
 

Development Control Committee 

 

Date: Wednesday, 07 March 2018 

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 two days 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 
 
Protocol  
 
A councillor on a planning or licensing decision making body should not participate in the 
decision and / or vote if they have not been present for the whole item. 
 
This is an administrative law rule particularly applicable to planning and licensing - if you 
haven't heard all the evidence (for example because you have been out of the room for a 
short time) you shouldn't participate in the decision because your judgment of the merits is 
potentially skewed by not having heard all the evidence and representations. 
 
It is a real and critical rule as failure to observe this may result in legal challenge and the 
decision being overturned." 
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1 APOLOGIES FOR ABSENCE 

To receive any apologies for absence.  

 

 

 

2 DECLARATIONS OF INTEREST 

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

can be included in the minutes.  

 

 

3 MINUTES 

  
To confirm the minutes of the meeting held on the 7 February 2018. 
  
  
 

5 - 13 

4 06/17/0771/O - YORK VILLA CLOSE, FILBY 

  
Construction of three, three bedroom detached houses. 
  
  
 

14 - 48 

5 06/17/0722/F - CLIFF HOTEL, GORLESTON 

  
2nd floor extension to front of hotel, comprising of 12 new rooms. 
  
  
 

49 - 70 

6 06/17/0777/F - WHITE GATES, FLEGGBURGH 

  
Sub division of site and erection of 2 dwellings. 
  
  
 

71 - 89 

7 06/17/0778/O - CORNER FARM, WEST ROAD, WEST CAISTER 

  
Demolition of existing agricultural building and construction of 1 new 
dwelling on footprint. 
  
  
 

90 - 104 
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8 PLANNING DECISIONS MADE BY THE PLANNING OFFICERS 

AND DEVELOPMENT CONTROL COMMITTEE BETWEEN 1-27 

FEBRUARY 2018 

  
Report attached. 
  
  
 

105 - 
114 

9 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. 

 

 

10 EXCLUSION OF PUBLIC 

In the event of the Committee wishing to exclude the public from the 
meeting, the following resolution will be moved:- 
 
"That under Section 100(A)(4) of the Local Government Act 1972, the 
public be excluded from the meeting for the following item of business on 
the grounds that it involved the likely disclosure of exempt information as 
defined in paragraph 1 of Part I of Schedule 12(A) of the said Act." 
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Development Control 

Committee 

 

Minutes 
 

Wednesday, 07 February 2018 at 18:30 
  

  

PRESENT: 

  

Councillor Williamson (in the Chair), Councillors Andrews, Annison, Cutting, 

Fairhead, Flaxman-Taylor, Hammond, Hanton, Lawn, Reynolds, Thirtle, Wainwright 

and Wright. 

  

Mr A Nicholls (Head of Planning & Growth), Mr D Minns (Planning Manager), Mrs G 

Manthorpe (Senior Planning Officer), Ms C Whatling (Monitoring Officer), Mrs E 

Helsdon (Technical Officer) & Mrs C Webb (Senior Member Services Officer). 

  

  

  

  

 

1 APOLOGIES FOR ABSENCE 1  

  
There were no apologies for absence given at the meeting. 
  
  
 

2 DECLARATIONS OF INTEREST 2  

  
Councillors Fairhead & Wright declared a Personal Interest in Item 5. 
Councillor Thirtle declared  a Personal interest in Items 6 & 7. Councillors 
Flaxman-Taylor & Hanton declared a Personal Interest in Item 9. 
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However, in accordance with the Council's Constitution, all Members were 
allowed to speak and vote on the matters. 
  
  
 

3 MINUTES 3  

  
The minutes of the meeting held on 13 December 2017 were confirmed. 
  
  
 

4 PLANNING APPLICATIONS 4  

  
  
 

5 06/17/0247/F LAND AT REAR OF ST. MARY'S ROMAN CATHOLIC 
SCHOOL, EAST ANGLIAN WAY GORLESTON 5  

  
The Committee received and considered the comprehensive report from the 
Planning Manager. 
  
The Senior Planning Officer reported that this application had been deferred at 
the September meeting of the DC Committee to enable a site visit to take 
place. During the site visit, and which was later confirmed by e-mail, the 
applicant requested that the application be deferred to enable other access 
options to be assessed and discussed with the Highway Authority. However, 
the Developer had now requested that the application be determined as per 
the submitted application,with access from East Anglian Way including the 
provision of a school drop off and pick up point. 
  
The Senior Planning Officer reported that there had been 11 neighbour 
objections to the application prior to the site visit and a further 5 had 
subsequently been received (as detailed in paragraph 2.1 of the agenda). 
Comments from Strategic Planning had now been received indicating that the 
application site was an allocated site contained in the SHLAA 2014 document. 
  
The Senior Planning Officer reported that, in this location, and given the 
proximity to existing public open space, that no public open space was being 
sought. However, as indicated on the submitted plans, open space was being 
offered by the applicant, but this could be provided as private open space with 
payment in lieu of provision at £480 per dwelling. If public open space was to 
be provided, then the Council would not take ownership or liability for it and a 
s106 agreement would secure the provision of a management company to 
manage the open space in perpetuity. 
  
The Senior Planning Officer reported that the application was recommended 
for approval with requested conditions to ensure a satisfactory form of 
development. 
  
Mr Gilder, applicant's agent, addressed the Committee and reiterated the 
salient points of the application. He reported that this application would 
address the parking/traffic issues arising from the nearby school for the local 
residents. 
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A Member asked whether the possibility of another access to the site across 
the Recreation Ground onto Church Lane had been explored any further by 
the Developer, as following the meeting last September he had received an e-
mail on the matter indicating that this might be possible. Mr Gilder reported 
that at a subsequent meeting, the Council had expressed concerns regarding 
loss of public open space to this proposed access. 
  
Mr Baker, objector, urged the Committee to refuse the application due to the 
unsafe access to East Anglian Way. 
  
A Member reported that parking was an issue for residents who lived in close 
proximity to any school across the Borough and, in his opinion, this proposal 
would go along way to negating parking issues for local residents of East 
Anglian Way. 
  
The Ward Councillors reported that they both still held grave reservations 
regarding the access to the site and were concerned for the welfare and safety 
of local school children. 
  
A Member reported that he was astonished that the Council had refused to 
consider a possible access across the Recreation Ground on to Church Lane. 
  
A Member reported that it would have been helpful to the Committee to have a 
Highways Agency Officer present at the meeting to respond to questions. 
  
A Member proposed that the application be approved. This motion was 
seconded but was not carried at the vote. 
  
Another Member proposed that the application be deferred to enable further 
investigation to take place in regard to an access to the site across the 
Recreation Ground onto Church Lane. This motion was seconded and a vote 
followed. 
  
RESOLVED:- 
That application 06/17/0247/F be deferred. 
  
  
  
 

6 06/17/0387/F MANOR FARM FILBY 6  

  
The Committee received and considered the comprehensive report from the 
Planning Manager. 
  
The Planning Manager reported that the application was for the demolition of a 
redundant cattle building which stood within agricultural land to the south of 
Filby Church and to replace it with 3 poultry sheds and a Manager's house 
with vehicular access from Church Lane.The Planning Manager reported that 
the new access road would run along existing field boundaries  and would join 
Mautby Lane where there was existing field access. 
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The Planning Manager reported that Parish Council and thirty  local residents 
had strongly objected to the application and a public meeting was called to 
discuss the application on 29 January 2018 with thirty eight members of the 
public in attendance. A site visit was subsequently arranged by the applicant 
and, if the Committee was minded to approve the application, those additional 
conditions agreed with local residents at the site visit to be attached to any 
approval. 
  
The Planning Manager reported that each poultry shed would have 13 
ventilation fans set into the roof which would help to mitigate possible 
noise/odour nuisance by ensuring an ambient temperature in the sheds at all 
times and could be operated independently of each other to reduce noise 
emanating from the site. There were two existing poultry farms in Filby which 
were closer to residential dwellings than the proposed site and Environmental 
Health had not received any noise or odour complaints from these sites. 
  
The Planning Manager reported that following the submission of additional 
details the Lead Local Flood Authority had not responded at the time of 
committee, any permission will be subject to conditions requested.  
  
The Planning Manager reported that the proximity of the proposed site to the 
Grade 11*listed Church Building was a material planning consideration and 
the Committee must ensure that the development did not adversely affect the 
setting of the listed building. The Committee should have regard to Sections 
16 & 66 of the Planning (Listed Buildings & Conservation Areas) Act 1990 
which required the Council to have special regard to the desirability of features 
of special architectural or historic interest, preserving listed buildings and their 
settings in exercise of planning functions. The applicant had agreed to plant 
trees to screen the buildings fro the west and south and raise an earth bund to 
the east and north. This will help to reduce the effect of the buildings on the 
landscape and the proposal was considered not to have any adverse on the 
setting or users of the church. 
  
