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The Impact of Commercially Let Holiday Dwellings – North 
Northumberland Coast Neighbourhood Plan Area 

1. Introduction 

1.1 In 2014 a Housing Needs Survey was conducted, covering the parishes of 
North Sunderland, Beadnell and Bamburgh. The primary purpose of this survey 
was to provide the evidence base to inform the North Northumberland Coast 
Neighbourhood Plan (NNCNP). 

 

1.2 An analysis of the Housing Needs Survey demonstrated that the parishes that 
make up the NNCNP area exhibit a disproportionate number of second homes 
and commercially let holiday dwellings, when compared to the county as a 
whole, and other parishes along the coast1. While this data showed a 
proliferation of such properties across the neighbourhood plan area, the report 
recommended further analysis of the impact of second homes and 
commercially let holiday dwellings in order to justify a policy response to this 
challenge. 

1.3 Accordingly this report is prepared for the North Northumberland 
Neighbourhood Plan Steering Group to provide evidence to support policies in 
the Plan. It may also be of use to Northumberland County Council officers in 
determining planning applications. 

2 Area Profile  

2.1 While individual residential addresses, both of those living permanently in the 
area are those occupying private holiday or second homes are identified by 
Council Tax records, commercially let holiday dwellings are identified through 
business rates. A property will not be registered for both at one time but they 
can move between Council tax and business rates.  

2.2 In theory, the sum of properties registered for council tax and for business rates 
should be aligned with the number of household spaces as identified in the 
Census. However, given that a number of additions to the residential building 
stock since the Census in 2011, council tax and business rates data were 
derived from different dates, and there can be delays in properties being 

1 North Northumberland Coast Neighbourhood Plan - Housing Needs Survey  
                                                           



2 
 

switched from council tax to business rates and visa-versa, this is not the case, 
and this is discussed later in this section.  

2.3 While the number and percentage of second homes registered for council tax is 
presented in Table 1, the number of commercially let holiday dwellings, 
registered for business rates is not presented in terms of a percentage of 
household spaces in the Census, as this would be inaccurate.     

2.4 Analysis of business rates demonstrates that there is a proliferation of this type 
of dwelling across the North Northumberland Coast Neighbourhood Plan area. 
Within Beadnell, 162 holiday lets are identified, North Sunderland 129 and 
Bamburgh 101.  

2.5 The number of lets is much higher within these parishes than elsewhere along 
the coast, including Embleton and Alnmouth, which are parishes of a similar 
size to Beadnell and Bamburgh which also exhibit a large number of second 
homes. 
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Table 1: Second homes and holiday lets along the Northumberland coast 
Parish No of 

properties 
registered for 
Council Tax 

No of 2nd homes 
registered for 
Council Tax 

% of 2nd homes 
registered for 
Council Tax 

No of Holiday 
Lets registered 

for business 
rates 

Berwick 5835 168 2.9% 41 
Ancroft 451 30 6.7% 12 
Holy Island 139 55 39.6% 27 
Middleton 68 8 11.8% 23 
Bamburgh 349 134 38.4% 101 
North Sunderland 1261 275 21.8% 129 
Beadnell 582 308 52.9% 162 
Newton by the Sea 140 51 36.4% 64 
Embleton 459 144 31.4% 66 
Craster 197 51 25.9% 37 
Longhoughton 729 24 3.3% 26 
Lesbury 495 33 6.7% 25 
Alnmouth 321 73 22.7% 53 
Warkworth 874 69 7.9% 62 
Amble 2796 52 1.9% 34 
Hauxley 128 21 16.4% 9 
Togston 162 3 1.9% 1 
East Chevington 1303 15 1.2% 5 
Widdrington Village 83 3 3.6% 5 
Cresswell 122 12 9.8% 2 
Lynemouth 881 6 0.7% 0 
Newbiggin 3098 37 1.2% 10 
East Bedlington 4095 16 0.4% 0 
Blyth 17628 59 0.3% 0 
Seaton Valley 7581 29 0.4% 1 

 

2.6 In addition to census data the Northumberland Coast Area of Outstanding 
Natural Beauty Partnership working in partnership with parish councils 
conducted a survey2 in 2014 to ascertain a more in depth picture of second 
homes and commercially let holiday dwellings.  This was a map based exercise 
relying entirely on local knowledge.  Whilst this approach may not be 
statistically accurate, it represents a more realistic picture of the status quo. 

