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Schedule of Planning Applications   Committee Date: 12 September 2018 
 
Reference: 06/18/0345/CU 

Parish: Great Yarmouth 
Officer: Mr J Beck 
Expiry Date: 17-09-2018  

 
Applicant: Miss Hunt 
 
Proposal: Change of use from hotel to house in multiple occupation with 

managed accommodation 
 
Site:  Southern Hotel 
  46 Queens Road 
  Great Yarmouth   
 
 
REPORT 
 

1. Background / History :- 
 
1.1 The application site is situated on the eastern side of Queens Road, Great 
Yarmouth. It is largely situated amongst residential uses, but with a more mixed use 
on Nelson Road South further to the east. The converted Royal Navy Hospital is 
positioned to the south. The property itself was used as a Hotel until 2015, it has an 
attractive frontage and is part of a row of three storey buildings (with basements). 
The site is currently within an area the Local Plan designates as residential. The site 
is within a Conservation Area (number 1 Camperdown) and in flood zone 2.    
 
1.2 The application is to change the use of a hotel to a 12 bed House in Multiple 
Occupation (HMO) in use class Sui generis with managers accommodation. The 
application is retrospective and has been used a HMO since 2015. An HMO use has 
been refused twice previously at this address, please see the history below.   
 
1.3 The site is currently subject to an enforcement notice.   
 
1.4 Planning History: 
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06/15/0710/F - Retrospective application hotel to house in multiple occupation. 
Refused. 08-02-2015. Appeal Dismissed. 14-03-2017  
 
06/17/0412/CU – Change of use from hotel to house in multiple occupation with 
managed accommodation. Refused. 13-10-2017. Appeal Dismissed. 26-03-2018   
 

2. Consultations :- 
 
All Consultations are available to view on the website. 
 
2.1 Highways – No objection.  
 
2.2 Public Consultation – No public objections were received. 
 

3. Policy and Assessment:- 
 
3.1 Local  Policy :- Saved Great Yarmouth Borough-Wide Local Plan Policies     
(2001): 
 
3.2  Paragraph 213 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. 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. 
 
3.3 Paragraph 11 states that where no relevant local policies exist or they are out of 
date then permission should be granted unless the adverse impacts demonstrably 
outweigh the benefits when assessed against the whole of the NPPF. 
 
3.4  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. 
 
3.5 POLICY HOU23 
 
The conversion or change of use of properties to bedsits and other types of multi-
occupied units of residential accommodation will be permitted where:  
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(a) The site is outside an area shown as ‘prime holiday accommodation’ on the 
proposals map;  
 
(b) The character and amenities of the locality would not be significantly adversely 
affected;  
 
(c) The site is not in an area predominantly comprising properties in single family 
occupancy;  
 
(d) Clustering of properties in multiple occupation would not occur; *  
 
(e) There is no property used as a single unit of family accommodation directly 
adjoining the proposed development;  
 
(f) The proposed development and associated facilities could be provided without 
significant detriment to the occupiers of adjoining or neighbouring buildings;  
 
(g) There is adequate on-street car parking and the onstreet car parking 
requirements of the proposal would not result in more than 70% of the available 
‘overnight’ on-street residential parking provision being exceeded unless adequate 
alternative provision is made; and,  
 
(h) The building is 3 or more storeys high or more than 95sq m floor area.  
 
(*note: clustering constitutes 3 properties in multiple occupation forming a continuous 
group, or 50% of the length of any continuous frontage or sharing common 
boundaries.)  
 
3.6 Adopted Core Strategy: 
 
3.7 CS1 - Focusing on a sustainable future 
 
A) Sustainable growth, ensuring that new development is of a scale and location that 
complements the character and supports the function of individual settlements  
 
B) Mixed adaptable neighbourhoods, that provide choices and effectively meet the 
needs and aspirations of the local community 
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E) Safe, accessible places that promote healthy lifestyles and provide easy access 
for everyone to jobs, shops and community facilities by walking, cycling and public 
transport  
 
3.10 National Planning Policy Framework: 
 
Paragraph 127 - Planning policies and decisions should ensure that developments:  
 
a) Will function well and add to the overall quality of the area, not just for the short 
term but over the lifetime of the development;  
 
b) Are visually attractive as a result of good architecture, layout and appropriate and 
effective landscaping;  
 
c) Are sympathetic to local character and history, including the surrounding built 
environment and landscape setting, while not preventing or discouraging appropriate 
innovation or change (such as increased densities);  
 
d) Establish or maintain a strong sense of place, using the arrangement of streets, 
spaces, building types and materials to create attractive, welcoming and distinctive 
places to live, work and visit;  
 
e) Optimise the potential of the site to accommodate and sustain an appropriate 
amount and mix of development (including green and other public space) and 
support local facilities and transport networks; and  
 
f) Create places that are safe, inclusive and accessible and which promote health 
and well-being, with a high standard of amenity for existing and future users46; and 
where crime and disorder, and the fear of crime, do not undermine the quality of life 
or community cohesion and resilience.  
 
3.11 Strategic Planning Comments  
 
No comments on Local Policy, but noted that the previous planning inspectorate 
decision related to the layout only.  
 
3.12 Emerging Local Plan Part 2 
 
Paragraph 48 of the NPPF states: 
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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) 
 
A draft Local Plan Part 2 is currently out at consultation so may be given some 
weight. 
 
