
 

Development Control Committee 

 

Date: Tuesday, 25 February 2014 

Time: 18:30 

Venue: Council Chamber 

Address: Town Hall, Hall Plain, Great Yarmouth, NR30 2QF 

 
AGENDA 

 
 

CONTENTS OF THE COMMITTEE AGENDA 
PLANNING APPLICATIONS & CONDUCT OF THE MEETING 

 
 

Agenda Contents 
 
This agenda contains the Officers’ reports which are to be placed before the Committee.  
The reports contain copies of written representations received in connection with each 
application.  Correspondence and submissions received in time for the preparations of the 
agenda are included.  However, it should be noted that agendas are prepared at least 10 
Working Days before the meeting.  Representations received after this date will either:- 
 
(i) be copied and distributed prior to or at the meeting – if the representations raise new 

issues or matters of substance or, 
(ii) be reported orally and presented in summary form by the Principal Officer of the 

Committee – especially where representations are similar to, or repeat, previous 
submissions already contained in the agenda papers. 

 
There are occasions when the number of representations are similar in nature and repeat the 
objections of others.  In these cases it is not always possible for these to be included within 
the agenda papers.  These are either summarised in the report (in terms of numbers 
received) and the main points highlighted or reported orally at the meeting.  All documents 
are available as ‘background papers’ for public inspection. 
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Conduct 
 
Members of the Public should note that the conduct of the meeting and the procedures 
followed are controlled by the Chairman of the Committee or, if he/she so decides, the Vice 
Chairman.  Any representations concerning Committee procedure or its conduct should be 
made in writing to either – 
 
(i) The Planning Group Manager, Town Hall, Great Yarmouth.  NR30 2QF 
(ii) The Monitoring Officer, Town Hall, Great Yarmouth.  NR30 2QF 
 
 

DEVELOPMENT CONTROL COMMITTEE 
 

PUBLIC CONSULTATION PROCEDURE 
 

(a) Thirty minutes only will be set aside at the beginning of each meeting to deal with 
applications where due notice has been given that the applicant, agent, supporters, 
objectors, and any interested party, Parish Council and other bodies (where 
appropriate) wish to speak. 

 
(b) Due notice of a request to speak shall be submitted in writing to the Planning Group 

Manager one week prior to the day of the Development Control Committee meeting. 
 
(c) In consultation with the Planning Group Manager, the Chairman will decide on which 

applications public speaking will be allowed. 
 
(d) Three minutes only (or five minutes on major applications at the discretion of the 

Chairman) will be allowed to (i) objectors together, (ii) an agent or applicant and (iii) 
supporters together, (iv) to a representative from the Parish Council and (v) Ward 
Councillors. 

 
(e) The order of presentation at Committee will be:- 
 
(1) Planning Officer presentation with any technical questions from Members 
(2) Agents, applicant and supporters with any technical questions from Members 
(3) Objectors and interested parties with any technical questions from Members 
(4) Parish Council representatives, Ward Councillors and Others with any technical 

questions from Members 
(5) Committee debate and decision 
 

 

  DECLARATIONS OF INTEREST 

You have a PERSONAL INTEREST in a matter being discussed at a 
meeting IF 

 It relates to something on your Register of Interests form; or 
 A decision on it would affect you, your family or friends more than 

other people in your Ward. 

You have a PREJUDICIAL INTEREST in a matter being discussed at a 
meeting IF 
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 It affects your financial position or that of your family or friends 
more than other people in your Ward; or 

 It concerns a planning or licensing application you or they have 
submitted 

 AND IN EITHER CASE a reasonable member of the public would 
consider it to be so significant that you could not reach an unbiased 
decision. 

If your interest is only PERSONAL, you must declare it but can still speak 
and vote.  If your interest is PREJUDICIAL, you must leave the 
room.  However, you have the same rights as a member of the public to 
address the meeting before leaving. 

 

1 MINUTES 

To confirm the minutes of the meeting held on 21 January 2014. 

 

5 - 11 

2 PUBLIC CONSULTATION 

Members are reminded that at the beginning of the meeting those applicants 
who have requested to address the Committee on their application, and with the 
approval of the Chairman, will be allowed to do so in accordance with the agreed 
procedure as detailed above. This session will last for 30 minutes only. 
 

  

3 PLANNING APPLICATIONS 

To consider the Planning Group Manager's schedule of planning applications as 
follows:- 
 

  

(a) Application No. 06-13-0736-F - 7 May Cottages, Back Road, 

Winterton 

Ground & first floor extensions to form care home at ground floor & adjacent 
domestic accommodation at first floor, associated car parking and improved 
vehicular access. 

 

12 - 71 

(b) Application No. 06-13-0679-F - Elmhurst Court Estate, Leman 

Road, Gorleston 

Removal of existing large goal posts to copse area & replace with smaller goal 
posts and netting, new play area with timber apparatus. Centre quadrangle area, 
new picnic benches and young children's play area. 

 

72 - 85 

(c) Application No. 06-13-0601-O - Glenegales (Land adjacent), Butt 

Lane, Burgh Castle 

Development of 5 residential dwellings. 

 

86 - 95 

(d) Application No. 06-13-0551-O - Lichfield Road, Southtown, 

Great Yarmouth 

Outline application for the demolition of 48 lock-up garages and the erection of 
eight houses. 

 

96 - 103 
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(e) Application No. 06-13-0672-F - Land adjoining 6 The Naze, 

Belton 

One detached house and garage. 

 

104 - 
114 

4 PLANNING APPLICATIONS CLEARED BETWEEN 1-31 

JANUARY 2014 

To note the planning applications cleared between 1 - 31 January 2014 by the 
Planning Group Manager and the Development Control Committee. 

 

115 - 
124 

5 OMBUDSMAN AND APPEAL DECISIONS 

To note any appeal or Ombudsman decisions. 
 

  

6 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. 

 

  

7 EXCLUSION OF PUBLIC 

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

Committee 

 

Minutes 
 

Tuesday, 21 January 2014 at 18:30 
  

PRESENT: 
Councillor Castle (in the Chair), Councillors Blyth, Collins, Cunniffe, Fairhead, 
Holmes, Jermany, Marsden, Reynolds, Robinson-Payne and D Thompson. 

 

Apologies for absence were received from Councillors Field and Shrimplin. 

 

Mr D Minns (Planning Group Manager), Mrs E Helsdon (Technical Officer) and Mrs C Webb 

(Senior Member Services Officer). 

 

1 MINUTES 1  
 
The minutes of the meeting held on 17 December 2013 were confirmed. 

 

2 PUBLIC CONSULTATION 2  
 
In accordance with the agreed procedure for public consultations, the committee 
considered the following applications: 

 

3 PLANNING APPLICATIONS 3  
               
 

3a Application No. 06-13-0594-F - Fritton Lake Lodges, Church Lane, Fritton 
(a)  
Fritton Lake has offered many different visitor uses over the last 30 years or so from 
leisure-park to wedding venue, riding centre and hotel/restaurant.  The predominant 
current use is as a restaurant with associated woodland holiday lodges located in the 
wider landscape.  There is a long planning history related to the venue, the most 
recent being the holiday lodges.  
 
There has been some confusion over the precise number of lodges proposed, 
however, to clarify, in total there are 6 additional lodges already approved under 
06/07/0755/F which are being repositioned to suit the new layout of the application 
area and the proposed addition of 45 lodges thereby taking the total number of lodges 
to 51. 
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There are various land uses in the immediate area including agricultural land, leisure 
and recreation and small residential settlements and isolated dwellings.  
 
