
 

Development Control Committee 

 

Date: Wednesday, 14 September 2016 

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 one week 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 
 

 

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 
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•    that of your family or close friends 
•    that of a club or society in which you have a management role 
•    that of another public body of which you are a member to a greater 
extent than others in your ward. 
You must declare a personal interest but can speak and vote on the 
matter. 
 
Whenever you declare an interest you must say why the interest arises, so that it 

can be included in the minutes.  

 

3 MINUTES 

  
To confirm the minutes of the meeting held on the 10 August 2016. 
  
  
 

5 - 12 

4 PLANNING APPLICATIONS 

  
  
 

  

5 APPLICATION 06/16/0442/O - THE ARCHES PUBLIC HOUSE 

  
Demolition of public house, close existing access from Crab 
Lane, improve access from Beccles Road and redevelop site with 
one bungalow and four detached houses. 
  
  
  
 

13 - 26 

6 APPLICATION 06/16/0445/F - CRAB LANE BRADWELL 

  
Construction of two bungalows and garages. 
  
  
 

27 - 54 

7 PLANNING APPLICATIONS CLEARED UNDER DELEGATED 

POWERS AD BY THE DEVELOPMENT CONTROL COMMITTEE 

FROM 1 AUGUST  - 31 AUGUST 2016 

  
The Committee to note the planning applications cleared by the 
Planning Group Manager and the Development Control Committee 
between 1 - 31 August 2016. 
  
  
  
 

55 - 66 

8 ANY OTHER BUSINESS 

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

In the event of the Committee wishing to exclude the public from the 
meeting, the following resolution will be moved:- 
 
"That under Section 100(A)(4) of the Local Government Act 1972, the 
public be excluded from the meeting for the following item of business on 
the grounds that it involved the likely disclosure of exempt information as 
defined in paragraph 1 of Part I of Schedule 12(A) of the said Act." 
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Development Control 

Committee 

 

Minutes 
 

Wednesday, 10 August 2016 at 18:30 
  

  

PRESENT: 

  

Councillor Annison (in the Chair); Councillors Andrews, Fairhead, Flaxman-Taylor, 

Grant, A Grey, K Grey, Lawn, Pratt, Thirtle, Wainwright, and Wright.  

  

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

Mrs E Helsdon (Technical Officer) and Mr G Jones (Information Manager)  

 

1 APOLOGIES FOR ABSENCE 1  

  
Apologies for absence had been received from Councillor's Hammond, Hanton 
and Williamson. 
  
  
 

2 DECLARATIONS OF INTEREST 2  

  
The Committee noted the following Declarations of Interest: 
  
Councillor Thirtle declared a personal interest in item 5 
Councillors Wainwright and A Grey declared a personal interest in item 8 
  
However, in accordance with the Council's Constitution, the Councillors were 
aloud to speak and vote on the matter. 
  
  
 

3 MINUTES 3  

  
The minutes of the meeting held on the 13 July 2016 were confirmed. 
  

Page 5 of 66



  
 

4 PLANNING APPLICATIONS 4  

 
  
 

5 APPLICATION 06/15/0705/F - FIELD ADJACENT TOWER LODGE 5  

  
The Committee received and considered the comprehensive report  from the 
Senior Planning Officer. 
  
The Senior Planning Officer reminded Members that this application had been 
deferred at the last meeting of this Committee to allow a site visit to take place. 
  
The application had been amended to reduce the number of dwellings applied 
for from 19 to 9. It was reported that during the site visit members viewed the 
site and the amended plans.  
  
The Senior Planning Officer reported that the 9 dwelling that are subject to the 
application are accessed off Rollesby Road with all of the Tower Road 
dwelling having been removed from the application.  
  
There had been 62 objections to the application summarised in the report. 
  
The Parish Council had withdrawn their objection following the revision to the 
application 
  
Norfolk County Council as Highways Authority did not object to the revised 
application providing the development was a private drive with appropriate 
maintenance agreements. 
  
A member asked if Highways original objection would be taken into account if 
an additional application came in to build more houses on the site at a later 
date - Highways would be part of the consultation for any additional 
application. 
  
A member asked if the predestination crossings were dropped curbs - they will 
be to Highways standards. 
  
A member asked if there would be affordable housing on the site - No the site 
is under the minimum size to require it. 
  
