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 Schedule of Planning Applications Committee Date:        13  November  2019  

 

Reference: 06/19/0471/F 

Parish: Great Yarmouth 

Officer: D.Minns  

Expiry Date: 21 November 2019   

 

Applicant: Great Yarmouth Borough Council   

 

Proposal: The redevelopment of the Marina Leisure Centre involving: demolition 

of the existing Leisure Centre building: erection of a new two storey health & fitness 

centre comprising; 6 lane competition pool, attendant teaching pool and leisure water 

with associated water flumes and changing facilities, 4No. court sports hall, and 

attendant changing, fitness suite, exercise and spinning studios together with 

attendant changing facilities, clip and climb, soft play, cafe & party room, office and 

tourist information facility together with ancillary accommodation hard and soft 

landscaping including cycle and car parking for staff and visitors, service yard waste 

and recycling facilities.  

 

Site: Marina Centre Marine Parade, Great Yarmouth NR30 2ER   

   

 

REPORT 

 

1.0 Background  

 
1.1 The  Proposal  
 
1.2 The site is to be developed for a mix of leisure and community uses within the 
public realm comprising Use Class D2 (Assembly & Leisure) according to the Town 
& Country (Use Classes) Order 1987.  
 
1.3 The application site measures 1.16ha (11605m2 / 2.8677acres). The total ground  
floor gross external area (GIA) measures 4087m2. The total basement area 
measures 210m2 and the first floor   gross external area fl oor space measures 
1572m2. The total gross external floor area created totals 5869m2. 
 
 

1.4 The proposal as described in the accompanying Design & Access Statement and 
Planning Statement in summary stat that the proposed the new building (which will be 
open from 0500 to 2300, 7 days a week) will comprise:  
 

▪ 6 lane x 25m main pool with the focus on meeting the requirements of as many 
different users as possible. It is proposed the pool will have a level deck along 
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both long sides and the short ends fitted with removable starting blocks and 
turning boards for competitions. Disabled users are catered for with pool pods, 
ambulant stairs and platform lift for enhanced pool access.  

 

▪ Learner pool of 15m x 8m with a moveable floor to maximise its flexibility for 
the community.  

 

▪ New leisure pool with two water flumes and other play equipment  
 

 
▪ Standard size 4 court community sports hall at 34.5m x 20m with a minimum 

7.5m unobstructed clear height. This hall can accommodate a wide range of 
sports for club, community users and training, including Badminton (club level) 
Basketball (club / community / training) Cricket (community / training) 
Gymnastics (training), Five-a-side football (club level), Netball (community / 
training); Volleyball (premier / training); Indoor roller skating; & Short mat 
bowls;  

 
▪ Café at Ground floor, with seating area, servery and kitchen.  

 
▪ Feature two storey entrance canopy which gives on to the internal ‘street’ (or 

main circulation route) through the ground floor facilities. The ‘street’ extends 
the depth of the building affording views of the sea from the main entrance 
and vice versa.  

 
▪ Soft play area and attached family room  

 
▪ Climbing area including a fun climbing course  

 
▪ The multi-use room that can be used attendant to the climbing area for groups 

and parties.  
 

▪ Separate male and female changing rooms, as well as ‘family changing’ for the 
swimming pool and for the sports hall. There will also be an open plan mixed 
sex ‘changing village’, as well as a dedicated, ‘changing places’ facility for users 
who find changing particularly challenging or require assistance.  

 

▪ Fitness suite capable of accommodating in the order of 90-100 pieces of 
equipment. The ceiling height will be in part 4.5m, as recommended by Sport 
England for the largest equipment. The gym’s first floor location benefits from 
views over both pool halls and directly out to the sea.  

 

▪ External activity space is accessible from the gym, for aerobic exercise 
classes, yoga or martial arts.  

 
▪ First floor multi-purpose studio for aerobics, dance or martial arts, as well as a 

separate dedicated fixed bicycle spinning room with a capacity of around 30 
people per class.  

 
▪ Flexible space and consultation rooms for use by the community.  



Application Reference: 06/19/0471/F           Committee Date: 13 November 2019 

  

 
▪ Dedicated changing facilities to cater for gym users  

 

 
▪ Spectator seating on the south side of the main pool  

 
▪ A small ‘relaxation area’, comprising steam room and sauna  

 
▪ Basement level plant room accommodating pool filtration plant and pool 

balance tanks  
 
 
1.5 Access to the café, accessible WCs, ‘changing places’ facility and accessible baby 
change is directly from the lobby of the building, or through the café, whereas access 
to the other parts of the building would be through turnstiles.  
 
1.6 The pedestrian and cycle access will also be improved with better access between 
the replacement building and the beach (a new beach access ramp is to be provided 
specially designed for beach wheelchairs). There will also be cycles stands which will 
allow 110 cycles to be parked.  
 
1.7 The smaller footprint of the building releases space at ground floor which is to be 
used to provide 184 new car parking spaces, of which 6% (equating to 11 spaces) are 
to be to accessible standard.  
 
1.8 Amongst the landscape improvements proposed are the use of a variety of 
coloured block paviours to the parking bays, shrub planting to the edges of the car 
park and the creation of a planted ‘beachfront boulevard’ running east west between 
the new building and the new parking areas. There is also a structured scheme of soft 
planting to be introduced around the new service yard and existing north car park. The 
service yard is to be enclosed by a 3 metre high, ‘green screen’ fence and this 
enclosure also serves to screen the sub-station, bin and recycling store.  
 
1.9 Photovoltaic panels are to be located on the roof above the sports hall (the sports 
hall relies on a mixed mode of mechanical and natural ventilation, such as roof 
mounted wind catchers). It is proposed to incorporate air source heat pumps within 
the current design and, in addition, there is flexibility within the design to enable further 
measures to be added in the future.  
 
1.10 A seagull deterrent system of iridescent coatings/‘fire pots’ is to be installed on 
the roof but this will not be visible from the Conservation Area.  
 
 

In summary the proposed uses can be described as :    
 

Wet activities 

• Six-lane 25m pool with full disabled access 

• Pool is suitable for galas and competitions, with seating for 120 spectators 

• Confidence water area and learner pool with moveable floor 
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• Leisure water with fun play features, two water flumes and a splash pad 

• Accessible changing village 

• Communal changing area with both individual and family changing 

Dry activities 

• Health suite with sauna, steam and spa 

• 100-station health and fitness gym 

• External first floor terrace with views to the sea 

• Four-court multi-purpose sports hall 

• Indoor climbing zone for all ages 

• Fitness and spin studios 

• Soft play area 

• Café with fabulous views to the beach 

• Fully accessible changing areas 

Plus: 200 car parking spaces  
 
 

1.12 The proposal was subject to considerable preapplication public consultation in 

accordance with good practise advocated by government which has engaged a wide 

range of users and interest groups.  The applicants state that a total of 294 

completed responses were received, of which 73 per cent were from Marina Centre 

users. Public feedback has since been evaluated and has helped to shape the look 

and feel of the final design. On 16 May 2019, Full Council considered the feedback 

and the Council’s responses, which have helped to shape the look and feel of a final 

design 

 
1.13 The aspiration is for the type of facility now proposed to make a major 
contribution to sporting participation and health improvement, by allowing the 
community to access affordable high  quality  facilities (paragraphs 3.47, 3.48 & 3.49 
of the Borough’s ‘Sport, Play and Leisure Strategy 2015-2029’, or ‘SPLS’,  
 
1.14 Many of the local facilities are ageing and the SPLS also considers the 
improvement of the facilities at the Marina Centre as one of its main objectives 
(SPLS, paragraph 1.5). Various options for the existing buildings, such as the Marina 
Centre, were considered in the SPLS including its: refurbishment; partial or complete 
redevelopment; or total relocation to another site.   
 
1.15 At paragraph 3.17 the SPLS states “given needs and evidence, the need to 
maintain levels of waterspace, the importance of the Marina to deliver against the 
wider tourism agenda and the view of consultees towards the Marina, the strategy 
process has concluded that” the Marina Centre should remain in its current location 
for the long-term.  
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1.16 This fall in quality due to age, also relates to the indoor bowls provision at the 
Marina Centre which would have needed considerable investment. However, of 
recent years the overall trend in participation in indoor bowls has been one of decline 
and when considering the facilities mix for the new centre, the Council has had to 
plan carefully to accommodate as many sports as possible, whilst also balancing the 
financial business case for the scheme.  
 
1.17 As a result, the ability to play short mat bowls has been retained within the Sports 
Hall, which at least allows the flexibility to continue to offer some provision from the 
Marina Centre. There is also capacity in other local facilities (SPLS, paragraphs 3.30 
& 3.33) and since the planned closure of the Marina Centre was announced, 
approximately 150 members of its existing bowls club have registered with alternative 
facilities, resulting in the club being disbanded (this club was not a constitutional club, 
nor was it a registered charity).  
 

1.18 The SPLS also found there to be scope for increased health and fitness provision 
within the Borough and where new sporting facilities are being added, “a new health 
and fitness suite was acknowledged to provide great opportunities for cross-selling 
and marketing and help to increase participation in other sports and activities” (SPLS, 
paragraphs 3.39 & 3.41-3.43).  
 
1.19  It is also within the SPLS’s main objectives “to work with partners to improve 
outcomes for children and young people, older people and vulnerable people” and “to 
work with the police and other partners to help tackle crime and anti-social behaviour”. 
Accordingly, the design of new play and youth facilities should be “inclusive as regards 
use by disabled children and young people”, and should have regard to the principles 
of ‘secured by design’ The value of the beach as a "facility" for play and informal 
recreation”, particularly for younger residents should be recognised in proposals for 
enhanced recreational provision (SPLS, paragraph 1.5 & pages 31 & 32).  
 
1.20 Paragraph 6.3 sets out, in support of the SPLS’s “overall aim…three strategic 
themes, which embrace the desired outcomes for the strategy” and these are: 
‘Protect’, ‘Enhance’ & ‘Provide’. As a result, the “overall stock of sports, play and 
leisure facilities within the Borough” will be protected, whilst allowing its “refreshment 
and upgrading” in a way that best meets the needs of the local community. Making 
this enhanced provision will require the cooperation of a range of partner agencies 
and stakeholders (SPLS, paragraphs 6.4, 6.5, 6.6, 6.8, 6.9 & 6.10).  
 
