
 

Development Control Committee 

 

Date: Wednesday, 13 January 2021 

Time: 16:00 

Venue: Virtual 

Address: [Venue Address] 

 
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. 
 
 
 
Conduct 
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Members of the Public should note that the conduct of the meeting and the procedures 
followed are controlled by the Chairman of the Committee or, if he/she so decides, the Vice 
Chairman.  Any representations concerning Committee procedure or its conduct should be 
made in writing to either – 
 
(i) The Planning Group Manager, Town Hall, Great Yarmouth.  NR30 2QF 
(ii) The Monitoring Officer, Town Hall, Great Yarmouth.  NR30 2QF 
 
 

DEVELOPMENT CONTROL COMMITTEE 
 

PUBLIC CONSULTATION PROCEDURE 
 

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

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

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

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

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

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

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

  
To receive any apologies for absence.  
  
  
 
 

 

2 DECLARATIONS OF INTEREST 

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

 

3 MINUTES 

  
To confirm the minutes of the meeting held on 9 December 2020. 
  
  
  
 

5 - 23 

4 06-20-0311-F OAK PARK FARM MILL ROAD BURGH CASTLE 

  
Change of use of the land to site up to 12 wigwam cabins, 2 
communal reception cabins, parking and associated infrastructure. 
  
  
  
 

24 - 38 

5 06-20-0505-F LAND ADJ WESTAYLEE WEST ROAD WEST END 

WEST CAISTER 

  
Erection of new 4 bedroom dwelling house. 
  
  
  
 

39 - 52 
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6 06-20-0433-F LAND ADJ FOLLY COTTAGES COURT ROAD 

ROLLESBY 

  
Proposed self-build detached dwelling and garage and associated 
works. 
  
  
  
 

53 - 65 

7 DELEGATED AND COMMITTEE DECISION LIST 1 - 31 

DECEMBER 2020 

  
The Committee is asked to note the Delegated and Committee 
Decision List for December 2020. 
  
  
  
 

66 - 77 

8 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. 
  
  
 
 

 

9 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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Schedule of Planning Applications  Committee Date: 13th January 2021 
 
Reference: 06/20/0311/F 

  Parish: Burgh Castle 
Officer: Mr R Tate 

        Expiry Date: tbc 
Applicant: Mr Mark Riches 
 
Proposal: Change of use of the land to site up to 12 wigwam cabins, 2 communal 

reception cabins, parking and associated infrastructure 
 
Site:  Oak Park Farm, Mill Road, Burgh Castle   
 
 
REPORT 

 
1. Background / History :- 
 
1.1 The site comprises 0.85 hectares and is currently used as amenity land 

associated with the Hall Farm fishing lakes. The site is irregular in shape and 
runs alongside an existing track to the west of the fishing lake. The site is well 
screened from Mill Road and nearby dwellings by a band of established trees. 
 

1.2 The proposal seeks to provide a new small-scale glamping holiday park 
consisting of 12 fixed ‘wigwam’ cabins and a store surrounding the existing 
fishing lake.  The cabins utilise natural timber to help blend in with the 
surrounding landscape. 

 
1.3 Part of the application site is located within Flood Zones 2 and 3 risk as indicated 

on the Borough Council’s Strategic Flood Risk Assessment (SFRA) and the 
Environment Agency’s Flood Map. The cabins have been sequentially sited 
within Flood Zone 1 to minimise the flood risk. 

 
1.4 The only previous planning application on the site was in 2001 for the Excavation 

for proposed competition fishpond which was approved in 2001 (06/01/0183/F). 
 
2 The proposal 
 
2.1 The proposal is for the installation of 12 wigwam cabins sites on the western 

side of the fishing lake and an office and communal store located towards the 
north-eastern side of the site.  

 
2.2 The application is supported by the following documents: 
 

o Application forms and plans 
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o Shadow template HRA 
o Bespoke HRA 
o Design and access statement 
o Business Statement 
o Flood warning and evacuation plan (FRP) 
o Foul Drainage Assessment Form  
o Flood Risk Assessment  
o FujiClean Package Sewage Treatment Systems specifications 
o Tree survey 

 
 
2.3 The cabins wrap around the north and western banks of the existing fishing 

lakes situated within the existing landscaping. Parking is provided adjacent 
each cabin. 6no. wigwam side entry cabins are located to the north of the lake 
with 5no. further wigwam deluxe cabins and an accessible wigwam cabin on 
the western side of the lake. The parking area will be retained for the existing 
day ticket fishing. 

 
2.4 It is proposed to remove some trees and existing planting to facilitate for the 

space for the cabins on the western bank. Compensatory birch and alder are 
proposed to be planted to increase privacy between the side entry cabins and 
to screen the reception cabins from the east. 

 
2.5 Due to the significant distance to the nearest foul sewer connection it is 

proposed to use a package treatment plant to deal with foul water and will have 
enough capacity to deal with the estimated flows (7200 litres a day). This will be 
discharged into the existing watercourse which runs to the west of the site 
boundary. 

 
3 Consultations :- 
 
3.1  Burgh Castle and Bradwell South Parish Councils – The Parish Council objects 

to the application due to access issues to the site and the effects on wildlife on 
the site. However, if the application [is approved we] would like the following 
conditions added: The entrance of the site needs to be greatly improved, and 
the bus layby next to the entrance of the site needs to be taken into account 
with suitable improvements. 

 
3.2 Neighbours: 

 
12 letters of objection and 10 letters of support have been received as part of 
the public consultation process. 

 
The objections raise the following points:  

 They need to make the banks of the lake safe 
 Will increase traffic on Mill Road 
 12 cabins are excessive 
 Concerns about risk to horses 
 Increase in noise 
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 Proliferation of holiday camps in Burgh Castle 
 Impacts on wildlife (bats / owls) 
 No footpaths to the village 
 Sewerage is a problem in Burgh Castle 
 Moving of mobile homes 
 Disagreements with recent approvals 

 
The letters in support note that the site would be an asset for local businesses. 

 
2.3 Norfolk County Council’s Highways Authority – No objection but recommend 

the following conditions: 
 

SHC 09 - Prior to the commencement of the use hereby permitted the 
vehicular access indicated for improvement on Drawing  No. G(--)04 
shall be upgraded in accordance with the approved plan. Arrangement 
shall be made for surface water drainage to be intercepted and 
disposed of separately so that it does not discharge from or onto the 
highway carriageway. 
The reason for the condition is: - 
To ensure construction of a satisfactory access and to avoid carriage of 
extraneous material or surface water from or onto the highway interests 
of highway safety and traffic movements. 
 
SHC11 - Notwithstanding the provision of the Town and Country 
Planning (General Permitted Development) Order (2015), (or any 
Order revoking, amending or re-enacting that Order) no 
gates/bollard/chain/other means of obstruction shall be erected across 
the approved access unless details have first been submitted to and 
approved in writing by the Local Planning Authority. 
The reason for the condition is: - 
In the interests of highway safety. 
 
SHC17 - Prior to the first occupation/use of the development hereby 
permitted visibility splays shall be provided in full accordance with the 
details indicated on the approved plan (Drawing  No. G(--)04). The 
splay(s) shall thereafter be maintained at all times free from any 
obstruction exceeding 1.00 metres above the level of the adjacent 
highway carriageway. 
The reason for the condition is: - 
In the interests of highway safety in accordance with the principles of 
the NPPF. 

 
2.4 NETI - An ecological appraisal of the site has been undertaken (Small 

Ecology, Sep 2020) and a bespoke HRA submitted (Small Ecology, Sep 
2020).  The lake has potential to support water voles and the ecological report 
recommends water vole surveys are undertaken if surface water and/or 
discharge from the package treatment plant is discharged into the 
lake.  Please would you be able to clarify if works will affect the banks of the 
lake – in which case water vole surveys will need to be undertaken and the 
results submitted in support of planning.  The ecological report, as part of 
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enhancement, proposes to reprofile the lake margins to create shallow areas 
for wildlife OR install a pond. Please could the applicant confirm which of 
these options they are proposing (as water vole surveys will be required if 
works affect the banks of the lake.  

 
 The agent has confirmed that there will be no works which effect the banks of 

the lakes and therefore there is not a requirement for a water voles survey. 
 
2.5 Natural England – No objection - Based on the plans submitted, Natural 

England considers that the proposed development will not have significant 
adverse impacts on statutory protected nature conservation sites or 
landscapes. 

 
2.6 Assistant Grounds Manager and Arboricultural Officer - Having looked over 

the documents upon the planning portal I have no objection to this proposal. 
There are trees being removed to facilitate the construction/land use change 
however there is replacement planting being implemented to compensate. 
Any tree screening of the site from Mill Road is not being lost.  