The developers representative stated that there would be 6 terraced and 3 
detached dwellings and that the developer would meet all the Highways 
recommendations as well as taking into account the issues raised by the 
objectors. 
  
A member asked for confirmation that the roads on the site would not be 
adopted - the developer confirmed that the property owners would be 
responsible and that a management committee would be formed. 
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A member asked if the fencing could be replaced with a hedge - the developer 
had no objection to that. 
  
A member asked if the Foul and surface water was going to be combined for 
drainage - No they a separate. 
  
A member asked what was going to happen to the rest of the site now the 
application had be reduced - the owner of the site intends to redevelop the site 
with a change of use to paddocks 
  
An objector raised their concerns regarding the village infrastructure, Flooding, 
poor roads with blind corners, speeding and lack of parking in the area. he 
asked the committee to reject the application until these issues had been 
addressed. 
  
A member observed that a number of these issues would be addressed by the 
application. 
  
The ward councillor highlighted the lack of infrastructure and the visual aspect 
of the application 
  
A member asked about the corner of the land being given to the village, the 
agent received a positive response from the applicant who was sitting in the 
gallery that the land could be gifted to the village.  
  
A member stated that we have to increase the number of houses and that this 
small development will help the village both visually and with community 
assets in respect to the hedge planting, pond and pathway and additional 
community land which is agreed to be gifted to the village. 
  
RESOLVED. 
  
To approve the application 06/15/0705/F for nine dwellings subject to 
conditions referred to in the officers report and those that are required to 
ensure a satisfactory form of development and satisfactory boundary 
treatment, additional community land and 106 agreement.  
        
  
  
 

6 APPLICATION 06/16/0387/SU - LAND OFF HERTFORD WAY, 
GORLESTON 6  

  
The Committee received and considered the comprehensive report from the 
Planning Group Manager. 
  
The Planning Group Manager reported that no objections had been received 
however a set of questions had been received from a resident who's property 
backed on to the development. 
  
The planning Group Manager responded to questions asked by a neighbour 
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(letter attached to report) demonstrating where necessary on the electronic 
plans.  
  
The Ward Councillor indicated that he supported the application 
  
A resident asked for clarification of the fence and roof heights that were 
adjacent to his south facing garden - approximately 2 and 8 meters  
  
A resident asked if there was a point of contact should problems occur - yes 
they could contact the Planning section or their Ward Councillor 
  
RESOLVED: 
  
That application 06/16/0387/SU is approved as the proposal complies with 
Policies CS1, CS2 and CS3 of the Local Plan: Core Strategy and saved Policy 
HOU7 of the Great Yarmouth BoroughWide Local Plan 
  
  
 

7 APPLICATION 06/16/0167/F - 115 HIGH STREET, GORLESTON 7  

  
The Committee received and considered the comprehensive report from the 
Planning Group Manager. 
  
The Planning Group Manager reported that no objections had been received 
from Highways or the Conservation Officer but 2 letters of objection had been 
received from neighbours, these objections were on the effect on light and anti 
social behaviour. 
  
A member asked about the effects on light - the building is to the north of the 
properties so there would be less light loss than at other locations. 
  
A member asked if the choice of colour used in the render would encourage 
vandalism - no problems had been reported previously and the site was 
covered by CCTV. 
  
RESOLVED: 
  
That application 06/16/0167/F is approved as the proposal complies with 
saved Policy BNV18 of the Great Yarmouth Borough-Wide Local Plan and 
Policy CS7 of the Core Strategy 
  
  
 

8 APPLICATION 06/16/0321/F - LAND ADJOINING BRIARCROFT, PORTERS 
LOKE, BURGH CASTLE 8  

  
The Committee received and considered the comprehensive report  from the 
Senior Planning Officer. 
  
It was reported that the site is located outside of the village development limits 
and given the location, cannot be considered under the Interim Housing Land 
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Supply Policy. The site would be accessed from an unmade road and is a 
location that is remote from jobs and services and is therefore in an 
unsustainable location and the proposal is contrary to Policies CS1 and CS2 of 
the Core Strategy.  
  

It was reported that highways objected and had recommended refusal 
of the application as the development as proposed would be 
detrimental to highway safety.  
  
The Environment Agency - Flood risk as the application is in a flood zone, it 
was reported that should members be minded to approve the application the 
Environment Agency would need to be re-consulted prior to a decision being 
issued.  
  
and 
  
A Neighbour - the access road is a private road that he maintains. 
  
