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Schedule of Planning Applications  Committee Date: 18th March 2014 
 
Reference: 06/14/0012/F 

Parish: Gorleston-on-Sea 
Officer: Mrs M Pieterman 
Expiry Date: 25-03-2014  

Applicant: Mr T Fenn 
 
Proposal: Construction of two 3-storey houses and two 1-bedroom flats 
 
Site:  44 Sussex Road (Site adjacent) 
 
REPORT 
 
1. Background / History :- 
 
1.1 The application site is located adjacent to 44 Sussex Road and the Gorleston 

Conservative Club is to the east and shares a boundary wall. It is adjacent to 
but not within a Conservation Area which encompasses the Conservative 
Club and Pier Plain. 

 
1.2 The area is mainly residential in nature and the existing dwellings are those 

typically expected in this area being late Victorian/Early Edwardian in date 
and are two story terraced dwellings. There is a doctor’s surgery and a dentist 
in the immediate area and the High Street is within easy walking distance. 

 
1.3 There have been a number of planning applications relating to the potential 

redevelopment of site and these are outline below: 
 

06/08/0639/O: Demolition of garages. Replace with detached house & garage 
front to Sussex Road & 2 semi-detached dwellings with parking – Refused 
15/10/08 

 
06/08/0831/O: Demolition of 8 existing lock up garages on the frontage to the 
site and replace with a detached house and single garage – Approved 
09/01/09 

 
06/11/0065/F: Construction of 2 no. town houses with garages – Refused 
12/04/11 

 
2. Consultations :- 
 
2.1 Article 8 notice/Neighbours: 8 letters received – copies attached 
 
2.2 Head of Property Services: No response received  
 
2.3 Norfolk Constabulary: No objections – should try to achieve ‘Secured by 

Design’ standards 
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2.4 Building Control Manager: No apparent implications under Building 
Regulations, but concerns over bin storage for units 1 &2  

 
2.5 Strategic Planning Manager: No response received 
 
2.6 Norfolk Fire Service: No response received 
 
2.7 GYB Services: No response received 
 
2.8 Environmental Health Manager: No objection subject to the imposition of 

conditions 
 
2.9 Norfolk County Highways: Some minor amendments requested 
 
2.10 Health & Safety Executive: No objections 
 
3. Policy :-  
 
 3.1 POLICY BNV10  

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

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

 
3.2      POLICY HOU7  
 

NEW RESIDENTIAL DEVELOPMENT MAY BE PERMITTED WITHIN THE 
SETTLEMENT BOUNDARIES IDENTIFIED ON THE PROPOSALS MAP IN 
THE PARISHES OF BRADWELL, CAISTER, HEMSBY, ORMESBY ST 
MARGARET, AND MARTHAM AS WELL AS IN THE URBAN AREAS OF 
GREAT YARMOUTH AND GORLESTON. NEW SMALLER SCALE 
RESIDENTIAL DEVELOPMENTS* MAY ALSO BE PERMITTED WITHIN 
THE SETTLEMENT BOUNDARIES IDENTIFIED ON THE PROPOSALS MAP 
IN THE VILLAGES OF BELTON, FILBY, FLEGGBURGH, HOPTON-ON-SEA, 
AND WINTERTON.  IN ALL CASES THE FOLLOWING CRITERIA SHOULD 
BE MET: 

 
(A) THE PROPOSAL WOULD NOT BE SIGNIFICANTLY DETRIMENTAL TO 

THE FORM, CHARACTER AND SETTING OF THE SETTLEMENT; 
 
(B) ALL PUBLIC UTILITIES ARE AVAILABLE INCLUDING FOUL OR SURFACE                       

WATER DISPOSAL AND THERE ARE NO EXISTING CAPACITY 
CONSTRAINTS WHICH COULD PRECLUDE DEVELOPMENT OR IN THE 
CASE OF SURFACE WATER DRAINAGE, DISPOSAL CAN BE 
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ACCEPTABLY ACHIEVED TO A WATERCOURSE OR BY MEANS OF 
SOAKAWAYS; 

 
(C) SUITABLE ACCESS ARRANGEMENTS CAN BE MADE; 
 
(D) AN ADEQUATE RANGE OF PUBLIC TRANSPORT, COMMUNITY, 

EDUCATION, OPEN SPACE/PLAY SPACE AND SOCIAL FACILITIES ARE 
AVAILABLE IN THE SETTLEMENT, OR WHERE SUCH FACILITIES ARE 
LACKING OR INADEQUATE, BUT ARE NECESSARILY REQUIRED TO BE 
PROVIDED OR IMPROVED AS A DIRECT CONSEQUENCE OF THE 
DEVELOPMENT, PROVISION OR IMPROVEMENT WILL BE AT A LEVEL 
DIRECTLY RELATED TO THE PROPOSAL AT THE DEVELOPER’S 
EXPENSE; AND, 

 
(E) THE PROPOSAL WOULD NOT BE SIGNIFICANTLY DETRIMENTAL TO 

THE RESIDENTIAL AMENITIES OF ADJOINING OCCUPIERS OR USERS 
OF LAND. 

 
(Objective: To ensure an adequate supply of appropriately located housing 
land whilst safeguarding the character and form of settlements.) 

