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METROPOLITAN BOROUGH OF WIRRAL

ECONOMIC REGENERATION & PLANNING STRATEGY SELECT COMMITTEE –
15th NOVEMBER 2005

REPORT OF THE DEPUTY CHIEF EXECUTIVE/DIRECTOR OF CORPORATE
SERVICES
_____________________________________________________________

HOYLAKE: A FUTURE GOLF RESORT?

1.0 EXECUTIVE SUMMARY

1.1 This report concerns a short analysis of prospects for creating a future golf resort
facility in the Hoylake area carried out by consultants Jones Lang LaSalle
following approval by Cabinet in March this year. The results were favourable and
this report seeks the support of Select Committee to a recommendation to
Cabinet.

2.0 BACKGROUND

2.1 The return of the Open Golf Championship in July 2006 represents a major profile
and investment opportunity acting as a catalyst for the regeneration of Hoylake &
West Kirby.

2.2 Cabinet approved the Masterplan for that regeneration in November 2004. A
number of priority actions were identified in the Masterplan, many of which are
being addressed currently and reported in the recent Regeneration of Hoylake and
West Kirby Update Report (13th October 2005). One of the longer-term
possibilities identified in the Masterplan was the concept of Hoylake as a future
Golf Resort. It was clear however that this concept required further more detailed
examination.

2.3 In March this year Cabinet approved the retention of commercial and property
consultants Jones Lang LaSalle [as part of the original B.D.P led Master-planning
work] to examine in more detail the general feasibility of this concept. The initial
work at a cost of £13,000 is now complete [refer to section 3.0 of this report].

2.4 The possibility of a golf resort is also referred to in both Wirral’s Tourism Strategy
and in the North West Development Agency’s “Future of the North West Coastal
Resort Towns”, which comments that “a Golf Resort would provide a regional
asset for the North West”. The concept is strongly supported by the North West
Development Agency and by The Mersey Partnership as shown by the letters
reproduced in the attached Appendices 1 and 2.

2.5 The potential development of a world class golf resort of regional and national
importance could have very major positive benefits for Wirral, not least
economically and in terms of transformational regeneration.

2.6 It is however essential to understand that there is no guarantee of success in
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pursuing this objective. There are onerous challenges to be met and resolved not
least in regard to planning policy constraints.

3.0 THE JONES LANG LASALLE ANALYSIS AND CASE FOR A GOLF RESORT
IN HOYLAKE

3.1 The consultant’s findings are as follows:

· The North West Coast has some of the finest golf courses in England
including, in Merseyside, two of the Open Championship venues. The North
West, especially the Merseyside stretch, including Wirral, could achieve a
profile as “England’s Golf Coast”.

· To be world class the North West needs at least one major golf resort. The
consultants believe Hoylake, home to one of England’s oldest golf clubs, has
the potential to be that resort.

· Key requirements of a “resort” type facility

Ø Must be pitched at the top end of the market. It would include a
Landmark [Country House style] 5 star hotel with 250+ bed spaces;
private driveway approach; restaurant, health and leisure facilities;
conference and spa facilities.

Ø Must have quality brand – in this case as “Hoylake” and preferably
some association with the Royal Liverpool Golf Club. A role model for a
resort of the type proposed might be St.Andrews or the Belfry.

Ø Need minimum 27-36 holes. This requires two courses lying close to
the Royal Liverpool Golf Club. This might be the Hoylake Municipal and
beyond to the east a new high quality course with significant water
features.

Ø New outdoor recreational facilities and improved links to existing ones,
including sailing, fishing, horse riding and others.

Ø Obviously the hotel must be supported by year round trade including a
mix of business, conference, leisure and local use.

· Benefits to the North West

Ø Builds on the existing regional golf product and golf economy
Ø Creates a world class facility encouraging more visitors from both other

parts of the UK and abroad resulting in increased spend.
Ø Improves the profile of the North West Region.
Ø Major contribution to the regeneration of the sub-region.
Ø Significant investment and job creation.

· Benefits to Wirral
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Ø A major investment of up to £70M in Hoylake and West Wirral and
contribution to that areas regeneration.

Ø Offers international standard facility and the opportunity to regularly
attract a variety of major golf competitions.

Ø Increased tourism spend.

Ø Varieties of economic spin-offs - including approximately 225 direct jobs
and potentially many more of an indirect nature.

