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	AREA
	West 

	PARISH
	Hellesdon

	5

	APPLICATION NO:
	20051180
	TG REF:
	

	LOCATION OF SITE
	Norwich Sports Village, Drayton High Road, Hellesdon

	DESCRIPTION OF DEVELOPMENT
	Upgrade and remodelling of existing sports facilities and hotel.  Removal of flumes and tower.  Addition of two new entrances, lobbies and canopies; new outdoor swimming pool.  Addition of four bedrooms to upper floor level and remodelling of ground floor to provide fourteen further bedrooms.

	APPLICANT 
	Liana Ltd. & Eclipse Hotels & Leisure, Norwich Sports Village, Drayton High Road, Hellesdon, Norwich, NR6 5DU



	AGENT
	Copeland Associates, Manor Farm Barns, Framingham Pigot, Norwich, NR14 7PE

	Date Received:  5 August 2005

	8 Week Expiry Date:  30 September 2005




1 THE PROPOSAL

1.1 The application seeks to upgrade and remodel the existing sports village and hotel and to reorganise into two distinct operation functions,

1.2 With regard to the sporting facilities, these are to be altered to create at basement level improved changing facilities and four new studio spaces including a spinning and pilates studio, a crèche, meeting and staff facilities are also proposed at this level.

1.3 At the ground floor level, a new entrance to the sporting facilities is proposed externally.  Internally, it is proposed to retain 6 of the 7 existing tennis courts and convert one to a split-level gym.  A café is proposed with a small terraced area outside, adjacent to the new entrance.

1.4 The existing pools are to be retained and refurbished but the existing flumes and flume tower are to be removed.

1.5 Externally, a new entrance is proposed and the building is to be reclad.  The gable end of the sports hall is to be replaced with translucent building panels.

1.6 A new service yard is proposed to the rear via the existing service yard and a new outdoor pool and children’s play area is also proposed to the rear.  A section of golf ball netting is proposed along the boundary adjacent to the pool with the Royal Norwich Golf Course.

1.7 The hotel is to be upgraded to meet the standards of the Express Holiday Inn brand.  The number of bedrooms will increase from 56 to 78 with 14 additional rooms provided at ground floor level and additional 4 rooms at first/second floor giving a total increase of 18 bedrooms.  A new hotel entrance is also proposed.  The multi-sports hall will remain.

1.8 Externally, the area to the front will be remodelled and an additional 26 parking spaces are proposed.

2 CONSULTATIONS

2.1 Hellesdon Parish Council:

Supports.

2.2 Highway Authority:

No objections subject to the developer agreeing to provide a Travel Plan for the facilities and subject to conditions.

2.3 Environment Agency:

Comments awaited.

2.4 Anglia Water:

Comments awaited.

2.5 Health and Safety Executive:

Comments awaited.

2.6 Environmental Health Manager

No comments.

2.7 Planning Policy Manager:

The application site is within the settlement for Hellesdon as defined by Policy GS1 of the Replacement Broadland Local Plan (revised deposit version).  This means that the principle of development is acceptable.  Policy EMP11 of this Local Plan gives criteria for assessing proposals for new tourist accommodation.  As I have already stated, this proposal is within the settlement limit, which in my opinion, means this policy is satisfied.  EMP11 has received objections so I would suggest that the adopted Local Plan’s equivalent, Policy TOU3, should be applied; I draw the same conclusion.

The leisure aspects of the proposal are, in my opinion, small scale and ancillary to the existing use.  Therefore, Policy RL1A of the revised deposit version is not a consideration.  This policy relates to major proposals and given the context of this application its proposals are not major.

I was interested to see that the plans show the tennis courts and an area identified as a location for future tennis courts.  I would point out that this area falls outside the planning unit for the Sports Village and also is outside of the settlement limit for Hellesdon.  The area also is identified under Policy ENV8 as being of landscape value.  Tennis courts in this location may well be contrary to these policies.

3 PUBLICITY

3.1 Site notice:

Expiry date 14 September 2005.

3.2 Press notice:

Expiry date 14 September 2005.

3.3 Neighbour notification:

The occupiers 134 Boundary Road, Asda Stores Ltd, No’s 1,2,4,6,8,10,12,14,16 Wood Close, Hellesdon

Expiry date 7 September 2005.

The Royal Norwich Golf Club, Drayton High Road

Expiry date 25 September 2005.

4 REPRESENTATIONS

4.1
Mr Meggy, Royal Norwich Golf Club – requests details of the proposed netting, as this may have a visual impact and the existing trees provides a sound barrier between the golf course and the existing children’s play area.

5
RELEVANT POLICY GUIDANCE
5.1       Policy PPS1 – Delivering Sustainable Development.

Sets out the overarching planning policies on the delivery of sustainable development through the planning system.

5.2 Policy PPG17 – Planning for open space sport and recreation describes the role of the planning system in assessing opportunities and need for sport and recreational provision and safeguarding open space.