1.21 The main body of the building is 18.5 m at its highest point and 9m at its lowest 
above existing ground levels. The development finish floor levels of will be set at 4.15  
AOD. By comparison the existing ground level is 3.5 to 3.74 AOD. Raising the level 
as described will help mitigate against flood risk in comparison with the existing 
building whilst enabling safe accessible access to the building. The plans show the 
varied finished building height ranging between 21.5 AOD and 12 .560AOD which 
illustrates the way the mass of the building is broken up. 
 
1.22 The planning application form states that there are 16 jobs associated with the 
existing Marina Centre and that 16 jobs associated with this application.                
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Materials  
 
1.22 The Design and Access Statement states: Feedback from both the public 
consultation and design team workshops suggested the existing centre which was 
perceived as dark and hulking with large blank facades. In terms of the new centre 
comments included that the centre should be appropriate to its wider setting on the 
Golden Mile, have a more lightweight appearance and be more visually accessible 
offering views of the interior functions as well as views out.  
The design team appraised the consultation feedback and undertook a review of 
various external materials both of the existing centre and of the wider built environment 
within the Conservation Area which included;  
 
• Stucco  
• Brick  
• Glass Stucco or rendered facades  
 
are common to a number of buildings in Yarmouth and along Marine Parade. Render 
is an economic material however it was felt that render was less suited to the 
necessarily large volumes inherent in a Leisure Complex. 
 
1.23 A rendered wall has been integrated at low level as a substrate for a graphic 
feature wall.  
 
1.24 Brickwork is once again common to Yarmouth, suitably robust and, when well 
detailed, aesthetically pleasing. A sandy coloured Brick has been specified selectively 
for both high and low levels to gently break up the overall scale of the centre. 
 
 
1.25 The final selection of materials was made to ensure a balance between 
construction and long  term maintenance costs with the visual impact that should be 
associated with a civic building of this nature in a conservation area and exposed 
seaside setting. To this end we are generally proposing materials and construction 
methods that are appropriate to the specific use and location, impact on the 
environment and potential for re-use when the building reaches the end of its useful 
life. The following materials were selected for durability, longevity and quality and 
integration within the overall design aesthetic. 
 
1.26 Curtain walling - A balance has been struck between the conflicting need for 
natural light and the visual permeability of views in and out of the centre, with the need 
to control solar heat gain and deliver an envelope with high level thermal performance. 
 
1.27 The curtain walling comprises a polyester powder coated (PPC) aluminium 
framed, high performance, and double  glazed units with manifestation as required. 
Generally a unitized pressure equalised self-draining aluminium glazing system with 
integral thermal breaks finished in anthracite colour powder coat paint. It is currently 
proposed to use clear glass, double glazed units throughout with some 
pacified/spandrel panels. 
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1.28 Low emissivity (LE) glass to the pool hall will minimise the risk of surface water 
glare which is important for lifeguarding. The leisure water façade will have a 
combination of 30% opaque and clear glazing panels. 
 
Rainscreen cladding 
 
1.29 A lightweight aluminium rainscreen cladding panel consisting of aluminium cover 
sheets with a fi re rated core. The cladding is low maintenance that is suitable for a 
marine environment, robust and non- combustible with an colour range and panel 
sizes that allow for different configurations. 
 
1.30 At this stage blue and sand coloured rain screen panels have been specified with 
the final colours determined at the next design stage. 
 
Brickwork 
 
1.31 ‘Sandy’ coloured light brown brickwork, to compliment the sandy coloured 
rainscreen cladding, laid in a half-lap stretcher bond has been selected at ground floor 
level to the sports hall perimeter and to enclose the main entrance as well as areas 
around the plant. 
 
Graphic wall 
 
1.32 The feature graphic wall fronting Marine Parade comprises rendered blockwork 
as a substrate for the final image. The graphic itself will be developed at the next 
design stage and may comprise an image, text or signage in a painted, tiled or over 
clad fi nish. 
 
Standing seam roof finish 
 
1.33 A lightweight corrosion resistant metal roof panel cladding system with raised or 
‘standing’ seams is specifi ed for the visible curved roof to the main pool hall. 
 
Synthetic membrane roof finish 
 
1.34 A synthetic polyester flat roof sheet membrane is specified for the remaining 
‘flat’ roof to the centre. The membrane by Sarnafil (or similar) is a polyester 
reinforced, multi-layer, synthetic roof waterproofing sheet based on premium-quality 
polyvinyl chloride (PVC). 
 
Water flumes 
 
1.35 The glass-reinforced (GRP) water flumes are strong and lightweight. GRP is a fi 

bre-reinforced plastic that can easily moulded to any shape and available in any 

colour. The final colour or colours are to be developed at the next design stage.In 

addition to the plans the following documents support the application:   

• Planning Statement 

• Design and Access Statement  

• Transport Assessment and Car Parking Strategy   
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• Outline Traffic Construction Management Plan   

• Flood Risk Assessment 

• Ecological Assessment 

• Draft Demolition Report 

• Heritage Area Appraisal (revised)  

• Utilities Statement  

• Solar Glare Study 

• Accessibility Report   

• Energy Report  

• Fire Strategy      

 

2.0 The Site Location and Context 

 

2.1 The existing structure comprises a large footprint building, arranged on 
basement, ground and first floor levels, which amounts to some 11,000m² of 
floorspace. This structure dates from 1981 and contains a swimming pool, ice cream 
parlour/café, gym roller skating and indoor bowls.  
 
2.2 The current leisure facility presents closed elevations to the Promenade and 
effectively turns its back upon the sea (there is no access from the beach into the 
centre). According to the applicants planning statement the existing building provides 
a poor standard of amenity, does not meet Governing Bodies’ performance 
requirements, building regulations or accessibility standards. The building is also 
expensive to run and is not energy efficient.  
 

2.3 There are areas of car parking to the immediate north (which includes the area for 
staff) and south of the building amounting to some 110 spaces in total. There are some 
6 parking spaces to disability standard. There are 7 cycle parking stands, giving facility 
to park 14 cycles (source for these parking provision figures; TTC Transport 
Assessment dated 22nd March 2019). Servicing vehicular access to the building is 
also from the northern car parking area.  
 

2.4. More widely, the surrounding area is in mixed use, with considerable commercial 
activity, particularly at ground floor, with amusement centres, restaurants, cafes, 
hotels, theatres and leisure attractions, being represented in the vicinity. These 
developments are on both sides of Marine Parade, the main road which runs on a 
north-south axis along this part of the coast.  
 
2.5 The part of the town on the western side of Marine Parade, immediately opposite 
the development site, is on a grid-iron pattern with some of these roads having a view 
of the sea, but others are blocked by modern development including the existing 
Leisure Centre.  
 

2.6   As regards transport links, the railway station is located approximately 1.7 km to 
the west of the site with services between Great Yarmouth and Norwich. There are 
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northbound and southbound bus stops on Marine Parade, directly adjacent to the 
site frontage.  
 
2.7 The bus stops are currently served by one service, the Seasider 3, which routes 
along Marine Parade, between Haven Seashore Holiday Park and Pleasure Beach. 
Other bus stops are situated at the Market Gates Shopping Centre, approximately 
680m due west of the site. From here 13 services are available which route around 
Great Yarmouth and the surrounding area. Further detail concerning the bus and 
train services is presented within the Transportation Assessment submitted with this 
application.  
 
2.5 Whilst here are residential properties reasonably close by, these are all 
separated by the Marine Parade and there are no such properties either upon, or 
adjoining, the development site.  
 

2.6 The site is within the scope of the Seafront Conservation Area No. 16 and whilst 
there are no designated Heritage Assets (eg Listed Buildings) on the site  nearby on 
the opposite side of Marine Parade is  the Grade II listed former Maritime Museum 
now used as a Tourist Information Office and close by there are other listed 
buildings, such as the Hippodrome Theatre.  
 
2.7 The existing Marina Centre facilities include; beach style leisure pool with a wave 
machine & water slide, café, soft play, gym, squash, roller skate hall & indoor bowls. 
The Marina leisure and fitness centre facilities are operated by Sentinel Leisure Trust. 
Retroskate operate the rollerskating venue and two independent retailers operate 
Perry’s ice cream parlour and Mama Cita’s respectively. In more detail The site 
encompasses two pay and display public car parks comprising; Marina Centre South 
Car Park (58 parking spaces of which 3 are accessible spaces) and Marina Centre 
North Car Park (47 parking spaces of which 3 are accessible spaces). 
 
3.0 Relevant Planning History    

 

3.1 Planning permission was granted for the current Marina Centre in November 1978 

(ref: 06/78/0789/F) the application description included a public toilet, block of five lock 

up shops and construction of car park. Since then there have been numerous planning 

applications over the past years on the site related to its use and alterations to the 

building along with various applications for advert consent.  

 

3.2 In addition there have been applications for various temporary uses. Planning 

records show a total of 52 applications of varying forms and outcomes since the 

original application was approved, the basis details of which are documented on the 

planning file.  

 

3.3 The existing planning use of the various sports and ancillary facilities upon the 
site is considered to fall within the Class D2 (“Assembly & Leisure”) category. There 
is an existing café on site and two Class A1 retail concessions. The current 
proposals under consideration do not involve the introduction of any new Use 
Classes on to the land.  
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4.0  Consultations :-  

 

4.1 Publicity :-   This has included press and site notices along with direct Neighbour 

consultation.  The application has been advertised as a departure from the Local 

Plan, a Major application and an application within  Conservation Area No. 16 in 

accordance the legislative requirements.. 

 

4.2 Public representations received 

 

Local Business Owners    

 

4.3 Pirates Cove - The plan shows a narrowing of the entry to our southern access 
ramp which would make it impossible to reverse a vehicle into.  If the kerb and verge 
were to be reduced in length (as I have shown on the plan attached) the access could 
be maintained.  Our access to the site has been eroded over a number of years and 
the loss of access to the ramp will be the loss of the last possible vehicular access 
point.  I think anyone that visits the site can appreciate that we need some access to 
be able to function and I would ask GYBC what their solution is if they intend to pursue 
this application. 
 

4.4 The other issue here is the proposed location of a new kiosk at the top of our 
entrance ramp.  We think there is likely to be conflict here when we need to use the 
ramp for a vehicle or for trade waste as this will be positioned directly in front of the 
new tenant.  I also feel it is entirely unfair to site a new refreshment kiosk at our 
entrance ramp when we have had to pay a premium for the right to sell drinks at our 
location.  If GYBC requires a further location for a refreshment kiosk then it could 
easily be sited outside the cycle hub (as shown attached) and certainly further away 
from an existing tenant. 
 