Ø Improves the image of Wirral as a destination for business and leisure.

· Examples of Golf Resorts

Ø Gleneagles - Scotland: Gleneagles has three championship courses,
a golf academy and is the venue for the 2014 Ryder Cup. The site
includes a 283 bedroom hotel with 5 restaurants a new £9 million
Conference Centre and a wide variety of high quality indoor and
outdoor recreation facilities including swimming, riding, fishing and
tennis.

Ø Westin Turnberry - Scotland: Turnberry has two Championship
courses and a 9 hole Golf Academy. The site includes a 221 room
hotel with 4 restaurants, 12 self-catering cottages and major
conferencing and banqueting capacity. Turnberry’s leisure and spa
facilities include hydrotherapy, tennis, pools and gymnasium. Outdoor
facilities include fishing, shooting and riding.

Ø Celtic Manor - Wales: Celtic Manor has three 18 hole courses and in
addition an 18 hole golf academy. Celtic Manor hosts the annual Welsh
Open Championship and is the venue for the Ryder Cup in 2010. The
Celtic Manor hotel has 400 rooms and has purpose built conference
and exhibition centres. Celtic Manor health and spa facilities include
Spa Baths, fitness suite, aerobics studio, gymnasium and hair salons.
Outdoor recreation at Celtic Manor includes canoeing and boating,
fishing, falconry and ballooning.

· Capacity for a Golf Resort

v Physical Access. There needs to be reasonably good physical access
not too far from the motorway network. The M53 spur at Upton is within
2.5 miles of the potential target site.

v The resort needs a strong local population catchment to help support
year round use. Within 1 hour drive time of Wirral there is a 2.5 million
population.

v There has to be available land. The Authority owns the Municipal
course at Hoylake and much of the adjacent land to the east.
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v Existing supply. At the level at which the potential Hoylake offer is
aimed there is no supply in the North West. Carden Park, near
Chester/Wrexham, being the nearest similar facility geographically but
this falls short of the 5* specification being sought for Hoylake.
Consultants research suggests a definite market for a “top of the range”
facility in the North West which currently does not exist.

· Case for a Golf Resort

Ø No single North West resort at the very top of the range exists in the
regional market.

Ø There is indicative interest from golf resort/hotel operators in this
concept.

Ø There is indicative interest from developers.

Ø Merseyside and Wirral in particular have a very strong golf product.

Ø There is a large catchment area surrounding the sub-region.

Ø The sub-region of Merseyside has excellent access and is served by a
first class motorway network and is linked by two fast growing airports.

· Regional Offer

Ø Golf has a very strong existing profile and is being increasingly
marketed through brands such as “England’s Golf Coast” and
“England’s Capital of Golf” with a view to gradually raising the value of
the areas golf economy and encouraging Merseyside as a National
and International golf venue. An integrated golf resort offer in Wirral
would be a major step/change in terms of maximising the Merseyside
golf economy.

Ø The “links course” [coastal course] offer in the North West is
particularly strong with three Open Championship venues – Royal
Liverpool, Royal Birkdale and Royal Lytham & St. Annes ensuring the
most regular regional Open venue presence in England.

Ø Merseyside has a strong history for quality sporting offer.

· The potential product and it’s scale – the target and outline specification

A 60 hectare (150-acre plus), top quality integrated golf resort with supporting
facilities to include:

¨ New 18-hole championship standard golf course east of the Municipal
course with potential water features.

¨ New 5* Country House style hotel with conference, health, leisure and
spa facilities.

¨ New access road incorporating improved road safety measures.
¨ New complementary outdoor leisure facilities linking to existing

4



Name of Committee - date 8 font
Title of report 8 font

activities – particularly horse riding and watersports.
¨ Investment and improvement in the Municipal course for local people.
¨ Associated environmental improvements to the Carr Lane Industrial

Estate.
¨ Embracing the need of some local landowners to diversify land use to

include outdoor recreation.

· Profile is key

In respect of the potential of this proposal there are…

Ø Strong branding opportunities capable of reinforcing Wirral as a
National and International venue in regard to golf.

Ø Delivery of this potential £70 million project will have a major economic
impact both in direct terms – investment and jobs, and in terms of
increased visitor spend and business tourism.

Ø The delivery of this project will strongly further emphasise Wirral’s
credentials in respect of being an Open Championship location.