It was reported that the application was outside of the village development 
limits in the worst flood zone, 3b. A previous application on the site had been 
refused and a similar application within the same village had been refused and 
the refusal had been upheld at appeal.  
  
A member noted that Briarcroft is higher than the proposed new build so flood 
mitigation would be needed 
  
The Developers representative stated that they were not happy with the report 
being considered as it was extremely negative. 
  
The Developers representative highlighted that there was no mention of it 
being a self-build, No AMR had been published 
  
Very little evidence from highways for their safety concerns 
  
Applicants evidence was not included in the report 
  
There is no evidence of accidents in the vicinity or on the loke 
  
The build is not in the area that floods. 
  
A member asked why being a self build was relevant 
  
The representative responded that this was new government guidance  
  
A member noted that it was listed as a self build in the report. 
  
A member asked where the access to the site would be - access would be 
from the Loke 
  
A member asked for clarification of the Highways objection - potential traffic 
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increase changed the amount of visibility required at the junction. 
  
A member asked when the other dwellings were built and why weren't 
highways objections made then - the other dwellings were given permission 
starting in 2005, the amount of traffic increase is taken into account as 
additional dwellings are added to the area, also the required standards for 
junctions have risen 
  
A member noted that there were a number of serious objections to this 
development. 
  
RESOLVED: 
  
That application number 06/16/0321/F be refused - the proposal is contrary to 
the aims of Policies CS1, CS2 and CS16 of the Local Plan: Core Strategy and 
saved Policy HOU10 of the Great Yarmouth Borough-Wide Local Plan. 
  
  
  
 

9 PLANNING APPLICATIONS CLEARED UNDER DELEGATED POWERS 
AND BY THE DEVELOPMENT CONTROL COMMITTEE FROM 1 JULY - 31 
JULY 2016. 9  

  
The Committee noted the planning applications cleared by the Planning Group 
Manager and the Development Control Committee between 1 and 31 July 
2016.   
  
  
  
 

10 OMBUDSMAN AND APPEAL DECISIONS 10  

  
The Group Manager Planning reported that there were no ombudsman 
decisions to report and reported on three appeal decisions; while reporting the 
appeal decision at 45 Nelson Road the Article four direction was brought up by 
a member and it was explained that the permitted rights to change from C3 to 
C4 had been removed by Article four direction across most of the borough.  
  
45 Nelson Road, Lidl and 49 John Road appeals all allowed. 45 Nelson Road 
and 49 John Road were delegated decisions with Lidl (variation of condition re 
opening hours) was refused by Development Control Committee.  
  
The Committee noted the Ombudsman and Appeal Decisions.  
  
  
 

11 ANY OTHER BUSINESS 11  

  
The Chairman reported that there was no other business as being of sufficient 
urgency to warrant consideration. 
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12 EXCLUSION OF PUBLIC 12  

  
  
 

The meeting ended at:  20:05 
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Schedule of Planning Applications                     Committee Date: 14 September 2016 
 
Reference: 06/16/0442/O 

Parish: Bradwell 
      Officer: Mr G Clarke 

  Expiry Date: 26-08-2016 
Applicant: Mr S Crosby  
 
Proposal: Demolition of public house, close existing access from Crab Lane, 

improve access from Beccles Road and redevelop site with one 
bungalow and four detached houses  

 
Site:  The Arches Public House 
  83 Beccles Road 
  Bradwell 
 
REPORT 
 
1. Background / History :- 
 
1.1 The application site is on the northern side of the junction of Crab Lane with 

Beccles Road, the public house is towards the north eastern corner with the 
remainder of the site being used for car parking and the display of cars for sale 
in association with a nearby car sales site. 

 
1.2 Planning permission for the pub was originally granted on 23rd May 1949 (ref: N. 

622), on the drawing submitted with the application the building was described 
as two ‘Maycrete’ huts joined together with a porch linking them at the front.  
From the description it would seem that ‘Maycrete’ was a type of prefabricated 
building but it is not the same as the ‘prefab’ dwellings that were built after the 
war.  In 1956 an extension to form living accommodation at the rear of the 
building was approved, this extension was to be of conventional construction (N. 
1026/3). 

 
1.3 In 1984 planning permission was refused for the erection of two houses and a 

bungalow (06/84/0786/O), these dwellings were all shown as being in the corner 
of the site in the position where the pub is and this was considered a cramped 
form of development.  In 1985 planning permission was granted for 
improvements to the pub building which included the construction of an external 
blockwork skin, new windows and a new roof (06/85/0467/F). 

