
 

Development Control Committee 

 

Date: Tuesday, 21 January 2014 

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 MINUTES 

To confirm the minutes of the last meeting held on 17 December 2013. 
 

 

5 - 12 

2 PUBLIC CONSULTATION 

Members are reminded that at the beginning of the meeting those 
applicants who have requested to address the Committee on their 
application, and with the approval of the Chairman, will be allowed to do so 
in accordance with the agreed procedure as detailed above.  This session 
will last for 30 minutes only. 
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3 PLANNING APPLICATIONS 

To consider the Planning Group Manager's schedule of planning 
applications as follows: 

 

  

(a) Application No. 06-13-0594-F - Fritton Lake Lodges, Church 

Lane, Fritton 

Proposed lodges and associated infrastructure, comprising 45 new lodge 
positions and change of use. 

 

13 - 40 

(b) Application No 06-13-0614-CU - Former Mecca Bingo Hall, 85-87 

Regent Road, Great Yarmouth 

Change of use to add use class 4 (drinking establishments) and 
sui generis (night club), A1 shop from part D (assembly & leisure) 

 

41 - 64 

(c) Application No. 06-13-0650-CU - Rembrandt, 7 Trafalgar Road, 

Great Yarmouth 

Change of use from guest-house to residential dwelling. 

 

65 - 84 

(d) Application No. 06-13-0643-F - Land to South of Kings Drive, 

Bradwell 

Residential development of 28 dwellings including all site works. 

 

85 - 96 

(e) Application No. 06-13-0614-CU - Land at Wheatcroft Farm, 

Bradwell (A143 Link Road) 

Construction of a new Link Road from A143 Beccles Road, Bradwell, to a 
proposed roundabout to be constructed to serve retail development at 
Beaufort Way, Gorleston, and to link with A12. Proposed Link Road to 
comprise of a single carriageway highway, including grass verges, shared 
cycleway and footway and other associated works; including highway 
improvements on the A143 in the vicinity of the junctions with Browston 
Lane and New Road. 
 

 

97 - 107 

4 PLANNING APPLICATIONS CLEARED BETWEEN 1-31 

DECEMBER 2013 

To note the planning applications cleared between 1 to 31 December 2013 
by the Planning Group Manager and the Development Control Committee. 
 

 

108 - 
116 

5 OMBUDSMAN AND APPEAL DECISIONS 

To note that there are no appeal or Ombudsman decisions to report. 
 

 

  

Page 3 of 116



6 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. 
 

 

  

7 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 
 

Tuesday, 17 December 2013 at 18:30 
  

PRESENT: 
Councillor Castle (in the Chair), Councillors Collins, Cunniffe, Fairhead, Field, 
Jermany, Marsden, Reynolds, Robinson-Payne, Shrimplin and D Thompson. 
 
Councillor J Smith attended as substitute for Councillor Holmes. 
 
Councillors Jeal, Linden and M Thompson attended as Ward Councillors. 
 
An apology for absence was received from Councillor Holmes. 
 
Mr D Minns (Planning Group Manager), Miss J Smith (Technical Officer) and Miss S 
Davis (Senior Member Services Officer). 

 

1. Minutes 1  
 
The minutes of the last meeting held on 15 October 2013 were confirmed. 
 

 

2. Public Consultation 2  
 
In accordance with the agreed procedure for public consultation, the Committee 
considered the following applications: 

 

2a Application No. 06-13-0538-F - Two Bears Hotel, Pasteur Road, Cobholm 
(a)  
The Committee received details of the application for the demolition of the Two Bears 
Hotel and its replacement with an A1 (Bulky Goods) unit with associated works, 
including a totem pole sign at the front of the site. 
 
The Planning Group Manager reported that 14 letters of objection had been received 
expressing concern with regard to increased traffic, delivery times, the need for 
another shop unit, method piling at that the existing building or at least the frontage 
should be retained.  An additional letter had also been received in relation to the loss 
of parking and concern over vehicular movements.  It was noted that the Highways 
Authority had not objected to the proposal, subject to conditions, including restricting 

Page 5 of 116



deliveries to 7.5 tonnes rigid goods vehicles and a loading restriction being put in 
place along the Mill Road frontage between Pasteur Road and High Mill Road.  The 
Environment Agency also had no objections, subject to conditions that the floor levels 
be raised.  The Conservation Officer had requested that the front range and facade 
be retained as they were regarded as a heritage asset.  The Planning Group Manager 
reported that although the building had been put forward for "local listing" in the 
emerging Local Plan, this did not afford it any protection and it could still be 
demolished.  He added that the applicant considered that it would not be viable to 
retain the facade.  The Environmental Health Officer had requested that conditions be 
imposed regarding hours of work and details of any external lighting and 
ventilation/air conditions systems be submitted for approval.  The Committee was 
informed that a retail sequential test had taken place but in reality the size of the store 
was below normal threshold requirements.  A flooding sequential test had also been 
carried out, however, the risk was mitigated due to the use class of the building 
changing from a hotel to retail.  It was added that the proposal would lead to 15 full 
time jobs, 12 in store and 3 on deliveries. 
 
The Planning Group Manager concluded that the application was recommended for 
approval, subject to conditions restricting the type of goods to be sold, Highways 
Authority conditions, which included hours of use, working hours and method of piling 
(if required) as well as standard application conditions. 
 
Members were informed that there were 26 parking spaces available on site and 
lorries would access the site from Pasteur Road/Mill Road into the site.  It was added 
that a condition could also be imposed to restrict the use to A1 which meant that any 
proposed change would require a new planning application.  Concern was expressed 
that the name of the applicant had not been disclosed, however, the Group Manager 
pointed out that Members needed to consider the application on its merits irrespective 
of who the applicant was. 
 
The applicant's agent reported that the costs of refurbishing the existing building 
and/or retaining the facade were prohibitive.  He added that the site was defined as 
edge of town centre and the existing building had been granted permission for various 
different uses, none of which had proven viable.  He also informed Members that he 
did not know who the end user was.  Following a query, the agent indicated that other 
locations had been considered, including the former Bennetts Store but it was too 
small and very expensive to bring up to the standard they want. 
 
A local resident indicated that he supported the preservation of local landmark 
buildings and felt that this site did not show any signs of structural defects so should 
be saved as the loss of this prominent Edwardian building would be a loss to the local 
area.  With regard to the proposed design, he suggested that it was bland and 
mediocre, lacking in local character.  He requested that the existing benches 
remain.  He clarified that he was not opposed to the proposal for retail use but was 
against the loss of the facade. 
 
Councillor Linden, Ward Councillor, sympathised with the objectors on the grounds 
that this was a locally important building that should be preserved, especially bearing 
in mind its position as an iconic gateway to the town.  She stated that she had 
received an email from a resident asking for the two bears on the top of the building to 
be rescued and relocated.  She pointed out that other local buildings of historic 
interest had been rescued over the years and suggested that this could have become 
a Conservation Area.  She expressed disappointment at the mediocre design and that 
no details were available regarding the end user.  Notwithstanding this, she endorsed 
the proposed conditions if Members were minded to approve the application. 
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Councillor Castle, Ward Councillor, pointed out that local residents had objected to 
other planning applications in the past eg a marquee to the rear which, if approved, 
might have saved the hotel.  He added that the Committee was now faced with a 
derelict building in a prominent position that needed to be developed.  He clarified 
that the end user of the site was not a Planning Committee consideration. 
 
The Committee considered the application and the point was made that this was an 
important gateway into the town which needed to be made attractive and whilst there 
was some sympathy in retaining the facade, it was felt that it was not practical to 
retain it bearing in mind the costs. 
 
RESOLVED: 
That Application No. 06/13/05/38/F be approved, subject to a condition restricting the 
type of goods to be sold, Highways Authority conditions, hours of use, working hours 
and method of piling (if required) as well as standard application conditions, in order 
to comply with Policies TCM9 and EMP10 of the Great Yarmouth Borough-Wide 
Local Plan and in line with the requirements of the NPPF and emerging Core Strategy 
Policy CS7. 

 

2b Application No. 06-13-0472-O - Northgate Hospital, Northgate Street, 
Great Yarmouth (b)  
 
The Committee considered the Outline Planning Application for the demolition of 
two existing buildings and the residential development of up to 79 units including of 
the Silverwood Centre and associated highway works.  Members also received an 
indicative layout and noted that the means of access was to be considered as part of 
the proposal.  The Planning Group Manager reported that access to the site would be 
from Beaconsfield Road and would include a new roundabout.  Access to the Hospital 
would still be available from Churchill Road.  There were also a number of Tree 
Preservation Orders on the site. 
 
