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Matter E: Green Belt policy, the Langley Sustainable Urban Extension

[SUE] allocation and the Peddimore employment allocation (BDP policies TP10
& GA5-6)

Main issues: Does the Plan comply with national policy in its approach to the Green

Belt? Are the Langley SUE and Peddimore employment allocations justified and

deliverable? Should other Green Belt and/or major greenfield allocations be made?

1.1

1.2

1.3

The draft plan is not sound as it does not pass the ‘justified’ test as it is not
based on the most appropriate strategy when considered against the
alternatives. Specifically, the plan seeks to allocate land in the Green Belt for
development before allocating all appropriate and deliverable sites within the
city boundary. We are of the view that in order for exceptional circumstances
to be demonstrated to support Green Belt land release it is necessary for all

suitable sites within the urban area to be identified for development.

It is clear that there is insufficient land within the built up boundary of the City
to accommodate the amount of housing that is required. If the housing
requirement is to be met, it will be necessary for Green Belt land within
Birmingham's administrative area to come forward for development alongside

Green Belt land in neighbouring authorities.

However, the Council's exceptional circumstances case is based on the fact
that the capacity of the urban area is limited to 45,000 dwellings. This is not
the case. The North Worcestershire Golf is a suitable, sustainable and
deliverable site within the City’s administrative boundary that can deliver in
the region of 800 homes in the short term. As a non-Green Belt site the North
Worcestershire Golf Club should be prioritised for development ahead of
Green Belt land. Furthermore allocation of the North Worcestershire Golf Club
for development will reduce the amount of Green Belt land that is required for

housing.

Site Details

Job Ref: P1089 1 Date: 9t September 2014
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The North Worcestershire Golf Club occupies land extending to 32 hectares.
It is an irregularly shaped greenfield site that is enclosed by existing
development on all sides. This site is in a highly sustainable location for
development. A Sainsbury’s supermarket is situated within 500 metres of the
north east corner of the site. The Sainsbury's supermarket forms the
southernmost extent of Northfield Centre which provides a range of services
and facilities. In addition, there are a number of individual shops, public

house, and schools within 500 metres boundary of the site

As part of the promotion of the North Worcestershire Golf Club a number of
meetings have been held with Council officers to discuss the development of
the site. Public consultation events were undertaken on 10" and 12" July.
Meetings have been held with the local MP, Richard Burden, the
Conservative Prospective Parliamentary Candidate, Rachel Maclean, ward
Councillors and other stokeholds and statutory consultees. This process has
identified interested parties potential concerns with the proposed development
as well as the benefits that could arise. Attached in Appendix 1 is a copy of
the North Worcestershire Golf Club Bloor Update August 2014 Newsletter that
summarises the outcome of the public consultation undertaken to date. A

further round of public consultation will take place at Christmas.
Background

Earlier consultation version of the Birmingham Plan 2031 included specific
guidance to guide the development of the North Worcestershire Golf Club
site. The Birmingham Plan Core Strategy 2026 Consultation Draft (December
2010) included policy S8 — North Worcestershire Golf Club, that identified the
site as a suitable location for the development of 800 dwellings and 10ha of
open space. The Birmingham Plan 2013 Options Consultation Document
(October 2012) did not include a policy on the North Worcestershire Golf
Club, but did advise that ‘there are some opportunities to utilise land currently
defined as open space through selective redevelopment which could also
provide the opportunity for improvements to the quality of remaining areas of

open space. The North Worcestershire Golf Club is an example where
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additional housing alongside improving the quality and accessibility of the

open space could be delivered’ (page 15).

The North Worcestershire Golf Club has now reached a point where it is
unviable and faces bankruptcy in the near future. The club has been under
financial pressure for a number of years, however, the financial situation has
reached a point where it is unrecoverable. Declining membership numbers
coupled with rising costs are forecast to result in continued losses and rapidly
dwindling financial reserves. A number of options have been explored to try

improve the clubs finances but none have been successful.

Attached in Appendix 2 to these representations the executive summary of a
Financial Viability Report (draft) prepared by Haines Watts Chartered
Accountants. The document confirms the clubs current and forecast financial
position. It also identifies the various measures the club has undertaken to try
to improve its financial position. The clubs will soon be in a position where
they can no longer trade. As such it is necessary for an alternative use to be

found for the site.
Need for a Policy

The North Worcestershire Golf Club is significant in size. It is envisaged that
the site could be developed to provide in the region of 800 houses,
community facilities, open space and associated infrastructure. Given the
scale of the site and the amount of development it could provide it is
considered to be a strategic development location and the BDP should
provide guidance on the form and scale of development that should take
place on the site in accordance with guidance set out in paragraph 157 of the

Framework.

