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Schedule of Planning Applications  Committee Date:15th October 2013 
 
Reference: 06/13/0469/F 

     Parish: Caister-on-Sea 
Officer: Mrs M Pieterman 
Expiry Date: 25-09-2013 

Applicant:  Mrs H Stratford  
 
Proposal: Replace existing garden and decking with 3-storey 3-bed dwelling  
 
Site:  1 Coastguard Cottages (adjacent), Caister-on-Sea 
 
REPORT 
 
1. Background / History :- 
 
1.1 1 Coastguard Cottages is a late 19th/early 20th century end terraced two-

storey terraced dwelling located almost on the beach and reached along an 
unmade up narrow track off Old Mill Road which in turn is at the eastern end 
of Beach Road. This area is made up of a tight-knit group of residential 
dwellings of various ages and styles/sizes. Adjoining the northern boundary is 
a caravan park and this joins the ‘Never Turn Back’ public house; beyond this 
is the beach and dunes which also run north to south along the eastern 
boundary of the property. 

 
1.2 The site is located within village development limits and is not located within a 

flood zone, despite its proximity to the sea, although it is within the Coastal 
Protection area. 

 
2. Consultations :- 
 
2.1 Article 8 Notice/Neighbours: 2 letters of objection, 2 letters of support (it 

should also be noted that 1 additional letter of support was submitted, 
however, it has been alleged that it was not sent by the person named in the 
correspondence – this letter has now been withdrawn and an objection has 
been lodged in its place) Full copies are attached however; the main issues 
are outlined below: 

 
Support: 
Nice design 
Will enhance the area  
Will look good from the beach 
 
Objection: 
No new builds approved in this area for years;  
Misleading application; 
Others in the area have been refused previously 
Underhanded and devious  
Overloading of drainage system 
Lack of integration into surrounding area 
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Uncharacteristic and out of place 
Impact on surrounding area, residents and increased traffic using unmade up 
road

 
2.2 Parish Council: Object, cottage falls within 50 year erosion plan (full copy of 

comments attached) 
 
2.3 Norfolk County Highways: No objection subject to the imposition of conditions 
 
2.4 Coastal Manager: A full copy of his comments is attached however the main 

issues are as follows: 
 Issue of proximity of structure to sea wall 
 There is a minimum of a 5m set-back line for any permanent structure 
 The foundation design should take into account the levels of the sea 

wall foundation 
 The development is within an area of possible erosion (as shown on 

the short-to medium term Shoreline Management Plan)  
 It is unlikely that it will not be significantly affected by coastal erosion 

before long-term predictions as noted in the SMP 
 Providing there is sufficient access to the defence structure and any 

permanent structures are constructed to a design which takes into 
consideration the foundations of both, then there would be no objection 
to this development. 

 
2.5 Strategic Planning: no response received 
 
2.6 Building Control: Building Regulations issues have been discussed with agent 

and are to be addressed at Building Control stage 
 
2.7 GYBServices: No issues regarding refuse collection 
 
3. Policy :-   
 
3 .1 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; 
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(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.) 

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

 
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.) 

 
 
Core Strategy- Emerging Policy 
 
3.3 Policy CS1 
 

For the Borough of Great Yarmouth to be truly sustainable it has to be 
environmentally friendly, socially inclusive and economically vibrant not just 
for those who currently live, work and visit the borough, but for future 
generations to come. When considering development proposals the Council 
will take a positive approach, working positively with applicants and other 
partners to jointly find solutions so that proposals that improve the economic, 
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social and environmental conditions of the borough can be approved 
wherever possible. 

 
To support the creation of sustainable communities the Council will only 
support new development and investment that successfully contributes 
towards the delivery of: 

 
a) Sustainable growth, ensuring that new development is of a scale and 
location that compliments the character and supports the function of individual 
settlements 
 
b) Mixed adaptable neighbourhoods that provide choices and effectively meet 
the needs and aspirations of the local community 
 
c) Environmentally friendly neighbourhoods, that is located and designed to 
help address and where possible mitigate the effects of climate change 
 
d) A thriving local economy, flourishing local centres, year-round tourism and 
an active port 
 
e) Safe, accessible places that promote healthy lifestyles and provide easy 
access for all to jobs, shops and community facilities by walking, cycling and 
public transport 
 
f) Distinctive places, that embrace innovative high quality urban design where 
it responds to positive local characteristics and protects the borough’s 
biodiversity, unique landscapes and built character 
 