5.3
Policy GS1

New development will normally be accommodated within the development boundaries for the Norwich fringe parishes, market towns and villages as identified on the proposals map.  Outside these boundaries, development proposals will not be permitted unless they comply with a specific allocation and/or policy of the plan.

5.4
Policy GS3

Sets out general considerations to be taken into account in all new development proposals, including access, residential amenity, the character and appearance of the surrounding area, a nature conservation, agricultural land, building conservation and utilities and services.

5.5
Policy GS4

All new development shall be laid out in such a manner that it is easily accessible to all members of the community, including those with a physical disability.

5.6
Policy RL1

The Local Planning Authority will normally support proposals for the provision of additional sport and recreational facilities of an appropriate scale, provided that there is no significant noise pollution to the surrounding environment.

5.7
Policy TRA4

Development will not be permitted where it would endanger highway safety or the satisfactory functioning of the local highway network.  In appropriate cases, a traffic impact study will be required.

5.8
Policy TOU3

Gives criteria for assessing proposals for tourist accommodation.  Where the proposal is outside the development boundary the demonstration of a shortfall in provision will be required.

Broadland District Local Plan Replacement (revised Deposit)

5.9
Policy (RD) GS1

New development will only be accommodated within the settlement limits for the Norwich fringe parishes, market towns and villages.  Outside these limits, development proposals will not be permitted unless they comply with a specific allocation and/or policy of the Plan.

5.3 Policy (RD) GS4

Sets out general considerations to be taken into account as well as any specifically related to the nature of the proposal.

5.4 Policy (RD) RL1A

Proposals for major leisure and recreation facilities will be dealt with in accordance with PPG6 and subject to certain criteria.

5.5 Policy (RD) TRA11

Development will not be permitted where it would endanger highway safety or the satisfactory functioning of the local highway network.  In appropriate cases, a traffic impact study will be required.

Development will not be permitted where it would endanger highway safety or the satisfactory functioning of the local highway network.

5.6 Policy (RD) EMP11

New Tourist accommodation such as hotels, guest houses and self catering flats will be located within settlement unit.

6
LOCATION AND DESCRIPTION OF SITE

6.1 The site lies on the northern side of Boundary Road at its junction with Drayton High Road.  Residential properties lie to the east separated by a cul-de-sac known as Woods Close.  The Royal Norwich Golf Course lies to the north of the site.  There is a secondary access to the southeast from Boundary Road, which serves both the Sports Village and the adjacent Asda Store plus associated Petrol Filling Stations.

6.2 The parking for both the Sports Village and Asda is at two split levels, the parking for the former at the lower level to the west of the site.

7
PLANNING HISTORY

7.1
86.0389:

Sports and leisure centre, car parking and filling station.  Approved May 1986.

7.2
87.0518:

Site notice sign.  Approved May 1987.

7.3
88.0340:

Flume tower and slides.  Approved May 1988.

7.4
88.1196:

Three illuminated fascia signs, one illuminated direction sign, and three no. 8 flagpoles.  Approved June 1988.

7.5
89.2314:

Third and fourth floor extension to hotel.  Extension to tennis and multi-sports hall.  Withdrawn.

7.6
90.2123:

Two non-illuminated signs.  Approved February 1991.

7.7
94.0333:

Bore hole.  Approved May 1994.

7.8
95.0843:

Revised layout of car park and access roads.  Refused September 1995.

7.9
95.1153:

Various advertisements.  Approved July 1997.

7.10
95.1296:

Petrol filling station alterations to roads and car parking.  Approved January 1996.

7.11
97.0530:

Three storey extension to hotel and construction of car park above outdoor tennis courts.  Refused October 1997.

7.12
(1) Enclosure to provide indoor sports hall with car park over and (2) extension to hotel and two equipment stores to existing sports hall.  Approved July 2001.

8 APPRAISAL

8.1
The main issues to be taken into account in the determination of this application are whether the proposal accords with policies set out in the Local Plan, the impact on highway safety and residential amenity.

8.2
The site lies in the defined development boundary of both the adopted Broadland District Local Plan and the Revised Deposit Replacement Plan.  The site is currently in operation as a sports complex open to members of the public on a pay and play basis and as a hotel with associated conference / exhibition facilities under one ownership.  The current proposal splits the complex into two separate units to create a private membership health club and a Holiday Inn Express hotel.  This subdivision, change in operation and any internal alterations to the sports facilities do not require planning permission.  However the changes to the exterior elevations, extensions and the provision of an outdoor pool all require consent.

8.3
Policy RL1 ((RD) RL1A of the Revised Deposit Replacement Local Plan) states that proposals for major leisure facilities will be permitted only where they are consistent with the sequential approach, they can be accessed by a range of non car modes and a need can be clearly demonstrated.  However the proposals to the Sports Village are not major and therefore such an approach is not necessary.

