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Schedule of Planning Applications                     Committee Date: 13th November 2019 

 

 

Reference: 06/18/0533/F 

    Location: Gorleston  

    Officer: Mrs G Manthorpe 

                                                                                   Expiry Date: 15/02/19 

 

Applicant:    East Norfolk Sixth Form College  

 

Proposal:    Creation of artificial grass pitch with associated flood lights. Ball stop 

fencing, hard standing areas etc. New pavilion 

 

Site:  East Norfolk Sixth Form College, Church Lane Gorleston 

 

 

REPORT 

 
1.      Background / History:- 

 
 

1.1 The site comprises land which is currently a grass playing field and hard courts 

which are for the use of East Norfolk Sixth Form College, the applicants. The area 

also includes, following communications from the Highways Department, land for 

the provision of car parking. The application also includes ‘ball stop fencing’ and 

acoustic barrier.  

 

1.2  There has been a significant number of historical applications at the East Norfolk 

Sixth Form College site which show the evolution of the site over the years. The 

full history is within the planning file and available online. These are college related 

applications which do not have any significant bearing on the current application.  

   

 

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

at the Town Hall during opening hours.  

 

  2.1    Neighbours – There have been 12 objections to the application from residents, a 

selection is attached to this report and are summarised below: 

 

• There has been trouble in the with cars parking at Spencer Avenue.  

• There are no parking restrictions at Spencer Avenue during evenings or weekends.  

• Balls could need to be retrieved from gardens.  

• This number of additional cars will cause anti-social behaviour and will be 

prejudicial to highway safety.  
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• Larger parking on college grounds should be created.  

• The noise generated by matches, players and supporters will be excessive.  

• 130 parking spaces are not sufficient for up to 800 spectators.  

• This is not the correct location for this development.  

• Who is going to ensure that matches do not clash with events at the college? 

• Are there enough toilets? 

• There is not sufficient seating applied for to meet the league requirements.  

 

2.2    Highways – No objection subject to conditions: 

 

         SHC 50A No works shall commence on site unless otherwise agreed in writing until 

a detailed agreement has been has been submitted to and approved in writing by 

the Local Planning Authority that secures the sole use and management of the 

parking shown on the approved plan for Gorelston FC on match days and other 

ad hoc fixtures and an appropriate parking provision for Community Football and 

training uses. 

 

          Reason: To ensure the permanent availability of the parking in the interests of 

satisfactory development and highway safety. 

 

           SHC 50B Prior to the first use of the development hereby permitted the proposed 

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

surfaced and drained in accordance with the approved plan and retained 

thereafter available for that use as stated in the Agreement referred to in Part A of 

this conation 

 

          Reason: To ensure the permanent availability of the parking in the interests of 

satisfactory development and highway safety. 

 

2.3   Highways England – No objection.     

 

    2.4    Sports England – The Proposal and Impact on Playing Field 

 

This proposal relates to the construction of a full sized (106m x 70m) 3G artificial 

grass pitch, to replace an existing grass football pitch at the above college of further 

education. 

 

Assessment against Sport England Policy 

 

This application relates to the provision of a new indoor/outdoor sports facility or 

facilities on the existing playing field at the above site. It therefore needs to be 

considered against exception E5 of the above policy, which states: 
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'The proposed development is for an indoor or outdoor facility for sport, the provision 

of which would be of sufficient benefit to the development of sport as to outweigh 

the detriment caused by the loss, or prejudice to the use, of the area of playing 

field.' 

 

I have therefore assessed the existing and proposed playing fields against the 

above policy to determine whether the proposals meet exception E5. 

 

The proposal will provide a new full size 3G artificial pitch that will be used primarily 

for football, both competitive matches and training. 

 

I have consulted the Football Foundation and Norfolk FA to understand the local 

and strategic need for the facility, and they have responded as follows: 

 

•             Any FF/Norfolk FA involvement in the project development, including 

potential funding?   

Norfolk FA have been fully engaged with the development of this project, from its 

inception through to present day.  Norfolk FA have played a key role in negotiating 

investment from the clubs existing site landlord, and have provided insight into other 

localised funding streams for the club to access.  The project’s identified delivery 

outcomes have been developed in partnership with Norfolk FA, and we believe this 

project will deliver significant participation growth, and will equally deliver against 

all of the government’s five set outcomes for Sport & Physical Activity.  We are 

currently working with them to develop an application to the Football Foundation 

which we are expecting to be submitted by the end of October 2018. 