The Planning Group Manager outlined the Environment Agency's consultation 
response, together with that of Anglian Water.  Members noted that the site was 
within Zone 3 of the Environment Agency's Flood Risk Maps and was in a critical 
drainage area for surface water.  Whilst a significant amount could be accommodated 
by soakaways and undergrounds storage tanks, Anglian Water had stated that no 
additional water could enter existing sewage pipes and, therefore, a Surface Water 
Drainage Plan was required to show how the issue would be dealt with.  The 
Highways Authority had no objection in principle but did not support the indicative 
layout and had suggested restrictions and footpaths along the frontage.   A letter of 
objection had been received from a resident concerned at the noise during demolition 
and parking for residents although the latter should be mitigated by the retention of 12 
public car parking spaces on the edge of the site, together with parking spaces 
within.  The Officer clarified that the detailed planning application would consider the 
type of houses which included the height.  He added that the application was 
recommended for approval, subject to conditions. 
 
Reference was made to the Cranbrook Centre and it was noted that, whilst this would 
be demolished, Archaeologists had requested a condition that a historic recording of 
the building be undertaken. 
  
The Applicant's agent reported that a review of services had concluded that half the 
site was surplus to requirements and, therefore, redevelopment had been explored to 
enable the income to be re-invested for the Trust.  He explained that the development 
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accorded with National and Local Plan Policies in that it was in a sustainable location 
and was an effective re-use of the land.  It was added that whilst this was an outline 
application, the infrastructure had been submitted and this showed it would not have 
an adverse impact on the hospital or nearby residents.  He added that buildings of 
significant value would be retained.  He informed Members that following a public 
consultation exercise a number of changes had been made including the retention of 
public car parking to the north of the site.  Discussions were ongoing with Norfolk 
County Council and it was now proposed to create a roundabout on Beaconsfield 
Road.  He referred to the fact that their proposals would mitigate the concerns of 
Environment Agency and Anglian Water.  It was clarified that the majority of the site 
was owned by the NHS Trust with a small strip owned by Great Yarmouth Borough 
Council. 
 
A resident reported that she was concerned with regard to the proposed roundabout 
on Beaconsfield Road bearing in mind this would result in the loss of on-street parking 
which would be detrimental to the many elderly and disabled residents who lived on 
the Road.  She pointed out that many spaces were also taken up by GYBS Depot 
workers.  She asked that the hours of work during development be adhered to as 
residents were concerned about the level of noise.  She clarified that she was not 
opposed to the residential redevelopment of the site itself. 
 
Councillor Castle, Ward Councillor, reported that this was an ideal site for residential 
development bearing in mind its sustainable location but agreed with the concerns 
expressed regarding the potential impact on parking in the area.  He concluded that 
this was only an outline application and suggested this should be supported in 
principle whilst also supporting the residents regarding parking issues. 
 
It was clarified that there would be a 10% provision of affordable homes on the site. 
 
RESOLVED: 
That Application No.06/13/0472/O be approved, subject to the applicant entering a 
Section 106 Agreement regarding affordable housing, contributions required by the 
County Council, together with a commuted payment and capitalised maintenance 
sum in respect of the shortfall of open space provision, together with the imposition of 
conditions required by the Highways Authority, Environment Agency, Anglian Water, 
Planning Archaeologists and the Emergency Planning Officer in order to comply with 
Policies HOU4 and HOU15 of the Borough-Wide Local Plan and NPPF. 
 
 
Councillors Cunniffe and Shrimplin declared a personal, non-prejudicial 
interest in the following item on the grounds that they were acquainted with the 
applicant but were allowed to speak and vote: 

 

2c Application No. 06-13-0559-F - Beach Road, Kiosk Site and Land, 
Hemsby (c)  
 
The Committee considered the application to convert an existing retail kiosk (A1) to 
provide a takeaway hot food kiosk (A5) with outdoor tables and chairs, together with 
the conversion of adjacent land to a Go-Kart Track with raised viewing 
area.  Members were informed that the applicant had now agreed that the Go-Karts 
would be electric rather than motorised.   
 
The Planning Group Manager reported on several letters of objection, however, it was 
noted that the Parish Council had not objected to the Go-Kart track with customer 
toilets but did feel that there were enough takeaway hot food facilities with outdoor 

Page 8 of 116



tables and chairs in the area.  He pointed out that not all of these facilities were open 
all year round.  It was proposed that the Go-Kart track would be open from 9am-10pm 
Monday to Friday & Sundays, and 9am-10.30pm Saturdays.   The Committee noted 
that the application, as amended by the use of electric Go-Karts, was recommended 
for approval, however, Members were asked to consider whether they wished to 
restrict the kiosk's hours of use which was proposed to be open from 8am-1.30am 
Monday to Saturdays, and 8am-12am Sundays. 
 
The applicant reported that he had secured a 10 year lease and wished to invest 
£100K in the site to provide a year round attraction in an area that was predominantly 
seasonal which was why he needed the kiosk to remain open for as long as 
possible.  He confirmed that, following conversations with Environmental Health and 
other local business owners, he was now proposing to use electric Go-Karts that were 
three times more expensive but had no noise output or exhaust emissions.  He 
indicated that most Beach Road operators were supportive with only a few objectors 
who appeared to be mainly from the same family.  He referred to the other Go-Kart 
facilities in the area and pointed out that his would be for adults and give a different 
offer to visitors.  He added that the facility would provide several permanent jobs. 
 
The owner of the nearby Belle Aire Caravan Park reported that he no longer objected 
to the application if electric Go-Karts were used as his main concern had related to 
noise nuisance, although he did query whether the owners would use any 
loudspeakers/music that could create a disturbance.  He concluded that other local 
business owners had asked him to point out that there were other Go-Kart operations 
and hot food takeaway outlets in the vicinity.  
 
Councillor Jermany, Ward Councillor, reported that similar attractions using electric 
Go-Karts in the Borough had not generated any noise nuisance. 
 
The point was made that, whilst there were several similar attractions in the area, 
these were aimed predominantly at children and most of the takeaways did not 
operate during the winter so this application would provide an all-year round facility. 
 
RESOLVED: 
That Application No. 06/13/0559/F be approved as amended by the use of electric 
Go-Karts for the hours as detailed above in accordance with Policies SHP15, SHP16, 
TR2, TR5 and TR7 of the Borough-Wide Local Plan, together with Emerging Core 
Strategy Policy CS8 and the NPPF. 

 

2d Application No. 06-13-0583-CU - Waveney House, Priory Road, St. Olaves 
(e)  
The Committee considered the application for a change of use from holiday lets to 
two residential dwellings of the former stable block/outbuildings which were located to 
the north of the main dwelling. 
 
The Planning Group Manager reported that the buildings had previously been used 
as holiday accommodation, however, they were not performing as well as had been 
anticipated and it was, therefore, being suggested that residential occupancy would 
be more economically viable. No objections had been received to the proposed 
change of use and there was sufficient amenity space and parking areas to cater for 
all the properties.  He reported that the application was recommended for approval 
but suggested that, if Members did approve it, then the residential curtilage and 
parking areas should be comprehensively defined and permitted development rights 
removed from both the dwelling and the curtilage in order to ensure that over-
development of the site did not occur.   
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The applicant's agent referred to the fact that permission had been granted in 2012 
for one residential unit with 7/8 bedrooms which meant that the principle of residential 
units had already been established.  He added that no external works would be 
required to change the building into two residential units.  He pointed out that the 
NPPF was about creativity and requested Members support the proposal as a way of 
keeping the property going. 
 
Councillor M Thompson, Ward Councillor, indicated that he had asked for the 
application to be considered by the Committee after he had been approached by 
residents on Priory Road who were concerned that the applicant would not need to 
contribute towards the upkeep of this private road.  He queried whether a 
condition could be imposed or Section 106 Agreement entered into requiring that 
there would be no further development on the site or that Herringfleet road be used 
as the access/egress.  The Planning Manager clarified that this was not reasonable 
on a private road given the existing use. 
 
RESOLVED: 
That Application No. 06/13/0583/CU be approved in accordance with Policies HOU11 
and TR19 of the Borough-Wide Local Plan. 