The Committee considered the details of the application for the proposed lodges and 
associated infrastructure comprising 45 new lodge positions and change of use. 
 
The Planning Group Manager reported that two letters of objection had been received 
concerning over development and unsuitable access.   
 
The Parish Council had raised no objections subject to agreement over sewerage as 
problems had been prevalent in the past.  
 
The Highways Agency had raised no objections subject to the condition that a turning 
bay would be provided when the number of proposed lodges exceeded the stated 
planning permission and triggered the highways improvement. 
 
The Planning Group Manager reported that it was considered that the proposed 
development would not have such a significant or detrimental impact as to warrant 
refusal of the scheme. However, it was recognised that some local residents had 
suffered from some difficulties in relation to Highways. Therefore, in the absence of 
objections from Norfolk County Highways and the Highways Agency it would be 
difficult to sustain an objection on this point alone and therefore the scheme was 
recommended for approval.  
 
A Member asked whether there were any occupancy restrictions in situ on the 
lodges.  The Planning Group Manager reported that there was a 28 day occupancy 
clause in any one period.   
 
The applicant's agent reported the salient areas of the application and assured the 
Committee that the required signage had been put in place to keep traffic away from 
Church Lane and direct them to use the main entrance.  He further reported that 
proposed improvements to the A143 would improve traffic flow and that occupancy 
levels were strictly monitored by the owner.   
 
A local resident reported that the improved signage had not prevented visitors using 
Church Lane to access Fritton Lake.  The proposed increase in the number of lodges 
on the site would in effect double the size of the village of Fritton, therefore, 
increasing the burden on the sewerage system. 
 
The Chairman asked whether the dramatic decrease in day visitors had lessened the 
traffic impact for Church Lane residents and that weekly visitors staying in the lodges 
would result in much less vehicle movements.   
 
RESOLVED: 
That Application Number 06/13/0594/F be approved as it was considered that the 
proposed development would not have such a significant or detrimental impact on the 
surrounding area.  
 
 
 
  
 

3b Application No 06-13-0614-CU - Former Mecca Bingo Hall, 85-87 Regent 
Road, Great Yarmouth (b)  
 
The building subject to this application was a very prominent and architecturally 
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significant Grade II listed building on Regent Road and was also within a 
Conservation Area.  It was the former Regent Cinema which opened in 1914 and was 
later turned into a bingo hall with amusement arcade in the mid 1980's.  Mecca bingo 
left in December 2011 and an alternative use has not been found thus far. 
 
The submitted application seeks approval for a change of use from bingo hall to a 
club.  The supporting documents state that the club will be for adults only providing 
entertainment in cabaret form together with a night club. 
 
The Design and Access Statement suggests that the night club element will play a 
secondary role to the main activities of family orientated concerts and a comedy club 
element, which will be all year round and not seasonal although naturally, the summer 
season is likely to be busier than the winter. 
 
The Committee considered the Planning Applications for the Change of Use to add 
use class 4 (drinking establishments) and sui generis (night club), A1 shop from part 
D (assembly and leisure). 
 
The Planning Group Manager reported that three letters of objection had been 
received.  He reported suggestions made by the Environmental Health Department 
who would not object to the premises opening during the day and evening, if their 
suggested conditions were attached to any permission, if not, they recommended that 
it should be refused on noise grounds.  
 
Members were concerned over the proposed hours of operation which had been 
requested i.e. until 4am 7 days per week. They suggested that the night club should 
close at 12 midnight Sunday to Wednesday and only be allowed to open until 4am 
Thursday to Saturday.   
 
The Planning Group Manager reported that the hours of operation would be 
determined by the Licensing Committee.   
A Member reported that he was pleased that such a fine building was being brought 
back into use and that the application should be approved.  
 
The Planning Group Manager reported that the proposal was considered to constitute 
a suitable re-use of this large and significant building and with appropriate conditions 
of opening times and potential agreement over additional CCTV coverage, if 
Members deemed this necessary, was therefore recommended for approval. 
 
The applicants agent reported the salient areas of the application and the intended 
use of the night club.  The Chairman asked who the target audience was.  The agent 
reported that they were hoping for both local trade and visitors from outside the 
Borough.  The late opening hours until 4am would purely operate on a seasonal basis 
only.   
 
A Member reported her concerns that no responses had been received from Norfolk 
Constabulary or the Greater Yarmouth Tourist Authority. 
 
A Ward Member reported that although she had concerns over the proposed opening 
times she was pleased to see that such a significant local building would be brought 
back into use.   
 
The Chairman reported that he was pleased to see a new nightclub in the Borough as 
several had been lost over the last few years eg. The Garibaldi and Rosies. 
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RESOLVED: 
That Planning Application Number 06/13/0614/CU be approved as the proposal was 
considered to constitute a suitable re-use of this large and significant building with 
appropriate conditions on opening times and the requested conditions from 
Environmental Health.  The scheme was thought to be an acceptable form of 
development that accords with the provisions of the adopted Great Yarmouth 
Borough Council and National Planning Policy Framework. 

 

3c Application No. 06-13-0650-CU - Rembrandt, 7 Trafalgar Road, Great 
Yarmouth (c)  
 
Councillors Collins, Marsden and Reynolds declared a personal non prejudicial 
interest in the following item on grounds that they were Board Members on the 
Great Yarmouth Tourist Authority. 
 
Number 7 Trafalgar Road is a large Victorian terraced property located within a 
'Secondary Holiday Area' as defined in the Great Yarmouth Borough Wide Local 
Plan.  It is also adjacent to, but not within, a Conservation Area.  The area is mixed 
use in nature, however there are a relatively high proportion of guest houses along 
Trafalgar Road. 
 
The proprietors of the guest houses have requested that Trafalgar Road be changed 
from a Secondary Holiday Area to a Prime Holiday Area.  There are ongoing reviews 
within the revisions of the Core Strategy and future Development Plan Documents, 
however these are at the very early stages and therefore no weight can be given to 
them and any proposed development is subject to assessment under the current 
Local Plan. 
 
The Committee considered the application for change of use from a Guest House to 
residential dwelling.  The Planning Group Manager reported that six letters of 
objection had been received, citing, loss of holiday accommodation, impact on value 
of area for tourism purposes, Impact on the character of the area, to include Trafalgar 
Road as a Prime Holiday Area and that change of use would not be a problem 
provided it did not become a House in Multiple Occupation. 
 
The Planning Group Manager reported that the inclusion of Trafalgar Road within the 
Prime Holiday Area as currently defined in the adopted Great Yarmouth Borough 
Wide Local Plan (GYBWLP) had not yet occurred and was sometime away from 
being adopted within the Core Strategy, if at all. Therefore, Members needed to be 
mindful that the application needed to be dealt with in the current policy term. ie. in a 
Secondary Holiday Area.   
 
Policy TR12 allowed for the loss of some holiday accommodation and it was 
considered that the proposed change of use, broadly complied with the policy.  The 
proposal for change of use from Guest House to residential use was considered 
acceptable and would not have a significant or detrimental impact on the amenities of 
the area and accords with the provisions of the adopted GYBWLP and was therefore 
recommended for approval. 
 
A local resident reported her concerns and those of her neighbours.  Their aspirations 
to keep the road as Guest House accommodation should be supported by the Council 
as the properties were widely advertised in local tourism literature as the flagship 
tourist area of the town.  
 
Members were supportive of the residents and expressed concerns that the area had 
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not been designated as a Primary Holiday Area. 
 