4.5 The loss of the public toilets is a concern as there will no longer be a public 
convenience for 1km of central beach.  It would be perfectly feasible to install a 
temporary, trailer mounted toilet block for the duration of the build and plumb directly 
into the sewer.  Even when the build is complete the new toilets are too close to the 
jetty toilets and should be at a more equidistant location between the Tower toilets and 
the Jetty. 
 
4.6 Finally, as the Pirates Cove site drains the footpath surface water, it is imperative 
that the pumping station and drains remain operative during and after the build to 
prevent flooding.  
 

4.7 Anchor Café – I am objecting to the planning application because of   insufficient   

public toilets in the area of the Leisure Centre. I have already commented at length 

during the consultation period about the importance of the toilet block to the north of 

the Marina Centre and although there has been some concession for the provision of 

public toilets on the outside of the new leisure centre it will not meet the needs of the 

amount of visitors we see in this area.   (see attached rep) and rest of comments 
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Local Residents 5 representation received (copies attached to the report) 

 

4.8 A summary sample :- It appears that GYBC are replacing one ugly building with 

another. The reduction in the size of the building seems to be in order to add car 

parking which is presumable paid parking in order that GYBC can increase revenues 

rather than improve the leisure centre facilities. Given the prime location I am 

surprised it has not been added features which would increase the attractiveness of 

the site for multiply purposes such as a café roof terrace/garden. Great Yarmouth 

has few trees /soft landscaping - the redevelopment of the site to make it more 

attractive with trees etc. (see representation)  

 

4.9 The main six-lane competition pool. In the Council application documents, 

drawings and specification, it is planned to have 120 seats for computers and 

spectators. As Sport England will be making a financial contribution to this scheme, 

should not their Design Guidance notes be adhered to, if it is intended to hold regular 

galas, by providing 150 spectator (minimum) and 180 competitor seats   as detailed 

on Page 48, table 8 in their document?  (see representation) questions are also 

raised regarding the green credentials of the building.  

 

4.10 Peel Ports Group – we have no objection for the redevelopment of the leisure 

centre   

 

4.11 Norwich Airport – We note that the development lies below or beyond the 

volume of protected airspace that surrounds Norwich Airport and that it does not lay 

within the bird circle shown on the aerodrome safeguarding map. Therefore, from a 

safeguarding point of view, this development will not provide a significant risk to 

aircraft operating in the vicinity of Norwich Airport: or interference with our 

surveillance systems.  We do not need to be a statutory consultee for any future 

applications on this particular site unless wind turbines become part of the design.  

 

4.12 Gas – there are apparatus in the vicinity of the application site which may be 

affected by the activities specified  due to the presence of Cadent/ National Grid 

apparatus in proximity to the specified area the contractor should contact Plant 

Protection before any works are carried out to ensure the apparatus is not affected 

by any of proposed works.  (Low or medium pressure (below2 bar) gas pipes and 

associated equipment.    

 

4.13 All of the correspondence received can be seen on the planning file in the 

planning office and on the Council’s website. 

 

4.14 External  

Norfolk County Council  

 



Application Reference: 06/19/0471/F           Committee Date: 13 November 2019 

  

4.15  Highways – “Thank you for your consultation dated 10 September 2019. The 
highway authority has been in consultation with the applicant and the parking 
management strategy has been altered from Pay on Foot (with barrier access) to 
Pay and Display with no barrier. In addition   the removal of   the parking bays along 
the frontage of the development will not occur. The applicant is to submit revised 
plans detailing the changes which are to be included and conditioned as approved 
plans. In light of the revised parking management strategy, the highway authority 
recommends no objection subject to the conditions”: ( see attached list) 
 

4.16 Norfolk Fire and Rescue Service - do not propose to raise any objections 

providing the proposal meets the necessary requirements of the current Building Reg 

2000 - Approved documents B (volume 2-2006 edition amended 2007,2010, 2013 as 

administered by the Building Control Authority.     

 

4.17 Historic  Environment   Service Environment Service Strategy and advice 

team - Based on currently available information redevelopment of the site would not 

have any significant implications for the historic environment in terms of below-

ground archaeology and we would not make any recommendations for 

archaeological work. The Heritage Statement submitted with the application deals 

mostly with matters related to built heritage. Consideration of this Heritage Statement 

is matter for the Great Yarmouth Borough Council conservation officers 

4.18 Highways England – No objection 
 
4.19 Historic England (Advice) – The application seeks consent for the 
redevelopment of the Marina Leisure Centre involving the demolition of the existing 
leisure centre and the erection of a new two storey health and fitness centre.  The 
site lies between the seafront and Marine Parade and within the Seafront 
Conservation Area.  This encompasses much of the historic seafront and a variety of 
historic buildings built as the town developed as a thriving resort, including terraced 
houses and distinctive resort buildings such as the Empire and Marine Arcades.  The 
survival of a number of these buildings makes this a highly significant area. 
 
The Marine Leisure centre occupies a large site between Marine Parade and the 
beach.  The building itself is a substantial building, two storeys in height with a large 
footprint.  The building dates from the 1980s and its demolition offers an opportunity 
to reconsider how this large site is used and to enhance the conservation area. 
 
4.20 Historically development was concentrated along the landward side of Marine 
Parade allowing views out to sea.  There was some resort development on the 
seaward side, notably around the piers and winter gardens and prior to the 
construction of the existing leisure centre, a lido.  The siting and scale of the existing 
leisure centre is at odds with this, blocking views out to sea and detracting from the 
historic buildings on the seafront.  The proposed replacement of centre with a 
building of a much smaller footprint and seemingly lower in height would open up 
more of the sea views.   To the south it would allow sea views from Maritime House, 
built as a home for sailors 
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4.21 The proposal for a smaller, more compact leisure complex is therefore to be 
supported.  However, your authority should be satisfied that the scheme goes 
sufficiently far in terms of enhancing the conservation area and that the quality of 
design and materials is appropriate.  The Heritage Statement which accompanies the 
application does not provide a very clear articulation of how the site contributes to the 
significance of the conservation area, nor does it provide a thorough assessment of 
the impact of the development upon this.  The proposed massing studies which 
compare the existing development to that proposed are helpful to a point but the quality 
of the images from the seafront is very poor.  Your authority should ensure it has 
sufficient information showing the proposed development within the existing 
townscape context to fully assess how well it would be assimilated within this.  The 
northern end of the complex would also be visible in seaward views from Trafalgar 
Square which forms a focal point of green space along the seafront and views of the 
development from this location would be helpful.   
 
4.21 The design of the new complex is described as evolving from a series of 
rectilinear volumes to include curved, softer forms for the pool and sports halls.  The 
approach of breaking up the mass of the building is one that should be supported but 
we question how successfully these forms relate to each other, particularly in views to 
the south east.  In terms of materials, while the use of render and glass might create 
a lighter appearance than that of the existing building, the large expanse of unrelieved 
walls at a higher level adds to the bulky nature of these parts of the structure.  We 
suggest more detailed designs might be helpful at this stage.  Finally, the development 
includes parking areas to the north and south, the latter being particularly large.  The 
treatment of the public realm including car parking on the sea front is particularly 
important and consideration should be given to the appearance of this area both when 
it is occupied and when it is empty. Again we suggest more details are provided at this 
stage. 
 
4.22 The National Planning Policy Framework requires that local planning authorities 
take account of sustaining and enhancing the significance of heritage assets; the 
positive contribution that   conservation of heritage assets can make to sustainable 
communities including their economic vitality and the desirability that new 
development makes a positive contribution to local character and distinctiveness 
paragraph 192.  The redevelopment of the leisure centre offers potential to enhance 
the significance of this important conservation area which celebrates the heritage of 
the seaside resort.  The proposals seek to reduce the presence, and therefore impact, 
of a building on this location which is to be supported.  However, it is a large and 
prominent site and your authority should seek to ensure the proposals go sufficiently 
far in terms of achieving this.  The provision of further contextual information and 
analysis would help in terms of understanding this together with more detailed designs.   
 
Recommendation  
 
4.23 Historic England is supportive of the proposal to redevelop the site but has some 
concerns that the proposals do not secure a sufficient level of enhancement in terms 
of the historic environment and advises that further information should be provided, 
and more consideration be given to this.   
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We consider that the issues outlined in our advice need to be addressed in order for 
the application to meet the requirements of paragraphs 192 of the NPPF.  Your 
authority should take these representations into account and seek amendments, 
safeguards or further information as set out in our advice. If there are any material 
changes to the proposals, or you would like further advice, please contact us 
(The applications have subsequently revised the appraisal and Historic England 
further views on the application and appraisal have  been requested. Any further 
response from Historic England will be reported.  
 

4.24 Minerals Planning Authority – While the application site is underlain by a 

Mineral Safeguarding Area (Sand and Gravel) it is considered that as a result of the 

location on the seafront and its existing use, any prior extraction would be impractical. 

Therefore, it would be exempt from the requirements   of Policy CS16 – safeguarding 

of the adopted Norfolk Minerals and Waste Core Strategy  

 

4.25 Norfolk Constabulary (Architectural Liaison Officer) – I am delighted to see 

in the Design and Access Statement that the pre-app consultation advice provided by 

Norfolk Constabulary has been followed , if these recommendations are to be adopted 

for this development ( please may we have confirmation of this) I would strongly 

encourage the applicant to make an application for a ‘Secure  By Design’ for a 

Commercial Development Award.    

 
4.26  Drainage Bodies  

4.27 Local Lead Flood Authority (Norfolk County Council) initially no comment below 

their threshold to comment. Given the local concern raised in the consultation 

response the LLFA were requested to review the application again which they have 

agreed to do. The further response will be reported to committee.  

4.28 Environment Agency –  Further   to correspondence received from the Furniss 
Partnership who are working on this projected in an email referenced RE: Great 
Yarmouth WLC AE/2019/124445/01-L01 and dated 5 November 2019, we are 
updating our previous response referenced AE/2019/124445/01-L01 and dated 16 
September 2019. The email states” the recommended proposed floor level according 
to the FRA is 4.97 AOD. We are proposing to lift 300mm from existing to 4.15 AOD. 
A floor level of 4.97 AOD was providing issues for access (for disability etc) and 
lifting the building 300mm was deemed a compromise”. 
 

4.29 We are therefore updating our previous response to show updated flood levels 

as the email confirms that the proposed Finished Floor Level (FFL) in the FRA is 

incorrect (4.97 AOD) and the correct proposed FFL is 4.15AOD. The updated 

proposals now flood in the design event (0.5% + CC) and doesn’t have safe access. 

