
 

Development Control Committee 

 

Date: Wednesday, 10 August 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 13 July 2016. 
  
  
 

5 - 12 

4 PLANNING APPLICATIONS 

 

  
  
 

  

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

 

Construction of 19 new mixed size/type residential dwellings –
 application amended to reduce the number of dwellings to 9. 
  
 

13 - 31 

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

GORLESTON 

 

Demolition of existing buildings and structures and erection of 
6 residential dwellings (Class C3) together with associated highways 
and landscaping works. 
  
  
 

32 - 39 

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

Single storey rear extension. 
  
  
 

40 - 48 

8 APPLICATION 06/16/0321/F - LAND ADJOINING BRIARCROFT, 

PORTERS LOKE, BURGH CASTLE 

 

Self-build chalet bungalow 
 

49 - 59 

9 PLANNING APPLICATIONS CLEARED UNDER DELEGATED 

POWERS AND BY THE DEVELOPMENT CONTROL COMMITTEE 

FROM 1 JULY - 31 JULY 2016. 

 

60 - 72 

Page 3 of 72



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

10 OMBUDSMAN AND APPEAL DECISIONS 

 

The Committee is asked to note the following appeal decisions:- 
06/15/0240/CU - Change of use from dwelling house to house in 
multiple occupation for up to six residents at 45 Nelson Road South, 
Great Yarmouth - Appeal allowed. 
The original application was an officer delegated refusal. 
  
06/16/0007/F - Proposed first floor extension to form additional 
bedrooms and ground floor kitchen extension at Gresham Nursing 
Home, 49 John Road, Gorleston - Appeal allowed with conditions. 
The original application was an officer delegated refusal. 
  
06/15/0618/F - Variation of condition 4 of p.p. 06/04/0317/F - to 
allow food store to trade until 22:00 hours Monday to Saturday at 
Lidl, Pasteur Road, Great Aarmouth - Appeal allowed with 
conditions. 
  
The original application was refused at Development Control 
Committee. 
  
  
 

  

11 ANY OTHER BUSINESS 

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

 

  

12 EXCLUSION OF PUBLIC 

In the event of the Committee wishing to exclude the public from the 
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, 13 July 2016 at 18:30 
  
  

PRESENT: 

 

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

Grant, A Grey, Hammond, Hanton, Thirtle, Wainwright, Williamson and Wright. 

 

Mr D Minns (Planning Group Manager), Miss J Smith (Technical Officer) and Mrs C 

Webb (Member Services Officer) 

  

  

 

1 APOLOGIES FOR ABSENCE 1  

 
Apologies for absence had been received from Councillor Reynolds. 
  
  
 

2 DECLARATIONS OF INTEREST 2  

 
The Committee noted the following Declarations of Interest: 
  
Councillor Thirtle declared a personal interest in Item 5, Councillor Williamson 
declared a personal interest in Item 7 and Councillors Annison, Wainwright 
and Wright declared a personal interest in Item 8. 
  
However, in accordance with the Council's Constitution, the Councillors were 
allowed to speak and vote on the matter. 
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3 MINUTES 3  

 
The minutes of the meeting held on 22 June 2016 were confirmed. 
  
  
 

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 
Planning Group Manager. 
  
The Planning Group Manager reported that the application had been amended 
and reduced in number from nineteen to nine dwellings accessed off Rollesby 
Road, Fleggburgh. The site was 1.66 hectares and was currently in agricultural 
use with an access for agricultural machinery to the east of the site. There 
were no relevant planning applications for this site which is adjacent to the 
village development limits of Fleggburgh which is considered to have relatively 
poor access to a range of facilities, as it has a complete lack of public services, 
local facilities and restricted links to public transport. 
  
The Planning Group Manager reported that a high number of objections had 
been received from local residents consisting of 62 letters of objection plus an 
additional letter of objection which had been received today, and a petition 
signed by 153 residents. The Planning Group Manager reported the concerns 
highlighted by residents and proposed that the Committee should undertake a 
site visit prior to determining the application. 
  
RESOLVED: 
That application number 06/15/0705/O be deferred pending a site visit on 
Wednesday, 27 July 2016 at 10.00 am.  
  
  
 

6 APPLICATION 06/15/0737/F - FORMER CLAYDON HIGH SCHOOL, 
BECCLES ROAD, GORLESTON 6  

 
The Committee received and considered the comprehensive report from the 
Planning Group Manager. 
  
The Planning Group Manager reported that this was a full planning application 
for 113 dwellings, access road and open space. The site would be developed 
in two separate sections linked by a footpath and open space. The Southern 
part would be 89 dwellings on the site of the former school buildings and 
accessed from Beccles Road. The remaining 24 dwellings would be accessed 
from Burgh Road and the open space was formed of two separate sections. 
The application proposed 14 two bedroom, 35 three bedroom and 42 four 
bedroom dwellings together with 22 properties (20%) in line with the Council's 
affordable housing policy for this part of the Borough. 
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The Planning Group Manager reported that the application included a foul and 
surface water drainage strategy showing the use of sustainable drainage 
systems on site, a soakaway, and connection to the existing sewerage system. 
According to the correspondence received from Anglian Water, there was 
capacity to accommodate the new flows and even it appears, the surface 
water, if required. 
  
The Planning Group Manager reported that this appeared to override the 
response received by the Council form Anglian Water which stated that 
Anglian Water had stated that the development would lead to an unacceptable 
risk of flooding downstream in terms of foul sewerage along with the 
suggested condition requiring a drainage strategy to being submitted prior to 
the development commencement. A drainage strategy would need to be 
prepared in consultation with Anglian Water to determine mitigation measures. 
The Planning Group Manager was seeking further clarification from Anglian 
Water. 
  
The Planning Group Manager reported that the recent heavy rain had resulted 
in flooding in Beccles Road and Burgh Road at the White Horse roundabout. 
As Anglian Water had not yet responded to the Council with their definitive 
response to the drainage issues, the Planning Group Manager suggested that 
the Committee should consider deferring the application. 
  
RESOLVED: 
That application number 06/15/0737/O be deferred pending receipt of further 
correspondence from Anglian Water. 
  
Following the determination of the application as detailed above, the Chairman 
allowed Councillor Wainwright to speak. 
  
Councillor Wainwright asked why the application was being deferred and not 
determined, as the only difference since the original submission of the 
application in 201, was the addition of three extra dwellings. The drainage was 
not considered a serious issue on the site in 2011, so why was it considered 
as such now. The local residents were happy with the proposed development, 
so the Committee should have approved the recommendation with the 
appropriate drainage condition attached, as the Government had instructed 
Local Authorities to build a set number of new homes to meet the national 
housing crisis. 
  
  
 

7 APPLICATION 06/15/0775/LB  - 06/15/0779/F - THE DRILL HOUSE 
(ADJACENT) YORK ROAD, GREAT YARMOUTH 7  

 
The Committee received and considered the comprehensive report from the 
Planning Group Manager. 
  
The Planning Group Manager reported that the application site adjoins the Drill 
House (formally referred to as the Drill Hall) for change of use to workshop and 
multi-purpose facility including overnight accommodation, open pole barn for 
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storage, minor works and stopping up the alley west of the Drill House with 
gates either end of the alley. 
 

The Planning Group Manager reported that the application had since been 
amended to remove the pole barn from the application by the applicant and it 
would not be assessed further. There was currently an application in with 
Norfolk County council for the stopping up of the highway to the west of the 
Drill House and this order cannot be determined without a valid planning 
permission. The area of highway which was subject to the application for the 
stopping up order was to be re-surfaced with Yorkstone paving. New external 
lighting via floor mounted luminaires would be installed. 
  