A Ward Councillor spoke on behalf of his constituents and urged the Development 
Control Committee to refuse the application as Trafalgar Road was an integral part of 
our Tourism offer.   
 
The owner of the property reported the reasons why his family had applied for 
residential use.  Several family members were now living in the property, one of them 
having special needs and this had resulted in it being un-viable for them to operate as 
a Guest House business.   
 
Members were minded to refuse the application even though the property was not 
situated in a Primary Holiday Area. This area of the Borough was unique and the 
Council needed to recognise and support its conservation as holiday 
accommodation.  
 
RESOLVED: 
That Planning Application Number 06/13/0650/CU be refused, contrary to the advice 
of the Planning Group Manager on the grounds that the proposed development would 
have a significant adverse effect, individually on the character of the area and that in 
the case of it being an acceptable proposal for a change of use, would not result in an 
improvement to the remainder of the Guest Houses. 
   
 

3d Application No. 06-13-0643-F - Land to South of Kings Drive, Bradwell (d)
  
Councillor Castle declared a personal non prejudicial interest in the following 
item on the grounds that he was the Cabinet Member for Schools and 
Education at Norfolk County Council 
 
The site in question was a triangular area of land to the south of the Kings Drive 
development which is currently under construction.  The site was bordered on the 
south and west by the unmade track, Clay Lane and open fields to the east. The site 
was outside the current Village Development Limit for Bradwell. 
 
A planning application for development of the site was submitted in 2013 (ref 
06/13/0232/F) but this was withdrawn following comments made by the Historic 
Environment service and the need for an Environmental Impact Screening Opinion. 
 
The Committee considered the application for residential development of 28 dwellings 
including all site works.  The Planning Group Manager reported that no letters of 
objections had been received from local residents.  Revised Highways Plans had 
been received and the Highways Agencies had since reported that they had no 
objections. The Parish Council had raised concerns over Surface water drainage, 
however, Anglian Water had since upgraded the Lords Lane pumping station and this 
would hopefully address this problem.   
 
The Planning Group Manager reported that a development such as this would 
normally require an element of affordable housing, however, in this case the 
developers have put forward a case that the site would not be financially viable if this 
was enforced.  Therefore, the viability report was being assessed.   
 
Although the site was outside the existing village development limit for Bradwell and 
was therefore contrary to the current Local Plan, it was identified in the draft core 
Strategy as a site that was potentially deliverable and there was no objection to 
development going ahead prior to the formal adoption of the Core Strategy and was 
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therefore subject to approval. 
 
The Planning Group Manager reported the issue of the upgrading of surface water 
drainage in Lords Lane which had been highlighted in a previous planning application 
and which still needed to be addressed. 
 
The Applicant's agent reported that he had nothing further to add to the Planning 
Group Manager's comments. 
   
RESOLVED: 
That Planning Application Number 06/13/0643/F be approved subject to Highways 
requirements and standard conditions regarding contamination, Surface Water 
drainage and Landscaping. The requirements of the Section 106 agreement 
regarding contributions to infrastructure improvements and play space/open space to 
be subject to negotiation with the developer. 
 

 

3e Application No. 06-13-0614-CU - Land at Wheatcroft Farm, Bradwell 
(A143 Link Road) (e)  
 
Construction of a new Link Road from A143 Beccles Road, Bradwell to a proposed 
roundabout to be constructed to serve retail development at Beaufort Way, Gorleston 
and to link with A12.  Proposed Link Road to comprise of a single carriageway 
highway, including grass verges, shared cycleway and footway and other associated 
works, including highway improvements on the A143 in the vicinity of the junctions 
with Browston Lane and New Road. 
 
The Committee considered the application for the construction of a new Link Road 
from the A143 Beccles Road,Bradwell. 
 
The Planning Group Manager reported that this planning application would be 
determined by Norfolk County Council with the Council being a consultee.   
 
RESOLVED: 
That Planning Application Number 06/13/0614/CU be supported by the Borough 
Council and to recommend approval of the application subject to the details set out in 
the supporting documents to Norfolk County Council. 

 

4 PLANNING APPLICATIONS CLEARED BETWEEN 1-31 DECEMBER 2013 
4  
The Committee received the Planning Group Manager's schedule in respect of 
applications cleared during the period 1 December 2013 - 31 December 2013 under 
Delegated Powers, together with those determined by the Development Control 
Committee. 

 

5 OMBUDSMAN AND APPEAL DECISIONS 5  
 
To note that there were no appeal or Ombudsman decisions. 
 

 

6 ANY OTHER BUSINESS 6  
 
There was no other business.  
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7 EXCLUSION OF PUBLIC 7  
             
 

The meeting ended at:  19:50 
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Application Reference: 06/13/0736/F   Committee Date: 25 February 2014 

Schedule of Planning Applications     Committee Date: 25 February 2014 
 
Reference: 06/13/0736/F 

         Parish: Winterton 
   Officer: Mr G Clarke 

Expiry Date: 10-02-2014 
Applicant: Ms J Larter 
 
Proposal: Ground and first floor extensions to form care home at ground floor and 
additional domestic accommodation at first floor, associated car parking and 
improved vehicular access.  
 
Site:  7 May Cottages 
  Back Road 
  Winterton  
 
 
REPORT 
 
1.0Background / History :- 
 
1.1The group of houses known as May Cottages consists of a terrace of traditional 
red brick and tiled properties on the east side of Back Road, as usual with dwellings 
of this age various alterations have been carried out over the years such as 
extensions, replacement windows and colour washing.  The terrace is sited towards 
the eastern boundary so the houses have long front gardens and small back 
gardens, no.7 is on a larger plot than any of the other houses with a sizeable garden 
to the side as well as the front.  To the east of May Cottages are Winterton dunes 
and to the south of the application site is a property in a large garden called Manor 
House.  
 
1.2 The section of Back Road which serves May Cottages is an unadopted, 
unsurfaced road which has a right angle bend at the south end where it joins the 
adopted part of Back Road and a similar junction at the north end where it joins Old 
Chapel Road. 
 
1.3 The site is within the Winterton conservation area. 
 
1.4 In 2012 an application for a similar proposal (06/12/0655/F), albeit with larger 
extensions, was refused for three reasons :- 1) The access to the site is along an 
unadopted, unmade, narrow section of Back Road with no footpath or street lighting 
and with a difficult right-angle bend for large vehicles to negotiate.  No evidence has 
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Application Reference: 06/13/0736/F   Committee Date: 25 February 2014 

been submitted to demonstrate that the access arrangements are suitable for 
ambulances; 2)  The proposal involves a major extension to the property which will 
significantly alter the character of the building and its setting at the end of an iconic 
terrace of former fishermen’s cottages and lead to development which is 
unsympathetic to the character and appearance of the Conservation Area in terms of 
its scale, form, massing and design and 3)  Insufficient information has been 
submitted with the application to show that the development and its operation as a 
care home would not significantly affect the amenities of the occupiers of adjoining or 
neighbouring properties.  
 
1.5 This application is for two storey and single storey extensions and formation of a 
care home at ground floor level, the applicant has submitted a planning statement 
explaining how the property will operate and also how the applicant feels that the 
current proposal overcomes the reasons for refusal of the previous application, a 
copy of which is attached. 
                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                             
2.0 Consultations :- 
 
2.1 Neighbours/Conservation Area Advertisement – 8 letters of objection and a 
petition signed by 15 people have been received, 1 letter of support and a petition 
supporting the proposal signed by 82 people have been received.  The MP has also 
written on behalf of constituents who are concerned about the application.  The main 
reasons for objection are access, effect on the conservation area and lack of 
services.  Copies of the letters are attached. 
 
