Lake District National Park Authority Development Control Committee — 3 September 2025

Report from the Head of Development Management to the
Development Control Committee

Application number:  7/2025/2069

Application type: Full Planning application

Applicant: Mr Jannie Groenewald, Lake District Hotels Ltd
Location: 20, Blencathra Street, Keswick, CA12 4HP
Grid reference: 326949 523401

Proposal: Change of use from Hotel to HMO staff house

Report prepared by:  Phil Nicholls, Area Planner
Report agreed by: Andrew Smith, Head of Development Management

Recommendation: APPROVE with conditions

1 About this report

1.1 The case planner has prepared this report, assessment and
recommendation taking into account our policies (known as the
Development Plan), written representations we have received, and any
other material considerations.

1.2 Material considerations are things that are relevant to our decision making
and which we are able to take into account — for example site specific
factors, or Government planning policy (the National Planning Policy
Framework) and Government planning guidance (the National Planning
Practice Guidance).

1.3 The Development Control Committee will determine the application at its
meeting having regard to the provisions of the Development Plan,
representations we have received, and all other material considerations,
following a verbal and visual summary of the application by the case
planner and, where applicable, after hearing any verbal representations
made in accordance with our Policy for Public Speaking at Meetings.
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1.4 Most applications are decided under powers delegated to the Head of
Development Management. A small number of significant or more
contentious applications are considered by our Development Control
Committee as set out in our Scheme of Delegation.

2 Background and proposals

2.1 20 Blencathra Street is a mid-terraced four storey Victorian property in the
centre of Keswick. Historically it has been operated as a guesthouse but
works have taken place to convert it into a house of multiple
accommodation to provide staff accommodation for the Skiddaw Hotel in
Keswick which is part of Lake District Hotels Group. Retrospective planning
permission is sought to regularise this change.

2.2 The property has seven en-suite bedrooms split over the four floors with
shared facilities on the ground floor comprising a kitchen, dining room, living
room and utility. A small outdoor yard is located to the side and rear of the
building and can be accessed from the rear lane.

2.3 The application is being referred to committee because the
recommendation of approval is contrary to the views of the Town Council.

3 Representations

3.1 Keswick Town Council — Object — It is acknowledged that the applicant is
the Lake District Hotels and we appreciate the need for staff
accommodation. However, we also need to take account of the impact this
type of use has on neighbouring properties. We support the objections
raised in representations made by two local residents. There is an inherent
problem with the lack of on-site management which used to apply when in
use as a hotel. We consider that without such provision this fails to meet the
requirements of Local Plan policy 06 in the context that it does have an
unacceptable impact on the amenity of adjoining residents. Evidence has
previously been provided of the impact of a number of holiday let properties
where no site management exists and this multi occupancy use falls into the
same category.

3.2 Three letters of objection have been received to the application raising the

following concerns:

- The HMO is already in use.

- Neighbours will be subject to late night noise and disturbance when
occupants of the HMO return from work late.

- The existing use is already noisy, with occupants talking loudly and
making phone calls in the yard and playing music.

- Rubbish will build up and the property will become an eyesore.

4 Development plan policies and other relevant guidance

4.1 The relevant Development Plan comprises:
e The Lake District National Park Local Plan 2020-2035
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4.2 The following Lake District National Park Local Plan policies are relevant to
this application:
e Policy 01: National and international significance of the Lake District

Policy 02: Spatial strategy

Policy 04: Biodiversity and geodiversity

Policy 06: Design and development

Policy 15: Housing

Policy 18: Sustainable tourism and holiday accommodation

e Design Code Supplementary Planning Document

4.3 The National Planning Policy Framework (NPPF) sets out the Government’s
planning policies for England and how these are expected to be applied. It
is a material consideration in the determination of planning applications.

4.4 There is no community plan in this area.
5 Main issues and assessment
5.1  The main issues in this assessment are:

e Principle

e Impact on the amenity of the neighbours
e Highways and parking
[}

Nutrient neutrality

Principle of development

5.2 The staff accommodation for which permission is sought would be classed
as a House in Multiple Occupation (HMO). As a form of housing the
proposed change should be assessed against the housing policies
contained within the Local Plan together with tourism policies given the
resultant loss of a guesthouse.