  

•             FF/Norfolk FA views on the strategic need for the facility, including wider 

community need for a 3G pitch in the Great Yarmouth/Gorleston area?   

Strategically this project is of importance, additional 3G pitch provision in the locality 

is identified within the Local Authority’s PPS.  Furthermore this facility will enable 

significant wider outcomes to be delivered, for example this site will play a key role 

in reducing anti-social behaviour within the local area, will improve community 

cohesion and will reduce social isolation through programme delivery such as 

walking football.  The aforementioned outcomes are key for the Local Authority to 

deliver against and ultimately reduce, and have been identified as priority indicators 

within Great Yarmouth Borough Council’s Locality Plan for Sport and Physical 

Activity.   

  

•             FF/Norfolk FA views on the technical specification for this facility.   

The facility has been developed with full engagement of the Football Foundation, 

including support from the Football Foundation’s Technical Advisor.  The unique 

specification of the facility will enable educational programmes to be delivered from 

the site, together with community and grassroot football activity (from mini soccer 
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through to National League System Football).  Ultimately the facility will be a facility 

for all, and will cater for all population groups within the local community.   

 

The evidence above indicates that this facility would be a strategic priority for the 

Football Foundation and Norfolk FA, to help meet demand in the local area, and an 

application for capital funding towards the project is in development. The nearest 

alternative 3G facilities are at Lynn Grove School (1.1km) and Flegg High School 

(20km). 

 

The proposal also includes a pavilion to serve the new pitch with two changing 

rooms, toilets, social area etc. There is a detrimental impact in that the pavilion will 

result in the loss of games courts currently sited on its location, but it is not 

considered that the loss of these courts would over-ride the benefits to the college 

and wider community from the proposed 3G facility. 

 

A facility of this type will allow for significantly more intensive use than an equivalent 

grass pitch, and will assist the development of football in the Great Yarmouth area. 

It is therefore considered that the proposal would satisfy exception E5 of Sport 

England’s policy referred to above, in that the benefits to the development of sport 

(principally football) would outweigh the detriment caused by the loss of a senior 

grass football pitch. 

 

In supporting this scheme, Sport England have only considered the proposal 

against our adopted playing fields policy, and specifically exception E5. It is for 

Great Yarmouth Borough Council to assess the scheme against other planning 

considerations such as visual impact, residential amenity, parking etc. In supporting 

this scheme, Sport England is not necessarily supporting the loss of Gorleston FC’s 

current site at Emerald Park, which would need to be assessed separately against 

the above policy should a scheme to redevelop this site come forward.  

 

 

Conclusions and Recommendation 

 

Given the above assessment, Sport England does not wish to raise an objection to 

this application as it is considered to meet exception 5 of the above policy. The 

absence of an objection is subject to the imposition of planning condition(s) being 

attached to the decision notice should the local planning authority be minded to 

approve the application, covering the following issues: 

 

1) Approval of full technical specification for the 3G pitch, including surfacing, pitch 

markings, fencing, floodlighting. 

2) Hours of Use Condition, as set out in the planning statement (0900-2200 Monday 

to Friday, 1000-2000 Saturday and Sunday) 
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3) Community Use Agreement to set out the policy regarding use of the facility, 

pricing policy, management and review etc 

 

Sport England can provide model planning conditions should the local planning 

authority be minded to support the application. 

 

If you wish to amend the wording of the recommended condition(s), or use another 

mechanism in lieu of the condition(s), please discuss the details with the 

undersigned. Sport England does not object to amendments to conditions, provided 

they achieve the same outcome and we are involved in any amendments. 

 

Sport England would also like to be notified of the outcome of the application 

through the receipt of a copy of the decision notice.  

 

The absence of an objection to this application, in the context of the Town and 

Country Planning Act, cannot be taken as formal support or consent from Sport 

England or any National Governing Body of Sport to any related funding application, 

or as may be required by virtue of any pre-existing funding agreement. 

