 - 87 

8 06-18-0716-O WEST ROAD WEST END (THE STABLES 

PADDOCK FARM) WEST CAISTER 

  
Erection of a 4 bedroom bungalow with double garage and access 
through existing access. 
  
  
  
 

88 - 103 

9 PLANNING APPLICATIONS CLEARED BETWEEN 28 MARCH & 

30 APRIL 2019 BY PLANNING MANAGER UNDER DELEGATED 

POWERS AND BY COMMITTEE. 

  
The Committee to receive & note the planning applications cleared 
between 28 March & 30 April 2019. 
  
  
  
 

104 - 
115 

10 OMBUDSMAN AND APPEAL DECISIONS 

  
The Planning Manager to report at the meeting. 
  
  
  
 

 

11 ANY OTHER BUSINESS 

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

 

12 EXCLUSION OF PUBLIC 

  
In the event of the Committee wishing to exclude the public from the 
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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, 03 April 2019 at 18:30 
  

  

PRESENT: 

  

Councillor Hanton (in the Chair); Councillors Annison, Bird, G carpenter, Drewitt, 

Fairhead, Flaxman-Taylor, Galer, Hammond, Wainwright, Williamson, A Wright & B 

Wright. 

  

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

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

(Monitoring Officer), Mr G Bolan (Planning Technician) & Mrs C Webb (Senior 

Member Services Officer). 

  

  

 

1 APOLOGIES FOR ABSENCE 1  

  
There were no apologies for absence. 
  
  
  
 

2 DECLARATIONS OF INTEREST 2  

  
Councillor Drewitt declared a personal interest in Item 4 as he was a Ward 
Councillor and he knew one of the objectors personally. Councillor Williamson 
declared a personal Interest in item 5 as he was a Ward Councillor.  
  
However, in line with the Council's Constitution, they were allowed to both 
speak and vote on the items. 
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3 MINUTES 3  

  
The minutes of the meeting held on 6 March were confirmed. 
  
  
 

4 APPLICATION 06-18-0335-O - LAND OFF MILL ROAD, BURGH CASTLE 4
  

  
The Committee received & considered the report from the Planning Manager. 
  
The Senior Planning Officer reported that the current proposal was for a 
terrace of four houses with four car ports sited between the houses and 
Oaktree Cottage and six parking spaces elsewhere on the site. The 
development would be served by a single vehicular access point towards the 
north eastern boundary of the site. The site was outside, but adjoined the 
Village Development Limit. The Senior Planning Officer reported that there 
was adequate amenity land and curtilage  to serve a development of this size.  
  
There has been a history of refusals for dwellings on the site with the last 
application being refused and an appeal dismissed in 1988. There was a line 
of five oak trees along the southern boundary of the site with Oaktree Cottage 
which would be retained. Within the site, there is one large sycamore tree 
which is in close proximity to the oak trees and which would need to be 
removed to allow for the proposed development. Other smaller trees on the 
site would also be removed but these are not of any great amenity value and 
this has been assessed by our Trees Officer. The removal of the Sycamore 
would aid the longevity of the line of Oak trees. 
  
The Parish Council had objected to the application due to highway safety 
concerns along Mill Road and at the Mill Road/Butt Lane junction, no footpath 
or street lighting and inadequate sewer service. Five letters of objection had 
been received from local residents citing too many houses, potential parking 
problems, road safety due to lack of pavements and street lighting and speed 
of traffic. The Senior Planning Officer reported comments received in another 
letter of objection which did not form part of the agenda report. 
  
The Senior Planning Officer reported that the application had been on hold 
awaiting the submission of a Shadow Habitats Regulations Assessment 
(SHRA) to determine whether the application would be likely to have 
significant effects on one or more Natura 2000 sites.  A SHRA has now been 
received and it has been determined that any adverse effects can be mitigated 
for by a contribution to the Habitats Monitoring & Mitigation Strategy and the 
applicant has paid a contribution of £110 per dwelling. 
  
The Senior Planning Manager reported that an important factor when 
determining applications is whether a Local Authority had the ability to 
demonstrate a 5 year housing land supply. There is currently a housing land 
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supply of 2.6 years. 
  
Members raised concerns regarding highway safely along Mill Road and at the 
Mill Road/Butt Lane junction. Councillor Williamson was concerned regarding 
the lack of footpaths and pedestrian safety as vehicles travelled at speed 
along Mill Road. Councillor Wainwright was concerned that Highways had 
objected to a previous application on this site but had not objected to this 
application. The Senior Planning Manager reported that there had been a 
change in highway policies in recent months. Councillor Flaxman-Taylor was 
concerned that Anglian Water had not commented on the application.The 
Senior Planning Officer reported that Anglian Water did not comment on all 
applications and there had been recent major upgrades to the pumping station 
at Stepshort, Belton. 
  
The Senior Planning Officer reported that the proposal could not be assessed 
against the isolation test as there were other properties in the nearby vicinity. 
The Planning Manager reported that the new home owners could access the 
village amenities by car which meant that the application was in a sustainable 
location and additional residents would lead to the growth of the village. The 
Planning Manager reported that a replacement dwelling had recently been 
given planning permission nearby. 
  
The Senior Planning Officer reported that taking all the evidence and policies 
into account and the lack of a five year land supply, it was considered that it 
would be difficult to justify refusal of the application and the recommendation 
was to approve as the proposal complied with Policies CS1, CS2 & CS11 of 
the Great Yarmouth Local Plan:Core Strategy and the Interim Housing Supply 
Policy. 
  
Mr Swan, Parish Council representative, reported the salient areas of the 
Parish Councils objections to the Committee and asked them to support the 
Parish Council and refuse the application. 
   

Councillor Annison made a motion that the application be refused on the 
grounds that it went against National Planning Policy Framework, July 2018, 
Paragraph 8; (b) and (c). This motion was seconded by Councillor Wainwright 
and following a vote; it was 
  
RESOLVED:- 
  
That application number 06/18/0563/F be refused.  
  
Policy CS1 of the Core Strategy states that the Council will look favourably 
towards new development that succesfully contributes to sustainable growth, 
criterion a) seeks to ensure that new development is of a scale and location 
that complements the character and supports the function of individual 
settlements, criterion e) of the Policy states that new development should 
provide safe accessible places that promote healthy lifestyles and provide 
easy access for all to jobs, shops and community facilities by walking, cycling 
and public transport. Policy CS2 of the Core Strategy states that growth within 
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the Borough must be delivered in a sustainable manner by balancing the 
delivery of new homes with new jobs and service provision creating resilient 
self-contained communities and reducing the need to travel. The proposed 
erection of four houses on the site is contrary to Policy CS1 criterion (a) in that 
it will be an over-development of the site and would have a significant adverse 
effect on the rural character of the area due to the loss of the trees within the 
site and the hedgerow along the road frontage. It is also considered that the 
development would have an adverse effect on the oak trees along the 
southern boundary that are subject to a Tree Preservation Order. There is no 
footpath along this section of Mill Road and there would be a highway danger 
for pedestrians from the site attempting to access the nearest facilities within 
the village. It is therefore considered that the proposal is contrary to the aims 
of Policies CS1, criterion (e) and CS2 in that it would be an unsustainable form 
of development that would not provide easy access to jobs, shops and 
community facilities. 
 

  

  
 

5 APPLICATION 06-19-0048-F - LAND BETWEEN 7 AND 12 COTONEASTER 

COURT GORLESTON 5  

  
The Committee received and considered the report from the Planning 
Manager. 
  
The Planning Officer reported that the application site was an area of open 
space to the east of the parking & turning area that served the western end of 
Cotoneaster Court. The land has always been in private ownership although it 
appears to have been maintained by the Council until purchased by the 
present owner who had erected temporary fencing around the site. 
  
The Planning Officer reported that there had been five letters of objection 
received from local residents and one letter in favour of the proposal subject to 
yellow lines being provided on the north eastern side of the road leading into 
the Court. The objectors cited potential parking problems and loss of open 
space.  
  
The Planning Officer reported that in 2018, an application had been refused 
for a three bedroom bungalow and a subsequent appeal was dismissed mainly 
on the grounds that the proposed bungalow was too large for the plot. The 
current proposal was for a smaller two-bedroom bungalow without a garage 
which left more space around the dwelling. 
  