However as it is less vulnerable development and has proposed a Flood Evacuation 

plan we still have no objections to this planning application. Our updated response can 

be found within the Flood Risk section below. 
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4.30 Our maps show that the site lies within tidal Flood Zone 3a defined by the 

‘Planning and Guidance: Flood Risk and Coastal Change ‘   as   having a high 

probability of flooding. The proposal is for the redevelopment of the marina centre 

leisure building including a new health centre and fitness centre, a soft play, a cafe, a 

party rom, office and tourist information facility which is classified as a ‘ less   

vulnerable’ development as defined in the Flood Risk Vulnerability Classification. 

Therefore, to comply with national policy the application is required to pass the 

Sequential Test and be supported by a site specific Flood Risk Assessment.(FRA)   

4.30 Actual Risk -    To assist you in making an informed decision about the flood risk 

affecting this site, the key points to note from the submitted FRA, referenced 1271 – 

Version 1.0 and dated 21/02/2019 (including updated FFLs as identified in the subsequent 

email), are: 

 
                  

▪ The site lies within the flood extent for a 0.5% (1 in 200) annual probability      

event, including an allowance for climate change. event  

▪ The site does not benefit from the presence of defences 

▪ Finished ground floor levels have been proposed at 4.15m AOD. This is below 
the 0.5% (1 in 200) annual probability flood level including climate change of 
4.67m AOD and therefore at risk of flooding by 0.52m depth in this event.  

 
▪ Flood resilience/resistance measures have been proposed.  

▪ Finished first floor levels have been prosed at an unknown height. The 

proposed first floor level is likely to be 2.5 metres above the proposed ground 

floor level at a minimum (4.97m AOD plus 2.5 metres, equals a first floor 

finish of 7.47m AOD and therefore there is refuge is refuge above the 0.1% (1 

in !000) annual probability flood level including climate change of 5.20m AOD 

▪ The site level is 3.50 AOD and therefore flood depths on site are 1.17m in 

0.5% (1 in 200) annual probability flood event including climate change 

▪ Therefore assuming a velocity of 0.5m/s the flood hazard is danger for most 

including the general public in the 05% (1 in 200) annual probability flood 

event including climate change.  

▪ Therefore this proposal does not have a safe means of access in the event of 

flooding from all new buildings in the area wholly outside the flood plain (up to 

a 0.5% (1 in 200) annual probability including climate change flood event). 

We have no objections to the proposed development on flood risk assess 

safety grounds  because an Emergency Flood Plan has been submitted by te 

applicants but you should determine the application its adequacy to ensure 

the safety of occupants 
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▪ Compensatory storage is not required 

▪ A Flood Evacuation Plan has been proposed and is necessary to ensure the 

safety of the development in the absence of safe access with internal flooding 

in the 0.1% (1 in 1000) annual probability flood level including climate change 

event ( Copies of the full agency response are accompany this report)  

4.31  Anglian Water - The foul drainage from this development is in the catchment of 

Caister  Pump Lane Water Recycling Centre that will have available capacity for these 

flows. The sewerage system at present has available capacity for these flows. If the 

developer wishes to connect to our sewerage network   they should serve notice under 

Section 106 of the Water Industry Act 1991. We will then advise them of the most 

suitable point of connection.  

 

Surface Water Disposal 

 

4.32 The preferred method of surface water disposal would be to a sustainable 

drainage system (SuDS) with connection to sewer seen as the last option. Building 

Regulations (part H) on Drainage and Waste Disposal for England includes a surface 

water drainage hierarchy, with infiltration on site as the preferred disposal option, 

followed by discharge to watercourse and then connection to a sewer.  

 

4.33 The surface water strategy/flood risk assessment submitted with the planning 

application relevant to Anglian Water is unacceptable as the planning application 

states that a connection to the public sewer is required, whereas the FRA states that 

the site will drain surface water flows via infiltration. As Anglian Water have no public 

surface water sewers in the area  we would need to be satisfied that surface water 

flows are not being discharged to the public foul water network. We would therefore 

recommend that the applicant needs to consult with Anglian Water and the 

Environment Agency. 

 

4.34 From the details submitted to support the planning   application the proposed 

method of surface water management does not relate to Anglian Water operated 

assets . As such we are unable to provide comments on the suitability of the surface 

water management. The Local Planning should seek the advice of the Local Lead 

Flood Authority (LLFA)    

 

4.35 We request a condition requiring a drainage strategy covering the issue(s) to be 

agreed. “No drainage works shall commence until a surface water management 

strategy has been submitted to and approved in writing by the Local Planning 

Authority. No hard-standing areas to be constructed until the works have been carried 

out in accordance with the surface water strategy so approved unless otherwise 

agreed in writing by the Local Planning Authority. The Reason: To prevent 

environmental and amenity problems arising from flooding.” 
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4.36  Essex and Suffolk Water – We have no objection to the proposed development 

subject to compliance with our requirements. Consent will be given to this 

development on the condition that a metered water connection is made to our 

company network for each new dwelling/community and commercial unit for revenue 

purposes. 

 

4.36    Water Management Alliance – The site is not within or adjacent to any of our 

member Boards Areas therefore we have no comments to make.  

  

4.37   Natural England – has no comments to make on this application.  Natural 

England has not assessed this application for impacts upon protected species or 

you may wish to consult your own ecology service.   

 

4.38   Royal Society for the Protection of Birds (RSPB) – Given the location of 

the development of the development the RSPB has no has no comments to make , 

but would expect the Council to deliver net gains for biodiversity and ensure that 

impacts on the Great Yarmouth North Denes Special Protection Area and Site of 

Special Interest has been fully considered in this application. 

 

     4.39   Sport England – Non-Statutory   Role and Policy 
 

4.40 “The Government, within their Planning Practice Guidance (Open Space, 

Sports and Recreation Facilities Section) advises Local Planning Authorities to 

consult Sport England on a wide range of applications 

This application falls within the scope of the above guidance as it relates to new 

strategic sports facilities. 

 

4.41  Sport England assesses this type of application in light of the National Planning 

Policy Framework (NPPF) and against its own planning objectives, which are 

Protect - To protect the right opportunities in the right places; Enhance - To enhance 

opportunities through better use of existing provision; Provide - To provide new 

opportunities to meet the needs of current and future generations. Further 

information on the objectives and Sport England’s wider planning guidance can be 

found on its website: http://www.sportengland.org/planningforsport   

 

4.41  The Proposal and Assessment against Sport England’s Objectives and the 

NPPF The proposal relates to the demolition and redevelopment of the Marina 

Centre, to   provide a new two storey health and fitness centre comprising 6 lane 

competition pool, teaching pool, leisure pool, 4 court sports hall, fitness suite, 

exercise and spinning studios, together with associated changing facilities, ancillary 

facilities, car parking and landscaping.  

 

http://www.sportengland.org/planningforsport
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4.42 Strategic/Local Need for the Facility The Great Yarmouth  Sport, Play and 

Leisure Strategy (2015) identified the need to invest in the Marina Centre to ensure 

it is ‘fit for purpose’ and sustainable in the long term. GYBC identified as having an 

investment of £7.6m to maintain and protect the facilities. The strategy also 

identified the need to protect or enhance sports hall provision, indoor bowls, health 

and fitness, studio space and squash facilities at the Marina Centre. 

 

4.43  Sport England, therefore, considers this proposal addresses an identified need 

for this facility type and has the potential to be of benefit to the development of sport 

and physical activity for the residents of, and visitors to, Great Yarmouth. We would 

wish to see this accorded an appropriate weight in the decision that is reached on 

this application.  

 

Facility Design  

 

4.44 The application relates to the complete redevelopment of this strategic sports 

facility. The original Marina Centre was constructed in 1981 and is in a condition 

associated with a building of this age. Refurbishment would be expensive with little 

or no perceptible improvement to the customer experience. However, the location 

of the site is ideal to meet the needs of local residents and visitors alike, so the 

decision was taken in 2018 to build a new facility on the existing site.  

 

4.45  Sport England has worked with the client to develop a facility that will meet the 

needs of a 21st century demographic, in terms of design and facility mix.  

 

4.46 In planning terms, the use of the site will remain the same (Use Class D2 – 

Assembly and Leisure) but the design and quality of the facility will be a significant 

improvement on the existing facility. 

 

     4.47 We have consulted with National Governing Bodies for sport (NGBs) to get their    
views on the proposals:  
 
      4.48  Football Foundation – “We are supportive of Great Yarmouth District Council’s  
plans to redevelop the Marina Centre. 
  
The proposed redevelopment will still enable indoor football provision to be delivered within 
the facilities new sports hall, including recreational small sided football and futsal.  A new 
central venue adult futsal league is in development in the Great Yarmouth area, and this 
facility could provide a more than ample home to deliver the programme from”   
 
 4.49  ECB (Cricket) – “There could be some demand for indoor cricket practice and 
match play facilities from cricket clubs located in and around the Great Yarmouth area. 
Any indoor provision should meet ECB technical specifications for indoor sports halls, 
including suitable lighting, flooring and cricket nets, and ideally have a viewing area for 
spectators to view the lanes from the end of the sports hall/cricket practice net lanes”. 
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4.50 Badminton England – “There is a strong need for a replacement sports hall given the 
lack of badminton provision in this area. There was a very strong club that played at the Drill 
Hall (up the road from the Marina Centre) with a good junior section but problems with the 
hall meant they had to relocate. Since they have relocated the club has started to struggle 
– they are currently playing in Beccles (37 minutes away though I don’t know their reasons 
for relocating here). 
 

4.51 There are a number of social clubs playing out of the Marina Centre but we have no 
affiliated clubs in Great Yarmouth.  There is a general lack of badminton activity in East 
Norfolk and North Suffolk that both Norfolk and Suffolk are keen to address. Provision of a 
quality sports hall will enable us to cater for this demand and increase provision for 
badminton through club and other related activity. We have a priority on junior development 
and development of a club to cater for primary school based activity will support 
development of badminton in Norfolk and specifically Great Yarmouth”. 
 

4.52 Swim England –  
 

a) There could possibly be a pinch point on pool side entry, greater consideration 
should be made for access and egress onto poolside. The pre swim showers don’t 
appear to be best placed, and the more obvious route is straight on to poolside via 
the learner pool. 

b) Spectator seating is on poolside, if expectations are to hold events then 
consideration for competitor seating is to be made 

c) If competition is to be held with electronic timing then a timing room should ideally 
be provided and consideration of a raised end. 

d) The pool shows racing blocks at both ends, for short course blocks are only 
required at one end. 

 

The need for the facility is justified. Increasing the size of the learner pool, will help reduce 
the water provision deficit of 229m² in the Great Yarmouth District. The variety of water 
available will help maintain the multiple options available to users, promoting inclusion for 
all types of swimmer. 
 