 

2.4    Norfolk County Council Lead Local Flood Authority – No comments.   

 

  2.5    Environment Agency – No comment. 

 

  2.6     Environmental Health – There have been four separate consultations from Great 

Yarmouth Borough Council Environmental Services. Based on the information 

submitted they do not object to the application but require conditions. The 

response is as follows: 

 

Flood Lighting Report: 

I have reviewed the flood lighting report commissioned and dated 14th September 

2018 in conjunction with the ‘Guidance Notes for the Reduction of Obtrusive Light 

GN01:2011’. My conclusions from reviewing the data is that the light intrusion into 

windows of the properties in proximity to the floodlighting, are within acceptable 

obtrusive light limitations. The condition for this lighting condition can therefore be 

discharged.  

 

Curfew limitations should be placed on the use of the floodlighting which should 

be set at 23:00 hrs, this being the latest recommended time.  

 

Chris Cawley’s Comments: 

The use of this pitch as a community asset and for Gorleston Football Club means 

that it will be used with significant frequency during evenings and at weekends. 

Given the close proximity to the site to a large number of existing dwellings the 

potential for noise and light nuisance to local residents is considerable.  
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The design arrangements for the floodlighting are such that they mitigate light 

having effects on the windows of the adjacent dwellings but there will still be an 

intrusive effect on the gardens of some properties. Whether such intrusion will be 

tolerated by all affected residents is difficult to foresee. In the longer term the 

planting schemes will have some mitigating effect. 

 

The design of the ball stop fencing etc is such that impact noise and wind noise 

effects will be mitigated. The impact of noise from players and spectators is less 

clear. The application documentation addresses a number of potential scenarios 

and concludes that with the proposed layout and design the impact on residents 

will be minimal. The application is silent on the impact of other potential noise 

sources and they have not been clarified by Labosport. 

 

If the application is approved then it would be appropriate to attach conditions: 

•  prohibiting the use of a public address system at the site  

•  prohibiting the playing of musical instruments at any event at the site 

•  prohibiting the use of the site for events other than sport (such as concerts, etc)  

•  restricting the days and times that any grounds maintenance activities involving 

mechanical plant may take place  

•  Limiting the total number of People (players, officials and spectators) who may 

attend any given sporting event  at the site 

 

No loudspeaker etc. outside building 

No loudspeaker, amplifier, relay or other audio equipment including musical 

instruments (whether acoustic or amplified) shall be installed or used on the sports 

pitch site outside the pavilion building. 

Reason for the condition 

In the interests of the amenities of adjoining residents  

 

Hours of Work for grounds maintenance: 

Due to the close proximity of other residential dwellings the hours of any grounds 

maintenance activities involving mechanical plant should be restricted to: 

• 0730 hours to 1830 hours Monday to Friday 

• 0830 hours to 1330 hours Saturdays 

• No work on Sundays or Bank Holidays. 

 

Noise Management Plan 

The site owners and operators must develop and implement a Noise Management 

Plan as part of the development. This should include methods for the receipt, 

investigation and resolution of complaints from neighbouring residents. The plan 

should also incorporate plans for spectator stewarding (including during ingress 

and egress to the ground) and limit the number of spectators to a maximum of 250 

persons on any occasion. 



 

Application Reference: 06/18/0533/F                Committee Date: 13th November 2019 

 

A separate response did not limit the spectators and responded as follows: 

 

Further to previous correspondence the following conditions have been drafted 

and are proposed to address the identified noise concerns.  

 

No loudspeaker etc. outside building 

No loudspeaker, amplifier, relay or other audio equipment including musical 

instruments (whether acoustic or amplified) shall be installed or used on the sports 

pitch site outside the pavilion building. 

Reason for the condition 

In the interests of the amenities of adjoining residents  

 

Hours of Work for grounds maintenance: 

Due to the close proximity of other residential dwellings the hours of any grounds 

maintenance activities involving mechanical plant should be restricted to: 

•        0730 hours to 1830 hours Monday to Friday 

•        0830 hours to 1330 hours Saturdays 

•        No work on Sundays or Bank Holidays. 

