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Parish: Hemsby 
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community/commercial facilities, together with associated public open space 
and landscaping 
Site: Former Pontins Holiday Centre, Beach Road, Hemsby   
   
   
REPORT 
 
1.0 Background / History :- 
 
1.1 Site Location and Context:- 
 
1.2 The site is located in the centre of the built up area of Hemsby, to the south east 
of the main shopping area. Access is off Beach Road, which runs along the northern 
boundary of the site and connects with Kings Way to the west with the beach and the 
tourist and entertainment area to the east. The main access to the site is from Beach 
Road to the north of the site and a large section of the site adjoins Kings Way which 
runs immediately adjacent to this single carriageway road, which provides one of the 
main accesses into Hemsby and provides access to Scratby and Caister to the 
south. A minor road, Back Market Lane, also runs along the eastern boundary of the 
site and links Beach Road to the north with Newport Lane in the south.  
 
1.3 The western boundary of the site forms the boundary between the tourist 
allocated area and residential areas of Hemsby, with residential area of Homestead 
Gardens and Beach Road around the northwest corner of the site and residential 
development adjacent to the southern boundary on Newport Road. To the east of the 
site along Back Market Lane are two static caravans parks, namely Bermuda Holiday 
Park and Florida Estate.    
 
1.4 The accommodation on the site currently comprises extensive ranges of flat 
roofed chalet blocks together with a large facilities building together with other 
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ancillary buildings. Overall accommodation at maximum capacity was around 2,440 
people as set out in the viability and options appraisal accompanying the application.  
 
1.5 Pontin’s was first formed in 1946 and provided low cost family accommodation 
for self- catering and half board holidays across the UK and up until April 2008 the 
Pontin’s  holiday centre in Hemsby was part of the wider Pontin’s company group. In 
2008 Ocean Parcs Ltd acquired the Pontin’s company and all of the operating 
holiday centres with the exception of the holiday centres at Hemsby, Blackpool and 
Torbay. Ocean Parcs Ltd were only prepared to take on a short term lease of the 
Hemsby Pontin’s site, although they subsequently closed the site in December 2008 
despite there being a year left on their lease. 
 
1.6 The application site has been vacant since Ocean Parcs closed the Pontin’s 
Centre in 2008 and whilst there has been 24 hr security the site has suffered from 
burglaries and criminal damage. 
 
2.0 Recent Planning Background 
 
2.1 A planning application was submitted in 2011 (Ref 06/11/0208/O) for the 
redevelopment of the site for a 60 bed Care Home and up to 191 houses, together 
with associated open space and infrastructure. The application was subsequently 
withdrawn by the applicant prior to the application being considered by the 
Development Control Committee.   
 
3.0 The Current Proposal:-  
 
3.1This is outline planning permission for redevelopment of the site for up to 200 
dwellings and community/commercial together with associated public open space 
and landscaping. To be considered as part of this application is the means of access 
to the application site. All other matters ie Appearance, Landscaping, Layout and 
Scale are reserved for future approval. 
 
3.2 The application site 8.85 hectares (Approximately 22 Acres). The Design and 
Access Statement submitted with the application states that approximately 8.04 
hectares will comprise residential development   including affordable housing, the 
amount which dependent on viability and subject to negotiation with the Local 
Authority. The housing mix will comprise predominantly detached family housing with 
some semi-detached and terrace units. These would be mainly two storeys with no 
property higher than 3 storey according to the statement. 
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3.3 The community/ commercial facilities are proposed to be located on a area of 
0.81 hectares (1.9 acres) along the western boundary of Kings Way with associated 
car parking.  The Design and Access Statement states that the units will comprises 
two detached single storey buildings with a combined floor space not exceeding 
900sqm(9805 sq ft). These are likely to be in blocks/ wings not exceeding 15m in 
width and 45m in length Ridge heights are not anticipated to exceed 8m. Pedestrian 
access is anticipated to be linked from in the general development and off Kings 
Way which may be sub divided into smaller units.  Flexibility is sought in terms of the 
range of possible uses.  
 
3.4 The statement goes on to say that the facilities will assist in integrating the new 
development into the local community by providing opportunities for additional and 
improved local facilities to support existing and future residents of the local area. It 
should be noted that the application form does not include to the floor area as 
described in the Design and Access statement only to say that the amount is 
unknown. As is the number of potential employment opportunities.   
 
3.5 The indicative plan demonstrates how the site can be developed along with 
areas for housing, commercial/ community facilities and open space areas.  
 
The plan includes:- 
 

a) the location of the access points for the development and , namely an access 
off Beach Road in the same approximate location as the existing access, 
together with two  new accesses for the residential development off Kings  
Way. 

b) the location and site area for the community/ commercial facilities  are shown 
on the Kings Way frontage in two blocks one accessed off the residential 
access and one access directly from Kings Way.  

c) Indications of housing mix and scale including details of open space, however 
the level of detail is reflective of the fact the application is for outline 
permission with all matters reserved for future approval. 

 
3.6 In terms of the flexibility of uses referred to above the plans states that Use 
Classes A1, A2, A3,A5 and D1 are proposed.  For clarification the following list gives 
an indication of the types of use which may fall within each use class.  
 
A1 - Shops, retail warehouses, hairdressers, undertakers, travel and ticket agencies, 
post offices, pet shops, sandwich bars, showrooms, domestic hire shops, dry 
cleaners, funeral directors and internet cafes.  
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A2 - Financial and professional services - Financial services such as banks and 
building societies, professional services (other than health and medical services) and 
including estate and employment agencies.  
A3 -  Restaurants  and cafés - For the sale of food and drink for consumption on the 
premises - restaurants, snack bars and cafes.  
A4 - Drinking establishments - Public houses, wine bars or other drinking 
establishments (but not night clubs).  
A5- Hot food takeaways - For the sale of hot food for consumption off the premises 
 
D1 - Non-residential institutions - Clinics, health centres, crèches, day nurseries, day 
centres, schools, art galleries (other than for sale or hire), museums, libraries, halls, 
places of worship, church halls, law court. Non residential    education and training 
centres. 