 
2.7 Environmental Health - Whilst this Service does not object to the grant of 

planning consent, we submit the following comments and recommendations: 
• We’d recommend that if planning consent is granted, the proposed 

development must offer on-site cycle hire. The applicants’ green travel 
plan says that most people will travel to and from the site by car. By 
providing cycle hire on site, people are more likely to cycle rather than 
drive in the area, which would be beneficial to air quality and health, 
which are aspects within this Services remit. Additionally, whilst outside 
of our remit, it may reduce car traffic and be better for road safety, 
which were concerns for residents; 

• We note that the applicants propose to use a package sewage 
treatment plant, which the EA appear minded to accept if the pressure 
is too great to connect to the rising main. Whilst this Service would 
always prefer mains drainage, we would not object on this point, as it is 
feasible to get an appropriate package sewage treatment plant, and the 
EA are willing to permit one if necessary. We would however note that 
there were no models within the submitted sewage plant brochure that 
were specified for as many people as would be required should 
planning consent be granted. 

 
2.8 Norfolk Fire and Rescue – no objections 
 
2.9 Environment Agency – no objection 
 Requested a condition to ensure that the cabins are securely anchored to the 

ground to ensure the chalets will remain in place throughout any flood event. 
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4 Policy (Saved Policies):- 
 
4.1 TR10 - New leisure or recreational facilities in the countryside and open 

coastal areas 
 In determining planning applications for new leisure or recreational facilities in 
the countryside and open coastal areas including the reuse of existing 
buildings, the council will require the applicant to demonstrate that the 
proposed development meets the following criteria:  
(a) the site is well located to meet the needs of those it is meant to serve;  
(b) adequate access can be provided; 
(c) parking and servicing arrangements can be provided in accordance with the 
standards set out at appendix (a) of chapter 3 of the plan;  
(d) the approach roads serving the site can satisfactorily accommodate the 
traffic likely to be generated by the proposal;  
(e) the development or proposed 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;  
(f) the scale, form and design of any built development would be compatible 
with surrounding development and/or the natural environment and would not 
significantly detract from the character of the area or the landscape;  
(g) the development would not harm environmentally sensitive sites or sites of 
nature conservation interest shown on the proposals map;  
(h) and in the case of a listed building, the proposal has special regard to the 
desirability of preserving the building or its setting or any features of special 
architectural or historic interest which it possesses. 

 
4.2 TR16 - New holiday accommodation 
 

Any planning permission given for new holiday accommodation will be subject 
to conditions preventing the accommodation being used for permanent 
residential purposes. 

 
 
5 Policy (Core Policies)  

 
5.1 Policy CS2: Ensures that growth within the borough must be delivered in a 

sustainable manner in accordance with Policy CS1 by balancing the delivery of 
new homes with new jobs and service provision, creating resilient, self-
contained communities and reducing the need to travel. 

 
5.2 Policy CS8: supports the development of new high-quality visitor 

accommodation that is designed to a high standard, easily accessed and has 
good connectivity with existing attractions.  It is noted that while the proposal 
area is not currently designated as a ‘Primary Holiday Accommodation Area’ it 
is in close proximity to several areas which are currently designated. 

5.3 Policy CS11: sets out the Council’s approach to enhancing the natural 
environment.  Consideration should still be given as to how the design of the 
scheme has sought to avoid or reduce negative impacts on biodiversity and 
appropriately contributes to the creation of biodiversity in accordance with 

Page 28 of 77



 
Application Reference: 06/20/0311/F  Committee Date: 13th January 2021 

points f) and g).  The impact upon the character of the Broads and the wider 
areas landscape character should also be considered in accordance with points 
c) and d). 

 
5.4 Policy CS13: states that the risk of flooding and coastal change is expected to 

increase with climate change. This presents a challenge for property/business 
owners and service providers in susceptible areas and will also place some 
important biodiversity and heritage assets at risk. The Council will ensure a 
sustainable and practicable approach to flood risk and coastal change and 
ensure development does not increase the risk of flooding elsewhere. 

 
 

6 Policy (Emerging Policies) 
 
6.1 The Local Plan Part 2 has been submitted for inspection and is therefore at a 

very advanced stage. In accordance with paragraph 48 on submission, those 
policies of the plan which have no unresolved objections could be given more 
significant weight. All below policies have objections against them therefore 
only limited weight can be given. 

 
6.2 Policy L2: New or expanded tourist facilities outside of Development 

Limits and Holiday Accommodation Areas 
 

New or expanded tourist facilities may be permitted outside of the Development 
Limits and Holiday Accommodation Areas, but only where these: 
a. are an appropriate scale to the character of the area, availability of local 
services and facilities, and hierarchical level of the nearby settlement; 
b. individually and cumulatively do not significantly change the character of the 
local countryside, landscape or (where applicable) settlement, taking into 
account particularly: 
• the quantity, scale, density and design of any additional buildings, structures, 
caravans, car parks; the types and amounts of traffic movements and any 
impacts, including those upon the tranquillity of the area; 
• the impacts of lighting, advertisements and boundary treatments on the 
landscape and nightscape; 
• any adverse impact on the nationally significant Broads National Park or the 
Norfolk 
Coast Area of Outstanding Natural Beauty, but also undesignated but open 
rural 
and coastal landscapes; 
• the potential for any adverse impacts upon environmentally sensitive locations 
such as Natura 2000 Sites; and 
c. do not have a significant adverse impact on the living conditions of adjoining 
occupiers. 
Small scale countryside tourism, particularly that involving physical activity or 
other appreciation of the countryside for its own sake, or the understanding and 
enjoyment of the Broads National Park, subject to the above, will be 
encouraged.  

 
6.3 Policy E1: Flood risk 
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Where development is proposed in an area of flood risk as defined by: 
a. the Council's most recent Strategic Flood Risk Assessment, and/or 
b. the Environment Agency 'Flood Map for Planning'. 

 
The following will apply with respect to the operation of the Sequential Test for 
residential development. 
c. For sites within Great Yarmouth Town the area of search for alternative sites 
can be limited to Great Yarmouth Town. 
d. For sites outside of Great Yarmouth Town the area of search for alternative 
sites will need to cover the entire Borough and be considered against the overall 
supply of housing in the Borough. 
e. For sites comprising 100% affordable housing to meet local needs or 
exception sites under Policy CS4 the area of search for alternative sites will 
need to cover the area the specific need is arising from. 
Where non-residential uses are proposed, areas of search should be applied 
proportionately depending upon the type of use. 
If the needs of the Sequential Test are met as demonstrated by the above. The 
proposal must then still meet the requirements of the Exception Test as set out 
in national policy and guidance. In all cases planning applications will need to 
be supported by a Flood Warning and Evacuation Plan which covers flood 
warnings, escape routes and procedures, and awareness of the risks involved. 
The Flood Warning and Evacuation Plan will be secured by a planning 
condition.   

 
6.4 Policy GSP3: Strategic gaps between settlements 

 
The gaps between the following built up areas, will be protected from 
development which significantly reduces either the physical size of the gaps 
themselves, their general openness or, where relevant, their rural character at: 

 
a. Great Yarmouth and Caister-on-Sea; 
b. Bradwell and Belton; 
c. Gorleston-on-Sea and Hopton-on-Sea; 
d. Caister-on-Sea and Ormesby St Margaret, and 
e. Hopton-on-Sea and Corton (East Suffolk Local Planning Authority 
Area). 

 
7       National Policy:- National Planning Policy Framework (NPPF), February 2019  
 
7.1 Paragraph 2: Planning law requires that applications for planning permission be 

determined in accordance with the development plan, unless material 
considerations indicate otherwise. The National Planning Policy Framework must 
be taken into account in preparing the development plan and is a material 
consideration in planning decisions. Planning policies and decisions must also 
reflect relevant international obligations and statutory requirements. 

 
7.2 Paragraph 7: The purpose of the planning system is to contribute to the 

achievement of sustainable development. At a very high level, the objective of 
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sustainable development can be summarised as meeting the needs of the present 
without compromising the ability of future generations to meet their own needs. 

 
7.3    Paragraph 8: Achieving sustainable development means that the planning system 

has three overarching objectives, which are interdependent and need to be pursued 
in mutually supportive ways (so that opportunities can be taken to secure net gains 
across each of the different objectives):  

 
         a) an economic objective – to help build a strong, responsive and competitive 

economy, by ensuring that sufficient land of the right types is available in the right 
places and at the right time to support growth, innovation and improved productivity; 
and by identifying and coordinating the provision of infrastructure;  

 
         b) a social objective – to support strong, vibrant and healthy communities, by 

ensuring that a sufficient number and range of homes can be provided to meet the 
needs of present and future generations; and by fostering a well-designed and safe 
built environment, with accessible services and open spaces that reflect current and 
future needs and support communities’ health, social and cultural well-being; and  

 
         c) an environmental objective – to contribute to protecting and enhancing our 

natural, built and historic environment; including making effective use of land, 
helping to improve biodiversity, using natural resources prudently, minimising waste 
and pollution, and mitigating and adapting to climate change, including moving to a 
low carbon economy.  