 

2 Northumberland Coast Area of Outstanding Natural Beauty Partnership – Dwelling use survey 2014 
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2.7 The following charts outline the headline figures obtained by the 
Northumberland Coast Area of Outstanding Natural Beauty Partnership. 

2.8 Beadnell Parish 
 

1 – 27% residential dwellings  

2 – 73% commercially let holiday dwellings  

 

 

2.9 Seahouses Parish  
 

1 – 66% residential dwellings  

2 - 24% commercially let holiday dwellings 

3 – 10% second homes 

1
66%

2
24%

3
10%

Seahouses
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2.10 Bamburgh Parish 
 

1 –  47% residential dwellings  

2 – 35% commercially let holiday dwellings  

3 – 18% second homes 
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2.11 It is clear from the combined evidence that there is an overwhelming number of 
commercially let holiday dwellings throughout the parishes. Anecdotal evidence 
suggests that the picture as of 2017 has worsened since the census and the 
AONB studies were carried out. 

3 Further Evidence Gathering  

3.1 Qualitative evidence relating to the impacts associated with commercially let 
holiday dwellings has been gathered continually as part of the NNCNP process.  
At the initial launch of the Plan process a round of community events was held 
which sought comments from the local community about issues affecting the 
area.  These initial comments informed the Steering Group with regard to which 
issues could reasonably be tackled through the development of the Plan. 

3.2 Following the assessment of the Housing Needs Survey a round of interviews 
with residents of some selected streets where the primary residence rate was 
80% or less was held.  Some of the comments from these residents is 
discussed later in this paper 

3.3 The formal consultation of the draft Neighbourhood Plan ended in August 2017.  
The consultation exercise also raised issues relating to commercially let holiday 
dwellings.  The relevant comments arising from this exercise are discussed 
later in this paper. 

4 Associated Impacts 

4.1 This section of the report assesses the issues raised and the impacts 
associated with commercially let holiday dwellings in more depth.  The list of 
issues is not exhaustive it simply represents community comments that have 
been made thus far or amenity issues that have been identified in relevant case 
law.  Moore (see section 6.3) provides helpful guidance on the issues that are 
capable of triggering a material change of use.3 

 

3 Moore v SSCLG (2012) EWCA Civil 1202 
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4.2 Overuse of the Property 

4.2.1 A typical commercially let holiday dwelling will be occupied intensively.  It will 
often be inhabited by more than one family group and will often accommodate 
more people than the dwelling was originally planned and built for or can 
reasonably accommodate.  By way of example it is not unusual for a 2/3 bed 
property to be extended and/or converted to a 4/5 bedroom property. If the 
number of guests staying in the property is more than might reasonably be 
expected to live the house, this may constitute a material change of use. 

4.3 Issues with Traffic Movements - Pattern/frequency of Arrivals and 
Departures (traffic movements) 

4.3.1 Sullivan LJ in Moore acknowledged that this is an area which may trigger a 
material change in that the intensity of the dwelling use may involve significant 
journeys to and from the dwelling, often at unusual times and by more 
vehicles than the dwelling was originally designed for or can reasonably cope 
with. If guests are regularly coming and going at unusual hours of the day, this 
may constitute a material change of use. 

4.3.2 Qualitative evidence concurs with this view. 

4.3.3 Comments from local resident: “It’s terrible. Last year was the worst. The 
house next door is let most weeks. One week there were 10 people in the 2 
bed bungalow. They have changed the garage into 2 extra bedrooms, I don’t 
think the council knows, and the people were changing all week.”4 

4.4 Insufficient Car Parking 

4.4.1 Insufficient car parking is a regular complaint both for public areas and private 
residential dwellings.  Commercially let holiday dwellings often involve the 
convergence of several families on one property.  This means that there are 
often many more vehicles per dwelling than there are parking spaces either 
on or off-road at the property. If guests are bringing many more vehicles than 
would be expected for a typical family, this may constitute a material change 
of use. 

