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Schedule of Planning Applications               Committee Date: 16th October 2019 
 
 
Reference: 06/18/0271/F                                                  

    Officer: Mrs G Manthorpe 
                                                                                    Expiry Date:  13/09/19 

 
Applicant:    Mr J Masrani 
 
Proposal:    Proposed change of use from hotel to 10 no. residential flats involving 

extensions and internal alterations 
 
Site: 5 North Drive Great Yarmouth 
 
 

1.      Background / History :- 
 
 

1.1 The site has a footprint of 0.049 hectares and is part of a hotel, The Sea Princess, 
which also occupies the land at 6-7 North Drive. The application site is described 
within the submitted details as a three-storey annex to the main hotel situated to 
the north of the application site. The application site is accessed from the main 
hotel by a walkway at first floor level which was approved in 2007, application 
reference 06/06/0990/F, to join the then separate businesses together. In 2015 
improvements to the hotel at 6-7 North Drive by way of a conservatory at the 
principle elevation were approved but have not been carried out.  
 

1.2 In 2017 an application, reference 06/16/0760/F, for the change of use of the 
application site to 11no. dwellings and associated works was refused under 
delegated powers. Following the refusal of the previous application the applicant 
has submitted the current seeking to overcome previous refusal reasons  

 
 2       Consultations :- All consultation responses received are available online or at 

the Town Hall during opening hours.  
  

 
 2.1      Neighbours – There has been 1 objection to the application which is attached to 

the report and relevant comments are summarised below. The objection states 
that it is on behalf of 7 of the residents of the adjoining residential block of flats, 
Esplanade Court although is only signed by one signatory it is sent on behalf of 
Block 1 Esplanade Court RTM Company Ltd.   

 
  Loss of car parking for the remaining hotel. 
  We have no access to the account details.  
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 It is not relevant that Esplanade Court is in an area of Primary Holiday 
Accommodation. 

 Why isn’t a proper front elevation drawing submitted? 
 The statement that monies will be spent on the hotel is not enforceable.  
 Why are no structural details given? 

        
One neighbour response requested conditions be placed upon the dwellings to           
ensure that they are of a high standard and that the building does not become a 
house in multiple occupation and   provides high quality accommodation.  

 
2.2      Highways – No objection to the application subject to conditions.  

 
    2.3      Building Control – No objection.   
 

  2.4 Resilience Officer for Environmental Health– No objection subject to   
recommendation within the risk  assessment being followed.  

 
    2.5       Environmental Health –   No objection subject to condition(s).  

 
    2.6       Strategic Planning – No objection.  

 
    2.7       Anglian Water – No objection to the application subject to a condition requiring 

the submission of a surface water management strategy to be submitted to and 
approved by the Local Planning Authority prior to the construction of any 
hardstanding areas.  

 
   2.8      Norfolk County Council Fire – No objections to the application.   
 
   2.9      Natural England – No objections.  
 

     2.10   Police Architectural Liaison Officer – Full comments and recommendations 
received. Recommendation to remove the skylight over the ground floor flat being 
removed as this is accessible from a vulnerable flat roof.  

 
     2.11   Lead Local Flood Authority – The development falls under the threshold for 

comment.  
 
     2.12     Environment Agency – No objection subject to conditions, full comments attached 

to the report.  
 
     2.13   Conservation – Support the application.  
 
     2.14    The Natural Environment Team  - The Natural Environment Team at Norfolk County 

Council provide ecological advice to Great Yarmouth Borough Council under a 
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Service Level Agreement with respect to planning. You consulted us on this 
application on 29.08.2019.   

 
    2.15     The application is supported by a Habitat Regulation Assessment (Arbtech, updated 

12.07.2019).   The assessment is described as a Screening Assessment. It does, 
however, consider mitigation, so it really should be described as an Appropriate 
Assessment.  Notwithstanding this, the conclusions it draws are sound.  The report 
recognises that there will be no Likely Significant Effects (LSE) on the integrity of 
the internationally-designated network of sites from the proposals on their own, 
but there may be cumulative impacts (‘in-combination’ effects) arising from 
increased recreation pressure when considered with other development within the 
borough. The contribution to the Habitat Monitoring and Mitigation Strategy is the 
accepted method to address this.  If you secure this contribution, the development 
will not result in any LSEs. 

 
    2.16   Local Authority Requirements – The application site is within sub market 3 for 

affordable housing, requiring affordable housing to be provided for developments 
of 15 or more, as such no affordable housing is required as part of this application.  