2.2 Parish Council – Access is very restricted due to a narrow entrance to the 
unadopted road at both ends.  This would cause problems with large construction 
vehicles and emergency services getting to the site.  Damage has already been 
caused by large vehicles trying to access the area.  The road is very uneven with 
many potholes – not suitable for access to a care home.  The Parish Council cannot 
support this application. 
 
2.3 Highways – The Highways Officer has commented that the proposed 
development is served by a private, unmade road with no separate pedestrian 
facilities which falls outside the jurisdiction of the Highway Authority.  It is likely that 
the proposals will generate some additional traffic movements but they do provide 
ample parking and turning provision for a development of this nature.  He then goes 
on to request that, if approved, standard Highway conditions are applied regarding 
the parking area and any gates or other means of obstruction. 
 
2.4 Environmental Health – Concerns about potential effects of construction noise – 
hours of work condition should be imposed. 
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Application Reference: 06/13/0736/F   Committee Date: 25 February 2014 

2.5 Conservation Officer – Principle of extension can be supported, suggests some 
design amendments. 
 
3.0 Policy :- 
 
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.) 
 
POLICY HOU21 
 
PROPOSALS FOR THE CHANGE OF USE OR CONSTRUCTION OF NEW 
RESIDENTIAL HOMES OR NURSING HOMES FALLING WITHIN USE CLASS C2 
OF THE TOWN AND COUNTRY PLANNING (USE CLASSES) ORDER 1987 WILL 
BE PERMITTED PROVIDED THE APPLICANT CAN DEMONSTRATE THAT THE 
PROPOSAL MEETS THE FOLLOWING CRITERIA: 
 

(A)  THE SITE HAS GOOD ACCESS, APPROACH ROADS AND FOOTWAYS 
AND HAS REASONABLE ACCESS TO A RANGE OF PUBLIC 
TRANSPORT, COMMUNITY FACILITIES, A LIBRARY/MOBILE LIBRARY, 
PLACES OF WORSHIP, PLACES OF ENTERTAINMENT, A DOCTOR’S 
SURGERY AND SHOPPING FACILITIES, INCLUDING A POST OFFICE. 

 
(B) THE SITE SHOULD BE REASONABLY LEVEL AND BE LOCATED IN THE 

URBAN AREA OF GREAT YARMOUTH, GORLESTON OR CAISTER, OR 
WITHIN THE VILLAGE DEVELOPMENT LIMITS SHOWN ON THE 
PROPOSALS MAP; 

 
(C) GARDEN SPACE IS PROVIDED SUFFICIENT IN AREA TO MEET THE 

NEEDS OF THE RESIDENTS OF THE DEVELOPMENT; 
 

(D) IMPLEMENTATION OF THE PROPOSAL WOULD NOT RESULT IN MORE 
THAN 10% OF SIMILAR ESTABLISHMENTS IN ANY ONE BLOCK OF 
DEVELOPMENT ENCLOSED BY THE PUBLIC HIGHWAY SYSTEM; 

 
(E) SO FAR AS POSSIBLE, EXISTING LANDSCAPE FEATURES OF 

SIGNIFICANCE ON THE SITE ARE PRESERVED; 
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Application Reference: 06/13/0736/F   Committee Date: 25 February 2014 

 
(F) ACCESS ARRANGEMENTS ARE SUITABLE FOR AMBULANCES, WITH 

PARKING AND SERVICING SPACE PROVIDED IN ACCORDANCE WITH 
APPENDIX (A) OF CHAPTER 3 OF THE PLAN; 

 
(G) THE SITE IS OUTSIDE AN AREA SHOWN AS PRIME HOLIDAY 

ACCOMMODATION ON THE PROPOSALS MAP; AND, 
 

(H) COMPLIANCE WITH OTHER RELEVANT POLICIES OF THE PLAN. 
 
WHERE THE PROPOSAL INVOLVES CONVERSION OF AN EXISTING 
BUILDING, THE FOLLOWING ADDITIONAL CRITERIA WILL APPLY: 
 

(I) CONVERSION COULD BE ACHIEVED WITHOUT NEED FOR MAJOR 
EXTENSION WHICH WOULD SIGNIFICANTLY IMPINGE ON THE 
CHARACTER OF THE BUILDING; 

 
(J) THE DEVELOPMENT AND/OR ITS OPERATION WOULD NOT 

SIGNIFICANTLY AFFECT THE AMENITIES OF THE OCCUPIERS OF 
ADJOINING OR NEIGHBOURING BUILDINGS; AND, (where appropriate) 

 
(K) IN THE CASE OF A LISTED BUILDING, THE DEVELOPMENT WOULD 

PRESERVE THE BUILDING OR ITS SETTING OR ANY FEATURES OF 
SPECIAL ARCHITECTURAL OR HISTORIC INTEREST IT POSSESSES. 

 
(Objective: To ensure a good quality of life for the elderly and infirm and safeguard 
the character of existing areas.) 
 
4.0 Assessment :- 
 
4.1 The previous application showed a two-storey side extension which was 5.6m 
wide and the same height and depth as the original house, to the side of this was a 
single storey extension measuring 3.7m wide.  The application also included a single 
storey extension at the front of the house which extended out by 7.3m.  With this 
application the two-storey side extension has been reduced to 4.6m wide but the 
single storey side extension has been increased to 4.7m.  The front extension will be 
across the full width of the original house and two-storey extension and will project 
out by 1.8m, there will also be a further, smaller extension to the front of this part 
which will extend out another 1.8m. 
 
4.2 Internally the ground floor accommodation will consist of three bedrooms with en-
suite facilities and a sitting room for care home residents, the kitchen will be 
extended to cater for both the owner’s use and care home use.  The first floor will 
have three bedrooms, study, bathroom and living room for the owner’s use. 
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4.3 The application site has a plot width of approximately 15m which is twice the 
width of the rest of the houses in the terrace so the extensions will not be an 
overdevelopment of the plot.  The two-storey extension will be seen as an extension 
to the line of houses and will not look out of place in the conservation area. 
 
4.4 The main objections to the proposal are the condition of the unmade part of Back 
Road and the difficulties of turning into this part of the road from the adopted 
highway at either end.  Damage has been caused to walls and fences by vehicles 
trying to enter and exit the unmade section and vehicles have driven over driveways, 
private verges and garage forecourts in manoeuvring around the area.  Residents 
are concerned that the proposed use and the delivery vehicles involved in the 
construction works will make the situation worse and cause more damage. 
 
4.5 The applicant has submitted information to show that a fire engine has been able 
to reach the property in the past and also that an oil company has been able to 
deliver.  This evidence would also indicate that ambulances are also able to access 
the site and which was part of the reason for refusal of the previous application.  The 
care home facility will be for a maximum of three persons specialising in care for 
those who are no longer able to support themselves in their own home.  The home 
will be run by the applicant with some help from local people who live within walking 
distance so should not generate a great deal of additional traffic. 
 
4.6 The road system serving May Cottages is poor and not suitable for heavy 
vehicles but having said that the problems of access reported by the objectors 
already exist and will continue to happen whatever decision is made on the 
application.  What has to be considered is whether the house as extended and its 
proposed use will make this existing situation any worse.  7 May Cottages stands on 
a larger plot than the rest of the terrace and if the applicant just wished to build 
extensions on the house there would be no justification in refusing them.  Access for 
builders and delivery vehicles is not a reason to refuse a planning application as they 
could use smaller vehicles and once the development is finished access will no 
longer be required.   
 
