
Schedule of Planning Applications        Committee Date: 10 August 2016 
 
Reference: 06/16/0189/F 

Parish: Gorleston  
Officer: Mrs G Manthorpe 

Expiry Date: 19-12-16 
Applicant: Dawson Brown Ltd 
 
Proposal: Development of 18 dwellings (9 no. 2 bedroom house and 9 no. 2            

bedroom flats) with associated external works. 
 
Site:  Burnt Lane and Addison Road – former Ivy House and The Hollies 
 
REPORT 
 
1  Background / History :- 
 
1.1 The application site comprises 2543 square metres and has two road frontages 

at Burnt Lane and Addison Road. The land currently comprises two Victorian 
villas and a former care home fronting on to Addison Road.  

 
1.2 Addison Road is largely formed of 1920’s semi-detached properties with Burnt 

Lane comprising higher density primarily terraced dwellings.  
 
1.3 There have been previous applications on the site with the most recent and 

relevant listed below: 
 

• 06/12/0688/F – Conversion of Ivy House and The Hollies to two 5 bedroom 
dwellings and the demolition of single storey buildings and the erection of two 
4 bedroom dwellings. Approved. 

• 06/14/0824/M – Demolition of the Hollies, Hollies bungalow, Ivy House and 
The Willows. Details not required.  

 
2 Consultations :- 
 
2.1  Neighbours – There have been 5 responses to the consultation.  
 

One subject to the condition that the one way designation at Burnt Lane be 
extended down from no. 29 Burnt Lane to the roundabout. 
 
Two objections which can be summarised below: 

• Lack of Parking on Burnt Lane, can it be guaranteed that the spaces 
provided are used? 

• The proposed density is too high. 
• Three storey flats are out of keeping with the adjacent properties. 
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• Traffic congestion. 
• Increased traffic. 
• Roads are not suitable for heavy vehicles. 
• Cars parked on the road make visibility difficult.  
• Overlooking from the three storey flats.  
• Loss of value of home.  
• Disruptive effect on neighbouring homes. 

 
One in support requesting that there is 1.5m gap between the proposed        
development and no. 34 Burnt Lane. 

 
2.2 Highways – Whilst the proposals will increase traffic movements onto Burnt Lane 

and its junction with the Beccles Road roundabout, Burnt Lane is wide enough 
for two vehicles to pass at the junction with the roundabout and appropriate 
waiting restrictions are provided around the junction to deter parking at this 
location. I am therefore satisfied that the proposals will not result in a severe 
residual impact on the highway network.  

 
Accordingly, in highway terms only there are no objections to the proposals but 
the following conditions and informative note are recommended to be appended 
to any grant of permission your Authority is minded to make. Full comments and 
conditions are attached to this report.  

 
2.3 Building Control – No comments. 
 
2.4  Local Lead Flood Authority – The application falls below the current threshold.  
 
2.5 Norfolk Fire and Rescue Service – Condition requested that the applicant installs 

a fire hydrant on no less than a 90mm main at the cost of the development.  
 
2.6 Norfolk Constabulary – The parking is not the ideal layout for surveillance and 

there should be provision of fencing to a height of no less than 1.5m between the 
rear gardens. Full comments are on the file and available online.  

 
2.7 Historic Environment Service - The proposed development sits along the 

frontage of Burnt Lane, immediately to the south of the site of the Augustinian 
friary. The friary was founded in the 1290s, and was enlarged several times due 
to public benefactors. One of the 15th century friars, John Brome, acquired a 
considerable library, several illuminated manuscripts from which survive 
(including the Gorleston Psalter, the Macclesfield Psalter and the Douai Psalter). 
While some scholars suggest that these were created in Gorleston, they are 
more likely to have been created in the Scriptorium at Norwich Cathedral. 
Certainly they are all outstanding examples of the so-called East Anglian school 
of illumination. The friary was suppressed in the Dissolution of the 1530s. Burnt 
Lane is said to have derived its name from a fire in the friary kitchens. Manship 
records the friary as being set up at the northern edge of Gorleston, suggesting 
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that the proposed development site is within the medieval town. Certainly the 
friary is likely to have built up a degree of ancillary settlement. Hence the 
potential for the survival of medieval archaeological deposits is very high. 

 
Previous applications on the site have involved the retention of the current 
buildings. The current application is considerably bigger than the previous 
application, and is sited along the Burnt Lane frontage. Hence we recommend a 
more comprehensive programme of archaeological works than the previous 
application. 
 
