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AGENDA
Page Nos.
1. Apologies
2. Declarations of Interest by Members and Officers
3. Declaration of any Intentions to Record the Meeting
4, Minutes of the Planning Committee held on 2" February 2016 3-11
Exempt
12-13
PART 1 - ITEMS FOR DECISION
5. South Field Farm, Caunton Road, Norwell, NG23 6LB (15/02105/FULM) 14 - 22
(Site Visit:10.00am)
6. The Old Vicarage, Epperstone Road, Lowdham, NG14 7BU (15/01908/FUL) 23-32
7. Former Piano School, Mount Lane, Newark (15/01260/FULM) 33-72
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8. Oakham Farm, Forest Lane, Walesby (15/01198/FULM) 73 -157
9. Marehill Service Centre, Lowdham Road, Gunthorpe (15/02132/FUL) 158 - 165
10. Land South of Newark, Bowbridge Lane, Balderton (15/00440/RMAM) 166 - 182

PART 2 — ITEMS FOR INFORMATION

11(a). Appeals Lodged 183
11(b). Appeals Determined 184

PART 3 - STATISTICAL AND PERFORMANCE REVIEW ITEMS

None

PART 4 - EXEMPT AND CONFIDENTIAL ITEMS

The following items contain exempt information, as defined by the Local Government Act, 1972,
Section 100A(4) and Schedule 12A, and the public may be excluded from the meeting during
discussion of these items.

None

NOTES:-

A Briefing Meeting will be held in Room G21 at 3.00 pm on the day of the meeting between the
Business Manager - Development, the Chairman and Vice-Chairman of the Committee to consider
late representations received after the Agenda was published.



NEWARK AND SHERWOOD DISTRICT COUNCIL

Minutes of the Meeting of the PLANNING COMMITTEE held in the Council Chamber, Kelham
Hall, Newark on Tuesday, 2" February 2016 at 4.00pm.

PRESENT: Councillor D.R. Payne (Chairman)

Councillors: D.M. Batey, R.V. Blaney, Mrs C. Brooks, D. Clarke, R.A.
Crowe, Mrs M. Dobson, G.P. Handley, N.B. Mison, Mrs P.J.
Rainbow, Mrs S.E. Saddington, Mrs L.M.J. Tift, I. Walker, B.
Wells and Mrs Y. Woodhead.

ALSO IN
ATTENDANCE: Councillors: R.B. Laughton, J.D. Lee, A.C. Roberts and D.B. Staples and T.

125.

126.

127.

128.

129.

130.

131.

Wendels.

APOLOGIES FOR ABSENCE

There were none.

DECLARATIONS OF INTEREST BY MEMBERS AND OFFICERS

There were none.

DECLARATION OF ANY INTENTIONS TO RECORD THE MEETING

The Chairman informed the Committee that the Council was undertaking an audio
recording of the meeting.

MINUTES OF THE MEETING HELD ON 5™ JANUARY 2015

AGREED that the Minutes of the meeting held on 5t January 2016 be approved as a
correct record and signed by the Chairman.

ORDER OF BUSINESS

The Chairman with the permission of the Committee changed the order of business as
follows: Agendaitem No.5,9, 6, 13,11, 7,8, 10, 14 and 12.

GLEBE FARM, CAUNTON ROAD, NORWELL (15/02142/FUL)

The application was withdrawn from the agenda.

72 APPLETON GATE, NEWARK (15/02074/FUL)

The Committee considered the report of the Deputy Chief Executive, which sought
planning permission for the construction of a single storey extension to the rear of the
dwelling. In addition it was proposed that the use of the dwelling change from that of a
residential dwelling to a seven bed house of multiple occupancy for students.
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Councillor A.C. Roberts representing Newark Town Council informed the Committee
that, whilst the Town Council did not object to the proposals, as objections had been
received from neighbours it had requested the application be called in for Committee
to determine.

Members considered the application and concern was raised regarding the use being of
multiple occupancy and potential problems to neighbours from students. It was
however noted that there would be permitted development rights to extend in the
event of the property being used as a single residential dwelling.

AGREED  (with 9 votes for and 6 votes against) that planning permission be approved
subject to the conditions contained within the report.

OAKHAM FARM, FOREST LANE, WALESBY (15/01198/FULM)

The Committee considered the report of the Deputy Chief Executive, following a site
inspection held prior to the meeting, which sought full planning permission for the
change of use of the building identified as Unit 2 to an indoor motor bike training
facility relating to motorcross.

A schedule of communication was tabled at the meeting which included
correspondence received after the agenda was published from the following: Police
Authority and agent’s response; and objection letter and photographs.

Councillor D.B. Staples, as local Ward Member for Boughton, spoke against the
application for the following reasons. Fifty comments had been submitted to the Local
Authority, 25 in support of the application and 25 against. All those against were
residents of Walesby. The noise report presented was considered to be inadequate.
There were two properties and a playing field, which provided camping at weekends, in
close proximity to the site which would be affected by noise pollution. Concern was
raised regarding the high levels of pollution which would be emitted from the bikes and
into the atmosphere, polluting the local community. Health and safety for customers
was also raised as the nearest hospital was at least 30 minutes away. The report had
also indicated that there were no alternative sites in the North of the County, however
it was felt that this was incorrect as there were other suitable sites in the area;
Bevercotes Colliery was suggested as an ideal site. The access road to the site was a
private road with no footpath and was considered unsuitable for the amount of traffic
being proposed.

Members considered the application and it was commented that there was a
considerable amount of confusing information within the report. The application was
for an indoor motorbike training facility for a maximum of 30 bikes per session and a
maximum of 150 bikes per day. Confirmation had been received that no racing would
take place and the question was therefore raised as to what the riders of the bikes
would be doing within their training sessions. If the bikes were being ridden at speed it
was questioned that there was a fine line with that and racing. Concern was raised
regarding the wording of condition 3 relating to noise monitoring. The issue of
ventilation was also raised due to 30 bikes being ridden within one unit emitting
exhaust fumes, there would be a need for ventilation. It was felt that the description of
use was confusing and contradictory and the conditions were not strong enough.
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Concern was also raised regarding the maximum size of bike being 450cc which was
considered by Members to be a large bike given they were being used for training
purposes. Concern was also raised regarding the access to the site as low loaders
transporting the bikes would access the site along the narrow road.

A Member suggested that the application be deferred for further information as
detailed below.

AGREED  (with 14 votes for and 1 vote against) that the application be deferred for
further information as follows:

(i) clarification be sought on the use and its operation;

(ii)  the number of proposed bikes;

(iii)  the noise levels,

(iv) noise mitigation prior to use commencing and continuous monitoring;
(v)  fumes emitted and ventilation systems proposed; and

(vi)  consultation with emergency services and any licensing body.

LAND AT JUNCTION BETWEEN WELLOW ROAD AND NEWARK ROAD, WELLOW
(15/00457/FUL)

The Committee considered the report of the Deputy Chief Executive, which sought
planning permission for a traveller site including short term transit pitches and utility
block. A revised site layout had been submitted following the initial comments of the
Highways Authority. The revised plan showed the proposed access point onto Newark
Road to be located further north and therefore further from the junction with Wellow
Road.

The Committee was informed that this application was deferred at the December 2015
Planning Committee, in order to allow further consideration of impact on the
designated Conservation Area and investigate if any other gypsy and traveller sites had
been allowed in the Conservation Area nationwide, either by Local Planning Authorities
or on appeal, in order to ascertain whether less than substantial harm to a
Conservation Area had been a determinative issue for other applications. The report of
the Deputy Chief Executive included an addendum to the original report relating to this
issue. Addition written representations received were also detailed.

Officers had concluded a search on post NPPF decisions, both within the District and at
a National level. The report to Committee confirmed that a Gypsy and traveller site had
been granted in the Conservation Area within the Newark and Sherwood District at
Tolney Lane. The report also listed appeal examples where significant weight had been
attached to both unmet need for Gypsy and Traveller pitches and to harm to heritage
assets.

The Planning Officer confirmed that it was a matter of fact that the Authority had
accepted that it did not have a 5 year land supply of Gypsy and Traveller pitches and
that this had been tested at previous appeals and had been shown to carry significant
weight in the planning balance. In a case at Tolney Lane, Newark, this had even been
balanced against the risk to life from flooding and it was concluded the harm did not
outweigh the need in that particular instance. The Nottinghamshire authorities jointly
developed a methodology for assessing need which had been used to calculate the
District’s current pitch requirements. The proposal in Wellow would equate to 38% of
the current overall shortfall in supply.



The Planning Officer confirmed that any harm in Conservation Area terms must also
carry significant weight as a matter of law and the Conservation Officer had advised
that the impact on the Conservation Area in this instance would be at the lower end of
less than substantial harm providing that mitigation in the form of planting was
secured. Regard must be given to any other harm, in this case to the open countryside,
albeit Officers considered this was limited in this particular instance.

The Officer recommendation remained that planning permission should be granted in
this instance. Considerable importance and weight had been given to the desirability of
preserving the character and appearance of the conservation area. However, Officers
considered that the public benefit in providing 38% of the identified need for traveller
pitches in the District outweighed the less than substantial harm to the heritage asset
and any other harm identified in this particular instance.

Regardless of the Planning Committee resolution, Officers had agreed not to issue a
decision until such time as confirmation was received from the Secretary of State as to
whether the matter will be called in.

Councillor A. Baugh, representing Wellow Parish Council spoke against the application
in accordance with Wellow Parish Council’s views as contained within a presentation,
paper copies of which were provided to Members at the Committee meeting.

Members considered the application and the Local Ward Member for Wellow
commented on and thanked Planning Officers for the work that had been carried out in
considering the application. It was also commented that the area should not be
underestimated for the amount of tourism that was brought to the District. The
Wellow School had also made representations regarding the creep into the open
countryside.

A Member commented that the residents of Wellow had raised concern on planning
grounds for this application and he explained in detail the planning process and issues
that the Local Authority had to follow when determining gypsy and traveller sites.

AGREED (with 9 votes for and 6 votes against) that contrary to Officer
recommendation planning permission be refused for the following reasons:

(i) harm to the Conservation Area;

(ii)  adverse impact on the open countryside; and

(iii)  cumulative adverse impacts on the local community and Conservation
Area.

In accordance with paragraph 12.5 of the Planning Protocol, as the motion was against
Officer recommendation, a recorded vote was taken.

Councillor Vote
D. Batey For
R.V. Blaney Against
Mrs C. Brooks For

D. Clarke Against
R.A. Crowe For
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Mrs M. Dobson For
G.P. Handley For
N. Mison Against
D.R. Payne Against
Mrs P.J. Rainbow For
Mrs S.E. Saddington For
Mrs L.M.J. Tift For
l. Walker For
B. Wells Against
Mrs Y. Woodhead Against

LAND TO THE SOUTH EAST OF FORMER A46 (15/00912/FULM)

The Committee considered the report of the Deputy Chief Executive, which sought full
planning permission for the erection of two large agricultural sheds with associated
hardstanding.

The Committee was informed that this application was deferred at the January 2016
Planning Committee as no decision was reached.

A schedule of communication was tabled at the meeting which included
correspondence received after the agenda was published from the Battlefield Trust and
the agent.

Members considered the application and the local Ward Member commented that as
this was the only piece of land in the farmer’s ownership and due to the employment
issue he would support the application. Other Members commented that they could not
support the application due to the historic importance of the site. Another Member
commented that by allowing the agricultural buildings on the fields, the site would be
preserved for another generation to discover.

The Planning Officer informed Members that the agent had confirmed that an
archaeological survey had been undertaken on the site, with very little findings, albeit a
copy of that survey had not been submitted to the Planning Authority. Comments had
not been received from Historic England or the Battlefields Trust on the survey.

AGREED (with 8 votes for and 7 votes against) that contrary to Officer
recommendation full planning permission be approved subject to the
following conditions:

(@)  satisfactory archaeology survey as identified in the schedule of
communications;

(b) lower the height of the sheds by reducing the ground level of the site
by 1 metre, the earth not to be used to form a landscape bund;

(c)  screening through mature trees and vegetation; and

(d)  the sheds be painted in an appropriate masking colour.

In accordance with paragraph 12.5 of the Planning Protocol, as the motion was against
Officer recommendation, a recorded vote was taken.
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Councillor Vote
D. Batey For
R.V. Blaney Against
Mrs C. Brooks Against
D. Clarke For
R.A. Crowe For
Mrs M. Dobson Against
G.P. Handley For

N. Mison For
D.R. Payne Against
Mrs P.J. Rainbow For
Mrs S.E. Saddington Against
Mrs L.M.J. Tift Against
l. Walker For

B. Wells Against
Mrs Y. Woodhead For

LAND AT 65A CHURCH STREET, BILSTHORPE (15/02022/FUL)

The Committee considered the report of the Deputy Chief Executive, following a site
inspection held prior to the meeting, which sought full planning permission for the
erection of seven single storey bungalows.

A schedule of communication was tabled at the meeting which included
correspondence received after the agenda was published from Newark and Sherwood
District Council’s Strategic Housing.

AGREED (unanimously) that the full planning permission be approved subject to the
conditions contained within the report.

MAREHILL SERVICE CENTRE, LOWDHAM ROAD, GUNTHORPE (15/02132/FUL)

The Committee considered the report of the Deputy Chief Executive, following a site
inspection held prior to the meeting, which sought retrospective planning permission
for the change of use of the site from a vehicle service centre, which included repairs,
servicing and MOT'’s, to the display and sale of motorhomes.

Councillor Mrs L Geffrey, Chair of Gunthorpe Parish Council, spoke against the
application in accordance with Gunthorpe Parish Council’s views, as contained within the
report.

Members considered the application and suggested a deferral in order for clarification
regarding what the centre was being used for. The sign which was clearly visible on the
site visit advertised MOT’s, which contradicted the information provided within the
report. Clarification was also sought regarding motor homes being stored on land north
of the site, as there was no separate access to them.

The Planning Officer confirmed that the sign was advertising that motor homes were
sold with a twelve month MOT; there was also information on the sign advertising
cambelt repairs. The applicant had confirmed that the land north of the site was being
used by the owner of the land and not by the applicant. It was recommended that this
needed to be fully investigated by the Enforcement team and if necessary enforcement
action taken.
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A Member further commented that if the application was deferred for further
clarification, any future report recommending approval should condition the activities
being provided by the business.

AGREED (with 14 votes for and 1 abstention) that the application be deferred for the
following reasons:

(i) the land storing motor homes to the north of the centre be fully
investigated;

(ii)  clarification on the vehicle repairs being undertaken;

(iii) any future report recommending approval should condition the
activities being carried out on the site.

LAND OFF NORTH GATE, NEWARK (15/01858/0UTM)

The Committee considered the report of the Deputy Chief Executive, which sought to
vary condition 25 of planning permission 13/00997/0OUTM, for the proposed erection
of retail development bulky goods/open Al/open Al convenience uses and provision of
car parking to serve the same. The proposal submitted sought to allow the use of Unit
B as Al (non-food).

A schedule of communication was tabled at the meeting, which included
correspondence received after the agenda was published from an interested party and
Newark Town Council.

Members were informed of a further letter of objection which had been submitted
after the printing of the late item schedule, which had stated that the proposed change
would be detrimental.

Members considered the report and it was commented that there was a substantial
amount of planning history on this site and planning consent had previously been
granted on appeal. In granting the appeal the planning inspector was specific regarding
the items to be sold. No evidence had been submitted by the applicant providing a
reason why the restriction should be relaxed. Concern was also raised regarding the
impact that this would have on Newark Town Centre.

AGREED (unanimously) that contrary to Officer recommendation, outline planning
permission be refused on the grounds that the items to be sold from the site
were very clearly laid down by the planning inspector in granting an appeal,
which was contrary to the Authority’s judgement and no evidence had been
submitted to explain why the restriction should be relaxed. Change to the
condition would have an adverse impact on the viability of Newark Town
Centre.

THE OLD VICARAGE, EPPERSTONE ROAD, LOWDHAM (15/01908/FUL)

The Committee considered the report of the Deputy Chief Executive, which sought
retrospective planning permission for a wildlife pond located to the north of the Old
Vicarage.
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A schedule of communication was tabled at the meeting which included
correspondence received after the agenda was published from the applicant.

Councillor T. Wendels, as local Ward Member for Lowdham, spoke in support of the
application and commented that as soon as the applicant had realised that planning
permission was required a retrospective planning application was submitted. Lowdham
Parish Council’s main concern was flooding. The applicant had addressed the flooding
concern and undertaken a survey which had confirmed that the pond would not
increase the risk of flooding. He commented that the wildlife pond would be a benefit
to wildlife. The jetty and lighting was also clarified, the jetty was a small wooden jetty
which the pond specialists had advised the applicant to include. The applicant had
agreed for the removal of the jetty if that was the only thing that stood in the way of
the wildlife pond being considered acceptable. It was also confirmed that there were
no spotlights, a couple of portable floodlights had been used to provide light for the
landscaper in the early evening when the wildlife pond was being constructed. That
lighting had been removed. A local neighbour had also provided a letter in support of
the application and welcomed the change and felt it was giving something back to the
environment, that the wildlife pond would not harm any heritage assets and would
have a substantial enhancement to the greenbelt.

Members considered the application and some Members felt that, whilst the application
was retrospective, to ask for the pond to be filled in would be disproportionate.
Concern was raised regarding the change of use for the land and whether a condition
could be imposed preventing the land from being an extension to the domestic curtilage
of The OIld Vicarage and therefore prevented the encroachment upon the Green Belt.
Some Members felt that granting the application would set a precedent for future
applications and that the Committee should support the Parish Council who had
submitted their objection and comply with planning policy.

The Council’s Deputy Chief Executive confirmed that if planning permission was granted
for the wildlife pond, after time the land may become part of the domestic curtilage for
The Old Vicarage. It was suggested that if the Committee were minded to approve the
application, a legal agreement should be secured from the applicant removing any right
for future use on the land for domestic purposes or as an extension of the residential
curtilage.

AGREED (unanimously) that the application be deferred to allow the Planning Officer
to discuss whether measures to prevent future use of the land for domestic
purposes or as an extension of the residential curtilage by means of a
planning obligation might be acceptable in this instance.

CO-OP SUPERMARKET, LAKESIDE SHOPPING CENTRE, LONDON ROAD, BALDERTON
(15/02104/FULM)

The Committee considered the report of the Deputy Chief Executive, which sought
planning permission for the demolition of existing buildings, including the Total Petrol
Filling Station and the erection of a new Lidl food store (Class A1), relocation of existing
electricity sub-station and formation of a new access to servicing area, new car parking
spaces and associated landscaping.
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143.

144.

A schedule of communication was tabled at the meeting which included
correspondence received after the agenda was published from the Applicant’s Agent
and Senior Planning Officer.

AGREED (unanimously) that full planning permission be approved subject to the
amended conditions continued in the schedule of communication.

APPEALS LODGED

NOTED that the report be noted.

APPEALS DETERMINED

NOTED that the report be noted.

RULE NO. 30 — DURATION OF MEETINGS

In accordance with Rule No. 30.1, the Chairman indicated that the time limit of three
hours had expired and a motion was proposed and seconded to extend the meeting.

AGREED (unanimously) that the meeting continue.

EXCLUSION OF THE PRESS AND PUBLIC

AGREED  that under Section 100(A) of the Local Government Act 1972, the press and
public be excluded from the meeting during discussion of this item of
business on the grounds that it involves the likely disclosure of exempt
information as defined in Paragraph 5 of Schedule 12A of the Act and that
the public interest in maintaining the exemption outweighs the public
interest in disclosing the information.

LAND AT SOUTHWELL ROAD, FARNSFIELD (14/01469/0UTM)

The Committee considered a late report from the Deputy Chief Executive, which the
Chairman had agreed to take in order to permit the Planning Committee to determine
whether to commence legal proceedings within the six week statutory time limit
imposed by Section 288 of the Town and Country Planning Act 1990 for land at
Southwell Road, Farnsfield.

(Summary provided in accordance with 100C(2) of the Local Government Act 1972).

The meeting closed at 7.25pm

Chairman

11



PLANNING COMMITTEE — 1 MARCH 2016 AGENDA ITEM NO. 5

Application No: 15/02105/FULM

Proposal: Change of use of land to keeping and stabling of horses including stable
block and feed store

Location: South Field Farm, Caunton Road, Norwell, Nottinghamshire, NG23 6LB
Applicant: Mr K Wilson
Registered: 02 December 2015 Target Date: 02 March 2016

This application is referred to Planning Committee for determination because the Officer’s
recommendation is contrary to the recommendation of Norwell Parish Council.

The Site

Southfield Farm lies within the open countryside approximately 400m south of the village of
Norwell. The site is accessed from Caunton Road, and comprises a large modern dwelling and
approximately 8.2 hectares of agricultural land which extends eastwards from the main dwelling.
Three dwellings adjoin the land to the east whilst the nearest neighbour to the dwelling lies some
300m to the south along Caunton Road.

Relevant Planning History

11/00289/FUL - Construction of replacement 2 storey dwelling (following demolition of the
existing farmhouse) served by new access (permitted 19.04.2011)

The Proposal

The application seeks consent for the erection of two buildings and the change of use of the land
for the keeping of horses.

The buildings would be located to the south of the dwelling and will comprise a feed store and
stable block. The larger of the two is the stable block measuring 21.6m in width, 10.8m in depth
and 4.5m in ridge height to accommodate 9 no. stables, a tack room, feed room and wash bay and
will have an external finish of weatherboard cladding and felt tiles. The feed store has already
been erected since the submission of the planning application and measures 9m in length and
between 7.2m and 3.6m in width with an L-shape layout. This building is timber clad with steel
sheeting to the roof.

In terms of the fields surrounding the dwelling, these have been separated into paddocks by
approximately 1m high post and rail fencing.
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Departure/Public Advertisement Procedure

Occupiers of two properties have been individually notified by letter. A site notice has also been
displayed near to the site and an advert placed in the local press.

Planning Policy Framework

The Development Plan
Newark and Sherwood Core Strategy Adopted March 2011
e Spatial Policy 3: Rural Areas

e Core Policy 9: Sustainable Design
e Core Policy 13: Landscape Character

Allocations and Development Management DPD Adopted July 2013

e Policy DM5: Design
e Policy DM8: Development in the Open Countryside

Other Material Planning Considerations

e National Planning Policy Framework 2012
e Planning Practice Guidance 2014
e Newark and Sherwood Landscape Character Assessment SPD December 2013

Consultations

Norwell Parish Council — Support the proposal

NCC Highways — The principle of this development is acceptable. However, visibility is poor due to
the hedges either side of the proposed access. These hedges should be cut back or removed to
provide a visibility splay of 2.4m x 90m. These should be shown on a drawing and protected by
condition.

The access itself is currently constructed in loose stone. This should be replaced by tarmac
construction to the satisfaction of the Highway Authority within the extent of the public highway
(the highway boundary is the hedge line) and, beyond that, in a hard bound material for at least
another 2 metres to reduce the risk of loose material being dragged on to the carriageway.

Suggested conditions:

No part of the development hereby permitted shall be brought into use until the visibility splays of
2.4m x 90m are provided in accordance with details to be first submitted and approved in writing
by the Local Planning Authority. The area within the visibility splays referred to in this Condition
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shall thereafter be kept free of all obstructions, structures or erections exceeding 0.9m metres in
height.
Reason: In the interests of highway safety.

No part of the development hereby permitted shall be brought into use until the access is surfaced
in a bound material for a minimum distance of 5 metres from the edge of carriageway in
accordance with details to be first submitted to and approved in writing by the Local Planning
Authority.

Reason: To protect the structural integrity of the highway and to reduce the possibility of
deleterious material being deposited on the public highway (loose stones etc.).

Note to applicant:

The development makes it necessary to construct/improve a vehicular crossing over a verge of the
public highway. These works shall be constructed to the satisfaction of the Highway Authority. You
are, therefore, required to contact the County Council’s Highways Area Office tel. 0115 99 32609 to
arrange for these works to be carried out.

NSDC Environmental Health — No comments to make

Environment Agency — No objection to the proposal

Ramblers Association — | am responding on behalf of Nottinghamshire Ramblers - whilst | have no
objection in principal to this development and accept that an owner should be free to develop a
property within planning constraints | would like to make the following points.

Norwell FP5 is a field-edge path running along the northern boundary of this site. Its integrity
needs to be respected and it should be separated from the horses to give a minimum footpath
width of 1.5metres.

The Committee needs to give thought as to whether these new barns are in fact "highly compatible
with the prevalent landscape character” (para 5.12 in the D & A Statement). It is debatable

whether the previous development of Southfield Farm meets these criteria.

The same paragraph states that "the development is unlikely to have any impact on biodiversity".
Is this correct? | note that some hedgerows are to be replaced by fencing.

NCC Rights of Way — No comments received to date

Lead Local Flood Authority — No objection to the proposal

Comments of the Business Manager - Development

There are a number of matters that require consideration in the assessment of this application
which are discussed in turn below.
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Principle of Development

Southfield Farm lies within the open countryside and the fields surrounding the dwelling are
currently used for the keeping of 9 welsh ponies which are kept and bred as a personal hobby
(including show events) with no commercial use currently or intended. The stables are required
for shelter and mares in foal as there are currently no permanent shelters available to the site,
with the exception of a small skid shelter. Policy DM8 of the DPD allows for equestrian uses within
the open countryside, however it states that ‘proposals for domestic equestrian uses and
associated buildings will be assessed against the criteria of Policy DM5’, the criteria of which
includes local distinctiveness and character.

Impact on the Visual Amenities of the Area

Core Policy 9 states that new development should achieve a high standard of sustainable design
and layout that is of an appropriate form and scale to its context complementing the existing built
and landscape environments. Core Policy 13 requires the landscape character of the surrounding
area to be conserved and created.

The site is located within the Mid Nottinghamshire Farmlands Landscape Character Area in the
Newark and Sherwood Landscape Character Assessment (2010). The site falls within Caunton
Village Farmlands with Ancient Woodland (MN PZ 28) which is described as gently undulating
rounded topography with some flat areas, resulting in views being medium to long distance
enclosed in places by surrounding woodlands and hedgerows. Horsey culture infringing into fields
is described as one of the key drivers for change within the policy area. The landscape sensitivity is
defined as moderate and condition is defined as good.

The policy action for this area is ‘Conserve and Reinforce’ with specific actions to conserve the
rural character by limiting new development to within the settlements.

Southfield Farm is located along Caunton Road which is bounded by relatively flat land and
therefore views of the site are achievable from the surrounding landscape and particularly when
travelling along Caunton Road from either direction. The land surrounding the site is very sparse of
development, with Norwell village some distance to the north and only Glebe Farm and Flags Farm
to the south. As such, the character of the landscape is very open and any significant structure is
likely to be highly visible and therefore has the potential to have a harmful impact upon this
openness of the countryside.

| am mindful that the nature of the use requires a rural location due to the type and area of land
required for the grazing of ponies and as such, | accept the change of use of the land; the
agricultural land has been assessed as grade 3 and therefore the change of use would not result in
the loss of high grade agricultural land whilst still providing suitable quality of land for grazing.

Notwithstanding this however, the application seeks consent for two new buildings in connection
with the keeping of ponies and whilst it is accepted that stable blocks can be viewed as a typical
building within the countryside due to this need for grazing fields, the overall size and scale of the
buildings needs to be in-keeping with their surroundings and density of existing development as
well as respect the openness of the countryside in accordance with Core Policy 9 and Policy DM5
of the DPD.
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In order to retain the openness of the countryside, new buildings should be located as close to
existing development as possible. Upon first glance, the size of the domestic curtilage of Southfield
Farm appears to be sufficient to locate a stable block, however having visited the site | note that
there is little land available or suitable for a stable block and therefore the proposed location, in
my view, is likely to be the best available and is accessed via an existing entrance from Caunton
Road and via gates from the host dwelling.

Stable blocks are not considered agricultural buildings, although many modern buildings have an
agricultural appearance which somewhat reduces their impact within the rural setting.
Additionally, given that this development is for a personal use, | would expect any domestic stable
building to be small scale and low key to remain subservient to the host dwelling, as with any
outbuilding in connection with a residential building. In this instance, | take the view that the
proposed stable block is disproportionate in scale to the host dwelling and given this large scale, is
likely to have a harmful impact upon the open countryside by virtue of its size, height and bulk;
the site is located close to the highway and is visible from some distance away due to the
topography of the land. It should however be noted that the dwelling at Southfield Farm will go
some way to screening the proposed building when the site is viewed from the north. Whilst |
appreciate that a large stable block is required given the number of ponies the applicant owns, this
is not a reason for allowing such a large building within the open countryside; similarly, the LPA
would not allow an inappropriate extension to a dwelling within the open countryside because of
the number of occupants.

The applicant has submitted additional information regarding the British Horse Society’s
recommended stable sizes for ponies, which is between approximately 3x3m and 3x6.7m with a
height of between 2.7m and 3.4m with a clearance from the roof of 0.9m. Taking the larger of
these figures, the stable block proposed would provide a size of stable greater than the
recommendations and therefore could be reduced in scale. A reduction is scale could help limit
the impact upon the character of the area, however in this instance | do not consider that the
reductions would alleviate the concerns raised with regards to the impact upon the open
countryside.

The Highways Authority have requested that hedges either side of the access are cut back or
removed to provide a required visibility splay in the interests of highway safety; this would make
the proposed development more readily visible from the public realm, resulting in further harm
upon the openness of the countryside.

Turning to the feed store which has already been erected, this building on its own is likely to be
considered acceptable in terms of its scale, with a low ridge height meaning that visibility from the
public highway is more. Additionally, its location is likely to be considered acceptable as it is as
close to the house as practicable and still lies within the ‘red line’ of the approved replacement
dwelling application in 2011. However, | consider that cumulatively the size of buildings proposed
in connection with the ponies goes beyond what is usually considered a domestic equestrian use
and the overall scale of the buildings is likely to have an adverse impact upon the open
countryside contrary to Core Policy 9 and Policy DM5 of the DPD and the aims of the Landscape
Character Assessment (2010).
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Impact upon Residential Amenity

Policy DM5 of the DPD states that development proposals should ensure no unacceptable
reduction in amenity including overbearing impacts and loss of privacy upon neighbouring
development.

The closest neighbour to the site is Glebe Farm, some 400m from the proposed stable
development and as such, | do not consider the proposal to have an adverse impact upon the
amenities of this neighbouring property.

In terms of the land proposed for the keeping of horses, this land lies adjacent to several
properties along Bathley Lane. However no built development is proposed close to these
properties and the grazing of ponies or horses alone is unlikely to have a harmful impact upon
amenity.

| am therefore satisfied that following the amendments the proposal complies with Policy DM5 of
the DPD and the NPPF.

Impact upon Flood Risk

The site lies within flood zone 1 of the Environment Agency’s flood maps and therefore is
considered to be at a low risk of flooding. Core Policy 10 (which is in line with the NPPF) states that
through its approach to development, the Local Development Framework will seek to, amongst
other criteria; locate development in order to avoid both present and future flood risk. Policy DM5
of the DPD states that development proposals should wherever possible include measures to pro-
actively manage surface water.

Both the Environment Agency and the Lead Local Flood Risk Authority have been consulted on the
application and both have raised no objection to the proposal. As such, | consider the proposal to

be acceptable in terms of Core Policy 10 and Policy DM5.

Impact upon Highway Safety

Spatial Policy 7 of the Core Strategy seeks to ensure that vehicular traffic generated does not
create parking or traffic problems. Policy DM5 of the DPD requires the provision of safe access to
new development and appropriate parking provision.

