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Schedule of Planning Applications       Committee Date: 17th December 2013 
 
Reference: 06/13/0472/O 

Parish: Gt. Yarmouth 
Officer: Mr D Minns  

Expiry Date: 26-11-2013 
Applicant:  Norfolk and Suffolk NHS Trust  
 
Proposal:  Demolition of two existing buildings and residential development of up 

to 79 units including of the Silverwood Centre and associated highway 
works.     

 
Site:  Northgate Hospital, Northgate Street, Great Yarmouth   
   
     
REPORT 
 
1. The Proposal  
 
1.1 This is an outline planning application to establish the principle of 

development for up to 79 residential dwellings on the site with the means of 
access submitted as part of the application. Details of the layout, scale, 
landscaping and appearance of the proposed development are reserved for 
future determination. 

 
1.2 The applicants have submitted an indicative layout of how the site can be    

developed and accommodate the number of units.  In addition the 
development parameters have been introduced   and it is envisaged that the 
development will be a mixture of two and three storeys. The plan shows an 
area of approximately 2,000 sqm of Public open space.   
 

1.3 Vehicular access will be taken from Beaconsfield Road making improvements 
to the existing access which serves the former ambulance station. The 
existing access into the hospital will be retained but with sole access to the 
retained healthcare functions to the south of the site.  Likewise the existing 
access onto Churchill Road will also be retained and allow the applicant to 
continue to gain access to the rear of the Resource centre for servicing   but 
with no access to the residential development.  

 
2. The Site  

 
2.1 The site is approximately 2.2 hectares (5.2 acres) in area and forms part of 

the wider Northgate Hospital site, and situated   approximately 1 mile north of 
Great Yarmouth town centre. The site also includes a strip of land with the 
Borough Councils ownership which currently provides an informal parking 
area adjacent to Beaconsfield Road.  
 

2.2 The site is mostly vacant, the Victoria Block, Breydon Centre, Coastlands and 
Mortuary Block, having recently been demolished, together with a number of 
other ancillary buildings. A number of buildings do, however, remain, notably, 
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the Silverwood Centre in the south- western corner shown to be converted to 
five flats but the unit number is indicative only , and the building known as the 
Cranbrook Centre on the southern boundary towards the centre of the site 
along with the Tug store will be demolished. A large wall runs through the site, 
from west to east, and separates the former hospital site from the informal 
parking area currently owned by GYBC. This originally formed part of the 
retaining wall for a railway line, which has since been demolished leaving the 
wall now freestanding. 
 

2.3 The site, which is broadly rectangular in shape, is bordered on the northern 
side by Beaconsfield Road, a predominantly residential street comprising 
terraced blocks of Victorian houses, and on the western side by Northgate 
Street, a more varied residential street with a number of commercial 
premises.  
 

2.4 The southern boundary runs along the existing access road into the Hospital, 
and to the west the site borders Churchill Road, no through road providing 
access to the Borough Council’s Depot. Beyond the wider Hospital, to the 
south is Estcourt Road, which has a mixed character consisting of some 
residential and some commercial/industrial units.  
 

2.5 To the east, North Denes Road is a residential street.  A low brick wall runs 
along the boundary with Northgate Street, and a brick and flint wall defines 
the boundary with Churchill Road. The boundary with Beaconsfield Road is 
marked by a row of concrete posts, and the southern boundary with the 
remainder of the Hospital site is undefined. There are a considerable number 
of trees located within the site, mostly in the north-western corner. Many of 
these are subject to a Tree Preservation Order 

 
2.6 In The site is located within Flood Zone 3(a) of the Environment Agency flood 

risk map. The land rises from west to east,  on  the eastern boundary with 
Northgate Street it is approx. 1.5mAOD rising to approximately 2.2mAOD in 
the north eastern corner and approx.2.5m AOD in the south-eastern corner.   . 

 
2.7 Accompanying the application is a Design and Access Statement, Flood Risk 

Assessment, Noise Assessment, Transport Statement, Desk Study Land 
Contamination Survey, Utilities Statement Ecological Surveys. 

 
3. Pre-application Public Consultation 
  
3.1 The applicants in accordance with best practise undertook a public 

consultation event on the site in July this year. The results of the returned 
questionnaires submitted with this application show that there was a good 
deal of support for the application.  