If planning permission is granted, we request that it be subject to the following 
conditions, in accordance with Paragraph 141 of the NPPF: 
 
A) No demolition/development shall take place/commence until a 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 
6. Nomination of a competent person or persons/organization to undertake the 
works set out within the Written Scheme of Investigation 
 
B) No demolition/development shall take place other than in accordance with the 
Written Scheme of Investigation approved under condition (A). 
 
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 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. 
 

2.8 Strategic Planning - It is noted that the proposal site is within the Main Urban 
Area of Gorleston. The proposed site is surrounded predominantly by residential 
uses and the development would represent a net gain of fifteen residential units. 
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Weight should also be given to the NPPF requirement to significantly boost 
housing supply, with local emphasis also on the Core Strategy with Gorleston 
identified as a Main Town (Policy CS2) to deliver a proportion of such growth. 

 
      The Strategic Planning team raises no objection to the proposal, but no doubt 

you may well have other matters to weigh in reaching a decision. 
 
2.9  Anglian Water – No comments received. 
 
2.19 Health East – No comments received. 
 
3 Policy :-  
 
3.1     Policy CS1 of the adopted Core Strategy 
 
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  
 
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  
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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  

 
 
3.2 Policy CS2 of the adopted Core Strategy 
 
Achieving sustainable growth  
 
Growth within the borough must be delivered in a sustainable manner in accordance 
with Policy CS1 by balancing the delivery of new homes with new jobs and service 
provision, creating resilient, self-contained communities and reducing the need to 
travel. To help achieve sustainable growth the Council will:  
 
a) Ensure that new residential development is distributed according to the following 
settlement hierarchy, with a greater proportion of development in the larger and more 
sustainable settlements:  
 

• Approximately 35% of new development will take place in the borough’s Main 
Towns at Gorleston-on-Sea and Great Yarmouth  

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

• Approximately 30% of new development will take place in the Primary Villages 
of Belton, Hemsby, Hopton on Sea, Ormesby St Margaret, Martham and 
Winterton-on-Sea  

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

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

 
b) To ensure compliance with Policy CS11, the proportions of development set out in 
criterion a) may need to be further refined following additional work on the impact of 
visitor pressures on Natura 2000 sites  
 
c) Ensure that new commercial development for employment, retail and tourism uses 
is distributed in accordance with Policies CS6, CS7, CS8 and CS16  
 
d) Promote the development of two key strategic mixed-use development sites: the 
Great Yarmouth Waterfront area (Policy CS17) and the Beacon Park extension, 
south Bradwell (Policy CS18)  
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e) Encourage the reuse of previously developed land and existing buildings  
 
To ensure that the Council delivers its housing target, the distribution of development 
may need to be flexibly applied, within the overall context of seeking to ensure that 
the majority of new housing is developed in the Main Towns and Key Service 
Centres where appropriate and consistent with other policies in this plan. Any 
changes to the distribution will be clearly evidenced and monitored through the 
Annual Monitoring Report.  
 
3.3 Saved Policy HOU7 of the Borough Wide Local Plan 
 
NEW RESIDENTIAL DEVELOPMENT MAY BE PERMITTED WITHIN THE 
SETTLEMENT BOUNDARIES IDENTIFIED ON THE PROPOSALS MAP IN THE 
PARISHES OF BRADWELL, CAISTER, HEMSBY, ORMESBY ST MARGARET, 
AND MARTHAM AS WELL AS IN THE URBAN AREAS OF GREAT YARMOUTH 
AND GORLESTON.  
 
NEW SMALLER SCALE RESIDENTIAL DEVELOPMENTS* MAY ALSO BE 
PERMITTED WITHIN THE SETTLEMENT BOUNDARIES IDENTIFIED ON THE 
PROPOSALS MAP IN THE VILLAGES OF BELTON, FILBY, FLEGGBURGH, 
HOPTON-ON-SEA, AND WINTERTON.  
 
IN ALL CASES THE FOLLOWING CRITERIA SHOULD BE MET: 
 
(A) THE PROPOSAL WOULD NOT BE SIGNIFICANTLY DETRIMENTAL TO THE 
FORM, CHARACTER AND SETTING OF THE SETTLEMENT; 
 
(B) ALL PUBLIC UTILITIES ARE AVAILABLE INCLUDING FOUL OR SURFACE 
WATER DISPOSAL AND THERE ARE NO EXISTING CAPACITY CONSTRAINTS 
WHICH COULD PRECLUDE DEVELOPMENT OR IN THE CASE OF SURFACE 
WATER DRAINAGE, DISPOSAL CAN BE ACCEPTABLY 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.) 
 