The Highways Authority have no objection to the principle of the development from a highway
safety perspective, however visibility at the entrance to/exit from the site is poor due to the
hedgerows along the western boundary of the site. As such, the Highways Authority have
requested that these are cut back or removed to provide an adequate visibility splay and the site
access replaced by tarmac to prevent loose material being transferred to the public highway. |
consider these to be appropriate conditions in the interests of highway safety and should be
included on the decision should Members be minded to approve the application in accordance
with Spatial Policy 7 of the Core Strategy and Policy DM5 of the DPD.

Conclusion

The application seeks consent for the erection of a stable block and feed store as well as the
change of use of the land for the grazing of horses in order to provide shelter and accommodation
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for nine Welsh ponies for personal use only. The buildings are to be located to the south of the
dwelling and due to the topography of the landscape will be visible from some distance away.
Development is required to have regard for the character of the area and local distinctiveness as
well as have respect for existing built form; in this instance the character of the area is open
countryside and the built form is relatively low key and sparse, although the size of Southfield
Farm is considered large for a residential dwelling.

In itself, the feed store is likely to be considered acceptable development as its overall scale is
relatively small and would not dominate the landscape nor the dwelling which it is intended to
serve. Similarly, the change of use of the land is considered appropriate given the continuation of
a rural use, albeit no longer agricultural. These two elements are also not considered harmful to
the amenities of the local area.

However the main concern with the application is the proposed stable block, which has a footprint
of approximately 233m? which is a large building to be located within the open countryside and be
associated with a domestic use. Whilst it is appreciated that the applicant requires this stable
block for the nine ponies within their ownership it is considered that the overall scale of the
building would have a detrimental impact upon the open countryside with no planning
considerations or benefits identified which outweigh this harm. The Highways Authority’s
recommendation that the existing hedgerows along the western boundary are cut back or
removed are likely to further increase this level of harm upon the open countryside.

It is therefore concluded that this application is recommended for refusal to Members due to the
proposal’s adverse impact upon the open countryside. However, as mentioned earlier in this
report, the feed store has already been erected and use of the land has been changed. Given that
these elements on their own merits are likely to be considered acceptable, it is not recommended
that Enforcement action is taken against the application should Members be minded to refuse the
application, providing the applicant is made aware of the need to submit a new planning
application for these elements.

RECOMMENDATION

That full planning permission is refused for the following reason:

In the opinion of the District Council the proposed stable block by virtue of its size and scale,
would result in an adverse impact on the landscape and character of its open countryside location.
The development is therefore contrary to Core Policy 9 and 13 of the Core Strategy (Adopted
March 2011), Policy DM5 of the Newark and Sherwood Allocations and Development
Management DPD (Adopted 2013) and the aims of the Newark and Sherwood Landscape
Character Assessment (2010).

Notes to Applicant

01

You are advised that as of 1st December 2011, the Newark and Sherwood Community
Infrastructure Levy (CIL) Charging Schedule came into effect. Whilst the above application has
been refused by the Local Planning Authority you are advised that CIL applies to all planning
permissions granted on or after this date.
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Thus any successful appeal against this decision may therefore be subject to CIL (depending on the
location and type of development proposed). Full details are available on the Council’s website
www.newark-sherwooddc.gov.uk/cil/

02

The application is clearly contrary to the Development Plan and other material planning
considerations, as detailed in the above reason(s) for refusal. However the District Planning
Authority has worked positively and proactively with the applicant to make some revisions to the
proposal.

BACKGROUND PAPERS

Application case file.
For further information, please contact Nicolla Ellis on ext. 5833.

All submission documents relating to this planning application can be found on the following
website www.newark-sherwooddc.gov.uk.

Kirsty Cole
Deputy Chief Executive
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PLANNING COMMITTEE — 1 MARCH 2016 AGENDA ITEM NO. 6

Application No: 15/01908/FUL

Proposal: Retention of Wildlife Pond and change of use from agricultural to
residential use

Location: The Old Vicarage, Epperstone Road, Lowdham, Nottinghamshire, NG14
7BU

Applicant: Mr A Archer

Registered: 11 November 2015 Target Date: 11 April 2016

Members will recall this planning application was presented to the Committee on 2" February
2016. It was resolved by Members to defer the application to allow officers to discuss the
possibility of a S106 agreement with the applicant to ensure that there is no further
domestication of the land in association with the pond.

Following this decision by Members, Planning and Legal Officers have discussed the potential for
a S106 agreement and have concluded the following:

1. An amended site location plan shall show the red line boundary around the ponds only
to clearly define the land which is accepted under the change of use from agricultural
land and would prevent any domestication of the land surrounding the pond. The legal
agreement should also ensure that should the pond be removed that the area identified
by the red line should be restored to pre-existing levels and returned to agricultural use.

2. The post and rail fence should be reinstated as per the submitted plans to show a clear
definition of the residential curtilage to prevent creep onto the agricultural land

3. Permitted development rights within the red line boundary shall be removed to avoid
any future domestic use of the site should the pond be removed.

4. No additional landscaping to the site shall take place aside from maintenance; the land
shall be left in as natural state as possible.

The above has been discussed with the applicant and the site location plan has been amended
to show the red line boundary around the pond only (received 13 February 2016); neighbours
and Lowdham Parish Council have been consulted on this, the end date for their consultation
period being 7" March 2016. Please note that due to this consultation expiry date, a formal
decision cannot be issued until after this date, however with Members consent, Planning
Officers could be given discretion to consider comments made between this Planning
Committee meeting and 7" March.

Additionally, the applicant has advised that the landscaping to the site, including planting, has
already taken place; this was in place at the time of the Officer’s site visit. The planting
undertaken was in consultation with ecologists to provide the most appropriate habitats for
local wildlife.

The assessment below is for the most part the same as presented to Members in February, with
the exception of the discussions relating to lighting around the pond, which the applicant has

23



stated does not exist. Reference to this lighting has been removed from the report. An
additional paragraph within the conclusion of the report has been included following the
discussions between the Planning and Legal Officers. This is highlighted in bold.

This application is being referred to Planning Committee for determination by the local ward
member, Councillor Wendells, who is in support of the proposal.

The Site

The Old Vicarage lies to the north of Epperstone Road, outside of the main built up area of
Lowdham and is located within the Nottingham-Derby Green Belt. The dwelling is considered a
building of local interest. The wildlife pond is already in situ and lies to the north of the dwelling,
outside of the residential curtilage, within what was previously a field/paddock. The site is
surrounded by fields and lies partially within Flood Zones 2 and 3 of the Environment Agency Flood
Maps.

Relevant Planning History

No relevant site history.

The Proposal

The application seeks retrospective consent for a wildlife pond located to the north of The Old
Vicarage. The pond is approximately 1980m? in area and includes a small island in the centre of
the feature and a wooden jetty to the southern bank of the pond.

The land surrounding the pond has been landscaped including gentle mounds and 4no. trees to
the eastern boundary. The submitted application form states that work commenced on the pond
on 10 August 2015.

The submitted application form states that the application is for the retention of the wildlife pond
only and in a supporting e-mail with the application, the applicant has stated that “it was never my
intention to extend my garden to include the pond area and therefore | am happy for the wildlife
pond to remain outside of what the Council considers to be my existing domestic curtilage. This
being the case, my application seeks only the retention of the wildlife pond and does not
incorporate any associated change of use.” This matter is discussed further in the Business
Manager’s comments below.

Departure/Public Advertisement Procedure

Occupiers of two properties have been individually notified by letter. A site notice has also been
displayed near to the site.

Planning Policy Framework

The Development Plan
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Newark and Sherwood Core Strategy Adopted March 2011
Spatial Policy 4B: Green Belt Development

Core Policy 9: Sustainable Design

Core Policy 10: Climate Change

Core Policy 13: Landscape Character

Allocations and Development Management DPD Adopted July 2013
Policy DM5: Design

Policy DM7: Biodiversity and Green Infrastructure

Other Material Planning Considerations

e National Planning Policy Framework 2012
e Planning Practice Guidance 2014
e Chief Planner Planning Policy Statement published 31* August 2015

Consultations

Lowdham Parish Council — object to the proposal for the following reasons;

1. Development in green belt

2. Flood lights cause/could cause light pollution

3. Huge amounts of soil have been moved without permission

4. Banking could cause flooding. The raised level around it must cause a rise in water levels which
the Parish Council believe will cause flooding. The Parish Council needs to be convinced that
flooding will not occur as part of this development.

NCC Highways — No objection the proposal.

Environment Agency — Pond is located within Flood Zone 2 and it does not appear that land levels
have been raised and as such no comment to make.

Lead Local Flood Authority — No comments to make.
Trent Valley Internal Drainage Board — No objection to the proposal.
Nottinghamshire Wildlife Trust — Offer the following comments,

Ecological Information

We welcome the ecological information submitted, however, this is limited due to being a desktop
study only. We would have preferred a walkover survey to have been undertaken, as it would be
difficult to prove that the site is indeed species poor semi-improved grassland without assessing
the species composition of the sward. Nevertheless, it is understood that construction of the pond
has already commenced, and if the site was/is regularly short mown and heavily grazed, we would
agree that it is likely that the site could be of less ecological value. Although the creation of a pond
specifically for wildlife is likely to bring biodiversity benefits, it is important that you ensure an
established priority/rare habitat (such as unimproved grassland) is not lost to make way for a
different habitat.
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Improved grassland is a Nottinghamshire BAP habitat as it is recognised to provide biodiversity
value. This can include the following, as stated in the LBAP, Floral and invertebrate interest tends
to be low in many grasslands if they are grazed hard, but tussocks in lightly grazed grassland can
be important overwintering sites for invertebrates and provide essential cover for nesting birds and
their young. If the site is indeed improved/species poor semi improved grassland (although we
would argue there would need to be further evidence to prove this) it may be possible to mitigate
the loss of grassland within the soft landscaping scheme.

Mitigation and Enhancements

The soft landscaping refers to areas which will be reseeded. We would suggest using a species-rich
seed mix to compensate the loss of grassland and to encourage biodiversity benefits to
invertebrate species. These areas should only be cut once a year with the arisings removed. If
arisings cannot be removed, then a species mix suited to soils of high fertility would be suitable.
We suggest you request confirmation of the proposed seed mix.

In order for the pond to be suitable to wildlife, it is vital that the pond must not be stocked with
fish. Fish stock are likely to outcompete native species and can prevent amphibian populations
from becoming established.

Please also find attached information on native species which could be included with the pond
(only native species should be planted) and other techniques to include in the pond design which
will benefit biodiversity.

We also note the species list associated with the onsite shrub planting does not solely include
native species and those appropriate to the landscape area. Please also find attached a species list
for the Mid Nottinghamshire Farmlands Landscape Character Area.

Great Crested Newts and other Amphibians

It is considered that the onsite habitats are unsuitable to GCNs. In order for this to remain the
case, we would expect the grassland sward to be retained as a short sward prior to and during the
construction phase. If any GCNs or unidentified newts are found to be onsite, then works must
stop immediately and an ecologist consulted.

NSDC Conservation Officer — no objection to the proposal

One letter of support has been received from local residents/interested parties stating:

The applicant has done a marvellous job and they raise no objection to him being able to keep the
pond as it has been constructed. In an area where everyone seems to be building houses on every
available piece of grassland, it is a welcome change to see somebody giving something back to the
environment. The pond will no doubt secure many ecological and wildlife benefits — indeed a
family of ducks already appear to have made the pond their home. The application will not
detrimentally affect anybody else.

Comments of the Business Manager

There are a number of matters that require consideration in the assessment of this application
which are discussed in turn below.

Principle of Development
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The Old Vicarage lies outside the defined village envelope for Lowdham and therefore lies within
open countryside which forms part of the Nottingham-Derby Greenbelt. It is clear from aerial
photography that the land to the north of The Old Vicarage was a field prior to the construction of
the wildlife pond. Whilst the applicant owns this land, he has stated in his submitted supporting
information that he has no intention of using it as part of his residential garden and acknowledges
that it is not within his established residential curtilage. However, it is the opinion of Officers that
the pond which is intended to the solely for the enjoyment of applicant, with its associated timber
jetty and external spot lighting, can only be viewed as a feature that is incidental to the enjoyment
of the dwellinghouse and therefore the change of use of the land should be considered within the
assessment of this application. As such, the description of the development has been changed to
include the change of use of the land. The NPPF places strict control over what development is
considered acceptable within the Green Belt which is backed up by Spatial Policy 4B of NSDC'’s
Core Strategy. The NPPF does allow for limited development within the Green Belt, including
engineering operations and provision of outdoor recreation providing they do not conflict with the
purposes of including the land within the Green Belt and preserves the openness.

This proposal seeks retrospective consent for the wildlife pond. Reference is therefore made to
the Chief Planner Planning Policy Statement published on 31 August 2015 relating to Green Belt
protection and intentional unauthorised development which makes unauthorised development
within the Green Belt a material planning consideration. The LPA needs to be mindful of the policy
statement in determining this application.

Impact upon the Green Belt

The NPPF is clear that development within the Green Belt is inappropriate with the exception of
limited types of development. Development also must not impact upon the openness of the Green
Belt. Two of these types of developments include engineering operations and outdoor recreation
providing they preserve the openness and do not conflict with the reasons behind including the
land within the Green Belt; the construction of the pond is considered an engineering operation
however given that the pond is for the use of the owners only, | do not consider the pond to fall
within the outdoor recreation use.

Having regard to the above, | consider the engineering operation alone to be acceptable
development within the Green Belt, offering potential benefits for wildlife without having a
harmful impact upon the openness of the Green Belt; the pond is well-screened from the
surrounding area with only limited views achievable from the public realm. However the
associated domestication of the pond (i.e. the jetty) and the land in which the pond lies would
constitute an extension to the domestic curtilage of The Old Vicarage which is not included as
appropriate development within the NPPF. This change of use of the land would therefore result
in the encroachment upon the Green Belt that could be considered harmful to the purposes of the
Green Belt, not aided by the use of spot lights and the jetty which further domesticate the land. In
accordance with paragraph 88 of the NPPF, great weight must be given to any harm to the Green
Belt and in this instance there are ‘very special circumstances’ for which this harm could be
outweighed.

In addition to the above, the Chief Planner Planning Policy Statement published on 31°" August
2015 requires unauthorised development within the Green Belt to be considered as a material
consideration in determining planning applications. The Government is concerned about harm
that is caused by intentional unauthorised development within the Green Belt. Whilst there is no
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evidence to suggest that the development was intentional, the harm caused as a result of the
development taking place without planning permission needs to be considered. It has already
been discussed above that the change of use of the land is harmful to the Green Belt however
there are no very special circumstances which outweigh the development’s harm upon the Green
Belt and therefore although the wildlife pond has been completed, this is not a reason to approve
the application.

Impact on the Visual Amenities of the Area

The Old Vicarage is identified on the County Historic Environment Record (HER) as a Local Interest
building. This is in part due to its age, architectural interest and historic associations with the
Church. Local Interest buildings are non-designated heritage assets. Furthermore, Lowdham Mill
to the east is Grade Il listed. As such, regard must be given to Core Policy 14 of the Core Strategy
and Policy DM9 of the DPD, as well as the NPPF, which seek to preserve the character and
appearance of the historic environment. The internal Conservation Officer has assessed the
proposal’s impact upon these historic buildings and has advised the following,

Having reviewed the submitted application, and visited the proposal site and nearby heritage
assets (including the significant parish church), | consider the development to cause no material
harm to the setting of any heritage assets in this case. The pond is located on land with a wider
established wetland landscape character and it appears that the proposal has potential nature
conservation benefits. The concept of large garden features within the setting of larger, more
polite historic buildings, furthermore, is characteristic and not alien or obtrusive in this case.

Conservation has no material objections in this case, and considers the proposal to be consistent
with the objectives of conservation as set out under section 66 of the Act and more generally
within section 12 of the NPPF and DM9 of the Council’s A& DM Policies DPD.

The site lies outside of Lowdham village and is surrounded by fields which are relatively low-lying.
The site is screened from the public realm and therefore there are only limited views of the site as
you travel along Epperstone Road. However, the domestication of the land would result in the
encroachment upon the countryside (and Green Belt) which has the potential to change the
character of the landscape, depending on future uses of the land, e.g. use as garden area, which is
not considered appropriate within the rural setting. Policy DM5 requires new development to
reflect the local distinctiveness and character of the surrounding landscape, which in this instance
is the Green Belt. On this basis, | do not consider the proposal to comply Policy DM5 of the DPD.

In accordance with Core Policy 13, development should also have regard for the landscape
character of the area which in this instance is considered to be in good condition and of moderate
sensitivity. Given the low-lying nature of the development, | do not consider the proposal to have
an adverse impact upon the character of the area.

Overall, the wildlife pond is not readily visible from the public realm (although the spotlights at
night are likely to result in some level of intrusive illumination) and is therefore considered
unlikely to have an adverse impact upon the historic environment or landscape, however the
domestication of the Green Belt is considered likely to have a harmful impact upon the character
of the area and therefore | do not consider the proposal to wholly comply with local and national

policy.
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Impact upon Residential Amenity

Policy DM5 of the DPD states that development proposals should ensure no unacceptable
reduction in amenity including overbearing impacts and loss of privacy upon neighbouring
development.

The closest neighbour to the site is Lowdham Mill, some 140m from the development and as such,
| do not consider the proposal to have an adverse impact upon the amenities of the neighbour
properties in terms of overlooking, overshadowing or overbearing impacts.

As mentioned earlier in this report, spot/flood lights are located around the pond which have been
raised as an issue by the Parish Council. The light pollution from these lights could be of nuisance
to neighbouring residents, however given the distance between properties, | do not consider it
likely that the lighting would have a harmful impact upon the neighbours, although | am mindful
that the lighting will be visible from the surrounding area.

I am therefore satisfied that proposal complies with Policy DM5 of the DPD and the NPPF.

Impact upon Ecology

Core Policy 12 of the Core Strategy supports development which enhances wildlife. The proposal
seeks to attract wildlife and provide a habitat for them. The landscape character assessment for
the Council states that the Mid-Nottinghamshire Farmlands area in which the site is located within
lacks habitats for wildlife and as such, it could be considered that the wildlife pond will help
provide a suitable habitat. Notwithstanding this, Nottinghamshire Wildlife Trust have raised a few
concerns regarding the pond as detailed in the Consultations section above. These concerns
include the non-native shrubs around the pond and the potential to stock the pond with fish;
neither of these should be used/carried out in order to ensure that the pond encourages native
wildlife.

Conclusion

The wildlife pond is already in situ however the appropriateness of the proposal still needs to be
considered. Overall, the proposal is not considered to have an adverse impact upon the local
interest building or the nearby listed building nor neighbour amenity. In terms of ecology, the
pond has the potential to provide a new habitat for wildlife, something which according to the
Landscape Character Assessment states the Mid Nottinghamshire Farmlands area is lacking.
However, the assessment does not pin point where enhanced habitats should be located across
the area and as such, a similar development could be located in a less sensitive area outside of the
Green Belt and therefore does not provide justification for the current location.

It has been discussed that the NPPF places great weight upon a development’s harm upon the
Green Belt and it has been concluded that the proposal is not considered to unduly impact upon
the openness of the Green Belt and in this regards complies with paragraph 90 of the NPPF.
However, the wildlife pond results in the formal domestication of Green Belt land which is not
supported by Green Belt policy and is therefore considered to conflict with the purposes of
including land within the Green Belt designation. | do not consider that the merits of the scheme
outweigh the harm to the Green Belt.
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On the basis of the above, it is concluded that the proposal does not comply with Section 9 of the
NPPF in terms of its impact upon the Green Belt and therefore the application is recommended for
refusal. Given that the pond and associated landscaping are already in situ, it is recommended that
an enforcement notice is served at the same time as the planning decision is issued to seek to
return the land to its former state.

RECOMMENDATION ONE

That full planning permission is refused for the following reason:

In the opinion of the District Council the domestication of the land through the associated wildlife
pond constitutes inappropriate development in the Green Belt and is therefore considered to
conflict with the purposes behind the designation of the land as part of the Nottingham-Derby
Green Belt. It represents an eroding encroachment outside the residential curtilage and there are
no very special circumstances which would outweigh this harm. The development is therefore
contrary to Spatial Policy 4B of the Newark and Sherwood Core Strategy (2011) and the National
Planning Policy Framework (2012).

RECOMMENDATION TWO

That appropriate enforcement action is taken by the Deputy Chief Executive, in consultation with
the Chair and Vice Chair of Planning Committee.

Notes to Applicant

01

You are advised that as of 1st December 2011, the Newark and Sherwood Community
Infrastructure Levy (CIL) Charging Schedule came into effect. Whilst the above application has
been refused by the Local Planning Authority you are advised that CIL applies to all planning
permissions granted on or after this date.

Thus any successful appeal against this decision may therefore be subject to CIL (depending on the
location and type of development proposed). Full details are available on the Council’s website
www.newark-sherwooddc.gov.uk/cil/

02

The application is clearly contrary to the Development Plan and other material planning
considerations, as detailed in the above reason for refusal. Working positively and proactively with
the applicants would not have afforded the opportunity to overcome these problems, giving a
false sense of hope and potentially incurring the applicants further unnecessary time and/or
expense.

BACKGROUND PAPERS

Application case file.

For further information, please contact Nicolla Ellis on ext. 5833.
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All submission documents relating to this planning application can be found on the following
website www.newark-sherwooddc.gov.uk.

Kirsty Cole
Deputy Chief Executive
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Crown Copyright and database right 2015 Ordnance Survey. Licence 100022288, Scale: Not to scale
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PLANNING COMMITTEE —1 MARCH 2016 AGENDA ITEM NO. 7

Application No: 15/01260/FULM

Proposal: Conversion into 14 rooms, 5 self-contained studios, 3 x 1 bedroom
apartments and 1 x 2 bedroom apartment

Location: Former Piano School Mount Lane Newark on Trent Nottinghamshire
Applicant: Unity Holdings Ltd Mr s Grace
Registered: 17" July 2015 Target Date: 16™ October 2015

Extension of time agreed until 4™ March 2016

Following Planning Committee on the 5" January 2016 Members deferred the determination of
the application pending the further clarification of some details of the proposed development.
The applicant has deposited additional information in response and this information has been
summarised in bold within the relevant sections of the report.

The application has been called in at the request of Councillor Keith Girling.
The Site

This application relates to 0.0647 hectares of land comprising the former Piano School, a range of
Edwardian single and two storey buildings located within Newark Town Centre and the
Conservation Area.

The site is accessed from Mount Lane a narrow lane providing vehicular access from Appleton
Gate which serves residential properties on Mount Lane and which has very limited off street
parking provision and is also subject to parking restrictions. There is also pedestrian access from
The Mount to the north west.

To the north west the site is adjoined by the Former Mount School, a Grade Il Listed Building
which now forms part of the St Leonard’s Trust sheltered housing scheme. To the south west lies
St Mary Magdalene’s Church, a Grade | Listed Building and associated church grounds. To the
south and north the site is bounded by two storey dwellings on Mount Street and Jallands Row, a
Grade |l Listed terrace. To the east there is a commercial yard and commercial/residential
properties fronting Appleton Gate.

Relevant Planning History

10/00482/FUL 10/00483/LBC — planning and Listed Building Consent were refused in May 2015 for
the conversion of the Piano School into five dwellings, the demolition of single storey piano
practice rooms, workshop and external stairs and the erection of one dwelling, on the grounds
that the building to be demolished made positive contribution to the conservation area, no
justification had been put forward for any demolition and the proposal would unduly impact on
the character and appearance of the conservation area and the amenity of the occupiers of
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neighbouring properties.

09/01231/FUL — an application was received in September 2009 for the conversion of piano school
building to 6no. town houses together with demolition of single storey lean to building, workshop
and external stairs. This application was subsequently withdrawn.

The Proposal

As originally submitted full planning permission was sought for the conversion of the existing
buildings to form a residential development comprising 15 no. rooms with shared kitchen facilities
and some shared bathroom facilities, 6 no. self contained studios, 2 no. 1 bedroom apartments
and a 1 no. 2 bedroom apartment.

Revised plans have been received on the 14™ December 2015 which amend the scheme as
follows:

Apartment A/15 from the HMO has been omitted from the scheme.
Wall mounted cycle stands have been added within the courtyard area

The internal ground floor layout of the HMO has been amended to feature a fire escape
door to the west elevation

The existing ground floor north gable window apertures (Elevation GG) are to be partially
bricked-up to feature new high-level windows, in order to give privacy to the neighbouring
gardens.

The proposed new roof light above apartment B/3 has been omitted.

The proposed new window opening to apartment B/2 has omitted.

New external lighting and security PIR lighting was added has been added within the
courtyard area.

All kitchenette units have been removed from bedrooms within HMO
The HMO kitchen was expanded to comply with DASH guidelines.

New bin stores were added for each apartment and a secure refuse store added for the
HMO.

The existing windows along the southern elevation to Apartment B/9 are to be fully
bricked-up and the roof-lights removed, in order to give total privacy the neighbouring
property. The internal layout of apartment has been rearranged to utilise the existing
windows along the northern elevation.

The refuse store area for the HMO has been extended.

The amendments to the scheme result in the provision of 14 no. bedrooms with shared communal
facilities (i.e kitchens and some bathrooms) and 5 no. self-contained rooms (or studio
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apartments), 3 no. 1 bed apartments and 1 no. 2 bed apartment totalling 23 units.

A further revised plan has been deposited which shows the ground floor windows serving rooms
A/4 and A/5 on the gable elevation facing Jallands Row to be partially bricked up and obscured
with only high level window sections being retained as clear glass.

Additional waste management comments and security measures were received on the 28"
October 2015.

A number of enabling works are proposed in the form of modification to some existing window
openings, either to create new door openings, blocking up of some existing openings or
reinstatement of some former openings to form new door openings, repointing and structural
repairs, repairs and replacement of some existing roofs, replacement rooflights, replacement
staircases, repair and redecorate existing windows , repair and replace some existing rafters,
replace existing rainwater goods, external landscaping and erection of a porch. These works are
detailed within the Heritage Statement deposited with the application.

A Design and Access Statement, Heritage Statement and a Bat Survey prepared by EMEC Ecology
also accompanies the planning application.

Departure/Public Advertisement Procedure

Occupiers of 47 neighbouring property have been individually notified by letter. A site notice has
also been displayed near to the site and a notice has been published in the local press.

Planning Policy Framework

The Development Plan

Newark and Sherwood Core Strategy Adopted March 2011

e Spatial Policy 1 - Settlement Hierarchy

e Spatial Policy 2 - Spatial Distribution of Growth
e Spatial Policy 6 — Infrastructure for Growth

e Spatial Policy 7 - Sustainable Transport

e Core Policy 1 — Affordable Housing Provision

e Core Policy 3 —Housing Mix, Type and Density
e Core Policy 9 -Sustainable Design

e Core Policy 10 — Climate Change

e Core Policy 12 — Biodiversity and Green Infrastructure
e Core Policy 14 — Historic Environment

e NAP1 - Newark Urban Area

Allocations and Development Management DPD Adopted July 2013

e Policy DM1 - Development within Settlements Central to Delivering the Spatial Strategy
e Policy DM2 — Development on Allocated Sites

e Policy DM3 - Developer Contributions

e Policy DM4 - Renewable and Low Carbon Energy Generation

e Policy DM5 — Design
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e Policy DM7 - Biodiversity and Green Infrastructure
e Policy DM9 - Protecting and Enhancing the Historic Environment
e Policy DM12 - Presumption in Favour of Sustainable Development

Other Material Planning Considerations

e National Planning Policy Framework 2012

e Planning Practice Guidance 2014

e Newark and Sherwood Affordable Housing SPD (June 2013)

e Newark and Sherwood Developer Contributions and Planning Obligations SPD (December
2013)

Consultations

Newark Town Council — No objections were raised to this application, however the committee
expressed some concern with regards to the possible over intensification of the site and the
potential for noise disturbance given the number of units being proposed.

Newark Civic Society - Object to the proposal pending clarification of the number of units. This
appears to be advertised as 'conversion into 10 residential units' but the supporting statement
seems to indicate there would be x 15 rooms [mixture of en-suites and shared facilities], 6 self-
contained studios, 2 x 1 bed apartments and 1 x 2 bed apartment. So in other words there would
be 15 bedrooms in a communal/shared living arrangement with common rooms and shared
bathrooms etc- registered as a HMO -House in Multiple Occupation and 9 individual apartment
making 15 bedsits = 1 unit.

We have concerns about the density of this proposal and the amenity impact for people living on
Mount Lane or in the St Leonard’s sheltered housing.

NCC Policy - One of the core principles of the National Planning Policy Framework (NPPF) is to
support and deliver economic growth to ensure that the housing, business and other development
needs of an area are met. The NPPF looks to boost significantly the supply of housing. The
principles and policies contained in the NPPF also recognise the value of and the need to protect
and enhance the natural, built and historic environment, biodiversity and also include the need to
adapt to climate change.

A key aspect of the NPPF is that it includes a presumption in favour of sustainable development
which means that, for decision-taking, local planning authorities should approve development
proposals that accord with the development plan without delay or where a development plan is
absent, silent or out of date, grant permission unless any adverse impacts of the proposal
outweigh the benefits, or specific policies in the NPPF indicate that development should be
restricted.

The NPPF also discusses the weight that can be given in planning determinations to policies
emerging as the local authority’s development plan is being brought forward. The weight given to
these policies will be very dependent on; their stage of preparation, the extent to which there are
unresolved objections and the degree of consistency with the NPPF.

The Government is committed to securing economic growth, with the planning system
encouraging sustainable growth, as set out in paragraphs 18 and 19 of the NPPF.
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Paragraphs 29-41 of the NPPF address the issue of sustainable transport. The NPPF requires all
major planning applications to be supported by an appropriate Transport Assessment (TA) and
concludes that new development proposals should only be refused on transport grounds where
the residual cumulative impacts would be severe.

The National Planning Policy Framework (NPPF) seeks to promote healthy communities.
Paragraphs 69-78 of the NPPF sets out ways in which the planning system can play an important
role in facilitating social interaction and create healthy inclusive environments. To support this
Local Planning Authorities are tasked with involving all sections of the community in the
development of Local Plans and in planning decisions. Planning policies should in turn aim to
achieve places which promote:

e Safe and accessible environments
e High quality public spaces

e Recreational space/sports facilities
e Community facilities

e Public rights of way

Paragraph 72 of the NPPF states that,

“The Government attached great importance to ensuring that a sufficient choice of school places is
available to meet the needs of existing and new communities. Local Planning Authorities should
take a proactive, positive and collaborative approach to meeting this requirement, and to
development that will widen choice in education. They should:

e Give great weight to the need to create, expand or alter schools; and
e  Work with school promoters to identify and resolve key planning issues before applications
are submitted”

Paragraph 171 of the NPPF relates to Health and well-being and encourages Local Planning
Authorities to work with public health leads and organisations to understand and take account of
the health status and needs of the local population, including expected future changes, and any
information about relevant barriers to improving health and well-being.

County Planning Context

Waste

In terms of the Nottinghamshire Waste Core Strategy (December 2013), there are no existing
waste sites within the vicinity of the site whereby the proposed development could cause an issue
in terms of safeguarding the existing waste management facilities (as per Policy WCS10).

As a large development the County Council would be keen to see the best practice of waste
management for the development. As set out in Policy WCS2 ‘Waste awareness, prevention and
re-use’ of the Waste Core Strategy, the development should be ‘designed, constructed and
implemented to minimise the creation of waste, maximise the use of recycled materials and assist
the collection, separation, sorting, recycling and recovery of waste arising from the development.’