Ø A golf resort of the quality being proposed will contribute strongly to the
image of Wirral and the region as a whole.

· Enhancing the impact

Ø The value of the project could be further enhanced by the addition of a
Golf Academy facility similar to those existing in the examples quoted
earlier in this report or at other examples such as the “Belfry” and
Carden Park.

Ø Working closely with the Municipal Golf and other clubs to encourage
“outreach” schemes particularly with disadvantaged young people.

Ø Pro-golfer endorsement to the “Resort” is an important component of
the proposed Academy.

Ø Attraction of other major Golf Championships to the location.
Ø Securing some form of link with or association with an existing high
status “brand” – The Royal Liverpool Golf Club.

· Delivering the concept – what the Council must do

Ø Secure political backing and agreement to attempt the delivery of this
project mindful of risks.

Ø Undertake further and more detailed preparatory work, which will
secure considerable definition to the proposal in terms of initial impact
assessment, developing the planning case and addressing technical
and engineering solutions. This necessary next stage work will establish
with much greater clarity the prospects for achieving the necessary
exception to the Green Belt policy crucial to this proposal. This work is
also vital in determining whether there is an ultimately viable proposal
for the market to then, on the conclusion of this next stage of work, take
forward and develop, in detail, as a full blown planning application with
supportive and comprehensive information and documentation.

Ø Be clear about the relationship between the hotel facilities and the
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proposed new golf course.

Ø Determine options for managing the golf courses.

Ø Seek a debate with the Royal Liverpool Golf Club to understand in what
way, if at all, they could be involved with the project and golf course
management.

· Principal barriers to achieving this project

Ø The Green Belt – an exception to national Green Belt policy would need
to be justified. This aspect is key to the potential success or otherwise
of this scheme. An intention to seek an exception to the Green Belt
would have to be referred to the Secretary of State and could be called
in to a Public Inquiry.

Ø Negative market place perceptions particularly in terms of physical
appearance and access.

Ø Funding – whilst this project is perceived as mostly private sector
resourced, including the necessary supportive infrastructural
investment, some level of public funding contribution may be required.

Ø Securing the necessary operator and private sector investment and or
development partner. Interest at this early stage is indicative only. It is
therefore necessary to demonstrate the proposal in greater detail to build
on this indicative interest and secure market place confidence. This
requires the Authority to build a more substantial and clearly defined case
first, at its own risk, in order to place a potential business proposal in the
market place.

Ø Preparing the way by ensuring the necessary preparatory detailed next
stage feasibility and other associated work is carried out prior to July
2006. This work will need to be commissioned and resourced by the
Authority on an ‘at risk’ basis costing approximately £180,000 in order
to be in a position to potentially secure the necessary private sector
interest and backing.

· Who might operate at Hoylake?

Ø Large commercial operators seem most likely – e.g. American Golf;
Whitbread/Marriott; Clubhaus; De Vere.

Ø Niche operators.

· Quantifying the cost

Ø Hotel, Spa, Conference Facilities and new golf course – circa £50
million

Ø Other works – including all site assembly, technical & engineering,
environmental improvements, hydrographic considerations, access
improvements and a range of infrastructural supportive works are as yet
unknown pending the necessary further investigative work, assumed at
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present to be in the order of £10 – 20 million. These costs will be sought
from the developer although some public funding contributions may be
necessary.

· A complete West Wirral offer

Ø This project, if achieved, will cement an integrated and high quality
West Wirral offer as indicated in Wirral’s Tourism Strategy; the Hoylake
and West Kirby Regeneration Masterplan and the North West
Development Agencies “Future of the North West Coastal Resort
Towns”.

Ø This is predicated on making the most of Wirral’s coastline;
regenerating the town centres of Hoylake and West Kirby and
maximising and integrating key leisure activities such as golf, horse
riding and sailing.

· Role of Public Sector [The Local Authority leading]

Ø To recognise the opportunity and make the decision to go forward
mindful of risk.

Ø To seek the support of appropriate Public agencies – North West
Development Agency; Mersey Waterfront; Government Office; The
Mersey Partnership and others as necessary.

Ø To prepare a more detailed proposal which will then potentially engage
the market place.