 

Noise Management Plan 

The site owners and operators must develop and implement a Noise Management 

Plan as part of the development. This should include methods for the receipt, 

investigation and resolution of complaints from neighbouring residents. The plan 

should also incorporate plans for spectator stewarding (including during ingress 

and egress to the ground)  

 

Light Nuisance 

The installation of exterior lighting has the potential to cause light nuisance 

therefore:- 

• Any lighting must be correctly specified and only light the surface intended and 

not throw light onto neighbouring properties 

• If security lighting is provided it should only pick up persons in the zone required 

and not beyond 

• Lighting should where possible  be directed downwards, if any uplighting is 

provided then suitable shields or baffles should be provided to reduce the amount 

of light escaping upwards.  

                

 

3         Core Strategy – Adopted 21st December 2015 

 

3.1    Policy CS8 – Promoting tourism, leisure and culture (partial) 
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          As one of the top coastal tourist destinations in the UK, the successfulness of 

tourism in the Borough of Great Yarmouth benefits not only the local economy but 

also the wider sub-regional economy as well. To ensure the tourism sector remains 

strong, the Council and its partners will: 

 

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

facilities, attractions and accommodation that are designed to a high standard, 

easily accessed and have good connectivity with existing attractions 

 

3.2       Policy CS15 – Providing and protecting community assets and green infrastructure 

(partial) 

 

           Everyone should have access to services and opportunities that allow them to fulfil 

their potential and enjoy healthier, happier lives. The effective planning and 

delivery of community and green infrastructure is central to achieving this aim. As 

such, the Council will: 

 

           c) Take a positive approach to the development of new and enhanced community 

facilities, including the promotion of mixed community uses in the same building, 

especially where this improves choice and reduces the need to travel 

 

           e) Promote healthy lifestyles by addressing any existing and future deficiencies in 

the provision and quality of sports facilities, including access to these facilities, 

playing pitches, play spaces and open spaces throughout the borough 

 

 4         Local  Policy :-  

 

  4.1    Local Policy - Saved Great Yarmouth Borough-Wide Local Plan Policies     (2001): 

 

  4.2    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. 

 

  4.3    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. 
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4.4    Policy EDC3 - Redevelopment of school buildings and grounds : 

  

Proposals to redevelop or change the use of school buildings or their grounds will    

only be permitted if the applicant can demonstrate that: - 

 

 (a) the buildings and/or grounds are surplus to education requirements (either 

wholly or in part); 

 

(b)  the proposal will not prejudice the long term future use of the school or site for 

future education purposes; 

 

(c)  the school buildings and/or grounds are not required for a community use; and 

 

(d)   access, servicing and amenity requirements can be met. 

 

 

5     Emerging policy – Local Plan Part 2:- 

 

5.1     SETTLEMENT OVERVIEW – page 107 

 

          Gorleston-on-Sea is the Borough's 'second' town, located across the River Yare 

and to the south of the town of Great Yarmouth. It has a current population of 

around 25,600. 'Gorleston', as it is more commonly known, runs from the southern 

part of the west bank of the River Yare, past the river mouth towards the smaller 

coastal settlement of Hopton-on-Sea. To the west is the connected settlement of 

Bradwell, effectively forming a large urban conurbation. 

 

           Gorleston has a long history of port-related industry including fishing, shipbuilding 

and, more recently the offshore energy industry. The town is also a popular seaside 

resort, offering more modest facilities than Great Yarmouth but with a distinctive 

character of its own. Features include Gorleston Pavilion and the Ocean Rooms, 

along with its golden sandy beach. 

 

  6         National Policy:- 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 
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sustainable development can be summarised as meeting the needs of the present 

without compromising the ability of future generations to meet their own needs. 

 

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 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). 

 

6.5    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. 
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6.6   Paragraph 91. Planning policies and decisions should aim to achieve healthy, 

inclusive and safe places which: 

 

          a) promote social interaction, including opportunities for meetings between people 

who might not otherwise come into contact with each other – for example through 

mixed-use developments, strong neighbourhood centres, street layouts that allow 

for easy pedestrian and cycle connections within and between neighbourhoods, 

and active street frontages; 

           b) are safe and accessible, so that crime and disorder, and the fear of crime, do not 

undermine the quality of life or community cohesion – for example through the use 

of clear and legible pedestrian routes, and high quality public space, which 

encourage the active and continual use of public areas; and 

           c) enable and support healthy lifestyles, especially where this would address 

identified local health and well-being needs – for example through the provision of 

safe and accessible green infrastructure, sports facilities, local shops, access to 

healthier food, allotments and layouts that encourage walking and cycling. 