Minerals
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The site does not lie within a Mineral Safeguarding and Consultation Area and as such the mineral
safeguarding policy set out in the emerging Minerals Local Plan does not need to be considered.
The County Council therefore does not wish to raise any objections to the proposal from a
minerals perspective.

Strategic Planning Issues

Strategic Highways

The County Council do not have Strategic highways objections to the proposed development.

Travel and Transport

Heritage

This application is accompanied by a Heritage Statement that has identified the history of the site
and explains how the proposals respond to the conservation of the fabric of the historic building
envelopes. The approach to the conversion does take account of the heritage interest of the
conservation area in terms of the treatment of the fabric and the significance of the buildings, but
makes little reference to the impact on the setting of the adjacent listed buildings.

The proposed new use for the main proportion of the site as HMO introduces various issues, this
may be the most viable use for this particular site which appears to be particularly limited in space
for parking. The Design and Access Statement refers to the low level of car ownership of likely
tenants and provision of storage for bicycles. The County Council could not identify any such
storage facilities on the plans and it is unclear where refuse bins would be accommodated. It is not
clear from the information provided if the site has been marketed for alternative uses since the
2009 application referred to in the Heritage Statement. The Design and Access Statement states
that within the town centre ‘ commercial properties are becoming increasingly difficult to rent due
to their size and ongoing maintenance commitments’, there is no further discussion or evidence
offered to support this.

Ecology

Given that the structure to be refurbished is early 20" century in age, with a roof that has fallen
into disrepair, it is recommended that a bat scoping survey is carried, prior to the determination
of this application, along with any subsequent, more detailed surveys that may be required. The
unit has been vacant for over 18months and is in close proximity to areas of parkland and mature
gardens, increasing the likelihood of roosting bats being present in the area.

In addition, it is apparent from aerial photos that there is a mature tree adjacent to the northern
edge of the site boundary. There is some overhang of the canopy into the site area, thus if there
are any arboricultural works required to this tree, then it should also be checked with regards to
roosting bats.

Developer Contributions

Should the applications proceed, Nottinghamshire County Council will seek developer
contributions relating to the County Council’s responsibilities in line with the Council’s adopted
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Planning Contributions Strategy and the Developer Contributions Team will work with the
applicant and Newark and Sherwood District Council to ensure all requirements are met.

NCC Conservation Support Officer — Confirm that no library or education contributions would be
sought in this instance.

NCC Highway Authority - As this is a town centre development, with adequate public car parking
facilities in close proximity, there is no insistence on the provision for off street parking. Therefore,
there are no highway objections to this proposal.

NSDC Environmental Health Contaminated Land - This proposal includes refurbishment of
buildings/structures which are of an age where asbestos may have been used in the construction
and/or insulation materials. There are no soil screening values for asbestos; it is considered that
there is no safe exposure level for human health. Where the existing or previous land use(s)
indicate that there is a potential for asbestos to be present at the site, the applicant/developer will
need to have a contingency plan to effectively deal with these materials. Should the
construction/conversion phase reveal the presence of asbestos, please notify the Health and
Safety Executive (HSE) on 0845 3450055 and the Proactive Team in the Environmental Health at
Newark and Sherwood District Council on 01636 650000.

Under the Control of Asbestos Regulations 2012, in the majority of cases anyone working with
asbestos will require a licence; it is an offence to work with asbestos without one and could result
in prosecution. In addition, there have been some changes to what is required for non-licenced
asbestos work. Details of the changes are available from the HSE website at
http://www.hse.gov.uk/asbestos/regulations.htm.

NSDC Environmental Health - It appears from the application that the accommodation comprises
of self-contained units and also accommodation that will share facilities.

The applicant should ensure that the facilities provided for the shared accommodation complies
with the attached DASH guidance on amenities and space standards. Such provisions should be in
consultation with this Department.

NSDC Planning Policy — Relevant policy background is outlined:-

NPPF In terms of housing, this requires LPA’s to maintain deliverable 5 year supply of housing land
in sustainable locations. In terms of heritage, requires LPA’s to set out a positive strategy for the
conservation and enjoyment of the historic environment. Planning Practice Guidance offers
advises on decision taking in respect of the historic environment.

NSDC Core Strategy 2011  Addresses NPPF housing requirement by defining a settlement
hierarchy in Spatial Policy 1 and allocating proportionate amounts of housing development to it
through Spatial Policy 2. Addresses NPPF heritage requirement through the priorities set out in
Core Policy 14. Core Policy 3 sets the requirement for affordable housing provision on 10 or
dwellings in the Newark Urban Area.

Allocations & Development Management DPD 2013 Allocates housing sites to meet the targets set
out in the Core Strategy and establishes the principal of windfall development within settlements
such as Newark through Policy DM1. It contains other Development Management Policies that
deal with Historic Environment (DM9) and Design (DM5) that will be relevant to assessing the
detailed proposal.
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ASSESSMENT

The site lies in the Newark Urban Area where Policy DM1 facilitates housing development
appropriate to the size and location of the settlement, it status in the settlement hierarchy and in
accordance with other relevant policies.

As a sub-regional centre the LDF intends Newark to be the main location for new housing. Within
this context the provision of 10 residential units is entirely appropriate for this location. The type
of accommodation proposed does not require justification to satisfy any policy (although the
impacts arising from it may) however as this would certainly result in a greater number of units
and therefore more efficient use of land than more conventional self-contained dwellings and
offers a range of affordable market accommodation | consider it is to be welcomed. My
understanding is that as the proposal would create 1 no. House in Multiple Occupation and 9 no.
dwelling houses it would fall below the threshold for provision of affordable housing.

The other relevant policies to consider this proposal against are DM5 — Design and DM9 -
Protecting and Enhancing the Historic Environment. | defer your and the Conservations teams
assessment of these matters.

CONCLUSION

If the detail of the proposal satisfies Policies DM5 and DM9 and there no material considerations
arise that indicate otherwise, the proposal would be in accordance with the development plan and
its approval would result in the delivery of dwellings in a sustainable location and maintenance of
the 5 year housing land supply.

NSDC Conservation — It is understood that the site has been the subject of pre application
discussions and that this identified the significance of the building and the need for its overall
appearance and form to remain and be conserved as a building of local interest within the
conservation area and it also forming part of this designated heritage asset.

The principle of the porch area has already been identified as being acceptable at pre application
stage.

Overall the form and appearance of the building is we’ll maintained with this scheme and my only
comments relate to joinery details.

The new rooflights on elevation BB and DD need to have a vertical, rather than horizontal
emphasis. On elevation BB the infill of a door to a window in the large opening on the right hand
of this elevation could be better done as the new lintel sits uncomfortably within the larger
aperture. Can the existing arrangement essentially be retained, with the door overlight kept and
glazing in the top half of the door opening and block in the lower part of the door opening?

The door design on elevation EE with the plank lower half and four panel upper half if perhaps a
little modern domestic in appearance, could this perhaps be a plank door with a small light within
the top half of the door, as seen on elevation GG?

Perhaps these points could be controlled by a ‘not withstanding’ type condition given the limited

time to negotiate revised plans?
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While | note that letter boxes have been specifically sited (and their location in an inner courtyard
is acceptable), can we make sure we condition meter boxes and other features like vents please?

Nottinghamshire Wildlife Trust — the following comments have been made:-

According to the Bat Conservation Trust’s Bat Survey Good Practice Guidelines (Hundt, 2012),
conversion, modification, demolition or removal of certain buildings should trigger a
requirement to carry out a bat survey. Such structures include agricultural buildings, older
properties with gable ends and/or slate roofs and buildings in proximity to woodland or water.
Building features likely to be used as bat roosts include lead flashing, box eaves, cavity walls,
ridge tiles, slates, hanging tiles, large uncluttered roof spaces and ridge beams. It should be
noted that this list is not exhaustive and that bats are often found in seemingly unlikely
situations and also that roost sites can change frequently.

It is therefore advised that in order to ensure that all material considerations have been
addressed the LPA requests a Preliminary Roost Assessment (bat survey) is carried out before
the application is determined, by a licenced bat ecologist with the report submitted for review.

On receipt of the bat survey it is understood that the building was considered to have negligible
bat roost potential. Whilst this has been supported by evidence (photographs and descriptions),
precautionary measures are provided within Annex 2 of the report, in the unlikely event that bats
should be found during works — It is advised that these measures are included within a condition.

Further to this, as old bird nests were found within the building, Section 5.2. of the report
recommends works to be undertaken outside of the bird breeding season, or a survey to be taken
immediately prior (no more than 2 days) to works commencing. Again, this should be included in a
condition.

NCC Ecology — No comments have been received.

NSDC Parks and Amenities - Given the nature of this development, with some single rooms and
lbedroom apartments, there is no requirement for a contribution towards children’s playing
space.

NSDC Strategic Housing — The proposal to develop 9 self contained units does not meet the
qualifying thresholds detailed in the District Councils Core Strategy (ten units and above in
Newark). The remaining 15 units are designated HMO and therefore the application will be
exempt from any affordable housing contribution.

With regards to housing need to cite the Housing Need in Newark specifically for the smaller home
(1 bed) and in the private rented sector is as follows:-

The DCA Housing Needs Survey (2014) provides an assessment of housing need (for social housing)
and housing preference (for market housing) across the district of Newark and Sherwood. The
Tables below provide evidence of demand for the size of property in Newark. For the Newark
area, market sector housing, the majority of demand is for 2 and 3 bedroom homes (722
combined total). The DCA survey does not assess demand for HMQ's per se therefore | refer to
demand for 1 bedroom dwellings in this instance. There is a small demand for 1 bedroom
property (79 homes) in the market sector. The application states that the properties are of a
rental tenure. The survey reports that demand for private rented accommodation in the district is
small for households moving in the next three years at 31 units (compared with owner occupation
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at 570) and in terms of property type there is no demand for bedsits but 266 flats are required for
both existing and concealed households.

Since the survey however, it is reported that demand in the private rented sector has increased
(National Association of Estate Agents — June 2015). Savills (July 2015) also report increase in
demand for private rent across the East Midlands.

NSDC Access - As part of the developer’s consideration of access to and use of the buildings, with
particular reference to access and facilities for all, it is recommended that the developer’s
attention be drawn to BS8300:2009, BS 9266:2013 — as well as Approved Document M of the
Building Regulations which contains further useful information in this regard.

In particular access to, into and around the proposals together with provision of suitable
accessible facilities and features should be carefully considered to ensure these are equally
convenient to access and use and carefully designed to meet accepted standards. Easy access and
manoeuvre for all should be considered throughout the proposals.

It is recommended that the developer make separate enquiry regarding Building Regulations
approval requirements.

NSDC Waste Management — Following discussions with the applicant and agent it is noted that
there are 6no. 240 bins from neighbouring properties that are moved to Appleton Gate on
collection day. These properties were built quite a while ago and as such were not subject to the
same conditions as those of today, both for planning and waste management. Our current policy
for developers is, as stated, 8 metres and | did comment on site that we would be flexible to an
extent. However pulling 6 240 bins that are already on site and have been done that way under
historical arrangements for many years, is slightly different to adopting the number of bins that
are now proposed for this new development. (some are Euro containers).

| have revisited the site this morning and the only possible solution is that the developer arranges
for all bins (whichever collection type and day it is) to be presented at the top end of Mount Lane,
at the top of the slope going down past the old school. Then following collection the same
arrangements would need to be done in reverse. | have already drawn up plans to alter collection
routes to allow for a smaller vehicle to access that area.

Unfortunately that is the only solution. It would be untenable that that amount of bins could be
pulled down and back to the main road whilst a truck is blocking off Appleton Gate. In addition if |
schedule the small vehicle there is only two operatives to fetch bins. This would mean that far too
much time would be spent walking backwards and forwards to the “30 metre” collection point.
Obviously all this has been taken into account when the new guidance was developed.

Police Authority - No formal objections are raised. Mount Lane is a fairly quiet area in terms of
crime and disorder. Only a handful of incidents have been reported in the last 12 months,
usually located at the nearby park/garden of rest and usually involving young people being noisy
or drinking.

However, it has been highlighted that the proposal could increase the number of incidents
especially noise and anti social behaviour simply by virtue of there being at least 23 new
residents living in a relatively small sized residential space with limited amenity space for all the
residents with the likelihood that the adjacent park/garden of rest will become an extension of
the amenity space as all the other adjacent areas are residential or commercial.

Additionally the particular concern related to the HMO and the lack of amenity space in that
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area, but adding on the other residential apartments and studios, the concerns raised will be
much more acute and potentially more of a problem in this location.

Further clarification has been received from the Police Authority as follows:-

Whilst we are not objecting to this application, there are a number of concerns relating to the
numbers of persons living within the premises and especially within the HMO portion. | am
aware of the communal facilities i.e. common room and external amenity space but would
doubt this being sufficient for the 23 HMO residents, plus any friends, family or other visitors,
and if the other residents were to be included then these facilities would be quite overcrowded.
The external amenity space is also shared with waste bins and it is very likely that the external
amenity space of the adjacent park will be used by these many residents, giving rise to incidents
of anti-social behaviour or noise nuisance in what is currently a quiet part of Newark.

These comments are addressed within the body of the report relating to ‘Other Amenity Issues’

17 written representations have been received from local residents or other interested parties
raising the following concerns:-

e The scheme lies within a Conservation area and is therefore unsuitable;

e The development is cramped overcrowded and overbearing;

e The density is too high — 24 letting rooms creating a 48 bed hostel;

e Shared toilet and showers, common living rooms and kitchens are unsuitable for a
residential building in a Conservation Area;

e The only adjacent recreational area will be the precinct and the burial grounds of St Mary
Magdalene Church;

e The development will blight the Conservation Area where millions of pounds have been
spent to establish it as an important historic part of Newark;

e A Conservation Area is an area of architectural historic and environmental interest or
importance which is protected by law against undesirable changes;

e The site location plan submitted with the application is inaccurate — a building is shown
adjacent to no. 35 Appletongate which does not exist which give the impression that the
site can be accessed from Appletongate by a narrow opening. This is in fact wide enough to
allow vehicles to drive through and there are often cars parked in the area adjacent to the
site;

e Title deeds exist which restrict to the enlargement of windows or apertures, and the nature
of openings and opaque glazing to windows facing some residential properties;

e lack of consultation;

e Will access be from Mount Lane as the lower section of Jallands Row is believed to be
unadopted;

e Forms deposited with the application state that there are no trees immediately adjacent to
the development. There is in fact a large sycamore;

e Although the description states 10 units will be created the application proposes for 24
separate units of accommodation these all have double beds. This means that there could
be up to 48 residents using one access from Mount Lane which will result in impact on
amenity in terms of noise;

e |[ssues are raised with regards to waste bins being left on Mount Lane for collection.

e The access to the site is limited and more traffic would cause congestion and cause
damage to property;

e There is no parking provision;

43



e The proposal is out of character with the area;

e There is a lack of vehicular access to the site is a long standing vehicular access from
Appletongate which is not correctly shown and is ignored in the application. The access
from Mount Lane is not suitable for vehicular use. The high density site cannot be managed
and maintained without vehicular access which cannot be provided;

e The assessment that only 10% of owners have cars is inaccurate. In reality professional
people will require a vehicle and the scheme does not allow for this. Residents will be
forced to park on the road which will put pressure on other locations within the town
centre;

e There are no vehicle storage spaces;

e The level and type of accommodation does not appear to be luxury. It is too cramped;

e The tenancy of the accommodation;

e The potential for disturbance and anti-social behavior;

e The level of activity will be greater than that of the previous use;

e There are no designated pedestrian footways along most of the length of Mount Lane;

e The number of potential residents and their modes of transport will radically alter the
character of the area to the detriment of current residents;

e The proposal will impact on the Listed Building Conservation Area and the Almshouses;

e Responsibility for repair and maintenance of the highway;

e Impact on the access for emergency vehicles;

e The development may not meet the County Councils space standards or waste policy
guidance;

e Comments in the Design and Access Statement with regards to the development being
positive for local property and the accuracy of the comments regarding the conditions of
the buildings deteriorating over the last 18 months as a result of being empty are
guestioned;

e The proposal will damage the growing cultural appeal of Newark;

e Development should be for family housing;

e There is a lack of external amenity space;

e The proposal does not provide an adequate level of amenity;

e No identifiable need for such accommodation has been evidenced;

e No Heritage Statement has been deposited with the application which is essential to assess
any harm;

e The owners do not have control over the access to the property from Mount Lane nor do
they have control of access for the connections to services;

e The building has windows facing residential properties and although these will be obscure
glazed there will be night light spill. Also if these were to be opening this would trespass
over neighbouring properties;

e Windows facing the St Leonards scheme will create overlooking issues and opening lights
would trespass;

e No spaces are shown for bins, cycles or mobility aids. There is inadequate bin and cycle
storage provision. The Local Authority have no right to cross the private drive for
collection;

e There are no rights for postal or delivery services to the site.

A letter of representation has also been received from the local MP who requests that local
resident concerns are taken into account.
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A further letter has been received which reiterates previous comments and adds that that
occupation levels should be imposed to ensure that only one person occupies each room at all
times . Overcrowding is controlled by license.

The development would have an excessive largely uncontrolled occupation which would impact on
the area and the Civil war Centre which will have a deleterious impact on the reputation of
Newark.

Although one letter of support has been received with regards to the principle of the development
it raises concern with regards to the lack of parking provision and requests that the existing spaces
on Mount Lane are made restricted to residents parking only.

An additional letter has been received which supports the comments of the Police Authority.

Additional comments have been received which raise concern that following deferral from the
January committee the Police and Fire Authority have not been given the full facts of the
proposal nor has the level of outdoor amenity space been given full consideration.

I have consulted with the Fire, NSDC Building control and The Police Authority. | am satisfied that
the information and plans deposited with the application show the details of the proposal. |
have also discussed the details of the proposal with both Building Control (on the advice of the
Fire Authority) and the Police Authority. With regards to outdoor amenity space this has been
discussed within the body of officer recommendation report.

Comments of the Business Manager/ Appraisal

Principle of Development

The National Planning Policy Framework (NPPF) promotes the principle of a presumption in favour
of sustainable development and recognises that it is the duty under the Planning Acts for planning
applications to be determined in accordance with the development plan. Where proposals accord
with the development plan they will be approved without delay unless material considerations
indicate otherwise. One of the core principles of the NPPF is to support and deliver economic
growth to ensure that the housing, business and other development needs of an area are met.
The NPPF looks to boost significantly the supply of housing. The principles and policies contained
in the NPPF also recognise the value of encouraging the effective re-use of previously developed
land (provided it is not of high environmental value).

Policy DM12 of the Allocations and Development Management DPD equally sets out a positive
approach to considering development proposals. Where appropriate this will involve the District
Council working alongside applicants to seek solutions which mean that proposals can be
approved where possible and to secure development which improves economic, social and
environmental conditions. The policy further details that applications which accord with the
District’s Development Plan will be approved without delay, unless material considerations
indicate otherwise.

The application site is within Newark Urban Area, as defined under Spatial Policy 1 of the Core
Strategy as the Sub Regional Centre. Policy DM1 of the Allocations and Development
Management DPD refers to proposals being supported for housing within the Sub Regional Centre
provided it is appropriate to the size and location of the settlement hierarchy and in accordance
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with the Core Strategy and other relevant Development Plan Documents.

Spatial Policy 2 states that the spatial distribution of the District should focus on supporting the
Sub-Regional Centre of Newark Urban Area which will be the main location of, amongst other
things, for new housing.

Taking account of the above policies, the principle of this proposal is considered acceptable in this
location given that it falls within the Sub Regional Centre of the District, a highly sustainable
location served by good transport links and services and facilities. Moreover, the proposal would
redevelop a current vacant brownfield site and would bring about the retention of an important
building within the conservation area which would be of significant benefit to the character and
appearance of the area. However, notwithstanding the principle of the proposal other site factors
and local and national policy considerations need to be weighed in the planning balance and these
are set out and assessed below.

Housing Mix, Type and Housing Density

The National Planning Policy Framework which seeks to ensure sites ‘deliver a wide choice of high
quality homes....and.... plan for a mix of housing...".

Core Policy 3 of the Core Strategy states that housing densities should normally be no lower than
an average of 30 dwellings per hectare net and should seek to address the housing need of the
District, namely:

e family housing of 3 bedrooms or more;
e smaller houses of 2 bedrooms or less;
e housing for elderly and disabled population.

The mix will be dependent on the local circumstances of the site, the viability of the development
and any localised housing need information.

The proposal seeks permission for:-

1 no. HMO comprising 14 rooms with shared communal kitchen and some bathroom facilities
5 no. self-contained rooms

3 no. 1 bedroom apartments and

1 no. 2 bed apartment

It is acknowledged that the density of the development is high given the nature of the proposal.
However, this need not be fatal in itself, subject to other considerations. The site is within a
sustainable urban setting and within the town centre where high density development would not
be out of context. | am satisfied that the proposal makes an efficient use of the site and offers a
mix and type of accommodation within the private rental sector for which the latest housing
needs report produced National Association of Estate Agents and Savills in 2015 has identified is a
growing market. Within this context the provision of this type of residential accommodation is
entirely appropriate for this location.

The nature of the occupancy of accommodation proposed does not require justification to satisfy
any policy (although the impacts arising from it may) however this would certainly result in a
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greater number of units and therefore more efficient use of brown field land than more
conventional self-contained dwellings and would offer a range of affordable market
accommodation.

| would therefore conclude that the density and mix of housing units proposed would accord with
the aims of the NPPF, Core Policy 3

Impact on the Conservation Area and Heritage Assets

Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 (the ‘Act’) requires
the Local Planning Authority (LPA) to pay special attention to the desirability of preserving or
enhancing the character and appearance of the CA. In this context, the objective of preservation is
to cause no harm, and is a matter of paramount concern in the planning process.

Paragraph 131 of the NPPF states that in determining planning applications local planning
authorities should take account of the desirability of sustaining or enhancing the significance of
heritage assets and putting to viable uses consistent with their conservation, the positive
contribution that the conservation of the asset would make to sustainable communities and to the
character and distinctiveness of the area.

The NPPF adds at paragraph 132 that when considering the impact of a proposed development on
the significance of a designated heritage asset, great weight should be given to the asset’s
conservation.

Paragraph 137 of this document states that local planning authorities should look for
opportunities for new development in Conservation Areas to enhance or better reveal their
significance. Proposals that preserve those elements of the setting that make a positive
contribution to the significance of the asset should be treated favourably.

Policy CP14 of the Core Strategy reflects this guidance and requires continued preservation and
enhancement of heritage assets.

Core Policy 9 also reflects the NPPF and requires new development proposals to demonstrate a
high standard of sustainable design that both protects and enhances the natural environment.

Policy DM5 requires the local distinctiveness of the District’s landscape and character of built form
to be reflected in the scale, form, mass, layout, design, materials and detailing of proposals for
new development. Local planning authorities need to have special regard to the desirability of
preserving the heritage significance of a listed building including that derived from its setting and
to pay special attention to the desirability of preserving or enhancing the character or appearance
of the conservation areas.

| am of the view that the Piano School buildings, although non designated heritage assets in
themselves, form a positive and historic group within the conservation area setting of the site. The
proposal seeks to predominantly retain the external features and integrity of the site which in my
opinion would preserve the heritage quality of the buildings and consequently would preserve and
enhance the character and appearance of the Conservation Area.

I am mindful that the site has been vacant for a number of years. Although more recent planning
applications have sought to bring the site back into a viable use, permission has subsequently
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been refused as the proposals sought to demolish some of the buildings and to intervene to an
unacceptable degree.

Taking account of the current proposal, it is noted that the existing buildings are to be retained
and generally in good repair and form a positive and historic group within the conservation area
setting of the site. Notwithstanding this the saw tooth elements of the buildings fronting the
unadopted lane are in fairly poor repair, much of the roofing materials are damaged or missing
and the roof is currently protected by polythene sheeting. | am mindful that the proposal seeks to
repair and retain this important element.

Given that the proposed works do not involve any demolition, are modest in scale and nature and
would retain the overall form and appearance and the historic integrity of the site, | am satisfied
that the proposal would bring back into a viable use these currently vacant buildings and preserve
their heritage significance and their contribution to the Conservation Area. Furthermore | am
satisfied that the proposal would retain its relationship with and positive impact on the character
and integrity of the nearby Listed Buildings and do not consider that the proposed use of the
buildings would unduly impact on these historic heritage assets.

It is noted that the Conservation Officer raises no objections to the proposal subject to conditions.
Given that scheme seeks to preserve the important elements of the asset the proposals are
considered positive in conservation terms. This carries significant weight in the planning balance.

Impact on Amenity

Impact on amenity is a long standing consideration of the planning process and relates both to the
impact on existing development as well as the available amenity provision for the proposed
occupiers.

The NPPF seeks to secure high quality design and a good standard of amenity for all existing and
future occupants of land and buildings. Policy DM5 of the DPD states that development proposals
should ensure no unacceptable reduction in amenity including overbearing impacts and loss of
privacy upon neighbouring development. In addition consideration should be given to the
potential for crime, anti-social behaviour.

Neighbouring Amenity

Dealing firstly with the former, | acknowledge that the site is adjoined by residential properties.
Windows to western elevation of Block A will serve ground floor bedrooms and the common room
which overlook the lane (which continues north east towards Jalland Row) and the secondary
windows serving the communal lounge and the entrance door and small secondary ground floor
window serving the wardens accommodation of the elderly residents housing on the opposite side
of the lane. There is a maximum 7m separation between the two buildings at this point. | have
given very careful consideration to this modest separation. However, given the tight urban grain of
this town centre location, | am mindful that it is not unusual for residential properties to face each
other across narrow lanes. There is some planting to the boundary treatments to the curtilage of
the St Leonards sheltered housing complex which affords some modest screening. | acknowledge
that the proposal would result in a level of overlooking. However, | am mindful that these
windows are at ground floor level and am of the view that, on balance, this would not be such an
incongruous situation with an urban setting to justify refusal on these grounds, particularly when
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balanced against the limited ability to use these windows for anything else as part of a residential
conversion.

| note that existing windows exist to the ground and first floor of the gable elevation of Building A
which forms the boundary with the rear garden of 5 Jallands Row which directly face this private
garden and the high level windows to the rear elevations of the other properties forming this
terrace. | note that revised plans have been deposited which propose to block up the lower panes
of glass with brickwork to match the existing building, obscure the central areas of glazing and
clear glaze the upper sections of these windows. | am satisfied that providing that the glazing
within the central section of these windows is of sufficiently strong obscurity to prevent any views
into or out of the rooms which these windows serve, then the privacy and amenity of occupiers of
the properties on Jallands Row and any future occupiers of the Piano School building would not be
unduly compromised. | consider it reasonable, should permission be granted, to secure this by
condition.

It is noted that revised plans have been received which propose to block up existing windows
serving the first floor apartment B/9 on the elevation facing the rear gardens of properties on
Mount Lane and Appleton Gate to safeguard the amenity of the occupiers of these properties.
These are secondary windows, the primary windows serving this apartment facing into the inner
courtyard.

Taking the above into account | am satisfied that, on balance, the proposed development would
not result in such significant overbearing, overshadowing or overlooking impact to justify refusal

on these grounds.

Amenity of future occupiers

With regards to the level of amenity for the proposed occupiers, | am mindful that although some
of the rooms within the HMO seem to have a modest floor space they do generally meet the
relevant space standards set out in the Housing Act 2004 Guidance entitled Amenities and space in
HMO’s.

The minimum room size for the HMO rooms (which comprise a bedroom with adeqaute lounge
and dining facailities and cooking facilities not provided in the bedroom) as identified within the
above guidance as being between 8-12 sq.m All rooms meet the minimum required standard.

With regards to the self contained units, the Government has produced a Technical Housing
Standards (March 2015). However the National Planning Policy Guidance (online tool) is clear is
stating that if an LPA “wishes to require an internal space standard, they should only do so by
reference in their Local Plan to the Nationally Described Space Standard.” Provision in a local plan
must also be predicated on evidence, as the NPPG goes onto describe.

“Where a need for internal space standards is identified, local planning authorities should provide
justification for requiring internal space policies. Local planning authorities should take account of
the following areas:

e need — evidence should be provided on the size and type of dwellings currently being built in

the area, to ensure the impacts of adopting space standards can be properly assessed, for
example, to consider any potential impact on meeting demand for starter homes.
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e viability — the impact of adopting the space standard should be considered as part of a plan’s
viability assessment with account taken of the impact of potentially larger dwellings on land
supply. Local planning authorities will also need to consider impacts on affordability where a
space standard is to be adopted.

e timing — there may need to be a reasonable transitional period following adoption of a new
policy on space standards to enable developers to factor the cost of space standards into
future land acquisitions.” (Paragraph: 020 Reference ID: 56-020-20150327)

In the case of NSDC we have not adopted the national space standards and thus the guidance is
that one should not require (emphasis added) them for decision making. The standards however
do exist and must be material in some way. The performance of this scheme against the standard
is detailed in the table below:

SC Units v | X Sq.mshort
3xlbed |2 1 -5 5q.m
apartment
1x2 bed 1 -10 5q.m.
apartment
5 -13 sgm.
5 Studio -13 5g.m
-15sg.m
-12 sg.m.
-4 50.m
TOTAL 2 7

Following the request by members for clarification in terms of the how far out the self contained
units were in terms of space standards, | have calculated this as follows:-

Studio B6 — 40%
Studio B4 -43%
Studio B3 - 30%
Studio B7 - 33% and
Studio B2 - 10%

1x 1 bed aprtment B1 -12%
1 x 2 bed apartment B9 - 16%

Whilst falling below the threshold is clearly not ideal | am mindful of the NPPG guidance that
any requirement from the LPA should be provided by the LDF, that the rooms are to a large
degree dictated by the current built form (in terms of utilising the exitsing buildings and the
openings), and that units of the size proposed will meet a need. Taking careful consideration of
this | remain of the view that given the nature of the development and on balance, this would
not result in such a modest level of amenity for future occupiers of these rooms or apartment to
justify refusal on these grounds. | also weigh this against the heritage benefits of the scheme.
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| note that the applicant has confirmed that they have DASH accreditation. This is a scheme for
accredited landlords with proven record of good management with their tenants. Whilst this
cannot be guaranteed for perpetuity (or if another landlord were to take control) | consider that
the DASH scheme and the applicants track record in Lincolnshire does offer a degree of comfort.

I am mindful that relationships and separation distances between some facing windows
overlooking the internal courtyard are also modest. However these are existing windows and an
existing situation. At ground floor level direct views would be partially obscured by the proposed
planting to the central courtyard. At first floor level there is a 6m separation between windows
serving Bed A/13 and AptB/5. | am also mindful that the ground floor windows serving Apt B/4 and
Apt B /6 directly face the ground floor windows serving Bed A/9 and Bed A/8 and similarly at first
floor level windows serving Apt B/5 directly face those serving Bed A13.

Clarification has also been received from the applicant with regards to the ratio of bathrooms to
bedrooms within the HMO.

On the ground floor there are three bedrooms which use a shared bathroom and six en-suite
bedrooms

First Floor: three bedrooms which use a shared bathroom and a shared shower room and two
en-suite bedrooms.