8.4
It is therefore necessary to judge the proposal under Policies GS3 of the adopted Local Plan ((RD) GS4 in the Replacement Local Plan) which considers, amongst other things, the impact of the proposal on residential amenity, the character and appearance of the surrounding area and highway issues.  With regard to residential amenity, the closest residential properties are at Woods Close to the east.  There is an existing service road, which runs up the rear boundary of this site.  However, it is not considered that there will be any significant change in the level of use.  The outdoor swimming pool is located some distance from these properties and it is therefore considered that there will be limited impact on residential amenities.

8.5
With regard to the impact on the character and appearance of the surrounding area, there are minor external alterations which include the use of glazing panels at the gable end of the main sports hall.  In addition, the external flumes to the slides are to be removed.  The two new entrances to the sports centre and hotel are considered to enhance the external appearance of the building and the hotel extension is considered to be minor.

8.6
With regard to the highway issues, the Highway Authority has raised no objection to the proposals subject to the imposition of conditions, which includes the imposition of a Travel Plan.  It is therefore considered that the proposal accords with Policies GS3 and TRA4 of the adopted Local Plan and (RD)GS4 and (RD)TRA11 of the Replacement Local Plan.

8.7
Policy TOU1 of the adopted Local Plan and (RD)EMP11 of the Replacement Local Plan sets out the criteria for assessing proposals for new tourist accommodation.  As the site lies within the development boundary, it is considered that the proposal accords with these policies.

8.8
The Royal Norwich Golf Club have raised issues relating to the details of the golf netting fence and its impact on the adjacent woodland and the users of the golf course.  These matters can be satisfactorily resolved by condition.

8.9
On balance, it is considered that the proposals accord with the Local Plan policies of the area and are therefore acceptable.

8.10
The application is reported to Committee given the planning history of the site.

RECOMMENDATION:
APPROVE subject to the following conditions:

(1) A1 (5 years) standard time limit

(2) Prior to the commencement of development, details of all external materials to be used in the development shall be submitted to and approved by the Local Planning Authority.  The development shall then be constructed in accordance with the approved details.

(3) The crèche hereby approved shall be used in association with the sports centre only and shall not be operated as an independent and unassociated operation.

(4) Prior to development commencing precise details (including its siting) of the golf fence/netting to be erected on the northern boundary with the golf course shall be submitted to and approved by the Local Planning Authority and following that approval shall be erected as agreed.

(5) Prior to the first occupation of the development hereby permitted the proposed 560 on-site car parking spaces, 30 cycle parking spaces, servicing, loading/unloading, turning and waiting areas shall be laid out, demarcated, levelled, surfaced and drained in accordance with the approved plan 05.013/06 and retained thereafter available for that specific use.

(6) The development hereby permitted shall not be commenced until a Travel Plan has been submitted to and approved in writing by the Local Planning Authority in consultation with the Highway Authority, such Travel Plan shall accord with Norfolk County Council document ‘Guidance Notes for the Submission of Travel Plans’ and include a timetable for implementation.

(7) No part of the development hereby permitted shall be occupied prior to implementation of the Approved Travel Plan referred to in part A of this condition above.  The Approved Travel Plan shall be implemented in accordance with the timetable contained therein and shall continue to be implemented as long as any part of the development is occupied.

Reasons(s):

(1) In accordance with Section 92 of The Town & Country Planning Act 1990.

(2–4)
To ensure the satisfactory development of the site in accordance with Policy GS3 of the Broadland District Local Plan and Policy (RD)GS4 of the revised Deposit Version Broadland District Local Plan.

(5-7) In the interests of highway safety, in accordance with Policy TRA4 of the Broadland District Local Plan and Policy (RD)TRA11 of the Revised Deposit Version Broadland District Local Plan.

Informative:

This development involves a Travel Plan to be implemented within the scope of a legal Agreement between the applicant and the County Council.  Please note that it is the applicants’ responsibility to ensure that, in addition to planning permission, any necessary Agreements under the Town and Country Planning Act 1990 or Highways Act 1980 are also obtained.  Advice on this matter can be obtained from the County Council’s Highways Development Control Group based at County Hall in Norwich.  Please contact David Higgins on telephone 01603 222789 or by e-mail on david.higgins@norfolk.gov.uk.

Commuted Sum for Travel Plans

To cover the costs of reviewing and monitoring Travel Plans the Highways Authority levies a commuted sum of £2,500 per application (£500 for each of the first five years).  This is in addition to the sum payable for Planning Obligations covering infrastructure, services and amenities requirements.

Reasons for the decision:

This application has been considered against the development plan framework for this area, this being the Norfolk Structure Plan and Broadland District Local Plan.  The policies particularly relevant to this application are GS1, GS3, GS4, RL1, TRA4 and TOU3 of the Broadland District Local Plan.  In addition, Policies (RD)GS1, (RD)GS4, (RD)RL1A, (RD)TRA11 and (RD)EMP11.

The site lies within the development boundary and relates to an existing sports complex and hotel.  The alterations are considered to improve the appearance of the buildings and the facilities within the area.  There is considered to be little impact on residential amenity and the Highway Authority have raised no objection to the scheme subject to the imposition of a Green Travel Plan.

The proposal is therefore considered to be in accordance with the policies set out above.
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