1. REFERRAL FROM THE IMPROVEMENT AND REVIEW COMMISION – RECOMMENDATIONS FROM THE COMMUNITY STADIUM TASK AND FINISH GROUP


Chairman of the Committee:
Councillor Alex Collingwood

Wards affected:
None directly

PROPOSED DECISION 

That the report and recommendations of the Improvement & Review Commission’s Stadium Task and Finish Group as amended by the Commission at its 12 January 2011 meeting be supported.

Reason for Decision

To enable the recommendations to proceed to further consider the wider impact, implications and feasibility of the three short-listed sites for a Community Stadium and sports facilities project.

	Corporate Implications 

1.1 The role of the Improvement and Review Commission is to make recommendations to Cabinet who will accept, reject or amend those recommendations.

1.2 Where there are any financial implications of the recommendations, these are already referenced in the Cabinet Member’s report to report to 17 January Cabinet. 


Executive Summary 

1.3 The Community Stadium TFG report was presented to the Improvement and Review Commission on 12 January 2011. The Committee endorsed the recommendations of the Task and Finish Group as set out in the report, with a number of amendments, for consideration by Cabinet.

Sustainable Community Strategy/Council Priorities – Implications

1.4 This work ties in with ‘Sustainable Regeneration’ and “Delivering for Younger People” two of the Council’s four priorities as well as the Wycombe District Sustainable Community Strategy 2009-2026.

Background and Issues 

1.5 Cabinet, at their meeting on 26 July 2010, requested that the Improvement and Review Commission establish a Task and Finish Group to consider the Community Stadium Project.

1.6 These recommendations of the Improvement and Review Commission focus largely on the planning issues of a community stadium and sports facilities project (‘Stadium Project’).

1.7 On 10 November 2010 the Improvement and Review Commission agreed that the report on the business case/property aspects of the community stadium will go direct from the Task and Finish Group to the next meeting of Cabinet, currently scheduled for March 2011.

1.8 Membership and Meetings of Task and Finish Group 

· Cllr Alex Collingwood (Chairman), Cllr Hugh McCarthy (Vice Chairman), 

· Cllr Doug Anson, Cllr Dominic Barnes, Cllr Ray Farmer, Cllr Gary Hall, 

· Cllr Arif Hussain, Cllr Mahboob Hussain, Cllr Mohammed Rafiq

The Task and Finish Group met 7 times for this phase of their review, during the months of November and December 2010 and January 2011

1.9 Member and Officer attendance at meetings

The following Cabinet Members attended as guests for one meeting each

· Cllr Tony Green, Deputy Leader 

· Cllr Jean Teesdale, Cabinet Member for Planning and Sustainability

· Cllr Roger Colomb, Cabinet Member for Customer Services, Procurement and Property

1.10 Officers, attending on “as needed” basis

· Head of Planning and Sustainability

· Team Leader Planning Policy, Planning and Sustainability

· Spatial Planning Manager, Planning and Sustainability

· Culture and Leisure Manager

· Head of Finance

· Head of Property Services

1.11 Guests attending from following organisations for discussions with Task and Finish Group

· Grant Thornton

· Savills

· Wycombe Sports Development Limited

1.12 The following Information was received and discussed:

· Consultation Brochure

1.13 Background/ Scoping papers:

· Community Needs & Benefits Assessment

· Options & Site Assessment 

· Financial Issues

· Transportation Issues

· Sustainability Appraisal

· Sports Facility Strategy 2009 – 2014

· From Savills’s report (Socio-Economic and Community Impact Assessment)

· Predicted Effects

· Economic and Employment Effects

· Tourism

· Community Need

· Green Belt Policy – A short guide (taken from national Policy PPG2: Green Belts)

· Club Need Statement – Wycombe Wanderers Football Club and London Wasps Rugby Football Club (submitted to WDC as part of the Issues and Options Consultation)

1.14 Terms of Reference 

1.
The Task and Finish Group’s remit  is to look at the wider impacts and implications, potential community needs/ benefits case and the feasibility of the three ‘short-listed’ sites including the criteria used for the selection of these sites, and the application of those criteria, with an overview of the consultation process if required  

Note: This is addressed in recommendations 1, 2, 3, 4, 5, 7 and 8

2. 
The Task and Finish Group’s remit is to look at the process for delivering a site (if the project proceeds and a site is chosen) including exploration of whether this should be achieved as a change to the core strategy or as a ‘departure’ planning application, taking into account the Council’s different roles (planning/ property etc) and deliverability/ achievable timescales.

