
 

Development Control Committee 

 

Date: Tuesday, 17 November 2015 

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 DECLARATIONS OF INTEREST 

You have a Disclosable Pecuniary Interest in a matter to be 
discussed if it relates to something on your Register of Interests 
form. You must declare the interest and leave the room while the 
matter is dealt with. 

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

 

2 APOLOGIES FOR ABSENCE 

To receive any apologies for absence.  

 

  

3 MINUTES 

To confirm the minutes of the meeting held on 20 October 2015. 

 

5 - 9 

4 PLANNING APPLICATIONS 

 
 

  

5 06/15/0309/F CONSTRUCTION OF 194 DWELLINGS AND 

ASSOCIATED INFRASTUCTURE.  

Number of dwellings reduced to 189 through amendments. 
Pointers East, West of Ormesby Road, Ormesby St.Margaret, Great Yarmouth. 
 
Report attached. 

 

10 - 66 

6 06/15/0521/CC DEMOLITION OF RAYNSCOURT HOTEL, 83 

MARINE PARADE, GREAT YARMOUTH 

Report attached. 

 

67 - 94 

7 06/15/0548/F & 06/0550/CC DEMOLITION OF VACANT PUBLIC 

HOUSE & ERECTION OF PETROL FILLING STATION AND 

LANDSCAPING WORKS 

Sainsbury's Supermarket, St. Nicholas Road, Great Yarmouth. 
 
Report attached. 

 

95 - 126 

8 06/15/0534/F FIXED LEISURE FACILITIES TO HAVE 

PERMANENT PLANNING APPROVAL.  

New Permanent Cafe building, extension of visitors period from February to 
November at Hirsty's Family Fun Park, Yarmouth Road, Hemsby, Great Yarmouth. 
 
Report attached. 

 

127 - 
138 

9 06/15/0540/F VARIATION OF CONDITION 2 OF PP 06/76/901/F & 

06/08/0059/F & CONDITION 3 OF PP 06/15/0153/F 

To allow opening hours of 8 am to 1 am at 4 & 5 Beach Road and 16 Limmer 

139 - 
148 
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Road, Gorleston, Great Yarmouth. 
 
Report attached. 

 

10 PLANNING APPLICATIONS CLEARED BETWEEN 1 - 31 

OCTOBER 2015 

The Committee is asked to note the planning applications cleared by the Planning 
Group Manager & Development Control Committee during October 2015. 

 

149 - 
158 

11 OMBUDSMAN AND APPEAL DECISIONS 

The Committee is asked to note the following appeal decisions: 

 

  

a Item Title 

    
 

159 - 
159 

b Item Title 

   
 

160 - 
160 

c Item Title 

   
 

161 - 
161 

12 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. 

 

  

13 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, 20 October 2015 at 18:30 
  

PRESENT: 
Councillor Reynolds (in the Chair): Councillors 
Annison,Collins,T.Wainwright,Wright,Jermany,Linden,Sutton and Grant. 
 
Councillor Pratt attended as a substitute for Councillor Blyth. 
 
Mr D Minns (Group Manager Planning), Miss G Manthorpe (Senior Planning Officer), 
Miss J Smith (Technical Officer), Mr G Jones (Information Officer), Mrs S Wintle 
(Members Services Officer)  

  

 

1 DECLARATIONS OF INTEREST 1  
 
There were no declarations of interest. 

 

2 APOLOGIES FOR ABSENCE 2  
 
Apologies for absence were received from Councillor Lawn. 

 

3 MINUTES 3  
 
The minutes of the meeting held on 24 September 2015 were confirmed subject to an 
amendment relating to those present, Elaine Helsdon GYBC officer was in attendance 
at the meeting. 
  
 

      PLANNING APPLICATIONS    
 
 

4 06/15/0390/F VARIATION OF PLANNING CONDITION 4 OF PP 
06/98/0969/0 TO ALLOW SALE OF BULKY GOODS USE OF BUILDERS 
YARD FOR 4 RETAIL UNITS AT THAMESFIELD WAY (B&Q SITE), GREAT 
YARMOUTH  4  
 
The Committee considered the report from the Planning Group Manager. 
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The Planning Group Manager reported that application 06/15/0390/F was the forming 
of four retail units within the area of the existing builders yard. The Planning group 
manager reported the existing B&Q warehouse has a total gross floor area of 
11,763sqm of which 1,894SqM comprises the builders merchant element, 2,158SqM 
the garden centre and 7,711SqM the internal sales area, with the proposed 
subdivision being Unit A - 1765SqM, Unit B - 802SqM, Unit C - 700SqM, Unit D - 
470SqM, total 3737SqM. The Planning Group Manager reported the remaining floor 
area is proposed as a smaller B&Q unit but subject to the existing DIY sales 
condition. The Planning Group Manager reported that the statement states the 
application will protect existing local jobs and create up to 46 full time equivalent new 
jobs and that significant weight should be placed on the need to secure sustainable 
economic growth and employment. 
 