The Planning Group Manager reported that the building at the south west 
boundary of the site was proposed to undergo renovation, the addition of a 
first floor and change of use to a workshop to support residential artists and 
provide additional storage. 
  
The Planning Group Manage reported that the proposed change of use of the 
building at the north end of the alley to a multi-use building providing meeting 
rooms, workshop space and overnight accommodation for up to eight people 
for up to six months a year. This is not appropriate for long term 
accommodation for this number of persons and should Members be minded to 
grant permission, a temporary permission is recommended in order that any 
impact of the development can be assessed. 
  
The Planning Group Manager reported that the four proposed caravans would 
act as sleeping accommodation only  and be under the control of Seachange 
Arts. Three of the caravans would be smaller than average and the fourth one 
would be a standard sized caravan. When not in use during the winter months, 
the caravans would be stored under cover in the Ice House. Comments were 
still awaited fro Environmental Health in this matter. 
  
The Planning Group Manager reported that objections had been received 
regarding the closing up of part of the historic Town Wall, however, viewing 
would be available by appointment and residents that abound the site will have 
access to the alley by key. The Great Yarmouth Residents Association had 
requested access via a coded entry system as opposed to a key entry system. 
They also requested that as the area which was proposed for staff parking had 
been gifted by the Council, the local residents felt this should also be 
accessed by residents who themselves did not fall within the resident parking 
scheme area. 
  
The Planning Group Manager reported that the applications were 
recommended for approval but conditioned to be temporary for one year. in 
order that the effect can be assessed and all future information is submitted to 
ensure the development was carried out in an acceptable way. 
  
A Member was concerned that the Council had gifted another area of land 
which included part of the historic Town Wall. 
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Mr Cross, Communications Director, Seachange Arts, reported that the vision 
for the Drill House was to become an International Creation Centre and the on-
site accommodation was a vital part of the scheme. The alley way land had 
been gifted to them in return for them addressing the condition of the Town 
Wall which would be undertaken via grant funding. Mr Cross reported that 
Seachange Arts were conscious of the concerns of local residents. 
  
A Member questioned why the stopping up process of the adjacent alley had 
been started prior to planning permission being granted. Another Member was 
concerned that rusty old caravans would be sited in the development. Mr 
Cross assured the Committee that the caravans were antique and would be 
used as sleeping pods only. 
  
A Member reported that the stopping up of the alleyway would negate 
historical anti-social behaviour in that area which should be welcomed by the 
Committee. He congratulated Seachange Arts for delivering the Arts Policy on 
behalf of the Council, on a relatively small grant and reported that this proposal 
should be supported as this level of investment would attract further funding 
from the Arts Council in the future. 
  
A Member reported that the proposal was contrary to Policy HOU7(E) which 
stated that the proposal would not be significantly detrimental to the residential 
amenities of adjoining occupiers or users of land to safeguard the character 
and form of settlements and should be refused. 
  
Councillor Jeal, Ward Councillor, reported that he spoke on behalf of 
Councillor Robinson-Payne, Ward Councillor, too. 
  
He reported that he supported Seachange Arts when ever he could, but, as a 
Ward Councillor, he had been badly let down by Seachange Arts recently and 
therefore, he was unable to support this application. 
  
Local residents had reported that the Drill House contained a bar which had 
caused noise nuisance on a regular basis to nearby residents. The stopping-
up of the alleyway would affect the amenity of local residents and the 
proposed siting of caravans presented a substantial fire risk.  Many residents 
had stopped him and voiced their concerns regarding the development and 
stated that they had been unaware of the public consultation on the proposal 
so they had not been able to voice their concerns.The gating up of part of the 
historic Town Wall was also wrong and he urged the Committee to refuse the 
application. 
  
A Member reiterated that there were serious problems on this road and the 
alleyway was mainly utilised as a dogs toilet area and urged the Committee to 
give Seachange Arts the benefit of the doubt and to grant the application with 
a temporary condition to allow Seachange Arts to prove themselves. He 
reported that he was aware that there was plenty of accommodation in the 
locality but that it was expensive for a performing artist to stay in guest 
accommodation for a week and that was why the siting of the caravans was 
vital to the scheme. 
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A Member disputed that local accommodation was expensive and reported 
that bed and breakfast accommodation could be found for £15 a night. 
  
A Member reported that the gating up of the alleyway would ensure the 
preservation of the Town Wall which would be brought up to condition via the 
Preservation Trust at a cost of £30,000, which the Council would not have to 
fund. 
 
A Member proposed that the application should be refused and this motion 
was seconded. 
 
RESOLVED: 
 
That application numbers 06/15/0775/LB & 06/15/0779/F be refused as they 
were contrary to Policy HOU7(E) as the proposal was felt to be significantly 
detrimental to the residential amenities of adjoining occupiers or users of land 
to safeguard the character and form of settlements. 
 
  
 

8 APPLICATION 06/16/0275/CU - HIGH ROAD, CROWS FARM, BURGH 
CASTLE, GREAT YARMOUTH 8  

 
The Committee received and considered the comprehensive report from the 
Planning Group Manager. 
  
The Planning Group Manager reported that the application site was a 
rectangular piece of land to the south of Crows Farm. The land is adjacent to 
Mill Road on the west and Market Road to the south. Another piece of land to 
the south of market Road was also utilised for an outdoor market, the applicant 
had stated that this would revert back to sole agricultural use. 
  
The Planning Group Manager reported that Highways had not objected in 
principal but had raised concerns regarding the access from Mill Road and had 
asked for a condition restricting access from North Market Road and a suitable 
visibility splay. 
  
The Planning Group Manager reported that there had been 20 neighbour 
responses to the application, 10 letters in support, 3 raised no objections and 
7 objected. The Planning Group Manager reported that Mr Dowsett had since 
withdrawn his objection, as detailed on page 79 of the agenda. The Broads 
Authority had not objected subject to a condition restricting the days in use 
and that the development involved no built structures. 
  
The Planning Group Manager reported that the opening times stated on the 
application were 06:00 to 15:00 which Members might regard as too early a 
start and to not affect neighbours, Members might be minded to allow car 
booters access to the site at 07:00 with the public allowed on site from 08:00. 
This could be conditioned for 12 months to ascertain the impact upon the 
neighbouring properties. 
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A Member was concerned regarding pedestrian access to the site. 
  
Another Member was concerned that hedging would be removed from around 
the site to accommodate the visibility splay and that the increase from 14 to 28 
days would double the amount of noise nuisance to neighbouring properties. 
  
Mrs Church, applicant, reported that the farm would not have survived without 
the diversification into car boot sales. Mrs Church reported that , to date, there 
had been no accidents resulting from the Sunday Markets and although some 
of the hedging would be lost, in line with guidelines from Farming England, this 
would not be undertaken until the end of July to ensure that nesting birds 
would not be disturbed. A new copse of trees would be planted to act as 
screening of the site. Mrs Church reported that the Sunday Markets were a 
meeting place and a social event for local people and visitors alike. 
  
Mrs Church reported that the 06:00 start was a safety issue as it was 
necessary to clear the road of stall holders before the customers arrived.  
  
A Member reported that using the land as a Sunday Market was attractive as it 
left the land unblemished so it could be returned to farming use at any time. 
  
A Member asked the applicant why she had not considered using the land on 
the other side of the road as it would impact less on local residents. Mrs 
Church reported that it was a smaller field, 16 acres compared to 18 acres. 
  
A Member asked whether the travelling Circus would use this field in future. 
Mrs Church reported that this would be the case. 
  