5.3 Policy 02 states that Rural Service Centres such as Keswick will be the
focus for housing, employment and retail development.

5.4 Policy 15 (Housing) sets out how new homes will be provided to meet
community need. It states (amongst other things) that we will increase the
supply of homes to meet local community need by supporting new
permanent homes that:

- contribute towards helping communities remain vibrant and resilient; and

- achieve a better balance in the housing market; and

- are secured in perpetuity for permanent occupation with eligibility
restricted to a geography that is tailored to local circumstances.

5.5 It also states that proposals will be supported for the change of use of
guesthouses to dwellinghouses where they are secured for permanent
occupation, and where it can be demonstrated there is no detrimental
impact on the range of visitor accommodation types in the area. The
implementation text to the policy states that for proposals seeking to change
the use of a guesthouse to a permanent dwelling, the applicant will need to
provide evidence to demonstrate that the proposal would not create a
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shortage of guesthouses in the locality after undertaking an appropriate
marketing exercise for a minimum of 12 months.

5.6 Policy 18 states that we will only support the change of use of holiday
accommodation to other uses where it can be demonstrated there is no
demand for it resulting from an appropriate marketing exercise and other
evidence. The implementation text to the policy states that we would expect
an appropriate marketing exercise to have taken place for a minimum of 12
months, and other evidence may include, but not limited to, evidence of
demand from commercial property agents and District Councils.

5.7 The application has not been accompanied with any details of a marketing
exercise. The proliferation of holiday accommodation in Keswick, and
specifically in this part of Keswick, means that a reduction in a single unit of
accommodation would not represent a detrimental impact on the range of
visitor accommodation types in the area. In these circumstances | am
satisfied that it would not be reasonable to require a marketing exercise in
this case as the requirements of development plan policy are already met.

5.8 | am satisfied that approval of this application in combination with previous
permissions would not result in a harmful or unacceptable loss to the range
of accommodation locally.

5.9 In principle | consider that policy supports the change to an alternative form
of housing, in this case an HMO. A local occupancy restriction to secure
occupation to persons employed, about to be employed or last employed in
the locality is appropriate.

Impact on the amenity of neighbours

5.10 Policy 06 outlines that development must not have an unacceptable impact
on the amenity of adjoining residents and users of the proposed
development, due to visual intrusion, overlooking, overshadowing,
overbearing effect, noise, light pollution or other adverse impacts.

5.11 The National Planning Policy Framework states planning should always
seek to secure high quality design and a good standard of amenity for all
existing and future occupants of land and buildings.

5.12 The application site is mid terrace property situated in a town centre
location. The property forms a row of other properties of the same design.
The neighbouring property to the west has been converted into several
holiday apartments and the property to the east is a dwellinghouse. Other
properties located nearby are either dwellings or guesthouses. A small rear
yard is located to the south of the application property and adjoining
neighbouring yards.

5.13 As no external alterations are proposed there would be no increase in

overlooking, loss of light or overbearing impact to neighbours from the
development.
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5.14 The primary consideration therefore is whether the introduction of an HMO
use in this context would have an unacceptable impact on the amenity of
neighbours as a result of activity associated with the use.

5.15 Whilst the intended occupation is by staff of the Skiddaw Hotel the
proposed change is to an HMO containing seven bedrooms and should be
assessed in this context.

5.16 Objections express concern that the HMO is resulting in unacceptable
adverse impacts on the amenity of neighbours. Examples given by
neighbours of activity they consider results in unacceptable impacts upon
them include:: Residents in the yard talking very loudly, calling their families
on speakerphone and chatting; music also from residents' rooms; residents
talking being audible from the neighbouring bedroom, kitchen and living
room on a daily basis; the neighbouring yard no longer being quiet;
cumulative impacts with other HMOs nearby that have caused noise at 3am
in the morning. Other objections also assert that rubbish will accumulate
attracting vermin and that the property will be become an eyesore.

