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1 Qualifications and Experience

1.1 My name is Eileen Hinson and I am a Director of Pan-Leisure Consulting Limited - a management consultancy specialising in the sport, leisure and tourism industry.

1.2 I have been in the industry for over 25 years working in both the public and private sectors. I have worked at an operational level within a number of local authorities and at a strategic level (both regionally and UK wide) for the Sports Council (now Sport England).

1.3 I have been a consultant for over 15 years working for Horwath Consulting (part of Stoy Hayward), BDO Hospitality Consulting, BDO Leisure Services, Strategic Leisure Limited and latterly Pan-Leisure Consulting.

1.4 My professional qualifications include a Diploma in Physical Education (University of Sheffield) and Recreation Management (Loughborough University) and I have membership of a number of professional associations including the Institute of Leisure and Amenity Management (Regional Executive Committee Member), the Tourism Society (Fellow) and the Institute of Management Consultants.

2 Introduction

2.1 The purpose of my submission is to examine the sport and recreation implications of the development proposals of Clan Real Estate (Lambs) Ltd in respect of the redevelopment of Lambs Squash Club for mixed use office and residential development.

2.2 The background to my submission is Planning Policy Guidance (PPG) Note 17 which sets out National planning policy in respect of proposals for re-development of land which involve the loss of a sporting facility.

2.3 Paragraph 1 of the guidance note requires local authorities to undertake robust assessments of both the existing and future needs of their communities for open space, sports and recreational facilities. Paragraph 10 of the guidance note states that "Existing open space, sports and recreational buildings and land should not be built on unless an assessment has been undertaken which has clearly shown the open space or the buildings and land to be surplus to requirements."

2.4 In respect of the London Borough of Islington, the local planning authority has not to date, undertaken the detailed assessment of need advocated by PPG 17, this notwithstanding the preparation of the UDP. In such circumstances, the guidance provides in Paragraph 10 that "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. Developers will need to consult the local community and demonstrate that their proposals are widely supported by them".

2.5 I have been commissioned by Clan Real Estate (Lambs) Ltd, in accordance with the provisions of Paragraph 10 of PPG17 and with reference to the Companion Guide (Assessing Needs and Opportunities : Planning Policy Guidance 17 Companion Guide) to provide this up-to-date, independent and objective assessment and to determine whether the Lambs Squash Club is in fact "surplus to requirements".

2.6 PPG17 gives some guidance as to the content of such an assessment at Paragraph 1-5. Paragraph 2 provides that an assessment of need should cover "the differing and distinctive needs of the population..." and Paragraph 3 provides that audits "should consider both the quantitative and qualitative elements of...recreational facilities".

2.7 In the absence of a formal assessment of need by the local authority, this report represents a response to both the quantitative and qualitative factors highlighted in Paragraph 3. When assessing whether this particular facility is "surplus to requirements" we have necessarily focussed on the "requirements" of the community (or "population" referred to in paragraph 2 of PPG17) that uses the Lambs Club: It is a private facility catering for a small and relatively exclusive membership

with access only to those who can afford the annual membership fees. It would therefore be unnecessary and misleading to survey the whole community.

2.8 I have undertaken consultation with representatives from Islington Council, Aquaterra Leisure and the Fitness Exchange Group -no community consultation has been undertaken because of the specialist nature of the facility which attracts a niche audience which is not accessible to those that are economically and socially disadvantaged.

2.9 In undertaking this assessment my overall methodology was as follows:-

· Appraisal of Lambs Squash Club in respect of its location, its facilities (squash, health and fitness and support);

· Membership fees and squash court usage;

· A qualitative and quantitative appraisal of alternative squash and health and fitness facilities available to the Lambs Squash Club members, all of which have been visited in order to gain a greater understanding of the local supply in terms of location, quality, nature of provision and availability of membership.