3.7 The application includes a  Zebra crossing of Kings Way between the retail 
and  the footway into the Barleycroft estate as well as two new bus stops with 
shelters and length of improvement/widening of the east side footway . A bus 
shelter to the bus stop on the south side of Beach Road will also be provided. 

3.8 The site is well established with extensive planting and hedging and the layout 
shown on the Masterplan seeks to retain areas of established planting within open 
space provision on the site.  
 
3.9 Accompanying the application are the following documents:- 

• Planning Statement 
• Design and Access Statement  
• Transport Statement  
• Framework Travel Plan 
• Flood Risk Assessment 
• Ecological Assessment 
• Tree Survey and Constraints Summary Report 
• Marketing Report and Appraisal 

 
4.0 Consultations :- 
 
4.1 Parish Council -  Hemsby Parish Council object to the above outline planning 
application for the following reasons:-  
 
1. The site is a PRIME Holiday area, which will also require change of use, but are 
concerned if approved will this set a precedent for other Prime holiday areas in 
Hemsby or the Borough to have this protection removed and re-developed.  
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2. The infra-structure is not adequate to cope with the increase of population or 
increase in traffic on the highways. Drainage is poor on the site and regularly flooded 
the area with increased demand.  
 
3. Lack of educational facilities to cope with extra child places.  
 
4. One medical centre in the village which is already struggling with high number of 
patients.  
 
5. As a holiday resort the site employed many from the local area, where will new 
residents find   work in an area which is mainly tourism. 
 
4.2 Representations  received – Approximately 49  responses of which 48 are 
opposed to the proposal with one in favour of the development. Sample copies 
attached to the report. Others available on planning file and website.  In summary, 
the views of neighbouring owners and occupiers are:-  

• Any new development will place further demands on local facilities. 
• The proposal is contrary to current policies in the Local Plan 
• Loss of holiday accommodation 
• This is a holiday resort area which should be substantially be maintained 
• Impact on local facilities and infrastructure 
• Hemsby both socially and physically cannot cop 
• Insufficient demand for further housing put additional responses 
• It would be great if it could be a caravan park for tourists with entertainment 

etc to keep Hemsby alive 
• Schools. Doctors, dentists  cannot cope 
• Having been flooded in June 2014 further housing in these sorts of numbers 

will cause even more devastating flooding The surface water drainage is not 
fit for purpose now  or it wouldn’t have flooded last year 

• Further housing will make matters worse 
• Our doctors surgery is only open 3 days per week with no parking available 
• The village needs more holiday/leisure facilities to keep our small shops  
• More housing not needed 
• It’s a holiday area and should be left as a leisure use 
• Since Pontins has closed there has been a steady deteriation in the area with 

regards holiday facilities and this is noticeable year after year if things 
deteriate much more my family will look to holiday elsewhere.  

• Tourism is major income to the community and more holiday facilities are 
required not housing    

• Housing on this site will set a precedent for other holiday sites to go the same 
way 
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• Hemsby will no longer be a village but a town 
• Current owners have refused to sell for holiday use 
• Hemsby is a village with a strong sense of community  and we want it to stay 

that way 
• There are no jobs to warrant further housing in the area 
• Do not need the additional traffic going through the village 
• Golden opportunity to get a new health centre on this site 
• Loss of potential employment generator   

 
The letter of support  

- Pontins became an appalling source of noise both day and night and we were 
profoundly affected and made ill by the it I am strongly in favour of the 
proposal  

Some representative letters from respondents are attached to the report. All of the 
correspondence received can be seen on the planning file in the planning office. 
 
4.3 Great Yarmouth Cycle Forum 
We would like to see the primary streets in the proposed development ( as shown on 
the Masterplan) provided with a segregated cycle track, 2.1 m wide(minimum)on 
both sides of the road. Key aspects to this provision are: 

- Space away from traffic 
- Not mixed with pedestrians 
- Careful layout of car parking 
- Layer separation    
- Secondary streets should be made more permeable for cyclists and 

pedestrians 
- The development should be covered by a 20mph speed limit 
- Developer contributions should be sought to provide off road cycle facilities 

along Kings Way the verge is wide here and verge is wide enough to 
accommodate two  way segregated traffic.  

 4.4 Health Authority – Any response to be reported  
4.5 Norfolk County Council   
 
    Infrastructure Requirements – Education  
 The current situation at local schools is as follows: 

 School Capacity Numbers on Roll 
(January 2015) 

Spare Capacity 
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 Hemsby Primary 
School 

207 164 +43 

 Flegg High School 
(11-16) 

950 807 +143  

  

 The table below shows the number of houses (or family house equivalents)  
needed to generate a single child place based on the demographic multiplier 
above: 
Table 3 Number of Dwellings Needed to Generate 1 Child Place 

 Sector Nursery Primary High Sixth Form 

 No. children 12 4 7 36 

 
 

 
This number of dwellings (200) could put pressure on the local primary school 
but does depend on the number of children generated by such a development.  
Hemsby Primary school cannot be expanded on its current site but does have 
some spare capacity.  Some children who live in the Hemsby catchment do 
choose to attend other schools such as Martham and Ormesby and this pattern 
may have to continue should there not be sufficient capacity for children from 
this development at Hemsby Primary School. 
No contributions will be sought for Nursery, Primary or High School. 

 Fire Service – operational no objection provided complies with the building 
regulations  

Housing: 

With reference to the proposed development, taking into account the location 
and infrastructure already in place, our minimum requirement based on 200 no. 
dwellings would be 4 fire hydrants on no less than a 90mm main at a cost of 
£447.80 each (Essex and Suffolk Water prices).  

Community Facilities: 

With reference to the proposed development, based on the location and 
infrastructure already in place and the type of buildings proposed, our minimum 
requirement is for an additional fire hydrant capable of delivering a minimum of 
20 litres per second of water on no less than a 150mm main at a cost of 
£498.80.  