 
7.4   Paragraph 48. Local planning authorities may give weight to relevant policies in 

emerging plans according to: 
           a) the stage of preparation of the emerging plan (the more advanced its 

preparation, the greater the weight that may be given); 
           b) the extent to which there are unresolved objections to relevant policies (the less 

significant the unresolved objections, the greater the weight that may be given); 
and 

           c) the degree of consistency of the relevant policies in the emerging plan to this 
Framework (the closer the policies in the emerging plan to the policies in the 
Framework, the greater the weight that may be given). 

 
7.5    Paragraph 55. Planning conditions should be kept to a minimum and only imposed 

where they are necessary, relevant to planning and to the development to be 
permitted, enforceable, precise and reasonable in all other respects. Agreeing 
conditions early is beneficial to all parties involved in the process and can speed 
up decision making. Conditions that are required to be discharged before 
development commences should be avoided, unless there is a clear justification. 
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7.6    Paragraph 109. Development should only be prevented or refused on highways 
grounds if there would be an unacceptable impact on highway safety, or the 
residual cumulative impacts on the road network would be severe. 

 
7.7 Paragraph 170 (partial). Planning policies and decisions should contribute to and 

enhance the natural and local environment by: 
 
           b) recognising the intrinsic character and beauty of the countryside, and the wider 

benefits from natural capital and ecosystem services – including the economic and 
other benefits of the best and most versatile agricultural land, and of trees and 
woodland; 

 
7.8    Paragraph 177. The presumption in favour of sustainable development does not 

apply where the plan or project is likely to have a significant effect on a habitats 
site (either alone or in combination with other plans or projects), unless an 
appropriate assessment has concluded that the plan or project will not adversely 
affect the integrity of the habitats site. 

 
 

8 Shadow Habitats Regulation Assessment  
 
8.1   The applicant has submitted a shadow Habitat Regulations Assessment (HRA) 

template as drafted by Great Yarmouth Borough Council and a bespoke HRA as 
required. It is confirmed that the HRA submitted by the applicant has been 
assessed as being suitable for the Borough Council as competent authority to use 
as the HRA record for the determination of the planning application, in accordance 
with the Conservation of Habitats and Species Regulations 2017.   

 
8.2    Great Yarmouth Borough Council as competent authority agrees with the 

conclusions of this assessment. The impact of this development is in-combination 
with other projects and can be adequately mitigated by a contribution to the 
Borough Council’s Habitats Monitoring & Mitigation Strategy (£110 per 6 bed 
spaces) to ensure that there will be no adverse effects on the integrity of the 
internationally protected habitat sites. The £880 HMMS payment has been made 
and therefore the appropriate mitigation and monitoring of the designated sites can 
be secured. 

 
9. Assessment :- 
 
9.1 The application site is located outside the village development limits and the 

designated holiday areas in Burgh Castle. The site is situated near to the Cherry 
Tree Holiday Park and the access is near to a bus stop. 
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9.2 Emerging draft Policy L2 (Final Draft Local Plan Part 2) seeks to support new 
tourist facilities where they are appropriate to the scale and character of the area. 
The Core Strategy defines Burgh Castle as a ‘secondary village’ which already 
provides a large amount of holiday accommodation and other supporting uses. It 
is considered, though, that this increase is proportionate to the scale of the 
settlement and the quality of accommodation proposed complies with Core 
Strategy policies CS2 and emerging Local Plan Part 2 policy L2 (to which only 
limited weight can be applied due to the unresolved objections).  

 
9.3 To ensure that the cabins are used for the intended use, it is recommended to 

condition the occupation so that it is restricted to holiday use only, with permanent 
residential use prohibited. Furthermore, it is recommended to condition the 
occupancy period limiting the use to the time between the 7th February and the 31st 
December in any year. 

 
9.4 The site is accessed from the existing access off Mill Road, which has a 40mph 

speed limit. Neighbours have raised concern about traffic increases on Mill Road 
and the potential for this proposal to result in the increased movement of mobile 
homes. This proposal is for cabins and therefore will not impact the movement of 
mobile homes. Once these are in situ there will not be any need for the further 
transportation of accommodation units. Norfolk County Council as Local Highways 
Authority have been consulted on the application and raised no objections subject 
to the access being upgraded, removing permitted development rights for gates 
etc and ensuring splays are provided. 

 
9.5 The site is separated from Mill Road and development in Burgh Castle by a belt of 

established trees. This results in the site being a tranquil space with the lakes and 
vegetation ensuring the site provides habitats for animals. The ecological report 
found that the site is in a core area for otters and may also hold water voles. One 
tree was identified as having potential for roosting bats. 

 
9.6 The ecological survey found that the proposal would result in the loss of improved 

or species poor grassland which are not seen as being of significance. There is no 
removal of large trees and no bat roosts seem to be affected. As the site is well 
used already by anglers therefore the proposed use is not considered to be a 
significant impact on otters. 

 
9.7 The habitat report states ‘ the site contains habitat… that appears suitable for water 

voles. They are unlikely to be present near the swims due to wooden shuttering.’ 
It then goes on stating that ‘if the development is confined to the installation of the 
pods and improvement of the roadway then no additional surveys are presently 
required. A water vole survey is required for areas affected by the proposed 
discharge pipe prior to installation.’ This could be secured with a pre-
commencement condition. 
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9.8 There are trees being removed to facilitate the construction/land use change 

however there is replacement planting being proposed to compensate. Any tree 
screening of the site from Mill Road is not being lost. The ethos behind the 
development is to achieve cabins within a woodland/lake setting; the removal of 
any additional trees compared to what is proposed would be contrary to this. A 
lighting strategy should be conditioned to ensure that there are no adverse impacts 
to bats/nocturnal birds. 

 
9.9 By virtue of the existing screening belt any noise generated by the proposal is 

unlikely to have an impact on neighbours living nearby. Part of the application site 
is located within Flood Zones 2 and 3 risk as indicated on the Borough Council’s 
Strategic Flood Risk Assessment (SFRA) and the Environment Agency’s Flood 
Map. The cabins have been sequentially sited within Flood Zone 1 to minimise the 
flood risk. The cabins are a more vulnerable use compared to the existing angling 
use of the site. The Environment Agency raised no objection to the proposals 
although requested a condition to ensure that the chalets be securely anchored to 
the ground. The supporting information notes that the cabins do not require 
foundations but can be secured by ground screws which would comply with the 
condition.  

 
9.10 A Flood Response Plan has been provided and includes information that will be 

made available to visitors. As the use is not for permanent residential 
accommodation and visitors will have alternative places of residence, this is 
considered acceptable. 

 
9.11 There are horses kept on a field to the north of the access road. It is not seen how 

this proposal would impact the welfare of the horses any more than the existing 
use of the fishing lakes. It is not seen that this is an issue significant enough to 
warrant the refusal of the application. 

 
9.12 The site will be connected to the mains water supply but due to the distance to the 

nearest sewer connection is over 200 metres away. A package treatment plant is 
proposed to be used and this will discharge into the existing water course which 
runs to the west of the site. Both the Environment Agency and Environmental 
Services have no objection to this.  

 
9.13 Environmental Services have been consulted on the application and 

recommended a cycle hire scheme be conditioned. This would reduce the reliance 
on the private car for visitors during their stay and would increase the sustainability 
of the site. 

 
9.14 The proposal is for a small-scale tourist accommodation which is suitable 

considering the context of the area. The application is considered to comply with 
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saved policies TR10 and TR16 from the Borough-Wide Local Plan and Core 
Policies CS02, CS09, CS11 and CS13 from the adopted Core Strategy. 

 
10 RECOMMENDATION :-  
 
10.1 Approve - subject to a holiday occupancy condition limiting the use to the time 

between the 7th February and the 31st December in any year and a logbook to 
monitor holiday occupational usage. 
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Schedule of Planning Applications                    Committee Date: 13th January 2021 
 
 
Reference: 06/20/0505/F 

    Parish: West Caister 
    Officer: Mr Rob Tate 

                                                                                    Expiry Date:  15/1/2021 
 
Applicant:   Hammond Property Developments Ltd 
 
Proposal:    Erection of new 4 bedroom dwelling house 
 
Site:  Land adjacent to Westaylee, West Road, West End, West Caister. 
 
 
REPORT 
 
This application was reported to the Monitoring Officer  as an application submitted 
by a company in which a member is a director/shareholder in the applicant company 
The Monitoring Officer has checked and made a record on the file that she is 
satisfied that it has been processed normally and the member has taken no part in 
the Council’s processing of the application.   
 
 
 

1.      Background / History:- 
 
 

1.1 The site comprises 0.45 hectares and proposes the erection of a 4-bedroomed 
house with detached garage. The dwelling is sited within an open paddock area 
adjacent to the applicants dwelling Westaylee (which has a road frontage to West 
Road, West End, Caister.  
  