 
* ie. developments generally comprising not more than 10 dwellings. 

 
3.3      POLICY HOU15 
 

ALL HOUSING DEVELOPMENT PROPOSALS INCLUDING REPLACEMENT 
DWELLINGS AND CHANGES OF USE WILL BE ASSESSED ACCORDING 
TO THEIR EFFECT ON RESIDENTIAL AMENITY, THE CHARACTER OF 
THE ENVIRONMENT, TRAFFIC GENERATION AND SERVICES. THEY 
WILL ALSO BE ASSESSED ACCORDING TO THE QUALITY OF THE 
ENVIRONMENT TO BE CREATED, INCLUDING APPROPRIATE CAR 
PARKING AND SERVICING PROVISION. 

 
(Objective: To provide for a higher quality housing environment.) 

 
4. Assessment :- 
 
4.1 The submitted application seeks approval for the erection of a three storey 

building of modern appearance to accommodate two 1 bedroom flats and two 
2 bedroom houses in place of 8 existing sub-standard garages which are in 
need of significant repair or replacement. 

 
4.2 There have been three previous applications which sought consent for the 

redevelopment of the site, as noted above in paragraph 1.3 of which 2 were 
refused mainly on design grounds rather than the principle of redevelopment 
in this particular location. There was approval granted however in 2008 for a 
single residential property with garage at the rear. 

 
4.3 It should be noted that the proposed design is highly individual and unusual in 

appearance, and would, if members were minded to approve  the scheme, 
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create a visually interesting feature within the immediate locality. However, it 
is also appreciated that design is a somewhat subjective issue, and of course 
not every person will like the same thing. Nevertheless, it is your officer’s 
opinion that the structure would not look wholly unacceptable or out of place 
in the immediate environment, and would offer something different and would 
not represent the usual pastiche mirroring older properties in the area. It is 
considered that modern architecture can work well in conjunction with older 
properties and this has been achieved successfully in other locations.  

 
4.4 The applications site lies immediately adjacent to the Conservation Area 

No.17 (Gorleston Conservation Area Extensions), and the Conservative Club 
to the immediate east, which although not listed, is an important and imposing 
building in the immediate area. Nevertheless it is considered that the 
proposed building would not have a significant or detrimental impact on the 
Conservation Area. 

 
4.5 Nevertheless, there are other issues that need addressing, including bin 

storage, loss of parking and potential highways implications which will be 
addressed later in this report. 

 
4.6 There have been 8 letter received in relation to the proposal, although not all 

of these are objections but they do have some concerns which are outlined 
below and full copies of letters have been included for members information at 
the rear. Issues raised include: 

 
• Limited parking and serious impact on existing parking availability 
• Potential overlooking of gardens 
• Out of character with surroundings and existing properties 
• Destruction of existing ambience of the street 
• Loss of views 
• Difficulties accessing garages to the rear 
• Overdevelopment 
• Will create an eyesore 

 
4.7 In the absence of significant objections from Norfolk County Highways, it is 

difficult to justify a refusal of the scheme on highways grounds. Although there 
are some highway concerns, if these are sufficiently addressed then any 
concerns will be removed. There have been discussions held with the agent 
who will be submitting amendments as requested and Members will be 
updated at committee of any further comments received. 

 
4.8 As stated previously, the design is very modern in appearance, however just 

because it doesn’t reflect the appearance of the area, does not mean it is 
wholly unacceptable, and old and modern architecture can work well in 
conjunction with each other providing the right materials are used and the 
construction is of a high quality finish. 

 
4.9 There have been some concerns over accessing the garages to the rear but 

the existing access is to be maintained and is not considered to be 
insurmountable. There is also an issue with the potential redevelopment of the 
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site to the rear; however we cannot determine an application on what might or 
might not happen in the future but what has been submitted and is in front of 
you today. 

 
4.10 There have also been some concerns over potential overlooking of gardens 

from the new properties however, there is always some degree of mutual 
overlooking in a location such as this. Nevertheless it is considered that 
overlooking would be minimal by virtue of orientation and the properties main 
focus being to the east. However, if members were significantly concerned 
about overlooking and were minded to approve this scheme then some 
agreement over windows could be sought, such as providing obscure glazing. 

 
4.11 With regards to the site being overdeveloped, it is appreciated that the site is 

quite restricted, however, the dwellings do have some garden amenity space 
and there is sufficient storage space associated with the flats for bin and cycle 
storage and the development, it is considered, does not exceed the tolerance 
of the site and makes good use of the space and its surroundings. 

 
 
5. RECOMMENDATION :-  
 
5.1 On balance approve: providing Highways concerns are satisfactorily resolved.  
 The proposed design would offer an interesting and unusual feature which 

would not have a significant or adverse impact on the visual amenities of the 
area. 

 
5.2 Therefore the development is considered to accord with the provisions of the 

adopted Great Yarmouth Borough Wide Local Plan, and in particular, policies 
BNV10, HOU7 & HOU15. 




























	14-0012 Sussex Road
	REPORT
	1. Background / History :-
	2. Consultations :-
	3. Policy :-
	4. Assessment :-
	5. RECOMMENDATION :-


	14-0012 Sussex Road.1docx

