Schedule of Planning Applications Committee Date: 9 February 2016

Reference: 06/15/0749/SU
Parish: Great Yarmouth

Officer: Mr J Beck
Expiry Date: 01-02-2016

Applicant: Great Yarmouth Borough Council

Proposal:  Change of use from bowling green to car park, with lighting columns,
pay and display equipment and signage

Site: Euston Road
Great Yarmouth

REPORT
1. Background / History :-

1.1 The application site is adjacent the junction between North Drive and Euston
Road and is the most southerly of a set of three bowling greens. The application site
encompasses an existing car park to the south of the bowling green which will
remain. The beach is situated to the east and the site is within the seafront

conservation area.
1.2 The proposal is to change the use of the bowling green into a car park. The
existing ornamental stone balustrade is to be retained with the exception of the

access to the car park which will be on the south boundary through the existing car
park.

1.3 Planning History:
06/04/0471/F — 8m high cctv column. Approved with conditions. 06-07-2004

2. Consultations :-
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2.1 Highways — Had no objection to the proposal subject to conditions ensuring the
lighting does not pose a hazard to the highway.

2.2 Conservation — Object. Conservation recommend that other locations are
considered which would be more appropriate to the wider conservation area and less
costly.

2.3 British Pipeline Agency — No objections subject to restrictions when developing
close to a pipeline.

2.4 Health and Safety Executive — No comments received.

2.5 Environmental Health — No comments received.

2.6 Property Services — No comments received.

2.7 Great Yarmouth Tourism Authority — No comments received.
2.8 Strategic Planning — No comments received.

2.9 Neighbours/public — 10 letters of objection have been received, the main
concerns are the loss of green space and amenities, whether there is a need for
additional car parking, disruption during construction and whether the site is the
optimum location.

3. Policy and Assessment:-

3.1 Saved policies from the Borough Wide Local Plan:
POLICY REC11

The borough council will refuse proposals which would erode the provision of
amenity, open space or any other land which contributes positively to the community
or street scene, as identified on the proposals map. Where not identified proposals
will be treated on their individual merits.

(Objective: To safeguard important amenity and open space in urban areas.)

POLICY TR21

In the Great Yarmouth seafront area, with the assistance of its statutory development
control powers, the council will;

(A) Maintain and enhance the status of Great Yarmouth’s golden mile (the seafront
between Euston road and the pleasure beach) as the main focus of the borough’s

Application Reference: 06/15/0749/SU  Committee Date: 9th February 2015



traditional tourist industry, and provide the balance and range of facilities and
attractions within this area that meets the needs and expectations of all sections
of the potential market;

(B) Protect the predominant character of the different areas of the seafront by:

i Retention of the uncommercialised open character of the area to the north of the
Britannia pier;

i Retention of the open character of areas to the east of marine parade between
Britannia pier and the pleasure beach, including the areas of public open space;

and,
i Steering proposals of a highly commercial nature to areas predominantly in such

uses;

(C) Subject to aesthetic, conservation and other land-use considerations, extend the
seafront illuminations scheme;

(D) Subject to proven need, permit additional gaming facilities, including a casino;

(E) Subject to the likely effect on adjoining or neighbouring land-uses, favourably
consider proposals for entertainment development within areas designated as
prime holiday attraction or prime commercial holiday areas on the proposals map;

(F) Maintain and enhance the existing character of the area to the east of Marine
Parade;

(G) Subject to scale and design, favourably consider any proposal to extend the
Marina Leisure centre northwards;

(H) Subject to a design which retains the pier deck and pavilion, favourably consider
redevelopment of the Wellington pier complex.

3.2 Core Strategy:

CS8 - Promoting tourism, leisure and culture

D) Maximise the potential of existing coastal holiday centres by ensuring that there
are adequate facilities for residents and visitors and enhancing the public realm
where appropriate

J) Ensure that all proposals are sensitive to the character of the surrounding area
and are designed to maximise the benefits for the communities affected in terms
of job opportunities and support for local services
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CS9 - Encouraging well designed distinctive places

A) Respond to and draw inspiration from the surrounding areas distinctive natural
and built characteristics such as scale, form, massing and materials to ensure
that the full potential of the development site is realised, making efficient use of
land and reinforcing the local identity

C) Promote positive relationships between existing and proposed buildings, streets
and well-lit spaces, creating safe, attractive, functional places with active
frontages that limit the opportunities for crime

E) Provide vehicular access and parking suitable for its use and location, reflecting
the Councils adopted parking standards

H) Fulfil the day-to-day social, technological and economic needs of residents,
visitors and businesses and are flexible enough to respond to future needs,
including capacity for high speed digital connectivity, the provision of integrated
play space within housing developments, planning for cycle storage and ensuring
appropriate waste and recycling facilities are provided

CS15 — Providing and protecting community assets and green infrastructure

A) Resist the loss of important community facilities and/or green assets unless
appropriate alternative provision is made of equivalent or better quality in a
location accessible to current and potential users or a detailed assessment
clearly demonstrates there is no longer a need for the provision of the facility in
the area

D) Promote healthy lifestyles by addressing any existing and future deficiencies in
the provision, quality and access to sports facilities, playing pitches, play spaces
and open spaces throughout the borough

3.3 National Planning Policy Framework:

Paragraph 56) The Government attaches great importance to the design of the built
environment. Good design is a key aspect of sustainable development, is indivisible
from good planning, and should contribute positively to making places better for
people.