The North Worcestershire Golf Club was previously identified as a preferred
location for a residential development in an earlier version of the Birmingham
Plan (Core Strategy 2026 Consultation Draft — December 2010). A specific

policy was included in the Plan that proposed the development of the site as

Job Ref: P1089 3 Date: 9t September 2014
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residential use. It is understood that a policy on the development of the North
Worcestershire Golf Club was included within the Plan due to the scale of
development proposed at and the strategic nature of the site. This further
reinforces the need for a specific policy supporting the allocation of the site in

the emerging plan.
Current Policy Position

The Birmingham UDP 2005 does not apply any specific policy designation to
the site. The UDP Proposals Map does not identify the site as ‘Open Space
and Recreational Areas’, ‘Open Space’ or part of a ‘Linear Park’. Like the
UDP, the draft Birmingham Development Plan 2031 Policy Map does not
apply any specific policy designation to the site. Furthermore, it is not subject
to any of the designations identified in paragraph 47, Footnote 9 of the
Framework. It is correct that the site is not identified as open space or any
other similar designation by the adopted or emerging plan. The North

Worcestershire Golf Club plays no open space role.

The National Planning Practice Guidance - Open Space, Sports and
Recreation Facilities, Public Rights of Way and Local
Green Space, confirms how open space should be taken into account in the
planning process (Reference ID: 37-001-20140306). It is advised that:

“Open space, which includes all open space of public value, can take
many forms, from formal sports pitches to open areas within a
development, linear corridors and country parks. It can provide health
and recreation benefits to people living and working nearby; have an
ecological value and contribute to green infrastructure (see National
Planning Policy Framework paragraph 114), as well as being an
important part of the landscape and setting of built development, and an

important component in the achievement of sustainable development.”

The North Worcestershire Golf Club is not of public value. The site is not

publicly accessible; there are no rights of way across the site. Members of the

Job Ref: P1089 4 Date: 9" September 2014
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public cannot use the site as a sport or recreational resource. The
redevelopment of the site for a housing led scheme would result in the
creation of significant areas of public open space in this locality accessible to
all. Informal discussions have been held with officers of Sport England who

have no expressed an in principle objection to the redevelopment of the site.

The site does not perform any particular landscape or visual role. Views into
the site from the surrounding road network are highly limited due to boundary
features and private properties backing on to the site. Whilst occasional views
of the North Worcestershire Golf Club are available from further afield a
carefully designed and landscaped scheme will ensure that the

redevelopment site blends into the wider environment.

It should also be noted that there is a surplus capacity at private golf clubs in
the local area. When the club closes the existing Members will have the
opportunity to join nearby clubs if they so wish. There are 115 golf courses
within 20 miles of the site. The private golf clubs within a 5 mile radius of the
site have all confirmed that they have capacity for new members. Indeed, a
nearby club has advertised that discounts may be available to North
Worcestershire Golf Club members and one neighbouring club has suggested

that they could enter into discussions with members as a collective.

It should be noted that as a private business there are no policy tests that
make it requirement for it to be demonstrated that the business is failing or
that there is capacity at neighbouring golf clubs for existing members to allow
the site to be allocated for development. This is, however, the case. The fact

this club will close reinforces the need for a policy on the site.
The benefits of developing the North Worcestershire Golf Club

There are a significant number of benefits associated with the development of
the North Worcestershire Golf Club. At present the golf club is inaccessible to
members of the public and only the clubs 346 members have access to the

site. The residential development of the club will result in a high quality
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scheme with a significant quantum of open space accessible to all. It is
envisaged that the open space element of the scheme will include sports

pitches and other facilities to meet the needs of the local community.

Bloor Homes have entered into discussions with councillors, officers and the
local community to establish local open space and community facility
requirements.  Consideration is being given as to whether it would be
appropriate to provide a site for a new school as part of the development.
Due to the significant size of the site a range of community facilities could be

provided.

Attached to this letter in Appendix 3 is a sustainability matrix that highlights
the role the development of the site can play in delivering the three aspects of
sustainable development identified in the Framework. As a whole, the site
performs extremely well as it can deliver much needed houses, including a
significant quantum of affordable housing, open space and economic benefits
though its construction. It is, therefore, suggested that a policy is included
within the plan, allocating the North Worcestershire Golf Club for residential

development. It is suggested that the following policy is included:

‘The North Worcestershire Golf Club is considered to be a suitable
location for residential development and appropriate complementary
uses including laid out public accessible space. Development will be
subject to the protection of important trees and habitats of biodiversity

significance.

Around 800 new dwellings could be provided’,

Conclusion

The North Worcestershire Golf Club is in significant financial difficult and will
close. This will result in the need to find a new use for this 38ha site.