Ø Progress the planning case and rationale – very special circumstances
will need to be demonstrated to justify inappropriate development in the
Green Belt. The next stage of work must demonstrate achievable
prospects for ultimately agreeing the necessary exception if the project
is to progress.

Ø Seek supportive public funding if necessary depending on the outcome
from the next stage of more detailed work.

Ø Pursue and identify private sector development partners taking into
account the ‘showcase’ opportunity in July 2006.

· Summary

Ø Consultants believe it is possible to develop, over time, an international
brand golf led product at Hoylake.

Ø A “Golf Resort” of the quality suggested, including a major 5 star hotel
with a range of facilities would have significant economic and
regenerative benefit and impact.

Ø There has been interest in the past in relation to a range of golf
associated ventures noted later in the report. However a project
proposal of the type, scale and quality identified in this report has not
been proposed before in Wirral!

The Risks

Planning
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There are significant barriers to achieving this potential goal. In particular with
regard to obtaining planning permission where an exception to national Green
Belt policy would need to be secured there is no guarantee of success. An
intention to approve a development contrary to that allowable under Green
Belt regulations must be referred to the Secretary of State and could be called
in for Public Inquiry with significant cost implications for the Authority.

Specific planning issues need to be considered in the context of the decision to
commit a substantial level of resources to feasibility and other work.

Is this a form of development that has a realistic chance of satisfying the
relevant policy tests and being supported in planning terms?

Ø The facilities associated with the proposed Golf Resort would be located within
the Green Belt, within an Area Requiring Landscape Renewal.

Ø Essential facilities for outdoor sport and recreation are appropriate in the
Green Belt. New development, such as a hotel, with conference, health,
leisure and spa facilities is, however, classified as inappropriate development
and would be contrary to national planning policy and a departure from the
Unitary Development Plan adopted in February 2000. Very special
circumstances must be demonstrated before inappropriate development can
be permitted in the Green Belt. The intention to approve inappropriate
development must be referred to the Secretary of State before planning
permission can be granted.

Ø Officers are of the view that there is a very high likelihood that an application
would be called in because of:

· The Council’s land ownership interest,
· The significant departure from the UDP in terms of Green Belt policy
· The Greenfield land status of the likely application site; and
· The scale of the proposal – that it is envisaged as being a proposal of

regional or sub-regional importance.

Ø The level of opposition or otherwise to a planning application, particularly
where such opposition was on planning grounds, might also have a bearing on
a call-in decision.

Ø In considering a proposal classed as ‘inappropriate development’, the key
policy advice in this respect is PPG2 Green Belts, issued in 1995. This states
in Paragraph 3.2 that

“Inappropriate development is by definition harmful to the Green Belt. It is for
the applicant to show why permission should be granted. Very special
circumstances to justify inappropriate development will not exist unless the
harm by reason of inappropriateness and any other harm is clearly
outweighed by other considerations. In view of the presumption against
inappropriate development the Secretary of State will attach substantial weight
to the harm to the Green Belt when considering any planning application or
appeal concerning such development”.

8



Name of Committee - date 8 font
Title of report 8 font

Ø Any development in the Green Belt must not injure the visual amenity of the
Green Belt in terms of siting, materials or design. The impact on openness
must also be minimal. On the face of it, the scale of the development
envisaged in this location will pose considerable challenges in this respect. It
is important to emphasise that it will be for an applicant to make the case that
very special circumstances apply. Given our land ownership interest, and the
fact that it would be a significant departure from the Development Plan, the
Council may only be able to play a very limited role in promoting the
development.

Ø In addition, hotel and conference facilities are listed as a town centre use in
PPS6 Planning for Town Centres (2005). Applicants for development outside a
designated town centre must, therefore, also be able to demonstrate:

· the need for the development;

· that the proposal is of an appropriate scale;

· that there are no more central sites for the development;

· that there are no unacceptable impacts on existing centres; and

· that locations are accessible.

