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REPORT 
 
1.0 Background / History :- 
 
1.1 . The application site is part of the lower esplanade, approximately 120 metres 

to the south of JayJay’s Beach Café. The beach huts will be arranged in three 
groups leaving spaces at the entrances to the slopes that run between the 
upper and lower esplanades.  The huts will be sited 0.5m from the base of the 
cliff and will cover an area  3.5 metres wide by 275 metres long. 

 
 
1.2 The huts will measure 3 metres by 3 metres including a veranda at the front. 

They will have a pitched roof and will be built of timber.  The proposal also 
includes a central amenity block of similar construction which will provide a 
disabled WC, two conventional WCs and wash basins for the occupiers of the 
beach huts. 

 
1.3 The beach huts will be for sale on a long lease with an annual ground rent.This 

will allow the Council to have control over the design and colour of the huts. 
 
1.4 The site is within conservation area no. 17. 
 
2.0 Consultations :- 
 
2.1 Local residents – 7 letters/comments have been received. Concerns have been raised 

about the number of huts; toilet facilities; reducing the width of the promenade; 
materials; security; hours of use; maintenance; and increased parking on Marine 
Parade and nearby roads.  The organiser of the Gorleston Cliff Park Run has suggested 
that a wider space is left between the bottom of the slopes leading down to the 
promenade and the beach huts to reduce any conflict between runners and people 
walking along the promenade. 
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2.2   Highways – no objection. 
 
2.3 Conservation Officer – brightly coloured beach huts will enhance the seafront 

providing the management agreement ensures they are well maintained.  
Consideration needs to be given to those with disabilities concerning access. 

 
3.0 Policy :- 
 

Great Yarmouth Local Plan: Core Strategy 
 
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  

 
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  
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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  
 
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. 
 

Saved Policies from the Great Yarmouth Borough-Wide Local Plan 
 
3.2 POLICY TR24  
 

THE COUNCIL WILL PRESERVE THE EXISTING TRANQUIL CHARACTER 
OF GORLESTON BY ONLY PERMITTING DEVELOPMENT THAT 
CONTRIBUTES TO THE ESSENTIAL CHARACTER AND APPEARANCE OF 
THE SETTLEMENT. 
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(Objective: To retain the existing character of the area and encourage the 
upgrading of beach facilities.) 

 
3.3 POLICY REC11 
 
 THE BOROUGH COUNCIL WILL REFUSE PROPOSALS WHICH WOULD 

ERODE THE PROVISION OF AMENITY, OPEN SPACE OR ANY OTHER 
LAND WHICH CONTRIBUTES POSITIVELY TO THE COMMUNITY OR 
STREET SCENE, AS IDENTIFIED ON THE PROPOSALS MAP.  WHERE 
NOT IDENTIFIED PROPOSALS WILL BE TREATED ON THEIR INDIVIDUAL 
MERITS. 

 
 (Objective:  To safeguard important amenity and open space in urban areas.) 
 
 
         Strategic Planning - The proposal seeks to erect 70 beach huts along the 

Lower Esplanade fronting Gorleston Beach. The proposal also includes a 
proposed amenity area providing toilet facilities, waste disposal and drinking 
water. The Beach Huts would be available for sale on a long lease with an 
annual ground rent.  

 
The site is located outside of the saved Main Urban Area (Development Limits), 
but it is suitably located for the consideration of proposed tourist uses with its 
proximity to existing tourist facilities including the beach, and the scale of the 
proposal in relation to the distribution of growth and the settlement status of 
Gorleston as a Main Town (in accordance with Core Strategy Policy CS2).  

 
Core Strategy Policy CS8, parts d), e) and j), in particular, seek to enhance the 
tourist offer in terms of facilities and its relationship to the surrounding area. 
This proposal has the potential to offer facilities increasing the quality and 
variety of facilities to Gorleston (one of the Borough’s larger centres) as a 
coastal resort. The application is supported by a statement identifying both 
current demand and a rich history in the provision of beach huts. The site also 
benefits parking provision from a nearby free Council car park, with the design 
and access statement anticipating that this will not lead to concerns over 
adequate parking provision. 