The Planning Manager reported that this application was recommended for 
approval but suggested that with such strong local feeling, that the Committee 
might wish to consider undertaking a site visit prior to determining the 
application. 
  
Mr Wharton, applicant, reported the salient points of his application and that he 
accepted the additional conditions requested by the Parish Council. He asked 
that the Committee approve the application. which would bring much needed 
employment to the village and assist with the sustainability of  the longstanding 
family farm 
  
Mr Morris, objector, reported the objections of the villagers to the proposed 
application and requested that the Committee refuse the application on the 
grounds of visual impact, noise and smell concerns. 
  
Mr Thompson, Chairman of Filby Parish Council, reported that he declared a 
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personal interest in this application as he owned two poultry sites in the village. 
However, he had been asked to address the meeting on behalf of local 
residents who requested that the application be refused as there were far 
more suitable sites available in the village for this type of development which 
were much further away from residential dwellings thus negating possible 
resulting noise/smell issues. 
  
A Member reported that he had similar poultry sheds in his Ormesby ward and 
he had not received a single complaint regarding them in over 30 years. 
  
Councillor Thirtle, Ward Councillor, vehemently reiterated the concerns of the 
Parish Council and local residents and requested that the Committee refuse 
the application. 
  
A Member requested that the Committee be shown the proposed plans for the 
Manager's accommodation. The Planning Manager duly obliged. 
  
RESOLVED:- 
  
That application number 06/17/0387/F be approved, subject to the 
requirements of the Local Lead Flood Agency as the proposal complied with 
the aims of Policies CS6 and CS11 of the Great Yarmouth Local Plan:Core 
Strategy and Paragraph 28 of the National Planning Policy Framework. The 
additional conditions agreed by the applicant and the Parish Council at the site 
visit on 29 January 2018 to be attached to the grant of approval. 
  
Approval should be subject to conditions requiring submission of a detailed 
landscaping scheme, drainage details including the proposed pond, security 
gates and lighting and agricultural occupancy of the manager's dwelling. 
  
  
 

7 06/17/0625/F 2 CHAPEL COTTAGES, ROLLESBY ROAD, FLEGGBURGH 7
  

  
The Committee received and considered the comprehensive report from the 
Planning Manager. 
  
The Senior Planning Officer reported that the application was for a two storey 
extension to an existing residential dwelling which would provide for two 
additional bedrooms, one en-suite at first floor level and the plans had been 
amended to move a first floor window at the western elevation to the northern 
elevation to mitigate overlooking. 
  
The Senior Planning Officer reported that during the application process it had 
been noted that the land in the applicants ownership had been incorrectly 
identified in the application. this has been amended with the correct boundary 
line as shown by Land Registry. The Committee is asked to note that land 
ownership is a civil and not a planning matter. The additional curtilage had 
been submitted to Highways who had objected to the application. Highways 
had reported that, in view of the LPA, the vehicular access had a lawful 
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permission and that this access could be used to serve number 2 Chapel 
Cottages without the need for further permissions.However, given that no 
vehicles currently access number 2 Chapel Cottages through the present 
access this would result in an intensification of use of a sub-standard access 
onto the highway. Therefore, Highways would leave this for Members to 
discuss and make a balanced view at Committee. 
  
The Senior Planning Officer reported that five letters of objection and one letter 
of support had been received and were summarised in paragraph 2.2 of the 
agenda report. The Parish Council also objected to the application citing 
overcrowding, insufficient parking and turning and highways access to road, 
boundary issues and loss of privacy were also grave concerns. 
  
The Senior Planning Officer reported that the application was recommended 
for approval with suitable conditions to provide an adequate form of 
development. 
  
Mr Bullen, applicant's agent, reported that there was adequate parking and 
turning area provided within the application site and that the application would 
improve  and be in-keeping with the street scene and respectfully requested 
that the Committee approve the application. 
  
Mrs Watkins, objector,  reported that the application would result in additional 
pressure in parking within the development which often resulted in resident's 
driveways being blocked. Concerns were also raised regarding the siting of 
bins on collection day which would reduce the width of the access road 
considerably, garden and curtilage issues.  
  
Councillor Thirtle, Ward Councillor, reported that the proposal would result in 
over-development which was dangerous as it could set a precedence for the 
village and he urged Members to refuse the application. 
  
A Member reported that he was unhappy with the response of the Highways 
Agency by passing the access issue to the Committee to decide. 
  
RESOLVED:- 
  
That application number 06/17/0625/F be approved with conditions requiring 
the development to be built in accordance with the approved plans.The 
Bathroom and en-suite windows at first floor level of the northern elevation 
were obscured glazed and the parking and turning areas were provided prior 
to occupation and retained thereafter for that use. In addition, it is 
recommended that any conditions requested by the Highways Authority are 
attached to any grant of permission and any such conditions that are assessed 
as required to provide an adequate form of development. 
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8 06/17/0743/F HALL FARM HALL ROAD MAUTBY 8  

  
The Chairman reported that this item had been deferred. 
  
RESOLVED: 
  
That application 06/17/0743/F be deferred. 
  
  
  
  
 

9 06/17/0585/F 70 MARINE PARADE GORLESTON 9  

The Committee received and considered the comprehensive report from the 
Planning Manager. 
  
The Senior Planning Officer reported that the proposed development was for 
the demolition of the existing house on the site built in the 1950's and the 
replacement with two new dwellings of modern design. 
  
The Senior Planning Officer reported that 15 objections had been received 
from local residents regarding the original and amended plans citing over 
development, design, overlooking and the effect on the character of the area. 
  
Members were asked to bear in mind Paragraph 60 of the NPPF and Policy 
HOU17 when determining the application. 
  
The Senior Planning Officer reported that the application was recommended 
for approval, with required conditions. 
  
Mr Bullen, applicant's agent, reported that salient areas of the application 
which would result in two homes fit for purpose for family requirements in the 
21st century and asked Members to approve the application. 
  
A Member asked if the applicant had considered building one large detached 
property which would be in keeping with the street scene. 
  
Councillor Flaxman-Taylor reported that she supported local residents in their 
objections to the application as it would result in gross over-development of 
the site and have an adverse effect on the Marine Parade street scene and 
she urged the Committee to refuse the application. 
  
A Member proposed approval of the application which was seconded but lost 
at the vote. 
  
A Member proposed another motion that the application be refused as it was 
contrary to Policy HOU17 of the Great Yarmouth Boroughwide Local Plan 
which was subsequently seconded and put to the vote. 
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RESOLVED: 
  
That application number 06/17/0585/F be refused as it was considered to be 
contrary to saved Policy HOU17 of the adopted Great Yarmouth Boroughwide 
Local Plan. 
  
  
  
 

10 06/17/0622/F LAND AT HEATH LIVERIES BROWSTON  10  

  
The Committee received and considered the comprehensive report from the 
Planning Manager. 
  
The Planning Manager reported the proposal was for the construction of a 
curved dwelling with a green roof that would be partly sunken into the sloping 
paddock area to reduce its impact on the surroundings. The building would 
have rammed earth walls which would e constructed using the soil excavated 
from the site. 
  
The Planning Manager reported that the application met the criteria of 
Paragraphs 55 and 63 of the National Policy Planning Framework, Policies 
CS9 &CS12 of the Great Yarmouth Local Plan Core Strategy and  was 
recommended for approval with requested conditions. 
  
Councillor Lawn, Ward Councillor, reported that he had not been approached 
by anyone in his ward regarding the application of which he was supportive. 
  
Members were unanimous in their support of the application. 
  
RESOLVED: 
  
That application 06/17/0622/F be approved as the proposal complied with 
Paragraphs 55 & 63 of the NPPF and the aims of Policies CS9 and CS12 of 
the Great Yarmouth Local Plan:Core Strategy. 
  
  
  
  
  
  
 

11 PLANNING DECISIONS MADE BY THE PLANNING OFFICERS AND 
DEVELOPMENT CONTROL COMMITTEE BETWEEN 1-31 JANUARY 2018 
11  

  
The Committee received and noted the planning decisions made by the 
Planning Officers & Committee between 1 - 31 January 2018. 
  
  
 

12 ANY OTHER BUSINESS 12  
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The Chairman reported that there was no business of being of sufficient 
urgency to warrant consideration. 
  