1.2 The site falls within the countryside some distance to the north of the settlement, 
and the site adjoins the Broads Authority Area. There is a track immediately to the 
west of the site that is a public footpath. 
 

1.3 The dwelling proposed would face east and has an extensive curtilage. It would 
share the drive and access of the existing dwelling, and the recent approval, as 
well as its package treatment plant. 

 
 

1.4 The application is accompanied by an ecology appraisal report and a Shadow 
Habitat Regulations Assessment (HRA). 
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1.5  Relevant planning history: 
1 06/20/0125/F 

F 
APP 26-

05-20 
Westaylee 
West Road 

Erection of 
new 4 
bedroom 
dwelling 
house. 

2 06/19/0593/F 
F 

REF 25-
02-20 

Westaylee West 
Road (Land adj) 
West End West 
Caister 

Erection of 
new 4 
bedroom 
dwelling 
house 

 
 

 
2        Consultations:- All consultation responses received are available online or 

at the Town Hall during opening hours.  
 

  2.1    Parish Council – no comments received 
    

2.2     Neighbours – There have been no objections from neighbours. 
  

2.3 Local Highway Authority – No objections subject to appropriate conditions. 
 
2.4   Broads Authority – Object: The proposal is outside the development boundary with 

a scale, design and use of materials which are not sympathetic to the countryside 
location adjacent to the Broads Authority Executive Area which is likely to result in 
adverse visual impacts and urbanisation of the locality. 

 
  2.5     Environmental Health – No objections subject to conditions 

 
  2.6 Arboricultural Officer: No objections 
 
  2.7 NETI - Shadow HRA 

The site is within an Impact Risk Zone for Breydon Water SPA. No action required 
as the development is of a scale that requires consultation with Natural England. 
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Ecology 
I understand that there is a ditch running along the western boundary, parallel to 
West Caister FP2 which will be used to drain surface water and receive outfall 
from the package treatment plant (the ecology report notes that habitats onsite 
were considered unsuitable for water voles but they may be present adjacent to 
the site). It is not clear from the ecology report (Practical Ecology, 2019) if the 
ditch to the west was included within the PEA and if it is suitable for water voles 
– it is recommended that the applicant confirm if the ditch to the west was 
included within the PEA and whether it is suitable for water voles - although I 
note that the package treatment plant forms part of 06/20/0125/F. 
 
Mitigation  
Artificial illumination at night (including dusk and dawn) affects nocturnal animals.  
NPPF section 180 states that ‘planning decisions should ensure that new 
development is appropriate for its location taking into account the likely effects 
(including cumulative effects) of pollution on health, living conditions and the 
natural environment, as well as the potential sensitivity of the site or the wider area 
to impacts. In doing so they should I limit the impact of light pollution from artificial 
light on local amenity, intrinsically dark landscapes and nature conservation.  
Recommendations for site lighting made in 3.4.4 should be conditioned to 
minimise impacts on nocturnal animals such as bats.  
 
Enhancement  
In accordance with CS11 and the NPPF, it is recommended that 
recommendations for enhancement made within the ecological report (Practical 
Ecology, 2019) are conditioned:  
Condition: Biodiversity Enhancement Plan Prior to the commencement of 
development, a biodiversity enhancement plan shall be submitted and approved 
in writing by the local planning authority, detailing the enhancement measures 
for biodiversity on site. The biodiversity enhancement plan should include the 
numbers and locations of bird boxes, bat boxes, hedgehog gaps, and habitat 
enhancements as recommended within the Preliminary Ecological Appraisal 
(Practical Ecology, 2019). The measures shall be carried out strictly in 
accordance of the approved scheme.  
 
Nesting Bird Informative: “The applicant is reminded that, under the Wildlife 
and Countryside Act 1981, as amended (section 1), it is an offence to remove, 
damage or destroy the nest of any wild bird while the nest is in use or being built. 
Planning consent for a development does not provide a defence against 
prosecution under this act. Trees and scrub are likely to contain nesting birds 
between 1st March and 31st August inclusive. Trees and scrub are present on 
the application site and are to be assumed to contain nesting birds between the 
above dates, unless a recent survey has been undertaken by a competent 
ecologist to assess the nesting bird activity on site during this period and has 
shown it is absolutely certain that nesting birds are not present.” 
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The agent has confirmed that confirm the ditch was observed from the site 
boundary and the public footpath along the west side and it was confirmed that 
the ditch did not have suitability for water voles and therefore no actual water 
vole survey has been undertaken. However the ecology clearly states that there 
will be no risk unless development is closer than 5m. As the development is not 
within 5m of the ditch and the treatment plant is an existing system with no 
further penetrations proposed into the ditch there is clearly no risk and no need 
for the area to be surveyed.  
 
 

  3         National Policy:- National Planning Policy Framework (NPPF) 
 

3.1 Paragraph 2: Planning law requires that applications for planning permission be 
determined in accordance with the development plan, unless material 
considerations indicate otherwise, however in the absence of a 5-year Housing 
Land Supply, there remains a presumption in favour of sustainable housing 
developments. 

 
3.2 Paragraph 7: The purpose of the planning system is to contribute to the 

achievement of sustainable development which has 3 arms:- 
 
a) an economic objective  
b) a social objective  
c) an environmental objective  

 
3.3 Paragraph 48. Local planning authorities may give weight to relevant policies in 

emerging plans according to: 
            a) the stage of preparation of the emerging plan (the more advanced its 

preparation, the greater the weight that may be given); 
             b) the extent to which there are unresolved objections to relevant policies (the 

less significant the unresolved objections, the greater the weight that may be 
given); and 

            c) the degree of consistency of the relevant policies in the emerging plan to this 
Framework (the closer the policies in the emerging plan to the policies in the 
Framework, the greater the weight that may be given), however in the absence of 
a 5-yr H.L.S, the status of the emerging plan is somewhat academic. 

 
3.4 Paragraph 84. Planning policies and decisions should recognise that sites to meet 

local business and community needs in rural areas may have to be found adjacent 
to or beyond existing settlements, and in locations that are not well served by public 
transport. In these circumstances it will be important to ensure that development is 
sensitive to its surroundings, does not have an unacceptable impact on local roads 
and exploits any opportunities to make a location more sustainable (for example 
by improving the scope for access on foot, by cycling or by public transport). The 
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use of previously developed land, and sites that are physically well-related to 
existing settlements, should be encouraged where suitable opportunities exist. 

 
3.5    Paragraph 109. Development should only be prevented or refused on highways 

grounds if there would be an unacceptable impact on highway safety, or the 
residual cumulative impacts on the road network would be severe. 

 
3.6 Paragraph 170 - 177. Planning policies and decisions should contribute to and 

enhance the natural and local environment by: 
 a) protecting and enhancing valued landscapes, sites of biodiversity or geological 
 value and soils (in a manner commensurate with their statutory status or 
 identified quality in the development plan); 
 b) recognising the intrinsic character and beauty of the countryside,  

 c) maintaining the character of the undeveloped coast, while improving public 
 access to it where appropriate; 
 d) minimising impacts on and providing net gains for biodiversity, including by 
 establishing coherent ecological networks that are more resilient to current and 
 future pressures; 
 e) preventing new and existing development from contributing to, being put at 
 unacceptable risk from, or being adversely affected by, unacceptable levels of 
 soil, air, water or noise pollution or land instability. Development should, 
 wherever possible, help to improve local environmental conditions such as air 
 and water quality, taking into account relevant information such as river basin 
 management plans; and 
 f) remediating and mitigating despoiled, degraded, derelict, contaminated and 
 unstable land, where appropriate. 
 

 172. Great weight should be given to conserving and enhancing landscape and 
scenic beauty in National Parks, the Broads and Areas of Outstanding Natural 
Beauty, which have the highest status of protection in relation to these issues.  

 
 177. The presumption in favour of sustainable development does not apply where 

the plan or project is likely to have a significant effect on a habitats site (either alone 
or in combination with other plans or projects), unless an appropriate assessment 
has concluded that the plan or project will not adversely affect the integrity of the 

 habitats site.  
 

 
4         Core Strategy – Adopted 21st December 2015 

 
4.1    Policy CS2: Growth within the borough must be delivered in a sustainable manner 

in accordance with Policy CS1 by balancing the delivery of new homes with new 
jobs and service provision, creating resilient, self-contained communities and 
reducing the need to travel.  
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4.2 Policy CS2 identifies West Caister as a Tertiary settlement (such settlements are 

suitable for 5% of new housing growth across the District) proportionate to the 
scale of the settlement. 

 
 
4.3      Policy CS9 – Encouraging well-designed, distinctive places  
 
          High quality, distinctive places are an essential part in attracting and retaining 

residents, businesses, visitors and developers. As such, the Council will ensure 
that all new developments within the borough reflect the local character; respect 
key features; create functional places; provides appropriate parking and access; 
conserves bio-diversity.   