A balanced judgement has to be taken as to whether this situation would result in such a
significant impact to be detrimental to the amenity of future occupiers the building. In this
instance | am mindful of the tight urban grain within town centres particularly in relation to
residential developments such as that as proposed. Such modest separation and relationships
between units of accommodation is not unusual and would not, in my opinion, be so detrimental
to future occupiers of the proposal development to justify refusal. Furthermore | am also mindful
that the retention of these windows in these positions is an existing situation. It would allow the
conversion of the building without its historic integrity being unduly compromised or lost through
alteration or harm. Taking account of this | am of the view that the level of any impact would not
cause such harm to the level of amenity for future occupiers to warrant refusal on these grounds.

With regards to comments received in relation to the lack of provision of open space and
recreational areas, an internal courtyard area is proposed with a central seating and landscaped
area. Given the nature of the development, | am of the view that amenity space to serve the
residents of the development would be provided. There are also public recreational areas and
open spaces within the area.

Other amenity matters

It is acknowledged that the proposal would result in an increase in the level of activity to that of
previous use of the buildings. | note comments received with regards to the potential number of
residents should the proposed development be fully occupied. Again | am mindful that this is a
town centre location and that a residential development of this density would not be unusual. |
am also of the view that such a level of activity would not be so significantly harmful within the
urban centre to justify refusal on these grounds.

| note the comments received with regards to potential light pollution. In terms of planning
considerations | am of the opinion that by virtue of the proposed residential use of the site, the
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level of lighting would not be such to unduly impact on neighbouring amenity. | note that external
lighting is proposed to the inner courtyard and consider it reasonable should permission be
granted that a condition be attached requiring the submission of precise lighting details.

In terms of concerns raised with regard to anti-social behavior, the proposal would bring into
residential use a currently vacant building with windows that would overlook the unadopted lane
and the internal courtyard. This would provide optimum natural surveillance of these areas and
would in my opinion discourage anti-social activity.

With regards to anti-social behavior, the applicant has responded to the comments received
from the Police Authority.

‘The proposal features the HMO and self-contained studios and apartments breaking out into an
enclosed courtyard. The HMO also has a large communal living area with first floor mezzanine.
The applicant is aware that the police have concerns with regards to the strip of road along the
west elevation of the building but would contend that to prevent anti-social behavior it is better
to have an occupied building rather than a derelict vacant building.’

The planning system can only consider the use of the building rather than individual behaviours
of residents. The planning system can give no weight to individual end users as a material
planning consideration. The application is required to be considered on the Use Class which is
sought, and there are a number of freedoms within any use class. | am therefore of the view
that it would be difficult to justify refusal on these grounds, given that no formal objection has
been raised by the police authority and the concerns raised have not been supported by any
evidence.

Having carefully assessed the scheme | am satisfied that, on balance, the proposal could be
developed such that there will be no significant or unacceptable detrimental impacts upon the
amenity of future occupiers of the proposed development or dwellings adjacent to the application
site in accordance with the Policy CP9 and DMS5.

Highway Issues

Spatial Policy 7 of the Core Strategy seeks to ensure that vehicular traffic generated does not
create parking or traffic problems. Policy DM5 of the DPD requires the provision of safe access to
new development and appropriate parking provision.

| acknowledge the comments received with regards to the lack of vehicular access to the site, off
street parking provision requirement for such a high density development, potential damage to
property and highway and pedestrian safety concerns.

The highway authority has not requested provision for off street parking and have consequently
raised no objection to the proposal. Taking account of these comments, | am of the view that the
site lies within a highly sustainable location being within the Town Centre close to town centre
employment, facilities and services and is well served by public transport. There are car parking
facilities in close proximity to the north east of the site. Cycle storage has also been included
within the scheme.
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| therefore consider that the proposed development would not result in any significant parking or
traffic problems or highway safety issues to justify refusal in this instance and is therefore in
accordance with the requirements of Spatial Policy 7 and DM5.

Impact on Ecology

Core Policy 12 of the Core Strategy seeks to secure development that maximises the opportunities
to conserve, enhance and restore biodiversity. Policy DM5 of the DPD states that natural features
of importance within or adjacent to development sites should, wherever possible, be protected
and enhanced.

An ecological survey has been deposited with the application which concludes that no evidence of
roosting bats was found and no features were considered suitable for roosting bats. As a small
amount of very old nesting material was found during the survey, building works may be
constrained by the bird breeding season.

Nottinghamshire Wildlife Trust are satisfied with these results subject to conditions to secure the
precautionary measures outlined in the survey relating to bats and birds.

Overall and subject to conditions, | consider the proposed development to comply with the aims
of Core Policy 12 and Policy DM5 of the DPD.

Developer Contributions

Spatial Policy 6 ‘Infrastructure for Growth’ and Policy DM3 ‘Developer Contributions and Planning
Obligations’ sets out the approach for delivering the infrastructure necessary to support growth.

The Developer Contributions and Planning Obligations Supplementary Planning Document
provides additional detail on the Council’s policy for securing planning obligations from new
developments and how this operates alongside the Community Infrastructure Levy (CIL). The SPD
is a useful starting point for the applicant in setting out the approach to resolving negotiable
elements not dealt with by the CIL and of the site specific impacts to make a future development
proposal acceptable in planning terms.

Affordable Housing

| note the comments from Housing Strategy in that the proposal to develop 9 self contained units
does not meet the qualifying thresholds detailed in the District Council's Core Strategy (ten units
and above in Newark). The remaining 14 units are designated HMO and therefore the application
will be exempt from an affordable housing contribution.

Other contributions

| note that the NCC Highway Authority, NCC Education and Libraries, NSDC Parks and Amenities
and Community Sports and Arts Development have confirmed that no developer contributions
would be requested in this instance.
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Other Matters
Consultation

Consultation has been undertaken in accordance with legislative requirements. A site notice was
posted, a press notice placed in the local newspaper and adjoining neighbours have been notified
of the proposal.

Rights of Access and boundaries

The comments received with regards to rights of access and servicing together with trespass over
boundaries are noted. The agent has completed Certificate B on the application forms stating that
they have notified land owners/interested parties of the proposal. Moreover the agent has
confirmed by email that there is right of access along Mount Lane to the entrance to the Piano
School as proposed. Taking this into account and from the information put forward | consider that
this would be a private legal matter to be resolved by both parties.

Following planning committee in January Members requested clarification on the issue raised
with regards to rights for postal deliveries. | consider that this relates to land ownership and
rights of access as outlined above. As Members will be aware issues of ownership and/or rights
of access are private legal matters not material to the determination of the application. Equally
a planning permission does not over-ride any private legal rights.

Accuracy of plans

A comment has been received which expresses concern that the plans deposited with the
application are out of date, particularly in relation to no. 35 Appletongate. However, this property
does not form part of the application site. From my site visits | am satisfied that the details and
plans deposited with the application allow full consideration of the proposal.

Deeds and Covenants

| note the comments received with regards to deeds which restrict the enlargement of windows,
the nature of openings and opaque glazing to windows facing residential properties. Should
planning permission be granted this would not override any deeds or covenants. This would not be
a material planning consideration but would be a private legal matter to be resolved between
parties.

Nature of tenancy

Issues raised with regards to the nature of tenancy of the residential units would not be a material
planning consideration and would therefore carry limited weight in the determination of this
application. The use and numbers of units proposed (and the associated activity) is material, and
has been addressed above.

Trees

The concerns raised with regards to the presence of a large tree immediately to the boundary of
the site with the rear garden of 5 Jallands Row which has not been identified within the
application are noted. This tree lies just outside of the application site boundary. Any works to this
tree would require consent as it is afforded protection by virtue of it being within the Conservation
Area. For the avoidance of doubt this application does not consent for the tree to be removed.
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Waste Management

| note the comments received with regards to matters of waste management. The applicant has
undertaken lengthy discussions with the District Council with regards to the types and numbers of
bins required and the storage and collection of waste. Revised details of household waste and
recycling bin types and have been deposited and a meeting held to discuss bin storage and
collection. Following these discussions | note that a solution to bin collection arrangements has
been suggested by NSDC Waste Management which would require the developer to arrange for all
bins (whichever collection type and day it is) to be presented at the top end of Mount Lane, at the
top of the slope going down past the old school. Then following collection the same arrangements
would need to be done in reverse. Plans have been drafted to alter collection routes to allow for a
smaller vehicle to access that area.

Notwithstanding this | consider it reasonable that should permission be granted, a condition be
attached requiring the submission and written approval of precise details of the management of
bin collection arrangement and bin collection points to secure appropriate measures are
implemented to the satisfaction of the District Council.

The applicant has confirmed that the refuse bins will be brought to the top of the access road for
collection (Mount Lane) and returned by a member of the Unity Lettings management. The
tenants for the self contained units will be responsible for taking and out and returning their
own bins.

I am of the view that this would be in line with the comments of NSDC Waste management.

Reduction in the number of units

The agent has confirmed that given the cost of the repairs and alterations required to the
building fabric, the reduction of units would result in the development becoming economically
unviable.

Consultation with the Fire Authority

The Fire Authority has advised that any access would have to comply with Approved Document
B — The Requirement for access and facilities for the Fire and Rescue Service and the advice of
the Building Control Officer should be sought. NSDC Building Control has been consulted with
regards to this matter. The Building Regulations state that for buildings not fitted with a fire
main, vehicle access for a pump appliance to small buildings up to 2000m2 with a top floor up to
11m above ground level should be within to either 15% of the perimeter or within 45m of every
point on the projected plan or footprint.

The Building Control Officer has clarified that the furthest point of the building should not be
more than 45m the main road. The site is within 45m of Appleton Gate with access to the rear
through the courtyard.

| am satisfied that the furthest point of the building is within 45m of Appleton Gate.
Furthermore there is a courtyard immediately to the rear of the Piano School building accessed
from Appleton Gate.

Management of the Building

With regards to the management and maintenance of the building the applicant has made the
following comments:-
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The building will be let and managed by the Unity Group and will be owned for 20 plus years
securing long term management and maintenance of the building.

The development will be managed by Unity Lettings located in central Lincoln with group of 5
staff responsible for the management and maintenance of the portfolio with 2 full time
maintenance officers to maintain the high standards of the units.

The company currently manages approximately 260 units with a mix of students, families and
working professionals and a limited number of local housing authority tenants. It does not
operate sheltered housing.

The HMOs are rented to working professionals only following on from a strict referencing
procedure.

The applicant has emphasised that there is no intention of renting the property to non-working
tenants or students.

The applicant has also submitted a Design And Access Statement and supporting images of a
similar development granted planning permission relating to a Listed Building within a
conservation area in Lincoln, attached as an appendix 1 to this report.

The applicant has advised that in the photographs the student flags shown outside the Unity
office are due to it being student rental season.

Market and Need for this type of housing

The applicant has submitted a statement with regards to the market and need for the proposed
type of accommodation as summarized below:-

‘Given the present cost of living, coupled with the transient nature of employment many people
are now choosing to live in HMOs. Tenants can move into a luxury home offering weekly
cleaners, high speed internet and contemporary decor situated in respectable area of the town,
without having to commit to long tenancies or have the hassle of 'setting up home'. We find
that across all our professional HMO rooms [150+] that presently the average tenant is aged 23-
25 and has a salary of c. £20,000, certainly very different from the tenant profile the committee
have in mind | think. The demand for this type of accommodation is further illustrated by the
attachment showing that within 3 miles of Newark there are presently 512 rooms available for
let. Furthermore, it can also be supported with the recent survey carried out last year by
Spareroom.com showing that the average rent paid has increased for HMO rooms by 8.6% over
2014, and that presently, on average, there are 6.46 people competing for every room
advertised.’

Conclusion and Planning Balance

Taking account of the additional information received both by the applicant and consultee
responses, | remain of the view that the proposal before Members represents a finely balanced
one. However, the original recommendation presented to Members in January remains the
same on the basis that officers do not envisage any of the identified impacts to be sufficient to
justify and sustain a reason for refusal.

As the site is located within Newark Urban Area, the principle of residential development on this
site is considered to be acceptable.
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The application is not considered to result in any adverse impacts on highway safety, residential
amenity, ecology, or heritage assets subject to conditions.

Proper consideration has been given to all material planning considerations and the appropriate
weight afforded to each matter. On balance, | consider that the applicant has done enough in each
area to persuade me that the recommendation should be an approval. Subject to the requested
conditions from consultees | consider that the scheme is acceptable in accordance with the
Development Plan and all other material considerations.

RECOMMENDATION

That full planning permission is granted subject to the following conditions:

Conditions
01

The development hereby permitted shall not begin later than three years from the date of this
permission.

Reason: To comply with the requirements of Section 51 of the Planning and Compulsory
Purchase Act 2004.

02

The development hereby permitted shall not be carried out except in complete accordance
with:-

Drawing Number 1000 Rev H (Revised Floor Plans)
Drawing Number 1050 Rev B (Block Plan)
Drawing Number 2000 Rev E (Revised Proposed Elevations)

unless otherwise agreed in writing by the local planning authority through the approval of a
nonmaterial amendment to the permission.

Reason: So as to define this permission.
03

Samples of all external facing materials to be used on the development hereby permitted shall
be submitted to and agreed in writing by the District Planning Authority before works
commence. The works shall be carried out using only the agreed materials.

Reason: To ensure that the development respects the character and appearance of the
conservation area.

04

All new external joinery including windows and doors shall be of a timber construction only.
Details of their design, specification, method of opening, method of fixing and finish, in the form
of drawings and sections of no less than 1:10 scale, shall be submitted to and agreed in writing
by the District Planning Authority. The works shall be carried out only in accordance with the
agreed details.
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Reason: Inadequate details of these matters have been submitted with the application and in
order to ensure that the development respects the character and appearance of the
conservation area.

05

In relation to condition 4 above, trickle vents shall not be inserted into the windows unless
otherwise agreed in writing with the District Planning Authority before works commence.

Reason: To ensure that the development respects the character and appearance of the
conservation area.

06

All new roof tiles shall be natural slate, a sample of which shall be submitted to and agreed in
writing by the District Planning Authority before development commences. The development
shall be carried out using only the agreed roof tiles.

Reason: To ensure that the development respects the character and appearance of the
conservation area.

07

Full details of the siting, appearance and materials to be used in the construction of all roof
lights, extractor vents, heater flues, meter boxes, airbricks, soil and vent pipes, rainwater goods
or any other external accretion shall be submitted to and agreed in writing by the District
Planning Authority prior to the development commencing. The development shall be carried out
only in accordance with the agreed details.

Reason: Inadequate details of these matters have been submitted with the application and in
order to ensure that the development respects the character and appearance of the
conservation area.

08

Prior to the commencement of works, a detailed methodology shall be submitted to and agreed
in writing by the District Planning Authority. This shall include a full schedule of works which
comprehensively addresses repairs to the external masonry, roof timbers and existing external
joinery.

Reason: To ensure that the development respects the character and appearance of the
conservation area.

09

A programme of historic building recording and full recording report shall be submitted to and
agreed in writing by the District Planning Authority before development commences.

Reason: To ensure and safeguard the recording and inspection of matters of
archaeological/historical importance associated with the building.

010

Prior to the commencement of the development hereby permitted, a detailed waste
management plan shall first be submitted to and approved in writing by the local planning
authority. The waste management plan shall include bin collection areas and measures for the
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putting out and returning of bins to the bin storage areas within the development on waste
collection days. Waste management measures shall be carried out in accordance with the
approved details and shall be retained for the lifetime of the development.

Reason: In the interests of residential and visual amenity.
011

Prior to the commencement of the development hereby permitted, precise details of any
external lighting shall first be submitted to and approved in writing by the local planning
authority. The details shall include location, design, levels of brightness and beam orientation,
together with measures to minimise overspill and light pollution. The lighting scheme shall
thereafter be carried out in accordance with the approved details and the measures to reduce
overspill and light pollution retained for the lifetime of the development unless otherwise
agreed in writing by the local planning authority.

Reason: In the interests of visual amenity and biodiversity and in the interests of amenity of
occupiers of neighbouring properties.

012

No part of the development shall be occupied until the landscaped area of the internal
courtyard has been carried out in accordance with drg. no. 1000 REv H The approved
landscaping scheme shall be completed during the first planting season following the
commencement of the development, or such longer period as may be agreed in writing by the
local planning authority. Any trees/shrubs which, within a period of five years of being planted
die, are removed or become seriously damaged or diseased shall be replaced in the next
planting season with others of similar size and species unless otherwise agreed in writing by the
local planning authority.

Reason: To ensure the work is carried out within a reasonable period and thereafter properly
maintained and in the interests of visual amenity and biodiversity.

013

No rooms compromising the HMO shall be converted to self-contained residential units at any
time unless otherwise agreed in writing by the local planning authority.

Reason: In the interests of residential amenity.
014

The development hereby permitted shall be carried out in full accordance with the
precautionary measures outlined in Appendix 2: procedure to follow if bats are discovered
during works of the Daytime Bat Survey produced by EMEC Ecology and dated October 2015 and
deposited on the 5th October 2015.

Reason: To ensure that adequate protection is afforded to ecology in accordance with the
recommendations of the ecology appraisal accompanying this scheme.

015

The development hereby permitted shall be carried out in full accordance with the
recommendations of Section 5.2 of the Daytime Bat Survey produced by EMEC Ecology and
dated October 2015 and deposited on the 5th October 2015 in relation to nesting birds.
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Reason: To ensure that adequate protection is afforded to ecology in accordance with the
recommendations of the ecology appraisal accompanying this scheme.

016

Precise details of the level of obscurity together with samples of all obscure glazing to be used
on ground floor windows on elevation G-G as shown on drg. No. 2000 Rev E which serve Bed A/4
and A/5 of the development hereby permitted shall be submitted to and agreed in writing by
the District Planning Authority before works commence. The works shall be carried out using
only the agreed obscured glazing materials.

Reason: To safeguard against overlooking and loss of privacy in the interests of amenity of
occupiers of neighbouring properties.

Note to Applicant

01

The applicant is advised that all planning permissions granted on or after the 1st December 2011
may be subject to the Community Infrastructure Levy (CIL). Full details of CIL are available on
the Council's website at www.newark-sherwooddc.gov.uk/cil/The proposed development has
been assessed and it is the Council's view that CIL is not payable on the development given that
there is no net additional increase of floorspace as a result of the development.

02

This application has been the subject of discussions during the application process to ensure
that the proposal is acceptable. The District Planning Authority has accordingly worked
positively and pro-actively, seeking solutions to problems arising in coming to its decision. This is
fully in accordance with Town and Country Planning (Development Management Procedure)
Order 2010 (as amended).

03

Should the construction/conversion phase reveal the presence of asbestos, please notify the
Health and Safety Executive (HSE) on 0845 3450055 and the Proactive Team in the
Environmental Health at Newark and Sherwood District Council on 01636 650000.

04

Under the Control of Asbestos Regulations 2012, in the majority of cases anyone working with
asbestos will require a license; it is an offence to work with asbestos without one and could
result in prosecution. In addition, there have been some changes to what is required for non-
licensed asbestos work. Details of the changes are available from the HSE website at
http://www.hse.gov.uk/asbestos/regulations.htm.

05

The applicant should ensure that the facilities provided for the shared accommodation complies
with the attached DASH guidance on amenities and space standards. Such provisions should be
in consultation with the District Council.

BACKGROUND PAPERS

Application case file.
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For further information, please contact Bev Pearson on ext 5842.

All submission documents relating to this planning application can be found on the following
website www.newark-sherwooddc.gov.uk.

Kirsty Cole
Deputy Chief Executive
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property partners

Unity Property Partners T 01522 536398 E simon.grace@unitypg.co.uk - unitylattings.com
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5 Lindum Road

Sympathetic Conversion of a Listed Building

It is our aim to convert the current commercial premises into residential luxury accommodation intended for working
professionals. With a lot of businesses relocating to the outskirts of the city in search of purpose built commercial offices, the
city centre features many vacant (previously residential) commercial properties that are becoming increasingly difficult to rent
due to thelr size and the ongoing maintenance commitments.

With this in mind we have put forward a scheme to rejuvenate a once impressive residential property back to it's former glory
with a more modern residential purpose. Unity has had great success in converting vacant properties into tasteful, high end
units and we look to continue this trend in more central locations in Lincoln with a combination of traditional finishes in grand
units such as 5 Lindum Road.

You will see from the existing and proposed drawings that we have tried to eliminate the need to demolish, alter or remove
any of the interior walls and features. Every existing doorway with frame and architrave is to be kept. The only addition being
fire doors to bring the property up to building regulation requirements.

The scheme is made up of en suite bedrooms with shared kitchen and living amenity and is to be registered as a licensed
HMO. Residents will access the property through a shared entrance to negate the need for multiple entrances that could be
harmful to the structure of the building.

Introduction to Unity Partnership

The Unity Property Partnership, formerty the Opulen Property Partnership, was formed in November'of 2009 with the inten-
tion of creating a portfolio of good quality rental accommodation for families, students and working professionals.

Throughout our first year we rapidly expanded with mostly Local Authority style housing of 2-3 bed houses and flats
throughout the city. After providing high quality accommodation our letting agent was approached by the charity Catch 22,
we proceeded to supply them with accommodation for 16 of their dependants.

The ambitions of the partnership attered around the end of 2010 as our focus shifted onto HMO's, predominately for working
professlonals, in Lincoln, It was the success of 6 en suite rooms in 217 Monks Road that played a part in our declsion to
pursue this strategy and respond to the evident demand for this type of accommodation.

Employing strict systems and procedures to ensure a consistency throughout our portfolio is embodied in the end product.
On studying the availability of renta) properties for residents of Lincoln we found that there was no one offering consistent,
high quality and affordable accommodation - a niche we have successfully filed. Our aim is to approach the buy to let mar-
ket with a commercial attitude to clean up the stereotype that landlords are unorganised and not to be trusted. Thisis an
impression that a lot of tenants have of their landlords and one we strive to stamp out.

Design and Access Statement 2
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Luxury let approach

Observing this active transition in the rental market the partnership set out to produce a type of housing to fulfil the demands
of the modemn day working individual and the luxury room let was bom.

We began to buy larger residentlal units of 4+ bedrooms in the view that we would alter the interior to incorporate additional
bedrooms leaving space for en sultes where possible. The rooms needed to be big enough for doubls beds, a wardrobe,
desk and set of draws.

Specification

° Approximately 1 mile from the city centre

. On good bus route

. Brand new Kitchens with modern tiling

° Range cookers (900mm, 6 paint gas hob)

] Modem appllances like large fridge freezer and decent microwaves

] Powerful pressurised cylinders to ensure no loss of pressure if all showers operate simultaneously
e ' LED spot lights as standard throughout the property

o Quality timber floor coverings

. TV points in all bedrooms finked to a digital aerial

° Hardwired intemnet data points to all rooms should the wireless router not be powerful enough
. Sturdy bedroom fumiture with plenty of storage including under bed compartments

4 Low maintenance and attraclive outdoor areas to socialise

° Intercom systems to each room provide tenants with privacy

. Feature walls and interesting decor throughout the dwelling

* High speed Internet

° Weekly cleaner

o All bills rolled into the rent including council tax

Deslign and Access Statement
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Adding Value/Investment

The scale of works carried out to get a HMO up to our standard dwarfs that of a conventional refurbishment. We unc:‘lers?and
that our involvement in property will stretch far into the future so getting the works carried out with long lasting materials is a

priority.

Our investment in these buildings shows our commitment to a higher standard of living for our tenants, one of which is hard
to come by when surveying the majority of rental properties available.

Raising the standard of property is positive for local values in a time when the stagnation is property prices locks to continue.
To date we have spent over £1,600,000 on refurbishment in Lincoln, much of this investment has gone into empty, ditapi-
dated bulldings. We use the same tiles, kitchens, carpels, windows, boilers, sanitary ware units, doors, door fumniture, elec-
trical appliances and more, all so that we can maintain a level of consistency and to keep a handle on maintenance in the
future.

Consideration for immediate neighbours of our properties is a priority. We use quiet extractor fans, acoustic insulation when
it isn't necessary to meet building regulations, our cleaners maintain the propérties exterior appearance and take out the
bins, and our tenants are reminded to be aware of their noise with in-house notices.

Vacant Properties

Lincoln, like many other cities in a recession, has a problem with vacant properties, which have been proven to encourage
antisocial behaviour.

In & time of economic uncertainty many commercial units are bearing the brunt of the lack of operating businesses that
would otherwise be renting shops, pubs and offices. These properties are falling into disrepair and becoming a problem for
towns and cities up and down the country. Everyons loses out as the property cannot produce council tax, rentable space or
a decent frontage for the aesthetics of the area.

Professional Tenants

We knew that our customers would be 18-35 years of age, working and sociable. They would want a leve! of accommaoda-
tion above the average rental property available on the market.

Generally our tenants eam anywhere from £13,000 - £20,000 a year. This demonstrates the relevance of a luxury room let
model in today's cllmate. Despite the fact that these people represent the bottom 3% of eamers in the country they can still
afford our rooms and continue to rent from us in droves - this is due to the cost savings when compared to renting a com-
plete apartment in a similar area.

We have found that by providing a quality product, it Is treated with more respect. We have little to no complaints about ten-
ant conduct from local residents and tend to far less maintenance Issues through recklessness than in any other part of our
portfolio,

Less than 10% of our tenants own cars and pose little threat to the immediate neighbaurhood in terms of added pressure on
parking. We try to maintain adequate space for tenants to store/park push bikes to encourage responsible forms of trans-
port.

Design and Access Statement 4
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Systems/bad Landlords

Part of the reason a lot of private landlords cannot provide a consistent and fair service o their tenants is because they lack
the resources and systerns to do so. This can be forglven when a landlord works in the week and maybe has 2-3 houses
with marginal cash flow to cover eventualities like maintenance and lettings fees.

We looked at the market and identified this problem: most tenants do not like their landlords. It's not uncommon to hear
people complaining that thelr landlord didn't respond quickly enough or failed to deliver on time, We didn't want to fall into
this category and have recently brought all management of lettings in house under the Unity brand. We now have full control
to ensure a quick response for all maintenance issues.

- Maintenance contractors on hand 24/7 with a direct line for emergency call outs.

- Qur cleaners report back on any minor maintenance issues every week to ensure they are seen to efficiently and don't es-
calate into larger problems.

- Incentives for tenants to provide feedback so that we can improve our service
- Different channetls of communication available: phone, email, text, facebook, twitter.

Deslgn and Access Statement
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Bedroom
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Shared Kitchen
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Shared Kitchen

Studio Kitchen
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PLANNING COMMITTEE —1 MARCH 2016 AGENDA ITEM NO. 8

Application No: 15/01198/FULM

Proposal: Change of use of unit 2 of the former poultry farm to develop and indoor
motorbike training facility

Location: Oakham Farm, Forest Lane, Walesby, Nottinghamshire
Applicant: Mr Ryan Wilson
Registered: 7" July 2015 Target Date: 2™ November 2015

Extension of Time Agreed in principle

Member Update

Following Planning Committee on the 2" February 2016 Members deferred the determination
of the application pending the further clarification of some details of the proposed
development. The applicant has deposited additional information in response attached as
Appendix 1 to this report and summarised within the relevant sections of the report and
highlighted in bold text. For the avoidance of doubt, the remainder of the report below remains
unchanged since Planning Committee on 2" February 2016.

The Site

The application site forms part of a large former egg packing and distribution centre complex
located to the north west of and on the periphery of the village of Walesby. The complex
comprises 3 no. very large modern dark green profiled metal clad buildings which are sited in a
line extending east west across the complex with large and open areas of hardstanding and
vehicular turning. The complex also comprises a number of smaller wooden structures and
detached brick buildings with associated hard surfacing with parking to the south of the complex.
The site falls within open countryside.

The site is accessed via Forest Lane, a private shared road serving residential properties and a
further poultry farm located to the south west. It is bounded to the north east and west by mature
trees and small areas of woodland and is immediately adjoined by agricultural land to the north
and west. To the east, the site is separated from the residential properties on Retford Road by an
open field. The boundaries of these properties are approximately 335 metres from the application
site. Residential properties also exist along Forest Lane approximately 205 metres from the main
part of the application site.

This application relates specifically to Unit 2, the centrally located unit of the three modern very
large buildings together with an area of land comprising areas of grass and hardsurfacing
immediately between Unit 2 and Unit 1 to the east.

Unit 2 has maximum dimensions of 130 metres length, 25 metres width and 24 metres min height.

There is a lean to structure which has maximum measurements of 14 metres length and 8.2
metres width.
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Planning History

Conditional planning permission was granted in October 2012 for the change of use of former egg
production sheds to storage and distribution use (B8) — application ref. 12/00795/FULM. This
permission related to Units 1, 2 and 3. This permission remains extant and has not yet been
implemented.

The Proposal

Full planning permission is sought for the change of use of the building identified as Unit 2 to an
indoor motor bike training facility relating to motorcross. The proposed facility would
accommodate a maximum of 30 motor bikes (limited in size to 450cc) per session with a maximum
of 150 bikes expected per day.

The proposal involves internal alterations to the building and the construction of an indoor track
comprising banked corners and various jumps ranging from 1.5 metres to 2 metres high.

No external alterations are proposed to the building.

Parking spaces for up to 12 staff members and 64 visitors would be provided in the open space
between the application unit and the adjacent unit 1 which will be would be resurfaced.

The hours of operation are proposed as:
Monday and Wednesday — closed

Tuesday and Thursday - 1000 to 2100 hours
Friday to Sunday — 1000 to 1600 hours

The following documents have been deposited with the application;

e Planning Statement

e Design and Access Statement
e Noise Impact Assessment

e Transport Statement

A Supplementary Planning Statement has been deposited which comments on need, location,
sustainability and comprehensive approach.

Confirmation has also been received that no racing will take place. Additional information has also
been deposited with regards to the marketing of the site, need for the development, noise, no
outdoor riding or maintenance, optimum use and which also comments on other criteria within
policy DM5.

Departure/Public Advertisement Procedure

Occupiers of 33 neighbouring properties have been individually notified by letter. A site notice has
also been displayed near to the site and an advert has been placed in the local press.

Planning Policy Framework

The Development Plan
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Newark and Sherwood Core Strategy Adopted March 2011

e Spatial Policy 1 — Settlement Hierarchy

e Spatial Policy 3 —Rural Areas

e Spatial Policy 7 — Sustainable Transport

e Spatial Policy 8 — Protecting and Promoting Leisure and Community Facilities
e Core Policy 9 — Sustainable Design

e Core Policy 6 — Shaping our Employment Profile

Allocations and Development Management DPD Adopted July 2013

e Policy DM1 — Development within Settlements Central to Delivering Spatial Strategy
e Policy DM5 — Design

e Policy DM8 — Development in the Open Countryside

e Policy DM12 — Presumption in Favour of Sustainable Development

Other Material Planning Considerations

e National Planning Policy Framework 2012
e Planning Practice Guidance 2014

Consultations

Walesby Parish Council — Objections are raised on the grounds that the proposal would be an
inappropriate use due to the noise and air pollution caused by high revving motorbikes and the
close proximity of residential properties, not to mention the increase in traffic down a track.

NSDC Policy — ‘NPPF Sets the requirement for planning policies to support economic growth in
rural areas including:

e Supporting the sustainable growth and expansion of all types of business and enterprise in rural
areas, both through conversion of existing buildings and well-designed new buildings.

e Promoting the development and diversification of agricultural and other land based rural
businesses.

Core Strategy Spatial Policy 3 —Rural Areas, states that development away from the main built up
areas of villages, in the open countryside, will be strictly controlled and restricted to uses which
require a rural setting. Commits to the production of Policy DM8 set out below.