Ø Experience of applying PPS6 to developments of the type envisaged here is
very limited, as the guidance was only issued in final form in March this year.
PPS6 for example requires consideration of the scope for disaggregating the
proposal - the extent to which constituent parts could be accommodated on
smaller sites. The need case for the development is likely to be key, not just in
terms of PPS6, but also for the special circumstances case under PPG 2.
Guidance on undertaking assessments of need for retail and leisure uses is
expected to be issued by the ODPM before the end of the year. However,
simply to demonstrate demand in unlikely to be sufficient – there will be a need
to demonstrate a clear locational deficiency based on a strategic assessment.
It would need to refer to and firm up issues such as the Royal Liverpool Golf
Club’s view that, following investigation, that it would not be possible to locate a
hotel on land associated with the Royal Liverpool Golf Course without
compromising the operation of the course. Informal discussions with
developers which have suggested that sites in the urban residential areas in
the immediate vicinity of the Royal Liverpool Golf Course are unsuitable would
also need to be investigated further.

Ø The hotel and golf course proposals would also need to be subject to an
Environmental Impact Assessment, a Transport Assessment including a Travel
Plan, provision of adequate access to the main highway network and a Flood
Risk Assessment. Access is likely to be a key issue: in addition to highway
improvements to enable the site to be served satisfactorily, there will be a
requirement for any development to show that it is accessible by a choice of
means of transport and will not increase overall levels of car use.

Ø Set against these issues there are potentially some positive planning benefits
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which could result from such a proposal. These could be for example,
environmental enhancements to an area identified in the UDP as requiring
landscape renewal, creation of new and enhanced habitats for wildlife and the
adoption of sustainable urban drainage principles as a response to flood and
drainage issues. These and other measures which, might be identified through
the feasibility work could constitute material considerations in favour of the
proposal.

Ø This will be a planning application of a scale not previously seen in the Green
Belt. The precedents in Wirral are limited:-

· An outline planning application for a hotel in the Green Belt at Junction
4 of the M53, adjacent to Brackenwood Golf Course, was refused by
the Council during 1988. The Secretary of State dismissed the appeal
during 1990 on the grounds of national Green Belt policy.

· An outline planning application for a 92-bed hotel and leisure complex
in the Green Belt, on the site of the former Leas School buildings at
Meols Drive, Hoylake was withdrawn in 1991 after a failure to obtain the
necessary private financial backing.

· Outline planning consent was granted in 1995 for a new 18-hole golf
course with 1200 sqm clubhouse in the Green Belt at Irby, subject to a
legal agreement. The consent was not implemented and has now
lapsed.

Ø Ultimately, the success or failure in planning terms for a proposal will depend
on the quality of the planning application – and whether the applicant is
capable of convincing the Local Planning Authority and the Secretary of State
that the very special circumstances test is met.

Additionally it is worth noting that….

· The Royal Liverpool Golf Club has confirmed following investigation,
that it would not be possible to locate a hotel on land associated with
the Royal Liverpool Golf Course without compromising the operation of
the course.

· Informal discussions with developers have indicated that sites in the
urban residential areas in the immediate vicinity of the Royal Liverpool
Golf Course are either too small or would be prohibited by high
residential land values.

· A major developer, financially assisted by the Council, undertook a
feasibility study into the siting of a 4/5 star hotel at Carr Lane Industrial
Estate adjacent to the Hoylake Municipal Golf Course during 2002. The
study concluded that the hotel would only be marginally viable and
would require substantial environmental and infrastructure
improvements to be secured to support it.

· A separate approach has been made seeking to promote a leisure
based-hotel proposal in the Green Belt on a privately owned site,

10



Name of Committee - date 8 font
Title of report 8 font

unrelated to the Hoylake golf courses.

Were the development to go ahead along the lines proposed, would this
have any implications for any other planning objectives and strategies,
such as the emerging Local Development Framework, wider Green Belt
Policy?

Ø At the present time the Council is in the early stages of bringing forward a
new Local Development Framework, to replace the existing adopted UDP.
There is however, little or no scope for promoting ‘inappropriate
development’ within any statutory planning document. PPG2 paragraphs
3.3 states that:

“Green Belt policies in Development Plans should ensure that any
planning applications for inappropriate development would not be in
accord with the plan. These exceptional cases would therefore be
treated as Departures for the Development Plan to be referred to the
Secretary of State.”

Ø A development plan should not promote inappropriate development in the
Green Belt. Any attempt to do so would leave the Council open to
challenge and it is unlikely that any Development Plan Document which did
so would satisfy the new test of “soundness” which requires among other
things, conformity with national planning policy.

Ø On the one hand this means that the feasibility work can proceed without
compromising the LDF process. However, it will mean that the planning
justification for the application will have to come solely through the
submission of a planning application.