 

2e Application No. 06-13-0569-F - The Hollies, High Road, Burgh Castle (f)
  
The Committee considered the application for the demolition of a store and stable 
block with the erection of a new three bay garage block with storage over, together 
with a retrospective application for changes to the main house.  It was noted that the 
latter included the alteration of the integral garage into a study, amendments to the 
design of the porch and the installation of a velux roof-light on the southern elevation. 
 
The Planning Group Manager reported that the Broads Authority had expressed 
concerns about the proposed new garage which could be overcome by reducing the 
number of roof-lights to make it appear less domesticated.  It was also noted that the 
Parish Council were concerned that this included a retrospective application and that 
works had commenced already, however, the application still needed to be made on 
its own merits and it was considered that the alterations as submitted were 
acceptable.  He concluded, therefore, that the application be approved. 
 
The Applicant's agent reported that the owner had originally intended to sell the 
property but now wished to reside there himself which had led to the original design 
being amended to suit his personal taste.  He added that as these were relatively 
minor amendments to the original planning permission, it had been their 
understanding that further permission was not required. 
 
The Parish Council representative expressed concern that the applicant had 
commenced works without permission being granted and that this was not the first 
time he had done so.  The Officer reported that, unless a building was within a 
Conservation Area, it was not illegal to submit retrospective permission.  He clarified 
that the Planning Enforcement Officer had requested the applicant submit an 
application. 
 
Councillor M Thompson, Ward Councillor, reiterated the Parish Council's 
comments.  He pointed out that this practice was putting the Parish Council in a 
difficult position and he suggested that guidance should be given to them and 
applicants on this issue. 
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RESOLVED: 
That Application No. 06/13/0569/F be approved in accordance with Policy HOU18 of 
the Borough-Wide Local Plan. 
 

 

3. Planning Applications 3  
 
The Committee considered the remaining application on the Planning Group 
Manager's schedule as follows: 

 

3a Application No. 06-13-0600-F - 18 Copperfield Avenue, Great Yarmouth 
(d)  
The Committee considered the application for a two-storey 3m wide extension across 
the full width of the rear of the property with new dormers over existing first floor 
windows.  The Planning Group Manager reported that, whilst there would be minimal 
additional overlooking, the main issue was the detrimental impact on the neighbour in 
terms of loss of outlook and, therefore, on balance the application was recommended 
for refusal.   
 
Councillor Jeal, Ward Councillor, reported that he had asked for the application to be 
considered by the Committee because he felt the two storey proposal was 
overbearing on the neighbours and would create a precedent.  He suggested that a 
single storey, smaller extension would be more appropriate.  He also queried whether 
the extension would be an over-development bearing in mind how far out it would 
come into the garden. 
 
Councillor Robinson-Payne, Ward Councillor, reiterated Councillor Jeal's concerns 
and added that this proposal if approved would be out of keeping with the rest of the 
estate, as was the dropped kerb and driveway which had previously been approved 
by Officers. 
 
RESOLVED: 
That Application No. 06/13/0600/F be refused as being unacceptable development 
and contrary to Policy HOU18 of the Borough-Wide Local Plan. 
 

 

4. Planning Applications Cleared between 1 October-30 November 2013 4
  
The Committee received the Planning Group Manager's schedule in respect of 
applications cleared during the period 1 October and 30 November 2013 under 
delegated powers, together with those determined by the Development Control 
Committee. 
 

 

5. Ombudsman and Appeal Decisions 5  
 
The Committee noted that, whilst there were no Ombudsman decisions to report, the 
following Appeal decisions had been received: 
 
06/13/0306/F – Single storey side extension at 29 Grove Road, Martham, Great 
Yarmouth 
………… Appeal dismissed (Officer delegated refusal) 
 
06/12/0711/F – New single storey bungalow at land to rear of 20 North Road, 
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Ormesby St Margaret 
………… Appeal dismissed (Officer delegated refusal) 
 
06/12/0740/EU – Application for a certificate of lawfulness validity of Condition 4 of 
PP:06/98/0969/O to allow unit 1 to be used for unrestricted use within use class A1 – 
B & Q Plc, Thamesfield Way, Great Yarmouth 
………… Appeal dismissed (Officer delegated refusal) 
 
06/12/0741/EU – Application for a certificate of lawfulness validity of condition 3 of 
PP:06/03/0538/F to allow units 2-4 to be used for unrestricted use within use class A1 
– Units 2-4, Thamesfield Way, Great Yarmouth 
………… Appeal dismissed (Officer delegated refusal) 
 
06/12/0742/EU – Application for a certificate of lawfulness validity of condition 1 of 
PP:06/03/1112/F to allow unit 5 to be used for unrestricted use within use class A1 – 
Argos Ltd, Thamesfield Way, Great Yarmouth 
………… Appeal dismissed (Officer delegated refusal) 
 
 

 

The meeting ended at:  20:25 
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Application Reference: 06/13/0594/F  Committee Date: 21st January 2014 

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

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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Schedule of Planning Applications  Committee Date:21st January 2014 
 
Reference: 06/13/0614/CU 

Parish: Great Yarmouth 
Officer: Mrs M Pieterman 
Expiry Date: 05-12-2013 

Applicant: Mr & Mrs Bromwich 
 
Proposal: Change of use to add use class 4 (drinking establishments) and sui 

generis (night club), A1 shop from part D (assembly & leisure) 
 
Site:  85-87 Regent Road (Former Mecca Bingo hall) 
 
REPORT 
 
1. Background / History :- 
 
1.1 The building subject to this application is a very prominent and architecturally 

significant Grade II listed building on Regent Road and is also within a 
Conservation Area. It was the former Regent Cinema which opened in 1914 
and was later turned into a bingo hall with amusement arcade in the mid 
1980’s. Mecca bingo left in December 2011and an alternative use has not 
been found thus far.  

 
1.2 The submitted application seeks approval for a change of use from bingo hall 

to a club. The supporting documents state that the club will be for adults only 
providing entertainment in cabaret form together with a night club. 

 
1.3 The Design & Access Statement suggests that the night club element will play 

a secondary role to the main activities of family orientated concerts and a 
comedy club element, which will be all year round and not seasonal although 
naturally, the summer season is likely to be busier than the winter.  

 
2. Consultations :- 
 
2.1 Site Notice/Neighbours: 3 letters of objection (concerns are outlined below 

and copies of the letters received are attached for members’ information), 1 
letter of support 

 
2.2 Head of Property Services: no response received 
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2.3 Norfolk County Highways: No objection 
 
2.4 Environmental Health: No objection to family daytime food/drinking 

establishment but object to the proposed use of the premises as a nightclub 
on the basis of noise (Full copy of comments attached) 

 
2.5 Building Control Manager: No concerns with Building Regulations 
 
2.6 GY Tourist Authority: No response received 
 
2.7 Norfolk Police: No response received 
 
2.8 GYB Services: No objection (Trade waste collection required) 
 
2.9 Norfolk Fire Services: No objection 
 
2.10 Strategic Planning Manager: No objection in terms of use in that location but 

residential amenity and a potential increase in crime/antisocial behaviour is a 
concern. Amending or controlling the operating hours may help with this and 
we could potentially seek contributions for community safety measures. 

 
3. Policy  
 
3.1 POLICY BNV5  
 

THE COUNCIL WILL ONLY GRANT LISTED BUILDING CONSENT FOR 
WORKS TO A LISTED BUILDING IF THEY PRESERVE THE BUILDING, ITS 
SETTING OR ANY FEATURES OF SPECIAL ARCHITECTURAL OR 
HISTORIC INTEREST WHICH IT POSSESSES. 

 
3.2 POLICY BNV6  
 

SUBJECT TO OTHER POLICIES IN THE PLAN, THE COUNCIL WILL 
GRANT PLANNING PERMISSION FOR THE CHANGE OF USE OF A 
LISTED BUILDING IF THE USE IS COMPATIBLE WITH THE ORIGINAL 
DESIGN CONCEPT OF THE BUILDING, AND ANY DEVELOPMENT 
AND/OR WORKS ASSOCIATED WITH THE CHANGE OF USE WOULD 
PRESERVE THE BUILDING ITS SETTING OR ANY FEATURES OF 
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SPECIAL ARCHITECTURAL OR HISTORIC INTEREST WHICH IT 
POSSESSES. 