Mr Cole, an objector, who was a resident at Mill Road, Burgh Castle, reported 
that there was a restricted access to the site just after a tight bend in the road 
and that traffic was an issue for villagers up until 14:00. Several of the letters 
of support had been written by people who did not live in the village and 
experienced the inconvenience and nuisance caused by the Sunday Markets. 
Mr Cole reported that an extension from 14 days to 28 days had been applied 
for in 2005 and been refused, and he could not see what the difference was in 
these two applications, and why it had been recommended for approval now. 
Mr Cole reported that as a compromise, that villagers would accept 28 days 
approval on the opposite field. 
  
The Chairman asked Mrs Church whether she would consider using the 
opposite field. Mrs Church responded that this would not be considered as it 
was a smaller field. 
  
RESOLVED; 
That application number 06/16/0275/CU be approved subject to the following 
conditions; the approval was temporary so the impact of the development on 
the neighbouring amenities could be assessed. The temporary condition 
should be over a year and end following the summer of 2017. In the interests 
of highway safety, the highways conditions to be included, the conditions 
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suggested by the Broads Authority to be included, and appropriate opening 
times to be conditioned. 
  
  
 

9 PLANNING APPLICATIONS CLEARED UNDER DELEGATED POWERS 
AND BY DEVELOPMENT CONTROL COMMITTEE FROM 1 JUNE - 30 
JUNE 2016 9  

 
The Committee noted the planning applications cleared by the Planning Group 
Manager and the Development Control Committee between 1 and 30 June 
2016. 
  
  
 

10 ANY OTHER BUSINESS 10  

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

11 EXCLUSION OF PUBLIC 11  

 
  
 

The meeting ended at:  20:05 
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Schedule of Planning Applications      Committee Date: 10th August 2016 
 
Reference: 06/15/0705/F 

                                       Parish: Fleggburgh 
    Officer: Miss Gemma Manthorpe 

Expiry Date: 11-04-16 
Applicant:  Mrs R Brooks  
 
Proposal: Construction of 19 new mixed size/type residential dwellings –      

application amended to reduce the number of dwellings to 9.  
 
Site:   Field adjacent Tower Lodge 
   
 
1. REPORT  
 
1.1 The application was deferred be Members at the Development Control 

Committee on the 13th July 2016 for a site visit to take place, the site visit was 
conducted on the 27th July 2016. Minutes of the previous Development 
Control Committee are included within the agenda. Full Highways comments 
are attached to the report and commentary is included at paragraph 2.3 of this 
report. 

 
1.2   The application has been amended and reduced in size and is currently an 

application for 9 no. dwellings accessed off Rollesby Road Fleggburgh. The 
site in total is 1.66 hectares and this includes the land which was originally 
proposed for 19 no. dwellings, ten of which have been removed from the 
application.  

 
1.3   The site is currently in agricultural use with an access for agricultural machinery 

being shown to the east of the site. There are no relevant planning 
applications for this site.  

 
 
2. Consultations :- 

 
2.1 Parish Council- The Parish Council objected to the application for 19 

dwellings on the following grounds: 
 
          The Parish  Council object on the grounds of 10 access/exits onto Tower Road 

for individual dwellings. Plus surface water drainage from hard standings into 
the pond/pit on Rollesby Road will not be able to cope with additional water, 
which has already flooded across the road in the past.   

 
Following the amendments to the application the Parish Council have no 
objections to the revised application.  

 
  

2.2 Neighbours – 62 objections to the proposal and a petition signed by 153 
people. A selection of objections are attached to this report with all being able 

Application Reference: 06/15/0705/F                     Committee Date: 10th August 2016 
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to view online or at the Town Hall during opening hours. In summary the 
objections raised are as follows: 

 
• Drainage problems. 
• Village has had sufficient development. 
• Building on and therefore loss of agricultural land. 
• Location of junction taking into account other junctions is not safe.  
• The duck pond needs to be made safer.  
• Extra traffic will make the roads less safe.  
• Inadequate infrastructure. 
• Pedestrian crossings at the corner of Tower Road and Rollesby Road will 

cause a danger.  
• Tower Road won’t be able to cope with the added traffic.   
• Lak of pathways in Fleggburgh.  
• Speeding traffic.  
• Lack of visibility at proposed entrance.  
• If this is allowed it will be more difficult to object to other applications in the 

future.  
• Doctors are overstretched.  
• Lack of facilities in the village.  
• Fleggburgh has already had a large development known as ‘The Village’.  
• No need for additional housing.  
• No need for housing in Fleggburgh.  
• Risk of flooding.  
• Inadequate foul sewerage.  
• Recent application at Mill Lane refused.  
• Contrary to Core Strategy. 
• Not a sustainable location.  

 
 
There has also been a consultation response in support of the application.  
 
 
2.3 Norfolk County Council as Highway Authority – It is  noted that the scale 

of the development has been reduced, but the footway links etc discussed 
have been retained which is welcomed infrastructure improvement within the 
village especially in terms of pedestrian links.   

 
          I previously requested that improvements be carried out to the junction of 

Tower Road and Main Road, but given the reduction in scale of the 
development I no longer consider that this can be justified, but if future 
development is proposed I will be minded to request this improvement due to 
the cumulative increase in traffic movements.  

 
          Whilst the development is for nine properties, the Highway Authority is 

prepared to accept this development as a private drive provided appropriate 
maintenance agreements are in place to ensure that there is no maintenance 
costs are borne by the local Highway Authority. However, the Highway 

Application Reference: 06/15/0705/F                     Committee Date: 10th August 2016 
 

Page 14 of 72



Authority would consider adopting the access road stub and turning head with 
the two spur roads being retained as private drives.  

 
          Accordingly in highway terms only I have no objection to the proposals but I 

would recommended the following (attached at end of report) conditions and 
informative note to be appended to any grant of permission your Authority is 
minded to make.  

 
2.4 Norfolk County Council as Fire Service – No objection  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 Environmental Health – No response received.  
 
2.6      Building control – No comment.   

 
2.7   Police – The development should be designed to Secure by Design         

Standards.  
 
2.8     Norfolk County Council Pubic Right of Way Officer – The nearby public 

right of way remains unaffected by the proposal and therefore there are no 
comments or objections.  

 
2.9   Norfolk County Lead Local Flood Authority – Consultation response 

received for the original application, no further response following reduction of 
site. The site is below the threshold for providing detailed comment.  

 
2.10    Anglian Water –  
 
           Wastewater Treatment - The foul drainage from this development is in the 

catchment of Caister pump Lane Water Recycling Centre that will have 
available capacity for these flows. 

 
           Foul Sewerage Network - The sewerage system at present has available 

capacity for these flows. If the developer wishes to connect to our sewerage 
network they should serve notice under Section 106 of the Water Industry Act 
1991. We will then advise them of the most suitable point of connection. 

 
           Surface Water Disposal - From the details submitted to support the planning 

application the proposed method of surface water management does not 
relate to Anglian Water operated assets. As such, we are unable to provide 
comments on the suitability of the surface water management. The Local 
Planning Authority should seek the advice of the Lead Local Flood Authority 
or the Internal Drainage Board. The Environment Agency should be consulted 
if the drainage system directly or indirectly involves the discharge of water 
into a watercourse. 

 
           Should the proposed method of surface water management change to include 

interaction with Anglian Water operated assets, we would wish to be re-

Application Reference: 06/15/0705/F                     Committee Date: 10th August 2016 
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consulted to ensure that an effective surface water drainage strategy is 
prepared and implemented. 

 
 
3. National Planning Policy Framework 
 
3.1 The presumption in favour of sustainable development is set out under 

paragraph 4. 
 
