Schedule of Planning Applications Committee Date: 8 August 2018

Reference: 06/18/0046/Fand 06/18/0047/LB Great Yarmouth
Officer: Mrs G Manthorpe
Expiry Date: 14-08-2018

Applicant: Mr and Mrs Thompson

Proposal: Conversion of ground floor from retail into café/restaurant. Conversion
of first, second and third floor to 7 no. Flats/duplex

Site: 43 Market Row
Great Yarmouth

REPORT
1. Background / History :-

1.1 The application site is positioned within the town Great Yarmouth and within the
town centre area as designated by policy CS7 of the adopted Core Strategy. It is
located on the corner of Stonecutters Way to the south and Howard Street North to
the west. To the north is Market Row. The site formerly comprised of multiple units
which have merged into one meaning the building itself contains a variety of forms.
The tallest element is on the corner comprising for four storeys including a mansard
roof and bays at a first floor level.

1.2 The site is partially formed of listed buildings (formerly 2 and 3 Howard Street
South) and is located within a conservation area. The area is currently designated a
secondary retail frontage under the Local Plan.

1.2 This report relates to the full planning application and the associated listed
building application. The proposal is to change the use of the ground floor from a
retail use (Use Class Al) to a mixed use of retail and café (A1 and A3). The upper
floors are proposed as 7 residential units. In addition there are proposed external
changes to facilitate the change of use.

1.3 Recent relevant planning history:
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06/09/0364/F — Conversion of existing furniture shop and show room to furniture
shop with six apartments over and two town houses adjacent. Approved with
conditions. 05-08-2009

06/09/0367/LB — Conversion of existing furniture shop and show room to furniture
shop with six apartments over and two town houses adjacent. Approved with
conditions. 05-08-2009

2. Consultations :-
All Consultations are available to view on the website.

2.1 Public Consultation- 4 individual objections were received as well as a petition of
52 signatures registering an objection against the cafe, in addition another member
of public raised concerns. The main reasons for objecting/ concerns given were:

e the proliferation of café/restaurant uses within the area,

e the impact on existing businesses of said proliferation,

e the loss of retail,

e anti-social problems from existing flats,

o litter,

e No extraction systems shown on plans,

e who will operate the business,

e bin storage,

e restricting a shared access,

e odour issues

e structural damage to neighbouring property

2.2 Highways — No objection subject to conditions. They propose conditions ensuring
no doors, windows or gates open out over the highway and a condition ensuring the
cycle parking is completed prior to the commencement of use.

2.3 The Rows Association — Object, their objections are to loss of retail and a
proliferation of similar (café/restaurant) businesses in the area. They also object to
the additional residential units due to littering and anti-social behaviour already
experienced on the rows from other flats.

2.4 Building Control — Noted a protected stairwell is required for flat 5 and an
additional protective door at flat 6.
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2.5 Environmental Health — Recommended conditions relating to hours of operation,
odour control in the form of extractions and noise control between the commercial
and residential element.

2.6 Conservation — Stated that the applicant should provide a conservation
document providing a greater level of detail on the proposed works.

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 HOUY

New residential development may be permitted within the settlement boundaries
identified on the proposals map in the parishes of Bradwell, Caister, Hemsby,
Ormesby st Margaret, and Martham as well as in the urban areas of Great Yarmouth
and Gorleston.

New smaller scale residential developments* may also be permitted within the
settlement boundaries identified on the proposals map in the villages of Belton, Filby,
Fleggburgh, Hopton-on-sea, and Winterton.
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In all cases the following criteria should be met:

(a) The proposal would not be significantly detrimental to the form, character and
setting of the settlement;

(b) All public utilities are available including foul or surface water disposal and there
are no existing capacity constraints which could preclude development or in the case
of surface water drainage, disposal can be acceptably achieved to a watercourse or
by means of soakaways;

(c) Suitable access arrangements can be made,;

(d) An adequate range of public transport, community, education, open space/play
space and social facilities are available in the settlement, or where such facilities are
lacking or inadequate, but are necessarily required to be provided or improved as a
direct consequence of the development, provision or improvement will be at a level
directly related to the proposal at the developer’s expense; and,

(e) The proposal would not be significantly detrimental to the residential amenities of
adjoining occupiers or users of land.

3.6 SHP4

Proposals for the change of use from use class Al to use classes A2 and A3 in
primary and secondary shopping frontages shown on the proposals map will be
considered against the following criteria:

(a) the proposal would not be significantly detrimental to the appearance of the
shopping frontage or the amenity of adjoining occupiers;

(b) the proposal would not result in creation of a concentration or predominance of
non-retail (class a2 or a3) uses which would detract from the vitality and viability of
the frontage;

(c) the proposal would not undermine the retail function of the frontage; and,

(d) in the case of a proposal falling into use class A3, it can be demonstrated that the
proposal would meet the criteria contained in policy SHP15.