 

6.7     Paragraph 92. To provide the social, recreational and cultural facilities and services 

the community needs, planning policies and decisions should: 

             a) plan positively for the provision and use of shared spaces, community facilities 

(such as local shops, meeting places, sports venues, open space, cultural 

buildings, public houses and places of worship) and other local services to 

enhance the sustainability of communities and residential environments; 

            b) take into account and support the delivery of local strategies to improve health, 

social and cultural well-being for all sections of the community; 

             c) guard against the unnecessary loss of valued facilities and services, particularly 

             where this would reduce the community’s ability to meet its day-to-day needs; 

             d) ensure that established shops, facilities and services are able to develop and 

             modernise, and are retained for the benefit of the community; and 

             e) ensure an integrated approach to considering the location of housing, economic 

             uses and community facilities and services. 

 

6.8      Paragraph 96. Access to a network of high quality open spaces and opportunities 

for sport and physical activity is important for the health and well-being of 

communities. Planning policies should be based on robust and up-to-date 

assessments of the need for open space, sport and recreation facilities (including 

quantitative or qualitative deficits or surpluses) and opportunities for new 

provision. Information gained from the assessments should be used to determine 

what open space, sport and recreational provision is needed, which plans should 

then seek to accommodate. 

 

6.9    Paragraph 97. Existing open space, sports and recreational buildings and land, 

including playing fields, should not be built on unless:  

            a) an assessment has been undertaken which has clearly shown the open space, 



 

Application Reference: 06/18/0533/F                Committee Date: 13th November 2019 

            buildings or land to be surplus to requirements; or 

            b) the loss resulting from the proposed development would be replaced by 

            equivalent or better provision in terms of quantity and quality in a suitable 

             location; or 

             c) the development is for alternative sports and recreational provision, the benefits 

            of which clearly outweigh the loss of the current or former use. 

 

6.10    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. 

 

6.11    Paragraph 179. Where a site is affected by contamination or land stability issues, 

responsibility for securing a safe development rests with the developer and/or 

landowner. 

 

6.12  Paragraph 180. Planning policies and decisions should also ensure that new 

development is appropriate for its location taking into account the likely effects 

(including cumulative effects) of pollution on health, living conditions and the 

natural environment, as well as the potential sensitivity of the site or the wider area 

to impacts that could arise from the development. In doing so they should:  

 

           a) mitigate and reduce to a minimum potential adverse impacts resulting from noise 

from new development – and avoid noise giving rise to significant adverse impacts 

on health and the quality of life; 

           b) identify and protect tranquil areas which have remained relatively undisturbed by 

noise and are prized for their recreational and amenity value for this reason; and 

           c) limit the impact of light pollution from artificial light on local amenity, intrinsically 

dark landscapes and nature conservation. 

 

6.13     Paragraph 193. When considering the impact of a proposed development on the 

significance of a designated heritage asset, great weight should be given to the 

asset’s conservation (and the more important the asset, the greater the weight 

should be). This is irrespective of whether any potential harm amounts to 

substantial harm, total loss or less than substantial harm to its significance. 

 

6.14   Paragraph 194. Any harm to, or loss of, the significance of a designated heritage 

asset (from its alteration or destruction, or from development within its setting), 

should require clear and convincing justification. Substantial harm to or loss of: 

 

           a) grade II listed buildings, or grade II registered parks or gardens, should be 

exceptional;  

           b) assets of the highest significance, notably scheduled monuments, protected 

wreck sites, registered battlefields, grade I and II* listed buildings, grade I and II* 
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registered parks and gardens, and World Heritage Sites, should be wholly 

exceptional63. 

 

           Footnote 63: Non-designated heritage assets of archaeological interest, which are 

demonstrably of equivalent significance to scheduled monuments, should be 

considered subject to the policies for designated heritage assets. 