 
    2.17   The application does not show any public open space provision which is acceptable 

given the specific location being under 100m from the beach and associated 
attractions and within walking distance of childrens recreation and green spaces. 
As such payment in lieu at a rate of £1400 per dwelling shall be required for 
childrens recreation and public open space payments.  

 
  2.18   The trigger for the payment of all of the monies for public open space and childrens 

recreation shall be payable prior to occupation of 40% of the units.    
 
   2.19   Payment of £110 per dwelling as a contribution under policy CS14 shall be payable 

as required by the Habitats Monitoring and Mitigation Strategy. This payment shall 
be before occupation of any dwellings for the avoidance of doubt.   

              
  3         Local  Policy :-  
 
  3.1    Local Policy - Saved Great Yarmouth Borough-Wide Local Plan Policies (2001): 
 
  3.2     Paragraph 213 of the National Planning Policy Framework (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. 
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  3.3    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.  

 
  3.4     Policy HOU22  
             Within primary holiday accommodation areas as identified on the proposals map 

the conversion/change of use of properties to permanent residential uses will not 
be permitted. Outside these areas, proposals to change the use of holiday flats to 
permanent residential purposes will be permitted subject to policy tr12 and the 
requirements of policy HOU23. 

 
  3.5      Policy HOU16:  A high standard of layout and design will be required for all housing 

proposal. A site survey and landscaping scheme will be required will all detailed 
applications for more than 10 dwellings. These should include measures to retain 
and safeguard significant existing landscape features and give details of, existing 
and proposed site levels planting and aftercare arrangements. 

 
 
  4         Core Strategy – Adopted 21st December 2015 
 
  4.1    Policy CS2: Achieving sustainable growth. This policy identifies the broad areas 

for growth, sets out the sustainable settlement hierarchy for the borough and two 
key allocations.  

 
 4.2      Policy CS3: To ensure that new residential development in the borough meets the 

housing needs of local people, the Council and its partners will seek to: 
 
            a) Make provision for at least 7,140 new homes over the plan period. This will be 

achieved by (extract only): 
 
• Focusing new development in accessible areas and those with the most capacity 

to accommodate new homes, in accordance with Policy CS2 
 
• Ensuring the efficient use of land/sites including higher densities in appropriate 

locations 
 
            d) Ensure that new housing addresses local housing need by incorporating a range 

of different tenures, sizes and types of homes to create mixed and balanced 
communities. The precise requirements for tenure, size and type of housing units 
will be negotiated on a site-by-site basis, having regard to the Strategic Housing 
Market Assessment, Policy CS4 and the viability of individual sites 
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  4.3     Policy CS9: Encouraging well designed and distinctive places. This policy applies 
to all new development. 

 
  4.4      Policy CS8: Promoting tourism, leisure and culture (partial) 
 
             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. 

 
  4.5    Policy CS11: The Council will work with other partner authorities and agencies to 

improve the borough’s natural environment and avoid any harmful impacts of 
development on its biodiversity, geodiversity, landscape assets, priority habitats 
and species. 

 
  4.6     Policy CS14: New development can result in extra pressure being placed on  
            existing infrastructure and local facilities. To ensure that the necessary     
            infrastructure is delivered the Council will: (a to f) 
 
             e) Seek appropriate contributions towards Natura 2000 sites monitoring and 

mitigation measures.  
 
 
 5           Draft Local Plan Part 2 
 
 5.1       Policy GY7-dp (partial) 
 
             Great Yarmouth Seafront Area 

Great Yarmouth's 'Golden Mile' and seafront area, as defined on the policies map, 
will be sustained and strengthened in its role as the heart of one of the country's 
most popular holiday resorts. 

 
5.2         Housing Applications Reliant on the 'Presumption in Favour of Sustainable     
              Development' 
 

In the event that the Council is unable to demonstrate a five year supply of 
deliverable housing land, or meet the Housing Delivery Test, it will give 
favourable consideration to proposals for sustainable housing development (as 
defined by the National Planning Policy Framework) which will increase the 
delivery of housing in the short term, and apply flexibly the relevant policies of 
the development plan where it is robustly demonstrated that the development will 
be delivered promptly (i.e. within 5 years maximum). 
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Consideration will be given to applying a shorter than standard time limit to such 
permissions, in order to signal the exceptional nature of the permission and to 
encourage prompt delivery. Applications for renewal of permissions which relied 
on that presumption will be considered in the light of the housing delivery and 
supply situation at the time. 
 
Such renewals will only be permitted where the applicant can demonstrate 
convincing reasons both why the development did not proceed in the time frame 
originally indicated, and why, in the light of the previous delay, the development 
can now be expected to proceed promptly. 
 