  
 

13 EXCLUSION OF PUBLIC 13  

  
  
 

The meeting ended at:  21:05 
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Application Reference:  06/17/0771/O   Committee Date: 7th March 2018 

Schedule of Planning Applications           Committee Date: 7 March 2018 
 
Reference: 06/17/0771/O 

Parish: Filby 
  Officer: Mr G Clarke  
Expiry Date: 09-03-2018  

Applicant: Mr J De Jean 
 
Proposal: Construction of three, three bedroom detached houses 
 
Site:  Land adjoining 4 York Villa Close 
  Filby   
 
 
REPORT 
 
1 Background / History :- 
 
1.1 York Villa Close is a private road off Thrigby Road that currently serves five 

detached dwellings, the existing development was first approved in 1993 with 
an outline application for four detached dwellings and garages (06/93/0866/O) 
with details being approved in 1996 (06/96/0194/D).  At that time the Highway 
Authority only allowed four dwellings to be served by a private drive, in 1997 
the number of houses off a private drive was amended to five and a 
subsequent application for another dwelling (now 4 York Villa Close) was 
allowed on appeal in 1999 (06/98/0648/F).  The current Highway guidelines 
allow for up to eight dwellings to be served by a private drive. 

 
1.2 The application that is now before the Committee is to extend the private drive 

across the frontage of no. 4 and construct three detached dwellings on land to 
the south of that property.  The application has been submitted in outline form 
with access and layout to be considered at this stage leaving appearance, 
landscaping and scale to be considered at the detailed stage if the application 
is approved. 

 
1.3 The site is currently open grass land with trees and hedging to the eastern and 

western boundaries, there are public footpaths to the east and south of the site 
but these are not affected by the proposed development.  There is a Tree 
Preservation Order on some of the trees to the front of 4 York Villa Close (T21, 
T22 & T23) and a tree in the north east corner of the application site T30. 

 
1.4 The current Village Development Limit for this part of Filby runs along the 

southern boundary of 4 York Villa Close so the site is outside but adjoining the 
development boundary. 
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Application Reference:  06/17/0771/O   Committee Date: 7th March 2018 

 
2 Consultations :- 
 
2.1 Highways - York Villa Close is a private (non-adopted) road which currently 

serves five properties. The proposed development proposes three additional 
properties which is still an acceptable number to be served from a private drive. 
My only slight reservation is the visibility at the access with Thrigby Road, 
which is reliant on visibility crossing third party land, however, given that it is 
also in the interests of the neighbouring plots to maintain visibility from their 
own access, I consider that there is a realistic expectation that visibility will not 
be restricted more than it is at present and certainly to the north the 
redevelopment of the pub included a condition which would protect the visibility 
from what is the critical direction. 
Accordingly, in highway terms only I have no objection to the proposal but I 
would recommend the following condition be appended to any grant of 
permission your Authority is minded to make: 
 ‘Prior to the commencement of the use hereby permitted the proposed on-site 
car parking and turning area shall be laid out, demarcated, levelled, surfaced 
and drained in accordance with the approved plan and retained thereafter 
available for that specific use.’ 

 
2.2 Parish Council – Objects to this proposal on the following grounds: 
 

• Bearing in mind that a previous application to develop the site with 52 
dwellings was rejected on highway grounds then because of the extra 
traffic likely to be generated by this proposal the extra slowing, stopping 
and turning movements here by this proposal on a busy class 3 road 
opposite to Filby Primary School and the Claypits car park which is used 
by the school would be detrimental to the safety and free flow of other 
road users, especially during term times. 

• The five residents on York Villa Close have a Deed of Covenant regarding 
Rights of Way into the site which would be compromised and would act as 
breach of legal rights to the other 4 dwellings here. 

• The proposal would involve the removal of some nearby mature trees 
which are protected by a Tree Preservation Order. 

• The access point has sub-standard visibility on exiting the site which 
would result in detriment to other road users on Thrigby Road. 

• The proposal for 3 extra dwellings here would not enhance the 
countryside character of Filby. 

• The site of this proposal is outside the Village Development Area within 
this parish and as the parish of Filby has already, in the last 18 months 
accommodated more than the 5% Core Strategy Target allowed, then it is 
unacceptable to permit more residential development within this parish. 

 
2.3 Trees Officer - The trees to the west of the proposed development are of low 

value, the trees to the east of the proposed development are of high value and 
longevity. 
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Application Reference:  06/17/0771/O   Committee Date: 7th March 2018 

The protected trees within the grounds of 4 York Villa Close T21, T22, T23 and 
T30 must be protected through the development phase, with an Arboricultural 
assessment undertaken and NJUGS regs complied with.  
 
As far as I can tell, there will be no trees directly affected by the development 
(no landscaping requirements) however access to the site will be close to the 
root plates of the above preserved trees which require protecting. 

 
2.4 Public Rights of Way Officer – Base on the information currently available, this 

proposal would be unlikely to result in an objection on Public Rights of Way 
grounds as although Filby Footpath 2 is in the vicinity, it does not appear to be 
affected by the proposal. 

 
2.5 Strategic Planning - The proposal seeks to erect three dwellings to the rear of 

an existing property.  The site is located adjacent the saved Development 
Village Development Limit for the settlement of Filby.  

 
Policy CS2 of the Core Strategy indicates that the settlement is identified as a 
Secondary Village in the settlement hierarchy with approximately 5% of new 
development in the Borough to take place in the Borough’s Secondary and 
Tertiary Villages.  Policy CS3 sets the Borough’s housing provision for the plan 
period to at least 7,140 new homes, supporting those areas with the most 
capacity to accommodate new homes in accordance with policy CS2.  

 
The broader context in which the application should be judged includes – 

 
• its potential contribution to overall housing delivery set out in the Core 

Strategy and the Council’s five housing land supply; and 
• national planning policy ‘to boost significantly the supply of housing; and 
• Housing White Paper’s (Feb 2017) central aim to increase the supply of 

housing. 
 

Provided that a suitable access can be achieved the Strategic Planning team 
raises no objection to the proposal, but no doubt you may well have other site 
specific matters to weigh in reaching a decision. 

 
2.6 Neighbours/local residents – 12 objections have been received, copies of which 

are attached (the letters from 1, 3 & 5 York Villa Close give the same reasons 
for objecting so have not been copied in their entirety).  The main reasons for 
objection are that the proposal would be contrary to covenants in the deeds of 
the existing dwellings on York Villa Close, increased traffic, impact on 
residential amenity and outside the Village Development Limit. 

 
3 Policy :- 
 
3.1 POLICY CS2 – Achieving sustainable growth 
 

Growth within the borough must be delivered in a sustainable manner in 
accordance with Policy CS1 by balancing the delivery of new homes with new 
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jobs and service provision, creating resilient, self-contained communities and 
reducing the need to travel.  To help achieve sustainable growth the Council 
will:  

 
a) Ensure that new residential development is distributed according to the 

following settlement hierarchy, with a greater proportion of development in 
the larger and more sustainable settlements:  

 
• Approximately 35% of new development will take place in the 

borough’s Main Towns at Gorleston-on-Sea and Great Yarmouth  
• Approximately 30% of new development will take place in the 

borough’s Key Service Centres at Bradwell and Caister-on-Sea  
• Approximately 30% of new development will take place in the Primary 

Villages of Belton, Hemsby, Hopton on Sea, Ormesby St Margaret, 
Martham and Winterton-on-Sea  

• Approximately 5% of new development will take place in the Secondary 
and Tertiary Villages named in the settlement hierarchy  

• In the countryside, development will be limited to 
conversions/replacement dwellings/buildings and schemes that help to 
meet rural needs  

 
b) To ensure compliance with Policy CS11, the proportions of development 

set out in criterion a) may need to be further refined following additional 
work on the impact of visitor pressures on Natura 2000 sites  

 
c) Ensure that new commercial development for employment, retail and 

tourism uses is distributed in accordance with Policies CS6, CS7, CS8 
and CS16  

 
d) Promote the development of two key strategic mixed-use development 

sites: the Great Yarmouth Waterfront area (Policy CS17) and the Beacon 
Park extension, south Bradwell (Policy CS18)  

 
e) Encourage the reuse of previously developed land and existing buildings  
 

To ensure that the Council delivers its housing target, the distribution of 
development may need to be flexibly applied, within the overall context of 
seeking to ensure that the majority of new housing is developed in the Main 
Towns and Key Service Centres where appropriate and consistent with other 
policies in this plan.  Any changes to the distribution will be clearly evidenced 
and monitored through the Annual Monitoring Report. 