 
1.4 Earlier this year an application was submitted for the demolition of the pub and 

the erection of one bungalow, four semi-detached houses and one detached 
house (06/16/0169/O).  This application was withdrawn as the layout and access 
did not comply with Highway requirements. 

 
Application Reference:   Committee Date:  
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1.5 The current application has been revised to conform with Highways standards 

and the number of dwellings has been reduced from 6 to 5. 
 
2. Consultations :- 
 
2.1 Highways – No objection subject to conditions regarding access, visibility and 

parking. 
 
2.2 Parish Council – Recommends rejection on the grounds that there is only one 

public house in Bradwell, over-development and access onto Crab Lane would 
be dangerous.  A copy of the full comments is attached. 

 
2.3 Historic Buildings Officer – The design of this simple single, single storey public 

house is a good example of the brewery’s taste for Modernism.  If consent is 
given it should be subject to a condition that a programme for historic building 
recording should take place. 

 
2.4 CAMRA’s Pub Protection Officer and a member of the public have written to say 

that the pub should be retained as it is one of only two pubs in Bradwell and that 
as it is constructed of two prefabs it is of historic interest.  Copies of these 
comments are attached. 

 
3. Policy :- 
 
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  
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e) Safe, accessible places that promote healthy lifestyles and provide easy access for 
everyone to jobs, shops and community facilities by walking, cycling and public transport  

 
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  

 
3.2 POLICY CS2 – ACHIEVING SUSTAINABLE GROWTH 
 

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

 
a) Ensure that new residential development is distributed according to the following 

settlement hierarchy, with a greater proportion of development in the larger and more 
sustainable settlements:  

 
• Approximately 35% of new development will take place in the borough’s Main 

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

Service Centres at Bradwell and Caister-on-Sea  
• Approximately 30% of new development will take place in the Primary Villages of 

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

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

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

 
b) To ensure compliance with Policy CS11, the proportions of development set out in 

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

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

distributed in accordance with Policies CS6, CS7, CS8 and CS16  
 

d) Promote the development of two key strategic mixed-use development sites: the 
Great Yarmouth Waterfront area (Policy CS17) and the Beacon Park extension, 
south Bradwell (Policy CS18)  
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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 POLICY HOU7  
 
 NEW RESIDENTIAL DEVELOPMENT MAY BE PERMITTED WITHIN THE 

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

 
(A)  THE PROPOSAL WOULD NOT BE SIGNIFICANTLY DETRIMENTAL TO 

THE FORM, CHARACTER AND SETTING OF THE SETTLEMENT; 
 

(B) ALL PUBLIC UTILITIES ARE AVAILABLE INCLUDING FOUL OR 
SURFACE WATER DISPOSAL AND THERE ARE NO EXISTING 
CAPACITY CONSTRAINTS WHICH COULD PRECLUDE DEVELOPMENT 
OR IN THE CASE OF SURFACE WATER DRAINAGE, DISPOSAL CAN BE 
ACCEPTABLY ACHIEVED TO A WATERCOURSE OR BY MEANS OF 
SOAKAWAYS; 

 
(C) SUITABLE ACCESS ARRANGEMENTS CAN BE MADE; 

 
(D) AN ADEQUATE RANGE OF PUBLIC TRANSPORT, COMMUNITY, 

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

 
(E) THE PROPOSAL WOULD NOT BE SIGNIFICANTLY DETRIMENTAL TO 

THE RESIDENTIAL AMENITIES OF ADJOINING OCCUPIERS OR USERS 
OF LAND. 

 
(Objective: To ensure an adequate supply of appropriately located housing 
land whilst safeguarding the character and form of settlements.) 
* ie. developments generally comprising not more than 10 dwellings. 
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4 Assessment :- 
 
4.1 The application site is on the north side of Crab Lane at its junction with Beccles 

Road, there is a bungalow facing Beccles Road on the north eastern boundary of 
the site, and a two storey group of shops on the eastern boundary, there is a 
grassed area outside the site boundary on the corner of the road.  The pub 
building is single storey which consists of two, pitched roof, prefabricated 
buildings joined by a flat roof section in the middle and an entrance area across 
the front of ‘Modernist’ design, this porch area is the only part of the building of 
any architectural interest.  The land around the pub is all hard surfaced and used 
for parking with vehicular access from Crab Lane and Beccles Road.  