The Planning Group Manager explained the report from Carter Jonas. 
 
There were no objections from Highways, County Highways, Environment Agency, 
and the Chamber of Commerce 
 
Following consultations 2 objections had been received. 
 
A member asked about the legality of preventing retailers from the town centre 
moving over to the retail park and it was explained that if a condition were included it 
could be subject to appeal. A member asked for clarification on the 4 units and could 
they be broken down further and it was explained members were to consider the 4 
units and not any future changes. 
 
The Group Manager reported that the application did not fail the sequential test but 
did fail the impact test. 
 
The Chairman asked for clarification as to the event of B&Q being put on the market, 
what would happen to these units, it was explained the conditions would remain the 
same and any such change would need to be varied by appeal. 
 
Mr T Rainbird, agent for applicant, highlighted that B&Q were only considering 4 units 
and no further, and that the proposals made related to existing buildings. It was stated 
that there were no longer plans to place a roof over the existing garden area as in the 
proposal. The agent informed the committee, that B&Q are working pro-actively to 
keep the Yarmouth store protected from closing. The Agent reported that they have 
been actively communicating with potential retailers, these include DFS, Mattress 
man and Dreams, and that the proposed retailers would also conform to strict controls 
of bulky goods only. The agent expressed to members that this application would be 
investment captured not lost, and that they would pose no threat to the town centre. 
 
A Member asked what were the chances of B&Q staying in Yarmouth and was 
informed that B&Q are looking to downsize the Yarmouth store to prevent closure but 
at this time a definite answer could not be given.  
 
The Town Centre Manager, Mr Newman highlighted his objections to the application, 
and he reminded members that the Town Centre is still in a fragile state, and that 
future investments will only be better without the further use of out of town shopping. 
 
A Member expressed concern that it was Council policy to protect the Town Centre 
and that this application contradicted this.It was stated that policies should be 
adhered to protect town centre.  
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A Member stated that the Town centre has had new retailers occupying units recently, 
and that if the application proposed made B&Q more viable the application should be 
approved to retain jobs. 
 
The Chairman expressed concerns of further damage to the town centre. 
 
RESOLVED : 
 
That application number 06/15/0390/F be refused as recommended by Planning 
Group Manager. 

 

5 CHANGE OF USE, EXTENTION AND ALTERATIONS TO FORM PUBLIC 
HOUSE, 176/177 HIGH STREET, GORLESTON. 5  
 
The Committee considered the report from the Senior Planning Officer. 
 
The Senior Planning officer reported that the application site is not in a conservation 
area but the buildings immediately to the south are. The Senior Planning Officer 
reported that there we no issues with respect to building control or waste collection. 
 
Members were advised that there were no objections from Gorleston Chamber of 
Trade. There were no objections from Highways, subject to a condition requiring the 
existing vehicular access to be closed and the foot way reinstated. Environmental 
Health had recommended various conditions regarding hours of work, noise,odour, 
deliveries and lighting. Two letters of objection and one of support have been 
received. 
 
RESOLVED : 
 
That application 06/15/0481/F be approved as a permanent consent subject to the 
submission of a satisfactory acoustic report and restriction on the hours of use of the 
beer garden to ten o'clock. 

 

6 RENEWAL OF PP 06/10/0509/F FOR PLAY AREA AT CHILDRENS 
NURSERY, HOUSE OF FUN NURSERY , ENGLANDS LANE, GORLESTON 
6  
 
The Committee considered the report from the Planning Group Manager. 
 
The Senior Group Manager reported that planning permission was granted 
temporarily for one year in 2004 for the use of the land as a play area for the adjacent 
children's nursery, with conditions restricting the hours of use to 09:30am - 11:30am 
and 2:00pm - 4:00pm and by no more than 12 children at any time. This was again 
granted in 2005 on a temporary basis but for a longer period of five years. 
 
The Senior Group Manager reported that further temporary permission was granted in 
2010 with the same conditions, the applicant had asked if permission could be 
granted on a permanent basis, there had been objections from residents so it was felt 
the conditions should continue the same. The applicant appealed the conditions. The 
appeal was partly allowed with regard to hours of use which were extended to 9:00am 
to 4:30pm, but the number of children was to remain the same. Permission was 
granted on a temporary basis. 
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The Senior Planning Group Officer reported that the applicant had asked for the 
application renewal to be made permanent and increase the amount of children from 
12 to 16. 
 