4.7 The main aspect of the application to be considered is whether the proposed use 
as a care home will generate significant amounts of traffic that would lead to an 
increase in the existing problems in the area.  The applicant has stated that she will 
be running the home and that any extra staff will be local and will not be driving to 
the site.  The residents themselves will not have cars but there could be extra traffic 
from visiting healthcare people and ambulances.  As the home is for a maximum of 
three people it is unlikely that it will generate a significant amount of additional traffic. 
 
4.8 Criterion A of Policy HOU21 requires new homes to have good access, approach 
roads, etc which obviously does not apply in this case however that Policy is 
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intended to relate to new residential homes or nursing homes of a larger scale than 
is proposed here.  Class C3 of the Town and Country Planning (Use Classes) Order 
allows for up to six residents living together as a single household including where 
care is provided.  In this case it is felt that the use falls within Class C2 because the 
applicant will live separately to the elderly residents and the extensions are being 
built specifically for this purpose but with only some minor changes to the operation it 
could be argued that planning permission is not required for the use as a care home. 
 
4.9 Taking the above into account it is considered that the proposal complies with all 
of the other Policy criteria and it would be difficult to justify refusal of the proposal on 
traffic grounds alone.  The recommendation is therefore to approve the application 
with a condition restricting the number of residents of the care home to a maximum 
of three people. 
 
5.0 RECOMMENDATION :-  
 
5.1 Approve – the proposal complies with Policies BNV10 and HOU21 of the 
Borough-Wide Local Plan.  Approval should be subject to the number of care home 
residents being no more than three and the conditions required by Highways and 
Environmental Health. 
 

Page 17 of 124



Page 18 of 124



Page 19 of 124



Page 20 of 124



Page 21 of 124



Page 22 of 124



Page 23 of 124



Page 24 of 124



Page 25 of 124



Page 26 of 124



Page 27 of 124



Page 28 of 124



Page 29 of 124



Page 30 of 124



Page 31 of 124



Page 32 of 124



Page 33 of 124



Page 34 of 124



Page 35 of 124



Page 36 of 124



Page 37 of 124



Page 38 of 124



Page 39 of 124



Page 40 of 124



Page 41 of 124



Page 42 of 124



Page 43 of 124



Page 44 of 124



Page 45 of 124



Page 46 of 124



Page 47 of 124



Page 48 of 124



Page 49 of 124



Page 50 of 124



Page 51 of 124



Page 52 of 124



Page 53 of 124



Page 54 of 124



Page 55 of 124



Page 56 of 124



Page 57 of 124



Page 58 of 124



Page 59 of 124



Page 60 of 124



Page 61 of 124



Page 62 of 124



Page 63 of 124



Page 64 of 124



Page 65 of 124



Page 66 of 124



Page 67 of 124



Page 68 of 124



Page 69 of 124



Page 70 of 124



Page 71 of 124



 
Application Reference: 06/13/0679/F   Committee Date: 25 February 2014   

Schedule of Planning Applications     Committee Date: 25 February 2014 
 
Reference: 06/13/0679/F 

         Parish: Gorleston 
   Officer: Mr G Clarke 

Expiry Date: 27-01-2014 
 
Applicant: Orbit East and South 
 
Proposal: Removal of existing large goal posts to the copse area and 

replacement with smaller goal posts with netting, new play area with 
timber apparatus.  Centre quadrangle area - new picnic benches and 
new young childrens play area 

 
Site:  Elmhurst Court Estate 
  Leman Road 
  Gorleston  
 
 
REPORT 
 
1.0 Background / History :- 
 
1.1 Planning permission was originally granted for this estate in 1976 
(ref:6/75/846/F), the original approved plan for the estate showed two play areas, off 
Viking Close and Amethyst Close.  However it seems that no play equipment was 
ever sited on these areas and although there are various open spaces within the site 
there are no formal play areas.  There are some goal posts at the northern end of the 
site and this area appears to be in use for informal play. 
 
1.2 In August 2013 a planning application was submitted for a similar proposal to the 
current application but this proposal showed the barbecue and seating area in the 
wooded area at the north of the site close to the properties on Wedgewood Court.  
Following the receipt of objections to the layout shown in this application and 
possible increase in noise and disturbance, the applicant withdrew the application to 
reconsider the siting of the various proposals. 
 
1.3 The current application originally showed a football area and play trail at the 
north of the site and the rest of the equipment, including a barbecue area, on the 
large area of open space bounded by dwellings on Deborah Road to the west and 
south and Leman Road to the east and north.  Following the receipt of objections to 
the barbecue this has now been removed from the application. 
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2.0 Consultations :- 
 
2.1 Neighbours – 5 letters of objection have been received, the main objection is 
possible anti-social behaviour from the barbecue/seating area, the other concern is 
nuisance caused by teenagers using the play equipment and possible danger from 
its proximity to the A12.  Copies of the letters are attached. 
 
2.2 Highways – No objections. 
 
2.3 Trees Officer – The proposed development is situated within Area 9 of Tree 
Preservation Order No. 1, 1965.  The development appears aesthetically acceptable 
in relation to the trees by using wooden equipment.  Providing no trees are to be 
removed as part of this development the proposal should have limited adverse 
effects.  A Tree Protection Plan should be agreed upon prior to construction to 
ensure correct practices are met. 
 
2.4 Environmental Health - With reference to the specific communal barbeque area 
aspect of the planning application proposed, I would object to the proposal unless a 
management plan can be agreed with the local planning authority to address  
specific concerns (full copy of EH comments is attached). 
 
3.0 Policy :- 
 
 POLICY REC1 
 

SUBJECT TO A PROPOSAL MEETING THE FOLLOWING CRITERIA, THE 
COUNCIL WILL GRANT PLANNING PERMISSION FOR SPORTS AND 
RECREATIONAL FACILITIES PROVIDED THAT: 

 
(A) THE SITE IS WELL LOCATED TO MEET THE NEEDS OF PERSONS WHO 

WOULD USE THE DEVELOPMENT; 
 

(B)     ADEQUATE ACCESS, PARKING AND SERVICING ARRANGEMENTS CAN 
BE PROVIDED, WITH PARKING MEETING THE STANDARDS INCLUDED 
AT APPENDIX (A) TO CHAPTER 3; 
 

(C)     THE APPROACH ROADS SERVING THE DEVELOPMENT CAN 
ACCOMMODATE SATISFACTORILY THE TRAFFIC LIKELY TO BE 
GENERATED BY THE DEVELOPMENT; 

 
(D)     THE DEVELOPMENT OR ASSOCIATED ACTIVITIES WOULD NOT BE 

SIGNIFICANTLY DETRIMENTAL TO THE RESIDENTIAL AMENITY OF 
THOSE LIVING IN THE AREA OR TO THE USERS OF ADJOINING 
PROPERTY OR LAND; 
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(E)     THE SCALE, FORM AND DESIGN OF ANY BUILT DEVELOPMENT WOULD 
BE COMPATIBLE WITH ITS SURROUNDINGS, AND NOT DETRACT 
SIGNIFICANTLY FROM THE CHARACTER OF THE AREA OR THE 
LANDSCAPE; 

 
(F) THE DEVELOPMENT WOULD NOT HAVE AN SIGNIFICANT ADVERSE      

EFFECT ON ENVIRONMENTALLY SENSITIVE SITES OR IMPORTANT 
WILDLIFE HABITATS. 