 
4.2 The application is to demolish the pub and replace it with four detached houses 

which would face Crab Lane and a bungalow facing Beccles Road, the vehicular 
access into the site will be from Beccles Road using the existing access.  The 
vehicular access from Crab Lane will be closed.  There will be a turning area 
within the site and each dwelling will have two parking spaces. 

 
4.3 The application has been submitted in outline form with layout, scale and access 

to be considered as part of the application, the submitted drawing shows the 
type of dwellings that could fit on the site but these are not part of the application 
at this stage. 

 
4.4 The objections to the application are regarding the loss of a public house, over-

development, vehicular access and the loss of a historic building. 
 
4.5 There are currently two pubs in Bradwell, The Arches which is the subject of the 

planning application and The Sun which is on Beccles Road approximately 700m 
to the south east.  There is also the former Shrubland Community Centre on 
Hawthorn Road in Gorleston, now known as Pub on the Shrubs approximately 
300m to the north east.  Although it would be sad to see the loss of another pub 
it would be difficult to justify refusal on the loss of a community asset as there will 
still be two other pubs within a reasonable distance. 

 
4.6 The vehicular access to the site will be from Beccles Road and not Crab Lane as 

the Parish Council has said, the previous application that was withdrawn showed 
access from Crab Lane but this did not meet Highway standards.  The Highways 
Officer considers that the proposed modifications to the existing Beccles Road 
access are acceptable and has no objections to the proposal subject to standard 
highway conditions. 

 
4.7 The proposed dwellings will be set forward of the existing dwelling to the north 

east and the shops to the east but will still have gardens to the front and will not 
look out of place in the street scene.  Each dwelling will have two parking spaces 
and a reasonable sized garden so it would be difficult to argue that the proposal 
is an over-development of the site. 

 
4.8 In 1985 planning permission was granted for an external block skin, new 

windows and a new roof, the applicant and agent have submitted information 
(copies attached) which confirms that the work carried out involved the 
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replacement of most of the original buildings and that there is very little of the 
prefabricated structure remaining.  It is therefore difficult to argue that the 
building is of any historic interest and is worthy of retention on that basis. 

 
4.9 Taking all of the above into account it is considered that the proposed 

development is acceptable. 
 
5 RECOMMENDATION :- 
 
5.1 Approve – the proposal complies with Policies CS1 and CS2 of the Great 

Yarmouth Local Plan: Core Strategy and saved Policy HOU7 of the Great 
Yarmouth Borough-Wide Local Plan. 
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Schedule of Planning Applications  Committee Date: 14 September 2016 
 
Reference: 06/16/0445/F 

         Parish: Bradwell 
  Officer: Mr G Clarke 
Expiry Date: 26-08-2016 

Applicant: Messrs. J & S Leighton 
 
Proposal: Construction of two bungalows and garages 
 
Site:  Rear of 12-18 Crab Lane 
  Bradwell 
 
 
REPORT 
 
1. Background / History :- 
 
1.1 In 2014 planning permission was granted for the erection of two bungalows on 

the rear garden of 16 Crab Lane (06/14/0697/F), the bungalows have been built 
and are served by a vehicular access to the west side of the original house (no. 
16).  This application involves two separate areas of land to the rear of Crab 
Lane to the east and west of the recently built bungalows.  The site to the east 
is part of the rear garden of 18 Crab Lane, the site to the west is a triangular 
area of land that is currently occupied by 21 lock-up garages.  Access to the 
proposed dwellings will be via the new access that was formed for the two new 
bungalows, there is a vehicular access between 10 and 12 Crab Lane which 
currently serves the lock-up garages and provides rear access to the Bradwell 
Butchery.  According to the letter from Bradwell Butchery local residents also 
use this access to park on the land to the rear of the houses on Crab Lane. 

 
1.2 An application for three bungalows, two on the garage site and one at the rear 

of no. 18 was submitted earlier this year but this was withdrawn when the 
current application was submitted (06/16/0173/F). 