Ø In Officers opinion there will be no implications for the policy of restraining
housing development in the west of the Borough so long as no housing of
any type was included in any planning application. In respect of
implications for Green Belt policy elsewhere in the Borough, it would not in
Officers judgement create a precedent provided that the justification for the
Hoylake proposal would be on the basis of very special circumstances that
are unique to the site and this specific proposal.

Land Assembly

Ø There are existing complex land ownership issues including rent and
leasing arrangements to be resolved. In addition there would be
financial implications in acquiring land possibly including CPO’s, which
are not quantifiable at this stage but would be covered within the next
stage of work proposed. It is anticipated that the developer would meet
those costs.

Funding

Ø To take advantage of the indicative investor interest it is necessary for
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the Local Authority, on a speculative basis, to convince the market
place of the viability of the proposal. It will need to achieve this over the
next few months by preparing a more detailed and informed advocacy.
The necessary next stage of work, to establish the case, will require the
Authority on an at risk basis to commission appropriate consultants at
an estimated cost of £180,000.

Ø If the next stage of preparatory work results in interest by a developer,
which then leads to a planning application, which the Local Planning
Authority is minded to approve, this will be referred to the Secretary of
State. The application could subsequently be called in to a Public
Inquiry with significant cost implications for the Authority.

Ø In the event of the project being deliverable, whilst every attempt will be
made to secure all costs from the developer this cannot be guaranteed
and it is possible that a level of public funding may be required.

4.0 CURRENT POSITION

4.1 As indicated in 3.0 above Jones Lang LaSalle suggest that the provision of a
“Golf Resort” facility in Hoylake is potentially achievable.

4.2 Officers and representatives from the consultants have met with both the North
West Development Agency and The Mersey Partnership to discuss the
findings of the initial study outlined in 3.0 above and to seek the support of
these organisations to take the project forward. As the letters of support
received from these agencies now indicate – see Appendices 1 and 2, the
findings and proposals of the consultants are strongly supported and
endorsed. However again it must be emphasised to Members that given the
many challenges that must be successfully negotiated there is no guarantee of
success.

4.3 Officers from both Technical Services and Corporate Services Departments
have discussed this project to explore the potential for “best fit” with the
emerging Regional Spatial Strategy, Local Development Framework and Local
Transport Plans. In addition officers are investigating specific planning issues
in regard to designated Green Belt land. (Also refer to ‘The Risks’ section of
this report).

4.4 Officers are aware of interest being expressed by local landowners in respect
of potential involvement and collaboration in this project through diversification
of land use.

5.0 THE NEXT STEPS

5.1 If Wirral is to take full advantage of the interest and support already generated
for this potential venture and also maximise the marketing and promotional
opportunity provided by the return of the Open in July 2006, the next stage of
further analysis, assessment and preparatory work needs to be commissioned
without delay.

As explained in section 3 whilst there is indicative interest in this
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concept from the market place that interest is not sufficiently strong, at
this point, for investors/developers to take forward, at their risk and cost.
The market place requires more persuasion and significantly more detail.
In particular it is vital to clearly understand the overall likely impact of
the proposal in respect of the Green Belt. This is in order to understand
better the prospects of gaining the exception to the Green Belt policy
vital to the potential delivery of the project as a whole. The detail does
not as yet exist in order to formulate a robust and ultimately convincing
proposal sufficient to persuade a developer to take the concept forward.
Therefore the commission needs to be carried out by the Authority on a
‘speculate to accumulate’ basis.

5.2 This next stage programme of work will cover a wide range of requirements –
advancing the planning case, examining in outline a range of impacts such as
traffic and environmental issues. It will also cover site assembly issues; design
issues; hotel site identification and associated building design; engineering
factors especially concerned with identifying solutions to seasonal flooding
problems in the Birket Valley.

5.3 Such a programme of work will require major input from the Authority on a
multi-department basis. It is considered that, given the urgency of this work
and the dedication of time and resource required, it will be necessary to recruit
appropriate consultants to carry out this action on a commission basis. Such
action will require an estimated outlay of approximately £180,000.

5.4 Subject to the identification and securing of the necessary resources, support
of this Committee and the approval of Cabinet it is recommended that;
Corporate Services Officers in conjunction with other departments prepare a
detailed brief. Then through a competitive process appoint appropriate
consultants to carry out this work with all speed.