3.2 Paragraph 49: Housing applications should be considered in the context of 

the presumption in favour of sustainable development. Relevant policies for 
the supply of housing should not be considered up-to-date if the local planning 
authority cannot demonstrate a five-year supply of deliverable housing sites. 

 
3.3     Paragraph 50 states that to deliver a wide choice of high quality homes, widen 

opportunities for home ownership and create sustainable, inclusive and mixed 
communities, local planning authorities should: 

 
• Plan for a mix of housing based on current and future demographic trends, 

market trends and the needs of different groups in the community (such as, 
but not limited to, families with children, older people, people with disabilities, 
service families and people wishing to build their own homes); 

 
• identify the size, type, tenure and range of housing that is required in 

particular locations, reflecting local demand; and  
 
• where they have identified that affordable housing is needed, set policies for 

meeting this need on site, unless off-site provision or a financial contribution 
of broadly equivalent value can be robustly justified (for example to improve or 
make more effective use of the existing housing stock) and the agreed 
approach contributes to the objective of creating mixed and balanced 
communities.  

 
3.4    Paragraph 42: The supply of new homes can sometimes be best achieved 

through planning for larger scale development, such as new settlements or 
extension to existing villages and towns that follow the principles of Garden 
Cities. Working with the support of their communities, local planning 
authorities should consider whether such opportunities provide the best way 
of achieving sustainable development. 

 
3.5     Paragraph 17. Within the overarching roles that the planning system ought to 

play, a set of core land-use planning principles should underpin both plan-
making and decision-taking. These 12 principles are that planning should 
(extract): 

 
●        always seek to secure high quality design and a good standard of amenity 
          for all existing and future occupants of land and buildings; 
 
3.6     Paragraph 56. The Government attaches great importance to the design of the 

built Good design is a key aspect of sustainable development, is indivisible 
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from good planning, and should contribute positively to making places better 
for people. 

 
3.7   Paragraph 112. Local planning authorities should take into account the 

economic and other benefits of the best and most versatile agricultural land. 
Where significant development of agricultural land is demonstrated to be 
necessary, local planning authorities should seek to use areas of poorer 
quality land in preference to that of a higher quality. 

 
3.8     Paragraph 66. Applicants will be expected to work closely with those directly a 

affected by their proposals to evolve designs that take account of the views of 
the community. Proposals that can demonstrate this in developing the design 

           of the new development should be looked on more favourably. 
 
3.9     Paragraph 75. Planning policies should protect and enhance public rights of    

way and access.  Local authorities should seek opportunities to provide better 
facilities for users, for example by adding links to existing rights of way 
networks including National Trails. 

 
 
4. Saved Great Yarmouth Borough-Wide Local Plan Policies (2001) 

 
 4.1      Local Policy - Saved Great Yarmouth Borough-Wide Local Plan Policies 

(2001): 
 

4.2   Paragraph 215 of the 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. 

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

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

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

proposal. A site survey and landscaping scheme will be required will all 
detailed applications for more than 10 dwellings. These should include 
measures to 

 
5. Core Strategy:  
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5.1 Policy CS1: This policy promotes sustainable communities and development 
which would complement the character of an area. 

 
5.2 Policy CS2: This policy identifies the broad areas for growth by setting out 

the proposed settlement hierarchy for the borough. CS2 seeks to ensure that 
new residential development is distributed according to the following 
settlement hierarchy, with a greater proportion of development in the larger 
and more sustainable settlements: 

 
  Approximately 5% of new development will take place in the Secondary and 

Tertiary Villages named in the settlement hierarchy. 
 
5.3 To ensure that new residential development in the borough meets the housing 

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

be achieved by (inter alia a-g.)  
 
5.4   Policy CS9: This policy seeks to encourage well designed and distinctive 

places, particularly conserving and enhancing biodiversity, landscape quality 
and the impact on and opportunities for green infrastructure. 

 
 
6         Interim Housing Land Supply Policy 
 
6.1   The Interim Housing Land Supply Policy falls outside of the statutory     

procedures for Local Plan adoption it will not form part of Great Yarmouth 
Borough Council’s Development Plan. The Interim Housing Land Supply 
Policy will however be used as a material consideration in the determination of 
planning applications. 

 
6.2  The Interim Housing Land Supply Policy seeks to facilitate residential      

development outside but adjacent to development limits by setting out 
criterion to assess the suitability of exception sites.  The criterion is based 
upon policies with the NPPF and the adopted Core Strategy.   

 
6.3   It should be noted that the Interim Policy will only be used as a material 

consideration when the Council’s Five Year Housing Land Supply utilises sites 
identified in the Strategic Housing Land Availability Assessment (SHLAA).  
The Council has 7.04 year housing land supply, including a 20% buffer (5 
Year Housing Land Supply Position Statement September 2014). This 5 year 
land supply includes sites within the SHLAA as such the Interim Policy can be 
used as a material consideration in the determination of planning applications. 

 
6.4     New Housing development may be deemed acceptable outside, but adjacent 

to existing Urban Areas of Village Development Limits providing the following 
criteria, where relevant to development, have been satisfactorily addressed: 
inter alia points a to n. 
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7        Appraisal  
 
7.1    The site assessed as part of the Strategic Housing Land Availability comprises 

3.9 hectares of agricultural land. The two frontages were split into smaller 
sections and the area originaly submitted comprises FL23, FL22 and F12. The 
assessment was carried out on the whole but thesite has been reduced to 
comprise FL23 only.  

 
7.2   The site is located to the east of Fleggburgh, between Rollesby Road and  

Tower Road. The site is level and set higher than roads which run along its 
southern and western boundaries, where it is edged by field banking. The site 
is currently used for arable farming and is bounded on its limits by intermittent 
trees and hedgerows, whilst the character of the site is limited to open 
farmland/grazing to the east and residential development to the west. The site 
is high grade agricultural land (Grade 1) 

 
7.3     The site is adjacent to the village development limits of Fleggburgh which is 

considered to have relatively poor access to a range of facilities. In terms of 
highways and access, Norfolk County Council consider the site to be 
unacceptable for estate scale development. Fleggbrugh is considered to have 
a complete lack of public services, local facilities and has restricted links to 
public transport. The highway network here is inadequate to support additional 
large scale development. In terms of environmental suitability, Anglian Water 
have indicated during the SHLAA assessment that infrastructure upgrades for 
sewerage treatment would be required to accommodate new development, 
and cumulative impact of sites may require larger wet well capacity at 
Pumping Station, and flow attenuation upstream. There is no capacity for 
surface water sewers therefore alternative drainage solutions such as SuDS 
may need to be explored where appropriate. 

 
 7.4  There are further local amenities available in Filby which is relatively         

contiguous to Fleggburgh, therefore limited development in either settlement 
could be achievable on this account. 

 
7.5    The site is potentially suitable, available and achievable for small scale 

frontage development along Tower Road, Rollesby road, yielding 
approximately 10 dwellings per side. 

 
 
8. Assessment 
 
8.1 The site comprises 1.66 ha of grade of agricultural land; the original 

application for 19 houses fronting Rollesby Road and Tower road has been 
reduced, removing the Tower Road properties leaving the current application 
for 9 no. residential dwellings off Rollesby Road.  There are a considerable 
number of objections to the application as summarised above with additional 
objections to the development off Tower Road since removed from the 
application.  
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8.2 The application site as reduced is accessed from a singular access from 
Rollesby Road. Several objectors have noted that there is no pedestrian 
footway and the doctors surgery is accessed by Rollesby Road leading to Mill 
Road. Objectors note that there are cars parked on Rollesby Road and this 
reduces the width. Highways have no objection to the application subject to a 
number of requested conditions. The application prior to amendment included 
some improvements to be carried out at the junction of Tower Road and Main 
Road. These improvements are no longer requested as the Highways officer 
does not feel that they can be justified. The officer does note that should 
further development come forward these works may be requested owing to 
the cumulative increase in traffic.  