 
 
4. Consultations :- 
 
4.1 Neighbours – 1 letter of objection concerned with noise during demolition and 

new build along with workers using residents parking spaces.   
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4.2 Highways – No objection in principle but various detailed comments including 

that the applicant is seeking address and an update on this along with 
highway response will be reported.   

 
4.3 Environment Agency – Flood Risk This application is shown on our flood map 

to be in flood zone 3. We have reviewed the submitted information and are 
not raising an objection but have provided information on flood risk which you 
must consider prior to determining the application. We have also recommend 
conditions regarding the surface water and the potential contamination of the 
site to ensure the water environment is adequately protected should 
permission be granted.  (see attached letter)  

 
4.4 Emergency Planner – Comments to be reported. 
 
4.5 Anglian Water – 
 

a) Wastewater Treatment- The foul drainage from this development is in the 
catchment of Caister STW that at present has capacity for these flows.  

 
b)  Foul Sewerage Network – Development will lead to an unacceptable risk        
of flooding down stream nd mitigation in the form of the complete removal of 
all surface water flows will be required. The drainage strategy for the site 
should cover the procurement of the improvement works. We request a 
condition requiring the drainage strategy covering the issues to be agreed 
 
c) Surface Water Disposal - The surface water strategy/ flood risk assessment 
is unacceptable. The application states only connection to soakaways, 
however the flood risk assessment dated August 2013 states that there are 
still surface water flows connecting to the combined sewer. We would 
therefore recommend that the applicant needs to consult with Anglian Water 
and the Environment Agency.  
 
We request conditions requiring a drainage strategy covering the issues to be 
agreed.    
 
1) No development shall commence until a foul water strategy has been 
submitted to and agreed in writing by the local planning authority. No 
dwellings shall be occupied until the works have been carried out in 
accordance with the foul water strategy so approved unless otherwise 
approved in writing by the local planning authority.  
 
2)   No development shall commence until a Surface Water Strategy has been 
submitted to and agreed in writing by the local planning authority  No hard 
standing areas to be constructed until the works have been carried out in 
accordance with the foul water strategy so approved unless otherwise 
approved in writing by the local planning authority.  
 

4.6 Essex and Suffolk Water –We would advise you that the existing apparatus 
does not appear to be affected by the proposal .We have no objection s to the 
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development   subject   to our requirements. A water service will require 
disconnection from the site. We give consent to this development on the 
condition that the new water mains are laid on the site, and that connection is 
made onto our Company network for each new dwelling for revenue 
purposes.    

 
4.7 Natural England – advises your authority that the proposal, if undertaken in 

strict accordance with the details submitted, is not likely to have a significant 
effect on the interest features for which Great Yarmouth North Denes SPA 
and Breydon Water SPA and Ramsar have been classified. National England 
therefore advises that your Authority is not required to undertake an 
Appropriate Assessment to assess the implications on the site conservation 
objectives.   

 
4.8 Planning Archaeologists Historic Environment Services – The proposal 

includes the demolition of the Cranbrook Centre –part of which appears to 
have originally formed part of the 19th Century workhouse at the site. Although 
the building has been extensively altered and its significance as a heritage 
asset diminished it is worthy of recording prior to its demolition. Request a 
condition requiring historic recording of the premises.     

 
4.9 Norfolk County Council Infrastructure Requirements -The infrastructure, 

service and amenity requirements arising from the development are set out 
the County council’s adopted Planning Obligation Standards. The County 
Council would raise an objection if the attached list of requirements were not 
satisfactorily dealt with in a legal agreement with the applicant No 
contributions will be sought for Nursery, High School and Sixth form (where 
there is existing capacity) however contributions will be sought for Primary 
school provision St Nicholas primary is oversubscribed by two places, library 
book provision at £60 per dwelling. To be secured by Section 106 agreement.  
One fire hydrant at developers cost to be secured by a condition.  