 
3.2 Policy CS3 – Addressing the Borough’s housing need 
 

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

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

will be achieved by:  
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• Focusing new development in accessible areas and those with the 

most capacity to accommodate new homes, in accordance with Policy 
CS2  

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

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

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

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

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

Council’s Empty Homes Strategy  
 
c) Encourage the development of self-build housing schemes and support 

the reuse and conversion of redundant buildings into housing where 
appropriate and in accordance with other policies in the Local Plan  

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

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

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

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

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

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

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

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

This policy only applies when the Council’s Five Year Housing Land Supply 
utilises sites identified in the Strategic Housing Land Availability Assessment. 

 
New housing development may be deemed acceptable outside, but adjacent to 
existing Urban Areas or Village Development Limits providing the following 
criteria, where relevant to the development, have been satisfactorily addressed: 

 
a) The scale of the development is appropriate to the size, character and 

role of the settlement as indicated in the settlement hierarchy and the 
level of housing proposed in any one settlement is generally in 
accordance with the level of housing proposed in emerging Policy CS2. 

 
b) The proposed mix of housing sizes, types and tenures reflect local 

housing requirements in accordance with the latest Strategic Housing 
Market Assessment, this may include self-build schemes and lower 
density housing. 

 
c) At least 10% or 20% affordable housing depending on the affordable 

housing sub-market area is proposed unless exceptional circumstances 
can be demonstrated i.e. the proposal would result in the significant 
regeneration of a brownfield site. 

 
d) The townscape and historic character of the area including designated 

heritage assets are conserved and enhanced.  The final design should 
appropriately respond to and draw inspiration from distinctive local natural 
and built characteristics such as scale, form, massing and materials. 

 
e) The proposed density and layout is appropriate and reflects the character 

and appearance of the surrounding area.  Where ‘higher’ densities are 
proposed these will only be permitted if potential impacts have been 
mitigated by a well thought-out design. 

 
f) A sequential approach has been taken to steer development to areas with 

the lowest probability of flooding, where this is not consistent with 
sustainability objectives (as set out in the Exception test) a Flood Risk 
Assessment should be provided incorporating appropriate mitigation 
measures, including emergency and evacuation plans. 

 
g) Measures have been taken to avoid reductions in water quality and 

ensure that adequate foul water capacity is available to serve the 
development. 

 
h) Measures have been taken to avoid or reduce adverse impacts on 

existing biodiversity and geodiversity assets.  Where adverse impacts are 
unavoidable, suitable measures will be required to mitigate any adverse 
impacts.  Where mitigation is not possible, the Council will require that full 
compensatory provision be made. 
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i) The landscape character of the surrounding area is conserved and 
enhanced, especially where the proposed development is in close 
proximity to an important landscape area, such as the Broads or the 
Norfolk Coast Area of Outstanding Natural Beauty.  It is advisable that 
schemes in close proximity to the Broads also seek pre-application design 
advice from the Broads Authority. 

 
j) The proposed development creates a safe and accessible environment 

that offers convenient access to key facilities and public transport. 
 
k) The strategic and local road network can accommodate the proposed 

development without obstructing existing pedestrian and vehicular 
movements or negatively impacting upon public safety. 

 
l) The development, having regard to other committed developments, would 

not be constrained by the need for significant off-site infrastructure which 
is not planned or funded. 

 
m) The proposed development fulfils the day-to-day needs of residents and 

visitors including the provision of suitable private and communal open 
space, provision of sufficient car parking, planning for cycle storage and 
ensuring appropriate waste and recycling facilities are provided. 

 
n) The proposal is demonstrated to be deliverable and viable, having regard 

to necessary contributions towards infrastructure, service provision and 
affordable housing, and the intention to develop is demonstrated by the 
applicant.  To maximise housing delivery the Council will seek to ensure 
that the development commences within 2 years of planning permission 
being granted. 

 
4 Assessment :- 
 
4.1 The proposal is an outline planning application for the erection of three 

detached houses, as an outline application the only matters that are to be 
considered at this stage are the access and layout of the development.  The 
submitted drawing shows an extension of the existing private drive across the 
frontage of 4 York Villa Close (which belongs to the applicant) the drive would 
then run along the western boundary of the site with a turning area at the 
southern end.  The houses will have parking and turning areas at the front with 
gardens at the rear.  The proposed houses are to the south of the applicant’s 
house in an area where there is a tree belt along the rear boundaries of the 
dwellings on Thrigby Road to the east.  The location of the houses and the 
screening along the boundary will prevent any overlooking or loss of privacy to 
the occupiers of nearby dwellings. 

 
4.2 There are some trees that are protected by a Tree Preservation Order in the 

front garden of no. 4 to the north of the existing drive, the extension to form the 
new access will be off the existing drive and will not result in the loss of any 
trees.  The Trees Officer has visited the site and he has said that the proposal 
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will not directly affect the trees but measures should be put in place to protect 
them during the construction phase. 

 
4.3 The site is outside the Village Development Limit but directly adjoins it along 

the northern boundary, the Interim Housing Land Supply Policy (IHLSP) gives 
guidance on the development of such sites until the emerging Development 
Policies and Site Allocations Local Plan Documents are adopted and where the 
Borough Council cannot demonstrate a five year housing supply. As of April 1st 
2017 the Borough has a  4.13 year supply of housing land and as such is a 
significant material consideration in the determination of this application. If a 
local planning authority cannot show that they are meeting this requirement, 
their policies with regards to residential development will be considered to be 
"out of date". As an authority we would then be significantly less able to resist 
all but the most inappropriate housing development in the area without the risk 
that the decision would be overturned at appeal under the presumption in 
favour of sustainable development.  

 
4.4 Policy CS2 of the Core Strategy states that approximately 5% of new 

development will take place in the Secondary and Tertiary Villages named in 
the settlement hierarchy such as Filby.  The Parish Council and some of the 
local residents’ objections refer to the number of dwellings that have already 
been built in Filby and that the 5% figure has been exceeded.  The Policy 
states approximately 5% and does not automatically mean that all housing 
developments will be refused once this figure has been reached, each 
application still has to be judged on its merits and considered against the 
relevant policies.  In this case the scale of the development is similar to the 
surrounding area and it will only be visible from the public footpaths to the south 
and east so it will not have an adverse effect on the character of the area. 

 
4.5 The Highways Officer has considered the application and although he has a 

slight reservation about visibility at the access he has no objection to the 
proposal with regard to additional traffic movements or possible highway 
danger.  He has also confirmed that he has no objection to eight dwellings 
being served by the private drive. 

 
4.6 The Planning Statement submitted with the application states that the dwellings 

will be for the applicant and his son and daughter, this may or may not be the 
case but the application has to be considered on its merits as to whether the 
site is suitable for three houses irrespective of who the future occupiers may 
be. 

 
4.7 The main objections from the occupiers of three of the four other houses on 

York Villa Close are loss of amenity from an increase in vehicular movements 
and possible breach of covenants regarding the use of the private access.  
There will be an increase in traffic from three extra houses but the road will still 
remain a private cul-de-sac and will only be used by the occupants of the 
dwellings, service vehicles and visitors so is unlikely to cause additional traffic 
movements that would lead to a significant disturbance to the occupiers of the 
existing dwellings.  If there is a breach of a covenant this is a legal matter 
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between the existing residents and the applicant and is not a reason to refuse 
the planning application.  

 
4.8 A letter from a solicitor representing the occupiers of 3 York Villa Close has 

been submitted which states that the right of way cannot be extended to serve 
adjoining land and that York Villa Close cannot be used as the access for the 
development.  The agent for the application has sent an email to say that the 
covenants do not restrict more houses being accessed from the private road so 
there is a legal dispute regarding the access but this is not a planning matter 
and will need to be resolved between the parties concerned.  If planning 
permission is granted it is possible that the residents of York Villa Close could 
prevent the development from taking place if they can prove that there is a legal 
reason to do so. 

 
4.9 The application site is located close to the main village amenities and will not 

cause significant harm to the form and character of the village, the dwellings 
will not cause any overlooking or loss of light to existing dwellings.  The 
increase in vehicular movements will have some effect on the occupiers of the 
existing dwellings on York Villa Close but it is not considered that this by itself is 
sufficient reason to justify refusal of the application and the recommendation is 
to approve. 