3.6 Adopted Core Strategy:

3.7 CS2 — Achieving sustainable growth

a) Ensure that new residential development is distributed according to the following
settlement hierarchy, with a greater proportion of development in the larger and more
sustainable settlements:
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Approximately 35% of new development will take place in the borough’s Main Towns
at Gorleston-on-Sea and Great Yarmouth

3.8 CS7 - Strengthening our Centres
d) Aim to improve the vitality and viability of our town and district centres by:

Safeguarding the retail function and character of each centre. Primary, Secondary
and Holiday Shopping frontages will be identified in the Development Policies and
Site Allocations Local Plan Document where appropriate

Enhancing the appearance, safety and environmental quality of the centres
Encouraging a diversity of uses within each centre, enabling a wide range of retail,
leisure, social, educational, arts, cultural, office, commercial and where appropriate,
residential uses

Supporting small and independent businesses, including retaining and enhancing
important local markets

Promoting the short and long-term reuse of vacant buildings

Enhancing the early evening economy

Improving access to the centre by sustainable modes of transport and encouraging
multi-purpose trips

e) Maintain and strengthen the role of local centres and local shops in the borough to
better serve the day-to-day needs of local communities

3.9 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
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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

¢) Ensuring that access to historic assets is maintained and improved where possible
3.10 National Planning Policy Framework

3.11 Paragraph 194. Any harm to, or loss of, the significance of a designated
heritage asset (from its alteration or destruction, or from development within its
setting), should require clear and convincing justification. Substantial harm to or loss
of:

a) grade Il listed buildings, or grade Il registered parks or gardens, should be
exceptional;

b) assets of the highest significance, notably scheduled monuments, protected wreck
sites, registered battlefields, grade | and II* listed buildings, grade | and II* registered
parks and gardens, and World Heritage Sites, should be wholly exceptional.

3.12 Paragraph 85 Planning policies and decisions should support the role that town
centres play at the heart of local communities, by taking a positive approach to their
growth, management and adaptation. Planning policies should:

a) define a network and hierarchy of town centres and promote their long-term vitality
and viability — by allowing them to grow and diversify in a way that can respond to
rapid changes in the retail and leisure industries, allows a suitable mix of uses
(including housing) and reflects their distinctive characters;

b) define the extent of town centres and primary shopping areas, and make clear the
range of uses permitted in such locations, as part of a positive strategy for the future
of each centre;

c) retain and enhance existing markets and, where appropriate, re-introduce or
create new ones;

d) allocate a range of suitable sites in town centres to meet the scale and type of
development likely to be needed, looking at least ten years ahead. Meeting
anticipated needs for retail, leisure, office and other main town centre uses over this
period should not be compromised by limited site availability, so town centre
boundaries should be kept under review where necessary;
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e) where suitable and viable town centre sites are not available for main town centre
uses, allocate appropriate edge of centre sites that are well connected to the town
centre. If sufficient edge of centre sites cannot be identified, policies should explain
how identified needs can be met in other accessible locations that are well
connected to the town centre; and

f) recognise that residential development often plays an important role in ensuring
the vitality of centres and encourage residential development on appropriate sites.

3.11 Strategic Planning

Supports the application. The site is within a secondary retail frontage area under
policy SHP4 which is intended to be replaced by the emerging ‘Protected Shopping
Frontages’ policy highlighting that Market Row is an attractive frontage providing a
major contribution to the town centre offer. Consideration should be given to the
wider context and trends of town centres with increasingly diverse spaces and
functions. Residential uses to the upper floors are welcomed.

4. Appraisal:

4.1 The application site is situated in a highly visible location within the town centre
as defined under policy CS7 of the adopted Core Strategy. Whilst outside the Market
Place area it is within an area of strong commercial character and inside a
secondary retail frontage under saved policy SHP4. The designation of secondary
retail frontage will be disappearing under the second part of the Local Plan. The
building is located on the corner of Howard Street South and Stonecutters Way with
its frontage extending around onto Market Row. The area is largely formed of retall
uses and other commercial uses appropriate to a town centre location; however
there are residential uses present both above nearby commercial units and along
Stonecutters Way.

4.2 The site is within Conservation Area number 2 (comprising of the Market Place,
Rows and North quay), the property is also grade 2 listed. The buildings listed were
2 and 3 Howard Street South which merged to become part of 43 Market Row. The
building contains a long glass fronted shop front which extends across most of the
front and side of the building. In accordance with the heritage statement it is an
eclectic mix reflecting the different styles within the formerly individual buildings.
There are a range of heights and roof types with the largest massing being
positioned closest to the corner.
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5.0 Assessment

5.1 The proposal is to change the use of the ground floor from a retail use (use class
Al) to a mixed use of retail and café. The upper floors are proposed as 7 residential
units. The ground floor is divided to approximately a third retail and 2 thirds
café/restaurant. It is open planned but with separate entrances. The 7 flats access
from Market Row, some of the flats are multi storied.