 
4.10 Environmental Health – Comments with regard to issues associated with 

noise, contaminated Land and issues associated with noise from demolition 
and construction work. Conditions requested regarding hours of construction, 
control of dust and Contamination requires a Remediation Method Statement 
and full validation of the works carried out. In terms of Surface Water Disposal 
the site lies in the Northgate Critical Drainage area as identified by the draft 
Surface Water Management Plan. The applicant should give serious 
consideration to the disposal of surface water and encouraged to look at a 
sustainable solution     

 
5. Policy:-  
 
5.1 POLICY HOU4  
 
 PROPOSALS FOR RESIDENTIAL DEVELOPMENT IN EXCESS OF 10  
 DWELLINGS WILL BE REQUIRED TO COMPLY WITH THE FOLLOWING  
 CRITERIA. * 
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(A) THE SITE SHOULD BE IN OR ADJACENT TO AN EXISTING 
 SETTLEMENT; 
 
(B) THE DEVELOPMENT SHOULD NOT EXTEND INTO OPEN  

COUNTRYSIDE UNLESS SPECIAL JUSTIFICATION IS GIVEN (FOR 
EXAMPLE, WHERE SIGNIFICANT ENVIRONMENTAL OR AMENITY 
GAINS COULD BE ACHIEVED TO THE BENEFIT OF THE 
COMMUNITY); 
 

(C) SATISFACTORY ACCESS COULD BE MADE AVAILABLE AND  
TRAFFIC GENERATED BY THE PROPOSAL WOULD NOT HAVE A 
SIGNIFICANT EFFECT ON THE LOCAL HIGHWAY NETWORK THAT 
COULD NOT BE AMELIORATED BY FURTHER INFRASTRUCTURE 
PROVISION OR IMPROVED PUBLIC TRANSPORT LINKS; 
 

(D)      THE DEVELOPMENT WOULD BE OR HAS THE POTENTIAL TO BE  
 WELL SERVED BY PUBLIC TRANSPORT; 
 

(E) THERE WOULD BE NO LOSS OF SITES OF LANDSCAPE OR  
 WILDLIFE IMPORTANCE; 
 
(F) THERE WOULD BE NO LOSS OF BEST AND MOST VERSATILE  

AGRICULTURAL LAND OR AREAS OF SPECIAL LANDSCAPE 
VALUE; 
 

(G) THERE WOULD BE NO HARM TO THE HISTORIC ENVIRONMENT;  
 AND, 
 
(H) SITES SHOULD NOT BE SUBJECT TO COASTAL (MARINE)  

EROSION OR BE SUBJECT TO FLOOD OR BE ON LAND OF 
KNOWN INSTABILITY. 

 
* The above criteria may in exceptional circumstances not relate to all of the 
allocated sites. 

 
 
5.2      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.) 
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5.3 The National Planning Policy Framework (NPPF)  
 

a) Paragraph 38 of the NPPF states:- For larger scale residential 
developments in particular, planning policies should promote a mix of uses 
in order to provide opportunities to undertake day-to-day activities including 
work on site. Where practical, particularly within large-scale developments, 
key facilities such as primary schools and local shops should be located 
within walking distance of most properties. 

 
b) Paragraph 58 states “Housing should be based on current and future 

demographic trends and the needs of different groups in the community” 
 

The NPPF also states as one of the core planning principles should underpin 
Plan making and decision-taking; this being:-  

 
Encourage the effective use of land by reusing land that has been previously 
developed (brownfield land), provided that it is not of high environmental 
value. 

 
6. Assessment :- 
 
6.1 This is a brown-field site within the built up area of Great Yarmouth. The 

application is in outline with only the means of access to be determined as 
part of the applications   and the number of residential units.  In terms of the 
access highways have made a number of recommendations that the applicant 
is addressing and this includes a mini roundabout on to Beaconsfield.      

 
6.2      Whilst the application is accompanied by indicated drawings showing a mix of 

dwelling types between two and three storeys, they are a good example of 
how the site could be developed and sets out the parameters for development 
and the conditions to be imposed on the planning permission should the 
application be granted planning consent. In addition to this the application will 
also need to be subject to a Section 106 Agreement under the Town and 
Country Planning Act for the provision of Affordable Housing, Open 
Space/play equipment and school places and library books as outlined above.       