4.4.2 Comments from resident: “New Year there were 3 cars per house, some 4-5 
per house. We made a plan to park mine in the lay-by and just use my 
husbands (car) to guarantee to be able to park in the drive. We had to leave it 
there a few days. The holiday houses opposite have 2 off-drive parking 
spaces but they park 2 cars behind those 2 cars so we can’t even reverse out 
of our drive.”5 

4 Beadnell resident of Longstone Close 
5 Beadnell resident of Longbeach Drive 
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4.4.3 Comments from resident: “My drive has been blocked 4 times in the last 3 
weeks. The house opposite has been sold and it’s being converted into a 
Holiday Home. There are lots of alterations going on and lots of vans parked 
outside. They don’t take any notice that we’re living here.”6 

4.4.4 Comments from resident: “Since the car park has been free more people use 
it but sometimes it’s completely full and it hasn’t stopped people parking in the 
village. You see day visitors’ park outside the shops, and take out their 
walking boots and that’s them away for the day and the parking space is 
taken up.”7 

4.4.5 Comments from resident: “None of the bed and breakfasts or holiday houses 
in the centre of the village have off street parking. The residents have to park 
on the road and its hopeless in the summer, the parking just builds up and 
up.”8 

4.4.6 Comments from resident: “I live outside the village and don’t go to Bamburgh 
or Seahouses from May to September. I don’t even eat in the village at the 
night time as you can’t get parked. I can’t even post a letter or get a pint of 
milk, there is no parking outside the Co-op in Seahouses to get your 
shopping.”9 

4.4.7 Comments from resident: “When I worked I used to use the bank 2-3 times a 
week and because of the parking problems I had to take someone with me to 
drive and drop me off then collect me again. I use businesses in Berwick, 
Alnwick or Belford now. I bank in Alnwick and even use the Post Office there 
rather than Seahouses.” 10 

4.5 Issues with Waste 

4.5.1 In this area waste is collected on a fortnightly basis with alternate weekly 
collections for recycling and general waste.  Waste collection is carried out on 
a Wednesday.  Wednesday is not a typical changeover day for commercially 
let holiday dwellings. If a lack of organisation around refuse and recycling 
collections are causing a visible impact to local residents, this may constitute 
a material change of use. 

4.5.2 Comments from resident: “They put the wheelie bins out before they leave on 
a Saturday or Monday but there often isn’t anyone in the house to bring them 
back in after they are emptied. Or they are overfull and the wind blows the lid 
open and the rubbish goes everywhere and we have to pick it up.”11 

6 Beadnell resident of Longstone Close 
7 Bamburgh resident of Bamburgh Village 
8 ditto 
9 Glororum resident of Bamburgh Parish 
10 ditto 
11 Beadnell resident of Longbeach Drive 
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4.5.3 Comments from resident: “I offered to put the bins out for next door when it 
became a Holiday House. The owner said they were buying it mainly for their 
own use but they only stayed there one night last year. One week I couldn’t 
get the bin past the cars parked on the drive. I knocked on the door and the 
man staying there was nasty and said I had no right to ask him to move his 
car. I used to take the bottles out of the Blue Bin if I spotted them, as they are 
not allowed, but holidaymakers don’t know this. Eventually the owner got a 
letter from the County Council. I’m elderly, in the end I told the owner I 
couldn’t do it any more. She wrote and said not to bother, she would pay 
someone £10 per week to put the bins out. She only used to give me a box of 
chocolates every Christmas as a thank you.”12 

4.5.4 Comments from resident: “The cleaning agencies put the bins out on the road 
on a Monday but they aren’t paid to take them back in. The bins are emptied 
on a Wednesday and then stand until the house is booked again.  I have the 
Bin man complaining that there is glass in the recycling bin and the Meter 
Man complaining he can’t get access to read the meter. It’s not my 
problem.”13 

4.6 Bad Neighbour Activities 

4.6.1 Whilst not necessarily endemic it is clear that commercially let holiday 
dwellings are capable of having an entirely different character in terms of 
neighbourliness.  Moore made a specific link between neighbour amenity 
disruption from ‘party type’ activities.  Large groups will often congregate in a 
property for ‘celebration’ purposes, and whilst this is to be expected from any 
residential property, it appears to be more prolific and indeed normal from a 
commercially let holiday dwelling. If parties are occurring on a more frequent 
basis than might be expected at a residential property, this may constitute a 
material change of use. 