Planning applications that accord with this policy and other policies within the 
Local Plan (and with polices in adopted neighbourhood plans, where relevant) 

 
3.4 Policy CS8 
 

The Great Yarmouth area is one of the top coastal tourist destinations in the 
UK. To maximise the benefits of this, the visitor economy needs to be 
diversified further and where possible, the season expanded. This will be 
achieved by: 

 
a) Encouraging the upgrading and enhancement of existing visitor 
accommodation and attractions to meet changes in consumer demands and 
encourage year-round tourism 
b) Safeguarding the existing stock of visitor holiday accommodation, unless it 
can be demonstrated that the current use is not viable or that the loss of some 
bed spaces will improve the standard of the existing accommodation 
 
c) Safeguarding key tourist, leisure and cultural facilities such as the Britannia 
and Wellington Piers, Pleasure Beach, Hippodrome, the Sea Life Centre, the 
Marina Centre, Great Yarmouth Racecourse and Gorleston Pavilion Theatre 
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d) Maximising the potential of existing coastal holiday centres; ensuring that 
there are adequate facilities for residents and visitors and enhancing the 
public realm where appropriate 
 
e) Supporting the development of new high quality tourist, leisure and cultural 
facilities that are designed to a high standard, easily accessed and have good 
connectivity with existing attractions 
 
f) Encouraging a variety of early evening and night time economy uses in 
appropriate locations that contribute to the vitality of the borough and that 
support the creation of a safe, balanced and socially inclusive evening/night 
time economy 
 
g) Supporting proposals for the temporary use of vacant commercial buildings 
for creative industries, the arts and the cultural sector, where appropriate 
 
h) Working with partners to support the role of the arts, creative industries and 
sustainable tourism sectors in creating a modern and exciting environment 
that will attract more visitors to the borough 
 
i) Supporting proposals for new tourist attractions and educational visitor 
centres that are related to the borough’s heritage, countryside and coastal 
assets and emerging renewable energy sector 
 
j) Encouraging proposals for habitat-based tourism particularly where these 
involve habitat creation and the enhancement of the existing environment, in 
particular the areas linked to the Norfolk Broads 
 
k) Protecting environmentally sensitive and rural locations from visitor 
pressure by ensuring that new quality tourist, leisure and cultural facilities are 
of a scale and type to the settlements place in the hierarchy in accordance 
with Policy CS2 
 
l) Ensuring that all proposals are sensitive to the character of the surrounding 
area and are designed to maximise the benefits for the communities affected 
in terms of job opportunities and support for local services 
 
m) Supporting proposals involving the conversion of redundant rural buildings 
to self catering holiday accommodation and/or location appropriate leisure 
activities; particularly where these would also benefit local communities and 
the rural economy 
 
n) Working with partners to improve accessibility and public transport links to 
make it as easy as possible for visitors to travel to, and around the borough 

 
3.5 Policy CS13 
 

Significant parts of the borough are at risk from flooding which will increase 
with climate change. To ensure a sustainable and practicable approach to 
flood risk and coastal protection the Council will: 
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a) Direct development proposals away from areas of highest risk of flooding 
(Flood Zones 2, 3a and 3b) unless it can be demonstrated that: 

 
 The requirements of the Sequential Test are met; 
 Where applicable, the requirements of the Exceptions Test are met. A safe 

access/egress route throughout the duration of the flood event should be 
provided. However, if this is demonstrated as not being possible then 
evacuation will be considered as a means of making the development safe; 

 A satisfactory Flood Response Plan has been prepared 
 
b) Ensure that new developments on sites adjacent to defences provide 
adequate access for repairs, maintenance and upgrades and that the 
development will not affect the integrity of the defence. New development 
needs to take into account the Environment Agency’s flood defence proposals 
so that future flood defence options are not compromised 
 
c) Seek developer contributions towards flood alleviation and coastal erosion 
schemes, where required 
 
d) Encourage the use of Sustainable Drainage Systems (SuDS) in all new 
developments 
 
e) Ensure that new development takes in consideration the findings of the 
Surface Water Management Plan 
 
f) Design flood protection and coastal erosion measures to enhance nature 
conservation and biodiversity interests, including where practical replacement 
habitats lost to coastal erosion 
 
g) Locate new development away from areas at risk of coastal erosion as 
identified in the Kelling to Lowestoft Shoreline Management Plan (SMP). In 
addition Coastal Change Management Areas (CCMAs) will be defined for the 
areas of coastline where the SMP policy is for 'no active intervention' such as 
at Scratby and Hopton. 