5.17 | have considered the objections raised, however | do not consider that the
use of the building as an HMO (as opposed to its current guesthouse use)
would lead to adverse impacts on the amenity of neighbouring properties
over and above that which could result from its lawful use. | recognise that
the HMO use may accommodate shift workers some of whom may leave
early or return late, and whilst the number of residents may make this more
noticeable than in other housing developments where a resident may work
shifts, | do not believe that within this context and in comparison to the
existing guesthouse use (which may give rise to comings and goings late at
night) this will result in unacceptable harm. The existing guesthouse use
could see occupants talking inside the property and outside, the outside
spaces being enjoyed, music being played, or multiple comings and goings
throughout the day. A dwellinghouse could also potentially bring about
similar activity depending upon the occupants.

5.18 | am therefore satisfied that taking into account the existing activity
associated with the guesthouse (or that could be associated with the
guesthouse) coupled with the context of the area, the proposed
development would not be likely to bring about unacceptable adverse
impacts on the living conditions of neighbouring properties. As such the
proposals are in compliance with policy 06 and the NPPF.

Highways and parking

5.19 The building currently has no off-street parking spaces and is wholly reliant
on on-street parking. This would remain the situation for the proposed use
of the property as a permanent residential property.

5.20 Overall, given there are no extensions proposed, and the capacity of the
building would be similar to its current levels, | consider the proposals are
unlikely to increase the requirement for parking compared to the existing
use. | have not identified any adverse highway or parking impacts.
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Habitats Reqgulations Assessment (nutrient neutrality)

5.21 The application site lies within the catchment of the River Derwent &
Bassenthwaite Lake Special Area of Conservation. As a Competent
Authority under the Habitats Regulations, we must carefully consider the
nutrients impacts of any new plans and projects (including new
development proposals) on habitats sites and whether those impacts may
have an adverse effect on the integrity of a habitats site that requires
mitigation, including through nutrient neutrality.

5.22 The current property is a seven-bedroom guesthouse with owner's
accommodation. This proposal is to change the use to a HMO with a similar
number of bedrooms. This would be unlikely to result in any increased use
of the property, and a reduction in overnight accommodation is possible.

5.23 | consider that the proposed development is therefore unlikely have an
effect on the River Derwent and Bassenthwaite Lake SAC. | consider the
proposals to be in accordance with Policies 01 (National and international
significance of the Lake District) and 04 (Biodiversity and geodiversity), the
NPPF and the Conservation of Habitats and Species Regulations 2017.

Other matters

5.24 A planning policy statement on Green Belt Protection and Intentional
Unauthorised Development came into force at the end of August 2015. This
makes intentional unauthorised development a material consideration in the
determination of planning applications. There is no guidance or definition of
‘intentional unauthorised development’. Because it is impossible to know
what was in a particular person’s mind at a particular moment in time, we
must construct a picture and reach a view of the weight to be attributed to
this issue, based on the information and evidence available around any
individual retrospective case.

5.25 | have no evidence demonstrating that there was intent on the applicant’s
part to proceed knowingly unlawfully, or with malicious intent. As such |
afford the ministerial statement little weight in this case.

6 Conclusion

6.1 Having regard to the provisions of the Development Plan (in particular Lake
District National Park Local Plan policies 01, 02, 04, 06, 15 and 18), and
other material considerations (including the provisions of the NPPF), the
development is considered to be acceptable, subject to the conditions
recommended.

RECOMMENDATION: APPROVE with conditions

Conditions/Reasons
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1 The development hereby permitted shall be commenced before the
expiration of THREE years from the date hereof.

REASON: Imposed in accordance with the provisions of Section 91 of the
Town and Country Planning Act, 1990.

2 The development hereby permitted shall not be carried out otherwise than in
conformity with the following submitted plans and details:

- Local Plan

- Proposed floorplans

REASON: For the avoidance of doubt.