Please note that the onus will be on the developer to install the hydrants during 
construction to the satisfaction of Norfolk Fire Service and at no cost. Given that 
the works involved will be on-site, it is felt that the hydrants could be delivered 
through a planning condition 

 
Application Reference: 06/15/0441/O    Committee Date: 8th March 2016 



Library Provision 

A development of 200 dwellings would place increased pressure on the existing 
library service particularly in relation to library stock, such as books and 
information technology. This stock is required to increase the capacity of Caister 
library. It has been calculated that a development of this scale would require a 
total contribution of £12,000 (i.e. £60 per dwelling). This contribution will be 
spent on book stock (project A).   

 

Environment 

General Comments 
 
Connections into the local Green Infrastructure (GI) network, including Public 
Rights of Way and ecological features, should be considered alongside the 
potential impacts of development. Mitigation should therefore be included within 
the site proposal. Maintenance/mitigation for new and existing GI features may 
require a contribution or commuted sum in order to allow the local GI network to 
facilitate the development without receiving negative impact and equally, allow 
the development to integrate and enhance the existing network. 
  

Specific Comments 

This site lies within 1km of Winterton Horsey Dunes Site of Scientific Interest 
(SSSI) and Special Area of Conservation (SAC). Within a 2km radius of the site 
lie further internationally important sites including Broadland Ramsar, Trinity 
Broads SSSI, Broads SAC and Broadland Special Protection Area. This site 
therefore falls within the Natural England residential SSSI impact zone and so it 
is likely that screening for a Habitats Regulation Assessment (HRA) will be 
required as stated under Article 6(3) of the Habitats Directive. 

In the interest of the coastal access path coming forward, the local green 
infrastructure network and designated sites, the Natural Environment Team will 
be requesting a contribution towards infrastructure improvements and monitoring 
to include; 

- Installation and maintenance of number counter(s) to monitor user numbers in 
relation to development. 

- Provide signage to the coastal route from development, and interpretation 
explaining sensitive features. 

- Conduct impact assessment surveys. 

- Potential path improvements to minimise impacts on protected features. 

This contribution is currently estimated at £46,000 which equates to £230 per 
dwelling. 
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4.6 Highways  
 
The developer is proposing a mitigation package that includes a Zebra 
crossing of Kings Way between the retail and the footway into the 
Barleycroft  estate as well as two new bus stops with shelters and length of 
improvement/widening of the east side footway . A bus shelter to the bus 
stop on the south side of Beach Road will also be provided. The 
development will have a Travel Plan secured by condition and will need a 
performance bond secured by S106 Agreement. In the light of the above 
agreed mitigation package the highway Authority recommends no 
objection subject to the following suggested conditions and the above 
mentioned S106 being completed.  
 
4.7 Lead Flood Authority (Norfolk County Council)  
 
We are able to remove our objection subject to conditions being attached to 
any consent if this application is approved. We recognise that the Local Planning 
Authority is the determining authority, however to assist, we suggest the 
following wording:  
 
Condition:  
 
Prior to commencement of development, in accordance with the submitted Flood 
Risk Assessment (Create Consulting, Revision A, dated November 2015) 
detailed designs of a surface water drainage scheme incorporating the following 
measures shall be submitted to and agreed with the Local Planning Authority in 
consultation with the Lead Local Flood Authority. The approved scheme will be 
implemented prior to the first occupation of the development. The scheme shall 
address the following matters:  
 
I. Provision of surface water attenuation storage, sized and designed to 
accommodate the volume of water generated in all rainfall events with no offsite 
discharge up to and including the critical storm duration for the 1 in 100 years 
rainfall event including allowances for climate change.  
II. Detailed designs, modelling calculations and plans of the of the drainage 
conveyance network in the:  
 1 in 30 ye a rs  critica l ra infa ll e ve nt to s how no a bove  ground flooding on a ny 
part of the site; and  
 1 in 100 ye a rs  critica l ra infa ll e ve nt plus  clima te  cha nge  a llowa nce s  to s how, if 
any, the depth, volume and storage location of any above ground flooding from 
the drainage network ensuring that flooding does not occur in any part of a 
building or any utility plant susceptible to water (e.g. pumping station or 
electricity substation) within the development.  
 
III. Plans showing the routes for the management of exceedance surface water 
flow routes that minimise the risk to people and property during rainfall events in 
excess of 1 in 100 year return period.  
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IV. Details of how all surface water management features to be designed in 
accordance with The SuDS Manual (CIRIA C697, 2007), or the updated The 
SuDS Manual (CIRIA C753, 2015), including appropriate treatment stages for 
water quality prior to discharge.  
 
V. A maintenance and management plan detailing the activities required and 
details of who will adopt and maintain the all the surface water drainage features 
for the lifetime of the development.  
 
Reason:  
To prevent flooding in accordance with National Planning Policy Framework 
paragraph 103 and 109 by ensuring the satisfactory management of surface 
water flow paths, storage and disposal of surface water from the site in a range 
of rainfall events and ensuring the surface water drainage system operates as 
designed for the lifetime of the development. 
 
4.8 Historic Environment Service   
An archaeological evaluation has previously been carried out at the proposed 
development site and the results submitted with the current application. The 
proposed development has been subject of an archaeological evaluation by trial 
trenching albeit at a lower level than normal because of the number of buildings 
on the site which revealed the presence of Neolithic activity at the site and there 
is potential that further heritage assets on the site that may be affected by the 
proposed development.   
 
4.9 The site was also used as a military camp in the 2nd World War and a pill box 
is believed to survive benearth an earth mound on the (western) Kings Ways 
frontage. It the oil box is extant we request that it is retained within the proposed 
development. Also because of its heritage a photographic record should be 
taken of the camp which plays a significant role within the history of the Norfolk 
Coast. In accordance with paragraph 141 of the NPF it is recommended that a 
programme of archaeological work is carried out and conditions are imposed.  
 