There were no objections from Environmental Health, or Highway. One letter of 
objection signed by five residents, had been received with, the main concern being 
noise levels from the play area, affecting residents gardens and houses.  A Member 
expressed concern over the lack of evidence as to why the amount of children could 
not be increased from 12 to 16.  A Member asked had any complaints been received 
from Environmental health and was informed no complaints had been received. 
 
Kim Collins, the applicant, stated that several measures had been put in place to 
elevate noise outside such as a large indoor hall, and that certain toys had also been 
removed from the outside area.  
 
The applicant stated that she had visited neighbours to address their concerns, and 
that in the last 5 years there had been only one complaint regarding a child crying 
outside. The applicant reported that the services provided were fully supported by 
Ofsted and Children's Services. 
A Member asked what were the applicants assessment of noise levels, and was 
informed that indoor activities have been actioned and that the garden has been 
changed to elevate noise. 
 
Mr Fowler-Dixon, an objector, summarised his objections to the proposal. The 
Chairman asked why had a complaint never been made before. Mr Fowler-Dixon 
stated that one neighbour used to complain on behalf of residents. A Member asked 
why there was no concern over other neighbouring schools. 
 
RESOLVED : 
 
That application number 06/15/0476/F be approved with the conditions limiting the 
hours of use to 9am to 4:30pm and Children numbers be increased from 12 to 16. 

 

7 PLANNING APPLICATIONS CLEARED BETWEEN 1 SEPTEMBER AND 30 
SEPTEMBER 2015 7  
 
The Committee received and noted the planning applications cleared between 1 and 
31 September 2015 by the Planning Group Manager. 

 

8 OMBUDSMAN AND APPEAL DECISIONS  8  
 
The Chairman stated item 4 Application - 06-14-0109-F from 11th November 2014 
meeting, appeal made had been withdrawn. 

 

9 EXCLUSION OF PUBLIC 9  
 
 

10 ELECTION OF VICE CHAIRMAN    
 
Councillor Sutton and Councillor Jermany were proposed and seconded.    
 
RESOLVED :   
 
Councillor Germany was appointed Vice Chairman and will remain for the year 
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2015/2016. 

 

The meeting ended at:  19:50 
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Schedule of Planning Applications        Committee Date: 17th November  2015 
 
Reference: 06/15/0309/F 

  Parish: Ormesby St Margret 
   Officer: Miss G Manthorpe 

                                                                                  Expiry Date: 28/08/15 
 
Applicant:    Persimmon Homes (Anglia) 
 
Proposal: Construction of 194 dwellings and associated infrastructure. Number of 

dwellings reduced to 189 through amendments.  
 
Site:  Pointers East, West of Omesby Road, Ormesby St Margret Great                   

Yarmouth.  
 
REPORT 
 
 

1.      Background / History :- 
 

1.1      The site which is subject to the application covers an area of approximately 7.55 
hectares. The site is located within the parish or Ormesby St Margret adjacent 
Caister. The Caster bypass boarders at the western boundary and Meadowcroft 
Bungalows and Ormesby Road to the East of the site. Medowcroft bungalows 
comprise a group of bungalows and with a small number of houses adjoining the 
site. There has been a recent approval for the demolition of a house and the 
erection of two bungalows and two houses on the curtilage of the site which have 
not been constructed. The south of the site abuts Reynolds Avenue which 
comprises bungalows.     

 
1.2       The current land use is agricultural with hedgerow boundaries. The surrounding 

area comprises the built up settlement of Caister to the south with a small 
number of detached properties located to the west of the by-pass signifying the 
beginning of the properties located in the parish of Ormesby. There is also a 
commercial premises comprising restaurant and touring park to the north west.   
There is a portion of land not in the same ownership and not within the 
application boundary to the north which is used for the shelter and grazing of 
horses.  

 
1.3      There have been no previous planning applications on the site.  

 
2      Consultations :- 
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2.1      Highways – No objection to the revised layout subject to conditions, full comments  
are attached to the report.  

 
2.2     Norfolk County Council (Surface Water Drainage) – Application fell below the 

threshold so standing advice given. 
 

2.3     Neighbours – 65 Letters of objection and a petition signed by 172 individuals and 
one letter in support. The primary reasons for objection are summarised below: 