Birmingham City Council is in a position where it is necessary to find a

significant amount of new land for housing. This has resulted in a proposal to

Job Ref: P1089 6 Date: 9 September 2014
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remove land from the Green Belt within the City’s administrative area. It will
also result in further Green Belt land release in neighbouring authorities given
the lack of capacity within the City. The site of the North Worcestershire Golf
Club is ideally suited to help deliver much needed market and affordable

homes outside of the Green Belt.

1.21 The site is capable of providing in the region of 800 homes, community
facilities and areas of open space. It is in a sustainable location with access to
a range of services, facilities and public transport opportunities. It is not in the
Green Belt or identified as an area of open space in either the adopted UDP
or the emerging Birmingham Development Plan. There are no policy

constraints to its development.

Job Ref: P1089 7 Date: 9t September 2014
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North Worcestershire Golf Club Bloor Update August 2014

Further to the public consultation events held on the afternoon of July 10" and the day of July 12" at
the Hollymoor Community Centre, Bloor Homes would like to provide feedback on some of the
comments, thoughts and concerns that were received.

Public consultation is a vital part of bringing forward schemes such as the North Worcestershire Golf
Club (NWGC.) The initial pre-consultation undertaken at the above events hosted by Bloor, is a
demonstration of its commitment to engaging with key stakeholders and neighbours of its proposed
schemes from the primary stages of the development process.

The consultation took the form of two separate drop-in sessions, both held outside of school
holidays including a weekday afternoon and an all-day session on a Saturday. The timing and
location of the sessions were deliberately chosen to ensure as many people as possible could attend.

Approximately 160 people attended the sessions over the two days with a wide variety of opinions
voiced, both positive and negative, and a large amount of information gathered.

Whilst several people commented on the lack of information at the event, Bloor would like to
empbhasise that this was an information gathering exercise. The events were held in order to help
understand local people’s concerns and aspirations surrounding the redevelopment of the site. This
information will now be considered to help inform the design of the proposed layout of the
development.

As part of the day’s events, participants were invited to engage with the professional team and also
to complete a questionnaire. The main points raised are set out below (in no particular order):

Possible Benefits Concerns

On site GP surgery Traffic

Brookside Footpath / Cycleway / Fitness Trail Number of houses

School / Club Sports Pitches Ecology

Possible on site Sheltered Accommodation

Over Development of local area

Community Space (inc. possible church / hall)

Impact on personal amenity

Provision of 3 and 4 bed family housing

Capacity at local doctors surgeries

Bowling Green Construction Traffic

Family / Children Play Areas Drainage

Education (Primary and Secondary Schools)

Affordable Housing Affordable Housing

Bloor's commitment to engaging with the community did not start and does not end at this point.
Previous consultation has been held with the local MP, Richard Burden; The Conservative
Prospective Parliamentary Candidate, Rachel Maclean; ward councillors and other stakeholders and
statutory consultees.

There will be further formal public consultation events and, in line with best practice, Bloor is keen
to set up a working group with community leaders, politicians, and local members of the public to
give them the opportunity to be actively involved throughout the development process.



North Worcestershire Golf Club Bloor Update August 2014

Bloor will also be attending the Longbridge Ward Committee meeting on 19" September and will
give a presentation which will set out the key themes which emerged from the public consultation

events.

Bloor Homes
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VIABILITY REPORT
TO THE DIRECTORS OF
BLOOR HOMES LIMITED

ON NORTH WORCESTERSHIRE GOLF CLUB

DRAFT 15.09.2014

Haines Watts Birmingham LLP, Confidential
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Executive Summary

North Worcestershire Golf Club appears to be a failing club. Declining membership numbers coupled with rising
maintenance costs are forecast to result in continued losses and rapidly dwindling reserves. The current situation ls
unsustainable.

As at July 2014 membership numbers stand at 346, almost 70% of which are Adult Males. The single largest category is
Gent Full Playing at 145. Female members account for 11 % and junior members (up to the age of 17) make up just
5%. The highest recorded membership was 667 in the mid-1990's. The Club considers its capacity to be up to 700, so
at present membershlip is below 50%.

The financial results in recent years have been poor with the club reporting losses in 2013 and 2012. The 2013 audited
accounts show a significantly greater loss than in previous years at £51,034, leaving the reserves at just £97,787.

Unaudited management accounts for May 2014 have been reviewed and show a year to date income of £126,352,
which pro-rated for the whole year, gives estimated income of £303,000 for 2014 - approximately a £30k shortfall on
the budgeted £334,774. Total expenditure has been £143,557 to May-14, meaning a loss of £17k for the first five
months of the year, If the May-14 figures are flexed pro-rata for the whaole year, the estimated loss is approximately
£41,000, almost £16k more than has been forecast. If this trend were to continue we would estimate that it would
anly be 2-3 years before the remaining reserves have been wiped out,

Golf clubs in general have struggled in recent times but NWGC has found It particularly difficult to maintain
membership numbers and contral costs. The Club has seen falling memberships in all categories, but in particular
within the Adult male category from which the majority of the income is derived. It has also very low junior
membership numbers, which at July 2014 stand at just 5%, when in 2012 this number was a lot healthier at 26. Please
see Appendix D for membership numbers projections. A further concern is that membership numbers may drop more
quickly than anticipated following a change in the constitution such that shareholders are no longer required to be
playing members. Given the uncertainty surrounding the Club it is believed that a number of members who may
otherwise have left the Club have previously remained members so as to remain as shareholders of the Club, so
retaining an ownership stake in the event of a sale.

