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Schedule of Planning Applications  Committee Date: 21st January 2014 
 
Reference: 06/13/0594/F 

Parish: Fritton & St Olaves 
Officer: Mrs M Pieterman 
Expiry Date: 20-01-2014 

 
Applicant: Lord Somerleyton, The Fritton Lake Partnership 
 
Proposal: Proposed lodges and associated infrastructure, comprising 45 new 

lodge positions and change of use 
 
Site:  Fritton Lake, Church Lane, Fritton 
 
REPORT 
 
1. Background / History :- 
 
1.1 Fritton Lake has undergone many different uses over the last 30 years or so 

from leisure-park to wedding venue, riding centre & hotel/restaurant. The 
predominant current use is as a restaurant with associated woodland holiday 
lodges located in the wider landscape. There is a very long planning history 
related with the venue, the most recent being the holiday lodges. However a 
full copy of the planning history is attached for members’ information. 

 
1.2 There has been some confusion over the precise number of lodges proposed, 

however, to clarify; in total there 6 additional lodges already approved under 
06/07/0755/F are being repositioned to suit the new layout of the application 
area and the proposed addition of 45 lodges thereby taking the total number 
of lodges to 51. 

 
1.3 There are various land uses in the immediate area including agricultural land, 

leisure and recreation and small residential settlements and isolated 
dwellings. 

 
2. Consultations :- 
 
2.1 Site Notice/Neighbours: 2 letters of objection concerning over development 

and unsuitable access (full copies of letters attached) 
 
2.2 GYB Services: trade waste collection already in situ which will be extended to 

accommodate additional lodges 
 



 
Application Reference: 06/13/0594/F  Committee Date: 21st January 2014 

2.3 Fritton & St Olaves Parish Council: No objection subject to agreement over 
sewerage as problems have been prevalent (full copy of correspondence 
attached) 

 
2.4 EDF Energy: No response received 
 
2.5 Essex & Suffolk Water: buildings and structures are subject to a minimum of 3 

metres clearance either side of the outside edge of the main. There should be 
no trees, hedges, shrubs or non-boundary fences erected within this 3 metres, 
nor should the level of the surface of the land be altered. 

 
2.6 Norfolk Constabulary: no response received 
 
2.7 Norfolk Fire & Rescue: No objection subject to installation of a fire hydrant 
 
2.8 Highways Agency: Do not wish to comment 
 
2.9 Norfolk County Highways: No objection subject to the imposition of conditions 
 
2.10 Environment Agency: No objection 
 
2.11 Greater Yarmouth Tourist Authority 
 
2.12 Building Control Manager: The lodges are exempt from Building Regulations 
 
2.13 Strategic Planning Manager: the proposal is broadly consistent with the NPPF 

and local plan policy (full copy of comments attached) 
 
2.14 Environmental Health: No comments 
 
2.15 Norfolk Historic Environment Service: No objection subject to imposition of 

archaeological condition 
 
2.16 Norfolk Wildlife Trust: No response received 
 
2.17 Natural England: No objection 
 
2.18 GYB Services - Tree Officer: No response received 
 
2.19 Belton Parish Council: No response received 
 
2.20 Anglian Water: No response received 
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3. Policy :- 
 
3.1 POLICY TR1  
 
 THE BOROUGH COUNCIL’S STRATEGY IS TO SEEK TO MAINTAIN THE  
 PRESENT LEVEL OF TOURISM AND FULFIL ANY POTENTIAL FOR  
 GROWTH GIVING DUE REGARD TO THE NEED TO CONSERVE AND  
 ENHANCE THE NATURAL AND BUILT ENVIRONMENT AND SAFEGUARD  
 COMMUNITY INTERESTS. 
 

(Objective:  To ensure the tourist industry’s future prosperity whilst protecting 
environmental and community interests.) 