•      Lack of facilities such as doctors and dentists. 
•      Lack of school within walking distance. 
•      The development will remove the boundary between Caister and Ormesby.  
•       Great Yarmouth’s’ core plan seeks to maintain strategic gaps between 

settlements to prevent coalescence.  
•      Increased traffic.  
•      Effect on Reynolds Avenue, concerns over loss in value of homes, difficulty trying 

to sell.  
•      Overflowing cemetery.  
•      Contrary to Local Planning Policy HOU6, HOH10.  
•      Disruption caused by noise, building woks, dust.  
•      Loss of grade 1 agricultural land.  
•      Foul water pumping station badly located.  
•      Lack of jobs. 
•      Inappropriate when there are brown field sites are available.  
•      Lagoon makes this development unsuitable.  
•      Traffic increase will be detrimental to public safety.  
•      Proposed building out of character with the area. 
•      The site is Green Belt and should not be built on.  
•      Merging Caister with Ormesby.  
•      Flood risk. 
•      Single access point.  
•      Air quality from the increase in traffic.  
•      Wildlife will suffer.  
•      Drains cannot cope.  
•      A smaller development would be better.  
•      Noise from the bypass.  
•      Loss of views.  
•      Loss of value to existing homes.  
•      Loss of land used for growing food.  
•      No jobs in Caister.  
•      Detrimental effect on local wildlife.  
•      The precept will go to Ormesby Parish Council.   
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     A selection of objections are attached to this report.   
 

2.4    Ormesby St Margret with Scratby Parish Council – Comprehensive comments    
received a summery is given below (full comments are attached to this report): 

 
•          Driveways onto Ormesby Road – plan amended so shared access off     

Ormesby road not direct access for vehicles.  
•          One access is inadequate – the emergency access has been amended to be a 

second access to the site. 
•          Joining up of Caister with Scratby – open space suggested to the south of the 

site abutting Reynolds Avenue.  
•         Imapct of additional traffic on Ormesby St Margret.  
•         Clarification on cycle link. 
•         Lack of bus services, footpaths and street lighting.  
•         Requires an undertaking that the figure of 194 houses will not be exceeded.  
•         Disappointed at the loss of grade 1 agricultural land.  
•         Urbanisation of a very special rural environment.      .   

 
2.5   Caister Parish Council – Object on the following grounds (full comments are 

attached to this report0: 
 
•         Too close to Caister Boundary. 
•         Overdevelopment of the site. 
•         There should be a gap of 500m between boundaries of Ormesby and Caister. 
•         Development on green belt.  
•         Doctors, dentists already oversubscribed.  
•         Utilities cannot cope at present tome, sewage plant overloaded.  
•         Infrastructure in the village cannot take anymore.  

     
 

2.6      Police Architectural Liaison Officer – Very comprehensive recommendations 
made for security measures and security improvements such as additional 
fencing with natural boundaries.  Full comments are attached to this report.  

 
2.7      Environment Agency – No objection to the application. A condition is suggested 

to ensure that adequate steps are taken to prevent pollution of the water 
environment from the infiltration SUDS. With the proposed condition the 
Environment Agency considers that the development could be granted. In 
addition the Environment Agency response offers advice to the applicant.  

 
2.8      Essex and Suffolk Water  – No objection to the application subject to amended 

tree planting so that there are no trees planted within the vicinity of the water 
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mains, and water mains being laid in the highway of the site and a metered water 
connection is made onto company network for each new dwelling. 

 
2.9      Natural England – No objection to the application, standing advice given.   
 
2.10    RSPB – Objection to the application with reference the location of the 

development and the potential effect that could be had by the increasing numbers 
of people visiting areas that the little terns nest. Further discussions between the 
RSPB and the developer resulted in mitigation measures being discussed in 
addition to those put forward in the original shadow habitat assessment.  

 
2.11    Norfolk County Council Infrastructure and Economic Growth – Norfolk County 

Council (NCC) have commented giving full information on the infrastructure 
requirements that will arise from the development. The need to provide sufficient 
funds for library provision and fire hydrants are included.  NCC have noted, when 
assessing the availability of schooling provision, that there is adequate space 
available at high school level and as such no additional contribution is sought. At 
junior school level there is a 10 space capacity however it is calculated that the 
development will require 24 spaces and as such a contribution is sought for the 
additional 14. Caister infant school is assessed as full and as such contribution 
for the expected 21 children that will need spaces at this level are requested. The 
monies required are to be put towards two projects, one at each school, to 
contribute towards a new classroom at junior and infant level.  

 
2.12    Anglian Water – The foul drainage from this development is in the catchment of 

Caister Water Recycling Centre that will have acceptable capacity for these 
flows. Refers the surface water/flood risk strategy to the Environment Agency.  

 
2.13    Environmental Health – No objection to the application however advice, 

recommendations and conditions regarding contaminated land, hours of work, 
external lighting requested.  

 
2.14    Norfolk County Council Fire – No objections providing that the proposal meets 

the necessary requirements of the building regulations.  
 

2.15   Cycle forum – Comments noting lack of permeability for cyclists and requesting        
provision of a cycle way to link Ormesby and Ciaster. 

 
2.16    Historic Environment Service – Following initial recommendations Norfolk 

Archaeology have noted that although further archaeological work is required it is 
unlikely that the significance of any heritage assets would be so great as to 
entirely preclude the sites development and as such it is accepted that if planning 
permission is granted, further archaeological work required could be carried out 
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under appropriately worded conditions for a programme of archaeological 
mitigatory work. Appropriately worded conditions have been supplied.  