Paragraph 73) Access to high quality open spaces and opportunities for sport and
recreation can make an important contribution to the health and well-being of
communities. Planning policies should be based on robust and up-to-date
assessments of the needs for open space, sports and recreation facilities and
opportunities for new provision. The assessments should identify specific needs and
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quantitative or qualitative deficits or surpluses of open space, sports and recreational
facilities in the local area. Information gained from the assessments should be used
to determine what open space, sports and recreational provision is required.

Paragraph 74) Existing open space, sports and recreational buildings and land,
including playing fields, should not be built on unless:

e An assessment has been undertaken which has clearly shown the open space,
buildings or land to be surplus to requirements; or

e The loss resulting from the proposed development would be replaced by
equivalent or better provision in terms of quantity and quality in a suitable location; or

e The development is for alternative sports and recreational provision, the needs for
which clearly outweigh the loss.

4. Assessment and Recomendation:

4.1.1 The application site is within an area marked under policy REC9 and TR21 in
the Borough Wide Local Plan. Policy REC9 has been subsequently superseded by
the Core Strategy. The use of the land is currently a bowling green and forms one of
three adjacent bowling greens with the beach to the east, an existing car park to the
south, predominantly holiday accommodation to the west and further leisure uses to
the north. The site is within the seafront conservation area, a flood zone and close to
the underground pipelines.

4.1.2 It is recognised that the loss of a bowling green will not visually improve the
wider conservation area. A number of public objections have been received
concerned at the aesthetic loss of the bowling green. However the proposal is not
considered to be unsympathetic to the wider conservation area given the developed
nature of the Seafront. The land shall remain generally open and will not impinge on
the vistas to and from the Beach itself. Important features are to be retained such as
the stone balustrade. The lighting columns and pay and display machines are to be
in a style matching the existing adjacent car park.

4.1.3 The lower land levels of the existing bowling greens will reduce the visual
impact of the proposed car park. The proposal conforms to policy CS9 part C in
creating a safe, well-lit functional space and part E in providing parking.

4.1.4 Conservation has raised concerns regarding the siting of the proposed car park
and has eluded that other locations maybe more suitable from a conservation
perspective. However the proposed location is adjacent an existing car park and
extending an existing car park will reduce the aesthetic impact whereas utilising
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other locations would add greater disruption to the continuous lines of open leisure
facilities (for instance bowling greens and tennis courts).

4.1.5 The proposal will result in a loss of community facilities which promote sport
and fitness activities. The loss of the bowling green is contrary to the aims of part D
of policy CS15. However part A of policy CS15 and paragraph 74 of the National
Planning Policy Framework state that the loss of community sports facilities should
be resisted unless it can be demonstrated that the facility is surplus to requirements.
The design and access statement which accompanied the application states that
more car parking spaces are required whilst the bowling greens are no longer
commercially viable and only receive visitors during the summer months.

4.1.6 The open space study of 2013 detailed the sporting facilities and amenity
spaces throughout the borough and provides data on the use of the facilities. The
open space study estimated that 2.92% of the adult population plays bowls equating
to 2,327 bowls players within the borough, but this is a declining figure. It is noted
that the sport is most popular amongst older age groups, but is also tourist attraction
in its own right. The study finds that there were 3,535 bookings of the council owned
North Drive bowling greens in 2008, this fell to 2,346 in 2010. Overall the greens
receive 6-10 players per green per day assuming there are 182 days of play
available in a year.

4.1.7 The report concluded that most bowls players do not use the council bowls
greens, however it should be noted that the North Drive bowls facilities are the most
popular of the council run bowls greens. If the number of greens at North Drive was
reduced from 3 to 2 it is likely that the capacity could be absorbed by the remaining 2
greens. On this basis the change of use is not likely to significantly reduce the
facilities available within the borough. It is noted that the loss of the greens will result
in a loss of a tourist attraction however a sufficient level of bowling greens will
remain.

4.1.8 An additional car park will provide parking facilities for both local residents and
visitors to the town. It is noted that application 06/15/0764/CU has been received by
the planning department to create a further carpark on Euston Road.

4.1.9 The car park is within a flood area (partially flood zone 2 and partially flood
zone 3) and a flood risk assessment has been provided. The development is
considered less vulnerable. The Flood Risk Assessment states that the impact of
surface water drainage is neutral. The area is at risk of flooding so a flood response
plan should be made available for users of the car park and should be updated in
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accordance with changes in environmental conditions. No consultation responses
regarding flooding have been received.