 
2. Consultations :- 
 
2.1 Highways – The proposal takes highway access from an existing private drive 

and if permitted the number of properties will not exceed eight which is the 
present number of properties considered appropriate to be served from a 
private drive.  The visibility at the point of highway access accords with current 
requirements and is, in fact, secured by a Section 106 Agreement which was 
implemented under an earlier planning application for the site.  Parking 
standards appear to have been met, but are reliant on the proposed garages 
being included in the parking assessment.  In this respect the garages need to 
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comply with minimum internal dimensions, for which there appears to be ample 
room to accommodate.  I propose to deal with this by conditions.  In pre-
application communication with the agent I did raise concerns about possible 
access via the service road between 10 and 12 Crab Lane.  Whilst I appreciate 
that the residents of Crab Lane have a right of access to the rear of their 
properties, I did request appropriate assurances that this access road would not 
be utilised by the proposed development.  Notwithstanding the comments made 
in the Design and Access Statement, there does not appear to be any physical 
barrier proposed.  However, if acceptable to the LPA, I propose that this can be 
dealt with by condition. 

 
2.3 Parish – Recommend rejection on the grounds that access to the properties 

would be very poor.  Unlike the existing access between 10-12 Crab Lane, 
there is no splay for the proposed new access and it is too narrow for the 
number of vehicles likely to be using it to travel to and from the new properties. 

 
2.4 Norfolk Fire & Rescue Service – No objections providing the proposal meets 

the necessary requirements of the current Building Regulations 2000 – 
Approved Document B (volume 1 – 2006 edition, amended 2007) as 
administered by the Building Control Authority. 

 
2.5 Neighbours – Four letters of objection have been received, the main concerns 

are access, loss of the lock-up garages, parking, over-development, character 
of the area and drainage.  Copies of the comments are attached. 

 
3 Policy :- 
 
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  
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c) Environmentally friendly neighbourhoods that are located and designed to 
help address and where possible mitigate the effects of climate change and 
minimise the risk of flooding  

 
d) A thriving local economy, flourishing local centres, sustainable tourism and 
an active port  

 
e) Safe, accessible places that promote healthy lifestyles and provide easy 
access for everyone to jobs, shops and community facilities by walking, cycling 
and public transport  

 
f) Distinctive places that embrace innovative, high quality urban design that 
reflects positive local characteristics and protects the borough’s biodiversity, 
unique landscapes, built character and historic environment  

 
Planning applications that accord with this policy and other policies within the 
Local Plan (and with polices in adopted Neighbourhood Plans, where relevant) 
will be approved without delay, unless other material considerations indicate 
otherwise.  Where there are no policies relevant to the application or relevant 
policies are out of date at the time of making the decision then the Council will 
grant permission unless material considerations indicate otherwise, taking into 
account whether:  

 
• Any adverse impacts of granting permission would significantly and 

demonstrably outweigh the benefits, when assessed against the policies 
in the National Planning Policy Framework taken as a whole  

• Specific policies in that Framework indicate that development should be 
restricted  

 
3.2 POLICY CS2 – ACHIEVING SUSTAINABLE GROWTH 
 

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

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

 
• Approximately 35% of new development will take place in the borough’s 

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

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

Villages of Belton, Hemsby, Hopton on Sea, Ormesby St Margaret, 
Martham and Winterton-on-Sea  
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• Approximately 5% of new development will take place in the Secondary 
and Tertiary Villages named in the settlement hierarchy  

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

 
b) To ensure compliance with Policy CS11, the proportions of development set 
out in criterion a) may need to be further refined following additional work on 
the impact of visitor pressures on Natura 2000 sites  

 
c) Ensure that new commercial development for employment, retail and tourism 
uses is distributed in accordance with Policies CS6, CS7, CS8 and CS16  

 
d) Promote the development of two key strategic mixed-use development sites: 
the Great Yarmouth Waterfront area (Policy CS17) and the Beacon Park 
extension, south Bradwell (Policy CS18)  

 
e) Encourage the reuse of previously developed land and existing buildings  

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

 
3.3 POLICY HOU7  
 
 NEW RESIDENTIAL DEVELOPMENT MAY BE PERMITTED WITHIN THE 

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

 
(A) THE PROPOSAL WOULD NOT BE SIGNIFICANTLY DETRIMENTAL TO 

THE FORM, CHARACTER AND SETTING OF THE SETTLEMENT; 
 

(B) ALL PUBLIC UTILITIES ARE AVAILABLE INCLUDING FOUL OR 
SURFACE WATER DISPOSAL AND THERE ARE NO EXISTING 
CAPACITY CONSTRAINTS WHICH COULD PRECLUDE 
DEVELOPMENT OR IN THE CASE OF SURFACE WATER DRAINAGE, 
DISPOSAL CAN BE ACCEPTABLY ACHIEVED TO A WATERCOURSE 
OR BY MEANS OF SOAKAWAYS; 

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

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

 
(E) THE PROPOSAL WOULD NOT BE SIGNIFICANTLY DETRIMENTAL TO 

THE RESIDENTIAL AMENITIES OF ADJOINING OCCUPIERS OR 
USERS OF LAND. 