 
(Objective:  To protect listed buildings and ensure that they are recorded.) 

 
3.3 POLICY BNV7  
 

DEVELOPMENT WITHIN THE CURTILAGE OF A LISTED BUILDING WILL 
ONLY BE PERMITTED IF IT WOULD PRESERVE THE BUILDING OR ITS 
SETTING OR ANY FEATURES OF SPECIAL ARCHITECTURAL OR 
HISTORIC INTEREST WHICH IT POSSESSES, UNLESS AN APPLICANT IS 
ABLE TO JUSTIFY DEVELOPMENT PERMISSION WOULD NOT BE 
GRANTED. 

 
 (Objective:  To safeguard the character and setting of listed buildings.) 
 
3.4 POLICY BNV10  
 

NEW DEVELOPMENT IN OR ADJACENT TO A CONSERVATION AREA 
WILL BE REQUIRED TO BE SYMPATHETIC TO THE CHARACTER OR 
APPEARANCE OF THE AREA IN TERMS OF SCALE, HEIGHT, FORM, 
MASSING, MATERIALS, SITING AND DESIGN. 

 
(Objective:  To retain and enhance the character and appearance of 
conservation areas.) 
 

3.5 POLICY SHP14  
 
 SUBJECT TO THE SIZE OF THE PROPOSAL, THE CONVERSION OR  
 REDEVELOPMENT OF PROPERTIES TO PROVIDE CLASS A1 OR CLASS  
 A3 USES WILL BE PERMITTED IN THE PRIME COMMERCIAL HOLIDAY  
 AREAS SHOWN ON THE PROPOSALS MAP. 
 

(Objective:  To ensure the continued commercial vitality of designated tourist 
shopping areas.) 

 
3.6 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. 
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 (Objective:  To maintain and enhance the Borough’s status as a holiday 
 destination.) 
 
3.7 POLICY TR5 

 
 THE COUNCIL WILL PRESERVE AND ENHANCE THE EXISTING 
CHARACTER OF HOLIDAY AREAS BY ENSURING THAT THEY ARE NOT 
SPOILT BY OVER-DEVELOPMENT.  PROPOSALS FOR USES SUCH AS 
FUN-FAIRS, DISCOTHEQUES OR OTHER USES LIKELY TO GENERATE 
SIGNIFICANT LEVELS OF NOISE OR DISTURBANCE OR OPERATE 
DURING UNSOCIAL HOURS WILL BE PERMITTED ONLY IN THE PRIME 
COMMERCIAL HOLIDAY AREAS (AS DEFINED ON THE PROPOSALS 
MAP) AND WHERE THE APPLICANT CAN DEMONSTRATE THAT THERE 
WOULD BE NO SIGNIFICANT DETRIMENT TO THE OCCUPIERS OF 
ADJOINING PROPERTIES AND USERS OF LAND. 

 
(Objective:  To preserve and enhance the character of existing holiday areas.) 

 
3.8 POLICY TR22  

 
THE COUNCIL WILL SAFEGUARD SHOPPING AND COMMERCIAL LAND-
USES IN REGENT ROAD, AND RETAIN THE OPEN FORM OF THE LAND 
ON THE REGENT ROAD FRONTAGE OF QUEEN’S SQUARE BY ONLY 
PERMITTING DEVELOPMENT THAT CONTRIBUTES TO THE 
CHARACTER AND APPEARANCE OF THE AREA. 

 
(Objective:  To maintain and enhance existing commercial areas whilst 
safeguarding adjoining users.) 

 
5. Assessment :- 
 
4.1 As stated above the building is a very prominent and important Grade II listed 

building within the town and was opened as the Regent cinema in 1914. The 
cinema closed in the mid 1980’s and was turned into a bingo hall which 
remained until December 2011. The building has been empty since this date. 
The only internal alterations required are the removal of the former bingo hall 
accoutrements and there are minimal external alterations proposed. 

 
4.2 The application seeks approval for a number of uses including 

cabaret/entertainment bar, concert & show venue and nightclub on a year 
round basis opening from 11:00am to 04:00am all week, with the shop 
element opening from 08:00 to 22:00 Monday to Friday on a seasonal basis. 

 
4.3 Whilst there have been 4 letters of objection received these mainly relate to 

the nightclub element of the proposal and not the use of the premises for 
concerts and entertainment although there have been significant concerns 
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raised with regards noise, anti-social behaviour and lack of parking and the 
potential impact on local residents amenities. 

 
4.4 It has been suggested that a contribution could be sought in order to increase 

CCTV coverage in the area to help combat anti-social behaviour; however 
there has been no response received from Norfolk Constabulary on this 
matter and precisely how much of an issue they feel this may be. Members 
will be updated verbally on this matter at committee if any response or 
comments have been received. 

 
4.5 There have been no other objections from consultees excepting the Council’s 

Environmental Health Officer who has recommended that the application be 
refused on noise grounds, due to the proximity of residential premises, 
opening hours and the difficulty in achieving satisfactory noise insulation of 
the listed building. 

 
4.6 Whilst noise is, of course, a significant issue, it is considered that this could be 

resolved via conditions relating to opening times and it is suggested that 
perhaps later opening times on Friday and Saturday evenings with no night 
club element on weeknights or Sundays (Excepting Friday nights or Bank 
Holidays) with a closing time of 23:00 hours could be a more appropriate 
solution and prove more acceptable to local residents, if members deemed 
this necessary. 

 
4.7 It is of course recognised that the a nightclub will have some impact on the 

amenities of local residents, however members are also invited to note that 
until quite recently there were additional night-time features within the 
immediate area such as the former Zen/Bourbon Street nightclub and the 
Long Bar. The council is fully apprised of the issues surrounding the Long 
Bar, particularly in relation to noise and anti-social behaviour; however the 
majority of complaints were generated by the New Beach Hotel, which has 
since purchased the Long Bar and are looking to refurbish and re-open it. 

 
4.8 Members are well aware of the issues surrounding the town’s night-time 

economy and the loss of some of the nightclubs such as the Garibaldi and 
Rosie’s along with the premises mentioned above and this type of venture 
would represent a significant opportunity to try and enhance and revitalise the 
area whilst adding to the available offer in relation to night time activities and 
entertainment. However this does need to be balanced with the needs of local 
residents and therefore, if members feel the scheme is acceptable and it is 
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necessary, the opening hours could be restricted as suggested above in 
paragraph 4.6. 

 
4.9 However, National Planning Policy Framework Guidance (Beta) suggests that 

the subjective nature of noise means that there is not a simple relationship 
between noise levels and the impact of those affected. This will depend on 
how various factors combine in any particular situation. These factors include: 

 
• The source and absolute level of the noise together with the time of day it 

occurs. Some types and level of noise together with the time of day it occurs. 
Some types and level of noise will cause a greater adverse effect at night than 
if they occurred during the day – this is because people tend to be more noise 
sensitive at night. The adverse effect can also be greater simply because 
there is less background noise at night; 

• For non-continuous sources of noise, the number of noise events, and the 
frequency and pattern of occurrence of the noise; 

• The spectral content of the noise (i.e. whether or not the noise contains 
particular high or low frequency content) and the general character of the 
noise (i.e. whether or not the noise contains particular tonal characteristics or 
other particular features). The local topology and topography should also be 
taken into account along with the existing and, where appropriate, the planned 
character of the area. 

 
4.10 Overall, the scheme is considered acceptable and it would breathe life back 

into this unused but imposing Grade II listed building. It is your officer’s 
opinion that it would be difficult to foresee any other type of use that could be 
found for the building, given its listed status and the virtual impossibility of 
creating smaller units within the building and thereby providing suitable 
alternative uses. It is also important to remember that when the building was 
originally constructed 100 years ago it was for pleasure and social purposes 
and the proposed use would closely align to the original purpose of the 
building. In addition to this it has been stated that the use is to be pitched 
towards family entertainment and the older clientele, perhaps with the 
exception of the nightclub element, however with the time restrictions and 
other measures suggested it is considered an acceptable proposal in this 
instance. 

 
5. RECOMMENDATION :-  
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5.1 On balance therefore the recommendation is to approve the scheme: the 
proposal is considered to constitute a suitable re-use of this large and 
significant building and with appropriate conditions on opening times and 
potential agreement over additional CCTV coverage, if members deem this 
necessary. 