 
8.3      Several objections note the lack of pedestrian links and pavement within the 

vicinity of the proposed development. Notwithstanding the reduction in size of 
the development the application shows the provision of a foot path over 300m 
in length from adjacent Tower Lodge at Tower Road to opposite Mill Road at 
Rollesby Road. The additional public foot path provision will increase 
permeability and provide an infrastructure gain to the village which will further 
facilitate the use of the doctors surgery.  

 
8.4 There are 4 pedestrian crossings shown on the plans along this footpath. 

Some objectors have stated that the location  of the pedestrian crossings are 
not appropriate however the highways officer is satisfied with the location.  

 
8.5 Concerns have been raised about the potential for surface water flooding 

being exacerbated by the development as there will be a loss of permeable 
land. The site is under the threshold for the Local Lead Flood Authority to 
comment on although comments received by the Internal Drainage Board 
note that further information is required identifying any additional owners of 
the drains which would be affected by the development and that additional 
maintenance is acceptable. This information has been requested from the 
applicant although is not available at the time of writing. Should the 
information be provided this shall be verbally reported. 

 
8.6     The drainage strategy for the development   states that all surface water from 

the hardstanding areas such as roofs, driveways and access roads would flow 
into dry detention basins located to the west of the site. The report goes onto 
detail the runoff from contributing hardstanding areas. The report identifies the 
location of the attenuation basins and the culver which will run between the 
access road to the site. The report notes that private SUDS including 
permeable paving and detention basins can be adopted and maintained 
privately. Private maintenance by way of management   company would be 
recommended should the application be approved.  

 
8.7     Objectors note that there have been problems dealing with the foul sewerage 

within in the vicinity and have voiced concerns about the ability for the 
network to cope. The assessment undertaken as part of the Strategic Housing 
Land Availability Assessment indicated that improvements to the sewerage 
infrastructure would be required. The formal response to the consultation on 
the application states that there is adequate available capacity for these flows.  
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8.8     The design of the development has the proposed dwellings set back within the 
site with open space, include a pond feature between the dwellings and 
Rollesby Road.  The positioning of the dwellings reduces the impact that they 
would have on the street scene. The ground level at the site of the proposed 
development is higher in comparison to the houses on the opposite side of 
Rollesby Road and as such setting them back reduces the bearing that they 
would have on the existing properties.   

 
8.9     The dwellings proposed are mixed in size and type which seeks to comply with 

the aims of the National Planning Policy Framework and the adopted Core 
Strategy. The mix of houses and the layout that is sought with the offsite 
improvements to the pedestrian links allow for the village to receive gain from 
the development proposed. Following on from a recent decision affordable 
housing contributions are not sought on sites that are 10 or under and 
therefore this site does not contain an affordable housing contribution.  

 
8.10    A number of residents have raised concerns regarding the duck pond. This is 

marked on the revised plan as being fenced and, if deemed appropriate, can 
be secured by planning condition.  The concerns over the safety of the access 
and the increase in traffic have been reiterated by objectors however the 
Highways officer does not have any such concerns and as such the 
development as proposed is not contrary to highway safety.   

 
8.11  The proposed development lies outside of the village development limits 

however the Interim Housing Land Supply Policy (IHLSP) has been drafted 
and adopted in order that developments, specifically those for housing outside 
of the village development limits can be assessed with a view to meeting 
housing targets prior to the adoption of the site specific allocations. The 
IHLSP is a material consideration and as such shall be afforded appropriate 
weight as a means of assessing development for housing outside of village 
development limits. The IHLSP is only to be utilised when the Council’s five 
year housing land supply policy includes ‘deliverable’ sites identified through 
the Strategic Housing Land Availability Assessment. The site, as part of a 
larger site, has been assessed as part of the Strategic Housing Land 
Availability Assessment as site FL22 and therefore the IHLSP is applicable. 

 
 
9.        Site Visit 
        
           A site visit was carried out by available Members following a deferral of 

decision. The Members viewed the site from a number of angles.  
 
 
10. Recommendation   
 
10.1 APPROVE revised plan for 9 dwellings only - It is accepted that the 

application is outside of the village development limits and contrary to the 
adopted Borough Wide Local Plan 2001 however the site has been identified 
as developable and deliverable and for small scale development in the 
SHLAA.  The Interim Housing Land Supply Policy seeks to assist in meeting 
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the Local Authorities housing targets and notes that sites that come forward 
should commence development within two years and therefore any 
permission should be subject to such a condition in line with the Interim 
Housing Land Supply Policy (2014) and other conditions as referred to above 
and required to ensure a satisfactory development. 

 
          Background Files 06/15/0705/F  
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Schedule of Planning Applications        Committee Date: 10 August 2016 
 
Reference: 06/16/0387/SU 

         Parish: Gorleston  
  Officer: Mr G Clarke  
Expiry Date: 05-08-2016  

 
Applicant: Great Yarmouth Borough Council 
 
Proposal: Demolition of existing buildings and structures and erection of 6 
residential dwellings (Class C3) together with associated highways and landscaping 
works 
 
Site:  land off Hertford Way 
  Gorleston 
 
REPORT 
 
1 Background / History :- 
 
1.1 The application site consists of the former Norse maintenance depot and 

adjoining two rows of lock-up garages to the north of Hertford Way, the site is 
surrounded on all sides by two storey houses on Hertford Way to the south, 
Charter Close to the west, St Anne’s Crescent to the north and Pembroke 
Avenue to the east.  The existing main vehicular access to the site is from 
Charter Close which serves the depot, lock-up garages and parking spaces at 
the rear of some of the houses on Hertford Way.  There is also a lowered kerb 
and parking to the front of the office building facing Hertford Way. 

 
1.2 The depot and office is currently empty as Norse have relocated to new 

premises, 14 of the lock-up garages were leased to Norse and were vacated 
when they moved, the remaining garages were leased to local residents for 
parking/storage, the tenants were offered alternative parking nearby and all of 
the garages are currently empty and fenced off. 

 
1.3 The existing buildings on the site will all be demolished and replaced with 6 

dwellings consisting of 2 x one bedroom flats, 2 x two bedroom semi-detached 
houses and 2 x three bedroom semi-detached houses.  The access to the site 
will be from Hertford Way with dwellings being arranged around a courtyard 
which will provide parking and open space.  The existing access from Charter 
Close will remain to serve the parking at the rear of the Herford Way houses 
only, there will be no access to the application site from Charter Close. 
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2 Consultations :- 
 
2.1 Highways – no objection subject to standard highway condition regarding access 

and parking. 
 
2.2 Environmental Health – no objection subject to a condition that prior to the 

construction phase a further site investigation shall be carried out to check for 
possible pollutants and contaminants and a condition restricting working hours. 