Note: This is addressed in recommendation 6

3.
The Task and Finish Group’s remit is also to consider the business case for the Council’s involvement in a stadium project, the rationale for a new stadium project, including the partnership arrangements and costs and potential risks to the Council 

Note: 
This element is principally the subject of next phase of the work of the Task and Finish Group.

Recommendation 1 – Use of Green Belt

In the absence of evidence to show that very special circumstances exist that override green belt and AONB policies, to carry out further work to demonstrate the sporting, business and environmental cases to justify a proposal of this nature.

Recommendation 2 – Short- Listed Sites

The TFG is in agreement that after examination of all 19 sites and other sites listed below, the three short listed sites (Air Park, Adams Park and Abbey Barn Area) were the right ones to short-list for public consultation. The other sites explored were: Compair, Handy Cross Sports Centre site, the Rye and Kingsmead.

Recommendation 3 – Single Site Option

Wycombe Air Park site offers the best prospect, of the alternatives, for a financially workable single-site provision of a Community Stadium, Sports Hub and enabling housing development. 

There are still concerns about the limitations on the space at the Air Park.  The TFG is concerned about what comes with choosing this site and recommends that further consideration will need to be given to the following as the scheme develops and moves towards any planning decision

i) 
Wider infrastructure requirements in the surrounding communities, including access to the site, including traffic modelling and solutions to potential problems.

ii) 
The amount and density of housing and development and its cumulative effect on Green Belt and the local and surrounding area. The increase in additional housing being considered could be a significant increase on previously agreed housing targets. If this was to go ahead, WDC should consider this in relation to meeting its needs for housing in forthcoming years.


There is concern about large scale growth in housing on a single site. It may not be necessary or desirable to have all the enabling development on the Air Park. 

iii) 
Visibility on the landscape of a stadium and related development

iv) Environmental considerations, including the need to retain a strong green belt barrier between this development and the village of Lane End. 

v) The impact of the potential development of the High Heavens site into a waste transfer station.

Recommendation 4 – Split Site Options

There are a number of alternative options for split site configurations, each with different obstacles to overcome. There is concern about large scale growth in housing on a single site. It may not be necessary to have all the enabling development on the Air Park. No clear and attractive split site option has emerged at this stage. However, there is a need for further exploration of the potential split site options before justifying a single site solution. If Cabinet, at their meeting on 17 January 2011, were to request further exploration of split site options, the Task and Finish Group agrees to review this. 

As part of their exploration work, improved access and parking at Adams Park needs to be investigated by the two clubs as developer.

Recommendation 5 - Deficiency of current sporting provision

To meet identified deficiencies, the following community sports needs are examples of those that should be considered for inclusion together with other sporting needs in the WDC Sports Facility Strategy. The plans in the Sports Facilities Strategy are dependent on sites and funding being available.

· The current sports centre and facilities at Handy Cross.  Planning legislation requires that the overall level of indoor and outdoor facilities must be replaced if there is to be other use of the site. This includes the athletics track as well as the synthetic turf pitch (STP) which is used for football and hockey.

· Hockey and Football - These currently rely on the STP at Cressex and Handy Cross. Demand for these facilities is expected to continue growing and is already exceeding capacity.

· Wycombe Badminton Centre – This 6 court facility cannot expand on its current site to meet the requirements of their National Body for 8 courts, as required to maintain Training Academy status for 2016 Olympics.

Further work is required to see if new sporting facilities can be best placed on various sites round the District, rather than all together on a single site.

Recommendation 6

Planning Application Approach vs. Change to Core Strategy

The TFG is in full agreement that a planning application (rather than core strategy alteration (CSA)) would be the best way to proceed, in order to deliver the project within the near future.