 
4.4     Policy CS11: The Council will work with other partner authorities and agencies to 

improve the borough’s natural environment and avoid any harmful impacts of 
development on its biodiversity, geodiversity, landscape assets, priority habitats 
and species. This will be achieved by: (partial) 

 
 a)  Ensures Little Terns and other protected species are adequately protected from 
adverse effects of new development.  Natura2000 Sites Monitoring and Mitigation 
Strategy to be prepared. 

 
 d) Ensuring that the Norfolk Coast Area of Outstanding Natural Beauty (AONB), 

the Broads and their settings are protected and enhanced  
 
          g) Ensuring that all new development takes measures to avoid or reduce adverse 

impacts on existing biodiversity and geodiversity assets. Where adverse impacts 
are unavoidable, suitable measures will be required to mitigate any adverse 
impacts. Where mitigation is not possible, the Council will require that full 
compensatory provision be made 

 
           h) Ensuring that all new development appropriately contributes to the creation of 

biodiversity and/or geodiversity features through the use of landscaping, building 
and construction features, sustainable drainage systems and geological exposures 

 
4.5      Policy CS14: New development can result in extra pressure being placed on 

existing infrastructure and local facilities. To ensure that the necessary 
infrastructure is delivered the Council will: (a to f) 

 
            e) Seek appropriate contributions towards Natura 2000 sites monitoring and 

mitigation measures.  
 
  5         Local  Policy :-  
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  5.1    Local Policy - Saved Great Yarmouth Borough-Wide Local Plan Policies (2001): 
 
  5.2    Paragraph 213 of the National Planning Policy Framework (NPPF) states that due 

weight should be given to relevant policies in existing plans according to their 
degree of consistency with the NPPF. The closer the Local Plan is to the policies 
in the NPPF the greater the weight that is given to the Local Plan policy.  The Great 
Yarmouth Borough Wide Local Plan was adopted in 2001 and the most relevant 
policies were ‘saved’ in 2007. An assessment of policies was made during the 
adoption of the Core Strategy December 2015 and these policies remain saved 
following the assessment and adoption. 

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

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

 
5.4 As the general principles are covered by Adopted Core Strategy Policy CS2, there 

are no relevant Policies. 
 

6     Emerging policy – Local Plan Part 2:- 
 
6.1    Policy GSP1: Development Limits 
 Development Limits are defined on the Policies Map. Development will be 

supported in principle within the Development Limits. 
 Development will not be permitted on land outside of Development Limits except 

where: 
  a. it comprises the use and development of land associated with agriculture or 

forestry; 
  b. it comprises the provision of utilities and highway infrastructure; or 
  c. specific policies in the Local Plan indicate otherwise 

 
7        Habitat Regulations Assessment considerations: 
 
7.1 “European” or “Natura 2000” sites are those that are designated for their wildlife 

interest(s) through the Conservation of Habitats and Species Regulations 2017 
and constitute the most important wildlife and habitat sites within the European 
Union. The Council has an adopted policy approach, the Habitats Monitoring and 
Mitigation Strategy, prepared alongside the Part 1 Local Plan (and most recently 
updated at the Policy & Resources Committee meeting on 5th February 2019).  

 
7.2     The application is for a single dwelling and whilst the proximity to designated areas 

is noted this has not triggered the need for a bespoke shadow habitat regulation 
assessment.  
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 7.2 An appropriate Ecology survey has been submitted in relation to the site.  NETI 

has been consulted and not raised an objection to the proposal; their full response 
is at paragraph 2.7.        

 
8       Local finance considerations:- 
  
8.1    Under Section 70(2) of the Town and Country Planning Act 1990 the council is 

required when determining planning applications to have regard to any local 
finance considerations, so far as material to the application. Local finance 
considerations are defined as a government grant such as new homes bonus or 
the Community Infrastructure Levy. The application has been assessed and there 
are no financial implications that would impact the determination of the application.   

 
9      Assessment 
 
 Development Plan Policy 
9.1    The proposal seeks approval for the erection of a dwelling in the open countryside 

near to the minor settlement of West Caister, which is identified in Core Strategy 
Policy CS2, as one of the Tertiary Settlements, which are to absorb 5% of the 
Districts Housing requirement as minor developments within the settlement, 
appropriate in scale to the settlement. West Caister does not have any defined 
settlement limits. 

 
9.2 West Caister is an unusual settlement in 2 parts, with a nucleated grouping of 

dwellings based around the church – at the eastern end close to the A149 (Caister 
by-pass) – and a second grouping of dwellings further west, which has a 
particularly ‘linear’ character with each dwelling having a frontage to the various 
public highways/lanes. 

 
9.3 There have been several recent housing developments within the settlement, 

including a replacement dwelling to the east of the application site, a new dwelling 
approved to the west and a new bungalow under construction on the opposite side 
of the road. As well as the recent approval in between the donor dwelling and the 
property to the east. 

 
9.4 The main concern being the position of the proposed dwelling in relation to the 

character and form of the settlement. The proposed dwelling is a typical tandem-
backland situation, sharing a common drive, but situated behind the host dwelling 
in relation to the highway. This form of development is out-of-character with the 
established character and pattern of development and is an alien form of 
development that conflicts with the current form of the settlement.   
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9.5 The applicant’s current dwelling is already set-back some distance from the 
highway – with an outbuilding between the dwelling and the road - although in 
keeping with the settlement form, it has a direct road frontage. However, in 
comparison, the proposed dwelling (which would be served from the same access 
drive), is to be positioned much further from the road. It is in effect, a new dwelling 
in the countryside beyond the obvious settlement limits established by other 
dwellings. 

 
9.6 The recent approval on the site (06/20/0125/F) was located in an infill location 

between Westaylee and the property to the east -   Home Farm (albeit set back 
quite some distance from the road. This property does however front the road and 
is therefore more in keeping with the general character of the area.  

 
9.7 It should be noted that since that approval, the Council now enjoys a 6.51 year 

housing supply. Consequently, the titled balance does not apply for schemes 
contrary to the Development Plan and more significant weight can be given to the 
Development Limits. West Caister does not have any village development limits 
and therefore the proposal is contrary to saved policy HOU10 from the Borough-
Wide Local Plan as well Core Policies CS01 and CS02 which makes continued 
reference to the approach towards settlement limits. 

 
9.8 Furthermore, with the lack of safe pedestrian access to local amenities it is 

considered that there would be a reliance on the private car for future occupants 
of the proposed development. As such it would be contrary to core policy CS1 (e) 
from the adopted Core Strategy, which seeks to ensure that new developments 
provide easy access for everyone to jobs, shops and community facilities by 
walking, cycling and public transport. 

 
 
 Intrusion into the Countryside 
9.9 Unlike all of the other dwellings within the village -which have a direct road-frontage 

to one of the lanes within the settlement, the application proposal is not only set 
back an appreciable distance from the highway, it has no direct road frontage and 
it is set behind the applicant’s existing dwelling and shares its drive in a tandem-
backland situation and as discussed above, would appear out-of-character with the 
form of this linear rural settlement.  

 
9.10 The dwelling would be sited in a relatively open grazing paddock, extending north 

from the settlement and the curtilage as shown on the plans extends to the treeline 
to the north of the site which represents the boundary with The Broads Authority 
Executive Area.  

 
9.11 In addition to the concerns regarding the village character, the dwelling represents 

an intrusion into the countryside beyond the obvious limits of the settlement. And 
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be read in conjunction with Broads area, particularly in views from West Road, and 
from the public footpath to the west of the site. 

 
9.12 The N.P.P.F indicates that the countryside should be protected for its beauty, and 

that “great weight should be given to conserving and enhancing landscape and 
scenic beauty in National Parks, the Broads and Areas of Outstanding Natural 
Beauty, which have the highest status of protection in relation to these issues”. 

 
9.13 The Broads Authority have objected to the application on the grounds of the 

significant adverse impact on the Broads Authority Executive Area. The Broads 
Authority’s objections are that:- 

 
 “The proposal is outside the development boundary with a scale, design and use 

of materials which are not sympathetic to the countryside location adjacent to the 
Broads Authority Executive Area which is likely to result in adverse visual impacts 
and urbanisation of the locality”. 

 
9.14 The Broads is designated as of equivalent status to a National Park and its 

landscape is accorded the highest level of protection. The introduction of the 
development proposed adjacent to the Broads boundary, irrespective of the 
existing provision of screening, would adversely affect the character and 
appearance of the landscape and its quality, particularly from the adjacent footpath 
– notwithstanding the existing hedgerow screening the two.  

 
9.15    When assessing the application, the impact on the Broads Authority is a material 

consideration that holds substantial weight. As can be seen from the comments 
above, the assessment is that the impact of the development is considered to be 
detrimental to the countryside location adjacent to the Broads Authority Area and 
should be refused for this reason.  