 

6.15    Paragraph 195. Where a proposed development will lead to substantial harm to (or 

total loss of significance of) a designated heritage asset, local planning authorities 

should refuse consent, unless it can be demonstrated that the substantial harm or 

total loss is necessary to achieve substantial public benefits that outweigh that 

harm or loss, or all of the following apply: 

 

           a) the nature of the heritage asset prevents all reasonable uses of the site; and 

 

           b) no viable use of the heritage asset itself can be found in the medium term through 

appropriate marketing that will enable its conservation; and 

 

           c) conservation by grant-funding or some form of not for profit, charitable or public 

ownership is demonstrably not possible; and 

 

           d) the harm or loss is outweighed by the benefit of bringing the site back into use. 

 

6.16   Paragraph 196. Where a development proposal will lead to less than substantial 

harm to the significance of a designated heritage asset, this harm should be 

weighed against the public benefits of the proposal including, where appropriate, 

securing its optimum viable use. 

 

6.17   Paragraph 197. The effect of an application on the significance of a non-designated 

heritage asset should be taken into account in determining the application. In 

weighing applications that directly or indirectly affect non-designated heritage 

assets, a balanced judgement will be required having regard to the scale of any 

harm or loss and the significance of the heritage asset. 

 

6.18    Paragraph 198. Local planning authorities should not permit the loss of the whole 

or part of a heritage asset without taking all reasonable steps to ensure the new 

development will proceed after the loss has occurred. 

 

6.19    Paragraph 199. Local planning authorities should require developers to record and 

advance understanding of the significance of any heritage assets to be lost (wholly 

or in part) in a manner proportionate to their importance and the impact, and to 

make this evidence (and any archive generated) publicly accessible64. However, 

the ability to record evidence of our past should not be a factor in deciding whether 

such loss should be permitted. 
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6.20   Paragraph 200. Local planning authorities should look for opportunities for new 

development within Conservation Areas and World Heritage Sites, and within the 

setting of heritage assets, to enhance or better reveal their significance. Proposals 

that preserve those elements of the setting that make a positive contribution to the 

asset (or which better reveal its significance) should be treated favourably. 

 

6.21   Paragraph 201. Not all elements of a Conservation Area or World Heritage Site will 

necessarily contribute to its significance. Loss of a building (or other element) 

which makes a positive contribution to the significance of the Conservation Area 

or World Heritage Site should be treated either as substantial harm under 

paragraph 195 or less than substantial harm under paragraph 196, as appropriate, 

taking into account the relative significance of the element affected and its 

contribution to the significance of the Conservation Area or World Heritage Site as 

a whole. 

 

6.22    Paragraph 202. Local planning authorities should assess whether the benefits of a 

proposal for enabling development, which would otherwise conflict with planning 

policies but which would secure the future conservation of a heritage asset, 

outweigh the disbenefits of departing from those policies. 

 

7        Habitat Regulations Assessment considerations: 

 

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

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

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

Union. The Council has an adopted policy approach, the Habitats Monitoring and 

Mitigation Strategy, prepared alongside the Part 1 Local Plan (and most recently 

updated at the Policy & Resources Committee meeting on 5th February 2019).  

 

7.2     The application is for a leisure use and the impact on Natura 2000 sites is not   

applicable in this specific instance.  

 

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 material to the application. Local finance 

considerations are defined as a government grant such as new homes bonus or 

the Community Infrastructure Levy. The application has been assessed and there 

are no financial implications that would impact the determination of the application.   
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9        Assessment 

 

9.1   The proposal seeks the replacement of current sports field & tennis courts with a 

new artificial grass pitch with associated flood lights, ball stop fencing, hard 

standing areas etc and a new pavilion. The site is currently part of East Norfolk 

Sixth Form College and this proposal would represent a shared community facility. 

This proposal for new community facilities such as this and this would represent 

an improved facility compared to Emerald Park, Gorlston FC’s current football 

ground; and supports the aim of this NPPF policy, with this being a shared facility 

between the football club and East Norfolk Sixth Form Collage. 

 

9.2    The application details state that the pitch will provide facilities for curriculum use, 

match play and training at East Norfolk Sixth Form College in addition to becoming 

the new home for Gorleston Football Club and local junior and youth football clubs. 

The use of the facilities, as a shared community use, is in accordance with the 

National Planning Policy Framework and is supported by local policy with specific 

reference policies CS8 and CS15 of the Core Strategy.  