 
5 RECOMMENDATION :-  
 

Approve, the proposal complies with Policies CS2 and CS3 of the Great 
Yarmouth Local Plan: Core Strategy and the Interim Housing Land Supply 
Policy. 
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Schedule of Planning Applications           Committee Date: 7 March 2018 
 
Reference: 06/17/0722/F 

Parish: Gorleston 
Officer: Mr G Clarke  

Expiry Date: 09-03-2018 
Applicant: Mr D Ferguson 
  East Anglian Hotels Ltd 
 
Proposal: Second floor extension to the front of the hotel comprising of 12 new 

rooms 
 
Site:  Cliff Hotel 
  Cliff Hill 
  Gorleston 
 
REPORT 
 
1. Background / History :- 
 
1.1 The Cliff Hotel is a long established business that is sited on the east side of 

Cliff Hill, there are dwellings to the north, west and south and an area of open 
space sloping down to Beach Road to the east.  The western side of the hotel 
nearest to Cliff Hill is two storeys in height, parts of the eastern range of 
buildings are three storeys high with the top floor contained in the roof space.  
The main customer car park is to the south of the building and there is a small 
car park to the north east side. 

 
1.2 The hotel currently has 37 bedrooms together with various bar, dining and 

function rooms, the proposal is to add another floor to the west side of the 
building to create 12 new bedrooms. 

 
1.3 The site is within the Cliff Hill Conservation Area. 
 
2 Consultations :- 
 
2.1 Highways - I am minded that the proposed works to expand the hotel include 

for no additional parking provision or any other mitigation to address the 
increased demand in parking that will occur if this application is approved.  
However, whist there will be increased pressures on the existing on-street 
parking demand in the area, I am also minded that there are already traffic 
management measures in place specifically to restrict parking and to keep 
junctions, etc. clear of parked vehicles 
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Accordingly I do not consider that I could demonstrate that there would be a 
significant residual impact resulting from the development proposed so as to 
sustain an objection to this application.  The Highway Authority therefore raises 
no objection. 

 
2.2 Conservation Officer - The additional floor is supported by conservation in 

principle as it will create better proportioned facades however it is seen as 
better to use a mansard format of double slope roofs finished in slate with red 
clay pointed ridges and hips. 

 
2.3 Neighbours/local residents – ten objections have been received copies of which 

are attached, the main reasons for objection are lack of parking, additional 
traffic, noise and adverse effect on light and outlook. 

 
3 Policy :- 
 
3.1 Policy CS8 – Promoting tourism, leisure and culture  
 

As one of the top coastal tourist destinations in the UK, the successfulness of 
tourism in the Borough of Great Yarmouth benefits not only the local 
economy but also the wider sub-regional economy as well. To ensure the 
tourism sector remains strong, the Council and its partners will: 

  
a) Encourage and support the upgrading, expansion and enhancement of 

existing visitor accommodation and attractions to meet changes in consumer 
demands and encourage year-round tourism  

 
b)  Safeguard the existing stock of visitor holiday accommodation, especially 

those within designated holiday accommodation areas, unless it can be 
demonstrated that the current use is not viable or that the loss of some bed 
spaces will improve the standard of the existing accommodation  

 
c)  Safeguard key tourist, leisure and cultural attractions and facilities, such as 

the Britannia and Wellington Piers, Pleasure Beach, Hippodrome, the Sea 
Life Centre, the Marina Centre, Great Yarmouth Racecourse, St Georges 
Theatre and Gorleston Pavilion Theatre  

 
d)  Maximise the potential of existing coastal holiday centres by ensuring that 

there are adequate facilities for residents and visitors, and enhancing the 
public realm, where appropriate  

 
e) Support the development of new, high quality tourist, leisure and cultural 

facilities, attractions and accommodation that are designed to a high 
standard, easily accessed and have good connectivity with existing 
attractions  

 
f)  Encourage a variety of early evening and night time economy uses in 

appropriate locations that contribute to the vitality of the borough and that 
support the creation of a safe, balanced and socially inclusive evening/night 
time economy  
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g)  Support proposals for the temporary use of vacant commercial buildings for 

creative industries, the arts and the cultural sector, where appropriate  
 
h)  Seek to support the role of the arts, creative industries and sustainable 

tourism sectors in creating a modern and exciting environment that will 
attract more visitors to the borough  

 
i)  Support proposals for new tourist attractions and educational visitor centres 

that are related to the borough’s heritage, countryside and coastal assets, 
and emerging renewable energy sector  

 
j)  Ensure that all proposals are sensitive to the character of the surrounding 

area and are designed to maximise the benefits for the communities affected 
in terms of job opportunities and support for local services  

 
k)  Encourage proposals for habitat-based tourism, especially where these 

involve habitat creation and the enhancement of the existing environment, in 
particular the areas linked to the Broads  

 
l)  Protect rural locations from visitor pressure by ensuring that proposals for 

new tourist, leisure and cultural facilities are of a suitable scale when 
considering relevant infrastructure requirements and the settlement’s 
position in the settlement hierarchy, in accordance with Policy CS2  

 
m) Protect environmentally sensitive locations, such as Winterton-Horsey 

Dunes Special Area of Conservation (SAC), from additional recreational 
pressure by seeking to provide facilities to mitigate the impact of tourism. In 
addition, the Council and its partners will seek to develop a series of ‘early 
warning’ monitoring measures which will be set out in the Natura 2000 Sites 
Monitoring and Mitigation Strategy along with the identified mitigation 
measures  

 
n)  Support proposals involving the conversion of redundant rural buildings to 

self-catering holiday accommodation and/or location appropriate leisure 
activities, particularly where these would also benefit local communities and 
the rural economy  

 
o)  Support the development of navigational links to the Broads and beyond 

where possible  
 
p)  Work with partners to improve accessibility and public transport links to 

make it as easy as possible for visitors to travel to and around the borough. 
 

3.2 Policy CS10 – Safeguarding local heritage assets 
 

The character of the borough is derived from the rich diversity of architectural 
styles and the landscape and settlement patterns that have developed over the 
centuries. 
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In managing future growth and change, the Council will work with other 
agencies, such as the Broads Authority and Historic England, to promote the 
conservation, enhancement and enjoyment of this historic environment by: 
  
a) Conserving and enhancing the significance of the borough's heritage assets 

and their settings, such as Conservation Areas, Listed Buildings, Scheduled 
Ancient Monuments, archaeological sites, historic landscapes including 
historic parks and gardens, and other assets of local historic value 

 
b) Promoting heritage-led regeneration and seeking appropriate beneficial uses 

and enhancements to historic buildings, spaces and areas, especially 
heritage assets that are deemed at risk  

 
c) Ensuring that access to historic assets is maintained and improved where 

possible 
  
d) Regularly reviewing heritage designations and designating additional areas, 

buildings and spaces for protection where justified by evidence 
 
e)  Carrying out, reviewing and implementing Conservation Character 

Appraisals and, if appropriate, management plans 
 
e) Designating new Conservation Areas and amending existing Conservation 

Area boundaries, as appropriate 

 
3.3 POLICY BNV18 
 

The council will require alterations and extensions to buildings to be 
sympathetic to the character of the building to be extended and to its setting. 

 
3.4 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 tourist industry. 

 
(Objective: To satisfy visitor requirements and expectations.) 

 
4 Assessment :- 
 
4.1 The application as originally submitted showed the new second floor being with 

full height walls and gable ends facing Cliff Hill, following receipt of the 
comments from the Conservation Officer the design has been amended so the 
new floor has a mansard style roof with the rooms being partly contained within 
the roof space.  This revision helps to reduce the height, bulk and impact of the 
extension and will be similar in design to the existing mansard roof to parts of 
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the western range of buildings.  Internally there will still be 12 en-suite 
bedrooms as shown on the original drawings, the hotel currently has 37 
bedrooms so the proposed extension will increase the total number to 49.  The 
submitted drawing shows 33 parking spaces in the main car park and 8 in the 
smaller parking area to the north although in practice in would be difficult to use 
the 8 spaces in this area as shown on the drawing. 

 
4.2 The concerns regarding possible adverse effect on light and outlook are from 

the dwellings on Cliff Hill to the west of the site, these houses are 
approximately 25 metres from the nearest part of the extension so the proposal 
in its revised form is unlikely to cause any significant overshadowing of those 
properties. 

 
4.3 In considering whether to grant planning permission for development which 

affects a conservation area, the local planning authority must have regard to 
Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 
which requires the Council to have special regard to the desirability of 
preserving or enhancing the character or appearance of that area.  The revised 
drawings comply with the suggested design changes made by the 
Conservation Officer and are similar in design to the western side of the hotel 
so will not have an adverse effect on the character of the conservation area. 