4.10 Norfolk Constabulary  
Recommends appropriate boundary treatment encloses the site to provide 
adequate security protection, privacy and reduce unauthorised pedestrian 
permeability. Specific and general advice on design and layout to provide a 
secure development. 
 
4.11 Essex and Suffolk Water – We have no objection to the proposed 
development subject to compliance with our requirements. Consent will be given 
to this development on the condition that a metered water connection is made to 
our company network for each new dwelling/community and commercial unit for 
revenue purposes.   
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4.12 Anglian Water 
 
The foul drainage from this development is in the catchment of Caister 
Pump Lane Water Recycling Centre that will have available capacity for these 
flows.  
 
4.13 The sewerage system at present has available capacity for these flows. If 
the developer wishes to connect to our sewerage network they should serve 
notice under Section 106 of the Water Industry Act 1991. We will then advise 
them of the most suitable point of connection.  
 
4.14 Surface Water Disposal 
 
4.15 The preferred method of surface water disposal would be to a sustainable 
drainage system (SuDS) with connection to sewer seen as the last 
option.Building Regulations (part H) on Drainage and Waste Disposal for 
England includes a surface water drainage hierarchy, with infiltration on site as 
the preferred disposal option, followed by discharge to watercourse and then 
connection to a sewer.  
 
4.16 The surface water strategy/flood risk assessment submitted with the 
planning application relevant to Anglian Water is unacceptable as the planning 
application states that a connection to the public sewer is 
required, whereas the FRA states that the site will drain surface water flows via 
infiltration. As Anglian Water have no public surface water sewers in the area we 
would need to be satisfied that surface water flows are not being discharged to 
the public foul water network. We would therefore recommend that the applicant 
needs to consult with Anglian Water and the Environment Agency. 
 
4.17 We request a condition requiring a drainage strategy covering the issue(s) 
to be agreed.  
 
CONDITION 
No drainage works shall commence until a surface water management 
strategy has been submitted to and approved in writing by the Local 
Planning Authority. No hard-standing areas to be constructed until the 
works have been carried out in accordance with the surface water strategy 
so approved unless otherwise agreed in writing by the Local Planning 
Authority. 
REASON 
To prevent environmental and amenity problems arising from flooding. 
 
4.18 Natural England Revised Comments following initial objection 
 
In our previous advice to your authority (our ref: 169706, dated 20th November 
2015), we advised that further information was required before adverse impacts 
to the aforementioned sites could be ruled out. The shadow Habitats 
Regulations Assessment (HRA) acknowledged the potential for recreational 
impacts to some of these sites but concluded that adverse impacts were unlikely 
due to the provision of public open space within the development and the 
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presence of nearby footpath links which it considered would be used for regular 
recreational activity by residents and so mitigate against recreational pressures 
on N2K sites. Natural England agrees that, whilst the provision of informal open 
space within and close to the development can, if effectively designed (i.e. to 
include circular walks of sufficient length, dogs-off-leads areas etc.), help absorb 
routine recreation to an extent, the unique draw of the nearby N2K sites means it 
is unlikely to fully mitigate recreational impacts in combination with other 
development within the borough.  
 
The HRA of the adopted Great Yarmouth Core Strategy identified that increased 
recreational activity by residents of new dwellings within the borough may have 
a cumulative, ‘in combination’ impact on a number of N2K sites.  
Policy CS11 of the Core Strategy therefore stipulates that “Relevant 
development will be required to deliver the mitigation measures identified in the 
Natura 2000 Sites Monitoring and Mitigation Strategy”. Furthermore, Policy 
CS14 states that your authority will “Seek appropriate contributions towards 
Natura 2000 sites monitoring and mitigation measures” as required 
 
Natural England understands that appropriate contributions to the strategy have 
now been agreed between the developer and your authority in line with the 
findings of the relevant Core Strategy policies; we therefore advise that adverse 
impacts to N2K sites can be ruled out both alone and in combination with 
other plans and projects.  
 
The withdrawal of Natural England’s objection to this application does not 
necessarily mean that all natural environment issues have been adequately 
addressed, but that we are satisfied that the specific issues that we have raised 
in previous correspondence relating to this development has been met. Natural 
England, as stated in previous correspondence, is not in a position to give a 
view on issues such as local sites, local landscape character or the impacts of 
the development on species or habitats of biodiversity importance in a local 
context. 
 
Internal 
 
4.19  Building Control 
Although outline only the need is highlighted to provide adequate Fire pump 
access and turning head in particular to the south of the site 
 
4.20 Environmental Health – ‘Environmental Services does not object to the 
grant of planning permission for the above referenced proposal. However, 
we do give the following advice, in formatives and recommended conditions 
for inclusion on any planning consent that may be granted. Matters such as:- 
 
a) hours of use and deliveries, plus submission of details of plant for the 

community and commercial facilities will be commented upon further for 
planning conditions should the proposed development reach a detailed 
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submission stage 
b) Land Contamination: If planning permission is granted condi t ions are     

recommend to cover address any potential contamination on site and 
means of mitigation if present both before and during construction 

c) Details of foul and surface water 
d) Conditions controlling provision of external lighting to minimise light 

pollution and impact upon neighbour amenity 
e) Control on hours of construction to reduce impact upon neighbour 

amenity  
 f) Conditions regarding potential Contamination and removal of existing 
buildings and materials and Local Air Quality as a result of dust during 
construction/demolition. 
 
5.0 Planning Policy 
 
5.1 National Planning Policy Framework 
 
5.2 The presumption in favour of sustainable development is set out in 
paragraph 14. However, Paragraph 119 states that ’the presumption in favour of 
sustainable development does not apply where development requiring 
appropriate assessment under the Birds or Habitats Directives is being 
considered, planned or determined.’ This applies to this proposal.  
 