Spatial Policy 8 - Protecting and Promoting Leisure and Community Facilities, states; The provision
of new and enhanced community and leisure facilities will be encouraged, particularly where they
address a deficiency in current provision, and where they meet the identified needs of
communities, both within the District and beyond.

Allocations & Development Management DPD Policy DMS8:

e Criterion 5 — Conversion of existing buildings, states; in the interests of sustainability,
consideration should be given to the conversion of existing buildings before proposing
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replacement development. Proposals should investigate and assess alternative uses for buildings
in accordance with the aims of the Spatial Strategy and present a case for the most beneficial use.

e Criterion 9 — Community and Leisure Facilities, states; Community and recreational uses
requiring land in the countryside will be supported on sites in close proximity to settlements. In
accordance with Spatial Policy 8, proposals will be required to demonstrate they meet the needs
of communities and in particular any deficiencies in current provision.

Policy DM5 — Design.
ASSESSMENT:

The proposal inherently complies with some aspects of policy by involving the re-use of an existing
building that is in close proximity to a settlement. The other assessments that need to be made in
determining the suitability of the change of use are:

e Demonstration of the use meeting the needs of communities.
e Demonstration of most beneficial use of building.

The application states that there are very few similar facilities in the UK and nothing comparable in
the area, and due to the longstanding concerns about the dangers to people from riding motor
bikes it is considered that there is a demonstrable need to provide a facility which offers suitable
training. The proposal is therefore clearly aiming to provide for a market both inside and some
way outside of the district. Spatial Policy 8 does allow for this, but | think to defensibly support the
need, more information is required. The application does not explore alternative uses as required
by Policy DM8 and so does not satisfy the policy as it stands. | note the approval for storage &
distribution use in 2012 which presumably was not taken up and so it may be the case that other
uses have been investigated, but not referenced in the application. As above, more information is
required. | defer to your and the relevant consultees assessment of the relevant criteria of Policy
DMS5.

It is concluded that the proposal has the potential to comply with the development plan if it can
be shown that:

e The use meets the need of communities — | would suggest this could be addressed through more
information on the nearest comparable facility and what the catchment area for this facility is
expected to be.

e This is the most beneficial use of the building — | would suggest this could be addressed through
more information on other uses that have been investigated.

e The relevant criteria of DM5 are addressed.

In response to the additional information submitted in respect of these applications | can
comment as follows:

The applicant has set out a credible case for the proposal being relatively unique thereby meeting
a deficiency in current provision and meeting the needs of communities within and far beyond the
District. This would satisfy Spatial Policy 8 and would also contribute to the aims of Core Policies 6
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& 7 by attracting economic and tourism development to the district. The information submitted in
respect of the marketing of the site as evidence of the most appropriate use is also credible. Given
the amount of time that has lapsed since the grant of various permissions by this Council and in
the knowledge that former poultry buildings have limited re-uses | consider that criterion 5 of
Policy DM8 would be satisfied. | consider that if the other relevant DM polices can be satisfied the
proposal would be in accordance with the development plan.

Nottinghamshire Wildlife Trust - As advised in pre-application response to the applicant, it
appears that the building is of a type which is less suitable for bats, although the possibility that
they may be present cannot be entirely ruled out. As no changes are proposed to the roof then
NWT would be satisfied that a survey is not required. However, if during works a bat is discovered,
work must stop immediately. If the bat/s does not voluntarily fly out, the aperture is to be
carefully covered over to provide protection from the elements whilst leaving a small gap for the
bat to escape should it so desire. The Bat Conservation Trust should be contacted immediately on
(0845) 1300228 for further advice and they will provide a licensed bat worker to evaluate the
situation and give advice. Failure to comply is an offence under the Wildlife and Countryside Act
1981 and the Conservation of Habitats and Species Regulations 2010 which makes it an offence to
kill, injure or disturb a bat or to destroy any place used for rest or shelter by a bat (even if bats are
not in residence at the time). The Countryside and Rights of Way Act 2000 strengthens the
protection afforded to bats by covering reckless damage or disturbance to a bat roost.

It is also recommended that consideration is given to any external lighting which may be required,
keeping it to @ minimum and ensuring it is directed downwards and away from any boundary
features.

To avoid any disturbance effect on wildlife populations due to increased noise, the
recommendations in the noise assessment report for keeping doors closed and sealing other
openings should be secured via condition.

Paragraph 109 of the NPPF states that the planning system should look to provide net gains in
biodiversity where possible, whilst Paragraph 118 advises that opportunities to incorporate
biodiversity in and around developments should be encouraged. With this in mind, plans for
biodiversity enhancements on and around the development site would be welcomed. These could
include enhancing existing habitats, for example planting/landscaping the car park area with
native species, as well as creating new habitats, such as installing bat and bird boxes.

NSDC Environmental Health Contaminated Land — No observations are made.

NSDC Environmental Health — No objections are raised in principle subject to an understanding
that the following matters can be conditioned:

The specification of the ventilation is not provided, however | would be grateful if a condition is
placed on any approval to provide a suitable ventilation system capable of removing exhaust
gasses from the indoor facility, without the need for opening any doors/windows during the race
operations. The ventilation system should also be designed or attenuated to ensure it does not
exceed 36dBA as detailed in the noise assessment.

That all doors and other openings are kept closed during operation and only opened when all

engine noise from inside has ceased. Where possible lobbies should be installed to entrances to
prevent the escape of noise.
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No motor repairs/servicing should be undertaken outside.

Noise monitoring should be undertaken on each day the facility is operating and during a time
when a race is progress (peak operation), with a calibrated sound level meters and a written
record of the results shall be kept for inspection by Environmental Health. Where readings are
recorded which are higher than The World Health Organisation Guidelines for Community Noise
(1999) (the outdoor sound level from steady, continuous noise should not exceed 50 LAeq), then
corrective action must be taken to abate the noise within a time period agreed with
Environmental Health.

Hours of opening as described in the application should be strictly adhered to.
Traffic calming measures shall be introduced to restrict speeding to and from the venue.

Additional comments have been received with regards to the impact on the local residents from
dust, fumes and odour in connection with the proposal, | am of the opinion that the ventilation
system and distance from dwellings to be sufficient for dust, fumes and odour to have no impact
on residents. Furthermore the facility will have its doors and windows closed during training.

Environment Agency — The site is low risk. No comments are therefore raised.

NSDC Access and Equalities Officer - As part of the developer’s considerations of access for all,
with particular reference to access and facilities for disabled people, it is recommended that the
developer’s attention be drawn to BS 8300: 2009 ‘Design of Buildings and their approaches to
meet the needs of disabled people — Code of Practice’ which contains useful guidance. Approved
Document M of the Building Regulations contains further useful information in this regard. It is
recommended that car parking includes appropriate carefully laid out and signed provision for
disabled motorists. BS 8300:2009 gives details of layout and proportion of spaces. A safe
accessible pedestrian route should be considered from parking and to, into around available
facilities which should contain provision for disabled people and be carefully designed and
equipped so as to be accessible to all users. Stair access to facilities precludes wheelchair users
and those unable to negotiate this barrier. The proposal should be carefully designed to be equally
convenient to access and use by everyone through inclusive design. It is recommended that the
developer be mindful of Equality Act 2010 requirements and that a separate enquiry be made
regarding Building Regulations Approval.

NCC Highways Authority — The application site was previously a poultry farm unit served by Forest
Lane which is ‘unadopted’.

This proposal is expected to accommodate 30 bikes per session with a maximum of 150 riders on
any given day. Bikes will be transported to the site in vans or cars/trailers.

Parking will be provided within the site for 12 employees (3-4 ft are proposed at present), 42
trainee riders and 20 spectators — a total of 74 spaces. The track is expected to be utilised all day
by the same group of riders, with occasional changeover at midday.

In view of the above, and taking into account the previous use of the site, it would appear that

sufficient parking is provided, therefore, there are no highway objections to this proposal subject
to the following:
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No part of the development hereby permitted shall be brought into use until the parking areas are
provided in accordance with the approved plan. The parking areas shall not be used for any
purpose other than the parking of vehicles.

Reason: To ensure that all parking for the development remains within the site curtilage.

The applicant should note that Forest Lane is a bridleway and consultation should take place with
NCC Rights of Way section for advice/approval.

NCC Rights of Way — The private road that provides the access to the former poultry site also
carries Walesby Bridleway 9. This road is also used as access to other properties and land. Users of
the bridleway are used to traffic, but it would be wise to display an advisory sign on entering the
lane & exiting the site — especially as many horses are afraid of or spooked by motorbikes. The
signage could be something along the lines of Caution — Public Bridleway — please drive slowly &
give way to horses would be appropriate.

The road is un-adopted, therefore any maintenance required above the standard required for a
rural bridleway, would fall to the private users. | would imagine that there is already an agreement
in place with the current users as the poultry farms generated significant traffic. The developer
would need to investigate this.

Police Authority — has considered the application and visited the site. It is noted that the noise
assessment document that has been prepared for the site but have concerns regarding potential
noise/nuisance anti-social behaviour, both from within the unit, within the external car parking
area but especially on the roads, tracks and bridleways leading to the unit.

The closest residence is approximately 250m from the unit, with more residences some 400m
away from the unit, and may suffer from noise nuisance from within the unit, especially if the
unit is open until 9pm, plus they will have noise nuisance issues from vehicles accessing the site.
However my main concern is how persons attending the site will actually travel to and away
from the site. There may be a number of customers who will bring their motor cross bikes on a
trailer and disembark these within the confines of the car park, with some increase in noise if
engines have to be engaged, but it is likely that many young local persons will travel on their
own motor cross bikes cross country, bringing the noise nuisance issues associated with these
types of bikes, to many persons in the locality. li is understood from the Planning Statement that
there are likely to be up to 150 motor bikes at the unit on a typical day.

Motor cross bikes are usually for use off road only, and generally they do not have to be road
legal, as they are not expected to be used on a public highway. These bikes are therefore less
likely to be fully compliant with engine noise levels, safety, lighting etc., but we have many
problems in the local area with illegal off and on road use of these types of bikes, and it is likely
that this development will attract further problems.

There are obvious management issues here, if the management are likely to refuse persons
access if the customer has brought a non-road legal bike to the centre, which has not been
transported by legal means, then this knowledge will become well known locally and prevent
non road legal bikes from trying to access to unit cross country, because the unit will refuse
them access. However the opposite also applies that allowing these bikes access is likely in
increase the local problem of motor bike nuisance. | am not sure if such a condition could be
given to any planning consent.
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Neighbours/Interested Parties — 26 representations have been received from local residents or
other interested parties raising objections to the proposal and 28 have been received in support.
These comments can be summarised as follows:-

Objections

e The description of the proposal is inaccurate. It refers to motor bike training facility and
not motocross

e ltisinappropriate development — the building is in good order and is not suitable for such a
use

e The proximity to residential properties — the measurements to the nearest residential
properties are inaccurate

e Impact on residential amenity outlined as follows:-
e The existing facility at Beavercotes already impacts on amenity

e The application relates to a metal building which would amplify noise and the building is
not soundproofed

e There is no provision shown for the repair/testing/test riding within the building
e The Noise Assessment is incomplete and inaccurate

e The applicant has stated that the planning officer has accepted the noise level test. It is
requested that all residents are invited to take part in noise testing

e The proposal will result in fumes which will be carried to nearby residential properties
e The proposal will result in a risk to health by virtue of pollutants

e Loss of privacy due to proximity to residential properties

e Hours of operation will cause disturbance

e There are no details of ventilation or any assessment of the levels of heat that would be
generated;

e The proposal will contravene the Human Rights Act
e Impact on character of the area

e The proposal fails to respect or enhance the village or the area
e It will be detrimental to the peace and quiet of the area

e The proposal would be detrimental to the environment
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e |t fails to support low carbon emissions or make any contribution to reducing pollution
e Impact of pollution on trees

e Impact on flora/fauna/wildlife

e The proposal would have a detrimental impact on highways

e The proposal would result in an increase in traffic

e Impact on highway safety as there are no pavements or street lighting on Forest Lane
e The access is unsuitable for the proposed levels of traffic

e The speed of traffic using the site would impact on highway safety

e The proposal has no economic, social or environmental role in Walesby. It will not promote
tourism, users will not use local facilities

e The proposal contravenes policy. It fails to take account of local strategies or improve
health and does not deliver on any key issues or objectives

e The proposal fails to promote rural diversification

e The proposal will impact on other uses that take place on the site and the users of the
sports pitch

e There is a conflict of interest for the operator.

A further letter has been received from the local Member of Parliament raising the following
concerns:-

e The potential for the hours and days of use of the facilities to be extended to weekends
and evenings — reassurance is requested that should permission be granted there will be
strict monitoring of the number quota of riders and visitors and how this will be
implemented.

e Impact on the tranquil village in terms of noise and traffic and motor bikes being ridden
outside.

e Reassurance is sought that the distances between the site and residential properties will be
rigorously looked into, that highways are consulted with regards to volume of traffic and
that noise levels will be investigated by the Council. It is questioned as to whether this type
of facility is allowed in the Green Belt.

A further letter of objection has been received which expresses concern with regards to impact
on amenity given the proximity of residential properties.
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Support

The re use of the building provides an all-weather facility and a safe environment
e It will attract tourism to the area

e It will help the local economy

e [t provides a national facility and encourages the growth of a family sport

e It allows young riders to do so legally and give them skills for the future

e It will create employment

e The applicant will have a positive impact on the operation of the business

e Potential use by a school for core PE lessons or as a reward trip.

e It is innovative and would provide a facility for young people who are interested in
motorsport with a legal and accessible venue.

An additional letter of support has been received which will provide an affordable, accessible
and legal venue in a comfortable learning environment for young people to ride their vehicles

and gain experience.

Two additional letters of support have been received from the MC Federation and the ACU
attached as Appendix 2.

Comments of the Business Manager — Development

Principle of Development

A presumption in favour of sustainable development is at the heart of the National Planning Policy
Framework (NPPF) and is identified as being seen as a golden thread running through decision
taking. This means approving development proposals that accord with the development plan
without delay.

Paragraph 7 of the NPPF advises that there are three dimensions to sustainable development,
having an economic, social and environmental role by:-

e contributing to building a strong, responsive and competitive economy by ensuring that
sufficient land of the right type is available in the right places and at the right time to
support growth;

e supporting strong vibrant and healthy communities by creating a high quality built
environment with accessible local services that reflects the needs of the community; and

e contributing to protecting and enhancing the natural built and historic environment and to
adapt to climate change including moving to a low carbon economy.
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Paragraph 8 of this document advises that these roles should not be seen as being independent of
each other but that to achieve sustainable development these gains should be sought jointly
through the planning system which should play an active role in guiding development towards
sustainable solutions.

At paragraph 17 the NPPF identifies 12 core planning principles which should underpin planning
decisions. Of particular relevance to this application are the principles that planning should
proactively drive and support sustainable economic development, should always seek to secure a
good standard of amenity for all existing and future occupants of land and buildings, should
encourage and support the transition to a low carbon future (taking account for example the
conversion of existing buildings). Moreover planning should contribute to conserving and
enhancing the natural environment reducing pollution, encourage the effective use of brownfield
land, promote mixed use developments and encourage multiple benefits from the use of land in
urban and rural areas by actively managing patterns of growth and focusing significant
development in locations which are or can be made sustainable and should deliver sufficient
community facilities and services to meet local needs.

The NPPF goes on to recognise that significant weight should be attached to supporting economic
growth through the planning system. Paragraph 28 relating to supporting a prosperous rural
economy advises that planning should support economic growth in rural areas in order to create
new jobs and prosperity by taking a positive approach to sustainable development by supporting
sustainable growth and expansion of all types of businesses together with sustainable rural leisure
and tourism developments in appropriate locations where identified needs are not met by existing
facilities and which respect the countryside.

At a local policy level, Core Policy 9 of the Core Strategy discusses Sustainable Design. This policy
outlines that the District Council will expect new development to achieve a high standard of
sustainable design and layout that is capable of being accessible to all and is of an appropriate
form and scale to its context, complementing the existing built and landscape environments. New
development should demonstrate an effective and efficient use of land that, where appropriate,
promotes the reuse of land and optimises the site potential at a level suitable to local character.
Development should also contribute to a compatible mix of uses.

Policy DM12 of the Allocations and Development Management DPD further reflects the guidance
and the presumption in favour of sustainable development identified in the NPPF. Planning
applications which accord with the policies of the Development Plan will be approved without
delay unless material considerations indicate otherwise. Account should be taken as to whether
the impacts of granting of permission would significantly or demonstrably outweigh the benefits
of the proposal when assessed against the policies in the NPPF.

The proposal would reuse an existing large vacant building sited within a much larger vacant
brownfield site. The existing building and associated land would require little external alteration or
extension to facilitate the proposed use. It is acknowledged that some weight should be given to
the consideration as to whether the proposal might be likely to compromise any possible future
more comprehensive development of this wider site and a compatible mix of uses. The land and
buildings to which this report relates together with the wider site has been vacant for a number of
years and more recent marketing and planning permissions issued have not resulted in any land or
buildings being brought into use. | am also mindful that the wider poultry farm site has not been
identified or allocated for development in any current development plan documents.
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| consider that the proposal will meet the economic, social and environmental role by contributing
to the economy, providing a service not already available in the region and moving towards a low
carbon economy through the conversion of an existing building. In these respects the
development can be viewed as being relatively sustainable under the guidance in the NPPF. The
NPPF states that planning should proactively drive and support sustainable economic
development such as this. Whilst the proposal would not result in a comprehensive development
of the site which would help in better understanding the future cumulative impacts of uses on the
site and the relationship with the area, the NPPF also promotes mixed use developments and
encourages multiple benefits from the use of land including in rural areas and in this sense this
standalone proposal would not necessarily prejudice such an approach.

When considering the principles set out in Core Policy 9 above, the development would make
effective use of the existing large former poultry building and therefore the impact on the existing
built and landscape environment would be reduced. Given the development only relates to a
single building, the proposal does not necessarily optimise the potential of the wider site but as
stated above would not prejudice other proposals coming forward where consideration can be
given as to whether they would result in a compatible mix.

The site falls outside of the main built up area of Walesby and therefore under the criteria of
Spatial Policy 3 falls to be assessed against Policy DM8 of the Development Management and
Allocations DPD (Development in the Open Countryside). Development away from the main built
up areas of villages, in the open countryside is to be strictly controlled under these policies and
Policy DM8 sets out 12 types of development considered to be appropriate in the open
countryside. In the interests of sustainability, one such type of development is the conversion of
existing buildings. The sub text of this policy recognises that there are many buildings within the
district which are no longer needed or are suitable for their original purpose. Proposals for the
conversion of buildings should investigate and assess alternative uses and a present a case for the
most beneficial use of the site.

Details of marketing of the three buildings which form part of the wider former poultry farm
complex have been deposited with the application. This outlines that the former poultry units
have been marketed by WA Barnes LLP continuously since November 2012. A 'V' angle advertising
board has was erected on Retford Road and the units have been listed on the advertising websites
of WA Barnes, Rightmove, Zoopla, Movehut, Novaloca, Costar and the EGI/Property Link.

It is noted from the Supplementary Planning Statement submitted with this application that the
site has been vacant for approximately 15 years, although no evidence has been put forward as to
whether or how the site was marketed prior to 2012.

However, from the information provided | am satisfied that it has been demonstrated that the
building has been unsuccessfully marketed for the last 3 years with only one successful approach
for an alternative use resulting in planning permission being granted for a B8 storage use in
October 2012. This permission, however, has not been implemented and has now expired and the
buildings remain vacant.

Supporting information has also been deposited with regards to the possible reuse of the buildings
for agricultural purposes. This states that the buildings are designed for egg production and
changes in technology and processes have resulted in it not being financially viable to upgrade the
buildings in order to continue this use. | acknowledge that the scale and form of the building does
limit potential alternative uses.
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Policy DMS8 also identifies rural diversification, employment uses, community and leisure facilities
and visitor based tourism development as being other types of appropriate development within
the countryside. These are subsequently discussed within the report.

Taking these issues into consideration | am also mindful that the NPPF states that significant
weight should be attached to supporting such economic growth in rural areas in order to create
new jobs and prosperity. It is acknowledged that some weight should be given as to whether the
proposal might be likely to compromise any possible future more comprehensive development of
this wider site, however | am mindful that the NPPF encourages mixed use and any future
applications would need to be considered on their own merits including whether they would
contribute to a compatible mix. On balance, | therefore consider that the significant weight to be
attached to supporting sustainable economic growth would weigh in favour of the proposal and
on this basis the principle of the proposal would be acceptable. However, other site factors and
local and national policy considerations need to be weighed in the planning balance and these are
set out and assessed below.

Impact On the Character of the Open Countryside

Policy DM8 states that all proposals will need to satisfy other Development Management Policies,
take account of potential visual impact they create and in particular address the requirements of
landscape character in accordance with Core Policy 13.

Core Policy 13 of the Core Strategy addresses issues of landscape character. A Landscape
Character Assessment (LCA) was adopted as a Supplementary Planning Document in December
2013 to inform the policy approach identified within Core Policy 13. The LCA provides an objective
methodology for assessing the varied landscape within the district and contains information about
the character, condition and sensitivity of the landscape. The LCA has recognised a series of Policy
Zones across the 5 Landscape Character types represented across the District.

The site is identified in the LCA as falling within the Sherwood character area and within character
zone S PZ 27 Ollerton Estate Farmland, a landscape considered to be of moderate condition and
moderate landscape sensitivity. The LVA identifies the policy action in this zone to conserve and
create.

Given that the proposal seeks to reuse an existing vacant building and immediately adjoining land
without the need for any extension or substantial alteration to either and that the building is
adjoined by other vacant commercial buildings which are set within a brown field site formally
occupied by a poultry farm business, | am satisfied that the proposal would not result in any undue
physical impact on the landscape character of the area or the open countryside.

I have carefully considered the potential impact of the proposed use and levels of activity
generated on the character of the area. Although it is accepted that the use of the single building
would result in some change in the relationship of the site with the character of the area by virtue
of the nature and level type of activity | am of the view that the proposed use would not generate
such a significantly greater level of activity than either the previous use as a poultry farm or the B8
use previously approved in 2012 to adversely impact on the character of the countryside setting of
the site or the wider area to justify refusal on these grounds.

| therefore consider that the proposed use would not result in such an impact on the landscape or
character of the area to justify refusal on these grounds.

85



Impact on Amenity

Consideration of the impact of development on the amenity of neighbouring land uses is a long
standing consideration in the planning process. Indeed Policy DM5 states that development
proposals should have regard to their impact on the amenity of surrounding land uses and where
necessary mitigate for any detrimental impact.

| note the discrepancies raised in relation to accuracy of the distances between the application site
and the nearest residential properties particularly on Retford Road which form the boundary of
the village stated in the Design and Access and Planning Statements. These distances have been
measured and from my calculations the rear boundaries of the properties to the east of the site
are some 335m from the building. The distance to the boundary with the nearest property on
Forest Lane equates to some 245m. Notwithstanding this, in visiting the site and assessing the
proposal very careful consideration has been given to these distances | am satisfied that the
proposal would not result in any overlooking or loss of privacy in this instance, particularly given
that there are existing buildings which would obscure any views.

The applicant has deposited the following additional statement in relation to trips generated by
the proposed development which is summarized below:-

‘For clarity the site has sufficient parking spaces to cater for training riders, staff and spectators.
The visions of 150 car and bikes there at any one time is incorrect.

There will be a maximum of 30 bikes using the facility at any given time. However there are 42
rider training spaces to allow a buffer if riders are changing between sessions. There are 20
spectator parking spaces and 12 staff parking spaces which total 74 parking spaces.

The figure of 150 trips (in the Transport Statement) has been generated by multiplying the 74
parking spaces by 2 totalling 148 (rounded up).

Therefore if there is one group of riders in facility all day there will be a maximum of 74 two way
trips. If there are two groups during the day, morning and afternoon for example there will be a
maximum of 150 two way trips. It is likely that on the shorter days Friday, Saturday & Sunday
only one group will be at the facility and on the longer days Tuesday & Thursday there will be
two groups; splitting the day.

The Transport Statement indicates the very maximum that could happen as a means of
assessing the proposal on the worst case scenario - a scenario for which the assessment
concluded that the impacts would be acceptable and which the Highways Authority agree. The
normal operation would be 30 riders plus staff and spectators totalling 75 people per day.

When it comes to transport assessment terminology - one person visiting the site has to arrive
and then go at some point later - that is 2 trips -so the 150 would only actually be 75 in and 75
out anyway - far less than 150.

It is envisaged that most riders to come for a full days training session, especially given the
distance some will travel to get there. However if there were to be a changeover in the
afternoon this would occur during the one hour lunch break which to prevent the venue
becoming congested.
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Taking account of the volume of traffic identified in the Transport Statement deposited with the
application and the clarification received from the agent | am of the opinion that the levels of
vehicular traffic generated would be unlikely to result in adverse impact particularly on the
occupiers of the residential properties on Forest Lane given the unrestricted levels of traffic and
the types of vehicles that were associated with the previous and previously approved B8 storage
use of the site, which were substantial commercial enterprises.’

With regards to noise nuisance Paragraph 123 of the NPPF makes reference to amenity in terms of
noise. It states inter alia that planning decisions should aim to avoid noise from giving rise to
significant adverse impacts on health and quality of life as a result of new development and
mitigate and reduce to a minimum other adverse impacts on health and quality of life arising from
noise from new development.

| note the comments received with regards to noise and the quality and accuracy of the Acoustic
Assessment carried out by Acoustic Associates and deposited with the application. This has been
reviewed by the NSDC Environmental Health Officer. The Assessment states that background noise
levels have been monitored at representative locations and that noise from a specific model of
motorbike has been measured and the effect of noise of 30 similar bikes has been calculated. It
also states that roller shutter doors will be kept closed during all sessions and existing ventilation
opening will be adequately sealed. It concludes that noise from the development will not exceed
the No Observed Adverse Effect Level guidance contained within the Noise Policy Statement for
England 2010.

Having taken the professional advice of the Environmental Health Officer, | have no reason to
guestion the assessment and its conclusions and am satisfied taking account of the distances to
the nearest residential properties and provided the suggested conditions in relation to details of
ventilation, noise mitigation and monitoring measures, no racing or outdoor maintenance and
repairs to take place, and hours of opening are attached should members be minded to grant
permission; the proposal would not have a detrimental impact in respect of noise. As such the
proposals would accord with Policy DM5 in terms of impact on amenity, the NPPF and guidance
outlined in the Noise Policy Statement for England 2010.

With regards to comments received in relation to pollution, | am mindful that specific details of
any proposed ventilation systems have not been deposited with the application. Having sought
the advice of the Environmental Health Officer | am of the opinion that any emission, fumes or
dust generated within the building can be mitigated by the installation of efficient ventilation
systems which would be the subject of condition should members be minded to grant planning
permission.

Members at the committee meeting in February 2016 requested further clarification with
regards to noise, noise monitoring and means of ventilation and extraction. The agent has
submitted the following information in response to this request:-

NOISE
The applicant has submitted additional information which is summarized below:-

The initial noise report was carried out by a fully qualified and experienced noise consultant
from a well-established noise consultancy firm in line with a methodology agreed with the NSDC
Environmental Health Officer.
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The existing noise levels in the area used to establish the base line conditions was deliberately
undertaken on a Sunday as it would be the quietest time of the week which would be worst-
case scenario for the impact of the noise to be generated by the proposed development.

The assessment and conclusion were in line with the correct guidance from the NPPF and refers
to the current level of noise where any operation creating noise levels above it would be
regarded as a nuisance would be unacceptable.

The assessment was based on the noise levels to be generated during the noisiest hour at the
facility and measured the noise from one 450cc motocross bike of the type to be used at the
facility and then interpolated this up to represent the noise generated by 30 bikes - again taking
the worst case scenario.

The assessment made recommendations for changes to the building to stop noise escaping and
to keep it within the required limits including a ventilation system to include noise reduction
measures and the sealing of all openings in windows and keeping all doors closed. However, the
assessment concluded that the building structure was already capable of restricting noise
emissions to the outside and therefore the suggested mitigation measures were for additional
protection.

Therefore it is considered that there is no reason to cast doubt on the validity and accuracy of
the noise assessment and the conclusions it makes. The proposed development in this building is

capable of being undertaken without detriment to the amenity of the surrounding area.

NOISE MONITORING

The applicant ahs stated that monitoring will be carried out in full accordance with current
industry standards and as agreed with NSDC Environmental Health. In addition as stated in the
Design and Access Statement (5.8.1) levels will be kept to Federation International
Motorcyclisme (FIM) regulations and testing of each bike used on the facility will be recorded
and kept for a minimum of 3 years. The mitigation measures are covered in the noise
assessment report — “the roller shutter doors must be kept closed throughout each session, the
current air paths through the walls and roof must be blocked up and the closures must achieve
the same sound insulation as double skin insulated cladding in the roof and single skin cladding
to the walls”.

VENTILATION AND EXTRACTION AND NOISE/POLLUTION

The applicant has advised that the ventilation system has not been designed yet. However the
system must attenuate any duct borne noise (fan noise plus reverberant noise) to the south,
east and north so that it does not exceed 36LAeq at any dwelling, with no highly perceptible
tones at the receptors.

An additional statement has been received from a Principal Mechanical Engineer confirming that
the building will require a mechanical supply and extract ventilation system in order to meet the
requirements of Approved Document Part F and to control the carbon monoxide levels. It is
anticipated that all plant will be located internally with air handling units complete with acoustic
silencers to ensure external noise levels will meet all necessary planning conditions. The time
period of the dBLeaq will be determined by NSDC Environmental Health and the sound spectrum
will be examined to ensure that the specified acoustic silencers attenuate all break out noise at
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the appropriate frequency. The engineer concludes that there are no foreseeable issues that
would prevent suitable ventilation being designed to meet all necessary acoustic and planning
requirements.

It is requested that this be conditioned.

I have reconsulted with the Environmental Health officer with regards to the Noise Assessment
and additional information deposited with the application. It is considered that the Noise
assessment has been carried out by a competent person and no concerns have been raised with
regards to the assessment and its conclusions.

Taking account of the members concerns raised at the previous committee meeting
Environmental Health have suggested the following revised or additional conditions, which |
consider to be reasonable, be attached should Members be minded to grant permission
requiring:

e the submission and approval of a scheme setting out the protocol for the assessment of
noise in the event of any complaint being received, including the remedial measures to be
taken;

e In the event of a complaint about noise, the operators will carry out a noise assessment
and undertake remedial works to the satisfaction of the LPA.

e details of a programme of routine noise monitoring shall be developed and submitted
and agreed by the LPA.

e the noise levels from the facility shall not exceed those stipulated in the noise report
deposited with the application at the locations specified within the report and with
additional consideration being given to any neighbouring or future dwellings.

e the submission of precise details of a ventilation/extraction system capable of removing
exhaust gasses etc and designed and attenuated to ensure it does not exceed 36Laeq
(15mins)

e no engines shall be started or revved outdoors
e the submission of details of lobbies within the building

Being mindful of the above comments and suggested conditions and taking account of the
distances to the nearest residential properties | am of the view that the proposal would not have
a detrimental impact in respect of noise to justify refusal on such grounds. As such the proposals
would accord with Policy DM5 in terms of impact on amenity, the NPPF and guidance outlined in
the Noise Policy Statement for England 2010.

With regards to pollutants, Environmental Health have advised that it is difficult to monitor
outside pollutants at any nearby dwelling which could establish a link to the proposed use and
not to the general air quality of the area given the proximity of properties to the busy main
road.