4.6.2 Comments from local resident: “It’s not too bad if the people staying are nice 
but some can be a pain. The holiday house next door to us is owned by a 
relative but we have nothing to do with it. People knock on the door asking 
questions about the area, bin collection or services. Some have been 
aggressive, one found out we were related to the owner and came into our 
house demanding we got in touch with them as they weren’t happy about 
something in the house. We tried saying the house has nothing to do with us 
and they should contact the agency it was let by but it was very upsetting at 
the time. The person did come back and apologise later in the week.”14 

12 Beadnell resident of Longstone Close 
13 Glororum resident of Bamburgh Parish 
14 Beadnell resident of The Wynding 
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4.6.3 Comments from local resident: “We have carers calling at 7am and because 
of the layout of next door’s extension you can hear everything. They 
(holidaymakers) and their children were shouting abuse at the windows 
because they didn’t like being woken up by the Carers talking to my 
husband.”15 

4.6.4 Comments from local resident: “The guy next to my mother told her he was 
moving because of the noise/disturbance from next door which is a holiday 
let.”16 

4.6.5 Comments from local resident: “The house next door had a barbeque with no 
word to us. Our bedroom windows were open. We couldn’t get into the 
bedroom that evening for smoke.”17 

4.6.6 Comments from resident: “We had a group of people in wheelchairs and their 
carers staying next door. The carers were outside the back door every night 
partying, drinking and smoking until 3 or 4am. It’s next to our bungalow 
bedroom window. We’re elderly and go to bed early. We couldn’t get to sleep. 
At 3am one morning we asked them to be quiet but just got a load of cheek.”18 

4.6.7 Comments from resident: “Older people are no problem. Children from next 
door play football outside our house as there are open plan gardens. Once I’d 
just planted £40 of plants. You don’t want to spoil their holiday but what do 
you do?”19 

4.6.8 Comments from resident: “My husband is disabled. He walks very slowly. 
Everyone who lives in the village knows us and says hello. We were walking 
down the path when a holidaymaker and his 2 children came up behind us on 
bikes. He told us to move onto the road as we were blocking their path. Then 
when we were crossing at a junction a sports car came speeding round the 
corner. It had to stop and the driver shouted ‘I’m in a hurry, get out of the 
way’. It’s very upsetting”20 

 

15 Beadnell resident of Longstone Park 
16 Beadnell resident of Longstone Close 
17 ditto 
18 ditto 
19 ditto 
20 ditto 
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4.7 The Increase in Property Prices 

4.7.1 As part of the Matthew Taylor Review on Rural Economy and Affordable 
Housing (2008)21 there were representations from some rural communities 
that the purchase of homes as second homes and holiday-lets has a 
significant impact upon the availability and price of local housing. In the call 
for evidence the Affordable Rural Housing Commission recommended that a 
new Use Class for second homes be introduced to allow such uses to be 
subject to local planning control. 

4.7.2 When property prices are inflated due to high demand for holiday dwellings 
there is an increased need for affordable housing but further pressure is 
placed upon land for new housing not only to replace the ‘loss’ of residential 
dwellings but also to meet an ever growing need for more holiday dwellings.  
It is a self-perpetuating problem which hinders sustainable growth. 

4.8 The Decline in Community 

4.8.1 When the proportion of commercially let holiday dwellings reaches a particular 
level, the sustainability of settlements and their communities is affected.  The 
threshold at which point sustainability is affected is stated to be around 10 – 
20%.22 

4.8.2 Comments from local resident: “Every house I can see from this window is a 
second or Holiday House. At least the one with the black car comes to stay 
occasionally. (Then) You feel you have a neighbour.”23 

4.8.3 Comments from local resident: “We now have holiday lets near us and we end 
up having the phone numbers of the owners and have to contact them if there 
is a problem. The owners don’t live here and aren’t part of the community. 
They don’t want to take part in any of the grotty jobs like community litter 
picks, that’s left to us.”24 