The Planning Officer reported that a SHRA had been submitted any it had 
been assessed that any adverse effects of the development on Natura 2000 
sites could be adequately mitigated for by a contribution to the Habitats 
Monitoring & Mitigation Strategy. 
  
The Planning Officer reported that taking into account the Planning Inspector's 
conclusion that some form of residential development would be acceptable on 
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the site and with the lack of a highway objection, it was considered that it 
would be difficult to justify refusal. 
  
Councillor Williamson, Ward Councillor, was concerned that this development 
would result in the loss of more green space in Claydon Ward which already 
had a very limited amount of green space; the least amount in the Borough. 
  
The Planning Manager reported that he had a copy of the original planning 
permission granted in 1962 and there were no conditions included to protect 
the open space. 
  
RESOLVED:- 
  
That application number 06/19/0048/F be approved as the proposal complied 
with the aims of Policies CS1 and CS11 of the Great Yarmouth Local 
Plan:Core Strategy and saved Policy HOU11 of the Great Yarmouth 
Boroughwide Local Plan. 
  
  
  
 

6 APPLICATION 06-18-0563-F - FOLLY COURT COTTAGES, COURT ROAD, 

ROLLESBY 6  

  
The Chairman reported that this item had been withdrawn. 
  
  
 

7 DELEGATED AND COMMITTEE DECISION LIST BETWEEN 02 MARCH 

2019 AND 26 MARCH 2019 7  

  
The Committee received, considered & noted the Development Control 
Delegated & Committee Decision List for March 2019. 
  
  
 

8 ANY OTHER BUSINESS 8  

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

The meeting ended at:  19:30 
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Application Reference: 06/18/0315/O                        Committee Date: 22nd May 2019 

Schedule of Planning Applications                    Committee Date: 22nd May 2019 
 
 
Reference: 06/18/0315/O 

    Parish: Rollesby  
    Officer: Mrs G Manthorpe 

                                                                                    Expiry Date:  12/11/18 
 
Applicant:    Mr & Mrs D Melling 
 
Proposal:     Development of site for residential use (up to 13) with proposed means 

of vehicular access 
 
Site: Hall View, Martham Road, Rollesby (land to the rear of) 
 
 
 

1.      Background / History :- 
 
 

1.1 The site comprises 0.6 hectares of land located to the north side of the village of 
Rollesby. The site is to the east side of Martham Road, to the south of the site are 
residential dwellings addressed as Bittern Road, the west of the site is the donor 
property and residential dwellings, the east of the site is the rear garden of a 
residential property and there are open fields to the north of the site.  
 

1.2 The site is currently, according to the details submitted in support of the application, 
grassed paddock and garden land. There is no planning history for the site.  

 
 

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

  
  2.1    Parish Council – 25/02/19 Rollesby Parish Council would like to submit the 

following comments and objections: 
  
             The traffic surveys for Martham Road, undertaken in September and October not 

in holiday season, show an average speed of 39.4mph in a 30mph for 17,000 
vehicle movements.  The splay required for this, as shown on the recent 
developer's plan, is 42.5m each way.  In order to achieve this the plans indicate a 
footpath is to be installed south of Hall View.  This path would be on private land, 
next to a pond where the width available is 0.8m.  This is below the minimum 
requirement for the width of a pedestrian footpath as no passing places have been 
indicated for wheelchair access.  The safety of pedestrians walking on a narrow 
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Application Reference: 06/18/0315/O                        Committee Date: 22nd May 2019 

footpath with speeding traffic on one side and a pond on the other is of grave 
concern to the Parish Council.   

 
             The splay to the north of Hall View is past hedges which the plans detail to be 

removed or cut back.  The Parish Council objects strongly to the removal of any 
hedges.  It is unclear if the applicant owns the hedges in question, and if not then 
they cannot require them to be trimmed or removed which means the splay of 
42.5m will not be achieved. 

 
              As additional comments the Parish Council would like to complain that they were 

not notified of the additional plans submitted and only got additional time to 
comment when this was queried, and the new plans are illegible on the website. 

 
             18/07/18 Rollesby Parish Council would like to comment and object to planning 

application 06/18/0315/O on the following grounds:                 
 

o The proposed access road is not wide enough for the number of car movements 
and emergency vehicle access. 

 
o The access entrance is very close to a speed limit change on a busy road with a 

blind corner.  The Police have given evidence that motorists speed on that section 
of road and the Parish Council is of the opinion that the number of cars that would 
exit from the proposed development would be dangerous. 

 
o The proposed development is outside the Village Development Limit for Rollesby 

 
o the proposed site has been identified as Not Currently Developeable in the Strategic 

Housing Land Availability Assessment (site RO02)  
 
o The proposed splay for the access road is insufficient for the road conditions on 

Martham Road 
 

o 13 dwellings on the site is considered overdevelopment.  
 
o The location and size of development is inconsistent with Rollesby's emerging 

Neighbourhood Plan 
 
  2.2   Neighbours – There have been 50 objections to the development from neighbours, 

the main objections are summarised as follows: 
 

• Bats will be disturbed.  
• Noise. 
• Loss of views. 
• Insufficient highways access.  
• Speeding occurs.  
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Application Reference: 06/18/0315/O                        Committee Date: 22nd May 2019 

• Land for footpath not within highways or applicants control. 
• Restrictive covenant on site.  
• Loss of value to existing properties. 
• Pavement would spoil the character. 
• Electricity supply struggles to cope.  
• Detrimental to the character of the village.  
• The assessment by the Strategic Housing Land Availability Assessment 

marks the land as ‘not currently developable’. 
• There has been a serious accident on the road already.  
• Plans on the website are poor quality.  
• Loss of light to existing dwellings.  
• Insufficient drainage information submitted.  
• No street lighting should be erected.  
• Documents haven’t been displayed for the public correctly.  
• The pond should not be disrupted.  
• This application should not be considered.  
• There is no evidence that moving the speed sign will reduce the speed that 

people drive. 
• There is insufficient information submitted. 
• Two storey dwellings will cause overlooking ad be out of character. 

  
2.3      Highways – Following amendments to the application and clarification on offsite             
          works that are required highways do not object to the application. 

 
      2.4      Assistant Grounds Manager and Arboricultural Officer – None of the trees on site   
                 are worthy of TPO due to poor pruning practices (“topped”) and there is a small      
                ‘orchard’ of young trees that has low value. These matters have also reduced the  
                 trees life expectancy. 
 
                The rear/eastern hedge is worthy of retention for screening and some amenity 
                value. 

 
    2.5      Building Control – No comments received.   
 
    2.6      Environmental Health – No objection to the application but drainage details  
               required.  
               NOTE – Additional drainage information submitted.  
   
                May 2019 – condition regarding unidentified contamination, noise and advisory    
                re dust.  

 
    2.7      Strategic Planning – No objection to the application. 
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Application Reference: 06/18/0315/O                        Committee Date: 22nd May 2019 

    2.8       Lead Local Flood Authority – No comment. 
 
    2.9      NHS – No objection.  
 
    2.10    Anglian Water – Condition requested  
 
    2.11   Norfolk County Council Fire – Condition requested 
 

       2.12   Historic Environment - ‘The application site lies immediately south of an area where 
various cropmarks have been recorded from aerial photographs. These include a 
causewayed or hengiform ring ditch which may represent the remains of a burial 
mound or ceremonial monument of late Neolithic to early Bronze Age date. There 
is potential for heritage assets, buried archaeological remains of prehistoric date 
to be present within the  proposed development area and that the significance 
would be adversely 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 work 
can be obtained from Norfolk County Council Environment Service.  

 
                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, 
 

Page 14 of 115



 
Application Reference: 06/18/0315/O                        Committee Date: 22nd May 2019 

           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.’ 

 
    2.13  Local Authority Requirements – The application site is in an area requiring,                

according to the adopted Core Strategy, a 20% affordable housing provision.  
 
               The application is an outline application and as such the public open space and 

childrens recreation is unknown. The requirement will be that 40 square metres of 
public open space per dwelling will be required to be provided or, if a contribution 
is appropriate at the absolute discretion of the Local Planning Authority payment 
in lieu towards offsite provision at a cost of £12 per square metre shortfall shall be 
required to be paid.  