4.53 British Gymnastics - – “We do not have any registered clubs operating from the 
current site but we would be happy to help facilitate use in the proposed site. Having 
consulted with Broadland Gymnastics club there is scope for them to increase their 
member base through accessing additional space, thus a need for a 4 court sports hall 
with adequate storage provision.  

We have one club in the Great Yarmouth area on our facility project list who are going into 
a dedicated facility imminently”. 

4.54  The above responses give some local views on the potential uses of the new facility, 
as well as raise some technical issues with regard to design, specifically with regard to 
swimming. 
 

4.55   Sport England seeks to ensure the new sports facilities are fit for purpose. The 
Design and Access Statement submitted with the application identifies the new facility has 
been designed to meet the needs of a changing demographic for sport and physical 
activity with more flexible space. However, the formal sports facilities have been designed 
to meet Sport England technical guidance in relation to sports halls, swimming pools, 
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changing facilities etc. Sport England is satisfied that the design of this facility meets Sport 
England/NGB technical guidance. 
 

4.55 Sport England is aware that the council is working with the bowls club to find an 
alternative venue, and we hope that this can reach a satisfactory conclusion 
 

4.56  Any redevelopment of an existing site will result in short term loss of facilities, but the 
long term benefits of new fit for purpose facilities for the 21st century outweigh the short 
term impact. 
 
4.57  The primary purpose of this development is to deliver community sport and as such 
Sport England is satisfied that it will fulfil the benefits to community sport identified above. 
The application has identified the potential for this facility to be used for community sport, 
and this is reflected in its design, location and intended hours of operation 

 

Conclusion 
 
4.58 This being the case, Sport England offers its support for this this application, as it is 
considered to meet Objectives 2 and 3 as set out above, in that it provides new enhanced 
facilities for local residents and visitors to Great Yarmouth, and Para 97 of the NPPF 
which seeks to ensure that any lost facilities are replaced by equivalent or better provision 
in terms of quantity and quality, and in a suitable location.  
 
4.59 The absence of an objection to this application, in the context of the Town and 
Country Planning Act, cannot be taken as formal support or consent from Sport England 
or any National Governing Body of Sport to any related funding application, or as may be 
required by virtue of any pre-existing funding agreement. 
 

4.60 If this application is to be presented to a Planning Committee, we would like to be 
notified in advance of the publication of any committee agendas, report(s) and committee 
date(s). We would be grateful if you would advise us of the outcome of the application by 
sending us a copy of the decision notice.” 
 
Consultation –  
 
Internal GYBC  

 

4.61 Conservation – “The revised Heritage Area appraisal is a thorough document clearly 
setting put the proposal and impact in a heritage setting and context. Whilst the 
conservation section has provided previous comments in terms of design in respect of the 
character of the conservation area, the section considers the removal of the existing 
Marina Centre as a positive outcome and is broadly supportive of the proposed new 
development.” 
  

4.62 Environmental Health – Acoustic protection of proposed development  
 
The development hereby permitted shall not be brought into first use until an acoustic report 
with an acoustic design and noise mitigation to protect nearby dwellings, has been approved 
in writing and implemented to the satisfaction of the Local Planning Authority. Reason for 
the condition In the interests of the amenities of the locality.  
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4.63 Building Control – The proposal has been assessed for building regulation 
compliance purpose at some length and the building appears to be complaint. The design 
principles have followed guidance within BS9999 with a heavy reliance on management 
procedures in the event of an emergency (Ref. The Fire Strategy)   
 
4.64 Emergency Planning Officer - I have no comments regarding the above application. 
The Flood Risk Assessment is comprehensive, recommends appropriate risk mitigation 
measures and worst case has an upper floor which can provide refuge in exceptional 
circumstances. 
 
 
5.0 Strategic analysis  
The strategic analysis of the site is dependent on a number of factors: 

e) The strategic need for the facility; 

f) The local planning policy context; 

g) The National Planning Context;  

h) The design of the building and the impact on neighboring listed buildings in the 

vicinity and the impact on the Seafront Conservation Area; and 

i) The View of key stakeholders and consultees. 

Strategic need for the facility 
 
5.1 The Great Yarmouth Sport, Play and Leisure Strategy (2015) identified the need to 
invest in the Marina Centre to ensure it is ‘fit for purpose’ and sustainable in the long term. 
GYBC identified as having an investment of £7.6m to maintain and protect the facilities. 
The strategy also identified the need to protect or enhance sports hall provision, indoor 
bowls, health and fitness, studio space and squash facilities at the Marina Centre. 
 
5.2 Sport England, therefore, considers this proposal addresses an identified need for this 
facility type and has the potential to be of benefit to the development of sport and physical 
activity for the residents of, and visitors to, Great Yarmouth. Significant weight should 
therefore be given to the strategic need for the facility. 
 
5.3 Badminton England also comment that – “There is a strong need for a replacement 
sports hall given the lack of badminton provision in this area. There was a very strong club 
that played at the Drill Hall (up the road from the Marina Centre) with a good junior section 
but problems with the hall meant they had to relocate. Since they have relocated the club 
has started to struggle – they are currently playing in Beccles (37 minutes away though I 

don’t know their reasons for relocating here).’ 
 
5.4 Swim England state : ‘The need for the facility is justified. Increasing the size of the 
learner pool, will help reduce the water provision deficit of 229m² in the Great Yarmouth 
District. The variety of water available will help maintain the multiple options available to 

users, promoting inclusion for all types of swimmer.’ 
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5.5 Clearly a need for the facility is demonstrated. In addition, a number of other sports 
have supported the need for the facility (see representations section of this report.)  
 
The local planning policy context 
 
5.6 The existing marina leisure centre was completed in 1981; with various upgrades and 
maintenance carried out over subsequent years. Consequently, the facility is considered to 
be somewhat dated by the applicant in terms of both the quality of facilities on offer and in 
meeting the up-to-date leisure needs of the community that it serves. In considering the 
options to update leisure centre provision, the applicant has ruled out refurbishment, partial 
demolition and relocation in favour of complete redevelopment of the existing facility. 
 
5. In applying   s.38(6 2004, members will need to decide whether there is overall conflict 
with the Development Plan even if there were deemed to be conflicts with parts of 
individual policies, recognising that Development Plans will often pull in different 
directions. There are also no policies in the local plan which can be said to directly relate 
to the potential redevelopment of the Marina Centre. 
 
5.8 The Core Strategy, which was adopted by the Council in December 2015, is the main 
document of the Great Yarmouth Borough Council Local Plan.  It establishes the spatial 
vision and objectives of how the Borough (outside of the Broads Executive Area) will 
development and grow in the future. It also sets out the series of strategic policies and site 
allocations, called ‘Core Policies’ and ‘Key Sites’ which provide the strategic context for 
future Local Plan Documents, Supplementary Planning documents and Neighbourhood 
(Development) Plans. 
 
5.9 The main emerging Local Plan document is the Part 2 Local Plan: Development 
Management Policies, Site Allocations and Revised Housing Target. Consultation on the 
First Draft (Regulation 18) version of the document was subject to public consultation, 
ending on 30th September in 2018. Subsequent work on the document is continuing. 
 
5.10 Part 2 of the Local Plan will eventually replace the remaining saved policies from the 
Great Yarmouth Borough Wide Local Plan (2001) to provide the aims and objectives that 
affect the use of land and buildings. 
 
5.11The Core Strategy forms part of the Development Plan for the area, the starting point 
for decisions on planning applications. Core Strategy policies of most relevance to this 
application are discussed below; those not specifically mentioned may still be of some 
materiality   but are concluded to not be of particular importance. 
 
Local Plan Part 1 – Core Strategy policies of relevance to the proposal 
 
The following summarises the key relevant Core Strategy Policies.  
 
CS8 – Promoting tourism, leisure and culture 
 
The Council aims to support and encourage a year round tourism offering, supporting 
proposals which meet changes in consumer demands. 
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CS6 – Supporting the Local Economy 
 
The Council will work to ensure that the conditions are right for new and existing business 
to thrive and grow, and to make the local economy less seasonally dependent 
 
CS9 – Encouraging well-designed, distinctive places 
The Council will ensure that new developments are of a high quality and both draw 
inspiration from and respect the location 
 
CS10 – Safeguarding local heritage assets 
The Council will promote the conservation, enhancement and enjoyment of the historic 
environment. 
. 

CS11 – Enhancing the natural environment 
 
The Council will support the improvement of the borough’s natural environment and work to 
avoid any harmful impacts of development on biodiversity, geodiversity, landscape assets, 
priority habitats and species 
 
CS13 – Protecting areas at risk of flooding or coastal change 
 
The Council will ensure a sustainable and practicable approach to flood risk and coastal 

change and ensure development does not increase the risk of flooding elsewhere. 
 
CS15 – Providing and protecting community assets and green 
infrastructure 
 
The Council will resist the loss of important community facilities and/or green assets 
unless appropriate alternatives are provided; support will be given to the development of 
community facilities, including mixed community uses in the same building. Furthermore 
the Council will promote healthy lifestyles by ensuring the continued access to sports 
facilities and will safeguard the natural beauty, openness and recreational value of the 
borough’s beaches and coastal hinterland. 
 
 
CS16 – Improving accessibility and public transport 
 
The Council will work together with partners to make the best use of and improve existing 
transport infrastructure, with a focus on better management and the provision of sustainable 
transport options. 
 

CS14 – Securing appropriate contributions from new development 
 
The Council will ensure that all new development militates against any extra pressure 
placed on existing infrastructure. 
 
CS1 – Focusing on a Sustainable Future 
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When considering development proposals, the Council will take a positive approach, 
working positively with applicants and other partners to jointly find solutions so that 
proposals that improve the economic, social and environmental conditions of the borough 
can be approved wherever possible. 
 
Remaining ‘Saved’ Policies from the former 2001 Great Yarmouth Borough-Wide 
Local Plan of relevance to the proposal 
 
Policy TR4: states that proposals to change the use of tourist facilities, attractions or 
accommodations to non-tourist-related uses in Primary Holiday Accommodation and 
Primary Holiday Attraction areas will not be permitted 
 
TR21 – Great Yarmouth Seafront 
 
The whole site is situated within the Great Yarmouth Seafront Area which aims to 
enhance and protect the Golden Mile as the main focus of the borough’s traditional tourist 
industry. 
 