With regards to comments received in relation to pollution, although specific details of any
proposed ventilation systems have not been deposited, | note that confirmation has been
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deposited from an appropriately qualified engineer that an appropriate ventilation/extraction
system can be designed to the required stringent standards set out in the Building Regulations
so as to meet the acoustic requirements of the Council.

A further statement has been deposited in response to Environmental Health’s comments with
regards to the standard for short term exposure limit (15 minute reference period). This states
that the referred to is a HSE document SR15. As the works would be carried out under the
Building Act (Under the supervision of Building Control) the Approved Document Part F is the
more stringent standard to apply. It is reiterated that the required rate of air change can be
designed in line with the external acoustic requirements and alarms etc this would form part of
the detailed design.

Again having sought the advice of the Environmental Health Officer | remain of the opinion that
any emission, fumes or dust generated within the building can be mitigated by the installation of
efficient ventilation systems to the required standard which would be the subject of condition
should members be minded to grant planning permission.

| note the comments received with regards to impact on the amenity of other users of the site and
of the nearby sports pitch. The remainder of this former poultry site remains vacant and there are
no current proposals for any alternative uses. The application before members has to be assessed
on its own merits in relation to impact on the current uses of the site. The compatibility and mix of
uses would need to be assessed as and when any further proposals come forward. Furthermore, |
do not consider that the proposal would unduly impact on the operation or users of the sports
pitch facility to the east of the site at the junction of Forest lane and Retford Road given the
separation distances.

Taking very careful account of the above considerations | am of the view that, on balance, the
proposal would not have such an impact on the amenity of local residents or users of other
facilities in the village to justify refusal on these grounds. | am also satisfied that amenity can be
safeguarded by restrictive conditions as outlined above. The proposal would therefore comply
with Policy DM5 of the DPD.

Transport Impacts

Spatial Policy 7 of the Core Strategy seeks to ensure that vehicular traffic generated does not
create parking or traffic problems. Policy DM5 of the DPD requires the provision of safe access to
new development and appropriate parking provision and Policy DM4 seeks to ensure no
detrimental impact upon highway safety.

| note that the Highways Officer has raised no objection to the proposal in terms of parking
provision or impact on the public highway from an engineering perspective and | consider it would
be reasonable to attach the suggested conditions should members be minded to grant permission.

| also note the comments of the Rights of Way officer suggesting appropriate signage to assist
reduction of speeds on the public bridleway. | am mindful that the applicant would not have
control of land outside the application site and the highway officers have not raised any safety
concerns. However | consider it would be reasonable to attach a condition requiring details of a
traffic calming scheme to be submitted to and approved in writing by the district council in liaison
with NCC Rights of Way. This could include signage on exiting the site and if signage at the
entrance to Forest Lane cannot be secured alternative measures could be put forward for example
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through publicity for the motorcycle training facility e.g. on their website and any information
leaflets they send out. An informative providing additional suggestions for a traffic calming
scheme and bridleway maintenance could also be attached should members be minded to grant
permission.

Therefore overall, taking account of the comments of the highway authority and subject to
conditions, it is not considered that the proposed development would have an adverse impact
upon highway safety in accordance with Spatial Policy 7 of the Core Strategy and Policy DM4 of
the DPD.

Rural Diversification

Policy DM8 identifies that proposals which diversify the economic activity of rural businesses will
be supported but should seek to re use existing buildings wherever possible. Particular and careful
consideration should be given independent businesses which may be more sustainably located
elsewhere. The applicant has put forward an argument that no suitable sustainable alternative or
viable locations have been found for the proposed use in the north Nottinghamshire urban area.
The building to which this application relates is of an appropriate scale and form and is in a
relatively sustainable location with good links to transport links to other major road networks and
towns and cities within the region to meet the requirements of the proposed use. Its reuse would
negate the need for any construction of new buildings or development of Greenfield sites.

With regards as to whether the applicant has considered any alternative sites to the north of the
County, that agent has advised that the applicant has looked at the Vertical Park Industrial
Estate at Bevercotes, a site with permission to build industrial style units. This was discounted
due to viability.

The agent has put forward that the application site at Oakham farm has a an existing suitable
building which has been redundant and empty for a long period of time, therefore there are no
construction costs Oakham farm is perfect in size, height and scale and the location has good
access from surrounding road networks and adequate parking on site. With minor alterations
for very little cost the building would be more than fit for the purpose.

It should be reminded that this planning application is not an application under the
Environmental Impact Regulations so the need to describe alternatives is not a planning
requirement for this application. What is relevant is the merits of this application - this being
one for which the building is entirely suitable and there is a complete absence of policy
objections. The fundamental basis of the planning system is 'each case on its merits'.

I consider that other alternative sites have been considered and discounted for acceptable
reasons. The site to which this application relates is reasonably sustainable, relating to an

existing building which requires little external alteration and which has good transport links.

| therefore consider that, on balance, the proposal would keep the building in a viable use and
contribute to the local economy and thus meet the aims of Policy DM8 of the DPD.
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Leisure and Tourism

Spatial Policy 8 of the Core Strategy identifies that new community or leisure facilities will be
supported where they address a deficiency in current provision and where they meet the needs of
communities within the District and beyond.

Core Policy 7 states that significant attractions and facilities should be located within or on the
edge of town or sub regional centres. In rural areas such development will only be supported
where a rural location is necessary to meet the tourism need, which can support local
employment and where rural regeneration is promoted through the re use and conversion of
existing buildings which are soundly constructed and are adaptable without the need for
rebuilding or extension. Policy DM8 reflects this guidance.

| am mindful that the supporting information deposited with the application identifies the
proposed use as being a unique attraction which would serve both the local community and wider
district together with providing a national facility. The facility would therefore attract visitors from
a substantial catchment area supporting an all year round economy within the area.

| have no evidence to dispute that this facility would serve a national and regional rather than a
local need (i.e. the village of Walesby) and thus | would conclude and attach weight to the
proposals addressing a deficiency in current provision of such a facility within the District in line
with Spatial Policy 8.

The application site does not fall within or on the edge of town or sub regional centres and lies
within the open countryside, outside of the built up area of the village of Walesby. The proposed
use clearly relies on significant indoor space which the application site provides in the form of a
substantial building which requires no major external adaptation or extension.

Taking the account of the above, | am of the opinion that the proposal is likely to address a
deficiency in current provision of such a facility through provision of a substantial building suitable
for the proposed use in accordance with the above aims of Policy CP7 of the Core Strategy and
policy DM8 of the DPD.

Employment

In considering the principle of the development regard has been given to the NPPF which states
significant weight should be attached to supporting such economic growth in rural areas in order
to create new jobs and prosperity. Core Policy 6 of the Core Strategy identifies that the economy
of the district will be strengthened and broadened to provide employment by a number of factors
including supporting the rural economy by rural diversification that will encourage tourism
providing the proposal meets local need and is small scale in nature to ensure acceptable scale
and impact. Additionally the economy will be strengthened by providing and retaining sites that
can meet the needs of modern businesses in existing employment areas. However, proposals for
uses wider than B Use Classes should have regard to how proposals respond to local needs, the
lack of suitable alternative sites and the need to safeguard the integrity of neighbouring uses.

Policy DM8 of the DPD reflects the aims of Core Policy 6 and supports small scale employment

proposals in rural areas only where it can be demonstrated that there is a particular need for a
rural location and that the proposal will contribute to sustaining rural employment.
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Whilst the proposal does not specifically address a local need in terms of the nearest settlement
the applicant has put forward an argument that no suitable sustainable alternative or viable
locations have been found for the proposed use in the north Nottinghamshire urban area. | am
mindful that a number of full and part time jobs are proposed by the applicant and that the
proposal would bring back into use a vacant building and part of a wider site providing
employment opportunities. Furthermore, the applicant has demonstrated that there are no other
comparable facilities to that proposed both regionally and nationally. | am of the view that a
building of a such a scale and in a more sustainable location such as within the urban area and
separated from residential properties may be difficult to find and such buildings are likely to be
located in rural locations, as is this case.

I am therefore of the opinion that, on balance, the proposal meets the criteria contained with Core
Policy 6 and Policy DMS8.

Other Matters

The majority of the concerns raised by both the Parish Councils and neighbouring residents have
already been addressed, however the outstanding matters that were raised are answered below.

I am mindful of the comments in relation to the description of the proposal. However, | am
satisfied that the documents deposited with the application clearly outline the details of the
proposed use and allow full consideration of the proposal.

| note the comments received with regards to contravention of human rights. | am satisfied that
the processes and practices undertaken in the determination of this application are compatible
with the Human Rights Act 1998. It is an integral part of the decision-making process for the
District Council to assess the effects that a proposal will have on individuals and weigh these
against the wider public interest in determining whether development should be allowed to
proceed.

With regards to ecological impacts and impact on flora and fauna | am mindful that the
Nottinghamshire Wildlife Trust have raised no objections to the proposal.

| note the issue raised with regards to the proposal failing to support low carbon emissions or
make any contribution to reducing pollution. | am conscious Paragraph 7 of the NPPF includes a
requirement to adapt to climate change including moving to a low carbon economy. The nature of
the use proposed means that there will be an increase in emissions when compared to the existing
situation, however, this is not to a degree that has raised specific objections from Environmental
Health. The reuse of an existing building in itself helps to support the transition to a low carbon
future as opposed to the environmental impact of a new build elsewhere and needs to be
considered within the planning balance. Environmental Health have requested a ventilation
system is installed to ensure emissions are suitably controlled.

Anti Social Behaviour Issues

The agent has responded to the comments received from the Police Authority as follows:
‘There will be strictly no bikes running outside of the building, if this occurs the rider will have to
leave the site. There are indoor holding areas where engines can be started. A noise assessment

has been carried out which concludes that noise levels will sit below the required levels. The
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facility will be operated in accordance with any planning conditions and the requirements of
Environmental Health and the facility rules will be strictly enforced. The level of activity would
not be significantly different to the unrestricted vehicle movements associated with the
previous uses and approved use of the building. A booking system with rider details will be in
place to avoid over subscription. Lights from motorbikes in outdoor areas will not be required.
This is an indoor facility with expert training and for indoor motorcross bikes only. Bikes brought
to the facility have to be transported to the facility. The facility will help reduce the number and
safety of people on the roads. The car park will be secure’.

I note the comments of the Police Authority. Issues of illegal bikes travelling to and from the site
would not be a material planning consideration but would be covered by other legislation. Issues
with noise have been addressed earlier in the report.

Members may recall that at the committee meeting in February 2016 further clarification was
sought with regards to the operation of the facility. The agent has submitted the following

information in response to this request:-

HOW WILL THE TRACK BE USED AND TRAINING SESSIONS OPERATE

The agent has submitted the following additional information with regards to the operation of
the proposed development which is summarised below:-

There will be a maximum of 30 bikes using the track at any one time (only 450cc max engine size
allowed on the track). As there are 42 parking spaces for riders this may mean 12 no. buffer
spaces. It is envisaged that a maximum of 30 riders will arrive in the morning and stay until
closing time. There may be some change over which will be regulated by a booking system to
ensure the facility is not over subscribed.

In terms of using the track as there is NO starting /race gate the training riders will NOT be in a
position to race. There will be a safe paddock area. The starting marshal will release a safe
number of riders / bikes at intervals, this will give riders room and space on the track, a method
used in many training/practice motor sport venues which will assist with providing a safe
environment for riders to train. There will also be marshals placed around the track with safety
flags ensuring there is a safe distance between groups of riders.

The training activity will be concentrated in 15-minute sessions in 3 groups (Experts
/Intermediate or Novice/ Children) with a 15-minute break in between sessions and a 1-hour
lunch break and additional breaks on longer days as detailed.

Details of a sample day have been provided and are attached within Appendix 1.

There will be very strict rules on riders and spectators, if clients are not following the rules they
will be asked to leave the site. Riders will use the track for the training / practice purposes in a
safe controlled environment. The facility will cater for all ability of riders from beginners to top
level GP Riders. We will operate the facility within ACU and MIF guidelines see attached
Appendices 3 and 4.
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ARE THE BIKES FOR HIRE OR DO ALL RIDERS BRING THEIR OWN

The agent has stated that it is planned to have a number of bikes available on site to hire.
Support and interest has been received from several local secondary schools as motocross is
now an option within the PE curriculum. As well as students learning skills to ride the
motorbikes there may also be the opportunity to learn mechanical skills. Grants are available
from Sport England which will assist with us purchasing hire equipment and bikes for adults and
children who can possibly not own their own motocross bike to enable them to gain experience
and learn the skills if they plan to purchase a bike in the future. Several international bike
manufactures such as KTM, Honda and Kawasaki have expressed interest in having demo bikes
on site for both training and also advertising. Our aim is to provide a facility that is safe,
controlled and accessible for people of all ages and backgrounds giving equal opportunity to all.

The agent has confirmed that noise levels will be kept to Federation International
Motorcyclisme (FIM) regulations and testing of each bike used on the facility will be recorded
and kept for a minimum of 3 years as outlined above.

I note that the agent has confirmed that there will be some bikes for hire from the facility and
some bikes brought to the site by riders.

With regards to bikes brought to the site, | note that the agent has confirmed that noise levels
will be tested (within the building) and recorded and that these records will be retained as part
of the operational requirements of the facility. | am satisfied that this testing and recording will
monitor and ensure that noise levels within and from the building will be kept within the levels
required by Environmental Health and by planning conditions should members be minded to
grant permission.

SPEED LIMITS ON THE TRACK

The agent has commented that there will be no physical speed limit on the track but the track is
designed with a number of bends and obstacles which will physically restrict speed; this allows
riders to lean skills on how to navigate twists, turns, jumps and bumps but will also stop riders
gaining high speeds. Riders will be released in small groups keeping riders separated to some
degree making the facility safe and manageable.

In terms of safety and marshalling there will be no riding in paddock or outside (engine off),
Yellow flag - slow and roll jumps, Red flag — stop immediately, Black flag - pull into holding area,
Chequered flag- end of session, First aid flag, Follow track direction, Strictly no stopping on track
to wait for friend, pull of and use holding area. (as outlined in the Design and access Statement)

Motocross especially indoor (arena cross) is more to do with balance and skill than ‘speed’.

GOVERNING AND REGULATORY BODY

The agent has confirmed that the proposed facility intends to be a MC Federation (MCF) and The
Auto Cycle Union (ACU) approved facility. The applicant is aware that other indoor facilities have
failed and closed down in the past, by reason of not having the correct procedures, staff or
insurances in place. Moto101 will operate with the highest level of insurance cover for staff,
visitors and riders. The facility will be safe and managed by highly trained staff with first aid
training.
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In the United Kingdom the MC Federation (MCF) organisation understands the requirements for
organising motorsport events. Additionally the Auto Cycle Union (ACU) is the internationally
recognised National Governing Body for motorcycle sport in the British Isles and is a founder
member of the World Governing Body, the Federation Internationale Motocyclisme (FIM).

The ACU represents a large number of people in the sport and issues large number of
motorcycle sport permits each year. It provides for all forms of motorcycle sport ranging from
Road Racing to all disciplines of Off Road activity (Motocross, Trials, Enduro, Grass Track and
Speedway) and has successfully organised world class events.

The ACU aims to ensure that everyone has a genuine and equal opportunity to participate in
motorcycle sport at levels in all roles and fully supports youth activity in all disciplines.

The MCF supports and sanction all forms of motorsport related practice and competition.

Moto101 in partnership with MCF & ACU have a long-term vision to make motorsport more
accessible and recognisable to people outside the realms of motorcycling, Moto101, ACU and
MCF will continue to develop strong foundations to ensure the training facility remains safe,

manageable and enjoyable for everyone.

The membership of any Regulatory Body would not be a material planning consideration and
has therefore not informed the final recommendation in this report.

Emergency Services and procedures

With regards to this matter the agent has stated that it is proposed that the facility operates
within the Auto-Cycle Union Ltd — Minimum Standards for the Safe Operation and Management
of Off Road Facilities © Auto-Cycle Union Ltd. April 2015. This document details the required
emergency and first aid procedures and is attached at appendix 3.

There should be written Site Emergency Incident Plan available which all staff are aware of,
procedures are delegated during marshal briefing sessions, officials are aware of the location of
the nearest A and E department which can cope with a number of people and minors which
together with the local emergency services have to be notified of the location of the facility and
the number of likely participants.

In brief, there must be a minimum of one qualified first aider for each track, a first aid kit has to
be readily available in close proximity to the track, in remote locations the facility may employ
specialist medical cover.

It is therefore proposed that the facility will operate under these ACU and MCF standards.

I am mindful that this would not be a material planning consideration and has therefore not
informed the final recommendation in this report.

HEALTH AND SAFETY

With regards to concerns raised with regards to fumes and pollutants within the building and
internal air quality during the operation of the facility, legal opinion has been sought which has
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confirmed that the concern for those who may work in the building does not give rise to a
material planning concern and is properly dealt with by Health and Safety legislation.

I therefore consider that it would be unreasonable to refuse permission on such grounds.

Conclusion and Balancing Exercise

The NPPF states that significant weight should be attached to supporting economic growth in rural
areas in order to create new jobs and prosperity. The applicant has demonstrated that alternative
uses been explored for the building and has provided marketing evidence. It is considered the
proposal represents an appropriate use bearing in mind former poultry buildings have limited re-
uses. The proposal would re-use this building which has been vacant for some time without
significant external alteration, it would provide a unique facility and attract visitors to the area and
offer support to the local and the rural economy. The facility would have also have a wider
community benefit in encouraging safer motorcycle riding. It is acknowledged that some weight
should be given as to whether the proposal might be likely to compromise any possible future
more comprehensive development of this wider site but it is considered that this should only be
limited weight being mindful that the NPPF encourages mixed use and any future applications
would need to be considered on their own merits including whether they would contribute to a
compatible mix. The proposal would result in some impact on the character and amenity of the
area but not to a degree that would warrant a refusal of planning permission.

Taking account of the comments within the Committee Report presented to Members in
February 2016 and the additional information submitted by the agent together with the
additional consultee comments | remain of the view that, on balance, significant weight should
be attached to supporting sustainable economic growth as well as the other benefits of the
proposal which weigh in its favour and on this basis it is recommended that planning permission
be granted.

RECOMMENDATION

That full planning permission is approved subject to the following conditions:

01

The development hereby permitted shall not begin later than three years from the date of this
permission.

Reason: To comply with the requirements of Section 51 of the Planning and Compulsory Purchase
Act 2004.

02

The development hereby permitted shall not be carried out except in complete accordance with
the following approved plan reference:

Revised site location plan (amendment dated 21.08.15) - drg no. UKSD - SA- 08 — 0001
Proposed ground floor layout - drg no. UKSD - SA- 08 — 0008

Proposed first floor layout - drg no. UKSD - SA- 08 — 0009
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Proposed elevations -drg no. UKSD - SA- 08 — 0010
Proposed Section - drg no. UKSD - SA- 08 — 0011

unless otherwise agreed in writing by the local planning authority through the approval of a
nonmaterial amendment to the permission. Reason: So as to define this permission.

03

The noise levels from the facility hereby approved shall not exceed those stipulated in the Noise
Assessment Report produced by Acoustic Associates dated 14 May 2015 deposited with the
application at the locations specified on page 8 of this report together with any new
neighbouring and future dwellings

Reason: In order to safeguard the amenities of residential properties in accordance with the
aims of the NPPF and Policy DM5 of the Newark and Sherwood Allocations and Development
Management DPD.

04

Details of a programme of noise monitoring to include a scheme of a written record of results to
be kept for inspection by Environmental Health shall be submitted to and approved in writing by
the Local Planning Authority. The approved programme shall be carried out for the lifetime of
the development.

Reason: In order to safeguard the amenities of residential properties in accordance with the
aims of the NPPF and Policy DM5 of the Newark and Sherwood Allocations and Development
Management DPD.

05

Prior to the commencement of the development hereby permitted, a scheme shall be submitted
to and approved in writing by the local planning authority setting out the protocol for the
assessment of noise in the event of any complaint being received, including the remedial
measures to be taken. Operation of the facility hereby approved shall be in accordance with the
approved protocol.

Reason: In order to safeguard the amenities of residential properties in accordance with the
aims of the NPPF and Policy DM5 of the Newark and Sherwood Allocations and Development
Management DPD

06

Within 21 days from receipt of a written request of the Local Planning Authority, following a
complaint to it alleging disturbance from noise from the facility hereby approved at a dwelling
that is lawfully occupied and lawfully existing at the time of this consent or any future dwelling
which may be constructed, the operator of the facility shall at its expense provide a scheme for
the investigation and alleviation of noise in accordance with the protocol required by Condition
5. The scheme shall be submitted to and approved in writing by the Local Planning Authority.
The approved mitigation measures shall be carried out in accordance with the scheme
thereafter.

Reason: In order to safeguard the amenities of residential properties in accordance with the
aims of the NPPF and Policy DM5 of the Newark and Sherwood Allocations and Development
Management DPD.
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07

All doors and other openings shall be kept closed during operation and only opened when all
engine noise from inside has ceased.

Reason: In order to safeguard the amenities of residential properties in accordance with the aims
of the NPPF and Policy DM5 of the Newark and Sherwood Allocations and Development
Management DPD.

08

No external motor repairs/servicing should be undertaken or outdoor riding or revving of
motorcycles take place at any time.

Reason: In order to safeguard the amenities of residential properties in accordance with the
aims of the NPPF and Policy DM5 of the Newark and Sherwood Allocations and Development
Management DPD.

09

Before development is commenced precise details of a ventilation system capable of removing
exhaust gasses from the indoor facility shall be submitted to and approved in writing by the
Local Planning Authority. The ventilation system should also be designed or attenuated to
ensure it does not exceed 36Laeq (15mins) as detailed on page 9 of the Noise Assessment
Report produced by Acoustic Associates dated 14 May 2015.

Reason: In order to safeguard the amenities of residential properties in accordance with the
aims of the NPPF and Policy DM5 of the Newark and Sherwood Allocations and Development
Management DPD.

010

The means of ventilation shall be installed and maintained at all times in accordance with the
details approved under condition 9 of this permission.

Reason: In order to safeguard the amenities of residential properties in accordance with the
aims of the NPPF and Policy DM5 of the Newark and Sherwood Allocations and Development
Management DPD.

011

Before development is commenced precise details of lobbies at the entrances to the building
shall be submitted to and approved in writing by the Local Planning Authority. The development
shall be carried out in accordance with the approved details and the lobbies retained for the
lifetime of the development.

Reason: In order to safeguard the amenities of residential properties in accordance with the
aims of the NPPF and Policy DM5 of the Newark and Sherwood Allocations and Development
Management DPD.

012

The development hereby approved shall not operate outside the hours of 10:00 to 21:00 Tuesday
and Thursday and 10:00 to 16:00 hours Friday to Sunday.
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Reason: In order to safeguard the amenities of residential properties in accordance with the aims
of the NPPF and Policy DM5 of the Newark and Sherwood Allocations and Development
Management DPD.

013

The development hereby approved shall be operated on a booking only system at all times and
development shall be carried out in accordance with details of the operation of the facility stated
within the Design and Access Statement dated July 2015 deposited with the application.

Reason: In order to safeguard the amenities of residential properties in accordance with the aims
of the NPPF and Policy DM5 of the Newark and Sherwood Allocations and Development
Management DPD.

014

Before development is commenced precise details of external lighting and any CCTV cameras shall
be submitted to and approved in writing by the Local Planning Authority. The external lighting
shall be kept to a minimum and directed downwards away from boundary features. The
development shall be undertaken in accordance with the approved details and all must be so
maintained for the lifetime of the development.

Reason: In the interests of visual amenity and to protect neighbouring residential amenity in
accordance with the aims of Policy DM5 of the Newark and Sherwood Allocations and
Development Management DPD.

015

Before development is commenced details of a traffic calming scheme to reduce speeds to and
from the venue on Walesby Bridleway 9 shall be submitted to and approved in writing by the Local
Planning Authority in liaison with NCC Rights of Way. Once approved the traffic calming scheme
shall be implemented in accordance with the approved details prior to the use of the building
hereby approved first being brought into operation.

Reason: In the interests of highway safety.
016

No part of the development hereby permitted shall be brought into use until the parking areas are
provided in accordance with the approved plan. The parking areas shall not be used for any
purpose other than the parking of vehicles.

Reason: To ensure that all parking for the development remains within the site curtilage
017

Before development is commenced details of planting or landscaping of the car park area with
native species shall be submitted to and approved in writing by the Local Planning Authority. The
planting/landscaping shall be carried out in accordance with the approved details.

Reason: In the interests of visual amenity and biodiversity
018

Before development is commenced details of bat boxes and bird nest boxes to be incorporated
into the development and a timetable of implementation shall be submitted to and approved in
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writing by the District Council. Once approved the bat boxes and bird nest boxes shall be erected
in accordance with the approved details.

Reason: In order to enhance habitats on the site in accordance with the aims of Paragraph 118 of
the National Planning Policy Framework.

Note to Applicant

01

The applicant is advised that all planning permissions granted on or after the 1st December 2011
may be subject to the Community Infrastructure Levy (CIL). Full details of CIL are available on the
Council's website at www.newark-sherwooddc.gov.uk/cil/The proposed development has been
assessed and it is the Council's view that CIL is not payable on the development hereby approved
as the development type proposed is zero rated in this location.

02

Your attention is drawn to BS 8300: 2009 'Design of Buildings and their approaches to meet the
needs of disabled people - Code of Practice' which contains useful guidance. Approved Document
M of the Building Regulations contains further useful information in this regard. It is
recommended that car parking includes appropriate carefully laid out and signed provision for
disabled motorists. BS 8300:2009 gives details of layout and proportion of spaces. A safe
accessible pedestrian route should be considered from parking and to, into around available
facilities which should contain provision for disabled people and be carefully designed and
equipped so as to be accessible to all users. Stair access to facilities precludes wheelchair users
and those unable to negotiate this barrier. The proposal should be carefully designed to be equally
convenient to access and use by everyone through inclusive design. It is recommended that the
developer be mindful of Equality Act 2010 requirements and that a separate enquiry be made
regarding Building Regulations Approval

03

If during works a bat is discovered, work must stop immediately. If the bat/s does not voluntarily
fly out, the aperture is to be carefully covered over to provide protection from the elements whilst
leaving a small gap for the bat to escape should it so desire. The Bat Conservation Trust should be
contacted immediately on (0845) 1300228 for further advice and they will provide a licensed bat
worker to evaluate the situation and give advice. Failure to comply is an offence under the Wildlife
and Countryside Act 1981 and the Conservation of Habitats and Species Regulations 2010 which
makes it an offence to kill, injure or disturb a bat or to destroy any place used for rest or shelter by
a bat (even if bats are not in residence at the time).

04

The applicant should note that Forest Lane is a bridleway and consultation should take place with
NCC Rights of Way section for advice/approval

05

With regards to Condition 15 of this permission, NCC Rights of Way have suggested an advisory
sign on entering the lane & exiting the site - especially as many horses are afraid of or spooked by
motorbikes. The signage could be something along the lines of Caution - Public Bridleway - please
drive slowly & give way to horses would be appropriate. In the event that signage at the entrance
to Forest Lane cannot be provided, alternatives to encourage reduced speeds on the approach to
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the site should be considered including information on any publicity for the site including the
website and/or information leaflets.

06

This application has been the subject of discussions during the application process to ensure that
the proposal is acceptable. The District Planning Authority has accordingly worked positively and
pro-actively, seeking solutions to problems arising in coming to its decision. This is fully in
accordance with Town and Country Planning (Development Management Procedure) Order 2010
(as amended).

BACKGROUND PAPERS

Application case file.
For further information, please contact Bev Pearson on ext 5840.

All submission documents relating to this planning application can be found on the following
website www.newark-sherwooddc.gov.uk.

Kirsty Cole
Deputy Chief Executive
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Committee Plan - 15/01198/FULM

CoConst, CF and LD By Track

-

© Crown Copyright and database right 2015 Ordnance Survey. Licence 100022288. Scale: Not to scale
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To Bev Pearson, Planner (Development)
Technical Support (Growth) Business Unit
Newark and Sherwood District Council
Kelham Hall

Kelham

Newark

Nottinghamshire

NG23 5QX

(Sent Via Email Only)

9" February 2016
REF: 160208.01.UKSD/RM/BP

Dear Mrs Pearson,

Application 15/01198/FULM for the change of use of Unit 2 of the former poultry
farm to develop an indoor motor bike training facility at Oakham Farm, Forest
Lane, Walesby, Nottinghamshire for Mr Ryan Wilson

Following your email dated 4" February 2016 detailing the members concerns and detailing
the following points. We have provided below additional clarification / information that will
hopefully address the members concerns.

In addition we have no objection to the condition to be changed from ‘race’ to ‘motorised’
activities.

1. Can you confirm/clarify how, where and when the noise monitoring required by
condition 3 of the officer report would be carried out. (This will need to be agreed by
Environmental Health.) Other than keeping windows and doors closed is there any
additional insulation required/proposed to mitigate noise levels.

In response to the concerns raised by members at the meeting about the noise
assessment and the impacts on the area we confirm that all the issues raised were
fully and properly addressed and considered in the noise assessment. In summary:

1. The assessment was carried out by a well-established noise consultancy firm (Acoustic
Associates of Leicestershire).

2. The person who carried out the assessment is a fully qualified noise consultant who has
over 30 years of experience.

3. The methodology for the assessment and the equipment used was agreed in advance
with the Environmental Health Officer at the District Council.

4. The background noise environment (existing noise levels in the area) which are used to
establish the base line conditions was undertaken on a Sunday. This was chosen deliberately
as it would be the quietest time of the week. Accordingly this set the bar very low so that the
assessment examined the very worst-case scenario for the impact of the noise to be
generated by the proposed development.

5. The assessment report includes the correct guidance from the National Planning Policy
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Framework. It was undertaken in accordance with those guidelines and the conclusions it
made were fully in accordance with that guidance.

6. The assessment report correctly refers to the current level of noise where any operation
creating noise levels above it would be regarded as a nuisance would be unacceptable.

7. The assessment was based on the noise levels to be generated during the noisiest hour
at the facility - again establishing the credibility of the assessment by considering the worst
case scenario.

8. The assessment measured the noise from one 450cc motocross bike of the type to be
used at the facility and then interpolated this up to represent the noise generated by 30 bikes
- again the worst case scenario.

9. The assessment made recommendations for changes to the building to stop noise
escaping and to keep it within the required limits. These included a ventilation system which
included noise reduction measures and the sealing of all openings in windows and keeping all
doors closed. However, the assessment concluded that the building structure was already
capable of restricting noise emissions to the outside. The suggested mitigation measures
were for additional protection.

In conclusion there is no reason to cast doubt on the validity and accuracy of the noise
assessment and the conclusions it makes. The proposed development in this building is
capable of being undertaken without detriment to the amenity of the surrounding area.

Further Comments:

Monitoring will be carried out in full accordance with current industry standards and as to be
agreed following detailed discussion with the EHO. We trust that this item can be conditioned
and details submitted prior to operation to fully satisfy the EHO & LPA.

In addition to the above measures to monitor noise and mitigate noise, extracted from
submitted design and access statement (5.8.1): As advised by the Environmental Team noise
levels will be kept to Federation International Motorcyclisme (FIM) regulations and testing of
each bike used on the facility will be recorded and kept for a minimum of 3 years. This
particular section should be read in conjunction with the noise assessment report that forms
part of this planning application.