 
             Should childrens recreation be provided, at the absolute discretion of the Local     

Planning Authority, as an offsite a contribution, payment of £920 per multi bed 
dwelling shall be paid in lieu of on-site provision.  

 
             The Local Planning Authority will accept no liability for public open space, 

childrens recreation or drainage and as such this shall be subject to a 
management company in perpetuity.  

 
             The triggers, types and tenures for the affordable housing shall be subject to 

negotiation during the s106 process. The trigger for the payment of any of the 
monies for public open space and childrens recreation shall be payable prior to 
occupation of 40% of the units. The triggers for the management company or 
nominated body and all other matters not specifically listed shall be determined 
through the s106 process.  

 
             Payment of £110 per dwelling as a contribution under policy CS14 shall be 

payable as required by the Habitats Monitoring and Mitigation Strategy. This 
payment shall be before occupation of any dwellings for the avoidance of doubt.   

 
             No viability assessment has been submitted and one would not be accepted as 

the application is an outline application. If any of the above obligations are not met 
the application should be refused as it is contrary to planning policy.          

 
 

  3         Local  Policy :-  
 
  3.1    Local Policy - Saved Great Yarmouth Borough-Wide Local Plan Policies (2001): 
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Application Reference: 06/18/0315/O                        Committee Date: 22nd May 2019 

  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 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.  

 
  3.4   HOU10: Permission for new dwellings in the countryside will only be given in 

connection with agriculture, forestry, organised recreation, or the expansion of 
settlements. 

 
  3.5   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. 

 
 
  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. Rollesby is identified as a Secondary 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 
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Application Reference: 06/18/0315/O                        Committee Date: 22nd May 2019 

            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 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           Draft Local Plan Part 2 
 
 5.1      Table 8.12. of the draft Local Plan Part 2 gives a summary of reason(s) for the site   

not being selected: 
  
             Site 23: The ability to appropriately access the site is currently unclear. 
 
5.2        Policy G1-dp 
             Development limits 
 
             Development will be permitted within the development limits of settlements shown 

on the Policies Map, provided it is in accordance with the other policies in the Local 
Plan The areas outside development limits (excepting specific allocations for 
development) will be treated as countryside or other areas where new 
development will be more restricted, and development will be limited to that 
identified as suitable in such areas by other policies of the Local Plan, including:  

 
• domestic extensions and outbuildings within existing residential curtilages, 

under Policy H8-dp; replacement dwellings,  
• under Policy H4-dp;  
• small scale employment, under Policy B1-dp;  
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• community facilities, under Policy C1-dp;  
• farm diversification, under Policies R4-dp, L3-dp & L4-dp; 
• rural workers’ housing, under Policy H1-dp; and  
• development relocated from a Coastal Change Management Area, under 

Policy E2-dp. 
 
5.3         Housing Applications Reliant on the 'Presumption in Favour of Sustainable     
              Development' 
 

In the event that the Council is unable to demonstrate a five year supply of 
deliverable housing land, or meet the Housing Delivery Test, it will give 
favourable consideration to proposals for sustainable housing development (as 
defined by the National Planning Policy Framework) which will increase the 
delivery of housing in the short term, and apply flexibly the relevant policies of 
the development plan where it is robustly demonstrated that the development will 
be delivered promptly (i.e. within 5 years maximum). 
 
Consideration will be given to applying a shorter than standard time limit to such 
permissions, in order to signal the exceptional nature of the permission and to 
encourage prompt delivery. Applications for renewal of permissions which relied 
on that presumption will be considered in the light of the housing delivery and 
supply situation at the time. 
 
Such renewals will only be permitted where the applicant can demonstrate 
convincing reasons both why the development did not proceed in the time frame 
originally indicated, and why, in the light of the previous delay, the development 
can now be expected to proceed promptly. 
 

 
  6          National Policy:- National Planning Policy Framework (NPPF), July 2018  

 
6.1 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. 

 
6.2 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. 
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6.3    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  
 
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.  

 
6.4     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 
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. 

 
 6.5   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); 
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           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). 

 
6.6    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. 

 
 6.7    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. 

 
6.8    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. 

 
6.9     Paragraph 170 (partial). Planning policies and decisions should contribute to and 

enhance the natural and local environment by: 
 
           b) recognising the intrinsic character and beauty of the countryside, and the wider 

benefits from natural capital and ecosystem services – including the economic and 
other benefits of the best and most versatile agricultural land, and of trees and 
woodland; 

 
6.10    Paragraph 177. 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 the plan or project will not adversely 
affect the integrity of the habitats site. 

 
 
7        Local finance considerations:- 
  
7.1     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 
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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. It is assessed that financial gain does not play a part in the 
recommendation for the determination of this application.  

 
 

 8         Shadow Habitats Regulation Assessment  
 
 8.1     The applicant has submitted a bespoke Shadow Habitat Regulations Assessment 

(HRA). It is confirmed that the shadow HRA submitted by the applicant has been 
assessed as being suitable for the Borough Council as competent authority to use 
as the HRA record for the determination of the planning application, in accordance 
with the Conservation of Habitats and Species Regulations 2017.   

 
8.2    The shadow Habitats Regulations Assessment dated 11 March 2019 has been 

reviewed. The context of the site is that this development proposal of up to 13 
dwellings is within the existing settlement of Rollesby – a rural village comprising 
approximately 200 houses, with residential uses on 3 surrounding sides. The site 
is approximately 1.0km west of The Broads SAC, Breydon Water Special 
Protection Area (SPA), 5.4km west of Winterton-Horsey Dunes SAC and 8.8km 
north-west of North Denes SPA.  

 
8.3      The report rules out direct effects in isolation; but accepts that in-combination likely 

significant effects cannot be ruled out from increased recreational disturbance on 
Winterton-Horsey Dunes SAC and North Denes SPA.  The report identifies that 
despite the proximity of the nearby Broads SAC, recreational access (and potential 
for disturbance) to the SAC is extremely limited.  An Appropriate Assessment (AA) 
has been carried out. The AA considers that there is the potential to increase 
recreational pressures at Winterton-Horsey Dunes SAC and North Denes SPA, but 
this is in-combination with other projects and can be adequately mitigated by a 
contribution to the Borough Council’s Habitats Monitoring & Mitigation Strategy 
(£110 per dwelling) to ensure that there will be no adverse effects on the integrity 
of the internationally protected habitat sites.  

 
8.4     The Borough Council as competent authority broadly agrees with the conclusions 

of this assessment. To meet the mitigation requirements the appropriate 
contribution is required to be secured by either S.111 or S.106 agreement.    
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 9         Assessment  
 
 9.1    The application is an outline application with access only forming part of the current 

application. Should the outline application be approved the appearance, scale, 
layout and landscaping shall be decided under a separate application.  

 
 9.2   According to the draft Local Plan Part 2 Rollesby is a relatively well serviced 

secondary village comprising two separate but socially linked sections by footpath. 
The north-western section has the most historic character centred around the 
village church, school and a collection of historic farmsteads. To the south-east, 
the other section of the village consists of a handful of dwellings strung along Low 
Road. Rollesby services and facilities include a primary/nursery school, 
restaurant/takeaway (recently closed), rural business park, a hair salon, and a 
village hall. The settlement also benefits from bus services along the main road 
providing connections to larger settlements including Great Yarmouth. 

 
9.3     The application site is surrounded on three sides by residential development locating 

the application site within an existing residential area. The proximity of the site to 
other residential dwellings and services supports the sustainability of the 
application site. Although design and scale do not form part of the application the 
details submitted in support of the application note the need for the site to be 
considerate to the adjoining residences with a proposed density and design that 
will be in scale with the existing area and to prevent loss of amenity to residents 
from overshadowing, loss of light, overlooking and privacy.  

 
9.4    One resident objection stated that the development as proposed will disturb bats 

within the area. The land as exiting is un-used paddock with no notable trees or 
wetland area which would provide specialist habitat for protected species. The 
absence of any areas for roosting make the potential for disturbance minimal 
although it may be of benefit to restrict external lighting to ensure that the 
development does not cause excessive light pollution. The development gives the 
opportunity for biodiversity enhancements which can come through at reserved 
matters stage. Enhancements include planting which can include trees that have a 
long-life span and could provide future roosting locations, bat and bird boxes 
erected on the dwellings to encourage protected species to the area and, with 
specific regard bats, planting of night smelling flowers as part of the landscaping 
scheme. In addition the fences should have gaps or holes provided to allow for the 
free movement of hedgehogs to mitigate the loss of open habitat.  