3  Where a person occupies the premises as a house of multiple occupation,

such person must be a Person with a Local Connection, occupying the premises
as his or her Only or Principal Home, or the widow or widower of such a person,
and any dependents of such a person living with him or her.

The Occupant will supply to the Local Planning Authority (within 14 days of the
Local Planning Authority's written request so to do) such information as the
Authority may reasonably require in order to determine whether this condition is
being observed.

In this condition the following definitions apply:

'Person with a Local Connection' means an individual who immediately prior to
occupation of the dwelling satisfies one of the following conditions:

(1) The person is employed, about to be employed or was last employed in
the Locality defined; or

(2) The person needs to live in the Locality defined because they need
substantial care from a relative who lives in the Locality defined, or because they
need to provide substantial care to a relative who lives in the Locality defined.
Substantial care means that identified as required by a medical doctor or relevant
statutory support agency; or

(3) The person has been continuously resident in the locality defined for at
least three years immediately prior to:

a) Needing another dwelling resulting from changes to their household,
(including circumstances such as getting married/divorced, having children, or
downsizing)

b) Undertaking full-time post-secondary education or skills training and is
returning to the locality defined within 12 months of its completion, or

c) being admitted to hospital, residential care or sentenced to prison, and
are returning to the locality defined within 12 months of their discharge/release, or

(4) The person is a former resident who lived in the Locality defined for three
years and then lived outside the Locality defined for social and/or economic
reasons and is returning to live in the Locality defined within three years of the
date of their departure, or
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(5) The person is a person who -

a) Is serving in the regular forces or who has served in the regular forces
within five years prior to occupation;
b) Has recently ceased, or will cease to be entitled, to reside in

accommodation provided by the Ministry of Defence following the death of that
person's spouse or civil partner where -

i. The spouse or civil partner has served in the regular forces; and

ii. Their death was attributable (wholly or partly) to that service; or

c) Is serving or has served in the reserve forces and who is suffering from a
serious injury, illness or disability which is attributable (wholly or partly) to that
service

'Locality' shall mean the administrative areas of the Parishes of: Above Derwent,
Bassenthwaite; Bewaldeth and Snittlegarth; Blindbothel; Borrowdale; Buttermere
and Brackenthwaite; Caldbeck; Embleton; Keswick; Lorton; St Johns, Castlerigg

and Wythburn; Setmurthy; Threlkeld; Underskiddaw; Wythop; and those parts of

the Parishes of Blindcrake; Ireby and Uldale; and Loweswater which lie within the
administrative area of the Lake District National Park.

An 'Only or Principal Home' is a dwellinghouse which is occupied continuously for
a minimum period of six months in every twelve month period. For the avoidance
of doubt the dwelling shall not be occupied as a second home or for holiday
letting accommodation.

The obligations contained in this condition shall not be binding or enforceable
against any mortgagee or any receiver appointed by such a mortgagee, or any
person deriving title through such a mortgagee or receiver provided always that a
successor in title of such a person will be bound by the obligations contained in
this condition.

REASON: To ensure that the resulting accommodation is occupied by
persons with a defined local need in order to comply with Lake District National
Park Local Plan Policy 15 and the accompanying Housing Provisions:
Supplementary Planning Document. The provisions relating to armed forces
personnel are in accordance with the Allocation of Housing (Qualification Criteria
for Armed Forces) (England) Regulations 2012.

NPPF decision notice requirements

HMO Licensing and Building Control

All HMO properties with shared facilities housing 5 persons or over would require
a House of Multiple Occupation licence from Cumberland Council. For further
information on requirements, including Amenity standards dictating required
space and required facility standards contact the House Team at Cumberland
Council.

As part of any HMO Licensing application of this size building regulation
compliance / certificates will be required and requested.
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Town and Country Planning (Development Management Procedure) (England)
Order 2015 Article 35(2) statement.

The Local Planning Authority did not identify problems arising in relation to
dealing with the application.

Background papers
Background papers are available for inspection on the planning application file
unless otherwise specified on that file as confidential by reasons of

financial/personal circumstances in accordance with the Local Government
(Access to Information) Act 1985.
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