 
3     Policy :- Strategic Planning makes full comments on the application and 

summarises the policy position. It is noted that a contribution should be sought in 
line with the draft Natura 2000 Sites Monitoring and Mitigation Strategy. 

 
3.1       National Policy - National Planning Policy Framework (NPPF) 
 
3.2       The presumption in favour of sustainable development is set out in paragraph 14. 

However, Paragraph 119 states that ’the presumption in favour of sustainable 
development does not apply where development requiring appropriate 
assessment under the Birds or Habitats Directives is being considered, planned 
or determined.’ This applies to this proposal.  

  
3.3       The core planning principles set out in the NPPF (paragraph 17) encourage local 

planning authorities to always seek to secure high quality design and a good 
standard of amenity for all existing and future occupants.  Paragraph 64 states 
that permission should be refused for development of poor design that fails to 
take the opportunities available for improving the character and quality of an area 
and the way it functions. 

 
3.4       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.  

 
3.5      Paragraph 55 states that to promote sustainable development in rural areas new 

housing should be located where it will enhance or maintain the vitality of rural 
communities. 

 
3.6     Paragraph 63 states that: ‘in determining applications, great weight should be 

given to outstanding or innovative designs which help raise the standard of 
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design more generally in the area’. Paragraph 64 states that ‘permission should 
be refused for development of poor design that fails to take the opportunities 
available for improving the character and quality of an area and the way it 
functions.’ 

 
3.7      Planning Practice Guidance (PPG) 
 
3.8     The NPPF expects local planning authorities to take into account the economic 

and other benefits of the best and most versatile agricultural land. This is 
particularly important in plan making when decisions are made on which land 
should be allocated for development. 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.  

 
3.9      Local Policy - Saved Great Yarmouth Borough-Wide Local Plan Policies (2001): 
 
3.10    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.   

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

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

 
3.12   Policy HOU9: states that developer contributions will be sought to finance the 

facilities required as a direct consequence of new development.  
 
3.13   Policy HOU10: states that dwellings in the countryside to only be permitted in 

connection with agriculture, forestry, organised recreation or expansion of 
existing institutions.  

 
3.14    Policy HOU15: states that all proposals for new dwellings will be assessed 

according to their effect on residential amenity, character of the environment and 
traffic generation. 

 
3.15    Policy HOU16: requires a high standard of layout and design for all housing 

proposals.  
 
3.16    Policy HOU17: requires housing developments to have regard to the density of 

the surrounding area. 

 
Application Reference: 06/15/0309/F            Committee Date: 17th November  2015 

Page 15 of 161



 
3.17    Policy NNV3: states that new development on land identified as ‘Landscape 

Important to the Coastal Scene’ will only be permitted that would not significantly 
detract from the essential open character of the areas.   

 
3.18    Policy NNV5: states that new development on land identified as ‘Landscape 

Important to the Setting of Settlements’ should only be permitted where there is 
an essential need or the development would not impinge on the separation of 
settlements. 

 
3.19    Policy NNV16: states that development on land regarded as the best and most 

versatile land i.e. grade 1, 2 or 3A will not be permitted unless it can be 
demonstrated that there is no other suitable site and that the lowest possible 
classification has been used  

 
3.20    Policy BNV15: Notes that the design of new estate layouts should aim to 

minimise incidents of burglaries and other crime.  
 
3.21    Policy BNV20: Requires proposals for new development in rural areas to be of a 

high standard of design  
 
3.22    Policy INF12: States development will only be permitted where it can be properly 

serviced or if it is agreed that these services will be provided prior to development 
starting. 

 
3.23    Policy TCM13: Development will not be permitted where it would endanger 

highway safety or the functioning of the highway network. Policy includes 
requirement for a Traffic Impact Assessment in appropriate cases.  

 
3.24    Emerging Policies: Core Strategy Publication (Regulation 19, September 2014) 
 
           The NPPF states that decision-takers 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 greater the weight that may be given); 
and 

• The degree of consistency with the NPPF. 
 
3.25    The Core Strategy is currently at the Examination Stage and the proposed Main 

Modifications have been published for consultation; as such it is a material 
consideration.  
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3.26    Policy CS1: supports the NPPF’s presumption in favour of sustainable 

development, ensuring that the Council will take a positive approach working 
positively with applicants and other partners.  In addition the policy encourages 
proposals that comply with Policy CS1 and other policies within the Local Plan to 
be approved without delay unless other material considerations indicate 
otherwise. 

 
3.27    CS2: states that approximately 30% of all new residential development should be 

located in the Key Service Centres of Caister-on-Sea and Bradwell and the 
Primary villages which include Ormesby St Margaret. 