 
5.2 Given the above the scheme is thought to be an acceptable form of 

development that accords with the provisions of the adopted Great Yarmouth 
Borough Council and the National Planning Policy Framework. 
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Schedule of Planning Applications  Committee Date: 21st January 2014 
 
Reference: 06/13/0650/CU 

Parish: Great Yarmouth 
Officer: Mrs M Pieterman 
Expiry Date: 20-12-2013 

Applicant: Mr J Wheeler 
 
Proposal: Change of use from guest-house to residential dwelling 
 
Site:  Rembrandt, 7 Trafalgar Road, Great Yarmouth 
 
REPORT 
 
1. Background / History :- 
 
1.1 7 Trafalgar Road is a large Victorian terraced property located within a 

‘Secondary Holiday Area’ as defined in the Great Yarmouth Borough Wide Local 
Plan. It is also adjacent to, but not within, a Conservation Area. The area is 
mixed use in nature; however there are a relatively high proportion of guest 
houses along Trafalgar Road. 

 
1.2 The proprietors of the guest houses have been requesting that Trafalgar Road be 

changed from a Secondary Holiday Area to a Prime Holiday Area. There are 
ongoing reviews within the revisions of the Core Strategy and future 
Development Plan Documents, however these are at the very early stages and 
therefore no weight can be given to them and any proposed development is 
subject to assessment under the current local plan. 

 
2. Consultations :- 
 
2.1 Site notice/Neighbours: 6 letters of objection (copies of letter attached) 
 

• Loss of holiday accommodation 
• Impact on value of area for tourism purposes 
• Impact on character of the area 
• Would like Trafalgar Road included in Prime Holiday Area 
• Change of use would not be a problem providing it does not become a House in 

Multiple Occupation (HMO) 
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2.2 Greater Yarmouth Tourist Authority: Object – loss of tourist accommodation in 

this popular area (copy of full comments attached) 
 
2.3 GY Residents Association: application should be refused on the grounds of the 

impact would have on the area (copy of full comments attached) 
 
2.4 Norfolk County Highways:  No objection 
 
2.5 Strategic Planning Manager: No response received  
 
3. Policy: 
 
3.1 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.) 

 
3.2 POLICY TR4  
 

PROPOSALS TO CHANGE THE USE OF TOURIST FACILITIES, 
ATTRACTIONS OR ACCOMMODATION TO PURPOSES WHICH ARE NOT 
TOURIST-RELATED WILL NOT BE PERMITTED WHERE THE SITE OR 
PREMISES ARE WITHIN PRIMARY HOLIDAY ACCOMMODATION AND 
PRIMARY HOLIDAY ATTRACTION AREAS, AS SHOWN ON THE 
PROPOSALS MAP.  IN SECONDARY HOLIDAY ACCOMMODATION AREAS, 
AS SHOWN ON THE PROPOSALS MAP, POLICY TR12 WILL APPLY. 

 
(Objective:  To safeguard valuable tourist resources and infrastructure.) 
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3.3 POLICY TR12  
 
 SUBJECT TO OTHER POLICIES IN THE PLAN, WITHIN SECONDARY  
 HOLIDAY ACCOMMODATION AREAS, AS SHOWN ON THE PROPOSALS  
 MAP, PROPOSALS FOR CHANGE OF USE TO A SINGLE DWELLING, SELF  
 CONTAINED RESIDENTIAL FLATS, RESIDENTIAL HOMES OR NURSING  
 HOMES MAY BE PERMITTED IF THE APPLICANT CAN DEMONSTRATE  
 THAT: 
 

(A) THE PROPOSED DEVELOPMENT WOULD NOT HAVE A SIGNIFICANT 
ADVERSE EFFECT, EITHER INDIVIDUALLY OR CUMULATIVELY ON THE 
CHARACTER OF THE AREA; 
 

(B) THE PROPOSED DEVELOPMENT WOULD NOT HAVE A SIGNIFICANT 
ADVERSE EFFECT ON THE RESIDENTIAL AMENITY OF THOSE LIVING IN 
THE AREA OR TO THE USERS OF ADJOINING PROPERTY OR LAND; 
 

(C) PARKING AND SERVICING ARRANGEMENTS CAN BE PROVIDED IN 
ACCORDANCE WITH THE COUNCIL’S STANDARDS SET OUT AT 
APPENDIX (A) TO CHAPTER 3 OF THE PLAN; AND 
 

(D) IN THE CASE OF AN ACCEPTABLE PROPOSAL FOR A CHANGE OF USE 
OF PART OF A PROPERTY, THE PROPOSED DEVELOPMENT WOULD 
RESULT IN AN IMPROVEMENT TO THE REMAINDER OF THE HOTEL, 
GUEST HOUSE OR PROPERTY. 

 
Note: A definition of primary holiday accommodation can be found at paragraph 
5.3.2 of this chapter.  Elsewhere on the proposals maps, secondary holiday 
accommodation areas have been identified.  In such areas, whilst holiday uses 
predominate, residential and commercial property is also formed.  Secondary 
holiday accommodation is mainly comprised of smaller hotels and guest houses of 
around 10-20 bedrooms, with a wide range of guest facilities.  Changes of use in 
such areas need to be judged against the likely affect on the principle activity. 

 
Where proposals are to be considered for the change of use of existing holiday 
accommodation to a use within Class C2 of the Town and Country Planning (Use 
Classes) Order 1997, reference should also be made to criteria contained in Policy 
HOU21. 
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3.4 POLICY HOU21  
 
 PROPOSALS FOR THE CHANGE OF USE OR CONSTRUCTION OF NEW  
 RESIDENTIAL HOMES OR NURSING HOMES FALLING WITHIN USE CLASS  
 C2 OF THE TOWN AND COUNTRY PLANNING (USE CLASSES) ORDER 1987  
 WILL BE PERMITTED PROVIDED THE APPLICANT CAN DEMONSTRATE  
 THAT THE PROPOSAL MEETS THE FOLLOWING CRITERIA: 
 

(a) THE SITE HAS GOOD ACCESS, APPROACH ROADS AND FOOTWAYS 
AND HAS REASONABLE ACCESS TO A RANGE OF PUBLIC 
TRANSPORT, COMMUNITY FACILITIES, A LIBRARY/MOBILE 
LIBRARY, PLACES OF WORSHIP, PLACES OF ENTERTAINMENT, A 
DOCTOR’S SURGERY AND SHOPPING FACILITIES, INCLUDING A 
POST OFFICE. 

 
 (b) THE SITE SHOULD BE REASONABLY LEVEL AND BE LOCATED IN 

THE URBAN AREA OF GREAT YARMOUTH, GORLESTON OR 
CAISTER, OR WITHIN THE VILLAGE DEVELOPMENT LIMITS SHOWN 
ON THE PROPOSALS MAP; 

 
(c) GARDEN SPACE IS PROVIDED SUFFICIENT IN AREA TO MEET THE 

NEEDS OF THE RESIDENTS OF THE DEVELOPMENT; 
 

(d) IMPLEMENTATION OF THE PROPOSAL WOULD NOT RESULT IN 
MORE THAN 10% OF SIMILAR ESTABLISHMENTS IN ANY ONE 
BLOCK OF DEVELOPMENT ENCLOSED BY THE PUBLIC HIGHWAY 
SYSTEM; 

 
(e) SO FAR AS POSSIBLE, EXISTING LANDSCAPE FEATURES OF 

SIGNIFICANCE ON THE SITE ARE PRESERVED; 
 

(f) ACCESS ARRANGEMENTS ARE SUITABLE FOR AMBULANCES, WITH 
PARKING AND SERVICING SPACE PROVIDED IN ACCORDANCE 
WITH APPENDIX (A) OF CHAPTER 3 OF THE PLAN; 

 
(g) THE SITE IS OUTSIDE AN AREA SHOWN AS PRIME HOLIDAY 

ACCOMMODATION ON THE PROPOSALS MAP; AND, 
 
(h) COMPLIANCE WITH OTHER RELEVANT POLICIES OF THE PLAN. 
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WHERE THE PROPOSAL INVOLVES CONVERSION OF AN EXISTING 
BUILDING, THE FOLLOWING ADDITIONAL CRITERIA WILL APPLY: 

 
(i) CONVERSION COULD BE ACHIEVED WITHOUT NEED FOR MAJOR 

EXTENSION WHICH WOULD SIGNIFICANTLY IMPINGE ON THE 
CHARACTER OF THE BUILDING; 

 
(j) THE DEVELOPMENT AND/OR ITS OPERATION WOULD NOT 

SIGNIFICANTLY AFFECT THE AMENITIES OF THE OCCUPIERS OF 
ADJOINING OR NEIGHBOURING BUILDINGS; AND, (where appropriate) 

 
 (k) IN THE CASE OF A LISTED BUILDING, THE DEVELOPMENT WOULD  
  PRESERVE THE BUILDING OR ITS SETTING OR ANY FEATURES OF  
  SPECIAL ARCHITECTURAL OR HISTORIC INTEREST IT POSSESSES. 
 