 
(Objective: To ensure an adequate supply of appropriately located housing land 
whilst safeguarding the character and form of settlements.) 
 
* ie. developments generally comprising not more than 10 dwellings. 

 
4 Assessment :- 
 
4.1 The proposal is a full application for a two bedroom bungalow and garage in the 

rear garden of 18 Crab Lane (plot 3) and a three bedroom bungalow and 
garage on the site of the existing lock-up garages (plot 4).  The bungalows will 
be similar in design and size to the existing bungalows that have recently been 
built.  

 
4.2 The bungalow on plot 3 will be built between one of the new bungalows and 

another recently built bungalow, no. 35 Beccles Road, with an access formed 
by extending the private drive across the space between no’s 16A and 16B 
Crab Lane.  The turning area and garage at the front of the bungalow will adjoin 
part of the rear garden of 20 Crab Lane. 

 
4.3 The bungalow at 35 Beccles Road is at the end of a development of four 

bungalows built at the rear of 43 Beccles Road a similar development of 
bungalows in the rear garden has also been approved at the rear of 49 Beccles 
Road.    

 
4.4 The bungalow at 35 Beccles Road has no windows facing the application site 

so will not be affected by the proposed bungalow and the occupiers of 16A and 
16B have no objection.  The bungalow itself is approximately 44m from the rear 
of 18 Crab Lane and 38m from the rear of 20 Crab Lane so will not have any 
significant effect on outlook to those dwellings.  At present the fence on the 
boundary between 18 and 20 reduces in height in the area which will be to the 
front of the bungalow, no details of fencing have been submitted with the 
application but if new 2m high fencing is erected around the site there should 
not be any overlooking of adjoining gardens. 

 
4.5 The proposed plot 3 will be larger in area than 16A and 16B Crab Lane and the 

bungalows at the rear of 43 Beccles Road and the type of layout proposed with 
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bungalows in rear gardens served by a private drive has been approved 
elsewhere in Bradwell in recent years. 

 
4.6 The bungalow on plot 4 will be on a larger plot than most of the surrounding 

dwellings so the bungalow itself cannot be considered an over-development 
and it will not have any adverse effects on adjoining dwellings due to loss of 
outlook or privacy.  The main concerns with this part of the development are the 
loss of the lock-up garages and the effect on the rear access to the butchers 
and adjoining dwellings.  The loss of the garages may result in a loss of parking 
for nearby residents but the applicant could demolish the garages at any time 
without planning consent and the Council cannot insist that they remain for 
residents to park.  The Bradwell Butchery and adjoining residents use the 
vehicular access between 10 and 12 Crab Lane, this access will remain and 
there will be a 5m wide access between the rear boundaries of the dwellings 
and the application site.  This may make it difficult for vehicles to turn and it 
would be helpful if the applicant would give up some land in the vicinity of the 
access to make it easier for vehicles using the Butchery to manoeuvre.  This 
possible revision is under discussion with the applicant and the outcome will be 
reported. 

 
4.7 The use of the land for the siting of one bungalow instead of 21 garages will 

reduce the potential traffic movements in the vicinity and will result in less use 
of the existing access.  The new access that serves the development does 
have the necessary visibility to meet Highway standards, part of the visibility 
splay crosses the front garden of 14 Crab Lane and, as mentioned in the 
Highways Officers comments, this was secured by a Section 106 Agreement at 
the time of the previous application. 

 
4.8 Taking into account the similar developments that have been approved to the 

north of the site it is considered that this would not be an inappropriate form of 
development and it would be difficult to justify refusal of the application. 

 
5 RECOMMENDATION :-  
 
5.2 Approve – the proposal complies with Policies CS1 and CS2 of the Great 

Yarmouth Local Plan: Core Strategy and saved Policy HOU7 of the Great 
Yarmouth Borough-Wide Local Plan. 
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