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Schedule of Planning Applications  Committee Date: 22nd August 2013 
 
Reference: 06/13/0226/F 

Parish: Winterton-on-Sea 
 Officer: Mrs M Pieterman 

       Expiry Date: 12/07/2013 
Applicant: Mr & Mrs Tweed 
 
Proposal: Proposed residential development of site to comprise 2 no. bungalows 

and 2 no. chalet style bungalows. 
 
Site:  Bulmer Lane (site off), Winterton-on-Sea, Great Yarmouth 
 
REPORT 
 
1. Background / History :- 
 
1.3 The land subject to this application is located at the southern entrance to the 

village from Hemsby and associated villages, and the plot forms an infill 
parcel of land situated between 78 Bulmer Lane (formerly Downing Farm 
house) and relatively new dwellings of single storey construction immediately 
adjoining the site, which is located to the north west of The Craft. 

 
1.2 The immediate area is characterised by residential properties of varying sizes, 

styles and ages, with the wider village is a traditional seaside/fishing village 
with some degree of holiday accommodation and agriculture. 

 
1.3 The land subject to this application, although previously developed with hard-

standing and agricultural buildings is not classed as a brownfield site due to 
its agricultural use. The land is also outside, but immediately adjacent to 
village development limits as defined in the adopted Great Yarmouth Borough 
Wide Local Plan. However the site may be classed as a windfall site and the 
definition of this, along with further assessment is contained within the main 
report 

 
2. Consultations :- 
 
2.1 Article 8 notice/neighbours: 1 letter of objection received (full copy attached) 
 
2.2 Parish Council: No objection to development but concerns over demolition of 

buildings which may contain asbestos 
 
2.3 Environmental Health: No objection subject to the imposition of conditions    

concerning hours of construction, construction noise and contaminate land. 
 
2.4 Norfolk County Highways: No objection subject to the imposition of conditions 
 
3. Policy :- 
 
 3.1 POLICY BNV20  
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IN CONSIDERING PROPOSALS FOR NEW DEVELOPMENT IN RURAL 
AREAS, THE COUNCIL WILL REQUIRE A HIGH STANDARD OF DESIGN. 
 
(Objective: To protect the rural scene.) 

 
3.2      POLICY HOU15 
 

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

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

 
3.3 POLICY HOU17  
 
 IN ASSESSING PROPOSALS FOR DEVELOPMENT THE BOROUGH  
 COUNCIL WILL HAVE REGARD TO THE DENSITY OF THE  
 SURROUNDING AREA.  SUB-DIVISION OF PLOTS WILL BE RESISTED  
 WHERE IT WOULD BE LIKELY TO LEAD TO DEVELOPMENT OUT OF  
 CHARACTER AND SCALE WITH THE SURROUNDINGS. 
 

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

(Objective: Protection of the countryside for its own sake). 
 
 
4. Assessment :- 
 
4.1 The submitted application seeks approval for the residential development of 

the site to comprise two three-bed bungalows and two four-bed chalet 
bungalows. 

 
4.2 The site is currently unused, and is no longer associated with the adjacent 

former farmhouse, it has been used previously for agricultural purposes and 
contains 3 barn style buildings constructed from brick and asbestos roofing 
which are currently screened by ‘Herras’ type fencing. The land lies 
immediately adjacent to the village development limit and does, it is 
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suggested, form an ‘infill’ plot between the former farmhouse and the start of 
the built form of the village at the southern end. 

 
4.3 There were some issues with Norfolk County Highways, concerning access 

but these appear to have been satisfactorily resolved and the highways officer 
has offered no further comments except to request the imposition of 
conditions (copy attached). 

 
4.4 There has been one letter of objection to the proposed dwellings concerned 

with the land in question being outside the defined village development limits, 
access issues, overlooking of his property and potential for future 
development (full copy of letter attached).  

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

limits and is not technically designated as previously developed ‘brownfield’ 
land by virtue of its former use for agricultural purposes, it is also noted that 
the development would, it is considered, add a certain sense of completeness 
to the immediate area.  

 
4.6 Nevertheless the site could be construed as being classified as a windfall site. 

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

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

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

 
4.8 The adjacent resident who has raised concerns with the application, and in 

particular, its location outside development limits has, it would appear, taken 
some of his facts from the Strategic Housing Land Availability Assessment 
(SHLAA). However, it should be noted that the SHLAA is a technical exercise 
and although it does allocate sites for future development, in policy terms, it 
currently has very limited weight. The comment below should help to clarify 
the situation:   

 
“The identification of potential sites, buildings or areas for housing 
development within the Strategic Housing Land Availability Assessment 
(SHLAA) does not imply that the Council would necessarily grant planning 
permission for residential development. The SHLAA does not asses sites in 
terms of planning policy. All planning applications incorporating residential 
development will continue to be assessed against the appropriate 
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development plan and material planning considerations. For example, a site in 
the SHLAA may currently be in use for employment and any planning 
application to change the use of this site to residential would be assessed 
against planning policy that seeks to protect employment land and other 
material planning considerations” 

 
4.9 However it is important to note that although the land was put forwards as part 

of the SHLAA assessment, as it is for below 10 dwellings it has not been 
assessed for future development, nevertheless this does not mean that it is 
unacceptable and undevelopable. Smaller sites will be assessed as part of a 
village development review which will inform the emerging site allocation and 
development management policy document. Winterton-on-Sea is classed as a 
Primary village in settlement hierarchy as defined in the emerging core 
strategy, which will be allocated some land for new development in the future, 
although this land has not been definitively defined. Nevertheless, as stated 
previously it is considered that the site could be classed as a windfall site 
which would create completeness to the immediate street-scene and would 
enhance the visual aesthetics of the area by removing old and unsightly 
buildings from the village entrance and exit. 

 
4.10 In addition to the above The National Planning Policy Framework (NPPF) 

states that every effort should be made to objectively identify and meet the 
housing needs of an area and respond positively to wider opportunities for 
growth and encourage the effective reuse of land. Paragraph 55 of the NPPF 
states that sustainable development should be promoted in rural areas and 
housing should be located where it would enhance or maintain the vitality of 
rural communities. 

 
4.11 The remaining issues of access across land and overlooking would appear to 

have been resolved and regardless of this access rights are a civil matter and 
agreement should be reached between the applicant and the adjacent 
resident. The roof-lights associated with the store have been moved to the 
northern elevation, although there is one remaining roof-light in the southern 
elevation this is for escape purposes, and it is considered that due to its 
positioning and distance this will not impact on the amenities of adjacent 
residents to a significantly detrimental degree. However, if members feel it so 
harmful to the amenities of adjacent residents a condition could be attached 
requesting that it be obscure glazed. 

 
4.12 It does remain however that there may be some issues with contamination, 

considering the sites former use for agricultural purposes, however a 
contaminated land survey will be added as a condition and at the request of 
Environmental Health, if members are minded to grant permission, and 
mitigation of any contamination found can be implemented prior to the 
commencement of construction. 

 
4.13 Overall it is considered that the scheme is well thought out and will enhance 

the visual amenities of the area by removing an old agricultural building and 
will complete the built form of the village by utilising previously developed but 
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unused agricultural land and the design will complement the existing dwellings 
and surrounding area. 

 
5. RECOMMENDATION :-  
 
5.1 Approve: For the reasons given above the proposed development is 

considered acceptable in this particular location and it accords with the 
general provisions of both the National Planning Policy Framework and 
policies BNV20, HOU15, HOU17 & NNV7 of the adopted Great Yarmouth 
Borough Wide Local Plan and the emerging Core Strategy. 
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