4.8.4 Comments from resident: “We live next to 16 Holiday Homes and they all 
have the same postcode. I’ve even drawn a map for the supermarket delivery 
vans as there are so many of them on a Friday or Monday delivering orders 
and ringing our doorbell asking for directions.”25 

 

21 The Matthew Taylor Review on the Rural Economy and Affordable Housing 2008 
22 Lake District National Park Authority – Park Strategy and Vision Committee: September 2011 
23 Beadnell resident of Longstone Park 
24 Ditto 
25 Glororum resident of Bamburgh Parish 
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4.9 The Pressure on Services 

4.9.1 Occupiers of commercially let holiday dwellings will not usually use local 
community facilities such as libraries and will not be registered with local GPs 
or dentists.  As part of the NNCNP process local surgeries were consulted.  
Comments from a local GP26 confirmed that NHS funding is directly linked to 
the number registered patients.  This means that at peak season times local 
GP services are under significant pressure to deal with patients for whom they 
have no general funding made available from the NHS. 

4.9.2 In addition whilst tourists may frequent local shops, anecdotal evidence 
suggests that they rely more on ‘out of town’ grocery deliveries.  Equally they 
are unlikely to use local mechanics services and other essential community 
services or engage with local community life or attend schools and nurseries.   

4.9.3 The pressure on services is therefore a dichotomy, with services such as 
health providers having to cope with increased demand but other local 
services such as schools and libraries struggling to maintain sustainable 
numbers from a diverse and vibrant community. 

4.9.4 Comments from resident: “I’ve stopped using the local shops in Seahouses in 
the summer, you just can’t get parked after 9.30 in the morning. Sometimes 
you just want to call at the chemists or the bank and you drive round and 
round and round looking for a parking space. You often end up miles away at 
the far end of the car park extension or take a risk parking on the yellow lines. 
I got caught by the warden last summer nipping into a shop to buy a lightbulb. 
I hate to say it but it’s easier ordering on line from ASDA and getting your 
groceries delivered from Ashington.”27 

 

5 Development & The Use Classes Order 1987 

5.1 Section 55 of the Town and Country Planning Act provides that planning 
permission is required for development.  Development may be physical built 
development or a material change of use.  The Use Classes Order 1987 (as 
amended) sets out broad categories of land use.  Section 55(2)(f) provides that 
a change of use falling within the same use class as the original use does not 
require planning permission.  A number of uses fall outwith the defined uses in 
the Use Classes Order and are therefore categorised as sui generis. 

 

26  Response from Belford Medical Practice 
27 Beadnell resident of Beadnell Village  
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5.2 A dwellinghouse is categorised as C3 within the Use Classes Order.  The 
Order defines this term as: 

 

Use as a dwellinghouse whether or not as a sole or main residence by –  

(a) A single person or by people to be regarded as forming a single household; 
(b) Not more than six residents living together as a single household where care is 

provided for residents; or 
(c) Not more than six residents living together as a single household where no care 

is provided to residents other than a use within C4. 

 

5.3 A dwellinghouse may also be categorised as C4 within the Use Classes Order 
if it is used as a house for multiple occupation by unrelated persons.  The Order 
defines this term as: 

 

Use of a dwellinghouse by not more than six residents as a “house in multiple 
occupation”. 
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5.4 Therefore by virtue a dwellinghouse used by 7 or more persons whether or not 
related or unrelated must fall within the category of sui generis for the purposes 
of the Use Classes Order. 

5.5 Where the use of buildings or land changes from a defined use class within the 
Use Classes Order to a use which is sui generis then a material change of use 
may have taken place and planning permission may be required.  If the change 
of use is not material then planning permission will not be required. 

5.6 There is no definition of a material change of use in statute.  The Local 
Planning Authority must take into account off-site effects in terms of the impact 
of the amenity of neighbouring land users in determining whether a material 
change of use has occurred, as well as the alteration of the character of the 
land use on the site itself and of the surrounding area. 

5.7 It appears to be a traditionally held view that planning permission is never 
required to change a dwellinghouse to a commercially let holiday dwelling.  A 
search of the Northumberland County Council Planning Register has revealed 
that there have been no planning applications for change of use from a 
dwellinghouse to a commercially let holiday dwelling.  