 
4.4 The main objections to the application are that there is insufficient parking at 

the hotel and the additional rooms will lead to increased traffic and more 
parking on the surrounding roads.  The objections also refer to delivery vehicles 
parking on the roads outside the hotel causing obstruction to people and traffic, 
this is a long-standing problem but it is unlikely to be made worse by extra 
bedrooms for hotel guests.  The hotel car park does not have enough spaces to 
meet the parking standard for the existing number of hotel rooms so the 
extension is likely to lead to an increase in parking on the surrounding roads 
however there is no objection from Highways to the increased number of 
rooms.  The agent for the application has stated that parking for hotel guests is 
adequate due to families booking more than one room but travelling in one car 
or arriving on public transport, the hotel also has coach parties that take up 
rooms and do not require parking space. 

 
4.5 The hotel has rooms open to non-residents such as a bar and function room 

and it is customers using these facilities that cause late night noise and 
disturbance when people are leaving the building, this is an existing problem 
and will not change with the addition of extra bedrooms as the customers using 
the new rooms will not be leaving the premises. 

 
4.6 The design of the extension has been amended as suggested by the 

Conservation Officer and is considered to be acceptable in its revised form.  
The increased number of rooms may increase the demand for on-street parking 
in the surrounding area due to the restricted space within the car park but as 
there is no objection from Highways to the lack of parking within the site it 
would be difficult to justify refusal on the lack of off-street parking alone and the 
recommendation is therefore to approve. 
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5 RECOMMENDATION :-  
 
5.1 Approve – the proposal complies with Policies CS8 and CS10 of the Great 

Yarmouth Local Plan: Core Strategy and saved Policies BNV18 and TR11 of 
the Great Yarmouth Borough-Wide Local Plan. 
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Reference: 06/17/0777/F 

    Parish: Fleggburgh 
  Officer: Mrs G Manthorpe 

                                                                                   Expiry Date: 12-03-18 
 
Applicant:    Mr D Parkinson 
 
Proposal: Subdivision of site – Erection of 2no. dwellings. 
 
Site: White Gates Main Road Fleggburgh Great Yarmouth    
 
REPORT 
 

1.      Background / History :- 
 

1.1 The application site comprises a large garden and a detached bungalow. There 
are two properties sited back from the road to the rear of the site to the north 
which are adjacent to the application site and to the east of the site is a 
development of executive houses, The Village. The application site is separated 
from The Village development by an established tree line.   
 

1.2      There have been two previous applications on the site for housing, both of which 
were refused by delegated powers with one refusal being appealed. The 
Inspector found in favour of the Local Authority and dismissed the appeal. The 
current application is notably different from the two previous applications. The 
previous applications were for the demolition of the existing dwelling and the 
erection of 5 no. detached dwellings, one of which was a bungalow to the 
frontage of the site and 4 no. detached dwellings. The dwellings previously 
applied for were large three storey modern dwellings with comparably small 
gardens and would have been at odds in both layout and scale with the dwellings 
in the locality and the Village development. The previous application also had full 
height glazing which would have had a dominating and intrusive effect on the 
character of the area.  

 
1.3      The current application, in contrast to the previously refused applications, is for a 

less intense use of the site by the reduction in numbers of dwellings applied for. 
In addition the application reflects the comments of the Inspector by reducing the 
scale of the dwellings applied for and therefore reducing the adverse impact on 
the character of the area. The reduction in numbers and scale provides a 
development which is in keeping with the character of the area and locality.  
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2      Consultations :- 
 

2.1     Highways – No objection to the application subject to conditions, full comments 
attached to the report.  

            
2.2    Neighbours – There have been 2 objections from nearby residents which are 

summarised as follows and attached to this report.  
 

• Why were members of the Village Management Company not consulted? 
• Properties are too close to the protected woodland, if there is any damage to the 

trees we will hold the Council fully accountable.  
• The dwellings will not be affordable. 
• The site has had previous refusals and one upheld at appeal. 
• Nothing has changed since the appeal. 
• The landscape would be blighted.  

 
2.3    Fleggburgh Parish Council – No objection to the application, response states: 

Supported.  
 

2.4     Building Control – No adverse comments. 
 
2.5     Tree and Landscape Officer – The trees marked for removal are all scrubby and 

have little value or longevity. I would anticipate that there will be an adequate 
distance from the edge of the proposed development to the protected trees on 
the adjacent piece of land.  

 
2.6      Norfolk County Council Fire and Rescue Service – No objections.   
 
2.7      Strategic Planning - The proposal seeks planning permission for the erection of 

two detached dwellings, situated to the front and rear of the existing dwelling on 
the site, which is to be retained. This application follows two previously refused 
planning applications for 5 and 4 dwellings. 

 
           This application falls outside of the village development limit for Fleggburgh and 

is not immediately adjacent to the limit. The adopted Core Strategy Policy CS2 
states; that approximately 5% of all new residential development over the plan 
period should be located in ‘secondary villages’ and ‘tertiary villages’ such as 
Fleggburgh which is a secondary village. However, a development located in the 
open countryside will be limited to conversions/replacement dwellings and 
schemes that help meet rural needs. Policy HOU10 states that new dwellings in 
the countryside will only be permitted in connection with agriculture, forestry, 
organised recreation or expansion of existing institutions, which is not present in 
this applications proposal. The proposed two dwellings could be considered 
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acceptable subject to the compatibility of the development in relation to the 
surrounding area, considering the density, scale and character of the area under 
Policy HOU17.  

 
            In consideration of the Interim Housing Land Supply Policy 2014, the site does 

not meet the first requirement of the policy as the site is not adjacent to the 
village development limit. However, the National Planning Policy Framework 
(Paragraph 55) promotes sustainable development in rural areas, and notes that 
housing should be located where it will enhance or maintain the vitality of rural 
communities. Policy CS1 supports developments with safe accessible places for 
walking, cycling and public transport to access jobs, shops and community 
facilities. The site is in close proximity to the main settlement and the adjacent 
Bygone Heritage Village development. The site is connected to village via a 
footpath leading to the nearby local primary school, the pub and other services 
and facilities in the centre of the village. 

 
            It is relevant that the Planning Inspector’s report for a previous appeal on the site 

(for 5 dwellings) concluded that “...whilst there are some shortcomings in 
pedestrian facilities and public transport services, there are nonetheless some 
facilities within walking distance and easily accessible on foot or by bicycle….for 
these reasons I find the proposals would be reasonably accessible to a range of 
local services and facilities and would accord with policy CS1 of the CS in this 
regard” . Therefore on a reduced scheme (for 2 dwellings) I would not consider 
the location of the proposal to be unsustainable with regards to the accessibility 
of rural services. 

 
           Therefore, in the broader context of: 
• The proposal’s location within an area identified for housing growth in the 

adopted Local Plan Core Strategy; 
• Being reasonably accessible to a range of local services and facilities; 
• The generally small scale of the proposal; and, 
• The urgent need to boost the supply of housing as identified in the Borough’s 

Annual Monitoring Report, the NPPF and the recent Housing White Paper, 
 
           I consider the proposal to be broadly policy compliant and support it in principle, 

and subject to the satisfactory resolution of design and other detailed 
considerations i.e. treatment of Tree Preservation Order adjacent to the site. 

 
3       Policy :-  
 
3.1      Local Policy - Saved Great Yarmouth Borough-Wide Local Plan Policies       

(2001): 
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3.2     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.   

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

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

 
3.4      Policy HUO10 – Permission for new dwellings in the countryside will only be 

given if required in connection with agriculture, forestry, organised recreation, or 
the expansion of existing institutions. The council will need to be satisfied in 
relation to each of the following criteria: (partial) 

 
3.5      Policy HOU17 -  In assessing proposals for development the  borough council will 

have regard to the density of the surrounding area. Sub-division of plots will be 
resisted where it would be likely to lead to development out of character and 
scale with the surroundings. 

 
 
   4 National Policy:- National Planning Policy Framework (NPPF)  
 
 4.1     The presumption in favour of sustainable development is set out under paragraph 

14.  For decision-taking this means where the development plan is absent, 
silent or relevant policies are out‑of‑date, granting permission unless: any 
adverse impacts of doing so would significantly and demonstrably outweigh the 
benefits, when assessed against the policies in this Framework taken as a whole; 
or specific policies in the Framework indicate development should be restricted 

 
  4.2    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 (partial): 

 
           ● always seek to secure high quality design and a good standard of amenity for 

all existing and future occupants of land and buildings; 
 
 4.3    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. 