 
3.2 POLICY TR2  
  
 THE BOROUGH COUNCIL WILL SEEK TO ENSURE THAT A WIDE RANGE  
 OF HOLIDAY ACCOMMODATION AND TOURIST FACILITIES AND  
 ATTRACTIONS IS PROVIDED TO SATISFY ALL SECTORS OF THE  
 TOURISM MARKET AND WILL ENCOURAGE CONTINUING  
 IMPROVEMENTS TO THE EXISTING PROVISION IN ORDER TO MEET  
 INCREASING CUSTOMER EXPECTATIONS. 
 

(Objective:  To maintain and enhance the Borough’s status as a holiday 
destination.) 

 
3.3 POLICY TR3  

 
IN ORDER TO CONSERVE THE CHARACTER OF THE REMAINING 
UNDEVELOPED COAST AND COUNTRYSIDE, AND TO PROTECT 
SENSITIVE LOCATIONS FROM VISITOR PRESSURE, NEW TOURIST 
RELATED DEVELOPMENT WILL BE FOCUSED PRIMARILY ON THE 
EXISTING COASTAL HOLIDAY CENTRES OF GREAT YARMOUTH, 
GORLESTON, HOPTON, CAISTER, CALIFORNIA, SCRATBY, NEWPORT, 
HEMSBY AND WINTERTON. 

 
(Objective: To protect the remaining open coast and countryside.) 

 
3.4 POLICY TR11   
 
 THE COUNCIL WILL PERMIT DEVELOPMENTS WHICH IMPROVE THE  
 RANGE OF GOOD QUALITY HOLIDAY ACCOMMODATION.  HOWEVER,  
 WITHIN PRIMARY HOLIDAY ACCOMMODATION AREAS, AS SHOWN ON  
 THE PROPOSALS MAP, THE LOSS OF HOLIDAY ACCOMMODATION  
 WILL ONLY BE PERMITTED WHERE IT CAN BE DEMONSTRATED THAT  
 AN ALTERNATIVE USE WOULD BE TO THE OVERALL BENEFIT OF THE  
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 TOURIST INDUSTRY. 
 
 (Objective: To satisfy visitor requirements and expectations.) 
 
3.5 POLICY TR15   
 
 DEVELOPMENT PROPOSALS FOR THE COMPREHENSIVE UPGRADING  
 OF EXISTING HOLIDAY ACCOMMODATION ON CHALET AND CARAVAN  
 PARKS WILL BE REQUIRED TO BE OF A HIGH STANDARD OF LAYOUT  
 AND DESIGN AND WILL BE CONSIDERED AGAINST THE FOLLOWING  
 CRITIERA:- 
 

(A) INCLUSION OF A LANDSCAPING SCHEME THAT WOULD 
INTEGRATE THE DEVELOPMENT INTO THE COUNTRYSIDE, 
MINIMISE INTRUSION AND CREATE A HIGH QUALITY 
ENVIRONMENT THROUGHOUT THE SITE; 

(B) SYMPATHETIC DESIGN WHICH WOULD RELATE TO THE SITE, 
AND WHERE APPLICABLE RETAIN ANY EXISTING NATURAL 
FEATURES; 

(C) PROVISION OF AN INFORMAL LAYOUT WITH RESIDENTIAL UNITS 
ARRANGED IN SMALL GROUPS AS PART OF AN INTEGRATED 
DESIGN, ALLOWING FOR REASONABLE PRIVACY AND SPATIAL 
SEPARATION BETWEEN UNITS, AND WITH OPEN SPACE TO 
CATER FOR THE RECREATIONAL NEEDS OF OCCUPIERS; 

(D) PROVISION OF A VARIETY OF TYPES OF ACCOMMODATION AND 
DENSITIES, WITH NO STRUCTURE MORE THAN 2 STOREYS 
HIGH; 

(E) INTEGRATION OF ANY ON-SITE COMMERCIAL, RECREATION OR 
ENTERTAINMENT ACTIVITIES IN A MANNER WHICH WOULD NOT 
CAUSE INCONVENIENCE OR DISTURBANCE TO THE OCCUPIERS 
OF NEIGHBOURING LANDS; 

(F) PROVISION OF CAR PARKING IN ACCORDANCE WITH THE 
COUNCIL’S PARKING AND SERVICING STANDARDS SET OUT AT 
APPENDIX (A) TO CHAPTER 3 OF THE PLAN. 