 
9.16 An alternative siting for a dwelling is available on the road frontage – as an infill 

plot between the applicant’s dwelling and nearby stables – that would both comply 
with Core Strategy Policy CS9, and would not have the same detrimental impact 
on the countryside or the Broads Area, however the applicant has declined 
invitations to relocate the proposal as he does not wish to lose the outlook from the 
existing dwelling. 

 
 Impact on Ecology 
9.17 The N.P.P.F; The Conservation of Habitats and Species Regulations 2017, and 

Core strategy Policy CS11/Natura2000 Monitoring and Mitigation Strategy, 
establishes a strict regime for consideration of the impact of a development on both 
protected species and wildlife habitats. 
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9.18 There are 3 separate issues to consider in relation to the above legislation and 
policy and the current proposal, being the ecology of the site itself, any recreational 
pressures on Natura2000 sites and impact on protected species off-site. 

 
9.19 The applicant currently manages the land to the north of his dwelling as a wildlife 

site, and actively encourages bats/owls, hedgehogs and other species. An ecology 
report has been submitted that concludes that there is potential for wildlife to be 
present at the site, and with appropriate additional bio-diversity enhancement/extra 
nest-boxes, the development would not harm wildlife. The County ecologist 
confirms that the report is fit-for-purpose. 

 
9.20 The submitted HRA report concludes that there could be some impact on 

Natura2000 sites arising from visitor pressure, however it would not be significant 
and the County Ecologist confirms that it could be dealt with via the Monitoring and 
Mitigation Strategy.   

 
9.21 The key concern relates to the potential impact on protected species off-site.  The 

applicant’s own ecology report confirms the potential for water-voles with the 
drainage ditches adjacent to the site and where water-voles presence has been 
recorded nearby. The agent has confirmed that confirm the ditch was observed 
from the site boundary and the public footpath along the west side and it was 
confirmed that the ditch did not have suitability for water voles and therefore no 
actual water vole survey has been undertaken. However, the ecology clearly states 
that there will be no risk unless development is closer than 5m. As the development 
is not within 5m of the ditch and the treatment plant is an existing system with no 
further penetrations proposed into the ditch there is clearly no risk and no need for 
the area to be surveyed. 

 
9.22 The drainage proposals for the new dwelling include the disposal of surface-water 

run-off to the adjacent ditch network, with foul water utilising the existing dwellings 
package treatment plant, which also discharges to the same ditch network. The 
recent approval (06/20/0125/F) will utilise the same treatment plant. 

 
9.23 The County Ecologist reiterated the need to secure biodiversity gains and mitigate 

potential harms on the site. If members are minded to approve contrary to the 
officer recommendation, then it is recommended to condition these. 

 
 
 10 Conclusion 
 
10.1 The proposal does not represent an acceptable infill and would be a tandem-

backland development that would appear out-of-character with the linear form of 
the settlement, contrary to the aims of N.P.P.F and Core Strategy Policy CS2. The 
proposal is sited outside of the development limits and is therefore contrary to 
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saved policy HOU10 from the Borough-Wide Local Plan as well as conflicting with 
Core Policy CS01. With a housing supply of 6.51 years the tilted balance does not 
apply, and the harms are considered to outweigh the benefits of the scheme. 

 
10.2 The dwelling constitutes an alien encroachment into the countryside adjoining the 

Broads Authority Executive Area, which is to be afforded the highest level of 
protection. The application is therefore contrary to CS09 G and CS11 D from the 
adopted Core Strategy. 

 
 
 11      Recommendation: -  
 
 11.1 That permission be REFUSED for the reasons outlined above. 
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Schedule of Planning Applications                      Committee Date: 13th January 2021 
 
 
Reference: 06/20/0433/F 

    Parish: Rollesby   
    Officer: Mr R Tate 

                                                                    Expiry Date: ETA  
 
Applicant:    Mr and Mrs J Doyle 
 
Proposal:    Proposed self-build detached dwelling and garage and associated works  
 
Site: Land adjoining  Folly Cottages, Court Road, Rollesby  
 
 
REPORT 
 
This application was reported to the Monitoring Officer as an application submitted by an 
applicant in a personal capacity who is a close family member of Councillor Lawn. The 
Monitoring Officer has checked and made a record on the file that she is satisfied that it 
has been processed normally and the member has taken no part in the Council’s 
processing of the application.  
 
 

1.      Background / History:- 
 

1.1 The site comprises 0.2 hectares of land which fronts Court Road.  The land is 
described within the application form as vacant land although the site visit revealed 
that there is a static caravan stationed on the site. 
 

1.2 The proposal is for a chalet style property with four bedrooms and a detached 
garage. An application for a three-bedroom dwelling was approved on the site in 
2019, with an application for a larger property refused under delegated powers in 
2020. This larger property was set back a considerable distance from the road and 
would have been incongruous in the street scene. 

1.3   
1 06/19/0702/F 

F 
REF 17-04-20 Folly Court 

Cottages 
Court Road 
Rollesby 

Proposed self-build detached 
dwelling and garage 

2 06/18/0563/F 
F 

APP 30-07-19 Folly Court 
Cottages 
Court Road 
Rollesby 

Proposed self-build detached 
dwelling and garage 
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3 06/11/0271/F 
F 

REF 
DIS 

15-03-12 
29-11-12 

Folly 
Cottage 
(land 
adjacent) 
Court Road 

Change of use for temporary 
storage of personal touring 
caravan 

1.4 The previous application on the site was refused for the following reasons: 
 The applicant has failed to demonstrate to the satisfaction of the Local 

Planning Authority that the proposed increase in scale and location of the 
dwelling on the plot would not have a significant adversely impact upon the 
Trinity Broads Site of Specific Scientific Interest (SSSI) which is part of the 
Broads Special Area of Conservation (SAC) by way of water course 
pollution and that the mitigation proposed would not address this issue. The 
Local Planning Authority therefore, considers the proposed development 
would result in an adverse harm on designated areas and watercourses due 
to the proposed drainage plans and would be contrary to Policies CS9(g) 
and CS11 of the Great Yarmouth Local Plan: Core Strategy (2015) which 
seeks to avoid any harmful impacts of development on its biodiversity, 
geodiversity, landscape assets and priority habitats and species. The 
proposal is also considered to be in conflict with aims of the National 
Planning Policy Framework Paragraphs 170-183 on Conserving and 
Enhancing the Natural Environment. 

 The approved development (Application No. 06/18/0563/F) provides for a 
successful integration. The Local Planning Authority considers that this 
proposal would undermine the character and appearance of the street 
scene and result in an inharmonious form of development out of keeping 
with the existing street scene detracting from the character of the area 
therefore, would be contrary to Policies CS9 of Great Yarmouth Local Plan: 
Core Strategy (2015) which seek to ensure good design and that new 
development is not detrimental to the character of an area and avoid any 
harmful impacts. It is not considered that the avoidance of a telecom line is 
sufficient justification for the adverse impacts identified as a result of the 
proposal. The proposal is also in conflict with the good design aims of the 
National Planning Policy Framework 

 
 

   2       Consultations:- All consultation responses received are available online or 
at the Town Hall during opening hours.  

 
  2.1    Parish Council – The Parish Council objects and comments on the application as 

follows: 
 
            The development is out of character in the area, has access issues with the 

entrance on a single-track road and is outside the Neighbourhood Plan area of 
development.   
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  2.2    Neighbours – There have been three letters of objection to the application, they 

are summarised as follows: 
 

 Bathroom windows should be obscure glazed only 
 3 windows to the side at ground floor are unnecessary and an invasion of 

privacy 
 Overlooking due to velux windows in bedroom 
 Planting / hedgerow 
 Design improvement over previous applications 
 Contaminated land 
 Doesn’t enhance biodiversity / the character of the area 
 Larger than the approved dwelling 
 Surface water would run into the drainage ditch which flows to the trinity Broads 
 There should be no building works at weekends or evenings. 

 
  

2.3       Highways – No objection subject to conditions– I am minded of the recent planning 
history on this site and the LHA’s responses in that respect, which is a matter of 
record. The current proposal does not materially affect the scale of development. 
Therefore, I have no objection in highways terms. 

 
2.4 Broads Authority - No comments to make on the application. 
 
2.5 Assistant Grounds Manager and Arboricultural Officer - These two trees at the site 

entrance (North) are of high value and need to be protected during the 
development process; however, I cannot see how this is possible due to their site 
location. 

  
 The western tree is of poor condition however it is still of high Arboricultural value 

with possible ecological benefits such as potential bat roost. 
  
 Would object to this planned development based upon the Arboricultural issues; 

unless these issues can be addressed fully. The trees loss (albeit removal or 
damage caused through development) would be a great loss to the surrounding 
area. 

