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Schedule of Planning Applications            Committee Date: 23 May 2018 
 
Reference: 06/17/0722/F 

Parish: Gorleston 
Officer: Mr G Clarke  

Expiry Date: 31-05-2018 
Applicant: Mr D Ferguson 
  East Anglian Hotels Ltd 
 
Proposal: Second floor extension to the front of the hotel comprising of 12 new 

rooms 
 
Site:  Cliff Hotel 
  Cliff Hill 
  Gorleston 
 
REPORT 
 
1. Background / History :- 
 
1.1 This proposal was considered at the meeting on 7th March when Members 

resolved to defer the application to allow the applicant to investigate the 
possibility of providing additional parking for the hotel.  The applicant 
subsequently made some suggestions for parking at the front of a bungalow on 
Cliff Hill and removing part of the slope to create a parking area off Beach 
Road.  The Highways Officer would not accept the Cliff Hill proposal and had 
considerable reservations about parking off Beach Road so the applicant has 
requested that the application be determined as submitted.  

 
1.2 The Cliff Hotel is a long established business that is sited on the east side of 

Cliff Hill, there are dwellings to the north, west and south and an area of open 
space sloping down to Beach Road to the east.  The western side of the hotel 
nearest to Cliff Hill is two storeys in height, parts of the eastern range of 
buildings are three storeys high with the top floor contained in the roof space.  
The main customer car park is to the south of the building and there is a small 
car park to the north east side. 

 
1.3 The hotel currently has 37 bedrooms together with various bar, dining and 

function rooms. The proposal is to add another floor to the west side of the 
building to create 12 new bedrooms. 

 
1.4 The site is within the Cliff Hill Conservation Area. 
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2 Consultations :- 
 
2.1 Highways - I am minded that the proposed works to expand the hotel do not 

include any additional parking provision or any other mitigation to address the 
increased demand in parking that will occur if this application is approved.  
However, whist there will be increased pressures on the existing on-street 
parking demand in the area, I am also minded that there are already traffic 
management measures in place specifically to restrict parking and to keep 
junctions, etc. clear of parked vehicles. Accordingly, I do not consider that it 
could be demonstrated that there would be a significant residual impact 
resulting from the development proposed so as to sustain an objection to this 
application.  The Highway Authority therefore raises no objection. 
 

 
2.2 Conservation Officer - The additional floor is supported by Conservation in 

principle, as it will create better proportioned facades. However, it would be 
better to use a mansard form of double slope roofs finished in slate with red 
clay pointed ridges and hips. 

 
2.3 Neighbours/local residents – Ten objections have been received (copies of 

which are attached) The main reasons for objection are lack of parking, 
additional traffic, noise and adverse effect on light and outlook 

 
3 Policy :- 
 
3.1 Policy CS8 – Promoting tourism, leisure and culture  
 

As one of the top coastal tourist destinations in the UK, the successfulness of 
tourism in the Borough of Great Yarmouth benefits not only the local 
economy but also the wider sub-regional economy as well. To ensure the 
tourism sector remains strong, the Council and its partners will: 

  
a) Encourage and support the upgrading, expansion and enhancement of 

existing visitor accommodation and attractions to meet changes in consumer 
demands and encourage year-round tourism  

 
b)  Safeguard the existing stock of visitor holiday accommodation, especially 

those within designated holiday accommodation areas, unless it can be 
demonstrated that the current use is not viable or that the loss of some bed 
spaces will improve the standard of the existing accommodation  

 
c)  Safeguard key tourist, leisure and cultural attractions and facilities, such as 

the Britannia and Wellington Piers, Pleasure Beach, Hippodrome, the Sea 
Life Centre, the Marina Centre, Great Yarmouth Racecourse, St Georges 
Theatre and Gorleston Pavilion Theatre  

 
d)  Maximise the potential of existing coastal holiday centres by ensuring that 

there are adequate facilities for residents and visitors, and enhancing the 
public realm, where appropriate  
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e) Support the development of new, high quality tourist, leisure and cultural 

facilities, attractions and accommodation that are designed to a high 
standard, easily accessed and have good connectivity with existing 
attractions  

 
f)  Encourage a variety of early evening and night time economy uses in 

appropriate locations that contribute to the vitality of the borough and that 
support the creation of a safe, balanced and socially inclusive evening/night 
time economy  

 
g)  Support proposals for the temporary use of vacant commercial buildings for 

creative industries, the arts and the cultural sector, where appropriate  
 
h)  Seek to support the role of the arts, creative industries and sustainable 

tourism sectors in creating a modern and exciting environment that will 
attract more visitors to the borough  

 
i)  Support proposals for new tourist attractions and educational visitor centres 

that are related to the borough’s heritage, countryside and coastal assets, 
and emerging renewable energy sector  

 
j)  Ensure that all proposals are sensitive to the character of the surrounding 

area and are designed to maximise the benefits for the communities affected 
in terms of job opportunities and support for local services  

 
k)  Encourage proposals for habitat-based tourism, especially where these 

involve habitat creation and the enhancement of the existing environment, in 
particular the areas linked to the Broads  

 
l)  Protect rural locations from visitor pressure by ensuring that proposals for 

new tourist, leisure and cultural facilities are of a suitable scale when 
considering relevant infrastructure requirements and the settlement’s 
position in the settlement hierarchy, in accordance with Policy CS2  

 
m) Protect environmentally sensitive locations, such as Winterton-Horsey 

Dunes Special Area of Conservation (SAC), from additional recreational 
pressure by seeking to provide facilities to mitigate the impact of tourism. In 
addition, the Council and its partners will seek to develop a series of ‘early 
warning’ monitoring measures which will be set out in the Natura 2000 Sites 
Monitoring and Mitigation Strategy along with the identified mitigation 
measures  

 
n)  Support proposals involving the conversion of redundant rural buildings to 

self-catering holiday accommodation and/or location appropriate leisure 
activities, particularly where these would also benefit local communities and 
the rural economy  

 
o)  Support the development of navigational links to the Broads and beyond 

where possible  
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p)  Work with partners to improve accessibility and public transport links to 

make it as easy as possible for visitors to travel to and around the borough. 
 