NWGC has sought numerous other options to attract new members and generate other income, however nothing has
been successful enough to turn the situation around. See Appendix B for a list of Initiatives tried.

The Club appears to face a bleak future, with significant capital expenditure required to meet Health and Safety
standards, even before restoring the clubhouse to & reasonable standard. The Club has estimated that the capital
expenditure required is in the region of £150,000, and this Is just for essential work. If the Club wishes to attract
business from conferences, weddings and other such events, the clubhouse would need complete redevelopment. The
cost of this has been estimated at circa £2million but it seems highly unlikely that the Club would be able to obtain the
necessary finance for a major project such as this.

The Club faces tough compatition from numerous ather golf clubs in the surrounding areas; there are 115 golf courses
within 20 miles, offering improved and more extensive facilities which make membership fees better value for money;
or much mare competitive green fees for those who now do not want to be tied to membership of a single club.

As the Club finds it increasingly difficult to reduce Its borrowings, future support from the bank is uncertain. A profit
before tax of at least £31,544 is required in order to meet the current bank loan repayments, Should planning
permission be declined, this would decrease the potential value of the bank's security and therefore create a
significant going concern risk.

The facilities at the Club are sub-standard, in desperate need of expansion and madernising, but the Club lacks the
space required to expand, and its financial resources are very limited to enable the necessary spend.,

Without a significant boost In membership numbers NWGC will fail to generate enough Income to cover the costs of
running the Club, Breaking even would not be enough as sufficient net of tax profits are needed to meet existing loan
repayments and/or pay down any future overdraft that is needed.

In our opinion, if the Club continues to attempt to trade forward, the reserves will quickly be depleted and the Club
will cease to be able to trade. The inevitable result of this will be that the grounds and the clubhouse fall into disrepair
and become a blight on the local community.

Haines Watts Birmingham LLP, Confidential (2)
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Appendix D: Membership data

a) Adult male membership

Adult
Male  Movement
2005 4138
2006 418 a%
2007 408 -10 -2%
2008 416 2%
2009 375 -41 -10%
2010 327 -48 -13%
2011 282 -45 -14%
2012 341 59 21%
2013 265 -76 -22%
2014 251 -14 5%
h) All membership Categories
Sep-12  Sep-13 Jul-14
Gent Full 148 159 145 42%
Gent Other 112 170 111 32%
Lady 36 39 39 11%
Intermediate 7 8 51%
Juniar 26 16 17 5%
Other* 87 86 29 8%
416 478 346
* includes Honorary, long life and special offers
¢) Member numbers by ages
NWGC England Golf
Ages 2014 2012 average
0-15 8 2% 25 5%
16-19 9 3% 17 4%
20-24 6 2% 14 3%
25-29 i1 0% 15 3%
30-65 248 72% 255 53%
65+ 74 21% 152 32%
346 100% 478 100%

Overall
movement
-3

-1

3

-2

Midlands

2012 average

27
17
15
18
293
168
538

Haines Watts Birmingham LLP, Confidential

5%
%
3%
3%
54%
31%
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Appendix D; Membership data {continued)
d) Membership fees

Gent Full Playing

Gent Five Day

Gent Country Member
Gent Social

Boy Junior aged 12 and under
Boy Junior aged 13 to 15
Bay Junior aged 16 to 17
Male Intermediate 18 to 19
Male Intermediate 20 to 21
Male Intermediate 22

Male Intermediate 23

Male Intermediate 24

Male Intermediate 25

A review of 15 Golf clubs within 10miles of NWGC has been carried out. The average cost of adult male
membership came out as £953, putting the Club just above the average.

Those clubs charging similar prices, however, had signifcantly improved facilities, meaning that the NWGC

annual fee is less value for money.

Haines Watts Birmingham LLP, Confidential

974
695
259

30

63
125
187
218
249
399
4398
548
6398
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Appendix B: [nitiatives the Club has already tried, without success

Links with local school

Links with local driving range
Links with local health clubs
No joining fee/ entrance fee
Reduced annual membership
Social membership

Leaflet drop

Local advertising

Open days

Taster days

Groupon

Sponsorship

Haines Watts Birmingham LLP, Confidential
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