 
  6.3 The main issues for Members to consider as part of the principle of 

development of this site at this stage is the fact that the site is shown to be in 
Flood Zone 3 of the Environment Agency Flood maps and that this is in area 
in Northgate that has identified as a Critical drainage area in the draft Surface 
Water Management Plan.  

 
6.4      The letter from the Environment Agency (EA) clearly set out there 

recommendations for the proposal along with a comprehensive assessment of 
the site specific Flood Risk Assessment submitted with the application along 
with the conditions they require to be imposed should Members be minded to 
approve   the application.  
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6.5      Within the letter from   the EA reminds us as the Local Planning Authority 
(LPA) of the two fold test under the National Planning Policy 
Framework(NPPF)  that should be undertaken namely the Sequential test and 
the Exception Test  before the application is determined.  

 
6.6     The NPPF requires that flood risk is taken into account in the planning process 

to avoid inappropriate development in areas at risk of flooding and to direct 
development away from areas at highest risk.  

 
6.7      The Sequential Test requires us to be satisfied that the development offers 

wider sustainable benefits which out weigh the flood risk. The exceptions Test 
requires the submission of a Flood Risk Assessment (FRA) which 
demonstrates the development will be safe for the lifetime of the development 
without increasing flood risk elsewhere. The EA are satisfied that the FRA 
submitted with the application provided with the information to meet the needs 
of the exception tests and that they are not raising an objection provided we 
consider the development to be safe for the life time of the development.  

 
6.8      In order for Members to understand the risk to this site extracts from text of 

the applicants FRA is attached to the report.  
 
6.9 The FRA shows that the principle source of flooding is the River Bure which is 

400m to the west. The risk of flooding from other sources   such as ground 
water or surface water is low. Although the development can be made  safe 
from flooding in the current situation taking into account the flood defences – 
the EA maps to not take into account the flood defences-  the development is 
protected from tidal flooding for all events and including a the 1 in 1000 year 
tidal event. Over the life time of the development  taking climate change 
however could lead to overtopping of the flood  defences that would affect the 
development In addition , any form of breach failure of the defences during a 
flood event would also affect the development.  

 
6.10    The FRA at Section 2 Research sets out the Flood Risk sources along with 

the current levels on the site and the associated risks to the site from flooding 
Section 3 includes a discussion on the flood leading to the conclusions and 
recommendations   for minimum finished floor levels and flood resilient 
measures and techniques. In addition there should be a flood evacuation plan 
for the occupants of the dwellings.  

 
6.11    The FRA also addresses the risk of surface water flooding in the area in and 

around the site as a result of its proposed development. Whilst the report puts 
asserts that the proposal with will incorporate a number of measures to 
reduce and deal with the surface water associated with the development it 
has been highlighted by the consultees of the need to incorporate a fully 
sustainable drainage system that does not put surface water into the 
sewerage system. Conditions are requested and set out above to address this 
issue.  

 
7. Conclusion 
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7.1 In the current situation the site can be considered a sustainable location for 
development. The site makes good use of a brownfield site in a location that 
is close to all facilities. In the longer time, in terms of flood risk to the site, 
provided that any approval is subject to the finished floor levels and 
recommendations set out in the conclusions and recommendations in the 
FRA including a flood evacuation plan, it should enable this proposal to be 
considered a sustainable development safe for the lifetime of the development 
within a coastal community taking into account the vulnerability of its users 
without increasing flood risk else where. A new drainage system on site 
should also deal with surface water flooding.    

 
7.2 Any decision to approve the application will be subject to the applicant 

entering into a section 106 Agreement commuted payments in relation to the 
non provision of the element play and open space not provided on site, 
together with an agreed level of social housing.   

 
8. Recommendation  
 
8.1 Approve subject to the applicant entering into a Section 106 Agreement with 

regard to affordable housing provision, contributions required by the County 
Council, together with a commuted payment in respect of the shortfall of open 
space provision, together with a capitalised maintenance sum for the open 
space provision on the site. The proposal is considered to comply with the 
above mentioned policies of the Great Yarmouth Borough-Wide Local Plan, 
subject to meeting the requirements of the Highway authority, Environment 
Agency, Anglian Water Archeologically and the Emergency Planning Officer.  
It would also meet the objectives of the NPPF. 
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