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Schedule of Planning Applications         Committee Date: 8th March 2017 
 
Reference: 06/16/0790/F 

                                       Parish: Fleggburgh 
    Officer: Miss Gemma Manthorpe 

Expiry Date: 28th February 2017 
Applicant:  Mrs E Wilgress  
 
Proposal: Construction of 5 detached residential dwelling houses.  
 
Site:   Church View (land south of). 
 
   
1. REPORT  
 
1.1 The application is for the erection of 5 detached dwelling houses on a site 

currently used as a paddock according to the information provided by the 
applicant. The site is 0.67 hectares in area.  

 
1.2    There have been 6 applications submitted that are related to the land as 

outlined below: 
 

• 06/87/0909/SU – Supply for 4 bungalows involving diversion and construction 
of 11,000 volt overhead line – No objections from GYBC 28-09-1987 

• 06/92/0283/O – Residential Development – Refused 12-10-1992 
• 06/93/0166/F – Four detached houses and garages with access as shown 

and replacement access to land at rear – Approved 25-03-1993 
• 06/96/0719/F – Proposed 2 no. residential dwellings with garages – Approved 

08-01-1997 
• 06/14/0699/O – Construction of 5 residential dwelling houses – Withdrawn 16-

01-2015 
• 06/15/-627/O – Construction of 5 detached residential dwelling houses – 

Withdrawn 09-12-2015 
 
 
2. Consultations :- 

 
2.1 Parish Council- The Parish Council responded with no objections to the 

application.  
 

  
2.2 Neighbours – 2 objection to the application have been received and one 

letter in support, all attached to this report and summarised below: 
 
          Objections:  

• Change of use from agricultural to residential will alter the character of 
the village.  

• The proposed development will damage the views of the thatched 
church. 

• Concern over the safety of the exit from Church view.  
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• Highways previously recommended refusal on highway safety grounds.  
• Additional traffic will utilise existing private drive and the cost will be 

borne to the existing residents.  
• Private drive not suitable for heavy vehicles.  
• The private road is not adequate to serve eight properties.  
• Loss of view and light to garden and conservatory.  
• Additional houses will cause flooding. 
 

Support: 
• It will enhance this part of Fleggburgh. 
• The view of the church will not be restricted. 

 
 
2.3 Norfolk County Council as Highway Authority – No objections to the 

application subject to conditions which have been requested.  
 
           The Highways department raised concerns regarding previous applications 

for this development regarding access visibility and following further 
discussions with the agent and applicant, a section 106 agreement has been 
entered into with all relevant parties to secure visibility requirements across 
third party land. The agreement has been sealed and therefore the Highways 
Authority’s concerns relating to visibility have been addressed.  

 
2.4 Norfolk County Council as Fire Service – No objection  providing the 

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

 
2.5      Building control – No comment.   
 
2.6     Norfolk County Council Pubic Right of Way Officer – The plan indicates a  

footpath which should have been dedicated as part of a previous application, 
this can be achieved with the current application.  

             
            No objections to the application per se but question the value of the proposed 

public footpath. It would need to show benefit to the wider public by linking to 
public highways and, if it were linked to public highways at either end the 
status of the route would need to be considered i.e. adopted footway rather 
than public footpath.  

 
2.7   Norfolk County Lead Local Flood Authority – Consultation response 

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

 
2.8     Strategic Planning - Fleggburgh is identified in the Core Strategy (Policy 

CS2) as a Secondary Village that in combination with other Secondary 
Villages and Tertiary Villages will contribute to approximately 5% of the 
Borough’s housing growth. Weight should also be given to the NPPF 
requirement to significantly boost housing supply (paragraph 47), with local 
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emphasis also on the Core Strategy’s settlement hierarchy to direct the 
locations suitable for growth. 

 
           The site is adjacent to the Village Development Limit of Fleggburgh. The site 

appears to be well connected to the existing built up part of the settlement 
and is reasonably well located to access local services and facilities. 

 
           I therefore recommend approval of the application unless there are site 

specific reasons for not doing so. 
 
2.9 Historic Environment Service - Based on currently available information the 

proposed development will not have any significant impact on the historic 
environment and we do not wish to make any recommendations for 
archaeological work. 