(Objective: To ensure a good quality of life for the elderly and infirm and 
safeguard the character of existing areas.) 

 
4. Assessment: 
 
4.1 The submitted application seeks approval for a change of use from a guest 

house to a residential dwelling. The area is mixed in character with the majority 
of properties on the northern side of the road being in holiday use, although there 
are a small proportion of residential properties on that side of the road. 

 
4.2 There have been a number of objections received from local guest house owners 

who feel that this change of use is wholly unacceptable given the nature of the 
area and their ongoing campaign to include it within the Primary Holiday Area as 
currently defined in the adopted Great Yarmouth Borough Wide Local Plan. 
However, this has not yet occurred and is, in reality, some time away from being 
adopted within the Core Strategy, if at all. Therefore the application needs to be 
dealt with in current policy terms and not what could happen in the future. 

 
4.3 Whilst the aspirations of the Trafalgar Road proprietors are to be admired, the 

loss of the property to a single residential use would not, it is considered, have a 
significant or detrimental impact on the character of the area as a whole, and 
current planning policy does allow for the change of use from holiday to 
residential accommodation. It is also worth noting that there is an application 
lodged for the change of use from a single residential dwelling into additional 
guest house accommodation at no’s 9 and 10 Trafalgar Road. This would, if 
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allowed, negate the loss of the guest house subject to this application as it would 
maintain the status quo and the balance of residential to guest house use will 
remain the same.  

 
4.4 As stated previously, policy TR12 allows for the loss of some holiday 

accommodation and it is considered that the proposed change of use broadly 
complies with the policy as it would not constitute a significant loss of holiday 
accommodation, would not have a detrimental impact on the amenities of the 
area and would not impact on the remaining guest accommodation to a 
significant or detrimental degree. 

 
4.5 There have been suggestions concerning the possibility of the property being 

turned into a House in Multiple Occupation (HMO), however the Council has a 
borough wide Article 4 Direction which prevents any property, whether in 
residential or holiday use, into an HMO without specifically submitting a planning 
application, and it is your officers opinion that if such an application were 
submitted in the future it would be highly unlikely to be granted because of the 
overall nature of the area. 

 
5. Recommendation:  
 
5.1 On balance approve: The proposal for change of use from guest house to 

residential use is considered acceptable and will not have a significant or 
detrimental impact on the amenities of the area and accords with the provisions 
of the adopted Great Yarmouth Borough Wide Local Plan. 
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Schedule of Planning Applications  Committee Date: 21st January 2014 
 
Reference: 06/13/0614/CU 

Parish: Bradwell 
Officer: Mr D Minns 

Expiry Date: County Council   
 
Applicant: Norfolk County Council/Great Yarmouth Borough Council 
 
Proposal: Construction of a new Link Road from A143 Beccles Road, Bradwell, to 
a proposed roundabout to be constructed to serve retail development at Beaufort 
Way, Gorleston, and to link with A12.  Proposed Link Road to comprise of a single 
carriageway highway, including grass verges, shared cycleway and footway and 
other associated works; including highway improvements on the A143 in the vicinity 
of the junctions with Browston Lane and New Road 
 
Site: Land at Wheatcroft Farm, Bradwell, Great Yarmouth NR31 9AF  
 
  
 
REPORT 
 
1. Background / History :- 
 
1.1 This planning application is to be determined by Norfolk County Council with the 
Council being a consultee  on the application with all consultations being undertaken  
by the County Council. This means that the Development Control Committee will 
make a recommendation to the County Council only and not the final decision on the 
application. 
 
1.2 The Link Road is a local road scheme promoted by NCC in partnership with 
GYBC. GYBC own land at Beacon Park which will provide part of the land required 
for the Link Road at the eastern end of the proposed alignment The  remainder  of 
the road will overlie land that is in single ownership and the landowner has 
expressed their willingness to participate in delivering this scheme. Independently of 
the Link Road, planning application proposals for up to 1,000 new homes and 9.67ha 
of new employment land at South Bradwell are being currently being considered by 
the Borough. 
 
1.3 The A12-A143 Link Road scheme (the Link Road) comprises a new 1.8km road 
routeing from the western end of Beaufort Way (the existing access road from the 
A12 trunk road at South Gorleston) through the Beacon Business Park, north 
westwards to connect with the A143 Beccles Road at a new roundabout junction to 
be located at the existing junction of the A143 with C620 New Road. 
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1.4 The Link Road will cross two existing minor roads: Gorleston Lane, a private 
road providing access to Wheatcroft Farm, and the publicly maintained Browston 
Lane. Two roundabout junctions are proposed to provide access to the South 
Bradwell residential and employment development to the north and south of the Link 
Road. The first of these roundabouts will be located at the point where the Link Road 
meets Gorleston Lane and a new access to Wheatcroft will be provided from this 
roundabout. A second roundabout will be located approximately 0.4km to the west of  
Gorleston Lane and 0.4km south east of the A143 Beccles Road 
 
1.4 An uncontrolled left in/out junction with a central median is proposed at the point 
where the Link Road meets Browston Lane. The existing section of Browston Lane 
to the north of the Link Road will closed to vehicular traffic, access to existing 
residential properties maintained via a new ghost island T- Junction.  Browston Lane 
to the north of the Link Road will remain accessible by pedestrians and cyclists 
providing access between the A143 and the Link Road. 
 
1.5 The area to the south of the Site is predominantly rural, with the land mainly used 
for agricultural purposes. To the north of the Site is Bradwell. Where the proposals 
join on to A143, it is within close proximity to residential properties located on Clay 
Lane and Kings Drive. The proposed road will go through an existing tree belt which 
is designated as a Landscape Buffer Area, which is located to the south-eastern 
corner of the Site. As the road connects to A12 via Beaufort Way, the area is 
predominantly industrial with large commercial buildings where further development  
is anticipated.  
 
1.6   The Site is located within a designated Landscape Important to the Setting of 
Settlements within the adopted Great Yarmouth Local Plan Proposals Map. The  
 Southern part of the proposed Link Road will also go through the South Gorleston 
Policy.   In the emerging Core Strategy, the majority of the Site runs through a 
designated area known as Beacon Park extension and through Grade 1 and 2 
Agricultural Land. Towards the south of the Site the road reaches a designated 
‘Safeguarded Employment Area’ known as Beacon Business Park Extension. 
 
1.7 The Link Road is largely low lying with a bituminous surfaced carriageway at 
ground level, with Associated landscaping and street lighting columns. The Link 
Road has been developed as a single carriageway road The typical cross-section 
width is 34.5m and will incorporate the following features : 

• Kerbed 3.25m wide carriageway in each direction; 
• 1m wide grass verges (with widening in area adjacent to junctions for 

       visibility     requirements);  
3m wide shared Cycle/Footway – north side only; 

• 2m wide verge to accommodate Public Utility (PU) Services – south side only 
• 1m wide swales – north and south sides 
• 5m wide landscape areas- north and south sides; and 
• Street lighting columns located in the verge between the shared 

cycleway/footway and swale 
 

1.8 Landscaping for the Link Road will include wildflower meadows on both sides of 
the road. This will be planted on both sides of the road in a 5m wide strip on the 
northern side and a 3m wide strip on the southern side as far east as the tree belt 
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after which it will become a 5m wide strip The remaining approximately 2m wide strip 
on the southern side up to the plantation woodland will be planted with a native, 
species-rich hedgerow to divide the Link Road from the proposed residential 
development to the of new habitat 
 
1.9 Pedestrian and cyclist access to the Link Road will be connected to the existing 
A143 (Beccles Road) and connecting roads associated with the residential urban 
extension and Beacon Park Industrial Area A shared footpath and cycleway will be 
running parallel to the road on the north side to provide safe access for pedestrians, 
which also increases connectivity and permeability between   the developments. 
Public Rights of Way will be maintained during the operational and construction 
phase at Clay Lane. 
 