 
2.6 Environmental Health – No objection subject to conditions 
 
2.7 Resilience Officer – no objection 
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2.8 Natural England – Natural England have noted that the development has triggered 
one or more impact risk zones and have provided standing advice.  

 
2.9 Norfolk County Council Ecology – The site was surveyed on 31/01/2019.  The site 

comprises a paddock. Oak trees on the northern boundary are of ecological value 
and moderate bat roost potential. 

 
The site is in the Red Impact Zone – information to support an AA is contained 
within the Ecology Report and Supporting Evidence for Appropriate Assessment 
(amended) (Wild Frontier Ecology, 2020). The AA determination form is attached.  

 
The site is 295 m from the Broads SAC and 1860m from the Broadland SPA and 
Ramsar site. 

 
Subject to mitigation no adverse impacts on the SPA, SAC or Ramsar site are 
anticipated however failure to comply with the mitigation strategy contained within 
the report could result in pollutants entering Trinity Broad SSSI and the Broads 
SAC. 

 
I note this application is broadly in the same location as 06/18/0563/F (as 
supposed to 06/19/0702 which was further south).  

 
The site is located within at SSSI IRZ. Natural England should be consulted on the 
application if they have not already been so. 

 
The ecological report and information to support an AA is considered fit for 
purpose. The report makes a number of recommendations for mitigation (section 
9) and enhancement (section 10). The mitigation measures are required, as part 
of the AA, to prevent adverse effects on statutory designated sites*. For example, 
Section 9.2 of the report identifies measures to prevent silt and pollutants entering 
Trinity Broads SSSI. These include phased vegetation clearance and retention of 
a vegetative buffer between the site and ditch would be retained in perpetuity and 
subject to ecological management, and discharge of any treated foul water must 
be in excess of 50 m from the drain to the south. Subject to these measures being 
secured the report concludes no impacts on statutory sites would be anticipated 
however it is understood (from D. Parson’s comments) the site has mostly been 
cleared. 

 
It is recommended that the extent of site clearance is established (and the 
vegetative buffer remains) and the location of the septic tank provided (and 
distance from ditch). It may be necessary to review the report and 
recommendations in light of any significant changes onsite. 
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(*I also note Norfolk Wildlife Trust’s comments for 06/19/0702/F (objection) and 
that of Essex and Suffolk Water (for 06/19/0702/F (objection)). In Essex and 
Suffolk Water’s response I note that the site is low lying and prone to flooding 
which can wash raw sewage into the dyke system. They were also concerned 
about pollution from garden pesticides and fertilizers and note historic pollution 
events of the dyke behind the proposed property from sewage and phosphorous 
which have had negative impacts on the features for which the sites are 
designated.) 

 
 

  3         National Policy:- National Planning Policy Framework (NPPF) 
 

3.1 Paragraph 2: Planning law requires that applications for planning permission be 
determined in accordance with the development plan, unless material 
considerations indicate otherwise. The National Planning Policy Framework must 
be taken into account in preparing the development plan and is a material 
consideration in planning decisions. Planning policies and decisions must also 
reflect relevant international obligations and statutory requirements. 

 
3.2 Paragraph 7: The purpose of the planning system is to contribute to the 

achievement of sustainable development. At a very high level, the objective of 
sustainable development can be summarised as meeting the needs of the present 
without compromising the ability of future generations to meet their own needs4. 

 
3.3    Paragraph 8: Achieving sustainable development means that the planning system 

has three overarching objectives, which are interdependent and need to be 
pursued in mutually supportive ways (so that opportunities can be taken to secure 
net gains across each of the different objectives):  
 
a) an economic objective – to help build a strong, responsive and competitive 
economy, by ensuring that sufficient land of the right types is available in the right 
places and at the right time to support growth, innovation and improved 
productivity; and by identifying and coordinating the provision of infrastructure;  
 
b) a social objective – to support strong, vibrant and healthy communities, by 
ensuring that a sufficient number and range of homes can be provided to meet the 
needs of present and future generations; and by fostering a well-designed and safe 
built environment, with accessible services and open spaces that reflect current 
and future needs and support communities’ health, social and cultural well-being; 
and  
 
c) an environmental objective – to contribute to protecting and enhancing our 
natural, built and historic environment; including making effective use of land, 
helping to improve biodiversity, using natural resources prudently, minimising 
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waste and pollution, and mitigating and adapting to climate change, including 
moving to a low carbon economy.  

 
3.4   Paragraph 48. Local planning authorities may give weight to relevant policies in 

emerging plans according to: 
            a) the stage of preparation of the emerging plan (the more advanced its 

preparation, the greater the weight that may be given); 
             b) the extent to which there are unresolved objections to relevant policies (the 

less significant the unresolved objections, the greater the weight that may be 
given); and 

            c) the degree of consistency of the relevant policies in the emerging plan to this 
Framework (the closer the policies in the emerging plan to the policies in the 
Framework, the greater the weight that may be given). 

 
3.5    Paragraph 55. Planning conditions should be kept to a minimum and only imposed 

where they are necessary, relevant to planning and to the development to be 
permitted, enforceable, precise and reasonable in all other respects. Agreeing 
conditions early is beneficial to all parties involved in the process and can speed 
up decision making. Conditions that are required to be discharged before 
development commences should be avoided, unless there is a clear justification. 

 
3.6     Paragraph 59. To support the Government’s objective of significantly boosting the 

supply of homes, it is important that a sufficient amount and variety of land can 
come forward where it is needed, that the needs of groups with specific housing 
requirements are addressed and that land with permission is developed without 
unnecessary delay. 

 
3.7   Paragraph 76. To help ensure that proposals for housing development are 

implemented in a timely manner, local planning authorities should consider 
imposing a planning condition providing that development must begin within a 
timescale shorter than the relevant default period, where this would expedite the 
development without threatening its deliverability or viability. For major 
development involving the provision of housing, local planning authorities should 
also assess why any earlier grant of planning permission for a similar development 
on the same site did not start. 

 
3.8    Paragraph 109. Development should only be prevented or refused on highways 

grounds if there would be an unacceptable impact on highway safety, or the 
residual cumulative impacts on the road network would be severe. 

 
3.9   Paragraph 177. The presumption in favour of sustainable development does not 

apply where the plan or project is likely to have a significant effect on a habitats 
site (either alone or in combination with other plans or projects), unless an 
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appropriate assessment has concluded that the plan or project will not adversely 
affect the integrity of the habitats site. 

 
3.10    Paragraph 179. Where a site is affected by contamination or land stability issues, 

responsibility for securing a safe development rests with the developer and/or 
landowner. 

 
3.11  Paragraph 180. Planning policies and decisions should also ensure that new 

development is appropriate for its location taking into account the likely effects 
(including cumulative effects) of pollution on health, living conditions and the 
natural environment, as well as the potential sensitivity of the site or the wider area 
to impacts that could arise from the development. In doing so they should:  

 
           a) mitigate and reduce to a minimum potential adverse impact resulting from noise 

from new development – and avoid noise giving rise to significant adverse impacts 
on health and the quality of life; 

           b) identify and protect tranquil areas which have remained relatively undisturbed 
by noise and are prized for their recreational and amenity value for this reason; 
and 

           c) limit the impact of light pollution from artificial light on local amenity, intrinsically 
dark landscapes and nature conservation. 

 
4         Core Strategy – Adopted 21st December 2015 

 
4.1    Policy CS2 – Achieving sustainable growth: This policy identifies the broad areas 

for growth, sets out the sustainable settlement hierarchy for the borough and two 
key allocations.   

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

settlement hierarchy, with a greater proportion of development in the larger and 
more sustainable settlements (extract only): 

 
 Approximately 5% of new development will take place in the Secondary and 

Tertiary Villages named in the settlement hierarchy 
 
4.2     Policy CS3: To ensure that new residential development in the borough meets the 

housing needs of local people, the Council and its partners will seek to (extract 
only): 

 
           c) Encourage the development of self-build housing schemes and support the 

reuse and conversion of redundant buildings into housing where appropriate and 
in accordance with other policies in the Local Plan 
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4.3    Policy CS9: Encouraging well designed and distinctive places. This policy applies 
to all new development. 

 
4.4    Policy CS11: The Council will work with other partner authorities and agencies to 

improve the borough’s natural environment and avoid any harmful impacts of 
development on its biodiversity, geodiversity, landscape assets, priority habitats 
and species. 

 
4.5   Policy CS14: New development can result in extra pressure being placed on existing 

infrastructure and local facilities. To ensure that the necessary infrastructure is 
delivered the Council will: (a to f) 

 
            e) Seek appropriate contributions towards Natura 2000 sites monitoring and 

mitigation measures.  
 