 
 4.4   Paragraph 55. To promote sustainable development in rural areas, housing should 

be located where it will enhance or maintain the vitality of rural communities. For 
example, where there are groups of smaller settlements, development in one 
village may support services in a village nearby. Local planning authorities should 
avoid new isolated homes in the countryside unless there are special 
circumstances: (partial) 
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 5. 0    Core Strategy – Adopted 21st December 2015 
 
5.1  For the Borough of Great Yarmouth to be truly sustainable it has to be 

environmentally friendly, socially inclusive and economically vibrant not just for 
those who currently live, work and visit the borough, but for future generations to 
come. When considering development proposals, the Council will take a positive 
approach, working positively with applicants and other partners to jointly find 
solutions so that proposals that improve the economic, social and environmental 
conditions of the borough can be approved wherever possible. To ensure the 
creation of sustainable communities, the Council will look favourably towards new 
development and investment that successfully contributes towards the delivery 
of: (partial) 

   
           a) Sustainable growth, ensuring that new development is of a scale and in a 

location that complements the character and supports the function of individual 
settlements 

 
5.2  Growth within the borough must be delivered in a sustainable manner in 

accordance with Policy CS1 by balancing the delivery of new homes with new 
jobs and service provision, creating resilient, self-contained communities and 
reducing the need to travel. To help achieve sustainable growth the Council will: 

 
           a) Ensure that new residential development is distributed according to the 

following settlement hierarchy, with a greater proportion of development in the 
larger and more sustainable settlements: 

 
• Approximately 35% of new development will take place in the borough’s Main 

Towns at Gorleston-on-Sea and Great Yarmouth 
• Approximately 30% of new development will take place in the borough’s Key 

Service Centres at Bradwell and Caister-on-Sea 
• Approximately 30% of new development will take place in the Primary Villages 

of Belton, Hemsby, Hopton on Sea, Ormesby St Margaret, Martham and 
• Winterton-on-Sea 
• Approximately 5% of new development will take place in the Secondary and 

Tertiary Villages named in the settlement hierarchy 
• In the countryside, development will be limited to conversions/replacement 

 
5.3     Policy CS9: Encouraging well designed and distinctive places. This policy applies 

to all new development. 
 
6        Interim Housing Land Supply Policy – (description) 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. This policy only applies when the Council’s Five Year Housing land Supply 
utilises sites identified in the Strategic Housing Land Availability Assessment. As 
such the Interim Policy can be used as a material consideration in the 
determination of planning applications. 

 
6.1     New Housing development may be deemed acceptable outside, but adjacent to 

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

 
 7         Assessment :- 

 
7.1      The application is for the subdivision of an existing garden and the erection of 

2no. dwelling houses, the existing dwelling, White Gates, is to remain. The 
proposed houses are two storey, one three bedroom and one four bedroom.  
There are currently two accesses to the existing dwelling which shall remain. The 
access to the east shall serve one of the new dwellings and the access to the 
west shall serve the existing dwelling and one of the proposed new dwellings. 
There are no objections from Norfolk County Highways subject to conditions.   

 
7.2       The two objections to the application have been received from occupants of two 

of the properties at The Village, no objections have been received from the 
occupants of the two closest dwellings, one of which has a boundary that abuts 
the application site. The objections received are primarily concerned with the 
impact on the existing trees located adjacent the application site and that the 
application has been previously refused for five and four dwellings respectively.  
 

7.3       The Inspector notes during the appeal decision that the previous applications 
would cause an unacceptable harm to the character and appearance of the area 
stating the National Planning Policy Framework requirement for a high quality of 
layout and design taking in to account the surrounding area. The current 
application has reduced the numbers applied for and is in accordance with the 
character and density of the area thereby sufficiently mitigating this harm.  
 

7.4 The Inspector notes that the application site has a reasonable level of 
accessibility to services and that this is not a reason for refusal noting again that 
the refusal is because of the environmental impact of the previous applications. 
This is referenced in the comments received from Strategic Planning that find the 
application site a sustainable location. 
 

7.5  The previous application that was dismissed at appeal provided a linear 
development with dwellings having the rear facing to the west which would be 
highly visible for a considerable distance to persons traveling to the east from 
Main Road. The current application mitigates this by the orientation of the two 
proposed dwellings and the reduction in numbers. In addition the dwellings as 
proposed are significantly lower in height than those previously applied for. The 
two proposed dwellings are 8.35m in height for plot 2 and 7.3m in height for plot 
1. The reduction in height and orientation sufficiently mitigates the environmental 
impact that was the reason for the previous refusals.  
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7.6 The Inspector noted that the environmental impact was the only reason for 
refusal and that the location of the development was a sustainable one. This has 
been further reinforced by the application sites consideration and 
recommendation for allocation in the Local Plan Part 2 for the residential site 
allocations. The site has been recommended for inclusion by the Strategic 
Planning section and this has been agreed by the Local Plan Working Party. 
When considering the application sites suitability for residential development the 
progress of the site specific allocations should be given appropriate weight.  
 

7.7       The application site is adjacent to a band of protected trees which are under 
separate ownership. The objections to the application note the potential impact 
on the protected trees. The site was visited by the Tree and Landscape Officer 
who is satisfied that the proposed development has been positioned far enough 
away from the protected trees so that there should be no adverse impact from the 
development.  
 

7.8      The Interim Housing Land Supply Policy (IHLSP) gives guidance on the 
development of sites such as this until the emerging Development Policies and 
Site Allocations Local Plan Documents are adopted and where the Borough 
Council cannot demonstrate a five year housing supply. As of April 1st 2017 the 
Borough has a 4.13 year supply of housing land and as such is a significant 
material consideration in the determination of this application. If as a local 
planning authority we cannot show that we are meeting this requirement, our 
policies with regards to residential development will be considered to be "out of 
date"  therefore that para 14 of the NPPF is engaged (harms must significantly 
and demonstrably outweigh the benefits to justify a refusal, reduced weight to 
existing adopted Local Plan policies). As an authority we would then be 
significantly less able to resist all but the most inappropriate housing 
development in the area without the risk that the decision would be overturned at 
appeal under the presumption in favour of sustainable development. 
 

7.9       The application complies with saved policy HOU17 of the Borough Wide Local 
Plan and policy CS2 of the adopted Core Strategy. The erection of only 2 
dwellings with the retention of the existing dwelling is in keeping with the 
character and density of the area ensuring that the donor dwelling is left with 
sufficient curtilage. The development as proposed is a sustainable development.  

 
     8        RECOMMENDATION :-  
 

8.1  It is recommended to approve the application with conditions requiring the 
development to be built in accordance with the approved plans, removal of 
permitted development rights for the new dwellings for openings in the roofs and 
all conditions as requested by Norfolk County Highways.   
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Schedule of Planning Applications        Committee Date: 7 March 2018 
 
Reference: 06/17/0778/O 

Parish: West Caister 
Officer: Mr J Beck 
Expiry Date: 12-03-2018  

 
Applicant: Mrs Farnese 
 
Proposal: Demolition of existing agricultural building and construction of one new 

dwelling on footprint 
 
Site:  Corner Farm 
  West Road 
  West Caister   
 
 
REPORT 
 

1. Background / History :- 
 
1.1 The application site is positioned on West Road, West Caister where the road 
bends to the south. Corner Farm is positioned to the east of the site with another 
property positioned to the front in the north east whilst the site itself contains a large, 
utilitarian, agricultural style building currently in equine use. West Caister is a tertiary 
village and is largely divided into two clusters of residential units; this development is 
positioned in the western cluster. The area is largely residential in character with 
rural/agricultural uses around the site. The area is largely defined by large properties 
on large plots of land, but with a row of bungalows further to the east.   
 
1.2 The application is for outline permission for a new residential building stated as a 
bungalow on the application form utilising the footprint of the existing barn. However 
as the layout and scale are reserved matters the final footprint of the dwelling would 
be agreed at a detailed matters stage. The application is for all matters reserved 
meaning the access, appearance, layout, scale and landscaping are all to be dealt 
with by a detailed application.   
 
1.3 The site is outside the village development limit as West Caister does not have a 
formal settlement limit as defined under the Local Plan. The Adopted Core Strategy 
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states West Caister is a Tertiary Village. The Broads Authority Area is located to the 
east of the area along Front Road.     
 
1.4 Planning History: 
 
None  
 

2. Consultations :- 
 
All Consultations are available to view on the website. 
 
2.1 Parish Council – No objection.  
 
2.2 Highways – No objection subject to conditions. The condition requested is to 
provide details of visibility splays, access, parking provision and turning.   
 