TCM20 – Urban public parking improvement 
 
The whole site is also situated within the Urban public parking improvement area where the 
council will work towards improving the public parking provision through the identification of 
new parking sites, potential park and ride and temporary parking areas 
 
SHP14 – Retail and food and drink uses in prime commercial holiday 
areas 
 
Subject to size, within the prime commercial holiday areas the conversion or redevelopment 
of properties to provide class A1 or A3 uses will be permitted.  

 
TR5 – Character of holiday areas 
 
The Council will ensure that existing holiday areas are not spoilt by over development. 
Proposals for uses that are likely to generate significant levels of noise or disturbance or 
operate at unsocial hours will only be permitted in the prime commercial holiday areas. 

 
 
TR7 – New visitor facilities in Prime Commercial Holiday Areas 
 
Proposals for new visitor attractions may be permitted in the prime commercial holiday areas 
of Great Yarmouth and will be assessed with particular regard to scale, design ,and 
relationship to other uses, landscape, traffic and residential amenity.  
 
REC11 – Protection of community and street scene 
 
The Council will refuse proposals which would erode the provision of land which contributes 
positively to the community or street scene, particularly in areas identified on the proposals 
map. 
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INF16 – New development within coastal areas 
 
When considering applications for areas which may be susceptible to marine erosion and 
associated land instability the council will require evidence that the proposal would not be 
adversely affected by marine erosion or land stability and that the proposal would be 

capable of withstanding any anticipation erosion/instability.  
 
Draft Local Part 2 - Seafront Policy This policy option has no real status at present , but 
provides an indication of the Council’s developing thinking about the future of the area. 

 
Great Yarmouth’s ‘Golden Mile’ and seafront area, as defined on the Policies Map, will be 
sustained in its role as the heart of one of the country’s most popular holiday resorts. 
 
Investment will be encouraged to maintain and improve this area, with a focus on: 
 
 a) Maintaining vibrant and visually active ground floor frontages in tourism and related 

uses 
b) Promoting high quality design 
c) Conserving the seafront’s heritage assets 
d) Encouraging the active use of upper floors 
e) Encouraging investment in major new facilities 
f) Maintaining and improving the public realm and the area’s open spaces 
g) Resisting uses and designs which would detract from the above 

h) Managing access and traffic 

 
5.12 The site is located along the ‘Golden Mile’ of Great Yarmouth Seafront (Policy TR21) 
with surrounding tourist and leisure uses. The site location is outside of the saved 2001 
Borough-wide Local Plan Development Limits, but the site is designated as a Primary 
Holiday Attraction (Policies TR4 and CS8) and is within the Seafront Conservation Area. 

 
5.13 While the proposed leisure (D2 use) and retail (A1) uses are ‘main town centre uses’, 
the proposal results in a net reduction of these uses through a replacement facility. In these 
circumstances, the requirement (as set out in Policy CS7) for a full sequential   test outlined 
in paragraph 96 of the NPPF is considered unnecessary. 
 
5.14 The applicant has looked at alternative sites in the town centre in the Planning 
Statement however; this facility is a replacement of an existing facility. 
The Marina cannot be said to be located within the defined town centre (Policy CS7 and 
Policies Map) and its nearest point is 365m from the town centre boundary, such that it 
would be likely classed as edge of centre development 
 
5.14 Policy TR21 is a policy which seeks to conserve the Great Yarmouth Seafront Area 
and refers to the Golden Mile as the seafront between Euston Road and the Pleasure 
Beach. It is only the Policy text which is saved and not the explanatory text).  
 
5.15 Policy CS8 concerns the promotion of tourism, leisure and culture. To ensure the 
tourism sector remains strong, the Council will safeguard key leisure facilities such as the 
Marina Centre. However, it is not considered that the proposal is in conflict with this policy 
because it seeks to redevelop the centre for a similar use and the paragraph 4.8.5 of the 
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explanatory text refers to redevelopment of such facilities. In addition, by implementing this 
substantial investment, the proposal can be said to safeguard a leisure facility through 
provision of a modern replacement. 
 
5.16 It cannot be argued that the temporary loss of the facility for 18 months is in conflict 
with Policy CS15 of the Core Strategy because it is clear that the intention of the policy is 
referring to permanent loss of facilities.  
 
5.17 Policy CS15 of the Core Strategy concerns the provision and protection of community 
assets and green infrastructure. It provides a number of freestanding objectives to ensure 
effective planning and delivery of community infrastructure.  
 
5.18 On the assumption that roller-skating and swimming pools for example are considered 
to be important community facilities, it can be argued that there would be appropriate 
alternative provision of equivalent or better quality facilities, as a result of the redevelopment 
and that there is no conflict with that limb of the policy. It can also be argued that conformity 
with limbs (c) (positive approach to the development of new facilities) and (e) (promotion of 
healthy lifestyles) mean that there is no overall conflict with the policy.  
 
5.19 The reduced building footprint offers the potential to improve access to the facility with 
more cycle stands (for up to 110 cycles) and increased vehicle parking (a net gain of 91 
parking spaces). This will greatly improve accessibility in accordance with Policy CS16. The 
proposed surface car park area is quite large. Tree planting on the northern section will help 
to break up this area, but the southern section would greatly benefit from further planting to 
reduce its visual impact along the beach front. 
 
5.20 The aims of the Great Yarmouth Borough Council ‘Sport, Play and Leisure Strategy’ 
(2015), a key evidence document setting out the Borough’s sport and leisure 
requirements, are broadly met by this proposal, particularly in terms of improved quality 
and accessibility of facilities.  
 
5.21 The site is brownfield with the proposal providing a replacement leisure facility, albeit 
that the scale of the new building is notably smaller. As part of this transition there will be a 
resulting loss of some uses and users of the existing facility, such as indoor bowls. The new 
facility offers improved accessibility for visitors with families and disabilities with new toilets 
and changing rooms. Overall this facility meets the aims of Policy CS8 in promoting tourism, 
leisure and culture: 
 

a) – enhancing an attraction to meet consumer demands 

b) – safeguarding the Marina Centre facility (in its new form) 

c) - ensuring the adequacy of facilities and enhancement of public realm to support the    

coastal holiday centre 
d) supporting high quality facilities, access and connectivity 
 
5.22 In strategic planning terms, the proposal is considered to be broadly policy compliant. 
While the replacement facility does not match the existing building in size and will lead to 
the loss of some activities such as indoor bowls, it does generally seek to improve the 
quality, variety and accessibility to meet the latest sport and leisure needs. This proposal is 

therefore supported. 



Application Reference: 06/19/0471/F           Committee Date: 13 November 2019 

  

 
The National Planning Context ( National Planning Policy Framework ) 
 
5.23 At the heart of the document is a presumption in favour of sustainable development as 
outlined in paragraph 10. Paragraph 11 advises that plans and decisions should apply a 
presumption in favour of sustainable development. Plans should positively seek 
opportunities to meet the development needs of their area and be sufficiently flexible to 
adapt to rapid change. 
 
5.24 As already mentioned, there is no local planning policy which considers the potential 
redevelopment of the Marina Centre. The site is essentially a brownfield site and the 
redevelopment for a similar use. The developer is committed to using energy efficient 
measures as part of the development, which include the potential use of air/ground source  
pumps  but the details have not been finalised. So if approved it is suggested that this is 
conditioned as part of the consent. 
 
5.25 Section 12 sets out requirements for good design. Paragraph 124 states that the 
creation of high-quality buildings and places is fundamental to what the planning and 
development process should achieve. Good design is a key aspect of sustainable 
development, creates better places in which to live and work and helps make development 
acceptable to communities. Being clear about design expectations, and how these will be 
tested, is essential for achieving this. So too is effective engagement between applicants, 
communities, local planning authorities and other interests throughout the process.  
 
Design will be dealt with in the next heading. 
 
5.26 Paragraph 130 states that permission should be refused for development of poor 
design that fails to take the opportunities available for improving the character and quality 
of an area and the way it functions, taking into account any local design standards or style 
guides in plans or supplementary planning documents. Conversely, where the design of a 
development accords with clear expectations in plan policies, design should not be used by 
the decision-maker as a valid reason to object to development 

 
5.27 Paragraph 148 expects the planning system should support the transition to a low 
carbon future in a changing climate, taking full account of flood risk and coastal change. It 
should help to: shape places in ways that contribute to radical reductions in greenhouse 
gas emissions, minimise vulnerability and improve resilience; encourage the reuse of 
existing resources, including the conversion of existing buildings; and support renewable 
and low carbon energy and associated infrastructure.  
 
5.28 The aim of the sequential test is to steer new development to areas with the lowest risk 
of flooding. Development should not be allocated or permitted if there are reasonably 
available sites appropriate for the proposed development in areas with a lower risk of 
flooding. The strategic flood risk assessment will provide the basis for applying this test 
along with the site-specific flood risk assessment addresses the development. The 
sequential approach should be used in areas known to be at risk now or in the future from 

any form of flooding. As the proposal is for the redevelopment of an existing site   by 

replacing the existing building the Sequential Test will not be required.  
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5.29 The Exception Test, as set out in paragraph 160 of the Framework, is a method to 
demonstrate and help ensure that flood risk to people and property will be managed 
satisfactorily, while allowing necessary development to go ahead in situations where 
suitable sites at lower risk of flooding are not available. There are two requirements to 
meet for the Exception Tests.  

 
5.30 The flood risk assessment provided with the planning application, takes account of 
climate change implications and more modern data sets which were not available at the 
time the original Marina site was developed. The development taking into account the 
proposed finished floor levels will make the proposal far more resilient in a flood event than 
the existing building. If the application is approved – it is recommended that the 
recommendations in the flood risk assessment to manage flood risk in the event of a flood 
event which including finished floor levels; flood resilience measures and a flood 
management plan are conditioned as part of the grant of planning permission highlighted in 
the Environment Agency consultation response. On this basis the exception test is 
considered to be met.   
 
5.31 Paragraph 91 a recognises the need for healthy communities to : ‘ enable and support 
healthy lifestyles, especially where this would address identified local health and well-being 
needs – for example through the provision of safe and accessible green infrastructure, 
sports facilities, local shops, access to healthier food, allotments and layouts that encourage 
walking and cycling.’ 
 
5.32 Paragraph 92 supports the principle of a development such as this proposal. It states: 
‘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;…’ 
 
5.33 The applicant has complied with this a through Heritage Area Appraisal which was 
updated in the light of Historic England’s comments and now acknowledged by the 
Council Conservation Officer to be a thorough and comprehensive report after the initial 
reservations.     
 