 
  6          National Policy:- National Planning Policy Framework (NPPF), July 2018  

 
6.1 Paragraph 2: Planning law requires that applications for planning permission be 

determined in accordance with the development plan, unless material 
considerations indicate otherwise. The National Planning Policy Framework must 
be taken into account in preparing the development plan and is a material 
consideration in planning decisions. Planning policies and decisions must also 
reflect relevant international obligations and statutory requirements. 

 
6.2 Paragraph 7: The purpose of the planning system is to contribute to the 

achievement of sustainable development. At a very high level, the objective of 
sustainable development can be summarised as meeting the needs of the present 
without compromising the ability of future generations to meet their own needs4. 

 
6.3    Paragraph 8: Achieving sustainable development means that the planning system 

has three overarching objectives, which are interdependent and need to be 
pursued in mutually supportive ways (so that opportunities can be taken to secure 
net gains across each of the different objectives):  
 
a) an economic objective – to help build a strong, responsive and competitive 
economy, by ensuring that sufficient land of the right types is available in the right 
places and at the right time to support growth, innovation and improved 
productivity; and by identifying and coordinating the provision of infrastructure;  
 
b) a social objective – to support strong, vibrant and healthy communities, by 
ensuring that a sufficient number and range of homes can be provided to meet the 
needs of present and future generations; and by fostering a well-designed and safe 
built environment, with accessible services and open spaces that reflect current 
and future needs and support communities’ health, social and cultural well-being; 
and  
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c) an environmental objective – to contribute to protecting and enhancing our 
natural, built and historic environment; including making effective use of land, 
helping to improve biodiversity, using natural resources prudently, minimising 
waste and pollution, and mitigating and adapting to climate change, including 
moving to a low carbon economy.  

 
6.4     Paragraph 11 (partial): Plans and decisions should apply a presumption in favour 

of sustainable development. 
 
          For decision-taking this means:  
          c) approving development proposals that accord with an up-to-date development 

plan without delay; or 
          d) where there are no relevant development plan policies, or the policies which are 

most important for determining the application are out-of-date7, granting 
permission unless: 

 
i. the application of policies in this Framework that protect areas or assets of 
particular importance provides a clear reason for refusing the development 
proposed; or 
ii. any adverse impacts of doing so would significantly and demonstrably 
outweigh the benefits, when assessed against the policies in this Framework 
taken as a whole. 

 
 6.5   Paragraph 48. 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). 

 
6.6    Paragraph 55. Planning conditions should be kept to a minimum and only imposed 

where they are necessary, relevant to planning and to the development to be 
permitted, enforceable, precise and reasonable in all other respects. Agreeing 
conditions early is beneficial to all parties involved in the process and can speed 
up decision making. Conditions that are required to be discharged before 
development commences should be avoided, unless there is a clear justification. 

 
 6.7    Paragraph 59. To support the Government’s objective of significantly boosting the 

supply of homes, it is important that a sufficient amount and variety of land can 
come forward where it is needed, that the needs of groups with specific housing 
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requirements are addressed and that land with permission is developed without 
unnecessary delay. 

 
6.8      Paragraph 92. To provide the social, recreational and cultural facilities and services 

the community needs, planning policies and decisions should: 
           a) plan positively for the provision and use of shared spaces, community facilities 

(such as local shops, meeting places, sports venues, open space, cultural 
buildings, public houses and places of worship) and other local services to enhance 
the sustainability of communities and residential environments; 

           b) take into account and support the delivery of local strategies to improve health, 
social and cultural well-being for all sections of the community; 

           c) guard against the unnecessary loss of valued facilities and services, particularly 
where this would reduce the community’s ability to meet its day-to-day needs; 

           d) ensure that established shops, facilities and services are able to develop and 
modernise, and are retained for the benefit of the community; and 

           e) ensure an integrated approach to considering the location of housing, economic 
uses and community facilities and services. 

 
6.9      Paragraph 94. It is important that a sufficient choice of school places is available 

to meet the needs of existing and new communities. Local planning authorities 
should take a proactive, positive and collaborative approach to meeting this 
requirement, and to development that will widen choice in education. They should: 

 
           a) give great weight to the need to create, expand or alter schools through the 

preparation of plans and decisions on applications; and 
           b) work with schools promoters, delivery partners and statutory bodies to identify 

and resolve key planning issues before applications are submitted. 
 
6.10    Paragraph 109. Development should only be prevented or refused on highways 

grounds if there would be an unacceptable impact on highway safety, or the 
residual cumulative impacts on the road network would be severe. 