 
3.28    Policy CS3: sets out criteria for ensuring a suitable mix of new homes.  This 

includes ensuring that designed layout and density of new housing reflects the 
site and surrounding area. Policy CS3 also encourages all dwellings including 
small dwellings, to be designed with accessibility in mind providing flexible 
accommodation. 

 
3.29    Policy CS4 (as modified by Main Modification MM5) sets out the policy 

requirements for delivering affordable housing.  Sites of 11 dwellings or more in 
Ormesby St Margaret are required to provide 20% affordable housing. For a site 
of 194 dwellings as proposed this equates to 39 affordable dwellings.  In 
accordance with Policy CS4, affordable housing should be provided on-site and 
off-site financial contributions should only be used in exceptional circumstances.  

 
3.30    Policy CS9: sets out sets out the broad design criteria used by the Council to 

assess applications. Criteria a), c), f), and h) should be specifically considered to 
ensure that the proposed design reinforces local character, promotes positive 
relationships between existing and new buildings and fulfils the day to day needs 
of residents including the incorporation of appropriate parking facilities, cycle 
storage and storage for waste and recycling. 

 
3.31    Policy CS11 (as modified by Main Modification MM12): sets out the Council’s 

approach to enhancing the natural environment.  Consideration should still be 
given as to how the design of the scheme has sought to avoid or reduce negative 
impacts on biodiversity and appropriately contributes to the creation of 
biodiversity in accordance with points f) and g).  In addition criterion c) states that 
‘The Natura 2000 Sites Monitoring and Mitigation Strategy will secure the 
measures identified in the Habitat Regulation Assessment which are necessary to 
prevent adverse effects on European wildlife sites vulnerable to impacts from 
visitors’. 

 
3.32    Policy CS14 (as modified by Main Modification MM15): states that all 

developments should be assessed to establish as to whether or not any 
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infrastructure or infrastructure improvements are required to mitigate the impacts 
of the development. This includes seeking contributions towards Natura 2000 
sites monitoring and mitigation measures (criterion e).  

 
3.33    Interim Housing Land Supply Policy (July 2014) 
 
3.34    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 emerging Core Strategy and has been subject to public 
consultation.  

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

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

 
4      Assessment :- 

 
4.1      The application, as originally submitted, is a full application for 194 dwellings with 

associated access and infrastructure. Through amended plans the total number 
of dwellings has been reduced to 189; the loss of five houses has allowed for 
improvements to the final layout of the scheme as proposed. The amendments 
include the removal of the retractable bollards, the redesign of the dwellings 
proposed to front Ormesby Road and internal alterations to the layout to improve 
the scheme.  

 
4.2       The layout provides a density of 25.03 properties per hectare, taking into account 

the open space provision and the land used for the pumping station and lagoon. 
There is a mix of properties provided  ranging from 1 to 5 bedrooms with the 
breakdown as follows: 

 
•       6 one bedroom. 
•       48 two bedroom. 
•       73 three bedroom. 
•       51 four bedroom. 
•       11 five bedroom.  
 
           Out of the above mix 8 of the two bedroom and 7 of the three bedroom properties 

as proposed are bungalows.  
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4.3       The majority, thirteen, of the bungalows are located to the southern boundary of 

the site abutting the boundaries with the properties located on Reynolds Avenue. 
The existing dwellings at Reynolds Avenue are single storey bungalows with a 
minimum garden depth of 11m (measured from mapping system). The provision 
of bungalows at the boundary with Reynolds Avenue seeks to limit the adverse 
effect on the amenities of the property caused by the development. There is a 
difference in the land levels of Reynolds Avenue and the application site which  
further mitigates the possibility of overlooking; the ground level difference is 
approximately 1.1m as measured from the sectional drawing provided which 
gives the variance at the boundary of the garden of no.26 Reynolds Avenue.  

 
4.4       The additional two bungalows are located to the boundary with Meadow Croft 

House. The provision of bungalows at this location is to reduce the impact of the 
development and by reducing the level of overlooking to the adjacent property 
which has recently been granted planning permission for the erection of four 
dwellings, two of which are to be single storey.  

 
4.5       The comments received from Strategic Planning note a lack of children’s play 

equipment. The master plan indicates that this will be provided to the open space 
area to the north west of the site. The children’s play equipment is described as 
‘natural play features e.g. balancing beams, stepping logs, climbing boulders’. 
Further details of play equipment (number, size exact type) can be required by 
condition and secured as part of the development.  

 
4.6       The landscaping submitted as part of the scheme includes areas of wildflower 

planting and natural boundary treatments. The hedge to the southern boundary is 
to be retained and where necessary replanted to provide a natural boundary 
treatment. The natural boundary shall continue to the eastern boundary adjacent 
Meadowcroft Bungalows.  