 
The proposal should also be assessed against saved policy TR24 preserving 
the character and appearance of Gorleston, and the criteria of saved policy 
TR10 which sets out the considerations for new leisure or recreational facilities 
in areas such as the open coast. 

 
The site is within a designated Conservation Area, therefore the design of the 
beach huts should respect the existing tranquil character and amenity of the 
surrounding area. The esplanade is designated as open amenity space under 
saved policy REC11. The erection of beach huts at this location will reduce the 
width for pedestrians and cyclists moving along the esplanade. The beach huts 
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should not compromise accessibility along this stretch for its primary function as 
a pathway/cycleway.  

 
In consideration of Policy CS8, part m) in particular, seeks to address potential 
adverse impacts from increased recreational/visitor pressures on internationally 
designated sites, this site is located along Gorleston beach some distance from 
designated sites and is therefore more likely to lead to increased visitors to 
Gorleston beach where the beach hut facilities are located. Consequently, I see 
no requirement to seek planning contributions for this proposal. 

 
I consider the proposal to be broadly policy compliant and have no objections. 

 
 
4 Assessment :- 
 
4.1 The site is within Gorleston Conservation area (no. 17). 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.  Beach huts are a 
traditional seaside attraction and providing the design and materials are 
satisfactory, they are an appropriate form of development in the area.    The 
Conservation Officer has considered the application and considers that beach 
huts will enhance the seafront. 

 
4.2 The main concerns about the proposal are the numbers of huts, future 

maintenance and security.  The Design and Access statement submitted with 
the application states that the Council will have control over appearance, 
colours and upkeep and that the huts would be actively managed by the 
Council.  Providing this is the case there should not be any future problems but 
it is only once the huts have been built and in place for some time that it will be 
seen whether any problems occur. However if huts are not maintained the 
Council will be able to take action under the terms of the lease. 

 
4.3 The application is for 70 huts but the huts will be built depending on demand so 

it may be that the project starts with a lesser number.  Taking into account the 
overall length of the esplanade it is not considered that the proportion taken up 
by the site is excessive and the huts will not have a significant impact on the 
space available for walkers and runners. 

 
4.4 The esplanade is 9.5 metres wide in the area where the beach huts are 

proposed to be built. The huts will be sited 0.5m from the wall at the base of the 
cliff so they will take up 3.5 metres of the width of the esplanade leaving a 
distance of 6 metres to the railings.  The huts have been designed with a 
veranda at the front so that the occupants have space to sit outside without 
obstructing the space available for public use. 

 
4.5 The esplanade is designated as open amenity space under saved policy 

REC11 which seeks to prevent loss of amenity/open space.  The erection of 
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beach huts at this location will reduce the width for pedestrians and cyclists 
moving along the esplanade but this should not compromise accessibility along 
this stretch for its primary function as a pathway/cycleway and it is considered 
that the loss of a proportion of the open space is acceptable in this location. 

 
4.6 The Event Director of the Gorleston Cliffs Park Run has raised concern that 

people coming down the slopes at speed will need to have sight of people on 
the esplanade and has suggested that there should be a 12 metre gap between 
the bottom of the slope and the huts in the direction of travel for someone 
coming down the slope.  This distance would seem excessive but there should 
be a distance of at least 3 metres to allow runners coming down the slope to 
see people on the esplanade. 

 
4.7 Two of the letters have suggested that, if approved, a condition is imposed 

restricting the use of the huts to between sunrise to sunset to prevent late night 
parties.  In his letter responding to the comments, the Council’s Estates 
Surveyor has stated that he would prefer not to have a planning condition 
restricting the hours of use as there will be a condition within the lease 
preventing overnight stays. However, it is considered that a planning condition 
restricting overnight use is necessary to ensure that the huts are not used as 
living accommodation in the future 

 
5 RECOMMENDATION :-  
 
5.1  Approve, subject to conditions that the amenity block is provided before any of 

the huts are occupied and no overnight occupation is allowed. 
 
5.2 The proposal complies with the aims of Policy CS8 of the Great Yarmouth 

Local Plan: Core Strategy and saved Policies TR24 and REC11 of the Great 
Yarmouth Borough-Wide Local Plan. 
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