 
9.5   A consistent objection to the application is the time that has been taken to decide. 

The application was submitted in June 2018 with Highways and Habitat Regulation 
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Assessment (HRA) being the main reason for the length of time that the application 
has taken to be heard by members. The applicant has demonstrated, through 
discussions and resubmitted details that the access to the site can be provided to 
the satisfaction off the Highways Authority. The provision of an acceptable access 
also includes the provision of some off site works.  

 
9.6   With reference the offsite highway improvements objections were raised stating that 

the land is not in control of the applicant. It has been confirmed that the land which 
the offsite improvements are proposed on is land that is within the control of the 
Highways Authority. The Highway Boundary Team confirmed that the works, 
comprising a footway, is within the highway and have provided a map to 
demonstrate the availability of the land.  

 
9.7   Following communications with the Highway Authority the applicant submitted a 

traffic survey which Highways assessed as acceptable. Local resident(s) were not 
satisfied and commissioned their own survey to assess traffic movements along this 
section of road. The Highway Authority looked at both assessments and the 
correspondence from the independent contractor to the Local Planning Authority 
and the Highways response is as follows: 

 
         Contractor: 
         Please find attached (see file for results) the results of the survey undertaken on 

Martham Road in Rollesby. I have also attached the classification sheet. As the 
sheet isn’t too easy to understand, the classifications are as follows; 

 
        1 = Pedal Cycles 
        2 = Motorcycles 
        3 & 4 = Cars and light goods vehicles 
        5,6,7,8,9 & 10 – HGV’s with different numbers of axles 
        11 = Buses and coaches 
 
        The survey results are broadly similar to the one undertaken in September. Total 

vehicle flows for the 7 days were 4.6% higher, with 85th percentile speeds 0.4 mph 
higher for both directions combined (0.9 mph higher northbound and 0.1 mph lower 
southbound), compared to the September survey. 

 
         Highways response: 
         Thank you for sending through the full results. 
 
         As Jonathan Thompson (contactor) states in his email of 05 December (above) the 

results of the survey carried out in November/December 2018 are broadly similar 
to those of the survey commissioned by the applicant which was carried out in 
September 2018. 
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         As you are no doubt aware visibility splays are a measure of vehicle speeds.  Where 
recorded vehicle speeds are to be used to determine what level of visibility is 
required it is industry standard that the 85th percentile vehicle speed is used.  It is 
recognised both surveys highlight that 85th percentile vehicle speed at the survey 
location exceed the local speed limit of 30mph.  However, in amending the 
proposals from those originally submitted the applicant has demonstrated visibility 
splays that are considered sufficient based on the recorded 85th percentile vehicle 
speeds.  The most recent speed survey results do not alter this. 

 
9.8    As per the above two traffic surveys were carried out, one commissioned by the 

applicant and one commissioned by objector(s). The results of the traffic surveys 
have not caused a reason for objection on grounds of highway safety. One of the 
conditions requested by Highways involves the promotion of a traffic regulation 
order (TRO) for the extension of the 30mph speed limit. This can be adequately 
conditioned should the application be approved, and Highways are satisfied that 
this is adequate, with other requested conditions including the provision of the 
visibility splay and offsite highway improvements such as village gate and footpath.   

 
9.9    One objection received requested details of planning applications that are currently 

ongoing within the village of Martham to ensure, with regards, Highways matters, 
that the cumulation of developments are looked at. All applications are in the public 
domain and available to view. Norfolk County Highways are consulted on all major 
residential developments and are aware of cumulative impacts and what 
applications have been decided in the vicinity. Having assessed all available 
information there are no objections from Norfolk County Council acting as Highway 
Authority.  

 
9.10  When assessing the applications access and development site as a whole it could 

be assessed that the development would benefit from the demolition of the donor 
dwelling to provide a more attractive access and remove any adverse impacts that 
the development would have on this dwelling. This has been discussed with the 
applicants agent and they are not minded to make this amendment to application. 
While the arrangement would be better allowing a more cohesive design and linking 
the development to the open fields in a more attractive and desirable manner it is 
not assessed that this is sufficient reason to refuse the current application. Policy 
CS09 of the Core Strategy looks for high quality layout and design however this is 
an strategic objective which does not specify how this is to be achieved. The 
development can still be attractively designed and make a positive contribution to 
the landscape.  

 
9.11 Although not shown on the submitted drawings it is assessed as necessary to 

provide an adequate form of development and to protect the donor dwelling from 
adverse impact by way of noise from traffic that a brick wall, no less than 1.8m I 
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height be erected at the boundary to the dwelling known as Hall View and the 
footpath and road that will serve the development.  

 
9.12 An objection has been received regarding the drainage of the site stating that no 

technical details have been provided. The shadow HRA has stated that the drainage 
proposed is fully attenuated with no hydrological links to the protected sites and a 
drainage strategy was submitted in July 2018 by the applicant. The full attenuation 
means that all surface water will be retained on site and slowly discharged to the 
surrounding area. The Lead Local Flood Authority (LLFA) has been consulted twice 
on the application and have declined to make comment however the Environmental 
Health Officer responded that details of sustainable drainage is required before 
consent is granted. The Environmental Health response was prior to the submission 
of the HRA and no further response was received following further consultation, the 
consultation response also stated that there is no objection to the proposal in 
principle. In the absence of an objection from the LLFA and given that details of the 
drainage being attenuation are provided and the application being an outline 
application only it is assessed the detailed arrangement can be conditioned. The 
condition will include, as per the HRA, that the drainage does not seek to establish 
hydrological links to designated sites.  

 
9.13 Anglian Waters consultation response requires a planning condition for a drainage 

strategy to be submitted. At the time of writing no further response had been 
received following the re-consultation of the application with additional information 
having been submitted. Anglian Water shall be asked for a further response which 
shall be verbally reported if received.  

 
9.14 Objectors have stated that there will be an unacceptable level of noise caused by 

the construction of the dwellings and there will a loss of views. Construction noise 
can be conditioned so that it is not carried out between certain hours but above this 
this is not a consideration. The loss of view is not a material consideration and 
cannot therefore be afforded any weight. Further objections state that there are 
covenants on the land. Restrictive covenants and the enforcement of such is not a 
matter for the Local Planning Authority and the grant of planning permission does 
not override such covenants if they are in exitance.  

 
9.15  An important factor when determining applications is whether a Local Authority has 

the ability to demonstrate a five-year housing land supply.  If a Local Planning 
Authority cannot show that they are meeting this requirement, their policies with 
regards to residential development will be considered to be "out of date". There is 
currently a housing land supply of 2.55 years. Although this does not mean that all 
residential developments have to be approved the presumption in favour of 
sustainable development must be applied. 
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9.16  While it is noted that resident objections state that he application site is not within 
walking distance of facilities the site cannot be assessed as isolated. The 
application site is located with residential developments on three sides and is a 
natural extension to the village limits. Travelling towards the village from Martham 
the development, when planned sympathetically with regards scale, will fit in well 
with the existing village development.   

 
9.17 The application is an outline application which, according to National Planning 

Policy, does not demonstrate deliverability and could therefore cast doubt on its 
relevance to the five year housing land supply. Having discussed this with the agent 
for the application they have confirmed that the applicant is happy to accept a one-
year permission within which the reserved matters must be submitted. This 
demonstrates that the site can be delivered and should not be refused on the 
grounds of an outline application that is not deliverable.   

 
10       RECOMMENDATION:-  

 
10.1   Approve – subject to the conditions to ensure an adequate form of development 

including those requested by consultees and a s106 agreement securing Local 
Authority requirements of childrens recreation, public open space, affordable 
housing and Natura 2000 payment.  

 
10.2    The proposal complies with the aims of Policies CS2, CS3, CS9 CS11 and CS14 

of the Great Yarmouth Core Strategy.  
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Schedule of Planning Applications                    Committee Date: 22nd May 2019 

 

 

Reference: 06/18/0717/O 

    Parish: Fleggburgh   

    Officer: Mrs G Manthorpe 

                                                                                    Expiry Date:  25/05/19 

 

Applicant:    Mr and Mrs Coleman 

 

Proposal:    Residential development to provide 4 no. plots for detached houses and 

garages.  