Policy H7-dp relates to HMO’s. 
 
4. Appraisal: 
 
4.1 46 Queen Street is the former Southern Hotel. It is an attractive building that has 
been recently redecorated on the external façade. The signs relating to the Hotel are 
still present. The property is three storey with a basement, it has an attractive bay 
front and is part of a row of three similar properties. The area is predominantly 
residential in character with flats and single dwellings present and the former Royal 
Navy Hospital opposite. To the east on Nelson Road South is a more mixed area 
with tourism uses more prevalent.    
 
4.2 The application is for retrospective permission to change the use of the building 
to an HMO. The basement is shown as communal facilities and storage areas, the 
ground floor as a mix of manager’s accommodation and communal facilities whilst 
the first and second floor are predominantly HMO rooms but with some communal 
facilities. The top floor is designated as storage.  
 
5.0 Assessment  
 
5.1 An application to create an HMO in this location was refused in 2016 and again 
in 2017. Both were appealed by the applicant and both dismissed. The first 
application was refused for the following reasons; The impact on character and 
appearance of the area, effect on living conditions of the neighbours, inadequacy of 
the living accommodation for the occupiers and flood risk. The planning inspector did 
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not concur with the council that the flood risk, impact to character of the area and 
loss of visitor accommodation to an unacceptable degree, but agreed that the layout 
was poor in terms of communal facilities and small room sizes of two rooms. The 
appeal was subsequently dismissed. 
   
5.2 The second application removed the two smallest rooms and placed these into 
storage use. The application was refused due to insufficient communal facilities. 
Insufficient communal facilities create a poor environment for the occupants meaning 
the occupants spend more day-to-day activities within the confines of their room. The 
communal facilities provided were poorly located creating a significant distance of 
travel for those residing on the second floor thus discouraging use. In addition the 
communal facilities were positioned amongst the manager’s accommodation 
creating an awkward arrangement whereby the manager’s accommodation and 
communal facilities were indiscernible. The planning inspector again agreed with the 
council that the communal facilities were inadequate and the appeal was dismissed 
following an informal planning hearing. 
 
5.3 This application is the third application since the use started in 2015. The 
planning inspectorate’s decision for the previous application is an important 
consideration in the determination of this application whereby the principle of use of 
the building as an HMO was deemed acceptable but the inspector dismissed the 
appeal as the layout of communal facilities had not sufficiently improved upon the 
previous application. The inspectorate states in paragraph 13 of his decision that 
using the two rooms deemed too small for accommodation in the previous 
permission as communal facilities would negate the need to use the basement and 
reduce travel distances. The latest layout to address the previous concerns of the 
planning inspectorate.        
 
5.4 The submitted layout has created a small kitchen on each of the first and second 
floor and provided a sizeable communal room on the ground floor. The kitchen and 
communal facilities on the ground floor and basement have been retained from 
previous applications. The new layout creates clearly defined areas of communal 
use outside of the managers accommodation whilst the kitchens on the first and 
second floor reduces the distance of travel in carrying out day to day activities such 
as making meals and hot drinks. This encourages less cooking, storage and other 
unhealthy activities within the rooms. The layout should be conditioned against the 
submitted plans to ensure that the kitchen is installed within a suitable time scale and 
to ensure the communal facilities remain available for such use.  
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5.5 Following the refusal of two planning permission it is felt that a position has now 
been reached where the concerns over living conditions have been suitably 
resolved.     
 
5.6 The principle of use is considered acceptable taking into account the inspectors 
decision and both planning appeals have stated that the proposal would not 
significantly and adversely affect the character of the area. The hotel is outside the 
primary and secondary holiday areas so would not significantly reduce the town’s 
tourism offer. A cluster of uses (defined under policy HOU23 as 3 properties in 
multiple occupancy in a continuous group) of flats and the proposed HMO contrary to 
criterion D of planning policy HOU23 has been created. However the inspector has 
argued that the need for HMO accommodation outweighs this issue. Accordingly 
whilst the proposal is still contrary to criterion D the proposal is not deemed to be 
significantly detrimental to overrule the benefits.    
 
5.7 The site is within a flood zone on the environment agency flood map and a Flood 
Risk Assessment has been provided. The first planning appeal stated that the 
ground floor was sufficiently raised and no sleeping accommodation was put in the 
basement thus the HMO would not create an unacceptable flood risk. This has 
remained the same and accordingly the Flood Risk is deemed acceptable although a 
Flood Response Plan should be submitted to provide guidance to the occupants in 
case of a flood.   
 
5.8 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. In this instance with no external 
alterations it is not considered to significantly and adversely affect the character of 
the area.       
 
5.9 No neighbour objections have been received. However a Noise Risk Assessment 
detailing mitigation measures could be considered as a condition. This was noted by 
the planning inspectorate under paragraph 22 of the second appeal decision. Both 
would need to be subject to a suitable time scale as the application is already 
retrospective.   
 
6. RECOMMENDATION :- Recommended for approval, subject to all conditions 
ensuring a suitable development. Subject to Conditions ensuring creation and 
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retention of communal facilities, the provision of a flood response plan and noise 
assessment. 
 
The permission should be in accordance with the layout shown on the submitted 
plans ensuring that the number of accommodation rooms is not increased, that the 
management accommodation is retained and that the communal facilities are 
retained.   
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