· Stakeholder Consultation with representatives of the Islington Council, Aquaterra Leisure and the Fitness Exchange Group

· A review of current and historic trends within the squash market generally and other markets of relevance

2.10 Overall it is clear that the proposals to close Lambs Squash Club affect only a small number of people, the majority of whom are not local residents. Further, the work that Pan-Leisure has conducted confirms the availability of squash membership at alternative facilities and that arrangements are in place for members to join other clubs operating within the Fitness Exchange Group.

Format of the Report

2.11 My report is set out as follows. In Section 3 I consider the nature of the Lambs Squash Club facility and its usage. In Section 4 I have considered similar alternative facilities within the vicinity to establish if the existing membership could be taken up elsewhere. In Section 5 I comment on the national squash market conditions and demand for health and fitness facilities generally. In Section 6 I present my conclusions based on the work that I have conducted.

3 The Nature of Lambs Squash Club

3.1 Lambs Squash Club is located on Lambs Passage, off Chiswell Street, a short distance away from the Barbican, in the EC1 area of London.

3.2 Lambs Squash Club is a private members club operated by the Fitness Exchange Group and is one of 14 clubs managed under this umbrella organisation.

3.3 Lambs Squash Club was initially established as a squash facility, with 9 squash courts however in subsequent years, a number of additional sport and recreational facilities have been provided by the club for use by its members including spectator seating, health and fitness studio, aerobics studio, restaurant and bar, sauna/steam rooms and physiotherapy room.

3.4 Current opening hours at the club are 7.00 am to 9.30 pm Monday to Friday. The Club is closed at weekends, reflecting the fact that most users work rather than live in the area: less than 4% of the membership has a EC1 postcode and members living within the EC1, EC2 and EC4 postcodes areas in total only account for approximately 6% of the total membership.

3.5 Fees can be paid either annually or monthly with the main charges as follows: peak - £54.50 monthly/£545.00 annually; off-peak - £37.00 (monthly)/£370 annually. In addition to the above subscriptions, joining fees may be applicable.

3.6 Corporate membership is also available. At the time of our review corporate membership within the Fitness Exchange Group encompassed a total of 2126 members of which only 12.5% used Lambs Ciub.

3.7 No junior membership is available and casual access is limited to being introduced by a member for which a £10 fee is levied.

3.8 The Lambs Club promotes a range of competitions predominantly for its members including 45 internal leagues (270 players), Men's Squash Ladder - 48 participants, Ladies Squash Ladder -19 participants and Square Mile Tournaments - 46 teams.

3.9 Lambs was recognised as an important squash club and competition venue, but this situation has changed radically overtime, following the rapid decline in squash participation (from its peak in the mid 80s) and the different requirements required for major squash venues which have resulted in new purpose built and large multi-purpose venues being uses in recent years.

3.10 There are a number of issues relating to the physical condition of the building including access and conformity to current Disability Discrimination Act legislation and the playing and support facilities which are no longer of good quality. In particular management identified the following key

requirements - replacement of the entire roof of the building, refurbishment of all 9 squash courts, upgrade of changing rooms (male and female) including replacement of air conditioning, replacement of heating system, relocation of gym to ground floor and installation of lift. As highlighted in "Assessing Needs and Opportunities": A Companion Guide to PPG17, one of the long term objectives of national policy (paragraph 1.3) is that "...sport and recreation facilities...meet the needs of residents and visitors, are fit for purpose and are economically and environmentally sustainable" - a point material to the current situation at Lambs.

3.11 In terms of regular squash players there would appear to be some conflict in evidence with a report prepared by Strategic Leisure Limited (SLL) on behalf of the Lambs Action Team in which it was claimed that there were 900 squash players (Source: Unattributed), in contrast to Pan-Leisure's Summary Report which stated that there were 400 squash members (Source: Lambs Club Management). This figure was subsequently verified through an analysis of a complete month's booking sheet.