 

Site:  Beech House, Main Road Fleggburgh. 

 

 

 
1.      Background / History :- 

 
 

1.1 The site comprises 1987 square metres of land located on the south side of Main 

Road Fleggburgh and to the west of Marsh Road. To the east of the application 

site is the dwelling to which the application site relates, Beech House. The site is, 

according to the application form grade one agricultural land.  

 

1.2 The previous planning history relates to an extension to the house known as Beech 

House previously called Beech Farm and the creation of a vehicular access and 

fencing. There is no planning history on site which is relevant to the current 

application.  

 

1.3 There has been a previous planning application, reference 06/06/0683/O, for the 

subdivision of land and creation of a dwelling off Pound Lane which was refused, 

and the appeal was dismissed. This application was 13 years ago and the refusal 

and appeal were on the then current Borough Wide Local Plan and village 

development limits.  

 

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

at the Town Hall during opening hours.  

 

  2.1    Parish Council – Fleggbugh Parish Council support this application, whilst noting 

concern regarding access onto the road.  

 

  2.2  Neighbours – There have been two objections to the development from neighbours, 

the objections are summarised as follows: 
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• The entrance road of the proposed is on a blind corner.  

• This could open the flood gates for others to apply to build.  

• Vehicles speed along this section of road.  

• A previous planning application (06/06/0683/O) has been refused.  

• Overlooking.  

• People on Pound Lane were not notified of the application. 

  

2.3      Highways – No objection to the application subject to conditions.  

 

      2.4      Assistant Grounds Manager and Arboricultural Officer – The trees are currently                                                 

                 being reviewed and those that are deemed worthy shall be protected by TPO.  

 

    2.5      Building Control – No comments received.   

 

    2.6      Environmental Health – No objection to the application, conditions requested to              

               limit the hours of operation. The applicant is advised to note the recommendation  

      relating to supressing dust.  
 

    2.7      Strategic Planning – No objection to the application. 

 

  3         Borough Wide Local Plan :-  

 
  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 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.  

 

  3.4   HOU10: Permission for new dwellings in the countryside will only be given in 

connection with agriculture, forestry, organised recreation, or the expansion of 

settlements. 
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  3.5   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. 

 

  4         Core Strategy:- 

 

  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. Fleggburgh is identified as a Secondary 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 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) 
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            e) Seek appropriate contributions towards Natura 2000 sites monitoring and 

mitigation measures.  

  

5           Draft Local Plan Part 2 

 

5.1        Policy G1-dp 

             Development limits 

 

             Development will be permitted within the development limits of settlements shown 

on the Policies Map, provided it is in accordance with the other policies in the Local 

Plan The areas outside development limits (excepting specific allocations for 

development) will be treated as countryside or other areas where new 

development will be more restricted, and development will be limited to that 

identified as suitable in such areas by other policies of the Local Plan, including:  

 

• domestic extensions and outbuildings within existing residential curtilages, under 

Policy H8-dp; replacement dwellings,  

• under Policy H4-dp;  

• small scale employment, under Policy B1-dp;  

• community facilities, under Policy C1-dp;  

• farm diversification, under Policies R4-dp, L3-dp & L4-dp; 

• rural workers’ housing, under Policy H1-dp; and  

• development relocated from a Coastal Change Management Area, under Policy 

E2-dp. 

 

5.2         Housing Applications Reliant on the 'Presumption in Favour of Sustainable     

              Development' 

 

             In the event that the Council is unable to demonstrate a five year supply of 

deliverable housing land, or meet the Housing Delivery Test, it will give favourable 

consideration to proposals for sustainable housing development (as defined by 

the National Planning Policy Framework) which will increase the delivery of 

housing in the short term, and apply flexibly the relevant policies of the 

development plan where it is robustly demonstrated that the development will be 

delivered promptly (i.e. within 5 years maximum). 

 

             Consideration will be given to applying a shorter than standard time limit to such 

permissions, in order to signal the exceptional nature of the permission and to 

encourage prompt delivery. Applications for renewal of permissions which relied 

on that presumption will be considered in the light of the housing delivery and 

supply situation at the time. 

 

             Such renewals will only be permitted where the applicant can demonstrate 

convincing reasons both why the development did not proceed in the time frame 
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originally indicated, and why, in the light of the previous delay, the development 

can now be expected to proceed promptly. 

 

 
  6         National Planning Policy Framework (NPPF):-  

 
6.1 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. 

 

6.2 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. 

 

6.3    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  

 

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.  

 

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

sustainable development. 

 

Page 46 of 115



 

Application Reference: 06/18/0717/O                        Committee Date: 22nd May 2019 

          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. 

 

 6.5   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). 

 

6.6    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. 

 

 6.7    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. 

 

6.8    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. 

 

6.9     Paragraph 170 (partial). Planning policies and decisions should contribute to and 

enhance the natural and local environment by: 
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           b) recognising the intrinsic character and beauty of the countryside, and the wider 

benefits from natural capital and ecosystem services – including the economic and 

other benefits of the best and most versatile agricultural land, and of trees and 

woodland; 

 

6.10    Paragraph 177. 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 the plan or project will not adversely 

affect the integrity of the habitats site. 

 

7        Local finance considerations:- 

  

7.1     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. It is assessed that financial gain does not play a part in the 

recommendation for the determination of this application.  

 

 8         Shadow Habitats Regulation Assessment  

 

 8.1     The applicant has completed the Great Yarmouth Borough Council template for 

the reparation of a Shadow Habitat Regulations Assessment (HRA) as this 

application site is a small site and does not have any direct effects on 

internationally protected wildlife sites. The development would have in combination 

effects on designated sites and as such the appropriate assessment is required to 

be carried out by Great Yarmouth Borough Council as competent authority.  

 

 8.2   It is confirmed that the shadow HRA submitted by the applicant has been assessed 

as being suitable for the Borough Council as competent authority to use as the 

HRA record for the determination of the planning application, in accordance with 

the Conservation of Habitats and Species Regulations 2017.  

 

 8.3   The appropriate assessment concluded that payment of £110 per dwelling is 

required, in accordance with the Monitoring and Mitigation Strategy, to mitigate the 

effect on designated sites. Following the completion of the shadow HRA the 

applicant has paid the appropriate mitigation of £110 per dwelling totalling £440. 
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 9        Assessment  

 

 9.1   The application is an outline application with appearance only as a reserved matter. 

The current application will therefore determine layout, access, scale and 

landscaping. The layout provides four houses accessed from a private drive to a 

central point off the northern boundary of the site. The layout provides garages for 

each dwelling with plots three and four shown as detached garages and plots one 

and two with attached garages. The application has provided a turning circle within 

the site and car parking and turning to each dwelling. The layout of the dwellings 

is a continuation of the existing dwellings to the east and as such continues the 

liner progression of the village.   

 

 9.2    The size of the dwellings is in keeping with the curtilage sought to be provided and, 

as shown by the indicative drawings, can provide four bedroom properties. The 

scale of the dwellings is deemed acceptable when looking the character of the 

area. Although appearance is not applied for there are indicative drawings showing 

that the heights of the dwellings varies to try to offer some individuality to the 

dwellings proposed.  

 

9.3    Although appearance is not applied for at this stage it would be the goal of the Local 

Planning Authority to seek for a high-quality design in this location. It would be 

deemed necessary as this site provides the natural stop to the developed boundary 

with Manor Farm on the opposite site of Main Road having a built-up form which 

ends opposite Marsh Road. Marsh Road is the natural boundary for the application 

site as it is a public highway. The prominence of the site as the village is entered 

requires high quality materials and individual design to ensure that the 

development enhances the area and does not detract from the form ad character. 

 

9.4    There have been objections to the access from neighbours and, although they are 

in support of the application, the Parish Council have noted the potential danger of 

an access in this location. Norfolk County Council as Highway Authority have not 

objected to the application but have requested conditions should the application be 

approved. In the absence of an objection by the Highway Authority the National 

Planning Policy Framework states, at paragraph 109 (paragraph 5.8 of this report) 

that in the absence of an unacceptable impact on the highway network applications 

should not be refused on highway grounds. In the absence of an objection from the 

Highway Authority it is assessed that there is no unacceptable risk to highways 

safety or that the highway network could not sustain the development proposed.  