 
2.3 Neighbours – one letter has been received asking question about the proposed 

development and possible adverse effects (copy 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  
 

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 
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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)  

 
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. 
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3.3 Policy CS3 – Addressing the Borough’s housing need 
 

To ensure that new residential development in the borough meets the housing needs of 
local people, the Council and its partners will seek to:  

 
a) Make provision for at least 7,140 new homes over the plan period.  This will be 

achieved by:  
 

• Focusing new development in accessible areas and those with the most capacity 
to accommodate new homes, in accordance with Policy CS2  

• Allocating two strategic Key Sites; at the Great Yarmouth Waterfront Area (Policy 
CS17) for approximately 1,000 additional new homes (a minimum of 350 of which 
will be delivered within the plan period) and at the Beacon Park Extension, South 
Bradwell (Policy CS18) for approximately 1,000 additional new homes (all of which 
will be delivered within the plan period)  

• Allocating sufficient sites through the Development Policies and Site Allocations 
Local Plan Document and/or Neighbourhood Development Plans, where relevant  

• Ensuring the efficient use of land/sites including higher densities in appropriate 
locations  

• Using a ‘plan, monitor and manage’ approach, which uses a split housing target to 
ensure that the plan is deliverable over the plan period (as shown in the Housing 
Trajectory: Appendix 3), to ensure the continuous maintenance of a five-year 
rolling supply of deliverable housing sites  

 
b)  Encourage the effective use of the existing housing stock in line with the Council’s 

Empty Homes Strategy  
 

c)  Encourage the development of self-build housing schemes and support the reuse 
and conversion of redundant buildings into housing where appropriate and in 
accordance with other policies in the Local Plan  

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

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

 
e)  Support the provision of housing for vulnerable people and specialist housing 

provision, including nursing homes, residential and extra care facilities in 
appropriate locations and where there is an identified need  

 
f)  Encourage all dwellings, including small dwellings, to be designed with 

accessibility in mind, providing flexible accommodation that is accessible to all and 
capable of adaptation to accommodate lifestyle changes, including the needs of 
the older generation and people with disabilities  

 
g)  Promote design-led housing developments with layouts and densities that 

appropriately reflect the characteristics of the site and surrounding areas and 
make efficient use of land, in accordance with Policy CS9 and Policy CS12  

 
3.4 POLICY HOU7  
 
 NEW RESIDENTIAL DEVELOPMENT MAY BE PERMITTED WITHIN THE 

SETTLEMENT BOUNDARIES IDENTIFIED ON THE PROPOSALS MAP IN 
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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. 

 
4 Assessment :- 
 
4.1 The proposed development will consist of a pair of semi-detached houses and a 

building comprising two flats on the west side of the site in the area currently 
occupied by the lock-up garages and a pair of semi-detached houses to the 
eastern side.  The area between the buildings will provide parking, turning and 
open space.  The houses will each have a private garden at the rear and there 
will be a shared garden area for the two flats.  The existing access to the site 
from Charter Close is too narrow to serve the development so a new access will 
be constructed from Hertford Way which meets current highway standards.  The 
Charter Close access will remain to serve those dwellings on Hertford Way 
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which have parking in their rear gardens, a fence will be provided to prevent 
access into the development site from this direction. 

 
4.2 The buildings have been designed to reduce overlooking of the adjoining 

dwellings as much as possible but it has to be accepted that this is an urban 
area where mutual overlooking already exists and it is unlikely that the proposal 
will result in any significant loss of privacy to the existing dwellings. 

 
4.3 The distances between the existing dwellings and the proposed vary from 15m 

to 20m, there is a pair of houses on St Anne’s Crescent to the north which are 
closer to the site boundary than their neighbour but these will be next to the 
parking area so will not suffer from any significant overshadowing from the 
proposed development.  

 
4.4 Some of the existing buildings on the site are built on the boundary with the 

adjoining dwellings and provide the boundary walls to those properties, the 
applicant is aware of this situation and the drawing shows that replacement walls 
or fences will be erected to the affected properties following demolition. 

 
4.5 The application site is surrounded by housing, the existing use as a depot and 

lock-up garages would have the potential to cause noise and disturbance to the 
occupiers of the adjoining dwellings by the depot operation itself and by traffic 
movements associated with the uses.  The proposed housing will remove this 
use and replace it with a more appropriate type of development taking into 
account the context of the surrounding area. 

 
4.6 The development will provide 6 well designed units of affordable rented 

accommodation, the site is well served by public transport, it is close to 
amenities and open space and provides an ideal location for new housing.   

 
5 RECOMMENDATION :-  
 
5.1 APPROVE – the proposal complies with Policies CS1, CS2 and CS3 of the 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: 10 August 2016 
 
Reference: 06/16/0167/F 

Parish: Gorleston  
Officer: Mr G Clarke 

Expiry Date: 05-05-2016 
Applicant: Butler Le Gallez Properties Ltd 
 
Proposal: Single storey rear extension 
 
Site:  115 High Street 
  Gorleston 
 
REPORT 
 
1  Background / History :- 
 
1.1 The application site is the southern part of a group of three flat roofed shops built 

in the 1960’s, the shop is currently occupied by Peacocks, the adjoining unit to 
the north is a British Heart Foundation shop.  There is a footpath immediately to 
the south of the site which links the High Street to Blackwall Reach to the east, 
this widens towards the eastern end where it also serves as vehicular access to 
two bungalows to the south of the site and a house which faces Blackwall 
Reach.  There is a car park and servicing area at the rear of the shops which has 
access from Blackwall Reach. 

 
1.2 The proposal is to build an extension at the rear of the shop into the car park 

which will increase the floor area of the shop, the application has been amended 
since it was originally submitted in an attempt to overcome objections received 
from the occupiers of the two bungalows (no’s. 15 & 16 Blackwall Reach). 

 
1.3 The site is within conservation area no. 16. 
 
2 Consultations :- 
 
2.1 Highways – no objection 
 
2.2 Conservation Officer – no objection 
 
2.3 Neighbours – two letters of objection have been received (copies attached), the 

reasons for objection area loss of outlook and light, anti-social behaviour and 
possible obstruction to access during building work. 
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3 Policy :-  
 
3.1 POLICY BNV18  
 

THE COUNCIL WILL REQUIRE ALTERATIONS AND EXTENSIONS TO 
BUILDINGS TO BE SYMPATHETIC TO THE CHARACTER OF THE BUILDING 
TO BE EXTENDED AND TO ITS SETTING. 

 
3.2 Policy CS7 – Strengthening our centres 
 

Overall, the majority of town, district and local centres within the Borough are performing 
well, despite the national economic downturn. To enable them to continue to compete 
with centres outside of the borough, out-of-town retailers and the internet, the Council 
will:  

 
a) Focus future development and investment using the retail hierarchy in Table 12 
below  
 
Table 12: Retail Hierarchy 
Classification  

Location  

Main Town Centre  Great Yarmouth  
 

Town Centre  Gorleston-on-Sea  
 

District Centres  Bradwell (Proposed) and 
Caister-on-Sea  
 

Local Centres  Well defined groups of shops 
and services in the borough’s 
villages and main towns, such 
as The Green, Martham; Bells 
Road, Gorleston and Northgate 
Street, Great Yarmouth 
 

b) Seek to allocate in accordance with the retail hierarchy and the sequential approach 
between 2,152sqm (net) and 4,305sqm (net) of new ‘food’ shopping floor space, and up 
to 8,865sqm (net) of new ‘non-food’ shopping floor space, in identified opportunity sites 
in the borough, up to 2031.  
 
c) Promote the extension of the Great Yarmouth’s centre to include The Conge and 
parts of North Quay as a mixed-use development scheme through Policy CS17 and the 
Great Yarmouth Waterfront Supplementary Planning Document  
 
d) Aim to improve the vitality and viability of our town and district centres by:  
 
• Safeguarding the retail function and character of each centre. Primary, Secondary 

and Holiday Shopping frontages will be identified in the Development Policies and 
Site Allocations Local Plan Document where appropriate  

• Enhancing the appearance, safety and environmental quality of the centres  
• Encouraging a diversity of uses within each centre, enabling a wide range of retail, 

leisure, social, educational, arts, cultural, office, commercial and where appropriate, 
residential uses  
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• Supporting small and independent businesses, including retaining and enhancing 
important local markets  

• Promoting the short and long-term reuse of vacant buildings  
• Enhancing the early evening economy  
• Improving access to the centre by sustainable modes of transport and encouraging 

multi-purpose trips  
 
e) Maintain and strengthen the role of local centres and local shops in the borough to 

better serve the day-to-day needs of local communities  
 
f) Ensure that all proposals for town centre uses outside defined centres 

demonstrate that there are no sequentially preferable sites available and that 
the proposal can be accessed by sustainable transport. Proposals over 
200sqm (net) will also be required to submit a Retail Impact Assessment 
demonstrating that there will be no significant adverse impact on existing 
designated centres, including those beyond the borough boundary, such as 
Lowestoft. 