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

(2001): 
 

4.2     Paragraph 215 of the NPPF states that due weight should be given to relevant 
policies in existing plans according to their degree of consistency with the 
NPPF. The closer the Local Plan is to the policies in the NPPF the greater the 
weight that is given to the Local Plan policy.  The Great Yarmouth Borough 
Wide Local Plan was adopted in 2001 and the most relevant policies were 
‘saved’ in 2007. An assessment of policies was made during the adoption of 
the Core Strategy December 2015 and these policies remain saved following 
the assessment and adoption. 

 
4.3   The Saved Policies listed have all been assessed as being in general 

conformity with the NPPF, and add further information to the policies in the 
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NPPF, while not contradicting it. These policies hold the greatest weight in the 
determining of planning applications. 

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

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

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

proposals.  
 
 

5. Core Strategy:  
 
5.1 Policy CS1: This policy promotes sustainable communities and development 

which would complement the character of an area. 
 
5.2 Policy CS2: This policy identifies the broad areas for growth by setting out 

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

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

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

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

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

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

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

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

 
6.2  The Interim Housing Land Supply Policy seeks to facilitate residential      

development outside but adjacent to development limits by setting out 
criterion to assess the suitability of exception sites.  The criterion is based 
upon policies with the NPPF and the adopted Core Strategy.   
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6.3   It should be noted that the Interim Policy will only be used as a material 

consideration when the Council’s Five Year Housing Land Supply utilises sites 
identified in the Strategic Housing Land Availability Assessment (SHLAA).   

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

to existing Urban Areas of Village Development Limits providing the following 
criteria, where relevant to development, have been satisfactorily addressed: 
inter alia points a to n. 

 
 
7.       Appraisal  
 
7.1     The site is located towards the centre of Fleggburgh but not strictly within the 

settlement limits. The site is a level, grassed field. A public footpath runs from 
Town Road in the west along the southern boundary of the site. To the west of 
the site are allotments. These are lower than the site itself by approximately 1 
metre. There is residential development to the north and east of the site and 
an area of open grassed land to the south. This links through to the graveyard 
of St Margaret’s Church (listed building) which is off Main Road. 

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

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

 
7.3     As part of the consideration of the site during the SHLAA process the site was 

not considered available for development as the intentions to develop the site 
could not be ascertained following the SHLAA consultation exercise between 
June and July 2014. It is noted that these assessments were carried out over 
two and a half years ago and that the Strategic Planning response is a more 
up to date view.   

 
7.4    In terms of environmental suitability, Anglian Water had, during the SHLAA 

assessment, indicated that infrastructure upgrades for sewerage treatment 
would be required to accommodate new development, and cumulative impact 
of sites may require larger wet well capacity at Pumping Station and flow 
attenuation upstream. There is no capacity for surface water sewers therefore 
alternative drainage solutions such as SuDS may need to be explored where 
appropriate. Anglian Water have not commented or objected on the current 
application.  

  
7.5   The site is severely constrained by the existing highway network within 

Fleggburgh that is inadequate to support additional large scale development 
without significant investment to upgrade the highway network. In addition 
there is no obvious way to achieve on-site access to the site. The site is also 
considered constrained in terms of having poor access to village facilities and 
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services. However, there are further local amenities available in Filby which is 
relatively contiguous to Fleggburgh, therefore limited development in either 
settlement could be achievable on this account. 

 
7.6     Whilst the existing highway network and availability of village services and 

facilities are poor, these are not insurmountable constraints to development. 
However, there is no obvious means to access the site which is a fundamental 
constraint for making the site suitable for development. In addition the 
availability of the site has not been ascertained. The site was not currently 
developable during the 2014 assessment as part of the Strategic Housing 
Land Availability Assessment although the Strategic Planning comments 
received as part of the consultation for this application are positive and 
recommend approval.  

 
 
8. Assessment 
 
8.1 The site comprises 0.67 ha of grade 1 agricultural land; there have been two 

previous applications on the site in recent years which were withdrawn 
following archaeological works being required and the need to overcome the 
original highways objections. Both parties as consulted on the current 
application have no objections.  