 

9.5   One of the objections to the application was that the notifications were not correctly 

carried out. The application was advertised by way of site notice erected at the 

application site and neighbours that adjoin the site were also written to. Adequate 

notification of the application was carried out in excess of statutory requirements.  
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9.6   A neighbour has stated that the previous refusal at a separate piece of land as 

referenced at paragraph 1.3 of this report should be a reason for refusal of the 

current application. Since the previous application was refused in 2006 there have 

been several changes to the planning system; while there are saved policies of the 

Borough Wide Local Plan and the development site is not put forward for the future 

development limits the current application must be assessed against current local 

and national planning policy on its merits.  

 

9.7   An important factor when determining applications is whether a Local Authority has 

the ability to demonstrate a five-year housing land supply.  If a Local Planning 

Authority cannot show that they are meeting this requirement, their policies with 

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

currently a housing land supply of 2.55 years. Although this does not mean that all 

residential developments have to be approved the presumption in favour of 

sustainable development must be applied. In this case the application site cannot 

be assessed as isolated and has links to the built form of the village. 

 

9.8   Taking the above in to account when assessing against the previous refusal the 

change in planning policy is clearly demonstrated and the lack of a five-year housing 

land supply tilts the balance in favour of sustainable development. This 

demonstrates a significant change in local and national planning policy and 

therefore the previous refusal, in relation to policy considerations, is not comparable 

to the current application.  

 

9.9   In the interest of clarity the development limits as proposed by the emerging Local 

Plan Part Two cannot be afforded significant weight as there are outstanding 

objections. Although only very limited weight could be applied at   this stage of the 

document the objections reduce the weight further.  

 

9.10 One neighbour objection states that the development will cause overlooking to other 

properties on Pound Lane. The layout of the development has been designed so 

as to reduce the overlooking and while there may be an increase in overlooking 

given the exiting situation with regards residential dwellings and the distance that 

the proposed dwellings are to be, at the absolute closest point (measured building 

to boundary at plot 1 to nearest non-donor dwelling) of at least 28 metres, this is 

not deemed so significant to warrant a recommendation of refusal.  

 

9.11 Landscaping is applied for as part of the application and the rear gardens, it is 

assumed will remain grassed. There are mature trees to the frontage of the site 

which are worthy of retention and are marked to be retained as part of the 

application. To safeguard the trees a tree preservation order has been requested 

and an update can be provided verbally if there is any further development on this 

matter. The application does not seek the removal of any trees and includes the 

Page 50 of 115



 

Application Reference: 06/18/0717/O                        Committee Date: 22nd May 2019 

planting of 7 trees to the frontage of the site, set slightly back so that they do not 

interfere with the established trees which are at the boundary of Main Road.  

 

9.12 Although the application is an outline application there is a significant level of details 

provided leaving only appearance to be approved by way of reserved matters. It 

can be concluded that the site is deliverable however if the application is approved 

a reduced time limit for the submission of reserved matters for one year would be 

recommended and this has been agreed by the applicant demonstrating that the 

site is deliverable.  

 

9.13 The application site is Grade 1 Agricultural land and, although this is the best farming 

land, it is an acceptable loss given the limited size and the need to provide housing. 

Concerns have been raised by both objectors that the application would lead to 

further applications. All applications are assessed on merit and are subject to 

assessment against material considerations. There is no true precedent in planning 

and therefore the decision on whether to approve an application should not be 

determined by placing a disproportionate amount of weight on potential future 

applications.  

 

 

10         RECOMMENDATION :-  

 

10.1    Approve – subject to the conditions to ensure an adequate form of development 

including those requested by consultees.  

 

10.2    The proposal complies with the aims of Policies CS2, CS3, CS9 CS11 and CS14 

of the Great Yarmouth Local Plan: Core Strategy.  
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Schedule of Planning Applications Committee Date: 22 May 2019

Reference: 06/18/0370/F
Parish: Great Yarmouth
Officer: Mr J Beck
Expiry Date: 31-05-2019

Applicant: Mr Maitland

Proposal: The construction of a detached double garage to serve existing 
dwelling and sub division of side garden and the construction of a 
detached 3 bed chalet bungalow

Site: The Old Vicarage
The Street
Hemsby

REPORT

1. Background / History :-

1.1 The proposal is for the erection of a new chalet bungalow within the grounds of 
The Old Vicarage, Hemsby. The plot for the proposed dwelling is to the east of the 
existing dwelling on an area of land currently utilised for driveway/parking purposes. 
The proposed dwelling will utilise the existing access and a new parking/turning area 
shall be installed for the existing dwelling. 

1.2 The site is central to the primary village of Hemsby accessing off ‘The Street’.
The site is also within the Hemsby conservation area (number 7). An application at 
this site was refused by delegated powers in 2017. The detached garage to serve 
the existing property which was shown on the originally submitted plans was 
removed from the latest revisions.

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 determined since 2010:
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06/10/0530/CU – Change of use from restaurant and guest rooms to residential 
dwelling. Approved with conditions. 05-10-2010

06/13/0114/F – Proposed detached garage. Approved with conditions. 14-05-2013

06/17/0357/F – Sub division of garden to form detached bungalow including new 
garage. Relocation of front door to existing property. Refused. 31-10-2017.

2. Consultations :-

All Consultations are available to view on the website.

2.1 Highways – No objections subject to conditions. They requested conditions are 
included to ensure suitable visibility splay and that parking and turning is installed 
prior to occupation. 

2.2 Building Control – No objection.

2.3 Conservation Officer – Originally objected to the proposal due to the impact to 
the existing building ‘The Old Vicarage’ and it potential to devalue the conservation 
area. Revised plans were received and the conservation officer was contacted. The 
first revisions reduced the massing of the property to reduce its overall impact.
However it was felt by conservation that it lost character value. A second revision 
was received which reinstated some character elements. The final revised plan could 
be more acceptable acceptable to the Conservation Officer subject to a high 
standard of materials however they retain reservations regarding the proximity of the 
Old Vicarage.

2.4 Tree Officer – No objection.

2.5 Strategic Planning – No objection. Accept the principle of development, but 
highlight the need to comply with policy CS10 of the adopted Core Strategy.

2.6 Parish council – Object. They have objected due to parking constraints already 
within the area, an intensification of the existing access and impact to the 
conservation area.

2.7 Public comments – 7 Objectors (10 objection responses) and one other 
submitting comments. The main reasons given for objection were:
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Absence of tree shown in neighbouring property.
Drainage
Overbearing/overshadowing
The garage
Bats
Trees within site
Overlooking
Impact to character

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 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. 
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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 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. 
(* i.e. Developments generally comprising not more than 10 dwellings.) 

3.5 POLICY HOU17

In assessing proposals for development the borough council will have regard to the 
density of the surrounding area. Sub-division of plots will be resisted where it would 
be likely to lead to development out of character and scale with the surroundings.

3.6 Adopted Core Strategy:

3.7 CS1 - Focusing on a sustainable future

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

B) Mixed adaptable neighbourhoods, that provide choices and effectively meet the 
needs and aspirations of the local community
 
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 
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F) Distinctive places, that embrace innovative high quality urban design where it 
responds to positive local characteristics and protects the borough’s biodiversity, 
unique landscapes, built character and historic environment

3.8 CS2 – Achieving Sustainable Growth

A) Ensure that new residential development is distributed according to the following 
settlement hierarchy, with a greater proportion of development in the larger and more 
sustainable settlements: 

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

3.9 CS9 – Encouraging well designed distinctive places

A) Respond to and draw inspiration from the surrounding areas distinctive natural 
and built characteristics such as scale, form, massing and materials to ensure that 
the full potential of the development site is realised, making efficient use of land and 
reinforcing the local identity
 
D) Provide safe access and convenient routes for pedestrians, cyclists, public 
transport users and disabled people, maintaining high levels of permeability and 
legibility 

E) Provide vehicular access and parking suitable for the use and location of the 
development, reflecting the Council’s adopted parking standards 
 
G) Conserve and enhance biodiversity, landscape features and townscape quality 

3.10 CS10 Safeguarding Local Heritage Sites

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

a) Conserving and enhancing the significance of the borough's heritage assets and 
their settings, such as Conservation Areas, Listed Buildings, Scheduled Ancient 
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Monuments, archaeological sites, historic landscapes including historic parks and 
gardens, and other assets of local historic value

3.11 National Planning Policy Framework:

3.12 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. 