3.2 Policy CS10 – Safeguarding local heritage assets 
 

The character of the borough is derived from the rich diversity of architectural 
styles and the landscape and settlement patterns that have developed over the 
centuries. 
 
In managing future growth and change, the Council will work with other 
agencies, such as the Broads Authority and Historic England, to promote the 
conservation, enhancement and enjoyment of this historic environment by: 
  
a) Conserving and enhancing the significance of the borough's heritage assets 

and their settings, such as Conservation Areas, Listed Buildings, Scheduled 
Ancient Monuments, archaeological sites, historic landscapes including 
historic parks and gardens, and other assets of local historic value 

 
b) Promoting heritage-led regeneration and seeking appropriate beneficial uses 

and enhancements to historic buildings, spaces and areas, especially 
heritage assets that are deemed at risk  

 
c) Ensuring that access to historic assets is maintained and improved where 

possible 
  
d) Regularly reviewing heritage designations and designating additional areas, 

buildings and spaces for protection where justified by evidence 
 
e)  Carrying out, reviewing and implementing Conservation Character 

Appraisals and, if appropriate, management plans 
 
e) Designating new Conservation Areas and amending existing Conservation 

Area boundaries, as appropriate 

 
3.3 POLICY BNV18 
 

The council will require alterations and extensions to buildings to be 
sympathetic to the character of the building to be extended and to its setting. 

 
3.4 POLICY TR11  
 
 The council will permit developments which improve the range of good quality 

holiday accommodation.  However, within primary holiday accommodation 
areas, as shown on the proposals map, the loss of holiday accommodation will 
only be permitted where it can be demonstrated that an alternative use would 
be to the overall benefit of the tourist industry. 

 
(Objective: To satisfy visitor requirements and expectations.) 
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4 Assessment :- 
 
4.1 The application as originally submitted showed the new second floor being with 

full height walls and gable ends facing Cliff Hill. Following receipt of the 
comments from the Conservation Officer, the design has been amended so the 
new floor has a mansard style roof with the rooms being partly contained within 
the roof space.  This revision helps to reduce the height, bulk and impact of the 
extension and will be similar in design to the existing mansard roof to parts of 
the western range of buildings.  Internally there will still be 12 en-suite 
bedrooms (as shown on the original drawings); the hotel currently has 37 
bedrooms, so the proposed extension will increase the total number to 49.  The 
submitted drawing shows 33 parking spaces in the main car park and 8 in the 
smaller parking area to the north although in practice in would be difficult to use 
the 8 spaces in this area as shown on the drawing. 

 
4.2 The concerns regarding possible adverse effect on light and outlook are from 

the dwellings on Cliff Hill to the west of the site. These houses are 
approximately 25 metres from the nearest part of the extension so the proposal 
in its revised form is unlikely to cause any significant overshadowing of those 
properties. 

 
4.3 In considering whether to grant planning permission for development which 

affects a Conservation Area, the local planning authority must have regard to 
Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 
which requires the Council to have special regard to the desirability of 
preserving or enhancing the character or appearance of that area.  The revised 
drawings comply with the suggested design changes made by the 
Conservation Officer and are similar in design to the western side of the hotel 
so are concluded to not have an adverse effect on the character of the 
Conservation Area. 

 
4.4 The main objections to the application are that there is insufficient parking at 

the hotel and the additional rooms will lead to increased traffic and more 
parking on the surrounding roads.  The objections also refer to delivery vehicles 
parking on the roads outside the hotel causing obstruction to people and traffic; 
this is a long-standing problem but it is unlikely to be made worse by extra 
bedrooms for hotel guests.  The hotel car park does not have enough spaces to 
meet the parking standard for the existing number of hotel rooms, so the 
extension is likely to lead to an increase in parking on the surrounding roads. .5  
However, there is no objection from the Highway Authority to the increased 
number of rooms.   

 
4.5 The applicant’s agent has stated that parking for hotel guests is adequate due 

to families booking more than one room but travelling in one car or arriving on 
public transport. The hotel also has regular coach parties that take up rooms 
and do not require parking space. 

 
4.6   The hotel has rooms open to non-residents such as a bar and function room 

and it is customers using these facilities that can cause late night noise and 
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disturbance when people are leaving the building. This is an existing problem 
and will not change with the addition of extra bedrooms as the customers using 
the new rooms would not be expected to leave the premises late in the 
evening. 

 
 
4.6 The design of the extension has been amended as suggested by the 

Conservation Officer and is considered to be acceptable in its revised form.  
The increased number of rooms may increase the demand for on-street parking 
in the surrounding area due to the restricted space within the car park but as 
there is no objection from the Highway Authority to the lack of parking within the 
site it would be difficult to justify refusal on the lack of off-street parking alone. 
The recommendation is therefore to approve. 

 
5 RECOMMENDATION :-  
 
5.1 Approve – subject to a condition that the existing car park is marked out in 

accordance with the submitted drawing prior to the additional rooms being 
brought into use. 

 
5.2 The proposal complies with Policies CS8 and CS10 of the Great Yarmouth 

Local Plan: Core Strategy and saved Policies BNV18 and TR11 of the Great 
Yarmouth Borough-Wide Local Plan. 
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