 
4.7       The properties which are proposed to front Ormesby Road at the eastern 

boundary were, on the original plans, to be accessed directly onto the Ormesby 
Road. Following concerns raised by Ormesby and Scratby Parish Council and 
the Highways Officer these properties have been rearranged so that all properties 
are accessed from a private drive or the shared surface access, Yarmouth Road. 
These amendments not only provide a more acceptable scheme in highways 
safety terms but also offer a more attractive street frontage to Ormesby Road as 
the properties are set back from the public highway with, for the majority of the 
frontage, a verge adding a softer appearance. 

 
4.8       The original layout had only one access to the site and an emergency access 

with droppable bollards. These have been removed and the development is 
currently proposed with two accesses. The Highways Officer has no objections to 
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the scheme as amended and has suggested conditions which are attached to this 
report.  

 
4.9       One of the consistent objections to the application is the loss of grade one 

agricultural land contrary to NNV16 summarised at paragraph 3.19 of this report. 
It is noted that some comments stated that the land is green belt land and it is felt 
that this should be clarified. The land is not designated green belt land and as 
such any special protection or national policy relating to the retention of green 
belt is not applicable. The land is agricultural and national planning policy does 
direct development to brown field, previously developed land to seek to preserve 
our farmland so far as is possible.  

 
4.10 Further objections have been on the grounds that there is a pumping station 

proposed for the site and this will cause odour. The pumping station has been 
situated adjacent to the proposed lagoon and is encompassed by a 15m 
easement around the station. This 15m easement is the area that could suffer 
from the effects of odour to an extent that could affect the reasonable enjoyment 
on a dwelling. The 15m easement does overlap to a boundary of one of the 
proposed properties but does not overlap the dwelling house proposed.  

 
4.11 It is noted that there was, prior to submission of the application, a screening 

opinion requested. The screening opinion concluded, in line with the original 
Shadow Habitat Assessment, that there may be an indirect effect on the Great 
Yarmouth North Denes SPA. The screening opinion further concluded that if 
sufficient access to green pace was provided as part of the development to 
alleviate a proportion of dog walking visits and that the protection methods at 
North Denes and Winterton SPA are continued, then it is unlikely that the 
proposed development would significantly adversely affect the integrity of the 
European Site. 

 
4.12 The RSPB and other objectors have objected to the development on the grounds 

of the proximity of the site to the nesting areas of little terns. The shadow habitat 
assessment, as noted in the RSBP response, does propose mitigation although 
this, in the first instance, was not acceptable to the RSPB. Further discussions 
and negotiations have resulted in mitigation which conforms with the aims of the 
Natura 2000 Sites Monitoring and Mitigation Strategy (the Strategy) which the 
RSPB refer to in their comments. The Strategy, although not yet adopted, has 
been drawn up by Great Yarmouth Council and advises on mitigation levels for 
developments which would have the potential to affect the little terns and the 
mitigation package suggested would ensure protection is afforded. The Strategy 
is currently at draft stage although can be afforded limited weight and is a useful 
indicator of levels of mitigation. The mitigation can be provided through a section 
106 agreement which will also cover other aspects should members be minded to 
approve the application. 
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4.13 There have been concerns raised about surface water flooding caused by the 

development of the site. The Environment Agency have no objection to the 
application although have suggested a condition to ensure that no water sources 
are contaminated by the use of the drainage methods identified. The size of the 
development falls under the criteria of assessment for the Local Lead Flood 
Authority however further information is being requested from them to fully 
ensure that there are no adverse effects and no further measures which are 
required to ensure that the drainage system suggested is adequate for this 
development. The application site is lower than the surrounding residential areas, 
as demonstrated by the sectional drawings to Reynolds Avenue and 
Meadowcroft Bungalows. The development, given the topography should not 
cause water run off however there will be on site surface water to account for. 
The proposal includes an attenuation lagoon on the site which will be accessible 
to the public but shall have a knee rail defining the perimeter.  

 
4.14 The planning statement describes the use of sustainable drainage systems on 

the site which are further detailed within the supporting documents. The Surface 
Water Drainage Strategy details all of the infiltration tests and surmises’ the 
proposed method of management and disposal of surface water runoff from the 
site. The report also details the size of the infiltration basin/lagoon (737m3) giving 
reasoning for use, size and location. The lagoon is included to hold any additional 
water run off until it is absorbed preventing surface water from standing in 
unintended areas or pooling at places that could result in surface water flooding.  