2.3 Environmental Health – No objection subject to conditions. The recommended 
conditions include details of surface water drainage and land contamination as well 
as restrictions of working hours.  
 
2.4 Public Consultation – No public objections were received. 
 

3. Policy and Assessment:- 
 
3.1 Local  Policy :- Saved Great Yarmouth Borough-Wide Local Plan Policies     
(2001): 
 
3.2  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. 
 
3.3  The Saved Policies listed have all been assessed as being in general conformity 
with the NPPF, and add further information to the policies in the NPPF, while not 
contradicting it. These policies hold the greatest weight in the determining of 
planning applications. 
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3.4 POLICY HOU10 
 
Permission for new dwellings in the countryside will only be given if required in 
connection with agriculture, forestry, organised recreation, or the expansion of 
existing institutions. 
 
The council will need to be satisfied in relation to each of the following criteria: 
 
(i)  the dwelling must be required for the purpose stated 

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

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

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

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

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

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

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

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

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

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

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

an occupancy condition and the independent appraisor has indicated that a 
further dwelling is essential, an occupancy condition will be imposed on the 
existing dwelling on the holding or site 
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(ix) applicants seeking the removal of any occupancy condition will be required to 
provide evidence that the dwelling has been actively and widely advertised for 
a period of not less than twelve months at a price which reflects the 
occupancy conditions* 

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

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

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

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

 
Note: - this would normally be at least 30% below the open market value of the 
property. 
 
3.5 POLICY HOU17 
 
In assessing proposals for development the borough council will have regard to the 
density of the surrounding area. Sub-division of plots will be resisted where it would 
be likely to lead to development out of character and scale with the surroundings.  
 
3.6 Adopted Core Strategy: 
 
3.7 CS1 - Focusing on a sustainable future 
 
A) Sustainable growth, ensuring that new development is of a scale and location that 
complements the character and supports the function of individual settlements  
 
B) Mixed adaptable neighbourhoods, that provide choices and effectively meet the 
needs and aspirations of the local community 
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E) Safe, accessible places that promote healthy lifestyles and provide easy access 
for everyone to jobs, shops and community facilities by walking, cycling and public 
transport  
 
F) Distinctive places, that embrace innovative high quality urban design where it 
responds to positive local characteristics and protects the borough’s biodiversity, 
unique landscapes, built character and historic environment 
 
3.8 CS2 – Achieving Sustainable Growth 
 
A) Ensure that new residential development is distributed according to the following 
settlement hierarchy, with a greater proportion of development in the larger and more 
sustainable settlements:  
 
Approximately 5% of new development will take place in the Secondary and Tertiary 
Villages named in the settlement hierarchy  
 
3.9 CS9 – Encouraging well designed distinctive places 
 
A) Respond to and draw inspiration from the surrounding areas distinctive natural 
and built characteristics such as scale, form, massing and materials to ensure that 
the full potential of the development site is realised, making efficient use of land and 
reinforcing the local identity 
 
D) Provide safe access and convenient routes for pedestrians, cyclists, public 
transport users and disabled people, maintaining high levels of permeability and 
legibility  
 
E) Provide vehicular access and parking suitable for the use and location of the 
development, reflecting the Council’s adopted parking standards  
 
G) Conserve and enhance biodiversity, landscape features and townscape quality  
 
3.10 National Planning Policy Framework: 
 
Paragraph 57. It is important to plan positively for the achievement of high quality 
and inclusive design for all development, including individual buildings, public and 
private spaces and wider area development schemes. 
 
4. Appraisal: 
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4.1 The application site is situated on West Road where the road bends to the south. 
Corner Farm is formed of the main building to the east of the site which is a relatively 
large dwelling typical of a farmhouse. To the front of Corner Farm is a building 
currently in residential use (Honeysuckle Cottage) whilst there is a large barn 
structure to the west of the site which is the subject of this application. It is this barn 
that is proposed to be demolished and replaced. The barn is utilitarian in style, tall 
with a relatively large footprint. It has a block work base and steel top. The barn is 
currently used as a stables in equine use.   
 
4.2 The application is for outline permission for a new dwelling utilising the footprint 
of the barn. Although the application states that the dwelling will utilise the footprint 
the application is for all matters reserved and the exact size and layout of the barn 
will be determined under a detailed application.  
 
4.3 The proposal is outside the village development limit and as West Caister does 
not have a defined settlement limit the site is not immediately adjacent to the village 
development limit. Accordingly the Interim Housing Land Supply Policy carries 
limited weight in this instance. However the proposal is opposite a site taken to the 
Local Plan Working Party (18th September 2017) as a potential allocation in a 
Tertiary Village. Each potential site is assessed against the Site Assessment Criteria 
which derive from the Sustainability Objectives set by the Core Strategy and the 
legal requirements for Strategic Environmental Assessment and the Strategic 
Planning team have recommended the site opposite for allocation. It should be noted 
that as no allocations have been determined this document also contains limited 
weight. The further along the process a potential allocation goes to being adopted 
the greater weight it has.    
 
4.4 West Caister is a Tertiary Village and policy CS2 states that 5% of expected 
housing for the Borough of Great Yarmouth should be located in secondary and 
tertiary villages. The applicant has submitted examples of public transport and 
walking routes as part of their application.   
 
5.0 Assessment  
 
5.1 The location of the development is considered acceptable in principal and 
contributes to the supply of housing as set out in policy CS2 of the adopted Core 
Strategy. It is recognised that policy HOU10 which governs new dwellings in the 
countryside is restrictive about the type of housing allowed in the countryside usually 
limiting new housing to agricultural or business needs meaning the proposal is a 
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departure. However appropriate weight should be given policies CS2 and CS3 of the 
adopted Core Strategy and in addition some weight can be given to the potential; 
allocation of a nearby site. The Local Plan Working Party (18th September 2017) 
recommended a site directly north (numbered 94) for allocation. If this recommended 
allocation meets the criteria then a site situated adjacent could also be considered to 
meet the sustainability objectives defined under the Core Strategy.   
 
5.2 Policy CS2 of the adopted Core Strategy recommends that 5% of the overall 
housing numbers required for the Borough is located in Secondary and Tertiary 
Villages. This dwelling will go towards meeting this target. Whilst it is recognised that 
the limited services within the village of West Caister restricts the numbers of 
potential for new dwellings a singular dwelling could be acceptable. The site is not 
considered isolated as it relates well to its surroundings and is positioned within a 
clear cluster of housing.   
 
5.3 As of April 1st 2017 the Borough has a 4.13 year supply of housing land and as such 
is a significant material consideration in the determination of this application. If a local 
planning authority cannot show that they are meeting this requirement, their policies with 
regards to residential development will be considered to be "out of date". As an authority 
we would then be significantly less able to resist all but the most inappropriate housing 
development in the area without the risk that the decision would be overturned at appeal 
under the presumption in favour of sustainable development.    
 
5.4 The proposal is outline only and does not include the access. The site is located 
on a corner, however the Highways Department have not objected and have stated 
that obtaining the required visibility splay is possible in this location. Accordingly they 
have recommended a condition for all details to be agreed with a detailed or full 
application.    
 
5.5 Details of the appearance and scale of the development are reserved matters. 
The applicant has stated that the proposed bungalow will be limited to the footprint of 
the existing building. The existing footprint is relatively large and the full details of the 
layout, scale and appearance would be subject to a detailed application. The site is 
of a sufficient size to accommodate the dwelling and a curtilage. The plot would also 
ensure that Corner Farm itself retains a sufficient curtilage.   
 
5.6 The site contains a thick hedgerow across the frontage which adds to the 
character of the development and helps shield it visually. The retention of this 
hedgerow (with allowances to provide a visibility splay) can be conditioned under a 
landscaping condition should approval be given.     
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5.7 Environmental Health has been consulted and have requested a condition 
regarding surface water drainage and a contamination condition. It is considered 
reasonable to address surface water drainage by way of a condition as the site is not 
within a flood zone nor is it an area of critical drainage. However it is recognised in 
the Environmental Health’s comments that sub-division of former agricultural sites 
can have surface water issues and the Local Plan Working Party states that West 
Caister can experience surface water issues more generally. As the site will utilise 
an existing footprint it is considered that the overall impact would not be significant. 
 
5.8 No neighbour objections were received nor has the parish council objected.    
 
6. RECOMMENDATION :- Recommended for approval, subject to all conditions 
ensuring a suitable development including all the reserved matters. Subject to 
Highway conditions, details of boundary treatments and Environmental Health 
conditions. In accordance with the application form a condition ensuring the 
development is single storey will be included.  
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