 
(Objective:  To achieve an adequate level of facilities whilst protecting the 
environment.) 

 
 
4.0 Assessment :- 
 
4.1 The proposal involves the siting of equipment/seating on two areas of the estate, 
the area at the north (The Copse) which has trees on it will have the existing large 
goal posts replaced with smaller 5 a-side posts and the construction of a new play 
trail area which consists of various items of wooden equipment.  The large open 
grassed area to the south will have a seating area and play table area for younger 
children.  This site was originally shown as having a barbecue but following the 
objections from neighbours and Environmental Health, this has been deleted from 
the application. 
 
4.2 Four out of the five letters of objection mention possible problems that could be 
caused by the barbecue area, as this has been deleted from the application this 
leaves the other concerns which are potential anti-social behaviour from the use of 
the play equipment and possible danger due to the proximity to the A12. 
 
4.3 There is a footpath from the northern end of the estate to Lowestoft Road which 
passes the area of The Copse where the goal posts and play trail will be sited.  
There are existing goal posts in this area which have been in use for a number of 
years which will be replaced by the new 5 a-side goals, this informal football area is 
to the west of The Copse nearest to Lowestoft Road.  The play trail will be further to 
the east near to no’s 115 & 117 Leman Road and will be approximately 90 metres 
from the entrance from Lowestoft Road.  As the football are will be on the same site 
as the existing and with there being 90 metres distance between the play trail and 
the road it is hard to see that there will be any more danger to children playing than 
currently exists.  
 
4.4 It is hard to predict whether the proposal will encourage any increase in anti-
social behaviour, there is a lack of equipment on the estate at present and it is hoped 
that the proposal will provide safe areas for play and people to sit and enjoy the open 
spaces.  It should be noted that 76 consultation letters were sent out to dwellings 
around the application sites and only 5 objections were received so therefore it 
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would appear that the majority of people in the vicinity have no objections to the 
proposal. 
 
5.0 RECOMMENDATION :-  
 
5.1 Approve – subject to a condition requiring the submission of a tree protection 
plan. 
 
The proposal complies with Policy REC1 of the Great Yarmouth Borough-Wide Local 
Plan. 
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Schedule of Planning Applications  Committee Date: 25th February 2014 
 
Reference: 06/13/0601/O 

Parish: Burgh Castle 
Officer: Mrs M Pieterman 
Expiry Date: 07/03/2014 

Applicant: Mr E Foster 
 
Proposal: Development of 5 residential dwellings 
 
Site:  Gleneagles (Land adjacent), Butt Lane, Burgh Castle, NR31 9PY 
 
REPORT 
 
1. Background / History :- 
 
1.1 The land subject to this application is apparent scrub land located on the 

western side of Butt Lane between Louis Dahl Way and Hilldrop Cottages. 
Opposite is Breydon Water Holiday Park and Kingfisher Holiday Park is to the 
north of the site. 

 
1.2 There is very little planning history that is relevant to this application although 

an application for a nursing home was refused in 1991 (Ref: 06/91/0419/O) 
and later dismissed on appeal. A further application for the erection of one 
dwelling was withdrawn in 1992 (Ref: 06/92/0259/O). 

 
1.3 It is not within a Conservation Area, although it is approximately 850m to the 

south-east of Burgh Castle Roman Fort, which is a Scheduled Ancient 
Monument. Whilst the site itself is not within a flood zone, the flood zone does 
lie approximately 35m to the west of the site. 

 
1.4 The site is adjacent to but not within development limits as defined in the 

adopted Great Yarmouth Borough Wide Local Plan. However the site may be 
classed as a windfall site and the definition of this, along with further 
assessment is contained within the main report. 

 
2. Consultations :- 
 
2.1 Article 8/Site Notice/Neighbours: 1 letter of objection received (full copy 

attached) 
• Oppressive design 
• Too many accesses/highway safety 
• Drainage 
• Outside village development limits 

 
2.2 Parish Council: No objections 
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2.3 Environmental Health: No objection subject to the imposition of conditions 
 
2.4 Norfolk Constabulary: no response received 
 
2.5 Norfolk County Highways: No objection subject to the imposition of conditions 
 
2.6 Norfolk Fire Service: no response received 
 
2.7 Essex & Suffolk Water: No response received 
 
2.8 Environment Agency: No response received 
 
2.9 Internal Drainage Board: No response received 
 
2.10 Conservation/Design Officer: some design refinements suggested 
 
2.11 Building Control: minor issue relating to window sizes on gables  
 
 
3. Policy :- 
  
3.1 POLICY BNV20  
 

IN CONSIDERING PROPOSALS FOR NEW DEVELOPMENT IN RURAL 
AREAS, THE COUNCIL WILL REQUIRE A HIGH STANDARD OF DESIGN. 

 
(Objective: To protect the rural scene.) 

 
3.2       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.) 

 
3.3 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. 
 

(Objective: To safeguard the character of existing settlements.) 
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3.4 POLICY NNV7  
 
 THE COUNCIL WILL PROTECT THE REMAINDER OF THE COUNTRYSIDE  
 OUTSIDE THE AREAS SHOWN ON THE PROPOSAL MAP AS BEING OF  
 LANDSCAPE INTEREST BY PERMITTING ONLY THOSE PROPOSALS  
 THAT ARE IN KEEPING WITH THE RURAL CHARACTER OF THE AREA. 
 

(Objective: Protection of the countryside for its own sake). 
 
4. Draft: Interim Housing Land Supply Policy (February 2014) 
 
4.1 The National Planning Policy Framework 2012 (NPPF) requires local planning 

authorities to identify and update annually a supply of specific deliverable site 
sufficient to provide five years worth of housing against their housing 
requirements. 

 
4.2 The Interim Policy aims to proactively manage the delivery of housing sites by 

giving guidance as to which sites might be appropriate for development in the 
short term until the emerging Development Policies and Site Allocations Local 
Plan Document is adopted. 

 
4.3  Section 38 (6) of the Planning and Compulsory Purchase Act 2004, as re-

iterated in the NPPF, require that applications for planning permission must 
be determined in accordance with the development plan unless material 
considerations indicate otherwise. 

 
4.4 Nevertheless the Interim Policy falls outside the statutory procedures for Local 

Plan adoption and that it will not form part of the Borough Council’s 
Development Plan. However once adopted the Interim Policy will be relied on 
as a material consideration in the determination of planning applications. 

 
4.4 Paragraph 3.0 of the Draft Interim Housing Land Supply states that new 

housing development may be acceptable outside, but immediately adjacent or 
contiguous with, existing Urban Areas or Village Development Limits providing 
that the stated criteria, where relevant to the development, have been 
satisfactorily addressed (Full copy attached for Members information) 

 
5. Local Plan: Core Strategy (Regulation 19) 
 
5.1 Policy CS1: Focusing on a sustainable future (full copy of policy attached) 
 

‘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 where possible’ 

 
5.2 Policy CS2: Achieving sustainable growth (full copy of policy attached) 
 

‘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.’ 

  
5.3 Policy CS3: Addressing the borough’s housing need (full copy of policy 

attached) 
 

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

 
a) Make provision for at least 5700 net additional homes over the plan period 
at an average rate of about 380 per year to 2029  

 
6. Assessment :- 
 
6.1 The land subject to this application is located on an area of scrub between 

Louis Dahl Road to the south and Hilldrop Cottages and Porters Loke to the 
north. The area is mixed in nature with larger older detached two-storey 
dwellings, single storey dwellings, terraced housing (both older Victorian and 
more modern 1960’s/60’s). In addition there are 2 holiday parks within the 
immediate vicinity. Breydon Water is immediately opposite to the east and 
Kingfisher is to the north.  