3.12Pan-Leisure's review of the Lambs Club membership has shown a steady decline from 2,088 in 2001 to 1,168 in September 2005 (-44%) with membership now standing at 1,100 (Jan 2006) (Source: Lambs Squash Club).

4. Alternative Facilities

Introduction

4.1 During the course of this study we have visited all squash and health and fitness facilities within 10 minutes walking distance of the Lambs Squash Club and additionally Cannons and London Bridge because of the quality of the facilities and relative proximity to Lambs Club. These clubs were also contacted with membership availability confirmed at all of them

Squash and General Leisure Facilities
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4.2

From the above table, it is evident that there are a number of squash courts available in the area, all of which are part of a wider health and fitness "offer". With the exception of Finsbury Leisure Centre and Saddlers Sports Centre, all facilities are private sector operated, the majority of which offer some form of competitive leagues and a number offer coaching. All clubs visited have membership available and this fact is supported by the letters received from clubs in the area (see Pan-Leisure Summary Report -Appendix 1) In particular we would highlight the fact that both Slim

Jims and Champneys City Point have 200 squash memberships available - equating to 400 squash memberships in total.

Dedicated Health and Fitness Facilities

4.3 Each of the facilities offering squash highlighted in the previous table also offered health and fitness facilities. However, our audit of facilities also identified a number of other dedicated, health and fitness clubs in the area which potentially could satisfy future demand resulting from displacement of members at Lambs who principally use the health and fitness studio. These are listed in the following table.
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4.4 As is evident from the foregoing, there are a significant number of "stand-alone" health & fitness clubs in the area which the current members of Lambs (who principally use the health & fitness facilities) could re-locate to.

Stakeholder Consultation

4.5 As part of my work a focused stakeholder consultation has been conducted embracing officers from the Islington Council (Greenspace and Leisure Division), together with a representative from Aquaterra Leisure, the Council's Leisure Management operator. These discussions confirmed the following:

· The Borough is well provided for in terms of leisure centres (7)

· Facilities in the area e.g. Finsbury Leisure Centre and the Sobell Centre have seen changes in the pattern and extent of use by city workers due to the impact of: other facilities (e.g. Holmes Place); the development of in-house gyms; and the effect of the congestion charge;

· Sports development is seen as a priority, particularly encouraging participation by young people. The developer's proposal to make a revenue contribution to the junior sports development programme in Islington, through a Section 106 Agreement, is in keeping with this planning objective.

4.6 The 'make-up' of the Lambs Squash Club membership i.e. City workers principally living outside the EC1/ EC2/EC4 area is obviously unrepresentative of the local Islington community. I take the view that in these circumstances it is inappropriate and therefore unnecessary to carry out a consultation of the "local community" referred to in paragraph 10 of PPG17 and that this not constitute a breach of the guidance.

Overall Comment

4.7  The foregoing tables confirm the supply of relevant facilities in the area catering both for squash and health and fitness of a similar membership type as is currently offered to members of the Lambs Squash Club, It also confirms that memberships are available at all of them (Slim Jims and Champneys City Point for example have capacity for an additional 200 squash members at both facilities - a total of 400) and also that a number of clubs have active and competitive leagues. On this basis it is clear that Lambs Squash facility is surplus even to the limited requirements of its users.

5  Markets of Relevance

Market Context

Squash Participation

5.1 Also of relevance to the PPG17 assessment of the facility and need for the Lambs Squash Club is an understanding of the national market conditions and demand for squash, health and fitness facilities generally. In the following paragraphs, I summarise the key market characteristics of relevance.