 

9.3     The scale of the development is detailed within the design and access statement 

and submitted plans, the statement lists the sizes as follows: 

 

           Artificail grass play – 7420m2 

           Hardstanding – 1605m2  

           Pavilion building 327m2. 

 

           Total = 9352m2 

 

           The hardstanding area includes additional parking following consultation with 

Highways.  

  

           Scale with heights above ground level: 

 

           Open Steel mesh ball stop fencing and gates around entire perimeter – 4.5m 

           Open steel mesh fencing and entrance gate connecting AGP to the pavilion – 2m 

           Perimeter barrier and entrance gates within fenced enclosure 1.2-2m 

           Acoustic barrier at southern and eastern AGP perimeter – 3.5m 

           Height of floodlights 15m 

           Equipment store height 2.59m 

           Covered spectator grandstand typically 3.08m 

            

 

9.4     There have been objections to the application primarily on the grounds of parking 

and the pressure that will be placed upon the local road network by the facility. 

Local knowledge suggests that there has been previous contention between the 
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Sixth Form College students and the local residents which has resulted in a parking 

limitation being in place at Spencer Avenue restricting parking between set times. 

Local residents have stated that the use proposed would exacerbate an existing 

problem with parking, cause anti-social behaviour and be prejudicial to highway 

safety.  

 

9.5 The Highway Authority required that the red line plan be changed to demonstrate 

that parking would be available on site and to ensure that this could be conditioned 

as such. The amended red line plan includes the parking spaces at the College 

and states that there will be 144 spaces with an additional 5 accessible spaces, 

following the receipt of the amended plans, highway commented as follows: 

 

‘As my earlier response indicated, the parking does accord with current parking 

standards and whilst noting that the applicant states that the on-site parking 

provision will be made available exclusively for Gorleston FC on match days and 

supervised by match day stewards, no evidence of any formal agreement in this 

respect has been provided, nor what element of parking will available for the 

Community Football and football training use of the proposals. 

 

I appreciate that at this stage, a formal agreement may not have been secured, 

but I am of the opinion that such a formal agreement needs to be secured and 

conditioned in any consent that may be granted. Whether this needs to be a 

formalised under a Section 106 Agreement for example, I will leave for the LPA to 

determine the appropriate mechanism.  

 

In accepting that the NPPF states that 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, I am of the opinion that this development would not give rise to such 

factors and therefore could not sustain an objection on highway grounds. 

However, whilst raising no objection, this is subject to the on-site parking provision 

shown and referred to in the application being solely available for Gorleston FC's 

home fixtures and an appropriate parking provision for Community Football use 

and football training. 

 

Accordingly I would recommend that conditions be attached to any grant of 

permission your Authority is minded to make, and I would suggest the following.’ 

 

9.6      The above consultation response demonstrates that the Highway Authority, subject 

to the conditions listed at paragraph 2.2 of this report, are satisfied that there is no 

reason to refuse the application on highways grounds. The required conditions can 

be secured by planning condition to ensure that parking is available at the required 

times. As noted by the Highway Authority the site is well served by public transport 

and is a sustainable location. While it is understood that there may be concerns 
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that the application will create additional parking and disruption within the locality 

the Highway Authority have stated that the parking provision is sufficient given the 

location that a recommendation for refusal on highway grounds would not be in 

accordance with the National Planning Policy Framework Paragraph 109. 

 

9.7     Sport England have come back with a comprehensive comment in support of the 

application. Their comments detail the involvement that has been undertaken to 

secure a multipurpose site which will provide enhanced replacement facilities 

which are required owing to the future loss of the facilities at Emerald Park. Sport 

England note within their response that they are not commenting on or supporting 

the loss of the existing facilities which is subject to a separate application. The 

application that this report is making recommendation on is a stand-alone 

application and should be decided on merit. 

 

9.8     The proximity of the site to residential dwellings has been a source of objection 

from some local residents. The application has received four consultation 

responses from Great Yarmouth Borough Councils Environmental Health Officers 

and there are no objections to the application. All of the responses looked at the 

light that will be produced by the floodlights which are required to illuminate the 

pitch and all responses came back with no objection. Additional comments went 

into detail regarding the lighting, stating that the levels of light spillage were within 

the levels of tolerance and are acceptable in Environmental Health terms.  