 
(Objectives:  To achieve an improvement in the quality of provision and 
prevent visual intrusion on the countryside.) 

 
3.6 POLICY TR16  
 
 ANY PLANNING PERMISSION GIVEN FOR NEW HOLIDAY  
 ACCOMMODATION WILL BE SUBJECT TO CONDITIONS PREVENTING  
 THE ACCOMMODATION BEING USED FOR PERMANENT RESIDENTIAL  
 PURPOSES. 
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(Objective:  To prevent the unauthorised use of holiday accommodation.) 
 
3.7 POLICY NNV6 
 

THE BOROUGH COUNCIL WILL ONLY PERMIT DEVELOPMENT WHICH 
WOULD NOT HAVE A SIGNIFICANT ADVERSE EFFECT ON AREAS OF 
IMPORTANT LANDSCAPE CHARACTER, AS SHOWN ON THE 
PROPOSALS MAP, AND THE APPLICANT CAN DEMONSTRATE THAT:- 
 
(a)  THE INTRODUCTION OF BUILDINGS/STRUCTURES ETC.  INTO 

THE LANDSCAPE WOULD BE IN KEEPING WITH THE INTRINSIC 
LANDSCAPE QUALITIES AND TRADITIONAL BUILT FORM OF THE 
AREA. 

(b)  FEATURES OF LANDSCAPE IMPORTANCE WHICH CONTRIBUTE 
TO THE CHARACTER OF THE AREA WOULD NOT BE DAMAGED, 
DESTROYED OR PERMANENTLY ALTERED IN ANY WAY. 

 
(Objective: To retain the character of local landscapes.) 

 
3.8 POLICY BNV20  
 

IN CONSIDERING PROPOSALS FOR NEW DEVELOPMENT IN RURAL 
AREAS, THE COUNCIL WILL REQUIRE A HIGH STANDARD OF DESIGN. 

 
(Objective: To protect the rural scene.) 

 
3.9 National Planning Policy Framework 
 

Para.28 states that planning policies should support economic growth in rural 
areas in order to create jobs and prosperity by taking a positive approach to 
sustainable new development. To promote a strong rural economy, local and 
neighbourhood plans should: 
 

• Support the sustainable growth and expansion of all types of  business 
and enterprise in rural areas, both through conversion of existing 
buildings and well designed new buildings; 

• Promote the development and diversification of agricultural and other 
land-based businesses; 

• Support sustainable rural tourism and leisure developments that benefit 
businesses in rural areas, communities and visitors, and which respect 
the character of the countryside. This should include supporting the 
provision and expansion of tourist and visitor facilities in rural service 
centres; and 
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• Promote retention and development of local services and community 
facilities in villages, such as local shops , meeting places, sports 
venues, cultural buildings, public houses and places of worship. 

 
3.10 The NPPF states that decision-makers may also give weight to relevant 

policies in emerging plans according to: 
 

• The stage of preparation of the emerging plan (the more advanced the 
preparation, the greater the weight that may be given); 

• The extent to which there are unresolved objections to relevant policies 
(the less significant the unresolved objections, the great weights that 
may be given); and  

• The degree of consistency with the NPPF. 
 
3.11 Emerging Core Strategy Policies: 
 
3.12 Policy CS2: 
 

Sets out the Council’s locational strategy. Fritton is identified in this policy as 
being a Secondary Village. The policy encourages approximately 5% of all 
future development towards the secondary and tertiary villages. Development 
in these locations however should be proportionately limited in scale and well 
related to the existing settlement and infrastructure. As the proposed 
development is outside the defined village limits of Fritton it could technically 
be viewed as being in the countryside as such careful consideration must be 
given to the need for additional development in this location and the impact it 
may have on infrastructure and the surrounding environment. 