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

architect designed end of terrace three-storey dwelling, overlooking Caister 
beach with the lifeboat station to the south. 

 
4.2 The proposed property is located at the eastern end of the existing terraced 

dwellings. The living spaces (kitchen, dining room and living room) are located 
at first floor level with the primary orientation of these looking south and east 
in order to make the most of the sea views. The dwelling will also incorporate 
passive solar design creating a low emission property. 
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4.3 The scale of the dwelling is commensurate to the adjacent and adjoining 
properties along the terrace with the adjoining eaves starting at the same level 
as the existing dwellings, with the roof-line then extending upwards. 

 
4.4 Whilst the design is, undeniably, very different to the dwellings in the 

immediate area it would make a distinctive feature when viewed from the 
beach. Modern design can sit well with older features and many modern new 
build extension and buildings have been successfully incorporated into both 
the immediate and wider area in other places. It is therefore considered that 
the design would enhance the area and would sit well with the existing 
dwellings. There would be very little impact to the amenities of adjacent 
residents by way of overlooking or overshadowing due to orientation and 
scale. 

 
4.5 There have been some objections received in relation to the proposed 

dwelling from a nearby neighbour and the Parish Council. These objections 
mostly relate to: the council ruling that no new builds could be erected on ‘this’ 
side of the old railway line; this is not an extension but a new house, hope that 
a local homeowner who has regularly fought against builds in this area will be 
listened to. 

 
4.6 The Parish Council go on to say that there were a number of meetings held by 

Norfolk County Council in 2003/2004 to discuss coastal erosion which showed 
the expected erosion lines which was adopted as both Government and 
Norfolk County Council Policy that no residential or building development was 
carried out to the east of these erosion lines. There is no justification for the 
grant of planning permission for what appears to be an unviable proposition. 
There are questions as to how much damage will be done to the present sea 
wall by putting in new foundations. It is also a requirement that a 10ft 
maintenance area from the edge of the sea wall is kept for future 
maintenance.  

 
4.7 In response to the above the Coastal Protection Manager has stated that 

some of the comments from the Parish Council may relate to an older Norfolk 
Structure Plan Policies. Indeed it should be noted that the Norfolk Structure 
Plan is no longer a valid planning document and therefore its contents cannot 
be taken into consideration. Consequently, it is necessary to look to the 
provisions of the existing local plan, the National Planning Policy Framework, 
and some very limited weight can be given to the emerging Core Strategy. 

 
4.8 Nevertheless the site is shown to be within an area of possible erosion and it 

is unlikely that it will not be significantly affected by coastal erosion before the 
long-term predictions. However it should also be noted that from a Coastal 
maintenance point of view, providing there is sufficient access to the defence 
structure and any permanent structures are designed taking into consideration 
the foundations of both the sea wall and the proposed dwelling, then there is 
no objection to the proposal from the Coastal Protection Manager. 

 
4.9 However the Coastal Protection Manager does go on to state that whilst an 

extension to the existing house would not increase community exposure to 
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the risk of coastal erosion, the new house with additional occupiers means 
that there is an increase in this risk and should be taken into consideration in 
line with the emerging policy CS13. 

 
4.10 It has been suggested that the property could be used as a holiday home, and 

this temporary use would have a lesser impact on the amenities of adjacent 
residents, than a permanent residential property and there would be less 
issues with safety of residents in times of extreme weather. If members are 
minded to approve the application it could be conditioned that the property is 
to be used purely for holiday purposes if felt absolutely necessary. 

 
5. RECOMMENDATION :-  
 
5.1 Approve: The development is considered to accord with the provisions of the 

adopted Great Yarmouth Borough Wide Local Plan and the emerging policies 
of the Core Strategy, and the National Planning Policy Framework.  

 
5.2 The Coastal Protection Manager has not overtly objected to the scheme, 

although he did note that the site could be affected by future erosion, however 
his main concerns relate to the use of foundations and its impact on the 
adjacent sea wall and that sufficient space be left for maintenance purposes 
and this can be conditioned if members are minded to approve the 
application. 

 
5.3 On balance the scheme is considered an acceptable form of development 

whose unique and interesting design will add an unusual yet aesthetically and 
visually pleasing feature to this area and will not have a significant or adverse 
impact on the amenities of the area or adjacent residents. 
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