The mitigation is covered in noise assessment report — ‘the roller shutter doors must be kept
closed throughout each session, the current air paths through the walls and roof must be
blocked up and the closures must achieve the same sound insulation as double skin insulated
cladding in the roof and single skin cladding fo the walls”.

The ventilation system has not been designed yet so a noise specification for it is provided. It
must attenuate any ductborne noise (fan noise plus reverberant noise) to the south, east and
north so that it does not exceed 36LAeq at any dwelling, with no highly perceptible tones at
the receptors. As before we trust that this item can be conditioned and details submitted prior
to operation to fully satisfy the EHO & LPA.
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2. It was noted that doors/windows will be kept closed during track
sessions........ With regards to noise/fumes etc do you have any details/specifications
of the ventilation extraction systems proposed? | am mindful that this relates to
condition 6 of the officer report but it would be useful to have these so that members
can be informed at committee.

The EHO was satisfied that a suitable ventilation system could be installed - after all it would
be something similar to ones used in more demanding industrial premises on a daily basis.
We cannot justify providing a full scheme at this stage given the response of the EHO. We
trust that this item can be conditioned and details submitted prior to operation to fully satisfy
the EHO & LPA as previously discussed.

3. Is there an operating manual/management plan in place for the proposed
use? Exactly how the unit would be operated and the track used will need to be
clarified for members. For example:-

It is proposed that a unique operating manual will be produced that is uniquely for the facility
however as we explain in point 5. We plan to be an ACU approved facility. It is proposed that
the facility will operate within the Auto-Cycle Union Ltd — Minimum Standards for the Safe
Operation and Management of Off Road Facilities ©Auto-Cycle Union Ltd. April 2015.

We have attached the Minimum Standards for the Safe Operation and Management of Off
Road Facilities document to the reverse of this letter (Appendix C).

a. It is stated within the supporting information that there will be no more than
30 bikes allowed on the track at any one time. Does this mean that there will
be more than 30 bikes at each session but only 30 will be allowed to ride at
anyone time or there will just be 30 bikes allowed at the facility at any one
time;

As detailed in the supporting information there will be a maximum of 30 bikes using tracked
training facility at any given time. However there are 42 parking spaces for training riders, this
means there is the possibility of 12 number buffer spaces. During the operation through the
day, it is envisaged that a maximum of 30 riders will arrive in the morning and stay for the
duration until closing time. However there is a possibility that there will be some change over
during the day, we plan to use a booking system this will ensure that the facility does not
become over subscribed.

b. how do the training sessions actually operate....do riders set off at the same
time (if so how many at a time) and travel round the circuit as a group or is it
just single riders;

As said in the supporting information there will be NO starting / race gate this means that the
training riders will NOT be in a position to race, as there will be a safe paddock area as
illustrated on the proposed track layout (drawing number UKSD-SA-08-0008-B_00) The
starting marshal will release a safe number of riders / bikes at intervals, this will give riders
room and space on the track. This method is used in many training / practice motor sport
venues such as other out door motocross tracks as well as car circuits when track days take
place. This will assist with providing a safe environment for riders to train. There will also be
marshals placed around the track with safety flags ensuring there is a safe distance between
groups of riders.
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c. Is the activity concentrated in short bursts or is it a continual level of activity
for each of the whole 15 minute sessions;

The training activity will be concentrated in 15-minute sessions with a 15-minute break in
between sessions and a 1-hour lunch break and additional breaks on longer days as detailed.

No more than 30 bikes will be allowed on track at anyone time and as recommended by the
Environmental Team. There will be 15-minute sessions in 3 groups;

1. Experts 2. Intermediate / novice 3. Children.
(450cc max engine size aloud on track)

As detailed in the supporting statement there will be 15-minute sessions in 3 groups
throughout the business day dependent on the length of the day will determine how many

sessions there are.

An example for how the sessions would run on a Friday, Saturday & Sunday:
Facility opens at 10:00 and closes at 16:00...

Riders Sign On 10:00 - 10:15

First group on track 10:30 - 10:45

Change over 10:45- 11:00
Second group on track 11:00 - 11:15
Change over 11:15-11:30

Third group on track 11:30- 11:45
Lunch Break 11:45 - 12:45

First group on track 12:45 - 13:00

Change over 13:00- 13:15
Second group on track 13:15 - 13:30
Change over 13:30 - 13:45

Third group on track 13:45 - 14:00

Break 14:00 - 14:15
Change over 14:15-14:30
First group on track 14:30 - 14:45
Change over 14:45- 15:00
Second group on track 15:00 - 15:15
Change over 15:15- 15:30

Third group on track 15:30 - 15:45

Sign Off / Leave 15:45 - 16:00

An example for how the sessions would run on a Tuesday & Thursday: Facility opens at
10:00 and closes at 21:00...

Spatkhouse Sturins, Rope Walk, Lincoln, LN6 700 +44 (0) 1422 303849 « studiofduksmartdesign com = www uksimar tdesign cam
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Riders Sign On 10:00 - 10:15
First group on track 10:30 — 10:45
Change over 10:45- 11:00
Second group on track 11:00-11:15
Change over 11:15-11:30
Third group on track 11:30 - 11:45
Lunch Break 11:45 - 12:45
First group on track 12:45- 13:00
Change over 13:00 - 13:15
Second group on track 13:15- 13:30
Change over 13:30 - 13:45
Third group on track 13:45— 14:00
Break 14:00 - 14:15
Change over 14:15 - 14:30
First group on track 14:30 — 14:45
Change over 14:45 - 15:00
Second group on track 15:00 - 15:15
Change over 15:15 - 15:30
Third group on track 15:30 — 15:45
Dinner / Track Maintenance 15:45— 16:45
Change over 16:45- 17:00
First group on track 17:00-17:15
Change over 17:15-17:30
Second group on track 17:30 - 17:45
Change over 17:45- 18:00
Third group on track 18:00 - 18:15
Change over 18:15 - 18:30
First group on track 18:30 - 18:45
Change over 18:45-19:00
Second group on track 19:00 - 19:15
Change over 19:15-19:30
Third group on track 19:30 - 19:45
Change over 19:45 - 20:00
First group on track 20:00 - 20:15
Second group on track 20:15-20:30
Third group on track 20:30 - 20:45
Sign Off / Leave 20:45 - 21:00

Note. Depending on the number of riders the 15 minutes change over may be reduced; we
have allowed 15minuites to allow for safe and unrushed change over.

Sparkhouse Sludios, Rope Walk, Lincoln, LN6 70Q * €44 (0] 1522 303849 * sludiv@uksmartdesign com * www uksmartdesign corm
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d. Will there be bikes for hire at the site or do all riders have to bring their own?

We plan to have a number of bikes available on site to hire, we have received support from
several local secondary schools, motocross is now an option within the physical education
curriculum and the schools have shown interest in utilising the facility. For this to be possible
we would have bikes available for the students to use. As well as students learning skills to
ride the motorbikes there may also be the opportunity for school students to learn
mechanical skills. There are also grants available from Sport England such grants will assist
with us purchasing hire equipment / bikes for juniors / adults who can possibly not own there
own motocross bike this way they can still experience and leamn the skills if they plan to
perchance a bike in the future. Several international bike manufactures such as KTM, Honda
and Kawasaki have expressed interest in having demo bikes on site for both training and also
advertising. Our aim is to provide a facility that is safe, controlled and accessible for people of
all ages and backgrounds giving equal opportunity to all.

e. Is there a speed limit on the track and how will this be enforced.

There will be no physical speed limit on the track. But the way the track is designed it has a
number of bends and obstacles; this both puts the riders in a position to lean skills on how to
navigate twists, turns, jumps and bumps but it also will STOP riders gaining high speeds.
Motocross especially indoor (arena cross) is more to do with balance and skill than ‘speed”.
The track does not have large straight runs allowing riders to gain high speed, also as
detailed above the riders will be released in small groups keeping riders separated to some
degree making the facility safe and manageable.

The basics of the track rules as detailed in the design and access statement (5.12) There will
no riding in paddock or outside (engine off), Yellow flag - slow and roll jumps, Red flag - stop
immediately, Black flag - pull into holding area, Chequered flag- end of session, First aid flag,
Follow track direction, Strictly no stopping on track to wait for friend, pull of and use holding
area.

Guidance for further rules and regulations will be taken from the Auto-Cycle Union Ltd —
Minimum Standards for the Safe Operation and Management of Off Road Facilities ©Auto-
Cycle Union Ltd. April 2015.

Any information as to the operation and management of the facility would be useful as
! think members were unclear as to what actually happens and how the riders use the
track.

The basics of the facility’s operation should hopefully be clearer from reading the above
opening / operating times. The facility will be operated in accordance with the rules and
regulations set out in the Auto-Cycle Union Ltd — Minimum Standards for the Safe Operation
and Management of Off Road Facilities ©Auto-Cycle Union Ltd. April 2015.

We have attached the Minimum Standards for the Safe Operation and Management of Off
Road Facilities document to the reverse of this letter (Appendix C).

We will have very strict rules on riders and spectators, if clients are not following to the rules
provided and will be asked to leave the site. Riders will use the track for the training / practice
purposes in a safe controlled environment. The facility will cater for all ability of riders form
beginners to top level GP Riders. We will operate the facility within ACU and MIF guidelines.
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4. The Highway Authority has commented that the track is expected to be utilised all
day by the same group of riders with the occasional changeover at midday. With
reference to point 3 a. above please could you clarify paragraph 3.2.3 of the transport
statement which refers to ‘the proposal could generate between 50 and 150 two way
trips’. Does this mean that there could be 150 bikes at the facility although only 30
could use the track? Will there be 30 bikes during the morning session and 30 bikes
using the facility in the afternoon.

As we currently understand following the committee members comments there was some
confusion about the number of bikes the venue would cater for. From the comments made at
the committee meeting members was under the impression that there could be up to 150 at
any one time or any one-day such that parking would be inadequate at change over times.

We would like to reinforce that the site has enough parking spaces to cater for training riders,
staff and spectators, visions of 150 car and bikes there at any one time is wrong.

As previously explained there will be a maximum of 30 bikes using the facility at any given
time, however there are 42 rider training spaces to allow a buffer if riders are changing
between sessions. 20 spectator parking spaces and 12 staff parking spaces. This totals 74
parking spaces, the figure 150 has been generated by multiplying 74 by 2 totalling 148 (and
rounded up) this means if there is one group of riders in facility all day there will be a
maximum of 74 two way trips and if there are two groups during the day, morning and
afternoon for example there will be a maximum of 150 two way trips. It is likely that on the
shorter days Friday, Saturday & Sunday only one group will be at the facility and on the
longer days Tuesday & Thursday there will be two groups; splitting the day.

The transport statement was phrased in the usual manner to indicate the very maximum that
could happen as a means of assessing the proposal on the worst case scenario - a scenario
for which the assessment concluded that the impacts would be acceptable and which the
Highways Authority agree. The normal operation would be 30 riders plus staff and spectators
totalling 75 people per day.

When it comes to transport assessment terminology - one person visiting the site has to
arrive and then go at some point later - that is 2 trips -so the 150 would only actually be 75 in
and 75 out anyway - far less than 150.

We envisage most riders to come for a full days training session, especially given the
distance some will travel to get there. However if there was fo be a change over in the
afternoon to allow people to swap over as noted above in the operating hours, there is a one
hour Lunch Break 11:45 — 12:45 this will give people time to change over without the venue
becoming congested.

5. Will the facility have to operate under the guidance of a motocross or motorsport
governing or regulatory body? If so please provide brief details of such a body and
regulations in terms of health and safety, noise and emissions.

In the United Kingdom The MC Federation (MCF) is an exciting and innovative organisation,
which understands the requirements for organising motorsport events. There is also the Auto
Cycle Union (ACU). The ACU is the internationally recognised National Governing Body for

110



motorcycle sport in the British Isles (less Northern Ireland). Formed in 1903, the ACU has a
long tradition in the world of motorcycle sport being a founder member of the World
Governing Body, the Federation Internationale Motocyclisme (FIM).

The ACU has a major role in furthering the interests of motorcycle sport on a global basis.
The ACU represents 23,000 licence holders, 3,000 volunteer Marshals and Officials, 550

members Clubs and issues up to 4,000 motorcycle sport permits each year. Domestically, the
ACU provides for all forms of motorcycle sport ranging from Road Racing to all disciplines of
Off Road activity (Motocross, Trials, Enduro, Grass Track and Speedway) and has
successfully organised world class events such as Moto GP, World Superbikes, the Isle of
Man TT Races, the Motocross of Nations and Trials Des Nations.

The ACU aims to ensure that all people irrespective of their age, gender, disability, race,
ethnic origin, creed, colour, social status or sexual orientation, have a genuine and equal
opportunity to participate in motorcycle sport at levels in all roles. The ACU fully supports
youth activity in all disciplines and through the ACU Academy, some of our young riders go
on to become British, European and World Champions in their chosen sport.

The MCF was created to not only stage leading events but to support and sanction all forms
of motorsport related practice and competition. MCF operate with a no-nonsense and
approachable way of thinking. The MCF are there to listen and understand the requirements
of each club, organisation, venue or facility that are keen to join the MCF — after all, every
club is different and therefore needs to be treated as an individual case.

We plan to be a MCF and ACU approved facility, operating to the highest standard possible
setting an example of how such venue should be run. We are aware that other indoor
facilities have failed and closed down in the past, the main reason been that the facilities did
not have the correct procedures, staff or insurances in place. Moto101 will operate with the
highest level of insurance cover for staff, visitors and riders. The facility will be safe and
managed by highly trained staff with first aid training.

Moto101 in partnership with MCF & ACU have a long-term vision to make motorsport more
accessible and recognisable to people outside the realms of motorcycling, Moto101, ACU and

MCF will continue fo develop strong foundations to ensure the training facility remains safe,
manageable and enjoyable for everyone.

6. Given the nature of the use has your client sought or received the advice of any
of the emergency services.

It is proposed that the facility operates within the Auto-Cycle Union Ltd — Minimum Standards
for the Safe Operation and Management of Off Road Facilities ®Auto-Cycle Union Ltd. April
2015. Within this document it details the emergency procedures are set out below (extracted
from the above document):

Emergency Procedures:

All staff members, volunteers and officials must have detailed knowledge of the site
Emergency plan. Emergency situations can include fire, bomb alerts, unsafe track issues and
even aggressive behaviour exhibited by members of the public.
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b) A written Emergency Incident plan must be available and clearly displayed at the venue,
for inspection by any member of staff at any time. All staff must be formally instructed as to its
contents and purpose.

¢) Depending on the staff rota system put in place at the facility, it must be agreed that
‘incident’ procedures are delegated and confirmed during the marshals briefing session. It is
also important that all officials are aware of the location of the nearest hospital with an
accident and emergency department. It must be confirmed that the hospital can cope with a
number of people at the same time for emergency treatment and also that the facility can
accommodate ‘'minors' (Young People under the age of 18)

d) Local Ambulance and Police Services must be instructed as to the location of all
facilities/venues, both permanent and temporary, to assist them to locate the venue easily in
an emergency.

e) The local A&E hospital must be advised in advance of the date of all events/activities at the
facility/venue at which significant numbers of participants are likely.

f) All Venue/Facility Operators must include within their Emergency Plan, provision for
Emergency Vehicle access to all points of the Venue/Facility via an Emergency Vehicle
Rendezvous Point and access route. This must be clearly marked on the Venue/Facility plan.

In Addition To Emergency Procedures, Information On First Aid Equipment and First
Aid Qualified Personnel:

Auto-Cycle Union Ltd — Minimum Standards for the Safe Operation and Management of Off
Road Facilities ©Auto-Cycle Union Ltd. April 2015. Within this document it details the
Information On First Aid Equipment and First Aid Qualified Personnel: set out below
(extracted from the above document):

a) There must be a minimum of one First Aider for each track being used. The minimum
standard of First Aid qualification is a Basic First Aid for Appointed Persons course.

b) If two tracks are being used simultaneously, regardless of numbers of riders, two First
Aiders must be in attendance - one covering each ftrack.

¢) First Aid Qualified Personnel can also act as trackside marshals or carry out other
trackside duties. However, First Aid providers must remain within the vicinity of the track at all
times.

d) First Aid kits must be located at the venue/facility, with special consideration to its proximity
to the track and ease of access by training First Aiders.

e) First Aid Kit contents must correspond with the ‘contents checklist' contained within each

kit. All items must be within expiry dates and there must be unopened/unused sterile eye
wash bottles at each kit location clearly marked and visible.
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) All First Aid qualified marshals and officials may also consider carrying a small first aid pack
with them at all times during activity taking place.

g) At larger tracks or remote venues where 999 emergency response times may be
excessive, the operator/organiser may, through appropriate risk assessment, decide to
employ specialist medical cover, through Red Cross/St Johns Ambulance/private ambulance
provider. The operator/organiser must ensure that those providing medical cover have
available the appropriate pre-hospital immediate care equipment relevant to the age and size
of the participants involved in any riding activity.

h) Copies of all staff First Aid Certificates must be kept on sight for inspection if required.

i) For more information on required levels of first aid cover please see the HSE web site at
www.hse.qov.uk

J) Operating without appropriately qualified First Aid Personnel/cover constitutes a Levell

k) Accident Book: The use of the HSE Accident Book Bl 510 is recommended since this
enables personal details of entrants to be readily removed for secure filing. This prevents
information being readily available to anyone reading or making entries into the book (as
required by the Data Protection Act). The Accident Book must be kept safe yet easily
accessible. The Book must be kept up to date and accurate.

I) The facility/venue Management must be aware of all incidents that require any kind of first
aid intervention and know that any and every incident of this kind, including burns, scrapes
and even small cuts is entered in the book.

m) RIDDOR Regulations: It should be ensured that all incidents where a member of the public
is taken to hospital from the site are reported in accordance with the Reporting of Injuries,
Diseases and Dangerous Occurrences Regulations. For more information see
http:liwww.hse.qov.uk/riddor/

7. It is noted that your client has look at alternative sites which have been
discounted. The only one specified seems to a site at Burton on the Wolds. Did your
client consider any alternative sites in the north of the County. If so could you specify
which ones and reasons they were discounted.

We also looked at the Vertical Park Industrial Estate at Bevercotes, a site with permission to
build industrial style units. The main factoring reason why the sites was not viable was down
to cost, the site at Oakham farm has a suitable building already constructed and has been
redundant and empty for a long period of time, therefore there is no cost for constructing a
suitable building to house the facility we have proposed was simply unviable.. The building at
Oakham farm was perfect in size, height and scale. And the location has good access from
surrounding road networks and adequate parking on site. With minor alterations for very little
cost we will have a venue that is more than fit for the purpose.

Sparkhouse Sluding, Kope Walk, Lincoln, LNG 700 = o4a4 (0] 1h22 303849« sludoldukomearntdesian com * yavw uksmartdesign cam
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It should be reminded that this planning application is not an application under the
Environmental Impact Regulations so the need to describe alternatives is not a planning
requirement for this application. What is relevant is the merits of this application - this being
one for which the building is entirely suitable and there is a complete absence of policy
objections. The fundamental basis of the planning system is 'each case on its merits'.

We consider that this additional statement should provide all the additional clarification and
reassurance that members of the committee require in order to determine the application at
the next available meeting. However, | will be attending the meeting on behalf of the applicant
and would be willing to answer any further questions that may arise regarding the operation of
the facility and the measures we have taken to ensure that it can do so without detriment to
local amenity. | trust that this additional response now enables you to have full confidence in
the assessment of the Environmental Health Officer and the Highways Authority, which
combined with the views of your planning policy officer which demonstrated that there were
no planning policy objections, you will be able grant planning permission for the proposal. The
proposed development is fully compliant with the policy and objectives of the National
Pianning Policy Framework in terms of sustainable development and should therefore benefit
from the presumption in favour of such development as advocated in that document.

Yours sincerely

Reece Musson
Director

Sparkhouse Studios, Rope Walk, Lincoln, LN6 70Q * +44 (0] 1522 303849 * studio@uksmartdesign.com * www.uksmartdesign.com
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Wednesday 10' February 2016

Reece Musson
UKSD

Sparkhouse Studios
Ropewalk

Lincoln

LN6 7DQ

Dear Mr Musson
Letter of Support: Indoor Off Road Motocross Centre

| write in support of the proposed indoor Off Road Motocross Centre — Unit 2, Oakham Farm, Retford
Road, Walesby that if planning permission is approved, has the potential to provide much needed
facilities for enthusiasts in this well-established area.

The Auto-Cycle Union (ACU) is the governing body for motorcycle sport in the UK and as such, is also
a founder member of the world governing body; the Federation Internationale de Motocyclisme
(FIM). The ACU has a rich history and extensive experience of organising well managed events at all
levels — from Club level to International / Grand Prix across all disciplines of our sport.

Regrettably, some legitimate motorsport activities suffer a negative image in the minds of the general
public because of the irresponsible actions of a minority of people who engage in illicit off road riding.
The ACU however firmly believes that the development of a properly managed facility will provide a
positive response to this issue whilst enabling users to enjoy motorcycle sport in a regulated and
controlled environment.

In conclusion, the ACU believe that UKSD/Moto101 will successfully cater for enthusiasts at all levels
of the sport, from people who wish to enter the sport through to professional riders who wish to
hone their existing skills.

Such a venue at Walesby will indeed provide such facilities and we therefore fully support the
planning application being put forward.

Yours sincerely

Gary Thompson MBE BEM
General Secretary

The ACU is the intemationally recognized National Goveming Body for motorcycle spart in the British Isles (less Northern Ireland) Formed in 1803,
the ACU has a long tradition in the world of motorcycle sport being a founder member of the World Governing Body, the Federation Intemationale
Motocychisme (FIM), The ACU has a major role in furthering the imlerests ol motorcycle sport on a global basis. Domestically, the ACU provides for

all forms of molorcycle sport ranging from Road Racing o all disciplines of Off Road activity and has successfully organized world class events such
as MotoGP, World Superbikes, the Isle of Man TT Races, the Motocross of Nations and Trials Des Nations, The ACU aims lo ensure that all people

imespective of their age, gender, disability, race, ethnic onigin, creed, colour, social status or sexual orientation, have a genuine and equal opportunity
lo participate in motorcycle sport at levels in all rotes. The ACU fully supporis youth activity in all disciptines and through the ACU Academy, some of
our young riders go on to become British, European and World Champions in their chosen sporl.
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Mr R Musson

UKSD

Sparkhouse Studios,
Ropewalk,

Lincoln,

LN6 7DQ

08/02/2016
RE: INDOOR MOTOCROSS TRAINING FACILITY

Dear Reece

Thank you for sending through the information on Moto101’s plans to open an indoor training facility for
Motocross riders, this is the type of facility that is drastically needed in the UK, there are currently very limited
indoor facilities that are in operation, one good example is that at Wheeldon Farm in Devon that is affiliated to
and regulated by the MC Federation with its trainers holding MCF Licences.

We also currently regulate a number of outdoor training facilities around the country and would be delighted to
have the chance to work with your project going forward. We currently have in place regulations that relate to
track and site layout and well as the Health, Safety and Wellbeing of participants, staff and the general public.

The guidelines for Practice facilities are attached as a separate document with this letter and will give an outline
of the requirements of working with the MCF, as yours would be one of very few indoor facilities we would need
to work together to ensure that the guidance works for your needs whilst maintaining the integrity of the
policies and regulations of the MCF.

The guidelines will cover some of the areas of concern raised in your application for planning with regards to the
regulation and noise issues, we will also be able to help with setting out a policy for monitoring emissions levels
as this is an area that we work in with our indoor Arenacross events although currently there are no regulations

specific to Motocross laid out.

Should you require anything further at this stage then please do not hesitate to get in touch.

Best Regards

Roy Barton
General Manager

MC Federation Ltd
The Stables, Little Baldon farm, Little Baldon, Oxon, OX44 9PU
08454 750057 — office@mcfederation.com
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HSE Statement of Support

The HSE welcomes and supports the manner in which the Auto-Cycle Union has worked in partnership
with operators and others to produce the Minimum Standards for Off Road Facilities and Venues and for
those who operate and manage any location where non-competitive motorcycle activities take place.
The Minimum Standards are designed to ensure that those who operate and manage such facilities can
focus on the need for competence in the management of safety in their facilities, based on the
implementation of sensible control measures following thorough risk assessment of the activities taking
place.

HSE recognises that those who operate motorcycling facilities are best placed to identify and make safe
these facilities by working with those who use facilities, other operators and Industry Associations. The
HSE commends these Minimum Standards and hopes that they will assist the Industry to improve
standards of safety based on assessment of risk of the venues and the activities that take place there.
This is an important step for the industry in ensuring that the safety standards they set are maintained
and approved and the image and credibility of the activity is upheld.

Leisure and Entertainment Section, CACTUS

Auto-Cycle Union

These Minimum Standards are published by the Auto-Cycle Union Ltd (ACU), National Governing Body
for motorcycle sport throughout the British Isles, excluding Northern {reland.

The ACU was formed in 1903 and is a founder member of the Federation Internationale de
Motorcyclisme (FIM), the World Governing Body. The ACU is recognised by the FIM as the National
Motorcycling Federation (FMN) for the British Isles, except Northern Ireland.

ACU and Auto Cycle Union are trading names of the Auto Cycle Union Ltd registered under company
number 134679; Registered Office: ACU House, Wood Street, Rugby, Warwickshire, CV21 2YX,

Disclaimer

The ACU does not assume or accept any responsibility in relation to activities not covered by an ACU
Permit. The Auto-Cycle Union Ltd., its Directors and Officers accept no liability in respect of loss or
damage occasioned directly or indirectly as a result of the publication of the Off Road Facility/Venue
Minimum Standards.

Owners/operators of Off Road Motorcycle Facilities/Venues have a legal responsibility to the rider,
officials and general public to ensure that all safety precautions at the venue are appropriate for such
activities and to seek independent advice as necessary in relation to them.

These Minimum Standards refer to recreational, non-competitive motorcycle activity and are aimed at
those engaged in the operation or management of Venues/Facilities. Facility/Venue owners/operators are
to be encouraged to implement safety standards of the highest level practicable.

These Minimum Standards do not replace or remove the requirement for a full written risk assessment
prior to any activity at a Facility/Venue. 1t is the responsibility of the Facility/Venue owner/operator to
ensure that such a risk assessment is completed and an ongoing review is carried out during the day's
activities.

All Facility/Venue owners/operators are encouraged to read these Minimum Standards in the context of
their individual venues, activities and existing safety protocols and apply the contained guidance within
that context.

It is recommended that owner/operators seek advice from their insurers who may wish to impose their
own operating conditions.

ACU Ltd.
April 2015

Auto-Cycle Union Ltd — Off Road Facility/Venue Best Practice Guidelines 1
©Auto-Cycle Union April 2015
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1) INTRODUCTION

a) These Minimum Standards refer to recreational, non-competitive motorcycle activity at outdoor

b)

c)

d

venues and tracks and must be considered as the MINIMUM STANDARD for those engaged in the
operation or management of such venues/facilities.

(For guidance relating to compelitive molorcycle activity, please consult the Code of Practice for Off
Road Motorcycle Competitive Events, by visiting www.mscode.co.uk)

These Minimum Standards do relate to the safe running and management of an outdoor off road
facility/venue and certain aspects of track/course design, construction, maintenance and the
positioning of trackside & spectator safety fencing.

Throughout these Minimum Standards reference is made to other publications, guidelines or
documents. These are all public domain documents, which can be accessed by web addresses
included in this document.

Within these Minimum Standards reference has been made to level 1 breaches of the Minimum
Standard.

A Level 1 breach is a serious Health and Safety issue and may result in a serious risk to the health
and/or safety of participants, officials or spectators and third parties. If identified by a visiting
Environmental Health Officer or other Local Authority Official or similar, such a breach must bring
about an immediate cessation of any riding activity until such time as the breach has been addressed
in line with these standards.

2) GENERAL MINIMUM STANDARDS

2.1)

b)

c)

d)

e)

f)

This section deals with current legislation that may affect an off road riding business and riding
activity. Each area outlines the legislation, however we strongly recommend that you follow the web
link to the relevant web site and ascertain exactly what implications the full legislation may have for
what you do.

Discrimination Act 1995 (c. 50)

The DDA applies to all employers and everyone who provides a service to the public, except the
Armed Forces.

The track/site management must demonstrate that they have given consideration to ensuring that
those with a disability are not excluded from any activity, which it is possible to participate in without
endangering the individual or others by doing so.

Under the DDA, small to medium sized businesses have to make ‘reasonable adjustments’ so they do
not discriminate against disabled customers or employees.

This may affect the way you treat your staff, job applicants and customers.

The law has been designed so that you only have to make reasonable changes, but if you fail to do
what is reasonable, a disabled person could take legal action against you for treating them unfairly.

If your organisation is not accessible to disabled people, you could be missing out on a lot of potential
customers.

Auto-Cycle Union Ltd — Off Road Facility/Venue Best Practice Guidelines 3
©Auto-Cycle Union April 2015
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A ‘disabled person’

g)

h)

The definition of a disabled person used in the DDA covers a wide range of people, including:
i) People with long-term health conditions, such as diabetes

ii) People with progressive conditions, such as multiple sclerosis

iy People who have been diagnosed with HIV, cancer

iv) People with learning disabilities

v) People with mental heaith conditions

vi) People who have mobility impairments

vii) Blind and partially-sighted people

viiiy Deaf and hearing-impaired people

This is not a full list. If you are in doubt if someone is covered by the DDA you can contact the
Disability Rights Commission or phone it's helpline on 0845 622 633.

Hidden disabllities

i}

)

k)

2.2)

)]
h)

It is not always obvious that someone is disabled. Generally you will not know if a person has a
‘hidden’ impairment, such as a heart condition or arthritis, when you first meet them. These people
can be covered by the DDA.

Some people who do not consider themselves as disabled may also be covered by the DDA. This
includes people with long-term health conditions, such as diabetes, and older people, who can
sometimes think of their impairment as part of ageing.

Full details of the Disability Discrimination Act can be found at
http://www.dwp.qov.uk/employersiddal http://lwww.opsi.qov.uklacts/acts1995/1995050.htm

Child Protection
Current legal obligations apply to the involvement of Children and Young People in particular
activities.

Parents, Guardians and appropriate adults appointed by the Courts to act on behalf of Children and
Young People must give clear consent for an under 18 year old to participate in any form of motor
related activity.

Adults who bring children other than their own must have a letter of consent from the child's
parent/legal Guardian, signed and dated, giving explicit permission for the child to participate in the
specific activity on that day and at that venue.

“Parental Agreement” forms must be completed and kept securely. For more information on Data
Protection visit http://www.ico.gov.uk/eventual.aspx

All those participants who are under the age of 18 years must have clearly written emergency
telephone contact numbers (or number) entered on to their Parental /Guardian agreement forms.
This must not be the telephone number of the Parent/Guardian who has brought them to the facility.

Any Parent/Guardian who brings a child/young person to a facility/venue and signs on as such must
remain at the facility/venue to supervise the child/young person, subject to the control and/or
supervision of the coaches or track marshals.

All relevant paperwork must be retained for future reference for a period of at least three years.

Full  details of  current Child  Protection  legislation can be found  at
http://iwww.nspcc.org.uk/html/Homeltraining.htm
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3) OPERATIONAL MINIMUM STANDARDS

3.1)
a)

d)

e)

3.2)
a)

b)

f)

3.3)

Toilet Facilities

Adequate provision for toilets must be made at all facilities/venues. These must be situated not more
than 250 metres from the main paddock / parc ferme area.