 
4 Assessment :- 
 
4.1 The extension as originally proposed was for a flat roofed structure that would 

have projected 12.6 metres from the rear of the existing building with the south 
elevation being built on the boundary of the site.  The land slopes downwards 
from west to east and in order to maintain a level floor within the building the 
height would have been 4.3m nearest the building and 4.9m at the eastern end.  
The occupiers of the two bungalows to the south of the site which currently face 
the car park objected because of the effect on light and outlook amongst other 
reasons. 

 
4.2 The application was subsequently amended by setting the extension in from the 

boundary by 1.3m and splaying the corner, the extension has also been reduced 
in height by 600mm.  The drawing also shows that the existing wall and fence 
along the southern boundary will be retained.  The occupiers of the bungalows 
were reconsulted on the revised proposal but maintained their objections. 

 
4.3 The extension, as revised, will be set into the site and the existing wall and fence 

will remain so the building work should not affect the vehicular access to the 
bungalows. 

 
4.4 The front elevations of the bungalows are just over 20m to the south of the south 

wall of the extension, taking into account this separation and that the extension 
is to the north of the bungalows, it is unlikely to have a significant adverse effect 
on light to those dwellings.  The bungalows currently have an open aspect to the 
front where the face the chain link fence along the side of the car park, the 
extension will mean that the bungalows will face a brick wall that will be between 
3.7m and 4.3m in height.  This will have an effect on the outlook but due to the 
distance between the dwellings and the extension, it is considered that it would 
be difficult to justify a refusal of the application on the basis of loss of outlook 
alone. 
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5 RECOMMENDATION :-  
 
5.1 Approve – the proposal complies with saved Policy BNV18 of the Great 

Yarmouth Borough-Wide Local Plan and Policy CS7 of the Core Strategy. 
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Schedule of Planning Applications        Committee Date: 10 August 2016 
 
Reference: 06/16/0321/F 

Parish: Burgh Castle 
             Officer: Mr G Clarke 
    Expiry Date: 07-07-2016   

Applicant: Mr E Foster 
 
Proposal: Self-build chalet bungalow 
 
Site:  land adjoining Briarcroft 
  Porters Loke 
  Burgh Castle  
 
 
REPORT 
 
1. Background / History :- 
 
1.1 The application site is to the south of Porter's Loke which is a private, unsurfaced 

road, to the north of the road is the Kingfisher Holiday park, there is a sewage 
pumping station to the north east corner of the site and bungalows adjoining the 
east and west boundaries, to the south there is an area of woodland.  There are 
two other dwellings on the south side of Porter's Loke between the application 
site and Butt Lane. 

 
1.2 The site is mostly open grass land which is currently used as a paddock, there 

are trees towards the rear of the site, the site is lower than the road and slopes 
down towards the south. 

 
1.3 The site is outside the Village Development Limit and is partly within Flood Zone 

3b. 
 
1.4 In March 2016 planning permission was refused for a chalet bungalow on the 

site – reference 06/16/0029/F, the reasons for refusal were that the building was 
outside any area defined in the Local Plan: Core Strategy where residential 
development might be permitted, it is an unsustainable location served by an 
unmade road, visibility at the junction of Porters Loke and Butt Lane is 
inadequate and the dwelling was sited in an area at high risk from flooding. 

 
1.5 The only difference between the current application (as revised) and the 

previous refusal is that the bungalow has been re-sited so that only part of the 
garage is within the flood zone. 

 
1.6 In 2015 the Council refused planning permission (ref. 06/15/0329/O) for a new 

dwelling on land next to a property called Shahdara on Mill Road in Burgh Castle 
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as it was outside the Village Development Limit and contrary to Policy HOU10.  
This site is served by a public highway and adjoins existing dwellings but it would 
have extended housing into open countryside and was therefore not considered 
a suitable site for development.  The applicant appealed against the refusal but 
the appeal was dismissed, the Inspector considered that the proposal would be 
contrary to saved Policy HOU10 and also Policies CS1 and CS2 of the Core 
Strategy.  The Inspector concluded that the development would have a harmful 
effect on the character and appearance of the area and that the contribution of a 
single dwelling to the supply of housing would not be a compelling reason to find 
in its favour. 

 
2 Consultations :- 
 
2.1 Highways - Notwithstanding the current submission and supporting information, 

the application does not address the Highway Authority's comments on the 
earlier application which are still relevant in this case and I would refer you to my 
letter dated 25 February 2016 in that respect.  Whist the application makes 
reference to the conclusions made in the document Manual for Streets 2, the 
document does not supersede the requirements of Manual for Streets, and given 
the characteristics of the highway network in the vicinity of the application site, 
any increase in vehicular use is clearly not acceptable and could result in 
vehicular conflict and increase the risk of possible personal injury accidents. 

 
It has previously been acknowledged that visibility to the north could possibly be 
improved but in relation to the visibility splay to the south, the critical traffic 
direction, the issue is not one of parked vehicles within the visibility splays, but 
that the visibility splay cannot be provided without third party land required or 
secured by agreement. 

 
In light of the above I would recommend that the application be refused for the 
following reason:-  

‘As far as can be determined from the submitted plans, the Applicant does not 
appear to control sufficient land to provide adequate visibility at the site access.  
The proposed development would therefore be detrimental to highway safety, 
Contrary to Local Plan Core Strategy Policy CS16’ 

 
2.2 Parish Council – There were no objections but, as before, concerns were raised 

regarding proximity to the pumping station and potential flooding. 
 
2.3 Environment Agency – Objects on flood risk grounds, this objection was to the 

siting of the dwelling as originally shown with the current application, following 
receipt of this objection the bungalow was re-sited so that only part of the garage 
is within the flood zone.  If members resolve to approve the application the EA 
will have to be re-consulted before any decision is issued. 

