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Application for Determination

	Parish 
	Horning

	
	

	Reference
	BA/2009/0140/CU
	Target date 
	3 August 2009

	
	

	Location
	Ferry Marina Ltd, Ferry Road, Horning

	
	

	Proposal
	Change of use from cafe and swimming pool to cafe and chandlers with external boat sales area

	
	

	Applicant
	Ferry Marina Ltd

	
	

	Recommendation
	Approve subject to conditions


1
Description of Site and Proposals

1.1
The application site is situated in the village of Horning. Horning is one of the larger riverside villages and is located on the River Bure. Horning Staithe at ‘Swan Corner’ proves a popular tourist attraction which means the predominant uses are commercial (shops, boatyards and public houses) holiday accommodation and leisure related uses.    
1.2
The application site is situated to the south of Horning’s main street on Ferry View Estate which is a stretch of land where numerous dykes and cuts have been formed. Boathouses and moorings are prominent to the south with residential and holiday accommodation stretching along the northern side of Ferry Lane. Ferry Marina provides private moorings and is the base for a hire fleet in addition the new boatshed provides marine servicing.  
1.3
The application site is currently a leisure centre which consists of two main uses the swimming pool and a cafe. The application seeks a change of use of the swimming pool section into a chandler and the addition of an external boat sales area to the south of the leisure centre within the current car parking area.   

1.4
The building is single storey, wooden clad stained a dark brown. The cafe and swimming pool sections are heavily glazed with windows extending from floor to eaves. The roof consists of flat grey tiles. The external appearance of the building will not be altered under this application apart from the addition of a set of doors to the southern elevation. The site is accessed from Lower Street Horning and is in Flood Risk Zone 3b. 
2
Site History

BA/2008/0251/CU- Proposed change of use from empty part of Leisure Centre to boat brokerage and office for Norfolk Yacht Agency – Approved subject to conditions (23/09/2008).
3
Consultation

Parish Council – No comment.
Broads Society – No objections to the proposal, although we regret the loss of the swimming pool facility.
District Member – No comment.
North Norfolk Planning Department – No comment.
4
Representations 
One letter of representation:
(1)
regrets loss of a leisure centre; and 

(2)
Concerns with need of chandlers

5
Policies
5.1
National Policy 


Planning Policy Guidance Note 17 – Planning for Open Space, Sport and Recreation is considered to be relevant to this application. PPG17 requires that where existing sports and recreational buildings are to be built on an assessment should be undertaken to demonstrate that the buildings are surplus to requirements. In the absence of a robust and up to date assessment by a local authority an applicant for planning permission may seek to demonstrate through an independent assessment that the land or buildings are surplus to requirements.
5.2 
Core Strategy- Development Plan Document (Adopted Policies)
Policy CS 1 Development and changes in land use / management must ensure that all aspects of the environmental and cultural assets of the Broads distinctive landscape are protected, enhanced and restored. Proposals should ensure opportunities for positive impacts on the following core assets have been addressed and adverse impacts avoided: 
(i) 
the defining and distinctive qualities of the varied landscape character areas formed by the built and natural environment; 

(ii) 
tranquillity and wildness as part of the Broads experience; 

(iii) 
the value and integrity of nature conservation interest; and 

(iv) 
the character, appearance and integrity of the historic and cultural environment. 

Opportunities to mitigate the visual impact of currently intrusive features should be sought. 

Policy CS9  The tourism base in the Broads will be supported, widened and strengthened by: 
(i) 
Encouraging a network of tourism and recreational facilities throughout the system and protecting against the loss of existing services; 

(ii) 
Protecting waterside employment sites to contribute to the local economy; 

(iii) 
Incorporating employment uses in new schemes; 

(iv) 
Supporting diversification of tourism where economically and environmentally sustainable; and 

(v) 
Promoting low-impact tourism. 

Policy CS11 Tourism and recreational development will be directed to appropriate locations which have the necessary infrastructure and facilities to support such development by: 
(i) 
Identifying criteria for broad areas to ensure a network of facilities, to achieve a hierarchy from high-density comprehensive provision through to low key support facilities; and 

(ii) 
Requiring adequate levels and types of infrastructure and facilities to support development taking into account factors such as accessibility, water quality, sewer capacity, seasonal impacts. 

5.3
Broads Local Plan
Policy INF 13  Protection of local facilities

The Authority will not permit the change of use or redevelopment of existing local community and recreational facilities (including shops), if it would result in the significant loss of a use which meets a continuing local need.

6
Assessment

6.1
The main issues to consider in the determination of this application is the impact by a change of a visitor facility, flood risk and highway safety. 


6.2 
Generally retail use is not considered for flood zone 3b however, given the nature of the proposed business which relies on a waterside location to keep their products (boats and associated paraphernalia) the development is considered to be water compatible. As the use class is not changing the development is considered appropriate in terms of flood risk. To ensure the use does not change in the future to a ‘non water compatible’ use it is considered appropriate to append a condition removing permitted change of use. 
6.3
Lower Street is the current access road to the site. The road is small and does not provide a good access. However, it is not foreseen that the chandlers would generate an increase in traffic that would significantly adversely affect highway safety due to the customers accessing the chandlers by boat, making use of its waterside location. There is sufficient parking provision and space to turn within the curtilage of the leisure centre and associated marina.   
6.4
The character of the immediate area is that of waterside holiday accommodation with boat and marine industries are prominent. Even though the building in question is used as a swimming pool its use is not specifically apparent from the outside. It is therefore considered that the change of use to chandlers will not detract from the character of the area.   

6.5
It will, however, result in the loss of a visitor facility in this location which is regrettable. The applicant advises that the leisure centre itself is seeing minimal use even in the high summer season and brings in a net loss and its continued use is not likely to remain viable. It is foreseen that the leisure centre will close if another use is not found and the building would fall into disuse and this is not desirable. Policy INF 13 seeks to protect the use of a local facility, however the proposed use will also provide a local facility and should attract tourists alike. 
6.6
North Norfolk District Council produced an Open Space and recreation Study to support its Local Development Framework. The study specifically addressed the issue of swimming pool facilities and in particular those facilities that fulfil teh Sport England criteria. The study concluded that existing provision within the District already exceeded demand and that the requirement produced by the expected levels of Growth up to 2016 would be met by existing facilities in the District. It is therefore considered that there are not sufficient grounds on which to refuse this application. 
7
Conclusion
7.1
Although the loss of a visitor facility is regrettable, the continuing decline in use of the swimming pool is likely to result in its eventual closer and it is important to maintain buildings in a productive use to support the local tourist industry. The proposed use is generally supported and encouraged by the Broads Local Plan and Core Strategy, therefore, on balance the proposal is considered acceptable. 
8
Recommendation


Approval subject to conditions

· standard time limit;
· in accordance with plans; and
· removal of change of use permitted development rights. 

9
Reason for Recommendation 
The change of use application is not considered to be contrary to policy and is in accordance with national policy, the general policies of the Broads Local Plan and adopted Core Strategy.
Background papers: 

Application Files BA/2009/0140/CU and BA/2008/0251/CU 
Author: 


Kayleigh Wood
Date of Report: 

7 July 2009
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Site Location Plan
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