 
3.13 Policy CS8 
 

Sets out the Council’s preferred approach to promoting tourism, leisure and 
culture by seeking to encourage the enhancement of existing visitor 
accommodation to meet changes in consumer demands and encourage year 
round tourism (a) and supporting the development of new accommodation 
that are designed to a high standard, easily accessed and have good 
connectivity with existing attractions (e). 
 

3.14 Policy CS11 
 

Sets out the Council’s approach to enhancing the natural environments. Point 
d) is specifically relevant with regards to safeguarding and enhancing 
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landscape character. Points f) and g) are also relevant to this application as 
they seek to ensure that new development takes measures to avoid or reduce 
negative impacts on biodiversity and appropriately contributes to the creation 
of bio-diversity. 

  
4. Assessment :- 
 
4.1 As stated above, Fritton Lake is a well known tourist facility within the borough 

and is used by locals and visitors alike. The lake itself and its surroundings 
have had a number of uses with the most recent being the erection of timber 
holiday lodges. 

 
4.2 Planning permission was originally granted for the creation of the lodge area 

in 2007 thereby turning it into a relatively exclusive holiday centre. In addition 
there is Fritton House (also known as Fritton Old Hall) which is a Grade II* 
listed building and offers hotel accommodation and restaurant. 

 
4.3 The submitted application seeks permission to re-site 6 existing lodges and 

erect an additional 45 bringing the total up to 51 on that particular site, along 
with the remainder of the Fritton Lake site which currently houses 
approximately 60 lodges bringing the total number to just over 100 lodges. 
The site subject to this application is 7.7 hectares and is currently 
meadowland surrounded by woodland. 

 
4.4 There have been 2 objections received in relation to the proposal mainly 

concerning the decline of the surrounding area and the state of the access 
road which is in a poor state of repair. In addition there are concerns over 
Church Lane and the continued use of this to access the site rather than the 
main access off Beccles Road, which affects local residents and concerns 
over the capacity of the sewerage station to cope with added pressures. 

 
4.5 With regards the use of Church Lane by visitors, there is unfortunately very 

little that we can do about this and there are already directions signs in place 
and short of making this road one way or closing it to traffic there is little, in 
planning terms, that can be done to prevent people using the lane to access 
Fritton Lake. 

 
4.6 With regard sewerage this has been of some concern and has been raised by 

the Parish Council as an ongoing issue, however Anglian Water have yet to 
respond to the application and members will be updated verbally at committee 
should any comments be received. 

 
4.7 It is important to fully assess policy implications in relation to a relatively large 

development such as proposed here and paragraph 28 of the National 
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Planning Policy Framework (NPPF) generally supports sustainable tourism 
and leisure developments that benefit businesses in rural areas, communities 
and visitors, and which respect the character of the countryside. This should 
include supporting the provision and expansion of tourist and visitor facilities 
in appropriate locations where identified needs are not met by existing 
facilities. This is supported by policies TR1, TR2, TR3, TR11, TR15, TR16, 
NNV6 and BNV20 of the current adopted Great Yarmouth Borough Wide 
Local Plan and emerging policies CS2, CS8 and CS11 of the Core Strategy 
(Regulation 19 September/November 2013). These policies are all outlined 
above in paragraphs 3.1 to 3.14. 

 
4.8 Taking the relevant policies into consideration the overall scheme is 

considered to accord with these and whilst there is some impact on local 
residents via the highway issues, it will not have a significant or detrimental 
effect on the surrounding the landscape and with additional planting and 
landscaping they will be absorbed into the landscape, as has been seen with 
the existing lodges. The existing lodges are not visible from a public viewpoint 
and the additional lodges will be similarly screened and will offer alternative 
accommodation, of a type that is becoming increasingly popular, rather than 
the original seaside holiday, but will still draw tourists into the borough. 

 
5. RECOMMENDATION :-  
 
5.1 Approve: On balance it is considered that the proposed development would 

not have such a significant or detrimental impact as to warrant refusal of the 
scheme. It is recognised that some local residents have suffered from some 
difficulties in relation to highways, however in the absence of objections from 
Norfolk County Highways and The Highways Agency it would be difficult to 
sustain an objection on this point alone.  
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