 
6.11   Paragraph 163. When determining any planning applications, local planning 

authorities should ensure that flood risk is not increased elsewhere. Where 
appropriate, applications should be supported by a site-specific flood-risk 
assessment50. Development should only be allowed in areas at risk of flooding 
where, in the light of this assessment (and the sequential and exception tests, as 
applicable) it can be demonstrated that: 

 
          a) within the site, the most vulnerable development is located in areas of lowest 

flood risk, unless there are overriding reasons to prefer a different location; 
 
           b) the development is appropriately flood resistant and resilient; 
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            c) it incorporates sustainable drainage systems, unless there is clear evidence 
that this would be inappropriate; 

 
           d) any residual risk can be safely managed; and 
 
           e) safe access and escape routes are included where appropriate, as part of an 

agreed emergency plan. of the best and most versatile agricultural land, and of 
trees and woodland; 

 
6.12   Paragraph 157. All plans should apply a sequential, risk-based approach to the 

location of development – taking into account the current and future impacts of 
climate change – so as to avoid, where possible, flood risk to people and property. 
They should do this, and manage any residual risk, by:  

           a) applying the sequential test and then, if necessary, the exception test as set out 
below; 

          b) safeguarding land from development that is required, or likely to be required, for 
current or future flood management; 

           c) using opportunities provided by new development to reduce the causes and 
impacts of flooding (where appropriate through the use of natural flood 
management techniques); and 

           d) where climate change is expected to increase flood risk so that some existing 
development may not be sustainable in the long-term, seeking opportunities to 
relocate development, including housing, to more sustainable locations. 

 
6.12   Paragraph 160. The application of the exception test should be informed by a 

strategic or site specific flood risk assessment, depending on whether it is being 
applied during plan production or at the application stage. For the exception test to 
be passed it should be demonstrated that: 

           a) the development would provide wider sustainability benefits to the community                      
that outweigh the flood risk; and b) the development will be safe for its lifetime 
taking account of the vulnerability of its users, without increasing flood risk 
elsewhere, and, where possible, will reduce flood risk overall. 

 
6.13    Paragraph 177. The presumption in favour of sustainable development does not 

apply where the plan or project is likely to have a significant effect on a habitats 
site (either alone or in combination with other plans or projects), unless an 
appropriate assessment has concluded that the plan or project will not adversely 
affect the integrity of the habitats site. 

 
 
7        Local finance considerations:- 
  
7.1     Under Section 70(2) of the Town and Country Planning Act 1990 the council is 

required when determining planning applications to have regard to any local 
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finance considerations, so far as material to the application. Local finance 
considerations are defined as a government grant such as new homes bonus or 
the Community Infrastructure Levy. It is noted that the Borough of Great Yarmouth 
does not have the Community Infrastructure Levy. Whether or not a local finance 
consideration is material to a particular decision will depend on whether it could 
help to make the development acceptable in planning terms. It would not be 
appropriate to make a decision on the potential for the development to raise money 
for a local authority. It is assessed that financial gain does not play a part in the 
recommendation for the determination of this application.  

 
 

 8         Shadow Habitats Regulation Assessment  
 
 8.1     The applicant has submitted a bespoke Shadow Habitat Regulations Assessment 

(HRA). The applicant has provided information to enable the Local Planning 
Authority to undertake an Appropriate Assessment in the role as the competent 
authority (as defined by the regulations).      

 
8.3      Gt Yarmouth Borough Council as Competent Authority can ‘adopt’ the information 

supplied by the applicant in relation to the Habitat Regulation Assessment as a 
formal record of the process and be confident that the application is compliant with 
the Regulations.     

 
 9         Assessment  
 
 9.1    The application is a full application for the change of use of an existing hotel to 

10no. residential dwellings. The external appearance of the is proposed to change 
significantly and, through consultation with the Conservation Officer prior to the 
submission of the application, the design proposed draws on the nearby residential 
flats located to the south of the application site.  

 
 9.2   The site is located within a conservation area and as such the benefit of the existing 

building to the amenity of the area must be assessed. The appearance of the 
building as existing does not provide an attractive addition to the area and could 
be said to detract from nearby buildings visual appeal.  The existing building, not 
solely looking at the unkempt appearance, has no stand out redeeming features or 
areas of heritage example that should be retained and as such the remodel of the 
external appearance can be supported when assessed against the Planning 
(Listed Buildings and Conservation Areas) Act 1990 s72 which states that special 
attention shall be paid to the desirability of preserving or enhancing the character 
or appearance of that area. The revised frontage in particular will add to the 
character of the area and contribute a more attractive building to a prominent 
location.             
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9.3     The letter of objection stated that there are no drawings of the principle elevation, 
these are available and have been submitted with the application documents. The 
reference to the Conservation Officers drawings having been submitted 
demonstrates that the applicant has taken on board the comments made by the 
Conservation Officer which is demonstrated by the development receiving the 
support of the conservation officer.  