The design of the building and the impact on neighbouring listed buildings in the 
vicinity and the impact on the Seafront Conservation Area 
 
5.34 The existing facility is a large visual detractor in the Seafront Conservation Area, 
blocking a significant stretch of sea view from Marine Parade. In design terms, the new 
facility has the potential to improve the visual appearance of the Marina Centre to a more 
contemporary look that will better complement its surrounds. With a reduced footprint, the 
new facility is less obstructive to views of the sea. While the proposed new facility is 
slightly taller, it is in a more compact form, and it is unlikely to overburden the street scene 
or disrupt the setting of nearby listed buildings (such as Maritime House and the 
Hippodrome) or the wider Conservation Area. This proposal is therefore broadly compliant 
with policies CS9 and CS10 in encouraging well-designed places and safeguarding local 
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heritage, by improving the character and appearance of this building within the mixed 
setting of the Seafront Conservation Area.  
 
5.35 Where development is proposed in a Conservation Area, in considering whether to 
grant planning permission for development which affects a Conservation Area, the local 
planning authority must have regard to Section 72 of the Planning (Listed Buildings 
and Conservation Areas) Act 1990 which requires the Council to have special regard 
to the desirability of preserving or enhancing the character or appearance of that 
area.  
 
5.36 In addition where there is also the potential for impact on the setting of a listed  
building  the duty  at section 66 of the act also applies  - “In considering whether to grant 
planning permission……….. for development which affects a listed building or its setting, 
the local planning authority…………..shall have special regard to the desirability of 
preserving the building or its setting or any features of special architectural or historic 
interest which it possesses”.  . 

 
5.37 The submitted Heritage Area Appraisal shows that research has been undertaken in 
order to take account of the character and importance of heritage assets located within the 
immediate surrounding environment. 
 
5.38 An International Council on Monuments’ (ICOMOS) Criteria has been used to assess 
the impact of the development on the historic area around it emphasising on benefits of the 
smaller footprint and height levels. Views from south-east, north-east, north-west and south-
west to the new building (page 25, page 28 to page 31) have been submitted to compare 
the current building to the newly suggested one.  
  
5.39 The GYBC Conservation Officer states “The revised Heritage Area appraisal is a 
thorough document clearly setting put the proposal and impact in a heritage setting and 
context. Whilst the conservation section has provided previous comments in terms of 
design in respect of the character of the conservation area, the section considers the 
removal of the existing Marina Centre as a positive outcome and is broadly supportive of 
the proposed new development.”  
 
5.40 Historic England is supportive of the proposal  to redevelop the site but has some 
concerns that the proposals do not secure a sufficient level of enhancement in terms of 
the Historic environment and advises that further information should be provided and more 
consideration given to this. The applicant has provided a revised Heritage Area appraisal 
in order to address Historic England comments and any further comment from Historic 
England will be reported to the Committee.   
 
5.41 The Seafront Conservation Area Appraisal 2005 (draft) states in relation to the existing 
Marina building:  
 
‘Opposite on the east side is the Marina Centre, a late 20th century building of little 
architectural merit, its length and mass do little to aid the isolation of the beach from Marine  

Parade.’ 
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5.42 The Conservation Area has 28 listed buildings. ‘The area is not defined by a particular 
architectural style, the period of the buildings is predominantly Victorian and Edwardian, 
although many of these buildings have been masked or decorated with the baubles of the 
late 20th century.’ 

 
‘The principal street is Marine Parade, which runs parallel to the beach forming a very strong 

visual and physical divide along the length of the seafront.’ 
 
‘Development must therefore be tempered and controlled by good quality design and 
materials. The approach must be extremely well handled and sensitively done as too much 
control may rob the seafront of its unique character.’ 
 
5.43 The Conservation Area Appraisal outlines opportunities for enhancement.  
‘A major opportunity for enhancement is the reunification of the beach with the seafront. 
‘The view to sea is a very positively design elevation of the proposal, helping to reunify the 
beach and the seafront in a constructive way. There are views through to the beach. The 
reduction is size of the building is also supported and in some way as a double fronted 
building supports these aspirations. The change in rooflines help to reduce the bulk of the 
building and add interest.  
 
5.44 The proposal does need to be recognised as an improvement to the existing Marina 
Centre   which turned its back to the seafront and does little to enhance the Conservation 
Area as referred to in the earlier quotation from the Conservation Area. It should be noted 
that the Seafront Conservation No. 16 was designated on the 10th October 2003 after the 
existing building Marina building was erected.  
 
5.45 In consideration of the Councils duty to have due regard under Section 72 in 
considering whether to grant planning permission for development which affects a   
Conservation Area, the local I have concluded in accordance with the Council Conservation 
Officer views that have the proposal preserves the character of the conservation area and 
its special character.  
 
5.46 In consideration of the impact upon the Listed Buildings in the vicinity my conclusion 
again in accordance with the Conservation Officer that the proposal does not adversely 
impact the Listed Buildings in the vicinity or that there would be no harm to the setting the 
setting.   
 
 

The View of key stakeholders and consultees 

 

5.47 The issues raised by the neighbouring businesses/leaseholders are in the main 

matters that need to be taken up with the Council as land owner via the Council proety 

Services department as the access arrangements referred to – although important to 

the business owner – are not covered by their existing lease arrangements. The 

response from Property Services is that. “the tenant has no rights contained in their 

lease to park or unload here.   The ramp allows access on foot to his business and 

we had previously advised him that this would be maintained in the new scheme for 

wheel chair access and any bins etc onto the public  
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5.48 In terms of the site area shown for kiosk “this is is an allocation site for a kiosk 

rather than a kiosk that the Council intends to install. The design for any kiosk in this 

location will be put forward by any prospective tenant and consideration will then be 

given to any operating requirements. We are aware of the position with the ramp and 

the location of any kiosk will be mindful of this” In reply to the proposed use the 

intention is for a A1Use for the example the sale of ice cream.   

 

5.49 The concern over potential surface water flooding is a planning matter. The 

surface water drainage plan and details submitted with the application show that that 

there is an existing   surface water pipe running through and from the Pirates Cove 

on to the application site. The application form states that the surface water as with 

the foul drainage will discharge via the mains drainage system. The drainage report 

states that surface water drainage will be improved by the implementation of 

appropriate Suds measures and that the strategy will be developed at the next phase 

of development.    

 

5.50 Anglian Water at 4.27 above agree that the preferred method of surface water 

disposal would be to a sustainable drainage system (SuDS)  with connection to sewer 

seen as the last option. Building Regulations (part H) on Drainage and Waste 

Disposal for England includes a surface water drainage hierarchy, with infiltration on 

site as the preferred disposal option, followed by discharge to watercourse and then 

connection to a sewer.  

 

5.51 At 4.28 Anglian Water further state that the surface water strategy/flood risk 

assessment submitted with the planning application relevant to Anglian Water is 

unacceptable as the planning application states that a connection to the public sewer 

is required, whereas the FRA states that the site will drain surface water flows via 

infiltration. As Anglian Water have no public surface water sewers in the area Anglian 

Water would need to be satisfied that surface water flows are not being discharged 

to the public foul water network. They therefore recommend that the applicant needs 

to consult with Anglian Water and the Environment Agency.  

 

5.52 The consultation response goes on to state - From the details submitted to 

support the planning application the proposed method of surface water management 

does not relate to Anglian Water operated assets. As such we are unable to provide 

comments on the suitability of the surface water management. The Local Planning 

should seek the advice of the Local Lead Flood Authority (LLFA)  

 

5.53 We request a condition requiring a drainage strategy covering the issue(s) to be 

agreed. “No drainage works shall commence until a surface water management 

strategy has been submitted to and approved in writing by the Local Planning 

Authority. No hard-standing areas to be constructed until the works have been carried 
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out in accordance with the surface water strategy so approved unless otherwise 

agreed in writing by the Local Planning Authority. The Reason: To prevent 

environmental and amenity problems arising from flooding.” 

 

5.54 As stated above The Local Lead Flood Authority (Norfolk County Council)   have 

been consulted  on the application and there further response is awaited and will be 

reported to members. It is clear however that the condition requested by Anglian 

Water above should be included on any grant of planning approval for the reasons 

set out in the condition.    

 

5.55 A local resident has also questioned the energy consumption of the building. In 

the submitted documentation a range of energy efficient solutions for the efficient 

running of the building are suggested. Including air source heat pumps as a efficient 

source of heating and cooling of the building along with   a combined heat and power 

system. There is also the consideration of a horizontal wind turbine all in addition to 

Photovoltaic panels. .  

 

5.56 As these are recommendations only at this stage, such details they do not form 

part of the current plans. It is therefore suggested that on any grant of planning 

permission - in as far they may impact upon the external appearance of the building 

are controlled by an appropriate condition requiring the submission of the details 

before the building is brought into use.  

 

5.57 Norfolk County Council as the Highway authority have no objection to the 

proposal and have requested a number of conditions to be imposed as part of any 

planning   permission. These are in addition to their requirement that the Parking 

Management Strategy is altered from the propose pay on foot (with barrier access) 

to pay and display with no barrier. There also request that the parking bays along the 

frontage of the development remain and are not removed as proposed. The 

applicants have responded stating:-  

 

“ At this stage, we have agreed to revert back to a ‘pay and display’ system for the 

purposes of being able to progress this application but would ask that either a 

further pre-commencement condition is applied whereby more substantial details 

are submitted to NCC for approval or in the future a non-material amendment may 

be sought to seek agreement to a revised barrier scheme. Please can you confirm 

your preferred route and confirm to NCC our agreement to proceed with ‘pay and 

display’.            

 

5.58 The preferred route in this instance is that the submission of details be submitted 

prior to the development being brought into use.  
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5.59 In response to the proposed removal of the disable parking to be replaced by 

coach parking. This was strongly objected to. Any coach parking needs to be 

facilitated within the site or operate as is currently does. The applicants have 

responded   stating that “ we  confirm that the reference to coach parking in within the 

Transport Assessment is an error and no parking bays will be replaced, certainly no 

disable bays. The coach drop-off parking will operate as per the current arrangements 

for the Marina Leisure Centre”.  

 

5.59 In terms of the conditions requested by the highway officer, these relate to 

operations and vehicular movement in the course of construction/ demolition and 

compliance with the submitted (approved) plans and management strategy. The 

reason for the imposition for conditions is in the interest of maintaining efficiency and 

safety both during and after development is completed.  

 

5.60 The applicants have submitted an outline draft construction highways management 
plan which includes suggested routes that vehicles would take to and from the site. 
Research has also been undertaken into local traffic movement to ascertain peak periods 
of traffic movement along the suggested routes with the aim of restricting vehicles 
associated delivering to the site to certain times of the day and outside of those identified 
peak periods.  
 
