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1.0

Generally
1.1
This Fitness for Purpose Statement is in support of a Planning Application to the Havant Borough Council, for a Change of Use from Class C1 (Hotel) to Class C3 (Dwellinghouse) at Broad Oak Hotel, Copse Lane, Hayling Island, Hampshire, PO11 0BQ.
1.2
No other purpose is anticipated or accepted. Copyright of this report remains with Martin Critchley Chartered Architect.
1.3

Reference should be made to the planning submission drawings for 

details of the proposals, ref:-  
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Location Plan
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Block Plan
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Site Plan
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Existing floor plans

2.0
Fitness for Purpose.
2.1
It is our view that the Broad Oak hotel is not fit for purpose. The Hotel has always been marginal, and  it is no longer viable.
2.2
The hotel use has always been ‘low key’ and ‘discrete’, and has never been a ‘roaring success’ or an ‘in crowd place’.  There are a number of reasons for this failure, as follows.
2.3
It is our view that the conditions imposed on the January 1990 approval, (Ref: 89/50931), are inherent the subsequent lack of viability and failure of the hotel.

Particularly :-


Condition 4. 


“The premises shall only be used as a private hotel. And for no other purpose whatsoever”.


Condition 13. 


“The restaurant (dining room and lounge) bar and pool facilities shall not be open to or used by any person other than residents of the hotel.”


These two conditions in combination place severe restrictions on the hotel use, by denying the operators income from related uses. such as :-



1.
Wedding Parties.



2.
Private parties



3.
Private receptions.



4.
Business conferences.



5.
Marketing seminars.



6.
Restaurant diners.


Supplementary uses such as these are an important part of the mix of uses, both social and seasonal, that are necessary for a viable hotel.  This mix of uses is clearly set out in the Havant Planning report ‘Havant Hotel Futures -2008’.
2.4
A planning application to lift the restrictive conditions was refused.


91/50931/6


Relief of Condition for use by non-residents. – Refused

2.5
Without the options as 2.3 bove, there is insufficient trade in the hotel for the necessary specialist staff, particularly a chef and a barman. These are two key providers of service in a successful hotel. 
2.6
The Planning Approval for the hotel (Ref: 89/50931), allowed for 20 guest rooms. This included an extension to the building – never implemented. In its current form (see Plan 1317-205) the hotel has only 10 guest rooms. Even if there is full occupancy (and that is a big ‘if’), a maximum of 20 guests is insufficient to run a bar and a catering kitchen profitably.
2.7
The hotel in its present form is the wrong size. It is too large for a family bed and breakfast hostel, which is the only possible format that might be workable in this quiet rural location.

It is too small to be an effective hotel, as 2.3 above, and particularly so with all the restrictions imposed on trading.

2.8
The hotel is in the wrong location to be successful.

It is in a quiet rural location, with residential neighbours nearby. This is probably the basis of the restrictions, and which is not going to change.  A hotel is a commercial enterprise for the enjoyment of visiting guests. There will be parties, there will be late night noise, there will be traffic at odd times. This is inevitable for a successful hotel, and to restrict it, is to remove its viability. A hotel is not possible in this location.
2.9
The hotel is not on a through route. There is no ‘passing trade’ or possibility of signage promotion that would attract visitors.
2.10
The hotel is only accessible by car. It is not on a bus route. Copse Lane is unlit and unsafe for walking, particularly for strangers at night. There are no other attractions or visitor destinations within walking distance. The hotel is too small to put on visitor attractions, and there are no external attractions nearby.


It is not an attractive visitor destination.
2.11
Noting all of the above, the combination of restrictive conditions, and a quite rural location, make the operation of a successful hotel impossible, and as such the building is unfit for that purpose.

.
Martin Critchley. 
Chartered Architect.
7, North Street, Havant, 

Hampshire, PO9 1PW.
First Draft 
12th July 2014.
Broad Oak, Copse Lane, Hayling Island, PO11 0QB