5.8 There is further evidence demonstrating that where an applicant for planning 
permission has openly and voluntarily offered information relating to the 
commercial use of a dwellinghouse as a holiday dwelling within a planning 
application, the Local Planning Authority has not acknowledged this information 
as relevant or pertinent to the decision being made or reached a decision 
based on this information. 

6 Relevant Case Law 

6.1 There are several cases which are relevant to the issues arising from a material 
change of use. 

6.2 R v Akhtar (2015)28 – Case Digest 

6.2.1 The appellants owned a property with a number of outbuildings which they 
had converted to units capable of residential use. The enforcement notice was 
issued in respect of an unauthorised change of use of the outbuildings from 
farm offices and facilities to residential accommodation. An appeal against 
that enforcement notice was dismissed on the ground that residential use was 
contrary to the development plan.  

28 R v Akhtar [2015] EWCA Crim 1430 
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6.2.2 The appellants obtained planning permission for a change of use from office 
and staff facilities to holiday homes. That permission was subject to a 
condition that the appellants submit a scheme to ensure that the converted 
buildings were used only as short-term holiday accommodation and to 
demonstrate that they would not be permanently occupied as residential 
dwellings. When the appellants failed to comply with that condition, they were 
prosecuted for failure to comply with the enforcement notice. According to the 
appellants, the grant of planning permission had the effect of allowing 
permanent residential use of the units because the purported restriction to 
holiday home use was ineffective.  

6.2.3 The appellants argued that the condition did not require the local authority to 
approve any submitted scheme or require the appellants to comply with the 
terms of any approved scheme. Further, dwellinghouses for short-term 
holiday lets and for permanent residential use both came within the same 
class of the Town and Country Planning (Use Classes) Order 1987, so that 
planning permission for a change of use from one to the other was not 
required. 

6.2.4 The appeal was dismissed. The permitted use of the units was for farm offices 
and facilities: permission had never been given for residential use. The 
appellants had applied for planning permission for holiday homes, not 
residential accommodation. The meanings of the grant of permission for 
change of use from offices to holiday homes, and of the planning condition, 
were clear and unambiguous. No permission had been granted for permanent 
occupation as residential dwellings, and it had been made clear on the face of 
the document that such occupation would be contrary to the development 
plan which the local authority was under a statutory duty to comply with.  

6.2.5 It was not necessary to define "holiday homes" or "holiday accommodation". 
The meaning of those terms was clear, as was the difference between "short-
term holiday accommodation" and "permanent occupation as a residential 
dwelling". The onus was on the appellants to ensure that future lettings 
complied with the terms of the planning permission, and the scheme had to be 
prepared and submitted before any lettings could take place. It was their 
failure to comply with the condition that made it ineffective; the fact that the 
scheme was not subject to local authority approval did not deprive it of its 
force. The condition met the general criteria for the validity of planning 
conditions summarised in Planning Circular 11/95 (see paras 25, 27-31 of 
judgment). Although both permanent residences and short-term holiday 
homes fell within Class C3 of the 1987 Order, a material change of use might 
occur where both former and new use fell within C3, depending on the facts,  
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6.2.6 It was for the planning decision maker to make that planning judgment, 
subject to the supervisory jurisdiction of the courts. No such decision had 
been made either way. A planning authority was entitled to attach conditions 
to a planning permission which had the effect of restricting the use of a 
dwellinghouse to use as a holiday home or vice versa. 

6.2.7 Whilst the entire case rests on the clear breach of planning conditions it 
clearly states that there are obvious factual differences between commercially 
let holiday dwellings and dwellinghouses and reinforces the point that even 
where a change occurs within a use class, planning permission may still be 
required.  It also highlights the opportunities available to LPAs to restrict the 
actual use of a dwellinghouse as a residential property or a commercially let 
holiday dwelling. 

6.3 Moore v SSCLG (2012)29 – Case Digest 

6.3.1 The appellant owned a large house which she rented out through a company 
for short-term holiday lets. The enforcement notice alleged that there had 
been an unauthorised change of use of the house from a Class C3 dwelling 
under the Town and Country Planning (Use Classes) Order 1987 Sch.1 Pt 3 
para.3 to use as commercial leisure accommodation which did not fall within 
Class C3(a)-(c). An appeal against the enforcement notice was lodged and 
the planning inspector upheld the notice.  