  5         Local Policy :-  
 
  5.1    Local Policy - Saved Great Yarmouth Borough-Wide Local Plan Policies     (2001): 
 
  5.2    Paragraph 213 of the National Planning Policy Framework (NPPF) states that due 

weight should be given to relevant policies in existing plans according to their 
degree of consistency with the NPPF. The closer the Local Plan is to the policies 
in the NPPF the greater the weight that is given to the Local Plan policy.  The Great 
Yarmouth Borough Wide Local Plan was adopted in 2001 and the most relevant 
policies were ‘saved’ in 2007. An assessment of policies was made during the 
adoption of the Core Strategy December 2015 and these policies remain saved 
following the assessment and adoption. 

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

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

 
  5.4   HOU10: Permission for new dwellings in the countryside will only be given in 

connection with agriculture, forestry, organised recreation, or the expansion of 
settlements. 

 
  5.5   HOU16:  A high standard of layout and design will be required for all housing 

proposal. A site survey and landscaping scheme will be required will all detailed 
applications for more than 10 dwellings. These should include measures to retain 
and safeguard significant existing landscape features and give details of, existing 
and proposed site levels planting and aftercare arrangements. 

 
6     Emerging policy – Local Plan Part 2:- 
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6.1     Rollesby is a relatively well serviced secondary village comprising two separate but 

socially linked hamlets by footpath. The north-western hamlet has the most historic 
character centred around the village church, school and a collection of historic 
farmsteads. To the south-east, the other hamlet consists of a handful of dwellings 
strung along Low Road. Rollesby services and facilities include a primary/nursery 
school, restaurant/takeaway, rural business park, a hair salon, and a village hall. 
The settlement also benefits from bus services along the main road providing 
connections to larger settlements including Great Yarmouth. 

 
           To the east of Rollesby lies the Broads Authority area which is recognised both 

nationally and internationally as being a critically important site to wildlife, 
designated as the Broads Special Area of Conservation. In association with these 
wetland areas, there are some areas at higher risk of flooding (Flood Zones 2 and 
3) in the south and east areas of the settlement.  

 
           Development limits are defined on the Policies Map for the settlement, including 

some sites recently granted planning permission for residential development. 
Development proposals will generally be permitted within development limits 
where they are in accordance with policies of the Local Plan. Policy G1-dp (the 
second part of this policy in particular) addresses development proposals outside 
of development limits, where this lies within the Great Yarmouth plan area, which 
will be treated as the countryside or areas where new development will be more 
restricted, subject to the consideration of other relevant policies of the Local Plan. 

 
6.2      Policy GSP1-dp Development limits  
 

Policy GSP1: Development Limits 
Development Limits are defined on the Policies Map. Development will be supported 
in principle within the Development Limits. 
Development will not be permitted on land outside of Development Limits except 

where: 
a. it comprises the use and development of land associated with agriculture or 

forestry; 
b. it comprises the provision of utilities and highway infrastructure; or 
c. specific policies in the Local Plan indicate otherwise. 

 
 
7          Habitat Regulations Assessment considerations: 
 
7.1 “European” or “Natura 2000” sites are those that are designated for their wildlife 

interest(s) through the Conservation of Habitats and Species Regulations 2017 
and constitute the most important wildlife and habitat sites within the European 
Union. The Council has an adopted policy approach, the Habitats Monitoring and 
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Mitigation Strategy, prepared alongside the Part 1 Local Plan (and most recently 
updated at the Policy & Resources Committee meeting on 5th February 2019).  

 
7.2     Guidance for applicants is available on Great Yarmouth Borough Council’s website 

identifying when bespoke shadow Habitat Regulation Assessments (HRA) are 
required to be prepared by the applicant and submitted to the Council. In this case, 
in accordance with the guidance issued, a bespoke shadow HRA has been 
required and submitted. The bespoke shadow HRA found that the in-combination 
effects of the development cannot rule out an effect on protected sites.  

 
7.3    The application, informed by a bespoke HRA has been assessed by the Competent 

Authority as likely to have significant indirect effects on one or more Natura 2000 
sites (but no significant direct effects). The appropriate assessment concludes that 
there would be no adverse effect on the integrity of internationally designated sites 
from recreation. 

 
7.4      Further information has been provided on the foul sewerage system supported by 

a statement. A plan showing the position of the purifying tank 50m+ from the water 
course has been provided. These measures would ensure that there would be no 
adverse impacts on statutory sites. 

 
7.5 The design and access statement argues that the required £110 has been paid on 

the previous application. HMMS payments cannot be transferred between 
applications so if members are minded to approve then this should be subject to 
the required HMMS payment being secured. 

 
8     Local finance considerations: - 
  
8.1     Under Section 70(2) of the Town and Country Planning Act 1990 the council is 

required when determining planning applications to have regard to any local 
finance considerations, so far as material to the application. Local finance 
considerations are defined as a government grant such as new homes bonus or 
the Community Infrastructure Levy. It is noted that the Borough of Great Yarmouth 
does not have the Community Infrastructure Levy. The proposed development is 
for a single dwelling and as such the financial considerations are not assessed as 
so great as to consider a decisive factor.   

 
9   Assessment 
 
9.1      The proposal seeks approval for one ‘chalet’ style detached dwelling and garage. 

The Broads Authority area is contiguous to the southern boundary of the plot, 
however by locating the proposed dwelling and garage towards the northern end 
of the plot, adjacent to the Court Road and broadly parallel with the existing building 
line established by the adjoining ribbon development the applicant is seeking to 
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mitigate the adverse impact on the character of the Broads. The southern boundary 
also comprises mature planting and trees helping to screen views of the Broads as 
well as those obtained within. 

 
9.2     There are two mature oak trees located at the frontage of the site, these are subject 

to a tree preservation order. The application does not seek to remove any of the 
existing trees on site and the removal of the oaks would have a detrimental impact 
on the street scene and adverse impact on the character of the area. It is noted 
that the Arboricultural Officer objects to this application; however, no mitigation 
measures were conditioned on the previous application and therefore there is an 
extant permission without protection measures already on the site. It is 
recommended to condition an arboricultural impact assessment and ensure that 
satisfactory mitigation measures are in place. 

 
9.3 As of the 18th December 2020, the Council now enjoys a housing supply of 6.51 

years and therefore great weight can be applied to the development limits and the 
tilted balance outlined in Paragraph 11 (d) of the NPPF no longer applies. Despite 
this, the site does benefit from an extant permission for a similar sized dwelling and 
therefore the principle of development has been established, irrespective of the 
fact that the site is situated outside of the village development limits. 

 
9.4     Although the Broads Authority has no comments on the application, as noted above 

the dwelling has been sited at a position to reduce the impact on the setting of the 
Broads and will continue an existing ribbon development. The development as 
proposed will not, in policy terms, create an isolated dwelling in the countryside but 
will instead add an existing dwelling to the cluster that are in existence. The Broads 
had previously suggested that biodiversity enhancements could be conditioned 
given the location of the dwelling. These shall include bird and bat boxes and 
fences (where appropriate) which have access for small mammals and planting of 
appropriate species to be submitted and approved.  

 
9.5     The design of the dwelling is for a chalet style dwelling which is not exciting in 

appearance although will not cause a significant detriment to the character of the 
area or the street scene. The foot print of the dwelling is larger than those 
immediately adjacent although the character of the area is signified by individual 
dwellings with groupings of those in a similar appearance before reaching the more 
built up sections of Rollesby which have more unity and groupings of design. The 
dwelling has been designed to minimise overlooking with consideration given to 
the first-floor windows and as such this is not deemed significantly adverse to the 
occupiers of the adjoining dwellings. The design of the dwelling is assessed as 
acceptable in this location. Likewise, the side windows on the ground floor would 
not lead to significant levels of overlooking. 
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 9.6     In order to prevent urbanisation of the curtilage to the detriment of the Broads it is 
recommended that the permitted development rights are removed from the 
curtilage of the dwelling which is outlined in red (the application site).  

 
  9.7  The Parish Council, within their objection and comments on the application, note 

the width of the Court Road. There are no objections received from the Highway 
Authority to the application and, in accordance with the NPPF at paragraph 109 
there are no reasons for the application to be refused on highway grounds.  
Especially when noting the extant permission on the site. 

 
  9.8    When assessed on balance the application in the revised form can be supported 

with appropriate conditions restricting permitted development rights, ensuring 
additional planting and those required by the Highways Authority. The 
development should also offer ecological gains in the form of bat and bird boxes 
and the mitigation as outlined within the ecology report should be conditioned with 
specific reference lighting and the time of year that works can be carried out. 
Moreover, a condition should be imposed ensuring that the protected trees are 
protected during the course of construction. 

 
 10      RECOMMENDATION: -  
 
 10.1   Approve – subject to the conditions requested by Highways, and those required to 

ensure a satisfactory form of development subject to the securing of the £110 
Habitat Monitoring and Mitigation Strategy contribution.  

 
  10.2   The proposal complies with the aims of Policies CS2, CS3, CS9 CS11 and CS14 

of the Great Yarmouth Local Plan and the National Planning Policy Framework.   
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