 
2.4 Neighbours – One letter of objection has been received a copy of which is 

attached, the main reasons for objection are that the road is a private road and 
will not be able to cope with additional traffic, sewerage from the pumping station 
often floods the site and if the Loke is dug up to provide services this will 
interfere with the access to the Caravan Club site. 
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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  
 
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  
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• 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)  

 
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. 
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3.3 POLICY CS16 – IMPROVING ACCESSIBILITY AND TRANSPORT 
 
The Council and its partners will work together to make the best use of, and improve, 
existing transport infrastructure within and connecting to the Borough, having first 
considered solutions to transport problems that are based on better management 
and the provision and promotion of sustainable forms of travel.  This will be achieved 
by:  
 
a) Supporting improvements that reduce congestion, improve accessibility and 

improve road safety without an unacceptable impact on the local environment, in 
accordance with Policy CS11; and communities, in accordance with Policy CS9.  
High priority schemes that will assist in achieving this include:  

 
• Working with our partners to mitigate congestion at pinch points and actively 

manage the road network  
• Supporting any future proposals to dual the A47  
• Supporting the development of a new link road to the south of Bradwell via the 

A12 through Beacon Park to the A143 Beccles Road, in accordance with 
Policy CS18  

• Supporting proposals for a third river crossing over the River Yare which 
appropriately balances the needs of road and river traffic and continuing to 
protect the route alignment  

• Working with our partners to reduce car dependency by improving both the 
quantity and quality of the public transport service on offer in the borough and 
the wider area, including the promotion of a quality bus corridor from Great 
Yarmouth to Lowestoft  

• Upgrading Great Yarmouth Railway and Bus Stations to provide higher quality 
facilities that encourage greater use of public transport  

• Improving accessibility to employment, education, health, recreation, leisure 
and shopping facilities by enhancing linkages between existing ‘green travel’ 
routes to create a coherent network of footpaths, cycleways and bridleways  

• Supporting the port and its future development as a passenger and freight 
intermodal interchange, with facilities to achieve efficient staging, loading and 
unloading and to realise the potential of the port to function as a sustainable 
transport corridor  

 
b)  Directing new development towards the most sustainable locations in 

accordance with Policy CS2, thereby reducing the need to travel and maximising 
the use of sustainable transport modes  

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

and efficiency of the local road network for all users  
 
d)  Seeking developer contributions towards transport infrastructure improvements, 

including those made to sustainable transport modes, in accordance with Policy 
CS14  

 
e)  Minimising the impact of new development on the existing transport 

infrastructure by encouraging applicants to:  

 
Application Reference: 06/16/0321/F  Committee Date: 10 August 2016 

Page 53 of 72



 
• Produce and implement Transport Assessments and Travel Plans, as 

appropriate  
• Improve accessibility to sustainable transport modes  
• Ensure that adequate access routes are available for emergency services, 

waste collection and delivery vehicles  
• Ensure that necessary transport improvements are addressed prior to 

development, where possible  
 
f)  Working with operators to ensure the continued need for, and appropriate 

maintenance and upgrading (as appropriate) of, the heliport, coach, bus, rail and 
heavy goods vehicle facilities  

 
g)  Ensuring that development proposals contribute to the implementation of the 

Norfolk Local Transport Plan to deliver improved accessibility through integrated 
and sustainable transport modes  

 
 
3.4 POLICY HOU10 
 
Permission for new dwellings in the countryside will only be given if required in 
connection with agriculture, forestry, organised recreation, or the expansion of 
existing institutions. 
 
The Council will need to be satisfied in relation to each of the following criteria: 
 
(i)  the dwelling must be required for the purpose stated 

 
(ii) It will need to be demonstrated that it is essential in the interests of good 

agriculture or management that an employee should live on the holding or site 
rather than in a town or village nearby 

 
(iii) there is no appropriate alternative accommodation existing or with planning 

permission available either on the holding or site or in the near vicinity 
 

(iv) the need for the dwelling has received the unequivocal support of a suitably 
qualified independent appraiser 

 
(v) the holding or operation is reasonably likely to materialise and is capable of 

being sustained for a reasonable period of time.  (in appropriate cases 
evidence may be required that the undertaking has a sound financial basis) 

 
(vi) the dwelling should normally be no larger than 120 square metres in size and 

sited in close proximity to existing groups of buildings on the holding or site 
 

(vii) a condition will be imposed on all dwellings permitted on the basis of a 
justified need to ensure that the occupation of the dwellings shall be limited to 
persons solely or mainly working or last employed in agriculture, forestry, 
organised recreation or an existing institution in the locality including any 
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dependants of such a person residing with them, or a widow or widower or 
such a person 

 
(viii) where there are existing dwellings on the holding or site that are not subject to 

an occupancy condition and the independent appraiser has indicated that a 
further dwelling is essential, an occupancy condition will be imposed on the 
existing dwelling on the holding or site 

 
(ix) applicants seeking the removal of any occupancy condition will be required to 

provide evidence that the dwelling has been actively and widely advertised for 
a period of not less than twelve months at a price which reflects the 
occupancy conditions * 

 
In assessing the merits of agricultural or forestry related applications, the following 
additional safeguard may be applied:- 
 
(x) Where the need for a dwelling relates to a newly established or proposed 

agricultural enterprise, permission is likely to be granted initially only for 
temporary accommodation for two or three years in order to enable the 
applicant to fully establish the sustainability of and his commitment to the 
agricultural enterprise 

 
(xi) where the agricultural need for a new dwelling arises from an intensive type of 

agriculture on a small acreage of land, or where farm land and a farm dwelling 
(which formerly served the land) have recently been sold off separately from 
each other, a section 106 agreement will be sought to tie the new dwelling 
and the land on which the agricultural need arises to each other. 

 
* Note: - this would normally be at least 30% below the open market value of the 
property. 
 
4 Assessment :- 
 
4.1 The site is outside the Village Development Limit and no justification has been 

put forward for a dwelling on this site as required by saved Policy HOU10 of the 
Great Yarmouth Borough-Wide Local Plan. 

 
4.2 Policy CS1 of the Core Strategy relates to sustainable growth, criterion e) of the 

Policy states that new development should provide safe accessible places that 
promote healthy lifestyles and provide easy access for all to jobs, shops and 
community facilities by walking, cycling and public transport. 

 
4.3 Policy CS2 states that growth within the Borough must be delivered in a 

sustainable manner by balancing the delivery of new homes with new jobs and 
service provision creating resilient self-contained communities and reducing the 
need to travel, it lists Burgh Castle as being a "Secondary Village" where some 
new development will be allowed subject to growth being in a sustainable 
manner. 
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4.4 The site is served by an unmade road and is remote from jobs and services it is 
therefore considered that the proposal is contrary to the aims of Policies CS1 
and CS2 in that it would be an unsustainable form of development that would not 
provide easy access to jobs, shops and community facilities. 

 
4.5 The Interim Housing Land Supply Policy 2014 (IHLSP) states that new housing 

development may be deemed acceptable outside but adjacent to existing urban 
areas or village development limits subject to various criteria.  The site is in an 
isolated location that is not adjacent to the village development limit so the 
(IHLSP) does not apply in this case. 

 
4.6 The Highways Officer objects to the development and recommends refusal of 

the application on the grounds that the development will generate additional 
traffic movements through a junction with already sub-standard visibility which is 
likely to give rise to conditions detrimental to highway safety contrary to the aims 
of Policy CS16 of the Local Plan: Core Strategy.  In addition to the Highways 
comments it also has to be taken into consideration that the site is served by an 
unmade road that is also a public footpath, the surface of this road is poor in 
places at present and the additional traffic associated with building work is likely 
to lead to a further deterioration in the road. 

 
4.7 The southern part of the site is within Flood Zone 3 and the Environment Agency 

originally objected to the application on the grounds of risk to the future 
occupants in the event of a flood.  The dwelling has been re-sited so that only 
part of the garage is within flood zone so the dwelling itself should be safe in the 
event of a flood but the potential risk to the garden remains. 

 
4.8 Planning permission for a dwelling on the site was refused less than six months 

ago and nothing has changed in policy terms since that refusal, the only 
difference between the current proposal and the previous application is the re-
siting of the dwelling out of the flood zone.  This minor change does not 
overcome the policy reasons for refusal and the Highways Officer still maintains 
an objection on highway safety reasons due to the inadequate visibility at the 
junction of Porters Loke and Butt Lane.  For these reasons it is considered that 
there are no grounds to reverse the previous decision to refuse. 

 
5 RECOMMENDATION :-  
 
5.1 REFUSE - 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. 
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