5.2 Although the proposal will involve the loss of retail (A1) space within a secondary
retail frontage area the proposed uses are considered broadly acceptable within a
town centre location. Policy SHP4 outlines the criteria for changing use to A3 uses
within a secondary frontage area. Criterion A states that the appearance should not
be detrimental to the shopping frontage or the amenity of adjoining occupiers. The
proposal will retain its large shop front and will retain the character of a commercial
unit meaning it is not considered to be detrimental to the overall character of the
retail area. In addition it is not considered to undermine the wider retail function.

5.3 Criterion B of policy SHP4 states that a proposal should not create a
predominance of non-retail uses. One of the main objections to the development is
against a perceived proliferation of café and restaurant uses. The area is not
considered to contain an overconcentration of A3 uses. Recent land use studies do
not show a significant level of A3 uses and the Core Strategy policy CS7 looks to
diversify town centres further to provide non-retail but town centre complaint uses.
Accordingly the change of use to mixed use on ground floor is not considered to
significantly and adversely affect the viability and vitality of the town centre and will
ensure the continued commercial use of a large unit. In addition the front facing café
and retail offer will ensure the commercial frontage will be retained. It should also be
noted that the revised NPPF no longer requires secondary retail frontages so that
town centres can rapid respond to changing situations.

5.4 The proposal will result in the loss of retail space on the upper floors, however
flats above shops is relatively common to the area and is not considered out of
character. In addition the Local Plan and Town Centre Masterplan promote this form
of development. Furthermore certain permitted development rights allow for flats
above shops albeit at a lower number than proposed. The residential units are within
the main town of Great Yarmouth which is expected to take the largest amount of
new dwellings in accordance with policy CS2 of the adopted Core Strategy. The
location is sustainable with good access to nearby shops and services. There are no
Strategic Planning objections to the principle of development in this location.
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5.5 The internal layout is considered to be acceptable. The ground floor is open in
nature but with separate entrances for the retail and café elements. The space is
large and viable for both uses. The flats above are considered good sizes and
satisfactorily laid out which means they create a good standard of amenity for the
future occupiers. The proposal contains a mix of one bed, two bed and three bed
flats providing a range of accommodation.

5.6 The proposed uses are not considered to significantly and adversely affect the
neighbouring properties. Concerns from the public consultation have been raised
regarding potential anti-social behaviour that already occurs within the rows.
Planning can control the permission for the flats and consider designs to reduce
crime, but not the future occupancy or conduct of any resident. Any existing ant-
social behaviour is not a planning matter.

5.7 The issue of litter has also been raised and its potential impact upon the area
and a concern was raised regarding the bin store and cycle store using a shared
alley way. In addition Building Control also requested an access to Stonecutters Way
from the bin store as it will reduce sound impact to those above the bin store and
would reduce the fire load of the alleyway. Accordingly the bin store serving the
development was amended to access off Stonecutters Way. This amendment will
also reduce pressures on the shared access. It should be noted that the full details of
the roller shutters serving the bins has not been provided and can be included as a
condition.

5.8 In considering whether to grant planning permission for development which
affects a listed building or its setting, the local planning authority must have regard to
Sections 16 and 66 of the Planning (Listed Buildings and Conservation Areas) Act
1990 which requires the Council to have special regard to the desirability of features
of special architectural or historic interest, preserving listed buildings and their
settings in exercise of planning functions. 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.

5.9 As stated above the two listed buildings of 2 and 3 Howard Street South have
been merged together along with other buildings to form the application site. The
submitted heritage report remarks that the buildings are unique owing to the range of
different styles employed with the unifying feature being the 20" century shop front.
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Overall the many alterations to the building have not eroded its importance and have
added to the interest of the site.

5.10 The proposed external alterations are not considered to significantly and
adversely affect the importance of the listed building or character of the conservation
area. It is considered that the new access and windows are sympathetic to the
existing character. The extractor flue has the potential to visually damage the unit,
but it will be positioned to the rear and will be largely hidden from the street scene.
Although the Conservation Officer has raised no objections to the development they
have stated that a detailed document should be submitted providing additional
information on detailing and finishing of certain features. If the committee is minded
to approved the application this can be conditioned.

5.11 Norfolk County Council Highways have not objected to the development subject
to conditions. The conditions are to ensure that the doors and windows did not open
out over the highway and that the cycle parking is provided prior to commencement.
The site does not contain car parking but is located within the town centre with good
access to public transport. The Highway conditions should be included but instead of
prior to commencement the condition could be prior to occupation.

5.12 The Environmental Health recommended a number of conditions. They have
recommended imposing an operation and opening as this was absent from the
application form. They have recommended details of the extraction to ensure it is
both suitable and will create a limited disturbance on adjacent residential uses. They
have also requested conditions to show the sound insulation between floors.

5.13 In conclusion the proposal is considered to be acceptable and broadly complies
with policy aims by providing a suitable use of a prominently located unit. A number
of objections have been received, but the proposal is considered to overcome these
concerns and planning cannot refuse an application on the grounds of competition.

6. RECOMMENDATION :- Recommended for approval, subject to all conditions
ensuring a suitable development including those recommended by The Highways
Department and Environmental Health, a condition providing further and exact detail
on the works being undertaken to the listed building and details of shutters for the bin
store.
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