 
8.2 The Strategic Housing Land Availability Assessment, summarised at 

paragraphs 7.1 to 7.6 found, in 2014, that the land was not deliverable or 
developable. The comments received from Strategic Planning at paragraph 
2.8 of this report recommend approval of the application. The major constraint 
identified was the lack of access to the site. The access shown is from the 
existing Church View development to Rollesby Road. Church View is a 
privately maintained road and objections have been made regarding the use 
of this road by construction traffic and additional vehicles. The safety of using 
this access has also been objected to however Highways are satisfied that the 
access is suitable, following the 106 agreement, for the development as 
proposed.  

 
8.3     The second major constraint identified was the lack of knowledge of an owner 

of the land; in the absence of an owner or developer being interested in 
bringing a site forward, sites are not deemed developable as there is no 
evidence that the site will be brought forward for development. The existence 
of an application demonstrates that the site is capable of being developed and 
that the owner is interested in having this happen this overcomes the 
objection identified within the SHLAA.  

 
8.4      Rights of way over a private road is a civil matter and the access is outlined to 

indicate that the access is owned by the applicant. Following direct 
discussions between the applicant and the PROW Officer the application has 
been amended to provide an improved road surface standard and footway. 
These improvements will increase the permeability through the village by 
provision of a public footway to adoptable standard but should also alleviate 
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concerns of residents of Church View regarding the condition of the access 
following the development. 

 
8.5 There has been an objection to the application on the grounds of loss of view 

from an existing property to the church by the placement and orientation of 
plot 2. Views are not protected and not a reason to justify a recommendation 
of refusal of an application. The objector notes that if the orientation of the 
dwelling were altered the view wouldn’t be lost and there would be less 
adverse effect on the amenities of the occupiers of the dwelling. Following the 
consultation response and discussions with the agent plot 2 has been 
repositioned with the garage (single storey) to the northern boundary of the 
site and the proposed dwelling further to the southern boundary of the plot. 
This puts the dwelling house 14 metres from the northern boundary, the 
closest boundary to no.3 Church View and 21 ½ metres from the dwelling 
know as no. 3 Church View.  

 
8.6 There is a window shown at the gable end of the dwelling proposed as plot 2, 

the window is annotated on the plan as obscure glazed and this can be 
conditioned to prevent overlooking. There will be an increase in overlooking 
from the proposed development however this has been significantly reduced 
by the relocation of the dwelling and is not so significant as to recommend 
refusal. This is especially true given the existing character of the area in that 
there are no isolated plots and there is existing development and a degree of 
overlooking from around the site. The suggestion to re-orientate the dwelling 
proposed has been considered however any reorientation would increase the 
overlooking to the properties to the east of the application site. The movement 
of the proposed dwelling reduces the impact on Springfield, the property most 
affected by overlooking. The movement of the property to the south reduces 
the impact of the dwelling and overlooking to the rear garden.  

 
8.7     The objectors state that there are issues within the vicinity of site regarding 

surface water. The application states that surface water will be dealt with by 
soakaway, this can be conditioned should the application be approved.  

 
8.8     It is noted within one of the objections that the application will result in the loss 

of high grade agricultural land. This is accepted and the National Planning 
Policy Framework notes that land that is not the highest grade agricultural 
should be looked at first. However the site is located adjacent to existing 
development and, according to the information submitted as part of the 
application, paddocks. Given the specific location of the land it is deemed 
acceptable taking into account the grade of agricultural land.  

 
8.9    The proposed development lies outside of the village development limits 

however the Interim Housing Land Supply Policy (IHLSP) has been drafted 
and adopted in order that developments, specifically those for housing outside 
of the village development limits can be assessed with a view to meeting 
housing targets prior to the adoption of the site specific allocations. The 
IHLSP is a material consideration and as such shall be afforded appropriate 
weight as a means of assessing development for housing outside of village 
development limits. The IHLSP is only to be utilised when the Council’s five 
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year housing land supply policy includes ‘deliverable’ sites identified through 
the Strategic Housing Land Availability Assessment. The site has been 
assessed as part of the Strategic Housing Land Availability Assessment as 
site FL11and therefore the IHLSP is applicable, the objections found during 
the SHLAA assessment have been overcome and therefore this report finds 
the site deliverable and developable.  

 
 
9. Recommendation   
 
9.1 Approve the application with requested conditions by consulted parties and 

appropriate conditions to ensure an adequate form of development.  
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