The context for continuing the project by means of a CSA is now very different due to the changes to the planning system that are emerging from the localism agenda and consequential impact on housing strategy. The implication of continuing with a CSA would require the Stadium project to be put on hold for approximately two years whilst work on assembling the necessary wider housing evidence base took place. Whilst progressing via a planning application will still present considerable challenges in taking forward the project, it presents a suitable vehicle for the site specific circumstances and project justification to be progressed in a timely manner. 

There will be a need for extensive public consultation, both at pre-application and submitted application stages. It should be noted that an application would be a departure from the development plan which may in time lead to a call-in by central government.

6b - Public Discussion

Should Cabinet decide to proceed to the next stage, the Council undertakes a full structured public discussion, time-limited over a short period of time (4 evenings over 2 weeks suggested), based on a Public Inquiry style. The findings to inform whether to proceed with a planning application or not, with findings reported to Cabinet.

Recommendation 7 – The need for further community engagement

The TFG recognises that this has just been an initial stage of consultation.  If the project proceeds it will be important that concepts and draft details are put out to rigorous public consultation with the communities and groups that may be affected before any planning application is submitted.

The TFG also suggests that, in addition to consultation, ongoing dialogue will be valuable between the Council, the clubs and representatives of the community and groups.  This could clarify concerns and help the exchange of information if the project moves ahead.

Recommendation 8 – Next Steps

The Task and Finish Group is looking to report directly to Cabinet in March 2011 (awaiting confirmation of date) regarding the Council’s involvement as a partner and land owner in a stadium project, at the same time as these issues are scheduled to be considered by Cabinet. 

To complete that report the TFG is, amongst other things, awaiting the strategic business case and have currently identified the following key issues for further investigation.

8a - Stadium: Seating capacity and stadium size

Based on the subjective impression of trends in attendance elsewhere, the TFG is seeking objective evidence that anticipated numbers of spectators in future years will require a stadium of the order of that being suggested. This does not rule out the possibility of a new and improved stadium with more modest seating capacity as long as the reduced seating size did not have a detrimental effect on the viability of other aspects of the stadium’s facilities and overall operation. The TFG accepts the critical difference that a certain scale of project could make to the survival of the clubs in having the facilities for conferencing and other income generating provision.

8b - Value for Money

The TFG acknowledges the importance of the Council remaining open to a robust case being made for a sports hub that provides greater value for money and facilities that are more comprehensive and at a higher standard than would otherwise be possible. This needs to be further considered at the property stage.

8c - District Wide Benefits

The TFG has considered the significance of the different support base for Wycombe Wanderers (mostly from within the District) and London WASPS (mixed local and further afield). They are aware that some local sports fans and other residents in the district do not have as high a level of loyalty towards London WASPS as towards Wycombe Wanderers.

The TFG feels it to be of equal importance to consider potential social and economic benefits alongside these matters of sporting affiliations. 

The “Eden effect” has made the case that out-of-towners can be welcomed, as without them the town would never have had the considerable upgrade in its status as a sub-regional shopping destination due to Eden, and the boost to local pride as a direct result. The TFG is currently weighing up the value to the district of being a sporting events destination and centre of excellence for sports training.

8d - Commitment

The need for a clear and irrevocable commitment from Wycombe Wanderers FC and London Wasps be obtained, backed by a legal agreement, to support the Council’s intent and to ensure a long-term legacy for the District.

Recommendation 9 – Feedback from Cabinet

When considering the recommendations from this meeting that Cabinet be reminded of their resolution at their 14 June 2010 meeting, that in the event that the Cabinet declines to accept any of the recommendations of the Improvement & Review Commission, the Commission be informed of the reasons in detail by means of the Cabinet minute

Consultation 

1.15 The following were consulted in the process of this review:

· The WDC Improvement and Review Commission

· Grant Thornton

· Savills

· Wycombe Sports Development Limited

Next Steps

1.16 The TFG is looking to bring further recommendations to Cabinet at their March meeting, covering the Council’s involvement as partner and land owner in a stadium project.

1.17 That report will go direct to Cabinet from the Task and Finish Group.

Background Papers

Background papers are held in Planning and Sustainability
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