5.5 The intention is to prepare a more detailed proposal to offer to the market
place in July 2006 assuming the outcome of this next stage of work is
favourable.

5.6 In these circumstances it would be the intention to identify the most
advantageous investment and development partnership to deliver this project.
This partnership would be responsible for the development of a full planning
application and all necessary supportive documentation. The cost associated
with this will need to be met by the developer/investor.

6.0 FINANCIAL AND STAFFING IMPLICATIONS

6.1 Officers are currently exploring potential contributions towards the costs of the
recommended detailed study. A modest contribution of several thousand
pounds has already been secured in principle from The Mersey Partnership.
Further support from the North West Development Agency is still being
pursued. In addition Officers have submitted a funding request via the
Authority’s Capital Programme and will continue to try and identify other
potential sources of funding.

6.2 Whilst it is necessary to engage consultants to carry out this work the
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development of this project will require joint working and input from –
Corporate Services; Regeneration; Technical Services and Education and
Cultural Services. Co-ordination of this input and the consultants work will be
provided by Corporate Services Special Initiatives Team.

6.3 If the proposal is called in for a Public Inquiry there will be significant cost
implications for the Authority.

6.4 There will be land assembly issues to be addressed, possibly including CPO’s,
and these may result in cost implications for the Authority.

7.0 EQUAL OPPORTUNITIES IMPLICATIONS

7.1 There are no immediate Equal Opportunities implications as a result of this
report. Implementation of project proposals is likely to bring about equal
opportunities improvements and benefits.

8.0 HUMAN RIGHTS IMPLICATIONS

8.1 There are no Human Rights implications as a result of this report.

9.0 LOCAL AGENDA 21

9.1 There are no immediate LA21 implications as a result of this report.
Implementation of the project proposals will result in overall and balanced
environmental improvements and high quality sustainable development.

10.0 LOCAL MEMBER SUPPORT IMPLICATIONS

10.1 This report has implications for the Hoylake and Meols, West Kirby and
Thurstaston, and Greasby, Frankby and Irby wards and has implications for
the Borough as a whole.

11.0 BACKGROUND PAPERS

11.1 The Special Initiatives Team in the Corporate Services Department holds
background papers in relation to this report.

12.0 PLANNING IMPLICATIONS

12.1 The facilities associated with the proposed Golf Resort would be located within the
Green Belt, within an Area Requiring Landscape Renewal.

12.2 Essential facilities for outdoor sport and recreation are appropriate in the Green
Belt. New development, such as a hotel, with conference, health, leisure and spa
facilities is, however, classified as inappropriate development and would be
contrary to national planning policy and a departure from the Unitary Development
Plan adopted in February 2000.

12.3 Very special circumstances must be demonstrated before inappropriate
development can be permitted in the Green Belt. The intention to approve
inappropriate development must be referred to the Secretary of State before
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planning permission can be granted. A proposal of regional or sub-regional
importance, on the scale envisaged, would be likely to be called in for
determination by the Secretary of State.

12.4 Any development in the Green Belt must not injure the visual amenity of the Green
Belt in terms of siting, materials or design. The impact on openness must also be
minimal.

12.5 Hotel and conference facilities are listed as a town centre use in PPS6 (2005).
Applicants for development outside a designated town centre must, therefore, also
be able to demonstrate:

· the need for the development;

· that the proposal is of an appropriate scale;

· that there are no more central sites for the development;

· that there are no unacceptable impacts on existing centres; and

· that locations are accessible.

12.6 The hotel and golf course proposals would also need to be subject to an
Environmental Impact Assessment, a Transport Assessment including a Travel
Plan, provision of adequate access to the main highway network and a Flood Risk
Assessment.

13.0 COMMUNITY SAFETY IMPLICATIONS

13.1 There are no Community Safety implications as a result of this report.

14.0 RECOMMENDATIONS

14.1 That Committee notes the report.

14.2 That Committee seeks the support of Cabinet to the approval of this report and
the appointment of appropriate consultants, through competitive process, to
carry out analysis, assessment and other preparatory work subject to the
identification and securement of the necessary £180,000 resources.

J. WILKIE
Deputy Chief Executive/Director of Corporate Services

This report has been prepared by Howard Mortimer of the Special Initiatives Team of
the Corporate Services Department who can be contacted on 691 8139.
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