 
6.2 Whilst it is undeniable that the site is located outside village development 

limits as defined by the adopted Great Yarmouth Borough Wide Local Plan it 
is noted that the development would, it is considered, add a certain sense of 
completeness to the immediate area.  

 
6.3 Nevertheless, notwithstanding the above, the site could be construed as being 

classified as a windfall site. Windfall sites are areas that have come forward 
unexpectedly and have not been identified for housing within the local plan. 
They are generally small infill sites within the urban area. The criteria for 
assessing windfall sites generally include sustainability, capacity of 
infrastructure to cope with additional pressures generated by housing and the 
balance of benefits or disadvantages of the proposal. 

 
6.4 It is considered that the site would comply with the assessment outlined 

above as it would complete the form of built development of the village and is 
relatively close to public transport links and is one of the main routes into and 
out of the village, and there have been no concerns raised about 
infrastructure capacity. The development is of an appropriate design that 
would sit well with both the existing properties in the immediate vicinity and 
the character of the village as a whole. Therefore it is considered that the 
development would comply with the test for windfall sites. 

 
6.5 As stated above both the NPPF and the emerging Core Strategy, in 

collaboration with the draft ‘Interim Housing Land Supply Policy’ document 
seeks to encourage development and the proposed housing does not trigger 
a need for affordable housing provision and would not significantly impact on 
the projected housing requirements up to 2029 within the borough. 
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6.6 With regards to other issues, there have been no objections received in 
relation to the proposal from statutory consultees, however members will be 
verbally updated should there be any fresh representations received. 

 
6.7 There has been one letter of objection received from local residents in relation 

to the proposed development, namely concerning the fact that the land is 
outside the village development limits, drainage from Butt Lane and the fact 
that the land has been raised by approximately 1m and visually oppressive 
nature of the buildings proposed and direct overlooking of the property 
opposite the site and the proposed use of separate entrances. 

 
6.8  Whilst these are all valid issues, your officer would point out that this 

application is made in outline form only and the layout shown is indicative of 
what could be achieved and all of the above issues can be conditioned for 
approval at the detailed stage, should members consider the development a 
windfall site and therefore suitable for development. Design, layout, access, 
drainage, levels and landscaping are all usual and reasonable conditions to 
be addressed at the detailed stage and would address the objectors 
concerns. 

 
6.9 Overall it is considered that the scheme is well thought out and achievable 

and could enhance the visual amenities of the area by removing the currently 
unsightly appearance of the area and will complete the built form of the village 
by utilising unused land. The indicative dwellings are not wholly unacceptable, 
although a few design amendments could improve the overall aesthetic value 
of the dwellings within the immediate area, it is, intrinsically, an acceptable 
form of development. 

 
7. RECOMMENDATION :-  
 
7.1 On balance approve: For the reasons given above the proposed development 

is considered acceptable in this particular location and it accords with the 
general provisions of both the National Planning Policy Framework and 
policies BNV20, HOU15, HOU17 & NNV7 of the adopted Great Yarmouth 
Borough Wide Local Plan and the emerging Core Strategy in conjunction with 
the Draft Interim Housing Land Supply Policy. 
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Schedule of Planning Applications     Committee Date: 25 February 2014 
 
Reference: 06/13/0551/O 
  

          Parish: Southtown  
   Officer: Mr G Clarke 

Expiry Date: 07-11-2013 
Applicant: Mr M Tuffin  
 
Proposal: Redevelopment of lock-up garage facility with the 
 
Site:  Lichfield Road 
  Southtown 
  Great Yarmouth    
 
 
REPORT 
 
Background / History :- 
 
The application site is an area of land containing 48 lock-up garages and is situated 
between Lichfield Road to the west and Southtown Road to the east, on the south 
side of the site are two-storey flats on Portland Court and to the north there are 
gardens to the properties on Southtown Road.  The site has vehicular access from 
Lichfield Road, the first 35 metres of the access road leading into the site is adopted 
highway. 
 
The garages have been on the site for a long time and there are no previous 
planning applications. 
 
This proposal is an outline application for the demolition of the garages and the 
erection of eight houses, the application includes the access, layout and elevation 
showing the scale of the buildings. 
 
Consultations :- 
 
Neighbours – Two letters have been received from the occupiers of 29 & 30 
Southtown Road expressing concerns that the access they have from the garage 
site will be blocked by the proposed development.  Copies of the letters are 
attached. 
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Highways – Whilst is its accepted that the visibility at the access is below the current 
guidance, taking into account the potential current usage of the site, the proposed 
traffic movements are likely to be the same or slightly less than at present and 
therefore I am satisfied that there is unlikely to be an intensification of use of the 
access.  The Highways Officer went on to ask for some revisions to the access road 
and layout before commenting further, a revised plan has been received but the 
Highways comments are awaited and will be reported verbally. 
 
Environment Agency – The site is within Flood Zone 3, we are satisfied that the 
Flood Risk Assessment provides you with the information necessary to consider if 
the application meets the requirements of the Exception Test.  We are not raising an 
objection providing you confirm you consider the development to be safe for its 
lifetime. 
 
Policy :- 
 
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 
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 
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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. 
 
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.) 
 
Assessment :- 
 
The site is presently occupied by lock-up garages which are in need of some 
refurbishment and the area is generally in a poor state of repair.  The proposal will 
involve the demolition and clearance of the site, the resurfacing of the access road 
and the erection of 8 houses.  The houses will be designed with a garage and utility 
room on the ground floor and lounge, kitchen and bathroom on the first floor and 
bedrooms in the roof space.  The houses will be arranged in two blocks of three to 
the south of the access road and a pair of semi detached houses on the other side.  
The layout will also include 5 visitor parking spaces. 
 
The layout has been designed to reduce overlooking as much as possible, plots 1 & 
2 will have windows facing the rear of the houses on Lichfield Road and Southtown 
Road but will be more than 30 metres away in either direction.  Plots 3, 4 & 5 are 
sited with the gable end facing Portland Court, the rear elevation will face Southtown 
Road but again they will be 30 metres from the houses and there is some screening 
on the boundary.  The other three plots will face the end gable of no’s 17 to 22 
Portland Court.  There will inevitably be some overlooking from the new houses but 
this is an urban area where mutual overlooking already exists so the proposal is 
unlikely to have a significant adverse effect on the amenities of the adjoining 
dwellings. 
 

Page 98 of 124



 
Application Reference: 06/13/0551/O                  Committee Date: 25 February 2014
   

The site is within Flood Zone 3 as is most of the Southtown and Cobholm area, the 
Environment Agency (EA) are not objecting providing the Council considers the 
development to be safe for its lifetime.  The Flood Risk Assessment indicates that 
the site may flood to a considerable depth in the worst possible scenario but as there 
is no living accommodation on the ground floor, residents will have a safe area on 
the upper floors which are above the potential flood level.  This is an outline 
application so no details of the construction of the dwellings have been submitted but 
it can be conditioned that the houses are built using flood resilient construction 
methods.  This is a brownfield site that is in a sustainable location, the development 
will provide much needed houses and will improve the appearance of the area and it 
is considered that, for these reasons, it passes the Exception Test. 
 