6.3.2 The appellant submitted that where there was a permitted use as a dwelling, 
that use lawfully included not only occupation by an individual or family as a 
permanent home but also the use of the dwelling for holiday or temporary 
occupation, whether through commercial letting or not; and if the present use 
was a breach of planning control, the description of the use in the notice as 
"commercial leisure accommodation" was neither an accurate nor an 
adequate description of what was actually taking place in the property.  

6.3.3 The appeal was dismissed. Whether the use of a dwelling for commercial 
holiday lettings amounted to a material change of use would be a question of 
fact and degree in each case and the answer would depend on the particular 
characteristics of the use as holiday accommodation. It was not correct to say 
that using a dwelling house for commercial holiday lettings would always 
amount to a material change of use; nor was it correct that it could never 
amount to a change of use.  The local authority had contented itself with the 
proposition that there had been a material change of use, and the appellant 
had denied that such a use could amount to a material change of use of a 
dwelling. In those circumstances the inspector had not erred in law in deciding 
to uphold the notice in the terms in which it was issued. 

29 Moore v SSCLG [2012] EWCA Civ 1202 
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6.3.4 This case provides a very clear example of when a material change of use 
has occurred and adds weight to an argument suggesting the Local Planning 
Authority has powers that it is not engaging. 

6.4 Blackpool BC v SSE & Keenan (1980)30 – Case Digest 

6.4.1 Where a dwelling-house in a residential area of a seaside resort is part used 
as a family house, and part let to friends and "family groups," the Secretary of 
State is entitled on the facts to hold that in the absence of constant short 
holiday lets, there has been no material change of use. The respondent was 
the owner of a dwelling-house in the residential part of a seaside resort. The 
house was used by him and his family, by members of his office staff and by 
"family groups" paying rent. The lettings were for almost half the four-month 
holiday season. The local planning authority served an enforcement notice 
alleging a change of use to lettings on a commercial basis. This was appealed 
successfully to the Secretary of State. The planning authority appealed. 

6.4.2 The appeal was dismissed, the Secretary was entitled to conclude on the 
facts that the character of use of the house had not changed. Whilst not every 
residential use of a dwellinghouse was necessarily a use as a private 
dwelling-house, the inspector had been entitled to conclude that the character 
of the use of the house not being a house that was constantly being let in 
short holiday lettings, had not been changed by the fact that it was being 
occupied not only by the second respondent and his family but also by his 
friends or members of his office staff or by paying tenants during the periods 
in question, being “family groups” in the sense of persons forming one 
household. 

6.4.3 The interesting point in this case is that specific reference was made to the 
clear absence of “short holiday lettings” which suggests that if the respondent 
had been letting the property on a more commercial and regular basis the 
inspector may have held a different judgment. 

7 Conclusions 

7.1 This paper has assessed the community impacts associated with commercially 
let holiday dwellings within the NNCNP area.  It has also assessed statute and 
case law to determine the tools available to decision makers. 

 

30 Blackpool BC v SSE and Keenan [1980] JPL 
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8 Recommendations  

8.1 The NNCNP should look to adopt policies which restrict the number of 
commercially let holiday dwellings in the Plan area to ensure the viability and 
sustainable growth of the area. 

8.2 The NNCNP should look to adopt policies which seek to address the pressure 
of car parking capacity both through increasing parking provision and restricting 
uses which require car parking that cannot be reasonably accommodated on-
site. 

8.3 The NNCNP parish councils should proactively engage with the Local Planning 
Authority to look more closely at the tools already available within statute and 
case law to determine whether a material change of use planning application is 
necessary for those commercially let holiday dwellings which have changed in 
character through their use.   

8.4 Equally where applications for built development are made in relation to 
commercially let holiday dwellings the NNCNP parish councils should look to 
proactively engage with the Local Planning Authority to determine whether the 
development is prima facie capable of being a material change and this should 
be addressed as part of the normal determination process on a case by case 
basis in accordance with adopted policies. 
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