 

9.9    Two of the response from Environmental Health required the attendance to be limited 

to no more than 250 spectators although one response was simply reiterating the 

first as a curtesy. The number of spectators was put to Environmental Health as a 

specific query and the consultation that came back did not require a limitation on 

numbers of spectators. The information submitted in support of the application 

states that the normal numbers of spectators are 150-250 and occur during the first 

team games. It is acknowledged that there are derby matches and matches against 

Norwich City Football Club which can attract up to 800 spectators; however, the 

application acknowledges that these are special events as opposed to the norm.  

 

9.10    Given that the officer that was required to comment on this aspect specifically came 

back without requiring the limitation on numbers this is the response that is deemed 

most relevant for the purpose of determining the application. It is noted and 

accepted that the development will cause noise and that a noise management plan, 

in addition to the fencing, shall be conditioned as per the response from 

Environmental Health.  

 

9.11   In addition to the noise management plan a condition shall be placed upon any 

grant of planning permission that members are minded to make stating that no 

loudspeaker, amplifier, relay or other audio equipment including musical 

instruments (whether acoustic or amplified) shall be installed or used on the sports 
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pitch site outside the pavilion building. It is noted that the applicant would like 

limited amplification for the calling of scores and players names with additional 

information provided as follows: 

 

           When Gorleston FC play league fixtures at the new facility, a public-address 

system is required to satisfy non-league football stadium requirements; which 

should be clearly audible in all those areas of the ground which can be occupied 

by spectators. 

 

            However, this public-address system is only required during league and cup 

fixtures and will therefore only be used on Saturday afternoons and on Tuesday 

and Thursday evenings. 

 

9.12  The use of the public address system for league requirements would appear crucial 

to the club staying in their designated league. When assessing the application the 

balance between the benefits of the application and the impact on local residents 

must be carefully assessed. It is noted that the use of amplified sound will be limited 

in duration and days and Environmental Health have been asked with specific 

reference this aspect to provide an expert opinion which is not available at the time 

or writing. Should the application be approved with this limited amplified sound use 

it is accepted that Environmental Health have powers to take action against noise 

nuisance if required at a later date. The noise management condition above would 

also be placed upon any grant of permission to enable early action to be taken by 

the club if required. When assessing the impact of the amplified sound the 

applicant has stated by way of additional information that: 

 

           Roughly 80% of fixtures will be scheduled for Saturday’s (with a 3pm kick off) and 

the remaining matches will be scheduled for either a Tuesday and Thursday 

evening. 

 

           The statement that the vast majority of the matches are played on a Saturday 

afternoon further mitigates the impact of the announcement system which will be 

audible externally.  

 

9.13   The use of the site shall also be limited to that shown on the application form to 

reduce noise outside of these hours. The hours proposed are as follows: 

 

           Monday to Friday – 09:00 – 22:00 

           Saturday – 10:00 – 20:00 

           Sunday and bank holidays – 10:00 – 20:00 

 

 9.14   In addition to the sporting uses, the application also includes a pavilion which will 

be utilised as the clubhouse for Gorleston Football club. The applicant has also 

helpfully confirmed the restricted uses that will occur at the site as follows: 
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           ‘We are pleased to confirm there is no intention to use the football pitch for any 

activities other than football training and matches and any non-football events will 

be run in the clubhouse as an essential income stream for Gorleston FC, any these 

events will always be indoors within the pavilion.’ 

 

           The above statement confirms that while the pavilion shall be made available as a 

revenue stream this use shall be limited to the pavilion only and shall be 

conditioned, in accordance with the amplified noise condition, to remain within the 

building only.  

 

9.15    The application site is a sustainable location and will offer community benefits to 

the area and an improved facility for the use of the College, the club and associated 

users which is inline with local and national planning policy.  

   

 10      RECOMMENDATION: -  

 

 10.1  As stated above the development will impact the character of the area and have an 

effect on the living conditions of existing residents by additional highway use and 

parking, noise and movement of persons. When assessed on balance the benefits 

of the development to the wider community by the provision of an upgraded 

sporting facility outweigh the harms that look to occur.  

 

 10.2  Approve in accordance with conditions as requested by statutory consultees and 

those to ensure an adequate form of development. The application complies with 

policy CS8 and CS15 of the Core Strategy.  
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