5.2 There has been a significant decline in squash participation in recent years. TGI/British Market Research International estimated that in 1983/84 there were over 3 million squash players in the UK (7% of the adult population) and that by 1998 that figure had fallen to 1.25 million (27% of the adult population). As commented upon by Ted Wallbutton, Chief Executive and Secretary General of the World Squash Federation and former Marketing Manager of the English SRA:

"Squash underwent such a boom in that period (the late 70's} that too many squash courts were built, so the reduction in courts has been part of a natural retrenchment" source: The ciub Manager

5.3 This was recognised in the National Facilities Strategy for Squash in England 2000-2005 which commented:

5.4 "The sport of squash enjoyed a significant boom in the 1970's and early eighties but has faced problems over the past decade. By the mid 1980's, the period of rapid growth for squash had peaked and the health and fitness market had begun to attract people away from the sport. Further, that this is "....compounded by the ageing stock and poor quality of many existing courts"

The general decline in squash participation is further highlighted by the General Household Survey Statistics which charted participation in squash between 1987 and 2002. The Survey illustrated that the percentage of people participating regularly in the sport (four weeks before interview) had fallen from three percent of the adult population (aged 16 and over), in 1987 to one percent in 2002 as is illustrated in the following graph.
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Source: General Household Survey

5.5 In addition to a reduction in adult participation in squash, there has also been a decline in young people playing the game. This was highlighted previously in the Young People in Sport Survey which showed how participation among young people had fallen over the period 1994 to 2002 both in school (down from 6% to 2% who did sport at least once in school lessons), and out of school (down from 11% to 8% who participated in sport at least once out of lessons).

Facility Development

5.6 The National Facilities Strategy for Squash (2000-2005) suggested a situation of significant over supply in relation to the provision in England within the Strategy "in the order of 4000 courts". This situation of over supply was substantiated by some of the survey results undertaken in producing the Strategy i.e.:

"36% of affiliated clubs are operating at less than 50% membership capacity, however there is

no differential between peak and off-peak capacity

only 15% of affiliated clubs and 5% of local authorities indicated that they want to build new

courts

27% of affiliated clubs and 55% of local authorities have indicated that they have, or want to

convert one or more courts"

5.7 The National Facilities Strategy for Squash in England 2000-2005 proposed a hierarchy of facilities for squash at local, regional and national levels. It was noted that:

"At a local level, there is currently an over supply of facilities. The approach for future provision at a local level should therefore be one of rationalisation..."

The Strategy goes on to comment about facilities at regional and national levels, outlining the intention to develop a network of regional facilities - High Performance Centres "to offer support facilities for elite players". "

5.8 These strategic changes in squash facility provision have impacted on traditional squash clubs such as Lambs. Historically, these clubs have played an important role in hosting major squash competitions,   However, in recent years, major competitions have re-located to larger, multi- purpose venues and specialist venues (e.g. Manchester) which can provide squash viewing "in the round' - i.e. 4 sides. This is illustrated by the following listing of venues hosting the British Open.

· Wales National Ice Rink - Cardiff 

· National Indoor Arena – Birmingham

· Exhibition Conference Centre – Aberdeen

· National Indoor Arena – Birmingham

· National Indoor Arena – Birmingham

· National Squash Centre – Manchester

· Albert Hall - Nottingham Albert Hall

· Nottingham National Squash Centre - Manchester

5.9 As is evident, squash promoters are increasingly seeking venues that have the ability to cater for large audiences with central courts, including viewing from all 4 sides. The National Indoor Arena for example, is an internationally renowned sporting arena, located in the centre of Birmingham, with a seating capacity of 13,000. Additionally, given the investment in the purpose-built squash centre in Manchester, a legacy from the 2002 Commonwealth Games, it is likely that many major tournaments will be hosted there in the future. With permanent state of the art facilities that include 6 courts and 1 show court which can be moved into the athletics hall for major tournaments, the days of traditional squash clubs hosting major tournaments are numbered. It is evident therefore that the Lambs facilities are no longer appropriate to host major competitions due to the layout, quality of the courts and spectator capacity. Indeed, Lambs has not hosted the preliminary rounds of the British Open since 2001.