5.3 The core planning principles set out in the NPPF (paragraph 17) encourage 
local planning authorities to always seek to secure high quality design, 
encourage the effective use of land by reusing land that has been previously 
developed – providing that it is not of high environmental value, and ensure a 
good standard of amenity for all existing and future occupants.  Paragraph 64 
states that permission should be refused for development of poor design that 
fails to take the opportunities available for improving the character and quality of 
an area and the way it functions  
 
5.4 Paragraph 50 states that to deliver a wide choice of high quality homes, 
widen opportunities for home ownership and create sustainable, inclusive and 
mixed communities, local planning authorities should: 
 
• plan for a mix of housing based on current and future demographic trends, 

market trends and the needs of different groups in the community (such as, 
but not limited to, families with children, older people, people with disabilities, 
service families and people wishing to build their own homes); 

• identify the size, type, tenure and range of housing that is required in 
particular locations, reflecting local demand; and  

• where they have identified that affordable housing is needed, set policies for 
meeting this need on site, unless off-site provision or a financial contribution 
of broadly equivalent value can be robustly justified (for example to improve 
or make more effective use of the existing housing stock) and the agreed 
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approach contributes to the objective of creating mixed and balanced 
communities.  

 
5.5 Paragraph 55 states that to promote sustainable development in rural areas 
new housing should be located where it will enhance or maintain the vitality of 
rural communities. 
 
5.6 Paragraph 63 states that: ‘in determining applications, great weight should 
be given to outstanding or innovative designs which help raise the standard of 
design more generally in the area’. Paragraph 64 states that ‘permission should 
be refused for development of poor design that fails to take the opportunities 
available for improving the character and quality of an area and the way it 
functions.’ 
 
5.7 Local Policy  
Great Yarmouth Borough Wide Local Plan 2001(Saved Policies) Following 
adoption Core Strategy December 2015  
 
5.8 Paragraph 215 of the 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 and reviewed again following the adoption of the Core Strategy.   
 
5.9 Some of the saved policies from the 2001 Great Yarmouth Borough Wide 
Local are superseded by the Core Strategy. Others including those set out 
below will remain part of the Development Plan until superseded by the 
anticipated Development Policies and Site Allocation Local Plan Document.  
 
HOU7: The site is beyond the settlement boundaries (Policy HOU7) therefore 
residential development is contrary to the 2001 Local Plan. 
  
Policy HOU9: states that developer contributions will be sought to finance the 
facilities required as a direct consequence of new development.  
 
Policy HOU10: sets out the criteria for residential development in the open 
countryside.  
 
Policy HOU16: requires a high standard of layout and design for all housing 
proposals.  
 
Policy HOU17: requires housing developments to have regard to the density of 
the surrounding area. 
 
Policy TR4: states that proposals to change the use of tourist facilities, 
attractions or accommodations to non-tourist-related uses in Primary Holiday 
Accommodation and Primary Holiday Attraction areas will not be permitted. 
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5.10 Local Plan : Core Strategy  Adopted December 2015 
 
Local Planning Authorities must, by law prepare a development plan for their 
area to coordinate land use and new development. Great Yarmouth Borough 
Council’s new style Local Plan directs where new development will take place 
across the plan area , describes what changes will occur and identifies how 
places will be shaped in the future. 
 
5.11 The new plan will eventually be a suite of documents, the first of which is 
the Core Strategy, and replace the saved policies from the Great Yarmouth 
Borough Wide Local Plan (2001) to provide the aims and objectives that affect 
the use of land and buildings.  
 
5.12 The Core Strategy is the main document in Great Yarmouth Borough 
Council new style Local Plan.  It establishes the spatial vision and objectives of 
how the borough  (outside of the Broads Executive Area) will development and 
grow in the future. It also sets out the series of strategic policies and site 
allocations, called ‘Core Policies’ and ‘Key Sites’ which provide the strategic 
context for future Local Plan Documents, Supplementary Planning documents 
and Neighbourhood development Plans. Future plan documents include 
Development Policies and Site Allocations which will be developed over the 
coming year or so.  
 
5.13 The Core Strategy forms part of the official development plan for the area, 
the starting point for decisions on planning applications.       
 
Policy CS1 supports the NPPF’s presumption in favour of sustainable 
development, ensuring that the Council will take a positive approach working 
positively with applicants and other partners.  In addition the policy encourages 
proposals that comply with Policy CS1 and other policies within the Local Plan to 
be approved without delay unless other material considerations indicate 
otherwise. 
 
Policy CS2 states that approximately 30% of all new residential development 
should be located in the Primary villages, which include Hemsby. 
 
Policy CS3 sets out criteria for ensuring a suitable mix of new homes.  This 
includes ensuring that designed layout and density of new housing reflects the 
site and surrounding area. Policy CS3 also encourages all dwellings including 
small dwellings, to be designed with accessibility in mind providing flexible 
accommodation. 
 
Policy CS4 sets out the policy requirements for delivering affordable housing.  
Sites of 5 dwellings or more in Hemsby are required to provide 20% affordable 
housing. For a site up to 200 dwellings (as proposed) this equates to 40 
affordable dwellings.  In accordance with Policy CS4, affordable housing should 
be provided on-site, and off-site financial contributions should only be used in 
exceptional circumstances.  
 
Policy CS7 – sets out the retail hierarchy defining the Borough’s town, district 
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and local centres. Supporting the growth of retailing and other town centre uses 
is important for maintaining and enhancing the vitality and viability of those 
centres. Criteria f)  seeks to ensure that proposals over 200 sqm (net) will be 
required to submit a Retail Impact Assessment demonstrating that that there will 
be no significant adverse impact on existing designated centres. 
 
 
Policy CS8 sets out the criteria to manage the changing scenery of the 
borough’s tourism, leisure and cultural industry. Criteria b) should be specifically 
considered to ensure that safeguarding the existing stock of visitor holiday 
accommodation – especially those within designated holiday accommodation 
areas – is met, unless it can be demonstrated that the current use is not viable. 
 