3.13 Emerging Local Plan Part 2

3.14 Policy H11-dp

Housing design principles

Housing development will be supported where the proposal -
1. accords with the Core Strategy’s settlement strategy;
2. strengthens local distinctiveness;
3. enhances the immediate street scene and local landscape/townscape;
4. is of a density that makes the best use of land while being complementary
to its surroundings;
5. avoids prejudicing potential future development in the vicinity; and
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6. contributes to sustainable development.

3.15 Policy H13-dp

Housing Applications Reliant on the 'Presumption in Favour of Sustainable
Development'

In the event that the Council is unable to demonstrate a five year supply of
deliverable housing land, or meet the Housing Delivery Test, it will give favourable
consideration to proposals for sustainable housing development (as defined by
the National Planning Policy Framework) which will increase the delivery of
housing in the short term, and apply flexibly the relevant policies of the
development plan where it is robustly demonstrated that the development will be
delivered promptly (i.e. within 5 years maximum).
Consideration will be given to applying a shorter than standard time limit to such
permissions, in order to signal the exceptional nature of the permission and to
encourage prompt delivery.
Applications for renewal of permissions which relied on that presumption will be
considered in the light of the housing delivery and supply situation at the time.
Such renewals will only be permitted where the applicant can demonstrate
convincing reasons both why the development did not proceed in the time frame
originally indicated, and why, in the light of the previous delay, the development
can now be expected to proceed promptly.

3.16 Policy E8-dp

Historic environment and heritage

Development will be supported where it conserves, enhances or complements
the area’s historic environment and heritage assets.
Particular care will be taken in relation to formally designated assets such as
listed buildings, conservation areas, scheduled ancient monuments, registered
parks and gardens, etc., and their settings, but all buildings, structures and areas,
etc. of heritage significance and value will, as appropriate, be conserved and/or
used as cues for strengthening local distinctiveness.

4. Appraisal:

4.1 The site is located off the Street, Hemsby relatively central to the village. Hemsby 
is a primary village and as such, alongside other primary villages, is expected to take 
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30% of the required housing over the life span of the local plan. The site is currently 
occupied by the Old Vicarage which is an attractive detached property and an 
unlisted asset to the wider conservation area. The property is within conservation 
area number 7 (Hemsby) and the site contains protected trees both within and 
adjacent. 

4.2 The Old Vicarage is a large house set back from the road side with large grounds 
to the west and a driveway to the east. The property was previously utilised as a 
restaurant until it was changed to a residential property via planning permission in 
2010. The grounds of the property has been previously subdivided in in 1986. A
recent application was refused by delegated powers in this location in 2017. 

4.3 The proposal is to create a new dwelling to the land to the east and to create a 
new access and driveway for the existing property. The proposal originally included 
the creation of a new detached garage. The plans have since been revised from 
those originally submitted with the property reduced in mass and size and the 
separate garage removed. The revised plans lacked the features of the first design 
and another revised plan was submitted. Further revised plans addressed an 
incorrect scale and added trees both within the site and adjacent.  

5.0 Assessment 

5.1 The site is considered a sustainable location with good access to nearby 
services and facilities. A cluster of shops and services exist on the eastern side of 
‘The Street’. The proposal provides a new dwelling in a sustainable location within a 
primary village and is considered acceptable in principle. In addition there is currently
a housing land supply of 2.6 years (2018/19) meaning the Local Planning Authority is 
not currently able to demonstrate 5 years.

5.2 The proposed dwelling is immediately adjacent a building which has a relatively 
high value to the surrounding area and wider conservation area. It is also noted that 
an application was refused here in 2017 largely based on the impact to the Old 
Vicarage and the character of the area meaning the buildings layout and design 
must be carefully considered. The refused application had a height of approximately 
7.3 metres and footprint of approximately 124 square metres and the plans originally 
summited with this application was set to a height of approximately 7.5 metres and a 
footprint of approximately 111 square metres. This proposal was considered a 
significant massing adjacent the Old Vicarage where any new dwelling should 
remain subservient to this dwelling. Accordingly the proposed property was reduced 
in height to approximately 5.8 metres at its highest ridge height and a footprint of 
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approximately 106 square metres. Whilst it is recognised the footprint has not 
significantly reduced the height has and the property now has a more subservient 
character. 

5.3 The layout is also a key consideration in ensuring the Old Vicarage retains 
sufficient space in terms of character. The application refused in 2017 was refused 
as the proposal was too close to the existing building and provided an 
encroachment. This was further exacerbated by a height and footprint. The proposal 
is now set at 8 metres from the Old Vicarage whereas the refusal set the distance at 
5 metres. The inclusion of a hedge as opposed to a close boarded fence ensures a 
softer boundary between the new and existing properties.      

5.4 It is considered that the alterations are sufficient to overcome the reasons for 
refusal for the last application. An application to add a house into the grounds was 
refused in 2001 with the proposed property situated on the opposite side of the 
house in the western garden. This proposed location to the east ensures that the 
property retains a sufficient curtilage and retains large open grounds. 

5.5 The proposal is within a conservation area and in considering whether to grant 
planning permission for development which affects a Conservation Area, the local 
planning authority must have regard to Section 72 of the Planning (Listed Buildings 
and Conservation Areas) Act 1990 which requires the Council to have special regard 
to the desirability of preserving or enhancing the character or appearance of that 
area. The Conservation Officer was contacted regarding the application and 
originally objected to the proposal due to the impact to the Old vicarage which they 
regarded as an unlisted asset. The Conservation Officer noted that any development 
would inherently infringe upon the adjacent building and a development in this 
location would be unlikely to garner their support. Subsequent amendments were 
provided to both reduce the mass and improve the overall design, the conservation 
Officer verbally stated that the final plan would be considered more acceptable
subject to high quality materials, but still retained some reservations regarding the 
site.

5.6 Whilst it is recognised that a property in this location would unavoidably remove 
land from around the curtilage it is considered that the amended plan has an overall 
neutral impact to the conservation area as the design means the property appears 
subservient. The committee will need to consider whether the proposed property has 
an adverse impact upon the wider conservation area.
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5.7 The proposed garage which was positioned between the Old Vicarage and 
Beechgrove has been removed from the plans which is considered a positive 
progression as the garage will no longer impact the Old Vicarage.

5.8 The site contains a number of important trees, as a conservation area all the 
trees have a level of protection. A TPO also exists on the site, a protected Beech 
shown as T4 on the submitted plans have been provided a Root Protection Area. 
The tree appears to be the remainder of Group 2 and Group 3 of TPO 14 1993 the 
other trees have been removed due to disease. A Large protected Oak also exists to 
the north in an adjacent property. The Oak is registered as T2 on TPO 14 1993. 

5.9 The Tree Officer was consulted who had no objection to the proposed plan. He 
stated that the Oak to the north was far enough away and it has now been given a 
15 metre root protection area on the submitted plans. The smaller Beech tree has 
also been given a Root Protection Area and is adjacent a shingle driveway. Whilst 
the Tree officer has stated accepts the proposed plans further detail regarding the 
protection of the trees during the construction could be obtained by way of a 
landscape condition. The new driveway bisects a line of smaller trees that exist 
along side the existing access. Although none are shown to be removed these trees 
are of a lower quality. 

5.10 The proposal is not considered to significantly and adversely affect the 
neighbouring properties. The property has been reduced in size in the amended 
plans and the rearward facing first floor windows have also been removed. The side 
facing roof lights serve bathrooms and staircases and can be obscure glazed if 
required. The property is not considered of sufficient size and mass to significantly 
and adversely affect the neighbouring properties and retains a gap of nearly 7 
metres at its shortest extent to the rear boundary.

5.11 The Highway Department were consulted on the proposed development and 
had no objection subject to the inclusion of conditions on any granted planning 
permission. The intensity of use for the access is deemed acceptable and it should
retain sufficient space to not significantly increase parking onto the highway. 