3.4 Saved Policy HOU16 of the Borough Wide Local Plan. 
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A HIGH STANDARD OF LAYOUT AND DESIGN WILL BE REQUIRED FOR ALL 
HOUSING PROPOSALS. A SITE SURVEY AND LANDSCAPING SCHEME WILL 
BE REQUIRED WITH ALL REQUIRED WITH 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 Assessment :- 
 
4.1 The application is a full application for the erection of 18 dwellings comprising 9 

three bedroom houses and 9 two bedroom flats. The layout of the scheme has 
the three bedroom houses arranged in a terrace facing onto Burnt Lane with the 
flats facing Addison Road. The terraced houses are two storey in keeping with 
the existing burnt lane frontage. The flats are three storey which are proposed to 
extend round the Corner of Burnt Lane and front Addison Road.  

 
4.2 The design of the development has evolved to allow for a more attractive 

frontage and a better architectural link between the two and three storey sections 
of the development. The houses proposed to front Burnt Lane have been 
stepped to break up the form of the development and the materials which have 
been submitted provide alternative frontages seeking to add a unified cohesion 
to the frontage to Burnt Lane. The existing properties at Burnt Lane are a mix of 
designs materials with generally flat frontages and minimalist detail. There is 
currently a high wall in place to the Burnt Lane frontage which is to be removed. 
The Houses as proposed shall be set back 30cm and 60 cm from the public 
footpath which extends the length of the road frontage. The existing Burnt Lane 
properties vary in distance back from the public highway with some being set on 
the highway boundary and some set back varying distances. 

 
4.3 The flats are set back further from the public highway by 90cm at the Burnt Lane 

section and up to 2 metres at the most set back point facing Addison Road. The 
additional set back seeks to reduce the appearance of the massing of the three 
storey section. There are not currently any three storey dwellings at Addison 
Road however there was a recent approval at the former White Horse public 
house which included three storey flats as part of the scheme. The proximity of 
the White Horse scheme and the proposed development will provide an 
interaction between the developments which will add to the existing character of 
the area. The flats as proposed will be visible from the White Horse roundabout 
and there will be a visual link between the developments of similar height form 
and massing.  

 
4.4 There have been objections from residents regarding the increase in traffic using 

Burnt Lane and the current parking difficulties. There are 36 parking spaces 
proposed with the development which provides two spaces per dwelling. There 
are no highways objections to the provisions are existing. A neighbour has 
questioned whether the future occupants will be required to utilise the spaces. 
Persons cannot be required to park in a certain area should they choose to park 
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on the public highway although with adequate parking provision future occupants 
are more likely to utilise spaces provided.  

 
4.5 There are a number of mature trees in existence on the site all bar two of which 

are to be removed. The two which are to remain are located to the east of the 
entrance one of which, a copper beech, has a TPO in place upon it.  

 
4.6 The proposed access is to be located off Addison Road and has an adequate 

visibility splay to comply with Highways standards. The access leads into a 
private drive which has parking located at each side. 

 
4.7 A neighbour has written in support of the application providing adequate space is 

left between the existing property and the proposed development. It is shown 
that there will be a gap of between 1.25m and 1.95m between the development 
proposed and no. 34 Burnt Lane. 

 
4.8 There has been an objection regarding the increased overlooking from the three 

storey flats towards existing dwellings at Burnt Lane. There will be an increase in 
overlooking by the creation of high level windows facing to the north. The 
distance from the proposed flats to the garden of no. 26 Addison Road is 
approximately 12 metres at the closest point. The distance mitigates the amount 
of overlooking although some will occur from the upper flats. Given the location 
of the proposed development and the current density there is already a degree 
of overlooking from the adjacent properties and therefore although there is an 
increase in overlooking this is not deemed sufficient to refuse the application.  

 
4.9 There have been further objections to the development regarding the potential 

loss in value of existing properties and disruption during construction. These are 
not material considerations for the purpose of planning however the times of 
construction, given the location of the site and proximity to existing residential 
properties, can be conditioned in addition to existing legislation to control hours 
of construction to ensure that work is not carried out at hours which will cause a 
nuisance.  

 
4.10 The development proposed is located within the urban area of Gorleston and as 

such is a sustainable location. The application for housing in this location is 
supported by local and the National Planning Policy Framework which 
encourages sustainable development unless material considerations indicate 
otherwise. 

 
5 RECOMMENDATION :-  
 
5.1 The recommendation is to approve the application subject to the signing of a 

s106 agreement to provide policy compliant affordable housing as it complies 
with Local and National Planning Policy.  
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