Policy CS9 sets out the broad design criteria used by the Council to assess 
applications. Criteria a), c), f), and h) should be specifically considered to ensure 
that the proposed design reinforces local character, promotes positive 
relationships between existing and new buildings and fulfils the day to day needs 
of residents including the incorporation of appropriate parking facilities, cycle 
storage and storage for waste and recycling. 
 
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 points 
f) and g).  In addition criterion c) states that ‘The Natura 2000 Sites Monitoring 
and Mitigation Strategy will secure the measures identified in the Habitat 
Regulation Assessment which are necessary to prevent adverse effects on 
European wildlife sites vulnerable to impacts from visitors’. 
 
Policy CS14 states that all developments should be assessed to establish 
whether or not any infrastructure improvements are required to mitigate the 
impacts of the development. This includes seeking contributions towards Natura 
2000 sites monitoring and mitigation measures (criterion e).  
 
5.14 Interim Housing Land Supply Policy (July 2014) 
 
The Interim Housing Land Supply Policy seeks to facilitate residential 
development outside but adjacent to development limits by setting out criterion 
to assess the suitability of exception sites.  The criterion is based upon policies 
within the NPPF and the Core Strategy and has been subject to public 
consultation.  
 
It should be noted that the Interim Housing Land Supply Policy will only be used 
as a material consideration when the Council’s Five Year Housing Land Supply 
utilises sites identified in the Strategic Housing Land Availability Assessment 
(SHLAA).  The Council has a 7.04 year housing land supply, including a 20% 
buffer (5 Year Housing Land Supply Position Statement September 2014). This 
5 year land supply includes sites within the SHLAA and as such the Interim 
Housing Land Supply Policy can be used as a material consideration in the 
determination of planning applications. 
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5.15 Other Considerations 
 
Strategic Housing Market Assessment (2013)  
 
The Strategic Housing Market Assessment (SHMA) suggests that the precise 
requirements for tenure, size and type of housing units should be negotiated on 
a site-by-site basis to ensure that schemes reflect the latest evidence of need, 
having regard to affordable housing typology and the viability of individual sites. 
 
5.16 Suitability of the site for new housing development 
 
5.17 Core Strategy Policy CS2 states that approximately 30% of all new 
residential development over the plan period to 2030 should be in the Primary 
Villages, which include Hemsby.  
 
5.18 The proposed development site is outside the existing village development 
limits of Hemsby but remains part of the built form of Hemsby which sites within 
the main holiday attraction area. Therefore, whilst Policy HOU10 is technically 
applicable, an assessment of residential suitability is much more aligned to the 
interpretation of Policy TR4. Therefore, residential development in this location 
would only be deemed acceptable if, on balance, the requirements of other 
material considerations such as the adopted Interim Housing Land Supply 
Policy, Core Strategy and NPPF indicate that new development in this location 
would fulfil a local need, help to create sustainable, inclusive and mixed 
communities and would outweigh the need to retain the site within Prime Holiday 
Accommodation use. 
 
5.19 If the applicant can satisfactorily demonstrate that the criteria of the Interim 
Housing Land Supply Policy have been met the principle of residential 
development in this location may be acceptable, providing that the proposal also 
complies with the relevant policies above. 
 
6.0 Appraisal 
 
6.1 The site is designated as Prime Holiday site in the Great Yarmouth Borough 
Wide Local Plan 2001.Policy TR4  states;  
 
‘Proposals to change the use of tourist facilities, attractions or accommodation to 
purposes which are not tourist related will not be permitted where the site or 
premises are within primary holiday accommodation and primary attraction 
areas as shown on the proposals map.’ The stated objective of the policy is to 
safeguard valuable tourist resources and infrastructure.  
 
6.2 Policy TR4 remains a saved policy.  
 
6.3 The Core Strategy CS8 echoes the saved policy with the proviso ‘unless it 
can be demonstrated that the current use is not viable’. 
 
6.4 The applicants have sought to demonstrate that the site is not viable and 
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that there is no viable interest in the site for tourism use.  
 
6.5 The application site has been closed for business since 2008. The applicants 
have submitted a report and appraisal on the marketing of the site for tourism 
development.  The conclusions of the report is that the site has activity been 
marketed for 28 months and ‘that there does not appear to be a purchaser in the 
market who is able to put forward a credible bid to deliver a leisure based use of 
whole or part of the site. ’  
 
6.6 The report includes a summary of the marketing campaign which 
commenced in September 2012 until the beginning of January 2015 when it was 
formally withdrawn from the market. The main text of the report is attached to 
this report. Para 4 sets out the response to the marketing campaign and Para 5 
sets out the feedback received from prospective purchasers.  
 
6.7 One of the biggest criticisms’ from local residents and business and voiced 
at local public meetings was the lack of an advertised purchase price and the 
report sets out the reasoning behind this. 
 
6.8 The report states that during late 2012 and 2013 three offers were received 
proposing some form of tourism or leisure use. In each case the offer was either 
withdrawn following more detailed appraisal by the prospective purchaser of the 
viability of the proposal or they did not proceed, as the purchaser was unable to 
demonstrate that they had funds to proceed with the purchase and deliver the 
proposed leisure or tourism development. An offer from a Norfolk based holiday 
operator is also outlined for part of the site for tourism use but this it is stated 
that the operator subsequently withdraw the offer for viability reasons.  
 
6.9 The Councils tourism officer has reviewed the advertising campaign and 
having initially raising concern that the marketing was limited in its scope has 
verbally concluded that in the current market conditions the report confirms that 
there is limited interest in the site. 
 
6.10 It is clear that, as demonstrated by the previous application for residential 
development, that the applicant has been seeking alternative uses for the site 
and local view is that the hope value of alternative uses on the site has been 
instrumental in raising the value of the land. Nevertheless the report does show 
the sustained lack of interest in the site as holiday village or other leisure uses.   
 