 
9.4    The application site is located within flood zone 2 and, by being a residential 

development from a holiday use, is defined as a more vulnerable development and 
as such a Flood Risk Assessment (FRA) is required and has been submitted. One 
of the reasons for refusal of the previous application was that the applicant had 
failed to demonstrate that the development was safe for its lifetime in relation to 
flood. The current application has been supported by an FRA and the Environment 
Agency do not object to the application subject to conditions and the application 
passing the sequential and exemption test. The Resilience Officer has stated that 
provided that the recommendations within the FRA are followed there is no reason 
for the application not to proceed.  

 
9.4   In accordance with the National Planning Policy Framework the application must 

pass the sequential and the exemption test. It is known that there is not significant 
land within the urban area for residential development and as such it is reasonable 
that the development could not be located elsewhere. The development is the reuse 
of an existing building with extension and will not exacerbate the flood risk 
elsewhere and, accordance with the comments from the Resilience Officer, will not 
pose a risk to future occupier’s subject to the recommendations within the FRA 
being undertaken.  

 
9.5   The Environment Agency are satisfied with subject to a condition ensuring that the 

finished floor levels are such to ensure the safety of the occupants. The FRA details 
the floor levels and the applicant has provided a drawing showing the finished height 
of the building and its relationship to the next-door hotel which assists in 
demonstrating that the development as proposed will be in keeping with street 
scene while dealing adequately with the flood risk. The FRA has stated that 
occupants of the ground floor flats will have access via the stairwell to the first- floor 
landing if required and this, in accordance with the development being carried out 
in accordance with the details submitted within the FRA would be conditioned  

 
9.5 One neighbour consultation requested that the development provide quality 

accommodation. The flats as shown on the drawings are all of adequate size to 
meet the national space standards and as such the quality of accommodation is 
demonstrated. A number of flats exceed by some margin the space standards which 
will provide a high-quality offering which is welcomed within applications.  
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9.6   Highways have not objected to the application although have requested a condition 
to ensure that adequate bike storage is provided. The objection notes the loss of 
car parking spaces for the hotel however Highways, having assessed the 
application in relation to the existing use and the hotel and stated that there is a 
likelihood that the application will cause displaced parking to the public highways 
although does not see this as a reason to refuse the application. The application 
site is in a sustainable location with good access to public transport and 
walking/cycling links to local services although it is accepted that there is still likely 
to be a reliance on car use. The National Planning Policy Framework at paragraph 
109 states that development should only be refused on highways grounds if there 
are just reasons. In the absence of an objection from the Highway Authority it is 
found that there are no highway reasons to refuse the application.   

 
9.7   There are documents submitted in support of the application demonstrating how the 

business has faired over the past years. These are not in the public domain as they 
contain financial information. Having assessed the documents and the statement 
that there would be reinvestment in the existing hotel it is found that the application 
complies with policy CS8 of the Core Strategy. One objector noted a previous 
planning application at a different site where money was secured for a specific 
purpose and this is suggested with this application. It is suggested that a sum of 
money, to be negotiated as part of the s106 agreement, be reinvested into the 
existing hotel use to improve the provision of accommodation in accordance with 
policy CS8. 

 
9.8   An important factor when determining applications is whether a Local Authority has 

the ability to demonstrate a five-year housing land supply.  If a Local Planning 
Authority cannot show that they are meeting this requirement, their policies with 
regards to residential development will be  considered to be "out of date". There is 
currently a housing land supply of 2.55 years. Although this does not mean that all 
residential developments have  to be approved the presumption in favour of 
sustainable development must be applied. 

 
9.9    The location of the development is a sustainable one and the land proposed to be 

developed is previously developed land. The loss of the tourism accommodation is 
deemed acceptable given the agreement to reinvest in the remaining tourism use 
of the adjoining land. The application is a full application that demonstrates that the 
development is deliverable and could positively contribute to the Local Authorities 
Housing land supply. 

   
 
10       RECOMMENDATION:-  

 
10.1   Approve –  subject to a s106 agreement securing payment of s106 money in lieu 

of children’s recreation and public open space and reinvestment in the existing 
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tourism use and all conditions are required to secure a suitable form of 
development.  

 
10.2    The proposal complies with the aims of Policies CS2, CS8, CS9 CS11 and CS14 

of the Great Yarmouth Core Strategy.  
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