5.12 Drainage was another issue raised during the public consultation. Whilst it is 
noted that there is a gradient to the land the site is not within an area registered for
critical drainage for surface water under the Environmental Agency Maps. However 
surface water should still be addressed correctly and a surface water condition 
should be included to ensure any additional water created does not significantly 
affect the neighbouring properties. 
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5.13 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 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.
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.

5.14 The site is largely open land utilised for a driveway and it is considered unlikely 
that any habitats utilised by bats would be lost. However in the interests of achieving 
a biodiversity gain a bat box could be requested by way of a condition.

5.15 Given the proximity, spacing and arrangement of the proposed dwelling is 
important for the conservation area a condition removing permitted development 
rights for extensions could be considered. 

6. RECOMMENDATION :- Recommended for approval, subject to all conditions 
ensuring a suitable development. The full conditions recommended by the Highway 
Department, landscaping condition, surface water condition, materials, construction 
times, details of a bat box, removal of extension rights and relevant obscure glazing. 
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Schedule of Planning Applications Committee Date: 22nd May 2019

Reference: 06/18/0716/O
        Parish: West Caister
       Officer: Mr G Chimbumu

Expiry Date: 29-05-2019
Applicant: Mrs S Colman

Proposal: Erection of a four-bedroom bungalow with double garages, access      
                      through the existing access.

Site: West Road
                      West End

(The Stables Paddock Farm)
                      West Caister 

REPORT

1 Background / History :-

1.1 The application site is an area of land within a settlement which is located on the 
on the north of West Road, West Caister and outside of the development limits. 
This settlement can be described as a Tertiary village consisting of a mixture of 
two storey dwellings and bungalows. West Caister has limited opportunities to 
access local facilities and services. To the north and west, the application site 
faces an open countryside. The site is currently used for grazing purposes and 
has no tress.

1.2 There has been a history of refusals for proposals for a dwelling on the site with 
the last application being refused in 1991 (06/91/0629/O), the application was 
refused as the site was outside the development boundary the South West Area 
Local Plan which was then in force.

1.3 There has been also history of approvals with conditions for proposals for the 
erection of three timber stables and feed store ( 06/91/0916/F) approved on 
10/10/1991, demolition of existing house to erect new house (06/99/0374/F) 
approved on 11/08/2000,demolition of existing house and erection of a new 
house with garages and swimming pool (06/01/0737/F) approved on 21/08/2002,
dwelling on the site with the last application being refused in 1991 
(06/91/0629/O), erection of brick and tile stable block and formation of new 
access (06/05/0543/F) approved on 05/09/2005.

1.4 The current proposal is for a four-bedroomed bungalow with double garages to 
be accessed through an existing access. 
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2 Consultations :-

2.1 Highways – No objection subject to standard highway conditions.

2.2 Broads Authority – No comments.  

2.3 Building Control – No adverse comments.

2.4 Environmental Health – no objection subject to a condition which restricts any 
construction or refurbishment working hours.

2.5 Neighbours – No objections have been received.

3 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.

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 
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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

4 POLICY CS2 – Achieving sustainable growth

4.1 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 
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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 

4.2  To ensure that the Council delivers its housing target, the distribution of 
       development may need to be flexibly applied, within the overall context of seeking 
       to ensure that the majority of new housing is developed in the Main Towns and 
       Key Service Centres where appropriate and consistent with other policies in this

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

5 Policy CS11 – Enhancing the natural environment

5.1 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 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: 

Page 91 of 115



Application Reference: 06/18/0716/O                        Committee Date: 22nd May 2019

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

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.

6 Policy HOU7 Housing (Location of Future Housing Sites)

6.1 Policy HOU7 sets out an objective to ensure an adequate supply of appropriately 
located housing land whilst safeguarding the character and form of settlements 
and also states that new residential development may be permitted within the 
settlement boundaries identified on the proposals map in the parishes of Caister 
and 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 achieved 
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             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.

7 NATIONAL PLANNING POLICY FRAMEWORK (2019) 

7.1 Paragraph 14 of the National Planning Policy Framework seeks to ensure the 
presumption in favour of sustainable development. In instances where the local 
plan is absent, silent or out of date permission should be granted unless there 
are any adverse impacts of doing so when weighed against these policies in the 
NPPF.

8      Local finance considerations: -

8.1 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 
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.

9 Assessment :-

9.1 An important factor when determining applications is whether a Local Planning 
Authority has the ability to demonstrate a 5-year housing land supply.  If a Local 
Planning Authority cannot show that they are meeting this requirement, their 
policies with regards to residential development will be considered to be out of 
date. There is currently a housing land supply of 2.6 years (2018/19). Strategic 
Planning and Policy raised concerns over the sustainability of this site, however
as an existing grazing site on balance the limited scale of the outline development 
and contribution to housing need was given more weight and any sustainability 
proposals can be addressed at reserved matters stage of the application.
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9.2 The site is outside of the development boundary and as such the site may be 
considered as being suitable for development subject to the scale of the proposal
being appropriate for the area and there not being any significant adverse effects 
on the character of the area or the amenities of the occupiers of nearby dwellings.

9.3 The application has been submitted in outline form with all matters reserved. The 
proposed development would make a small contribution to the council's housing 
needs with an additional net dwelling to contribute to the 5% of new development 
within Secondary and Tertiary villages. The development would be visible from 
West Road and Back Lane and the surrounding countryside and would not 
appear unduly prominent or harmful to visual amenities and the proposed design 
should be keeping with the pattern form and heights of similar bungalows in the 
village. The scale of the development is appropriate to the size, character and 
role of the settlement as indicated in the settlement hierarchy and the level of 
housing proposed in any one settlement is generally in accordance with the level 
of housing proposed in emerging Policy CS2.

9.4 The nearest dwelling to the site is Westaylee (a two-storey dwelling) to the east 
of the application site. There is an existing track is situated between the two 
boundaries on the east separating the two sites by 5 metres. This distance is 
considered sufficient for the proposed development not to have a detrimental 
overbearing impact on the occupants of Westaylee.

9.5 The main concerns regarding the proposed development were raised by 
Highways, the application site would be accessed through an existing access 
point which prominently faces Back Lane. The Highway Authority initially raised 
concerns with the application site being poorly located in terms of transport 
sustainability and the increase in the journeys to access local services. 

9.6 The Highway Authority also pointed out that visibility from the application                      
site would be restricted in both directions by the existing barn to the west and a 
boundary hedge to the east. Although there are visibility restrictions to the west 
the limited visibility would be acceptable, due to the immediate layout of the 
carriageway and the bend between West Road and Back Lane which would act 
as a speed reducing feature. However, the reduced visibility to and from the east 
remained a serious concern. Following a notification to the applicant highlighting 
this concern, the applicant addressed this issue by proving full ownership of the 
entire application site and a proposal to remove the existing 2.1 metre hedge 
which would improve visibility to and from the east side of the application site to 
the satisfactory of Highways. However, highway considerations such as parking 
provisions and turning access points would still remain reserved matters at this 
stage, with the applicant required to provide an appropriate design to address 
the following points in accordance with the adopted standards.         

9.7 The application site is within close proximity to the Broads Authority Area. 
According to Policy CS11, the proposed development should ensure that 
measures to avoid or reduce adverse impacts on the existing biodiversity and 
geodiversity. 
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9.8 Permission may only be granted if it is determined that the application will not 
adversely affect the integrity of any Natura 2000 site.  A HRA 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.

9.9 It was also noted that the application site is within the vicinity of several adjoining 
dwellings and environmental health compliance would be required by the 
application during the construction of the proposed bungalow. West Road is a 
narrow road therefore, compliance would be required in terms of an adequate 
construction traffic management plan to minimise traffic congestion and safety, 
restriction on hours of work in the interest of adjoining residential amenities.  

9.10 Taking the above into account and the lack of a five-year land supply it is 
           considered that it would be difficult to justify refusal of the application and the 
           recommendation is to approve.

10 RECOMMENDATION :-

10.1 Approve – the proposal complies with Policies CS1, CS2, CS11 and HOU7 of 
the Great Yarmouth Local Plan: Core Strategy and the Interim Housing Supply 
Policy and subject to conditions requested by The Norfolk County Highway 
Authority, GYC Environmental Health.
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