5.10 It is also of relevance to note in the context of major tournaments, that squash will not be represented in the 2012 Olympic Games. This was confirmed at a meeting of the Olympic Committee in early July 2005. Squash, along with Karate was unable to attract the requisite number of votes from IOC members (2/3 required), and indeed, was unable even to attract 40%. The suggestion that Lamb's has a potential role to play is therefore misinformed.

Health and Fitness

5.11 In undertaking this assessment I have also considered trends in availability of health and fitness facilities. This is in recognition of;

The current health and fitness provision at Lambs Growth in health & fitness participation

5.12 According to the Fitness Industry Association's "State of the Industry Report 2004", approximately 6 million UK consumers (encompassing a 4.5% growth in members in 2003) are now members of private and public sector health clubs - this represents a penetration rate of 10.3% of the UK population.

5.13 The report indicates a slow down in the development of new private health and fitness clubs (only 88 clubs opened in 2003 compared with 146 in 2002), as the industry takes stock of the significant growth levels achieved in recent years.

5.14 Reflecting the sophistication of the market, current supply within the private health and fitness sector can be segmented as follows.

5.15
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5.16 Cognisant of the above it is unsurprising to note the number of providers (across all sectors), which have converted "redundant" squash courts to additional health & fitness facilities, adding not only to overall revenue of the facility but also meeting health & fitness demand.

6  Conclusions

6.1 This submission has been prepared within the context of PPG17 and the recommendations contained within the Companion Guide.

6.2 We have visited the Lambs Squash Club and reviewed its current and historic membership and trading positions and would make the following points:

· Lambs Squash Club is a private members club offering specialist niche facilities

· It caters predominantly for workers in the City, reflected both by its opening hours (i.e. closed

· at weekends) and the post code analysis undertaken; and its usage could therefore be

· considered as unrepresentative of the local community

· In sports development and mass participation terms the club contributes little. It is a member's

· club (albeit operated by Fitness Exchange), and, as such, is run for the benefit of members

· In facility terms it previously played a wider than local role. Its importance is now diminished

· due in part to changing technologies in squash court design and the quality of existing

· provision - indeed it is not mentioned in the National Facilities Strategy for Squash (2000-

· 2005) in any context

· Market changes have been instrumental in the decline in membership (2088 in 2001 -1011 in Jan 2006)

6.3 We have visited alternative health and fitness facilities within a 10 minute walking distance of Lambs Squash Club and would make the following points:

· Squash membership is available at a number of other clubs including Slim Jims (200 squash

· places), Champneys City Point (200 squash place) but also at 2 facilities operating within the

· Fitness Exchange Group i.e. Cottons and Spitalfields. Membership, on the same terms as

· Lambs, will be offered to Lamb Squash Club members

· In qualitative terms, the alternative facilities offer similar facilities (a number of which are

· significantly better quality);

· In quantitative terms, there is sufficient membership space available at the alternative facilities

· identified to meet any displaced need from the Lambs Squash Club

6.4 The decline in the membership of Lambs Club reflects the market changes that have affected many squash clubs over the last 10 years. Its diversification into health and fitness may, at one stage, have arrested the decline, however it is clear from our audit, that the quality and mix of alternative facilities within the area, are, in general, significantly better than those at Lambs - the decline in memberships provides further evidence of this. Although the wider market trends both in leisure and sport and recreation demonstrate growth, this has been at the cost of some of the more formal activities such as squash - these trends show no sign of reversal.

6.5 The objective of my assessment was to determine whether the Lambs Squash club facility could reasonably be considered "surplus to requirements" as stated in Paragraph 10 of PPG17. This must depend on the nature of the existing facility, the nature of the membership and whether any need identified as met by the facility could be met elsewhere in the event that the facility is redeveloped.

6.6 In my view and in light of my assessment set out above, the Lambs Squash Club facility could reasonably be considered to be "surplus to requirements" and therefore in terms of PPG17 the loss of Lambs Squash Club is acceptable.
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