1.10 An uncontrolled equestrian crossing will be provided as part of the proposals for 
the Link Road to provide an appropriate crossing facility for users of the bridleway. A 
holding pen has been incorporated into the proposals where the Link Road intersects 
the bridleway. 
 
1.11 The Link Road accommodates a new bus stop on either side of the road. New 
and existing bus routes will be re-routed to take advantage of this new road. 
 
1.12 The “end to end” vehicular access arrangements will be from A143 (Beccles 
Road) and Beaufort Way. Additional accesses onto the Link Road are anticipated 
from the two integral roundabouts allowing access to other developments in the 
vicinity. 
 
1.13 The proposal is one that requires an Environmental Impact Assessment (EIA). 
The EIA process identifies and assesses environmental effects that are likely to arise 
from the construction and operation of the proposed development and determines 
whether they are significant. The assessment includes the need for the development, 
construction, alternative solutions, ecology and nature conservation, landscape and 
visual impact, cultural heritage, water resources and land drainage, geology and 
soils, air quality, noise and vibration, traffic and transport along with a construction 
management plan.      
 
1.14 The proposal was subject to pre-application consultation   at Coles Pavilion,  
Bradwell on Wednesday, 18  September 2013 from 2pm to 8pm 
 
2. Consultations :- 
 
2.1 Site Notice/Neighbours: All undertaken by the County Council 
 
3.0 Policy  
3.1The National Planning Policy Framework (NPPF)provides the overarchingolicy  
at national level,and it promotes a ‘presumption in favour of sustainable’development  
This presumption requires economic, social and environmental considerations to be   
Assessed  during  the determination of the development proposals 
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3.2 Section 4 of the NPPF promotes sustainable transport and in paragraph 29 it 
states that the Government recognises that different policies and measures will be 
required in different communities and opportunities to maximise sustainable 
transport solution will vary from urban to rural areas.  
 
3.3 Paragraph 37 states: 
“Planning policies should aim for a balance of land uses within their area so that 
people can be encouraged to minimise journey lengths for employment, shopping, 
leisure, education and other activities.” 
 
3.4The Link Road is key element in assisting with facilitating the delivery of other 
uses within the local area, which include providing new homes, employment and 
retail opportunities. This proposal accords with these aims of the NPPF in providing 
traffic relief, acting as a trigger for further sustainable economic development, and 
diverting traffic away from residential areas. 
 
3.5 The National Infrastructure Plan (2011) and Updates  
 
The National Infrastructure Plan supports projects that keep Britain moving 
By improving the capacity, performance and resilience of roads such that the 
proposed Link road conforms to the plan. 
 
3.6 Great Yarmouth Borough Wide Local Plan 2001 
3.7 Part of the Site goes through an allocated employment area which is referred to 
as South Gorleston  Employment Area in the Local Plan and Beacon Business Park 
in the emerging Core Strategy.  
 
3.8Policy EMP4 states that in order to meet the needs of modern business and 
commerce, and subject to approval of appropriate details, a high quality landscaped 
business park will be permitted on 34 hectare of land with outline planning 
permission allocated at South Gorleston, this is detailed in Table 2.1.  
 
3.9Paragraph 1.9.4 of the Local Plan further states that when the South Gorleston 
site is developed, provision will be made for a possible long-term link to the A143. 
The development of a Link Road is integral to this strategic site in both the Local 
Plan and emerging Core Strategy. 
 
3.10Policy TCM2 states that the Council will request the highway authority to identify 
a protection corridor for access roads running westwards from the western boundary 
of the South Gorleston Business Park to the A143 at Bradwell. In paragraph 3.1.8 
(d), it identifies that an access road is required from the A143 to serve a proposed 
new residential development in South Gorleston. It recognises in the long term it is of 
benefit to create a link between A143 and A12. 
 
3.11Policy TCM11 states that to maintain traffic in free flow on corridors of 
movement comprising roads classified as trunk roads and principal routes, outside 
the urban areas of Great Yarmouth, Gorleston and Bradwell. Direct access to these 
roads will not be permitted, and development served by side roads connecting to 
such highways will be permitted only where it can be demonstrated that the defined 
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corridors of movement would not be significantly adversely affected. The Link Road 
will redirect some traffic movements from the trunk road (A12). 
 
3.12 Policy TCM31 states that the Council is committed to providing adequate 
cycleways. Paragraph 3.8.3 states that the Council seeks to improve the Borough’s 
cycleway network to allow for greater accessibility, better public safety and the wider 
needs of cyclists. The proposals will provide a new pedestrians/cycleway along the 
entire northern side of the Link Road. 
 
3.13 The design of the Link Road has been developed in conjunction with other 
developers where their development will connect to the proposals. 
 
3.14 Policy SG15 describes the need for the main access / distributor road to be 
designed to allow for sufficient capacity to accommodate traffic flows from the 
increased development in the South Gorleston   development area. It will need to 
address the following: 
a) Highway design, environmental effects and minimising severance of farm land if 
the main access/distributor road is extended westwards; 
 
b) Need to be accessible to the new industrial, commercial and residential areas, 
with no access permitted from Woodfarm Lane, and 
c) Provision of appropriate spacing of access road junctions along the main 
access/distributor road,with individual direct vehicular or pedestrian access to the 
access/distributor road denied to frontage development. 
 
3.15 Policy SG17 states that surface water drainage from all roads shall only be 
discharged by means of gravity operated surface water sewerage system to a new 
outfall or such other arrangements as agreed with Anglian Water or the Environment 
Agency as the case may be. 
 
3.16 The Link Road is located within a designated “Landscape Important to the 
Setting of Settlements” and therefore policy NNV5 is applicable to this proposal. It 
states that the Council will permit development provided a developer can 
demonstrate essential need or that the development would not impinge on the 
physical separation between settlements, particularly between Great Yarmouth, 
Caister, Gorleston and Hopton which are major gateways to the town, or give rise to 
any other significant adverse impact.  
 
3.17 Policy NNV6 states that the Council will only permit development which would 
not have a significant adverse effect on areas of important landscape character, 
provided that the applicant can demonstrate that:  
The introduction of buildings/structures into the landscape would be in keeping with 
the intrinsic landscape qualities and traditional built form of the area; 
 
3.18 Features of landscape importance which contribute to the character of the area 
would not be damaged, destroyed or permanently altered in any way. 
A section of the existing tree belt will be removed to accommodate the Link Road, 
however the width of this part of the highway corridor has been reduced to retain as 
much of the tree belt/vegetation as possible. 
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3.19 Policy NNV10 states that in connection with new development, the council will, 
where appropriate, expect the retention, restoration and creation of landscape 
features and wildlife habitats. Paragraph 8.3.4 states that proposals for development 
present opportunities for landscape enhancement. Schemes should  
improve the variety of landscapes but can also increase wildlife habitats and greatly 
enhance the amenity of new development. The Link Road includes a landscaping 
scheme which runs along the route of the new road, to encourage wildlife corridors 
and habitats. 
 
 
3.20 Policy NNV16 state that proposals for the development of land regarded as the 
best and most versatile land i.e. land classified as Grade 1, 2 or 3a by the Ministry of 
Agriculture, Fisheries and Food will not be permitted unless it can be demonstrated 
that there is no other suitable site for the purpose and, that, in so far as is possible 
land of the lowest classification (Grade 1 and 2 Agricultural Land) has been used. 
 
3.21 Great Yarmouth Local Plan: Emerging Core Strategy 
 
3.22 Policy CS1 (Focusing on a sustainable future) states that 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 can 
improve the economic, social and environmental conditions of the borough. 
 
3.23 Policy CS6 (Supporting the local economy) encourages the safeguarding of 
existing local employment areas to strengthen the local economy. In particular part 
(c) of the policy that Beacon Park Extension,South Bradwell is anticipated to deliver 
approximately 10-15 hectares of new employment land. 
 
3.24 Policy CS18. This policy clearly supports the need to develop this area, and to 
deliver the economic drivers, good connectivity to the wider borough for future 
workers and business operations is required. 
 