6.11 Local concern is also raised by the fact that the site has been put forward 
for residential development in the local plan.  It is a fact that Borough needs sites 
for residential to accommodate the housing needs of the future. Hemsby as 
outlined above is one six Primary Villages in the Borough identified as capable 
of accommodating 30% of the new residential need amounting to approximately 
7,200 dwellings over the plan period. 
 
6.12 The site is adjacent to the current village development limit in Hemsby 
amongst existing built development. Sites allocated under the Great Yarmouth 
Borough Wide Local Plan 2001 are now limited and new sites are required to 
meet the assessed demand in the adopted Core Strategy.                  
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6.13 As part of the review of local plan this site was put forward a site for 
development by the applicants. A summary of its suitability in the Strategic 
Housing Land Availability Assessment in 2014 published by the Borough  states: 
 
‘The site is adjacent to the village development limits of Hemsby and is 
considered to have a good access to a range of facilities such as local shops, 
bus services and medical facilities. In terms of highways and access, Norfolk 
County Council commented that the site was acceptable for estate scale 
development subject to the provision of a roundabout access on the B1159 - 
Main Road, together with pedestrian facilities, toucan pedestrian crossings and 
cycleway links. In addition, access to Back Market Lane would be inappropriate. 
In terms of environmental suitability, Anglian Water have indicated that upgrades 
would be required to the sewerage infrastructure which may require a larger wet 
well at the pumping station and flow attenuation. In addition there is no capacity 
in the existing surface water sewers therefore alternative drainage measures 
such as SuDS may need to be explored where appropriate.      
 
Availability Summary 
The site is in single ownership and in control of an agent. Correspondence 
received by the agent on 3/7/14 confirmed that the site is currently available and 
could develop up to 266 dwellings at a rate of 50 per year. 
Achievability Summary 
The site has the potential to form a large greenfield extension to the south of 
Hemsby but requires substantial highway improvements and footway works to 
make development possible. Given the size and expected quantum of houses 
on site, the necessary improvements are likely to be financed through the 
development.  
Conclusion 
The site is potentially suitable as brownfield development and could potentially 
yield up to 266 units at 30dph whilst maximising an appropriate range of dwelling 
types for this area.’ 
 
6.14 The National Planning Policy Framework (NPPF) requires local authorities 
to identify and annually update a supply of specific deliverable sites to provide 
five years’ worth of housing. 
 
6.15 In the face of a failure to identify a supply of deliverable housing sites to 
meet short-term housing needs, paragraph 49 of the NPPF is unequivocal that 
relevant policies for the supply of housing should not be considered up to date. 
In such circumstances, paragraph 14 advises that planning permission should 
be granted unless any adverse impacts of so doing would significantly and 
demonstrably outweigh the benefits, when assessed against the NPPF as a 
whole. 
 
6.16 The Interim Housing Land Supply Policy seeks to facilitate residential 
development outside but adjacent to development limits by setting out criterion 
to assess the suitability of exception sites.  The criterion is based upon policies 
with the NPPF and the Core Strategy and has been subject to public 
consultation.  
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6.17 It should be noted that the Interim Policy will only be used as a material 
consideration when the Council’s Five Year Housing Land Supply utilises sites 
identified in the Strategic Housing Land Availability Assessment (SHLAA).  The 
Council has an identified 7.04 year housing land supply, including a 20% buffer 
(5 Year Housing Land Supply Position Statement September 2014). This 5 year 
land supply includes sites within the SHLAA as such the Interim Policy can be 
used as a material consideration in the determination of planning applications 
 
This policy only applies when the Council’s Five Year Housing land Supply 
utilises sites identified   in the Strategic Housing Land Availability 
Assessment. It states that;  
 
New housing development may be deemed acceptable outside, but adjacent to 
existing Urban Areas or Village Development Limits providing the following 
criteria, where relevant to the development, have been satisfactorily addressed 
in criteria a)to n) 
 
6.18 Surface Water and Foul Water  
 
6.19 Norfolk County Council as the Lead Flood Authority on Surface Water 
drainage have undertaken a comprehensive assessment of the applicants 
drainage strategy   
 
6.20 The site lies within the Hemsby Critical Drainage Catchment as identified in 
the Great Yarmouth Surface Water Management Plan and lies very close to an 
area that has previously flooded from surface water. A flood investigation was 
undertaken by Norfolk County Council as Lead Local Flood Authority in June 
2015 following a number of flood incidents to properties in 2014.  
 
6.21 Although located on Beach Road, the site lies within the ‘Hemsby 
Catchment’ as identified in the Flood Investigation report. To the immediate 
south of the site, 8 properties were internally flooded on Newport Road, with 
other householders experiencing significant external flooding. The reported 
flooding came from Blackmarket Lane and Newport Road as well as the Holiday 
Centre.  
 
6.22 According to the Environment Agency’s updated Flood Map for Surface 
Water there are isolated areas within the that are at high to medium risk of 
surface water flooding (1 in 30 and 1 in 100 years flood event) associated with 
ponding behind the existing leisure building in the centre of the site. There are 
no surface water overland flow paths passing through the site. The remainder of 
the site is at low to very low risk of surface water flooding (less than 1 in 100 
years). 
 
6.23 There are no watercourses in the vicinity of the site that are formally 
identified in the Environment Agency’s Detailed River Network.  
 
6.24 Anglian Water records identify that there are no surface water sewers 
present in the vicinity of the site.  
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6.25 The government published a ministerial statement (HCWS161) on 
sustainable drainage systems on 18th December 2014 whereby decisions on 
planning applications relating to major development must ensure that 
sustainable drainage systems for the management of run-off are put in place, 
unless demonstrated to be inappropriate.  
 
6.26 The Planning Practice Guidance has been amended to support this policy 
change.  
 
6.27 National planning policy framework (NPPF) states in paragraph 103 “Local 
planning authorities should ensure flood risk is not increased elsewhere and only 
consider development appropriate in area at risk of flooding where informed by a 
site specific flood risk assessment … and give priority to the use of sustainable 
drainage systems”.  
 