5.61 Alongside this it is suggested   that a condition restricting the hours of construction 
work to 7am to 18.30 Monday to Friday and 8:00 to 13:00 Saturdays with no working on 
Sundays in accordance with the working hours suggested by the applicant. 
 
5.62 In response to the issues raised by Philip Raiswell of Sport England in his email of  
27/09/19 (Sport England Ref; PA/19/E/GY/53359) including the comments therein from 
the relevant National Governing Bodies (NGB’S) and in particular Swim England the 
applicants have provided the following response and comments  

• There could be a possible pinch point on the pool side entry, greater consideration should 
be made for access and egress onto poolside. The pre swim showers don’t appear to be 
best placed, and the more obvious route is straight on to poolside via the learner pool. 

 

This has already been identified and rectified as part of the design development, and the 
pool surround conforms to Sports England’s setting out dimensions. Please refer to the 
attached pool layout drawing.  
 

• Spectator seating is on poolside, if expectations are to hold events then consideration for 
competitor seating is to be made.  

 

A 450mm high upstand has been designed along the glazed perimeter of the pool which 
acts as competitor seating when gala events are held. 
 

• If competition is to be held with electronic timing then a timing room should ideally be 
provided and consideration of a raised end. 

 

The client has confirmed that the only competitive swimming will be school galas and that 
this will be held infrequently, probably once or twice a year; therefore, it was deemed 
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unnecessary to include a timing room. However, we have included a raised end, the 
layout shows the starting blocks on a raised end.   
 

• The pool shows racing blocks at both ends, for short course blocks are only required at one 
end. 

 

The client has confirmed that starting blocks are only at one end of the pool and this 

has already been incorporated within the design. 

 

Ecology  

 

5.62 The response from Natural England of no comment or it assumes is no objection 

to the application comes with the caveat that this application has not been assessed 

for impacts upon protected species. As part of the documentation the applicants have 

undertaken a preliminary Bat Roost Assessment and Nesting Bird survey for the 

demolition and replacement of the existing centre along with proposals for mitigation 

and Biodiversity enhancement.  

 

5.63 The assessment consisted of a desk study was undertaken to obtain and review 
records of bat activity and roosts within 2 km of the site. The respective search radius was 
considered suitable for obtaining background information on bat species diversity and the 
occurrence of [recorded] roosts within the wider environs of the site, although the zone of 
influence is considered much smaller in context of the proposed demolition works.  
 
5.64   An ecologist has also undertaken an external inspection of the building (no internal 
access to any enclosed roof voids), searching for roost features, actual roosting bats and 
signs of past usage. The structural design and condition of the building was also noted 
within the PRA to assess the structural potential or different sorts of roosts.   

 
5.65 Only a limited number of PRFs were recorded during PRA around the building 
exteriors, primarily an occasional void behind the fascia sheets and cladding on the 
external brick elevations. There were no voids, cracks or holes in the brickwork and no 
obvious points of access for bats into the building. The building has a flat roof with 
fiberboards which was not accessible for survey 
 
5.66 A detailed search of the exterior of the building surfaces, ledges, fascias, soffits, floor 
etc. found no bat droppings, feeding remains or any evidence of bat activity, bat access 
points or roosting bats. The buildings are therefore, assessed on a precautionary basis to 
be of low potential. The internal inspection did not reveal any evidence of bat activity or 
roosting bats and the internal features were assessed to have negligible roost potential. 
Internally the building is mostly open to the roof frame but there are suspended tiles 
forming a small void which was not accessible due to the height of the building and for 
safety reasons. 
 
5.67 The site is considered to provide sub‐optimal foraging and commuting habitats due to 
the lack of woodland, hedgerows or other valuable habitats the site is considered to be 
relatively isolated from the wider landscape. 
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5.68 A detailed search of the building found no evidence of nesting birds, this is likely due 
to the lack of suitable nesting ledges, lighting and disturbance, gull predation and other 
factors. There is a possibility that birds use some of the roof features and ledges for 
nesting but these were not visible. 
 

5.69 No other evidence of protected or priority species was found and the terrestrial 
habitats within and bordering the site, tarmac and concrete surfaces) were considered to 
be of negligible interest to amphibia and reptile species, badgers, water vole, otter etc. 
 
5.70 The report concludes and recommends :-  

• In the unlikely event bats are found during the scheduled demolition works, all works 
must stop immediately and advice sought from a licensed ecologist. In such instance, 
further survey work and a European Protected Species Licence (EPSL) may be 
required; 

• Demolition works should commence with PRFs such as fascias / soffits / 
           weatherboards, air vents and the timber panels and sheeting which should be       
carefully removed by hand in a ‘soft‐strip’ fashion. 
 

• It is proposed that demolition works will commence some time in November 2019 
and which avoids the bird nesting season. In terms of bat activity and disturbance, 
works should be undertaken during daylight hours (i.e. 07:00 to 19:00) and artificial 
lighting should be avoided wherever possible. Where this is not possible, light 
spillage onto any linear features should be avoided by the use of directional lighting 
(i.e. the use of hoods and / or cowls). 

• In order to avoid disturbance to nesting bird’s demolition and construction works to 
avoid the bird nesting season 1st March to 15th September inclusive; 

 
 

• Mitigation: Landscape planting is proposed (See Landscaping Plan in Appendix 1) 
and which provide a nectar source to improve resources for a range of invertebrate 
and bird species. 

• Enhancement: Erection of bird and bat boxes, species rich amenity grassland 
seeding,landscape planting. 

 
• Further Surveys - If works commence during the bird nesting season (1st March to 

15th September) a preworks site checks should be undertaken to confirm no nesting 
birds are present on or immediately adjacent to the working areas. 

 
5.65 Based on the outcome of the survey and enhancement proposed Natural Environment 
and Rural Communities Act 2006 (NERC) and subject to appreciate conditions to implement 
the recommends it is consider that in exercising it functions has  due regard Act 2006 states 
that ‘every public authority must, in exercising its functions, have regard, so far as is 
consistent with the proper exercise of those functions, to the purpose of conserving 
biodiversity’, otherwise known as the Biodiversity Duty. 
 
5.66 The RSPB have no objection to the proposal given the location but state that they 
expect the Council to deliver net gains for biodiversity and ensure that impacts on the Great 
Yarmouth North Denes Special Protection Area and Site of Special Interest has been fully 
considered in this application.  
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5.66 The mitigation enhancement referred to above along with the landscaping proposed 

in the scheme   is considered to comply with those expectations. Great Yarmouth North 

Denes Special Protection Area and Site of Special Interest. In this regard the Council must 

have regard to the Conservation of Habitats and Species Regulations 2017. In this regard 

the Council as the competent authority is satisfied that the proposal will not have an 

adverse impact upon these areas of acknowledged importance as a replacement facility.   

 

5.67 In response to the comments received by Historic England and the applicants  
revisited the Heritage Area Appraisal adding additional views of the proposed centre in the 
context of the wider conservation area including key views, additional aerial images in 
context and additional bay elevations detailing the treatment of various materials proposed 
with greater clarity together with an expanded design rationale to illustrate the images 
therein.  
 
6.0 Local finance considerations: - 

 

6.1 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 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.  
 
7.0 Conclusions and planning balance  
 
7.1 The decision as to whether the proposal conflicts with policies of the Development Plan 
will be a matter of planning judgment for officers and  committee members  . Policy CS15 
of the Core Strategy concerns the provision and protection of community assets and green 
infrastructure. It provides a number of freestanding objectives to ensure effective planning 
and med the delivery of community infrastructure. In the provision of the new facilities the 
Council is adopting a positive approach to the provision of new facilities which in my 
judgement as the Case Officer can be considered in conformity with limbs c) (positive 
approach to the development of new facilities) and e) promotion of healthy lifestyles  and 
that there is no overall conflict with the policy.  
 
7.2 Separately  Policy CS8 concerns the promotion of tourism, leisure and culture. This is 
a Development Plan policy which specifically refers to the Marina Centre and, on the plain 
wording of the policy, to ensure the tourism sector remains strong, it would seem fair to 
suggest that there is a conflict with this part of the policy in that this proposal involves the 
demolition of the existing Marina Centre. It is of note however, that paragraph 4.8.5 of the 
explanatory text refers to redevelopment of such facilities and because it would provide and 
safeguard a leisure facility in the longer term through the provision of a modern replacement 
future my view as Case Officer is that I consider that the underlying objective of the policy 
would be met by redevelopment.  
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7.3 My view would be also be that the loss of the facility for a temporary period during the 
construction period would not amount to a loss of the facility in the context of the policy. 
 
7.4 In applying s.38(6) PCPA 2004, officers and the committee will also need to decide 
whether there is overall conflict with the Development Plan even if there were deemed to 
be conflicts with parts of individual policies, recognising that Development Plans will often 
pull in different directions.  
 
7.5 The weight therefore that Committee gives to the policies as material considerations in 
the decision  making process will be for Members to decide. 
 
7.6 The report considers the impact of the development on the significance of the the 
designated Conservation Area along with the consultee responses to the proposal. The 
Conservation Officer is supportive of the proposal and the demolition the existing 
unattractive building which is also considered by Historic England to contribute little to the 
Conservation Area and no objection as been made to its proposed demolition.  It has to be 
acknowledged however that the building was erected prior to the designation of the seafront 
Conservation Area and is therefore an integral part of the conservation area.   
 
7.7 In comparison with the Pre application consultation undertaken by Council and its 
agents there has been few real objections to the principle of a new sport and leisure 
facility. It would appear that the pre application engagement with interest groups 
particularly in terms of the facilities and accessibility has been successful and welcomed 
and this is borne out in the response from Sport England which is supportive of the 
proposal and welcomed by the various interest groups they represent and who they co-
ordinated the consultation response to the application from.  
 
7.8 In conclusion the new facility and building is considered a welcomed addition to the 
seafront and one should be of considered community benefit.       
 
8.0 Recommendation – Approve - The application is considered to be complaint   with Core 
Strategy Policy CS8 and CS15 for the reason stated above; in addition, the demolition of 
the existing building and the erection of the new building is considered to enhance and 
preserve the character of the Conservation Area nor harm the setting of the nearby Listed 
Buildings. It is recommended that planning permission is subject to conditions to provide a 
satisfactory development many of which are referred to above.   
   
8.1 If Committee are minded to approve the application, it will be subject to referral to the 
Secretary of State in accordance with The Town and Country Planning (Consultation ) 
(England Direction 2009 because of the scale of the development (over 5,000sqm) and its 
location. before the a decision can be issued on the application. .   
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