 
4.15 The developments location and designation has been noted by and objected to 

by a number of objectors to the development. The proximity of the site to the 
Caister boundary, directly abutting said boundary, while being located within the 
village of Ormesby is a contentious issue. The primary points raised with regards 
this is the loss of a visible gap between the parishes and the additional strain 
which may be put on local services within Caister. The development in this 
location will significantly reduce the undeveloped gap between Caister and 
Ormesby St Margret in the form of coalescence along Yarmouth Road. Whilst 
there is no specified gap to be required between villages in local or national 
planning policy segregation is preferred. It is noted within the adopted Borough 
Wide Local Plan that developments that would impinge on the physical 
separation will be resisted unless certain criteria is met which is noted at 3.18 of 
this report.  

 
4.16 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 Core Strategy and following this the site specific 
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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.  

 
4.17 Objectors have voiced concerns over the lack of infrastructure and school 

provision for the development. A detailed assessment of potential infrastructure 
requirements, service and amenity requirements have been received from 
Norfolk County Council following consultation. It is shown at 2.11 of this report 
that there is adequate space at high school level with contributions being required 
at junior and infant level although there is, at the time of assessment 10 available 
spaces at junior level. Given the amendments to the plans which have resulted in 
the reduction of numbers of units provided the consultation shall need to be 
carried out again should members be minded to approve the application prior to 
the signing of a section 106 agreement to secure the relevant funding. It is noted 
that the assessment as to school places has been carried out in relation to the 
three Caister Schools as these houses will fall within the catchment area for 
Caister.  

 
4.18 The Core Strategy identifies that 30% of new housing development should be 

located within key service areas or primary villages. The application, being 
located within the parish of Ormesby St Margret, a primary village also has 
access, given the close proximity, to Caister which is a key service area. The 
development is, in accordance with the Strategic Housing Land Availability 
Assessment, a sustainable location.  

 
     5        RECOMMENDATION :-  

 
5.1     It is accepted that the application is outside of the village development limits 

and contrary to the adopted Borough Wide Local Plan 2001 however the site 
has been identified as developable and deliverable and there is no objection in 
planning terms to the development going ahead prior to the formal adoption of 
the Core Strategy subject to the conditions outlined above.   

 
5.2  Approve – The recommendation is to approve the application subject to 

conditions as recommended by consulted parties and those to ensure a 
satisfactory form of development and obligations as set out by Norfolk County 
Council and mitigation measures in line with the aims of the Natura 2000 Sites 
Monitoring and Mitigation Strategy. Should members be minded to approve the 
application the recommendation is such that the permission is not issued prior 
to the signing of an agreement under section 106 for provision for schools, 
infrastructure, mitigation, affordable housing, children’s play equipment/space 
and opens space management.  
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1

Christina L. Webb

From: Elaine Helsdon
Sent: 19 October 2015 10:17
To: Christina L. Webb
Subject: Appeal Decision

Hello Christina, 
 
Have listed below an appeal decision:‐ 
 
06/14/0109/F‐Demolition of existing warehouse and erection of 7 retail units at Pasteur Retail Park – appeal 
withdrawn. 
 
Original application was refused at Committee. 
 
Elaine Helsdon 
Technical Assistant 
Great Yarmouth Borough Council 
  
Telephone: 01493 846169 
E-Mail: elh@great-yarmouth.gov.uk 
  
Website: www.great-yarmouth.gov.uk 
Correspondence Address: Town Hall, Hall Plain, Great Yarmouth, Norfolk NR30 2QF 
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1

Christina L. Webb

From: Elaine Helsdon
Sent: 26 October 2015 08:33
To: Christina L. Webb
Subject: Appeal Decision

Hello Christina, 
 
Have listed below an appeal decision:‐ 
 
06/14/0747/F – Construction of detached site managers single storey dwelling at Beaumont Park , Bradwell – appeal 
allowed with conditions. 
 
Original application was refused at Committee 
 
Elaine Helsdon 
Technical Assistant 
Great Yarmouth Borough Council 
  
Telephone: 01493 846169 
E-Mail: elh@great-yarmouth.gov.uk 
  
Website: www.great-yarmouth.gov.uk 
Correspondence Address: Town Hall, Hall Plain, Great Yarmouth, Norfolk NR30 2QF 
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1

Christina L. Webb

From: Elaine Helsdon
Sent: 02 November 2015 14:20
To: Christina L. Webb
Subject: Appeal Decision

Hello Christina, 
 
Have listed below an appeal decision:‐ 
 
06/14/0488/F – Detached house and proposed vehicular and pedestrian access to existing dwelling (No 61) at 61 
Avondale Road (Land at), Gorleston – appeal dismissed. 
 
Original application refused at Committee. 
 
Best Regards 
Elaine 
 
Elaine Helsdon 
Technical Assistant 
Great Yarmouth Borough Council 
  
Telephone: 01493 846169 
E-Mail: elh@great-yarmouth.gov.uk 
  
Website: www.great-yarmouth.gov.uk 
Correspondence Address: Town Hall, Hall Plain, Great Yarmouth, Norfolk NR30 2QF 
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