The only letters received in connection with the development are from 29 & 30 
Southtown Road regarding vehicular access to the rear garden from the garage site. 
These comments were put to the agent for the development and a reply was 
received stating that there was no right of way to the Southtown Road properties 
from the garage site.  There are gates to the rear of no. 30 which have access via 
the garages so it appears that those occupiers have an existing access but whether 
there is a legal right of way is a matter between both parties and not something that 
the Council has jurisdiction over.  It would be a simple matter to alter the layout to 
provide access and this matter is still under negotiation. 
 
The development will improve the area and will not have any significant adverse 
effect on existing dwellings, the main consideration in this case is the principle of 
building in an area at high risk from flooding.  The dwellings will not have habitable 
accommodation at ground level and the upper floors will be above the predicted 
flood level.  Providing the buildings are built using flood resilient construction 
methods and an acceptable Flood Response Plan is made available to the future 
occupiers it is considered that the dwellings are acceptable. 
 
RECOMMENDATION :-  
 
Approve – the proposal complies with Policies HOU7 and HOU15 of the Borough-
Wide Local Plan. 
 
Approval should be subject to conditions removing permitted development rights and 
details of flood resilient construction methods and an acceptable Flood Response 
Plan to be submitted. 
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Schedule of Planning Applications     Committee Date: 25 February 2014 
 
Reference: 06/13/0672/F 

  Parish: Belton 
  Officer: Mr G Clarke 
Expiry Date: 17-01-2014 

Applicant: Mrs D Billyard 
 
Proposal: Detached house and garage 
 
Site:  land adjoining 6 The Naze 
  Belton 
   
 
REPORT 
 
1.0 Background / History :- 
 
1.1 The site involved in the application is a roughly triangular area of land fronting 
onto Yare Road, to the east and south are houses on The Cove and The Naze 
respectively and to the north, on the opposite side of Yare Road, there are detached 
bungalows.  At the south eastern corner of the site there is a large oak tree which is 
covered by a Tree Preservation Order.  There is a lay by which provides on-street 
parking along part of the road frontage. 
 
1.2 In 2009 planning permission was refused for a house and garage on the site (ref: 
06/09/0652/F), this application went to an appeal and the appeal was dismissed.  A 
copy of the appeal decision is attached. 
 
1.3 A previous application in 2009 for two detached houses was also refused 
(06/09/0484/F). 
 
1.4 The current application is for the erection of a four-bedroom house and detached 
garage with vehicular access from Yare Road. 
 
2.0 Consultations :- 
 
2.1 Neighbours – Two letters of objection have been received, copies of which are 
attached.  The main reasons for objection are loss of open space, loss of privacy and 
light to neighbouring properties and parking and access problems. 
 
2.2 Highways – No objections subject to conditions. 
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2.3 Parish Council – No comments received. 
 
2.4 Environmental Health – There is the potential for noise nuisance to neighbours 
so a condition should be imposed limiting hours of work, there is no evidence that 
the site may be contaminated but if during excavation work contamination is found 
then work should cease and a site investigation should be carried out. 
 
3.0 Policy :-  
 
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 
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.) 
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* ie. developments generally comprising not more than 10 dwellings. 
 
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.) 
 
POLICY REC11  
 
THE BOROUGH COUNCIL WILL REFUSE PROPOSALS WHICH WOULD ERODE 
THE PROVISION OF AMENITY, OPEN SPACE OR ANY OTHER LAND WHICH 
CONTRIBUTES POSITIVELY TO THE COMMUNITY OR STREET SCENE, AS 
IDENTIFIED ON THE PROPOSALS MAP. WHERE NOT IDENTIFIED PROPOSALS 
WILL BE TREATED ON THEIR INDIVIDUAL MERITS. 
 
(Objective:  To safeguard important amenity and open space in urban areas.) 
 
4.0 Assessment :- 
 
4.1 At the time of the previous application the site was an open grassed area which 
had been maintained by the Borough Council although the land was not in the 
ownership of the Council.  Since the appeal decision the land has been fenced off 
and is now overgrown.  That application was for a three bedroom house with a 
detached garage and vehicular access in the same location as is currently proposed. 
 
4.2 The Council refused the last application for three reasons 1) loss of open space, 
2) highway safety due to poor visibility at the vehicular access and 3) overshadowing 
and loss of privacy to no. 7 The Cove.  When the application went to appeal the 
Inspector dismissed the appeal on the grounds of loss of open space and highway 
danger but did not agree that the proposed house would have a significant enough 
effect on 7 The Cove to justify refusal of permission. 
 
4.3 The current application is for a four bedroom house with the main part being of 
full two storey height and a lower section to the west side which will have a room in 
the roof space.  The garage will be sited to the east of the plot near to no. 6 The 
Naze.  The vehicular access will be off Yare Road towards the eastern boundary of 
the site, at the time of the previous application there was a Highway objection to the 
access due to the restricted visibility.  The Highways Officer has been consulted on 
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the present application but now has no objections subject to standard conditions 
including the provision of a visibility splay to each side of the access. 
 
4.4 Prior to the planning applications submitted in 2009 it had been assumed that 
this land was public open space that had been provided when the estate was built.  
The Council had been maintaining it and had even erected a sign saying ‘no ball 
games’ on the land.  However it turned out that the land was in private ownership 
and since the appeal was dismissed the site has been fenced off by the owner and it 
can no longer be used as public open space as was previously the case. 
 
4.5 The oak tree in the south eastern corner of the site is covered by a TPO, the 
application includes an Arboricultural Impact Assessment which recommends some 
pruning of the tree and the use of special foundations to the garage to protect the 
root system. 
 
4.6 The only property that will be directly affected by the proposal is no. 7 The Cove 
which is to the south of the site.  This property has three windows (one of which is a 
narrow, high level window) and a glazed door facing the site, these windows are to a 
kitchen and rear lobby on the ground floor and landing and bathroom on the first 
floor.  There is a 1.8m high fence along the side boundary of the site and then there 
is a footpath which leads from The Cove through to Deben Drive.  The new house 
was originally sited 5.4m from the side wall of 7 The Cove but the drawing has since 
been amended to increase this distance to 6.4m.   
 
4.7 The proposed house has two first floor windows in the side elevation facing the 
neighbour, one is a roof window and the other is to an en-suite shower room.  There 
will be two first floor windows to the east elevation facing 6 The Naze and the rear 
garden of 7 The Cove, one of these will be to a bedroom and the other to a 
bathroom.  There is already a degree of mutual overlooking in the area and the 
proposed first floor windows are unlikely to make the situation significantly worse.  
The proposed house is to the north of 7 The Cove so will not affect direct sunlight but 
will have an effect on the outlook from that property however the inspector 
considered this aspect at the appeal and did not think that there would be sufficient 
adverse effect to justify refusal.  Although this proposal is for a larger house the 
effect on the neighbour will be similar to the previous application. 
 
4.8 At the time of the previous application the Council felt that the application should 
be refused for the three reasons given earlier, the Inspector at the appeal did not 
agree that the proposal would significantly affect the neighbour but did agree with the 
other two reasons and dismissed the appeal.   
 
4.9 The current application overcomes the reasons the appeal was dismissed in that 
there is no longer a highway objection and the land is no longer available as public 
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open space.  It would therefore be difficult to justify refusal of the application and 
defend it on appeal as the reasons for the appeal being dismissed no longer apply. 
 
5.0 RECOMMENDATION :-  
 
5.1 Approve – the proposal complies with Policies HOU7, HOU15 and REC11. 
 
Approval should be subject to conditions removing permitted development rights for 
windows, extensions and garden buildings and conditions to protect the oak tree as 
recommended in the Arboricultural Impact Assessment. 
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