4.2 Recommended for approval - subject to conditions regarding the BPA
recommendations, the highways conditions and a flood response plan.
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Jin K. Smith

From: Nicki Farenden <NickiFarenden@bpa.co.uk>

Sent: 30 December 2015 15:44

To: plan

Subject: -~ 06/15/0749/SU - Euston Road Gt Yarmouth

Attachments: “PAPLX20715-32 1263 .pdf; paplx2015-32 1263 paperwork.pdf

BPA Ref: PAPLX2015/32 1263 MR J BECK

Your Ref 06/15/0749/SU GT YARMOUTH BOROUGH COUNCIL

Tel. 01493 846388

Location EUSTON ROAD JCN MARINE Works CHANGE OF USE OF BOWLING GREEN
PARADE TO CAR PARK

Date 30/12/2015

Dear MR J BECK

LOCATION: EUSTON RD JCN MARINE PARADE GT YARMOUTH

Thank you for the consultation regarding the above Planning Application.

BPA do not have any objection, in principle to the proposals, but wish to ensure that any works in the vicinity of this
major accident hazard high pressure gas pipeline does not affect the overall integrity, and that they are carried out in
accordance with our safety requirements.

please find enclosed a GIS plot of our pipeline in relation to the above application and a Special Requirements for Safe
Working in close proximity to high-pressure pipelines {see \g;}i\g,_,l_i,pg\g_ag.h,gglgg).

We would also point out the proposed constructions fall within the outer/middie/inner consultation zone, of this major
accident hazard pipeline and as such, you should consult with the HSE on this matter. You need to consult with the
Chelmsford office:

Wren House

Hedgerows Business park
Colchester Road
springfield

Chelmsford

Essex

CM2 5PF

Tel 01245 706228 or 0845 3450055
The most important points to consider are as follows:

1) These are Major Hazard Pipelines




2)
3)

4)
5)

6)
7)

8)
9)
10)
11)

12)

Any construction must be kept to a minimum of 6m from the pipeline

All excavations (including hand trail holes) within 6m of the pipeline must be approved
and supervised by BPA.

The exact location of the pipeline to be marked by BPA in consultation with the developer
prior to detailed design.

Nominal cover is only 0.9m (3°).

Normal vertical clearance for new services is 600mm.

These Pipelines are protected by cathodic protection and you should consult the BPA if you are laying HV cables
or ferrous services (with or without cathodic protection).

Heavy vehicular crossing points to be approved before use across the easement.

Tree planting is prohibited within the 6m easement.

No lowering or significantly raising of ground level throughout the easement.

Roadways shouid, where possible, cross the pipelines using the appropriate protection
detailed in Appendix 1 of the enclosed booklet and not run along the pipeline route.

A Continuous site presence will be required whilst the pipeline/s are exposed.

To obtain more detail of the pipeline's location, please contact Adam Canning on 01442 218846 and quote the BPA
reference.

Yours faithfully

for BPA

Adam Canning
Lands Team |.eader
01442 218846

C.C

BPA Site Supervisor:  Simon Ashdown 07778 817880
Agent: Canham Consulting Ltd The Old School , School Lane, Thorpe St Andrew,
Norwich.
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-wMNorfolk County Council =~ emmunity and Envionmenta

’ " County Hall
at your SErvice Martineau Lane
Norwich
NR1 2SG
Jason Beck NCC contact number: 0344 800 8020
Great Yarmouth Borough Council Textphone: 0344 800 8011
Town Hall
Hall Plain
Great Yarmouth
Norfolk
NR30 2QF
Your Ref: ~06/15/0749/SW My Ref: 9/6/15/0749
Date: 77 January 2016 Tel No.: 01603 638070
Email: stuart.french@norfolk.gov.uk
Dear Jason

Great Yarmouth: Change of use bowling green to car park, with lighting columns,
pay and display equipment and signage
Euston Road GREAT YARMOUTH Norfolk

Thank you for your recent consultation with respect to the above.

In highway terms only | have no objection to the proposals but | would recommend that
the following conditions be appended to any grant of permission your Authority is minded
to make

SHC 34 No external lighting shall be installed other than in accordance with the

lighting plan as illustrated and described on the submitted plans and is to be
retained such that it will not cause glare beyond the site boundaries.

Reason: In the interests of highway safety.
SHC 50 The external lighting should be installed and directed in such a manner as to
cause no inconvenience or hazard to the users of the adjacent highway. The
County Council reserves the right to inspect the installation to confirm that
this condition is met and to request the fitting of louvers or baffles if required.
Reason: In the interests of highway safety

Yours sincerely

Stuart french

Highways Development Management & Licensing Offi L
for Executive Director for Community and Environmental Services

o ™~

&Y INVESTORS
www.neifolk.gov.uk %_o IN PEOPLE
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