3.25 Policy CS9 (Encouraging well designed distinctive places) states that high 
quality distinctive places are an essential part in attracting and retaining residents, 
businesses, visitors and developers. As such the council will ensure that all new 
developments within the borough: 
Respond to and draw inspiration from the surrounding areas distinctive natural and 
built characteristics ensuring that the full potential of the development site is realised, 
making efficient use of land and reinforcing the local identity; 
Promote positive relationships between existing and proposed buildings, streets and 
well lit spaces, creating safe, attractive, functional places that limit the opportunities 
for crime; 
Provide easy access and convenient routes for pedestrians, cyclists, public transport 
users and disabled people that maintain high levels of permeability and legibility; 
Conserve and enhance biodiversity, landscape and townscape quality and consider 
the impact on and opportunities for green infrastructure; and 
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3.26 Minimise greenhouse gas emissions and the risk of flooding, through the use of 
renewable and low carbon energy and efficient site layouts and building designs that 
accord with or exceed current national sustainability standards. 
 
3.27 Policy CS14 (Securing essential new infrastructure) recognises that new 
development can result in extra pressure being placed on existing infrastructure and 
local facilities. The Council has produced an Infrastructure Plan to help identify which 
type of infrastructure the Council will be promoting and delivering within the Plan 
period. The Link Road is identified in the Draft Infrastructure Plan as one of the 
physical infrastructure schemes to be delivered in the borough. 
 
3.28 Policy CS16 (Improving accessibility and transport) seeks to make the best use 
of and improve existing transport infrastructure within and connecting to the 
Borough. Proposals for transport improvements that improve accessibility and 
improve road safety without  an unacceptable impact on the local environment and 
communities. The policy supports the development of a new Link Road to the south 
of Bradwell via A12 through  Beacon Park to the A143 Beccles Road. 
 
Policy CS18 (Extending the Beacon Park Development at land south of Bradwell) 
promotes that the proposals should be developed to the highest possible standard. 
This proposal is for the new A12/A143 Link Road, which is referred to in this policy 
and it will offer the following benefits: 
 
Link approximately 10 hectares of new employment land and 1,000 new homes to 
the wider area; 
Reduce the potential impact of the Beacon Park Development on the existing wider 
transportation network, and Create shorter commuting times. 
 
 
4.0 Assessment :- 
4.1 The Link Road also aims to divert traffic away from existing residential roads and 
unsuitable rural roads, and will tackle the pinch points on the local road network by 
alleviating congestion in the morning and evening rush hours. The area through 
which the proposed link will pass is a strategic allocation in the GYBC emerging 
Local Plan Core Strategy which has the potential to deliver up to 1,000 homes and 
15 hectares of commercial development. 
 
4.2 The impact of the Link Road has been assessed on people travelling via different 
means throughout the area including motorised transport, cycling, walking and horse 
riding. The Link Road will provide an alternative east to west link between the A12 
and A143 and facilitate employment and housing development in South Bradwell 
and Beacon Park. It is predicted that the Link Road will re-route traffic from Hobland 
Road, Bradwell Woodfarm Lane, Brasenose Avenue, and Long Lane to the Link 
Road. This will result in a reduction in traffic on the A12, the routes listed above and 
increased vehicle flows on the A143 
 
4.3 An assessment of the noise impact of the proposed Link Road has been 
conducted in terms of relevant standards for construction and operational phase 
impacts. Existing noise levels at sensitive locations were compared with predicted 
noise levels assuming the Link Road is built. 
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4.4 The Link Road will attract traffic which currently uses Hobland Road to travel 
between the A12 and the A143 south of Bradwell. This will result in reductions in 
traffic noise levels along Hobland Road and to a lesser extent Browston Lane.  
 
4.5 There will be a small increases in noise level at residences along the southern 
edge of Bradwell at Marjoram Road, Sorrel Road, Carraway Drive, Foxglove Drive, 
Bluebell Way, Oxford Avenue, Edinburgh Avenue and Carrell Road. Moderate 
increases in noise level will occur at residences near the corner of Oriel Road and 
Woodfarm lane and Greenacres, whilst more substantial noise level increase in 
noise level will occur at the isolated residences on Gorleston Lane. 
 
4.6 However, should the residential and commercial developments outlined in the 
emerging Core Strategy come forward as envisaged in the plan along each side of 
the proposed Link Road this will screen will screen the existing dwellings from the 
road, the predicted increases in noise level should be negated by those 
developments There will be some temporary noise impacts on residences in the 
areas listed above during construction of the Link Road, especially during initial 
earthworks. This will be should be mitigated through   the actions set out in the 
Construction Environmental Management Plan produced prior to construction. 
 
4.7 An assessment of the construction and operational phase effects of the Link 
Road on air quality have been undertaken following best practice guidance. 
Construction phase effects were assessed qualitatively using a risk-based approach 
and specific key construction activities were assessed by considering their dust 
emission potential and the location of sensitive receptors. The assessment conclude 
that the effects of the Link Road on air quality will not be significant during 
construction, due to the range of mitigation measures proposed to reduce any 
potential adverse impacts 
 
4.8 A quantitative assessment of air quality effects was also undertaken based on 
the transport model created for the Link Road during its operation. Predicted effects 
were compared against relevant legislation, policy and significance criteria, and 
overall effects on air quality will not be significant.  
 
4.9 No major watercourses, open water or flood plains are directly affected by the 
proposed Link Road   
 
4.10 A flood risk assessment has undertaken to assess the potential flood risk to and 
from the proposed Link Road. The area studied is known to be located within low risk 
flood zone and the overall risk of surface water flooding was therefore identified as 
being ‘low’.  
 
4.11 The impact of flooding from overland flow was also considered during heavy 
rainfall events because the Link Road will increase the area of impermeable ground.  
 
4.12 The potential effects of increased flood risk to the Link Road and the 
neighbouring land has been considered  neutral (insignificant) and any additional 
run-off will be contained within the proposed road drainage design. 
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4.13 Mitigation measures incorporate best practice techniques in design and on-site 
management to reduce potential adverse effects on surface and ground waters 
during construction and operation of the Link Road. Whilst the report states there will 
be a neutral impact upon the water environment Further assessments will be 
required during the detailed design stage to ensure the proposed drainage design 
has no adverse effects on surface water and groundwater quality and use. 
 
4.14 In terms of the cultural heritage the scheme will not directly impact upon the 
heritage buildings in the area although the creation of an embanked highway will be 
visible within what is a relatively flat landscape. A series of archaeological   
investigations revealed that there is potential for buried archaeological remains to be 
found and that these  impacts can be mitigated through further archaeological 
investigation and a programme of archaeological investigation has therefore been 
agreed.  
 
4.15 The landscape surrounding the proposed  Link Road is characterised by 
agricultural land crossed by roads and footpaths. There are also residential areas to 
the north, east and west ie  Bradwell, Gorleston-on-Sea and Browston Green. The 
A143 Beccles Road runs to the west. To the south of the Link Road there is Hobland 
Hall which sits in historic parkland.  
 
4.16 The site of the Link Road itself is inhabited by vegetation including trees and 
hedges and has an “open feel” due its location within arable land. However, the 
residential areas and scattered vegetation to the south and west limit views to and 
from the site. 
 
4.17 Views from the houses to the north, north-west, and south, and from Clay Lane 
and Hobland Lane footpaths will be affected by construction works. As a result of the 
proposed scheme long-term views will change from these locations as screen 
planting will run parallel to the Link Road.  The construction works will therefore 
affect the local landscape in the short term, and in the long-term the Link Road will 
affect views of the surrounding area only from specific locations 
 
4.18  From the foregoing commentary, the following summary position is drawn in 
respect of policy matters: 
i) That the proposal will respond positively to policies that seek to improve 
connectivity to the wider area without creating an adverse impact on the 
environment; 
ii) That, whilst the application partially falls within a proposed employment area, a 
Link Road from A12 to A143 is encouraged in adopted and emerging local policies; 
iii) The proposal will be permitted provided it meets the policy criteria and can 
demonstrate the environmental impacts posed by the development could be 
appropriately mitigated. 
4.19 Overall, therefore, prevailing planning policy promote a road development at 
this site and is considered an important catalyst for future economic, social and 
residential  development in the area.   
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Application Reference: 06/13/0614/CU  Committee Date: 21st January 2014 

5.RECOMMENDATION :- 
 
5.1 The Borough Council supports and recommends approval of the 
application subject to the details set out in the supporting documents.    
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