6.28 The revised Flood Risk Assessment (FRA) states that the proposed surface 
water drainage strategy is to discharge all collected surface water to ground 
through the use of a cellular soakaway to drain the northern two-thirds of the site 
and through the use of permeable paving to drain the southern two thirds.  
 
6.29 A plan has been provided showing the location of the proposed cellular 
soakaway in relation to the infiltration testing locations as requested. In the 
southern third of the site, all adoptable roads will drain to the proposed cellular 
soakaway. All roofs will drain to property-level soakaway features located within 
each property’s rear garden. The FRA states that, “all private drives in the south 
of the site will drain via permeable paving. It may also be possible to drain some 
of the northern part of the site via permeable paving provided these areas drain 
their surface area only”. This will need to be confirmed during detailed design if 
members are minded to approve the application.  
 
6.30 The FRA has not considered the long-term management and maintenance 
of the drainage features, such as the maintenance of the individual property-
level soakaways in the south of the site. A management and maintenance plan 
stating who will be responsible for the ongoing maintenance over the lifetime of 
the surface water drainage system will need to be considered at detailed design 
stage and subject to the conditions outline in the County Council consultation 
response.  
 
6.31 Anglian Water has stated that there is capacity in the existing system and 
they have no objection to the proposal. There comments on surface water is 
basically addressed by the comments and response from the lead flood authority 
outlined above.    
 
6.32 In consideration of the proposed commercial/ community facilities in the 
context of Policy CS7 which refers to retail proposals with a net floor space of 
200 sqm requiring a Retail Impact Assessment it is evident that no assessment 
has been submitted. It is therefore recommended that should Members be 
minded to approve the application that a condition is imposed on the planning 
permission    restricting the retail floor space to a maximum 199sqm. This would 
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minimise the retail impact of the development whilst allowing for a larger 
community based use ie the D1 element of the proposal.    
 
7.0 Assessment  
 
7.1 When considered in the context of the Great Yarmouth Borough Wide Local 
Plan 2001 and saved Policy TR4 in particular the proposal is contrary to the 
local plan.  
 
7.2 It is clear however that there are other material considerations that need to 
be taken into account in determining this application and Members need to 
weigh these in the balance. There is considerable local support to retain the site 
for tourism along with the potential employment opportunities and continue 
tourism offer to the area but in the context of Core Strategy CS8 the applicants 
have carried out marketing exercise which has shown that the site has attracted 
little sustained interest for a tourism use.  
 
7.3 Considerable weight should be given to the National Planning Policy 
Framework and the need for local planning authorities to have a five year 
housing supply along with the housing need and hierarchy of development set 
out in the Core Strategy.  
 
7.4 The Interim Housing Policy was developed to provide a framework to assess 
development in the period between the adoption of the Core Strategy and The 
Site Allocations. The site had been put forward for potential development as part 
of the Strategy Housing Land Availability Assessment (SHLAA) and is 
considered suitable and available for development. The site is adjacent to the 
defined residential development boundary for Hemsby   in the 2001  local plan.  
 
7.5 In assessing this application against the criteria within the policy it is 
apparent on the submitted evidence and the consultation responses that subject 
to planning conditions and planning obligations under Section 106 of the Town 
and Country Planning Act that the site is suitable and can accommodate the 
proposed development.  
 
7.6 In terms of the impact upon the highway network highways are satisfied that 
subject to the revised plans including the Zebra crossing and other conditions 
that the proposal is accepted. In terms of impact upon local infrastructure the 
consultation responses have not identified impacts that cannot be addressed by 
condition or legal agreement.    
 
7.7 Natural England in their objection have raised the question of the impact of 
the development on the Natura 2000 sites monitoring and mitigation measures 
and made reference to the need for further assessment as to the impact on the 
sites referred too. The  applicant ‘s have undertaken further assessment of the 
impact Essentially this refers to the additional impact that may arise from having 
additional housing and occupants in the Borough and is relevant to all new 
housing development and recreational patterns in particular. Where impacts 
cannot be ruled out, mitigation will be required in accordance with Policy CS11 
and Policy CS14 of the Core Strategy along with financial contributions to 
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mitigate against the adverse impacts on the specified sites.   
 
7.8 In weighing the balance of material considerations in this application 
including the adopted Interim Housing Land Supply Policy, Core Strategy and 
NPPF against the Policy TR4 of the Great Yarmouth Borough Wide Local plan 
2001  - in planning terms - it is considered that new development as proposed in 
this location would fulfil a local need and help to create sustainable, inclusive 
and mixed community and would outweigh the need to retain the site within 
Prime Holiday Accommodation use. 
 
 
8.0    Recommendation  
 
8.1 APPROVE subject to conditions required to provide a satisfactory form of 
development as outlined and referred to above and the completion of a Section 
106 Agreement for the provision of affordable housing, library books, green 
infrastructure provision, Natura 2000 mitigation including financial as outline in 
the report , play space and maintenance provision and highway requirements.  
The proposal is considered to comply with Policy  HOU9, of the Great Yarmouth 
Borough-Wide Local Plan 2001 CS2 and CS4 of the Core Strategy, the Interim 
Housing Land Supply Policy and the National Planning Policy Framework 
material considerations that are considered to outweigh  on balance  Policy TR4 
of the Great Yarmouth Borough Wide Local  Plan 2001.    
 
 
 
 
 

 
 
         

   
 

 

  

 
 

   

 . 

  

  

  

 
Application Reference: 06/15/0441/O    Committee Date: 8th March 2016 



  

  

 
 
 

 

  

  

  

  

  

 

 
 
 
 
 
 
 
 
 
  
 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Application Reference: 06/15/0441/O    Committee Date: 8th March 2016 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 

 
 
  
 
 
 

 
 
 
 
 
 
 
 
 
 
 
   

 
    

 
Application Reference: 06/15/0441/O    Committee Date: 8th March 2016 






























	Pontins
	1.0 Background / History :-
	4.0 Consultations :-

	SKM1816031516030111300