Where a venue operates/caters for less than 50 persons at any one time, it is sufficient to supply a
single ‘portaloo’ type unit, which can be utilised by both males and females. This must include a
working handwash basin with running water,

Where more than 50 persons attend the venue at one time, two toilets must be provided, and three
where numbers exceed 150. When numbers exceed 200, separate male and female toilets must be
provided, again, with handwash basins and running water.

These provisions include access for disabled persons to spectator areas. (See section 1 General
Minimum Standards)

Where on site changing is catered for, separate male and female changing areas are recommended.

Drinking/Fresh Water

Participants, Officials and Spectators must have access to drinking water whilst they are on site. The
potential for dehydration is a very serious issue, particularly for those participating in a strenuous
activity.

It Is not essential to have a free-flowing supply of drinking water, but sufficient bottled water must be
available for all users of the facility for the duration of every active day.

Any free-flowing supply of water which is not drinkable must be clearly marked to this effect.

The issue of de-hydration is one which tends to be overlooked during the course of a day or session
activities on the tfrack. Regular re-hydration rest breaks must be adhered to.

Where food is supplied on site there must be a dedicated area for the preparation and/or consumption
of food, which is properly signed and maintained as such. Also, all appropriate food hygiene
arrangemenis must be in place.

Not having fresh water available constitutes a Level 1 breach.

First Ald Equipment and First Aid Qualified Personnel

There must be a minimum of one First Aider for each track being used. The minimum standard of First
Aid qualification is a Basic First Aid for Appointed Persons course. For more information visit
http://www.redcrossfirstaidtraining.co.uk

If two tracks are being used simultaneously, regardless of numbers of riders, two First Aiders must be
in attendance — one covering each track.

First Aid Qualified Personnel can also act as trackside marshals or carry out other trackside duties.
However, First Aid providers must remain within the vicinity of the track at all times.

First Aid kits must be located at the venueffacility, with special consideration to its proximity to the
track and ease of access by training First Aiders.

First Aid Kit contents must correspond with the ‘contents checklist’ contained within each kit. All items

must be within expiry dates and there must be unopened/unused sterile eye wash bottles at each kit
location clearly marked and visible.
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3.4)

f)

9)

h)
)

K)

b)

d)

All First Aid qualified marshals and officials may also consider carrying a small first aid pack with them
at all times during activity taking place.

At larger tracks or remote venues where 999 emergency response times may be excessive, the
operator/organiser may, through appropriate risk assessment, decide to employ specialist medical
cover, through Red Cross/St Johns Ambulance/private ambulance provider. The operator/organiser
must ensure that those providing medical cover have available the appropriate pre-hospital immediate
care equipment relevant to the age and size of the participants involved in any riding activity.

Copies of all staff First Aid Certificates must be kept on sight for inspection if required.

For more information on required levels of first aid cover please see the HSE web site at
www.hse.gov.uk

Operating without appropriately qualified First Aid Personnel/cover constitutes a Level 1

Accident Book: The use of the HSE Accident Bock Bl 510 is recommended since this enables
personal details of entrants to be readily removed for secure filing. This prevents information being
readily available to anyone reading or making entries into the book (as required by the Data
Protection Act). Copies of The HSE Accident Book ISBN 0 7176 2603 2 are available from HSE
Books, PO Box 1999, Sudbury, Suffolk, CO10 2WA, tel: 01787-881165 or fax: 01787-313995). HSE
priced publications are also available from all good bookshops.

The Accident Book must be kept safe yet easily accessible. The Book must be kept up to date and
accurate.

The facility/venue Management must be aware of all incidents that require any kind of first aid
intervention and know that any and every incident of this kind, including burns, scrapes and even
small cuts is entered in the book.

RIDDOR Regulations: It should be ensured that all incidents where a member of the public is taken to
hospital from the site are reported in accordance with the Reporting of Injuries, Diseases and
Dangerous Occurrences Regulations. For more information see http://www.hse.gov.uk/riddor/

Emergency Procedures

All staff members, volunteers and officials must have detailed knowledge of the site Emergency plan.
Emergency situations can include fire, bomb alerts, unsafe track issues and even aggressive
behaviour exhibited by members of the public.

A written Emergency Incident plan must be available and clearly displayed at the venue, for
inspection by any member of staff at any time. All staff must be formally instructed as to its contents
and purpose.

Depending on the staff rota system put in place at the facility, it must be agreed that ‘incident’
procedures are delegated and confirmed during the marshals briefing session. It is also important
that all officials are aware of the location of the nearest hospital with an accident and emergency
department. It must be confirmed that the hospital can cope with a number of people at the same
time for emergency treatment and also that the facility can accommodate ‘minors’ (Young People
under the age of 18)

Local Ambulance and Police Services must be instructed as to the location of all facilities/venues,
both permanent and temporary, to assist them to locate the venue easily in an emergency.

The local A&E hospital must be advised in advance of the date of all events/activities at the
facility/venue at which significant numbers of participants are likely.

All Venue/Facility Operators must include within their Emergency Plan, provision for Emergency

Vehicle access to all points of the Venue/Facility via an Emergency Vehicle Rendezvous Point and
access route. This must be clearly marked on the Venue/Facility plan.
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3.5)

b}

¢)

d)

e)

f)

Landline/Mobile Telephones

There must be at feast one working telephone connection at the facility/venue at all times. If there is
no landline connection, then a nominated individual must have a fully charged mobile telephone with
them, preferably with a vehicle charger and/or spare battery and/or power pack. All officials must be
aware of the name and iocation of the nominated individual at all times, and this information should be
recorded on the venue inspection form for the day's activities.

Where a facility is sited outside of the range of mobile telephone network coverage, the operator must
make other arrangements via radio links to a base station with a telephone connection.

All appropriate officials/marshals must ensure they have radio or mobile phone contact with each
other.

Failure to have any form of telephone communication constitutes a Level 1 Breach

Risk Assessment Procedure

All Facilities/Venues must have completed a Master Risk Assessment before any riding activity takes
place at a venue/facility. It must be born in mind that each venue /facility owner/operator has a ‘duty of
care' to all persons visiting the premises, whether employed, participating, visiting or spectator.

The Master Risk Assessment must be reviewed and amended if any changes take place to the track,
venuel/facility in general or operating protocols.

A ‘Risk Checklist’ must be created based on the Master Risk Assessment, and must be used as a
daily check list prior to any riding activity taking place. The Checklist must also be adjusted if any
significant local changes occur during the day's activity such as changes to the weather conditions or
track lay out.

All areas of operation must be considered within the Risk Assessment, with particular consideration
given to the following areas:
i) Riders and their safety

i) Marshals (and other employees) and their safety

iii) Segregation of Riders by age/ability/engine capacity
iv}) Number of Riders on track at any one time

V) Jumping hazards

vi) Lane separation

vii) Risk of collisions with or across lanes

viii) Safety fencing

iX) Lighting and fume extraction (where appropriate)

X) Bikes stopping on track

xi) Condition of the track and on going monitoring

Xii) Spectator safety

Xiii) Members of Public on the track .
Xiv) Track access/egress supervision

XV) Bike movement within the paddock area

xvi) Fuel/re-fuel hazards

xvii)  Fire precautions

xviii}  Emergency Medical Provision

xix)  Any additional precautions

XX) A continued assessment and recording process of what is done via the daily check list

The following publications will provide more information on Risk Assessment:

i) “Five Steps to Risk Assessment’ — Health & Safety Executive www.hse.gov.uk

ii) Management of Health & Safety Regulations 1999, sections 3 & 5
http://www.opsi.gov. uk/Sl/si1999/19993242. htmhttp://www.opsi.gov.uk/SI/si1999/19993242. htm

Within the Risk Assessment, all elements of these Best Practice Guidelines must be incorporated.
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3.7)

g) For more information on all matters relating to Risk Assessment Pracedures and paperwork, please
contact:

HEALTH AND SAFETY EXECUTIVE (HSE)

HSE INFORMATION SERVICES

HSE INFORMATION CENTRE

HEALTH AND SAFTY LABORATORY

BROAD LANE

SHEFFIELD

S37HQ

TELEPHONE INFORMATION LINE: 08701 545500
FAX: 02920 859260

EMAIL: hseinformationservices@natbrit.com

HSE BOOKS

PO BOX 1999
SUDBURY
SUFFOLK

CO10 2WA

TEL: 01787 881165
FAX: 01787 313995
www.hsebooks.co.uk

CONTROL OF SUBSTANCES HAZARDOUS TO HEALTH (COSHH) SAFETY DATA SHEETS MAY
NOT BE AVAILALBLE FROM ALL SHOPS OR SUPPLIERS BUT MUST BE AVAILABLE FROM THE
MANUFACTURER OF THE PRODUCT.

If an accident occurs that requires a person to go to hospital and involves a product for which you
have a data sheet, give that sheet to ambulance or medical staff so the correct treatment can be

given.

CLEAPSS

SCHOOL SCIENCE SERVICE
BRUNEL INIVERSITY
UXBRIDGE

UB8 3PH

TEL: 01885 254196

FAX: 01895 814372

EMAIL: science@cleapss.org.uk

h) Please note that CLEAPSS only give health and safety advice and supply publications to schools and
colleges that subscribe to their services.

iy Health and Safety Signs
One sign that all venues must have on display is the HEATH AND SAFETY LAW poster.

Reference number: ISBN 0717624935
This has blank spaces that you must fill in.

) A sample Risk Assessment form and Daily Check List form are attached fo these Guidelines in the
Appendices. However, these forms are for Guidance ONLY. You MUST create a specific
Assessment form for your venue and operation.

Paddock Area & Track Access

a) Al Facilities/Venues are required to provide a Paddock area for participant's vehicles and
motorcycles. This must be separate to the parking arealviewing area for non- participants.

b) The rider's paddock/parc ferme area should be reasonably flat with direct access to the track
starting/collecting area, which must be clearly marked and securely fenced.
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c) Where the paddock is immediately adjacent to the course the whole length adjoining the course shall
be fenced in an appropriate manner similar to that used to separate spectator enclosures.
(See Track Safety Fencing Minimum Standards)

d) The riding of any motorcycle within the paddock area must be prohibited at all times and policed
rigorously by Venue/Facility staff. The use of Paddock Bikes must also be prohibited. The only
exceptions to this rule are quad bikes which may be ridden at walking pace.

e) A clearly marked collecting area must be available for riders to wait before joining the track. This
must be clearly signed and a strictly enforced one way system used in this area. There must be clear
signage at the entrance to the track with pictures to identify flag signals, length of sessions etc.

f) Where a facility/venue has more than one track, a separate collecting area must be provided for each
track. However, the same paddock and refuelling point may be used.

g) The track must also have an emergency access route allowing emergency vehicle access to all parts
of the circuit.

3.8) Spectator Areas and Signage
a) A separate and well signed spectator area must be provided for spectators. This must be clearly
signed with appropriate barriers between the area and the track. Consideration must be given to
access for disabled persons.

b) Signs must be appropriately displayed and consideration must be made for those who have literacy
and reading difficulties.

Other signage around the venue must include;
i) MOTOR SPORT IS DANGEROUS Sign A)
i) PROHIBITED AREA (Sign B)
i)  NO SPECTATORS BEYOND THIS POINT (sign C)
iv) HAZARDOUS CHEMICALS (FUEL ETC)
v)  NOENTRY
vi) RE-FUELLING POINT
vii) FIRE EXTINGUISHER POINT
viii) FIRST AID POINT
iX) NO SMOKING / NO NAKED LIGHTS
X)  NO RIDING OF MOTORCYCLES IN THE PADDOCK

c) WARNING & PROHIBITION NOTICES
The following requirements regarding the display of notices are applicable to all speed events.

WARNING NOTICE (A)

“WARNING TO THE PUBLIC MOTOR SPORT CAN BE DANGEROUS
Despite the organisers taking all reasonable precautions, unavoidable accidents can happen.
Please comply with all instructions of marshals and notices and remain in permiltted areas only.”

(750 x 500mm) Warning notices as detailed must be displayed on each side of every entrance to the
course, including the entrance to car parks and paddock.

These notices must be prominently displayed and where they can be easily read by the public before
any admission charge is paid, or where no admission charge is made, before entry is gained into the
circuit.

Where it is not possible to define the limits of the site and to control admission of the public (e.g. War

Department and heath land) warning notices must be profusely displayed around the course and also
in the car parks.
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PROHIBITED AREA NOTICE (B)

“PROHIBITED AREA
The Fublic is not permitted in this area”

(750mm x 500mm) Areas where the public are not permitted must be clearly defined by the display of
an adequate number of "Prohibited Area” notices. These notices must also be displayed in any
prohibited area facing the public. Warning Notice (A) must also be erected in these areas but they
must be used in addition and not in place of Prohibited Area Notice (B).

WARNING NOTICE (C)
“WARNING
The Public must not go beyond this notice”

(500mm X 400mm) Those parts of the course to which the public may be admitted and where it is
neither practical nor necessary to erect a barrier, e.g. those parts of the course which are straight and
are only used by the public to reach other parts of the course, may be indicated by the erection of the
special type of Warning Notice (C). These notices must be displayed at least 10 metres from the
course. It is recommended that the limit of these areas could also be defined by a boundary tape
affixed to the stakes supporting the notices.

d) Directional flow signs must also be utilised on track as well as Emergency route signage as
appropriate. Track exit/paddock entrance points must be clearly signed.

e) All Facilities/\Venues must have a sign displaying a full site plan, with toilets, track exit and entry point,
spectator areas, refuelling points, and emergency RV points clearly marked.

3.9) Ages of Riders on Track
a) Riders under the age of 6 must not ride motorcycles on Facilities or Venues.

b) Age definitions:
i. 6 years of age — classed as Child
ii. 7to 9 years of age — classed as Junior
iii. 9 to 14 years of age - classed as Youth
iv. 15 years of age — Adult

¢) ‘Child, Junior and Youth' riders must not share the track with ‘Adult’ riders
d) Permitted age ranges are grouped as follows:

i) Autos (50cc with automatic gearbox) — GROUP 1
(a) 6 to 7 year old riders.

i) Maximum 65cc two stroke & 110cc four stroke (Gearbox) — GROUP 2
(a) 7 to 10 years of age

iti) Maximum 85cc two stroke & 150¢c four stroke (Gearbox) — GROUP 3
(a) 9to 15 years of age

iv) 145¢c two stroke & 250cc four stroke (Gearbox) — GROUP 4
(a) 14 to 17 years of age

v) All riders should be able to sit astride their machines and with one foot firmly on the ground must be
able to control the gear lever or the footbrake with the other foot.
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e)

f)
9)

Machine/Rider Age Groupings
The following machines/rider age groups may share a track at the same time:
(1) GROUP 1 AND GROUP 2 can be combined on the separate training track/oval
(Note: GROUP 1 must not use the main track)

The following machines/rider age groups may not share a track at the same time:
(1) GROUP 2 AND GROUP 3 cannot be combined on the training track/oval or main track
(2) GROUP 4 can use the main track or training track/oval but must not be combined with any
other group

(3) A GROUP 4 rider (on a GROUP 4 machine) who has been issued with (and can present} a
current ACU Matocross Competition Licence may be allowed to ride with the Adult Group.
At all times, the appropriate Child Protection Policy guidance must be applied.

The mixing of ‘Youth' riders with ‘Adult’ riders constitutes a Level 1 breach of the Minimum Standards.

3.10) Marshalling
a) All marshals must be provided with adequate training/instruction in their duties and responsibilities.

b)

c)

d)

e)

f)

9)

h)

This training must, as an absolute minimum, take the form of a briefing and explanation of flags,
meanings and uses, communication and safety protocols and operational procedures for the day's
activities, including session timings.

A record of training must be held by the Facility/Venue operator/rmanager for inspection or review.

The level of Marshalling at any Facility/Venue will depend largely on the track layout and topography.
However, all tracks must provide at least 2 marshals for each track in use.

All marshals must be able to see the entire track surface between their Marshal post and the next
manned Marshal Post, in both directions. In other words, there must be no blind spots.

This is a minimum level and operators must be encouraged to use more than the minimum when
track usage is higher. Travelling marshals provide a good additional means of providing rapid
assistance to riders in difficulty. However, the travelling marshal must not be counted as one of the
static marshals with visual contact with one another.

Marshals must be able to access all areas of the given track without delay in order to assist a
participant should the need arise. However if a static marshal deems it necessary to leave his post,
rendering his post unoccupied, to assist a fallen/stricken rider the session must be first halted via Red
Flag signals around the course.

The positioning of static marshals must have been thought out carefuily in order to:
i) To maximise the visibility of the track area
ii) To be sited at positions of the track most prone to difficult manoeuvres, such as bends, whoops
and jumps.
iii) Avoid positioning where a participant may lose control and their machine continues on fo the
marshalling point. This would clearly create an elevated risk to both participant and marshal.

Marshals must be provided with the appropriate equipment and clothing by the Facility/Venue to
enable them to perform their duties properly.

This must include:
i) A full set of flags with appropriate training to use them correctly
i) Leather Gloves
jii} Hi-Visibility coat/jerkin
iv) Appropriate foot wear for conditions
v) Waterproofs if appropriate
vi) Ear protection
vii) Eye protection
viii) Radio/mobile phones
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j) These are basic Health and Safety requirements for working in a hazardous environment and are the
responsibility of the venue operator. Consideration must also be given to the food, water and toilet
requirements of the Marshal.

k) It is advisable, if practicable, to provide Marshals with basic First Aid training and supply marshal
posts with basic First Aid Kits.

[} All Marshals posts must be equipped with the following signal flags prior to any activity taking place.
i) Yellow
ii) Red
iii) Chequered (finish line marshal)

3.11) Participant Rlding Equipment
a) All participants must wear a minimum level of riding kit whilst taking part in any riding activity.

i) An ACU stamped (White stamp for Auto riders, Silver or Gold stamp for others), properly fitting
safety helmet

iiy Goggles or protective safety glasses. Not sunglasses

iif) Boots which cover the ankle, ideally without external laces

iv) Gloves

v) Clothing which covers the arms and legs and leaves no flesh exposed - Shorts and T-shirts
must not be permitted whilst on track.

b) Additional kit such as Body Armour should be optional and left to the rider's discretion.

c) Venue/Facility operators must take appropriate measures to ensure that all riders are properly and
adequately dressed before taking to the track.

d) The Venue/Facility operator must also ensure that the official/marshal controlling circuit access
carries out a visual check of all kit, with special attention to helmet straps before letting riders onto the
circuit.

e) Allowing anyone to ride without a helmet constitutes a Level 1 Breach of the Minimum Standards.

3.12) Rider Assessments

a) All riders must be visually assessed by an ACU Certified Coach or other similarly qualified person,
upon their first visit to a Facility/Venue, to gauge their level of riding competence.

b) Post assessment, riders must be issued with some type of ‘Record Card’ to record this level for future
visits.

c¢) This system must grade rider ability levels between A, B or C; A being the highest level (expert) and C
being the lowest (novice). B could be viewed as good recreational/club level rider.

d) The venue management must use discretion and judgement when deciding on the number of groups.
Consideration must be given to the number and ability of participants when making these judgements.

e) Any rider returning to a venue wishing to ride who does not have their previously issued record of
ability card must be re-assessed.

f) Spot checks concerning a participant's performance must be regularly carried out by ACU Certified
Coaches, or persons holding a similar equivalent qualification, in order that a re-grading can be
applied. Please note: this can be an ‘improvement grading’ or can also mean a 'de-classification’ if
the participant is seen to have reduced ability or is proving to be a danger to himself or others on the
track.
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3.13) Maximum Number of Riders on Track

a) The maximum number of Riders on a track should be decided by the facility/venue management as
part of the risk assessment. This should be agreed with the venue insurer.

b) The track manager must have written and agreed limits for numbers of riders on track at any one time
and make this known to participants and officials during briefing sessions.

c) This information must also be displayed on signs within the building/area.

3.14) Mixing Vehicles/Groups on Track

a) Under no circumstances must Quad bikes, sidecar machines, Solo motorcycles and mini bikes ride on
the same track at the same time. Where Quad and Solo motorcycles are at the same venue at the
same time, separate tracks or separate sessions must be used for each. Quads and sidecars are
permitted to share a track.

b) The mixing of youth groups other than specified in these Guidelines constitutes a Level 1 breach

¢) The mixing of quads or sidecars or Mini Bikes with solo motorcycles constitutes a Level 1 breach

3.15) Duration & Level of Sessions

a) The duration of each session must be decided by the Venue/Facility manager on the day, according
to type and size of vehicles, ages of participant, their skill level and other salient factors such as
weather conditions.

b) Clear Signage must be displayed at the track access point indicating the duration of the session and
the level of session currently on track e.g. A, B or C. All officials must be made aware of the length of
time and the level of the sessions.

3.16) Signing On - Participant and Official
a) All riders must sign the appropriate indemnity forms before taking part in any activity.

b) Signing on forms will be created on the advice of the individual Venue/Facility Insurance Providers.
An example signing on form is attached to the appendices. However, all Persons signing on must
give an emergency contact number for a contactable relative/friend. This must not be their own
telephone number.

¢) All Participants under the age of 18 years must have clearly written emergency telephone contact
numbers (or number) entered on to their Parental /Guardian agreement forms. The parent/responsible
adult who signs on for the rider must stay at the Venue/Facility for the duration of any riding activity.

d) The signing on process must be verifiable at any time during the day by the use of colour coded wrist
band, indelible hand stamps or some other mechanism.

e) The venue manager must ensure that this process is robustly monitored at all track access points and
carry out cross referencing with signing on forms at appropriate intervals during the day's operation.

f) All Officials must sign the appropriate indemnity form before performing any duties at the venue.
Officials signing on forms must also include an emergency contact number.

g) Allowing riders on to the track who have not signed on constitutes a Level 1 breach.
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3.17) Rider & Officials Briefing

a) All Participants must be informed about the rules and regulations of the site before taking part in any
track activity.

b) This information must include Paddock Rules, track access and exit point, emergency assembly
points and location of First Aid posts. It must also detail the flag and any other signalling system
being used on the day.

c) Ideally this information will be on a leaflet given to riders at signing on, and given verbally at a
group/individual briefing.

d) All Marshals and Officials must be briefed on the day's activities prior to any activity on track.

e) There must be a clearly defined verification process to demonstrate that all participants have been
briefed.

3.18) Rider Information Signs

a) All venues must display a permanent track map sign in the paddock area. This must display the
venue plan, with emergency access routes, location of First Aid posts, toilets and fire extinguisher
points. The sign must have a clear track map showing marshal points and track access and exit
points.

3.18) Paddock Refuelling Point & Fire Extinguisher Point

a) All Venues/Facilities must have a designated refuelling area for the storage of fuel cans and refuelling
of participant motorcycles.

b) This area must be equipped with fire extinguishers - There must be fire extinguishers which contain
water (for fires to straw bales, paper, wood etc) and also foam based and/or CO? which can be used
on petrol/oil fires.

¢) Ideally this area must be supervised by a marshal or venue official.

3.20) Condition and ownership of Vehicles being used at the Venue

a) Where the Venue/Facility owns/operates motorcycles that are used at the venue a schedule of
maintenance is, at the very minimum, required to be made available, in order to evidence that all
vehicles are in the appropriate condition for the purposes intended. (i.e. off road riding/driving)

b) Where the motorcycle or quad bike is privately owned, the duty to ensure that the motorcycle or quad
is in good and safe working order rests absolutely with the riderfowner of the machine. Riders/owners
must take full responsibility to ensure that their motorcycle is fit for the intended purpose and should
seek professional advice from an appropriately qualified technician if they are not.

c) Where the machine is owned by the Participant, a visual check of the machine for obvious defects
must be carried out in the collecting or waiting area immediately prior to the bikes joining the circuit.

d) Where a motorcycle develops a visibly detectable problem whilst on track, marshals must alert the
rider in order that they leave the track at the track exit point in order to rectify the problem.

e) Anti-Theft measures should be in place to discourage the use of stolen motorcycles at
Facilities/Venues.
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3.21) Coaches

a) All coaches working at or conducting training at a Facility/Venue must be appropriately qualified to
ACU Certified Coach standard in the appropriate sporting discipline or Basic Skills or other equivalent
Coaching qualification in off road motorcycling. All Certificates must be available for inspection.

b) For more information on National Governing Body Coach qualifications, contact the ACU on 01788
566400 or e-mail admin@acu.org.uk

3.22) Marshal Training

a) All marshals and officials must have undertaken adequate training relevant to their role/responsibility.
Copies of Marshals/Officials training records and qualifications must be kept by the facility/venue
operator owner for review at any time.

3.23 Sound

a) All motorcycles using the venue must comply with a maximum sound level of 96db for 4 stroke
engines and 96db for 2 stroke engines. This level may be achieved by the fitting of a secure baffle or
with a standard silencer system. Any machine failing this test must not be allowed on track.

b) Ideally, all machines must be sound tested before being allowed on the track. For more information
on sound testing please contact the ACU on 01788 §66400.

¢) Note: This maximum sound level will reduce in line with the competition sound level as laid down by
the Auto-Cycle Union.
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4) MOTOCROSS COURSE SAFETY PRECAUTIONS

4.1) Track Lay Out

a) The Track must be of a type which restricts the average speed to a maximum of 65km per hour. The
course must not contain straight sections permitting high speed in excess of 115km per hour.

b) Course width must not be less than approximately 5 metres for solos and approximately 6 metres for
sidecars and quads.

¢) The track must not be divided by an obstacle (tree, etc.)
d) The width of a course on a jump must be at least 1 metre wider on landing than the take off point.

e) The length of a start straight must not exceed 125 metres to the first bend and a minimum length must
not be less than 80 metres.

f) The use of start straights at practice facilities must be monitored at all times with controlled start and
return to start marked clearly. Riders using a start area must not be able to join a track unsupervised
or must be guided through a suitable marked junction.

g) The start straight will not have any jumps constructed along this area.

h) The free vertical space between the track and any obstacle above ground level must be 3 metres
minimum. This must be risk assessed individually in areas around jumps.

i) Any jump must not exceed approximately 1 metre in vertical height unless a marshal is positioned at
that jump and the landing area of the jump is clearly visible to the approaching rider —i.e. not
completely blind.

j) All jumps must be ride-able i.e. negotiated safely without the wheels leaving the ground.

k) Multiple jumps, double, triple jumps etc are forbidden. The minimum distance between jumps must
not be less than approximately 30 metres, measured from the top of one jump to the top of the next.

4.2) Track Safety Fencing

a) All track fencing which marks out the area of the track, separates one track from another or the track
from areas to which the public are to be permitted must be protected by one of the following methods
or by a combination of these methods.

b) All wooden posts described in methods 1 or 2 shall be round and have a diameter of approximately
75mm with a maximum diameter of 100mm.

¢) Any course/track must not have a catch rope fence within approximately 3 metres of the
marked track

4.3) Method 1

a) The track edge can be marked with just pegs, pegs and tape, wooden posts and tape, just short
posts, natural boundary (earth bank, escarpment), bale bags, track markers or any combination of
practical safe material.

b) Where a fence of chestnut paling is deemed necessary, it must be of a height of not less than 1.2m
and mounted on round posts of an approximate diameter of 76mm firmly driven into the ground. This
fence must be at least 1 metre back from the edge of the track.

c) A paling fence must be of the three wire strand type. The supporting posts must not be more than 3.0
metres apart with the pointed ends of the paling at ground level. The fencing must be securely fixed
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to the posts on the track side of the fence, away from the spectator area. The space between palings
must not exceed 100 millimetres.

d) A minimum safety zone of approximately 1metre must be provided on the track side of chestnut
paling, to act as an ‘escape zone’ for riders. Access for medical services must be clearly signed at
regular intervals.

e) Access points through the paling fence must have a gate or paling fencing returning into the spectator
area.

4.4) Method 2

a) The track edge can be marked with just pegs, pegs and tape, wooden posts as specified above and
tape, just short posts, natural boundary (earth bank, escarpment) bale bags, track markers or any
combination of practical safe material.

b) Electrical fencing pins, re-bar or steel construction pins are not permitted.

c) Where a rope calch fence is deemed necessary, it must be at least 3metres back from the defined or
marked track. The fence must have two ropes; the top rope must be set at 600mm to 750mm from
the ground. The second rope must be set at 50% of the height of the top rope. The catch fence stake
must protrude approximately 150mm above the top rope and the posts set at 4.5 metre spacing. The
size of the rope must not be less than 12mm diameter.

4.5) Spectator area

a) Where there is a spectator area behind a rope fence, there must be a continuous strip of land of an
approximate width of 10.0 metres which shall be prohibited to the public, between the spectator area
and the roped area.

b) Prohibited Area Notices (B) shall be displayed at intervals, facing the public within this 10 metre strip.

¢) Outside this Prohibited Area there must be erected a fence consisting of wooden posts approximately
75 mm diameter driven in approximately 4.5 metres apart. Between these posts must be a fixed
single rope at a height of not less than 910mm and not more than 1.2m from the ground. This fence
will be known as the spectator safety rope. A second rope fence shall be erected 3 metres back from
the track. This shall be known as the catch fence. The fence must have two ropes, the top rope must
be set at 600mm to 750mm from the ground. The second rope must be set at 50% of the height of
the top rope. The catch fence stake must protrude approximately 150mm above the top rope and the
posts set at 4.5 metre spacing. The size of the rope must not be less than 12mm diameter.

d) Where chestnut paling is used to protect the public, the spectator safety rope is not required.

4.6) Opposing Traffic

a) Where there is opposing traffic i.e. on a loop or where tracks run parallel, unless the tracks are fenced
with Chestnut paling or some similar none rope bartier, the minimum distance between the tracks
must be at least 10 metres.

b) The potential risk must be assessed before allowing an unprotected area of track to exist.

c) When using chestnut paling, fencing posts must be positioned each side of the paling at a distance of
3.0 metres centred with a safety zone of approximately 1.0 metre each side of the paling fence.

d) A catch fence using rope can be installed between opposing traffic where the tracks are a minimum of
10m apart, and a barrier is required. The post must be placed centrally between the tracks and
placed approximately 4.5m apart. The top rope must be set at 600mm to 750mm from the ground.
The second rope must be set at 50% of the height of the top rope. The catch fence stake must
protrude approximately 150mm above the top rope.
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4.7) Other Methods of Protection
a) A combination of the above methods may be adopted subject to appropriate course risk assessment.

b) Where the natural terrain provides adequate protection to the public or some other form of substantial
fencing is erected, the above requirements may be modified.

c) Steel crowd control barriers may be used; if crowd control barriers are used there must be a safety
zone between the barrier and the track of approximately 3 metres from the edge of the track marked
with pegs and tape, bales or other as per method 2.

d) The track risk assessment may require a wider safety zone if warranted.

4.8) Other Areas (Not Prohibited)

a) Those areas around the course to which the public may be admitted in order to gain access to other
parts of the course and when it is neither practical nor necessary to erect a fence by method 1 or 2,
may be defined by the erection of the Warning Notice C.

4.9) Parking
a) Vehicles must not be parked close to the spectator fence, leaving a reasonable gap. A limit line must
be indicated by the use of rope or tape.

4.10) Paddock

a) There must be a suitable paddock for the use of riders. Where the paddock is immediately adjacent to
the course the whole length adjoining the course shall be fenced by one of the above methods
applicable to spectator enclosures.

4.11) Controlled Crossings
a) All Controlled Crossings must be adequately marshalied and the movement of spectators across the
course during riding must not be allowed.

Appendix Documents

1. Off Road Motorcycle Facilities — Signing On Documentation
2. Sample Pre-Activity Inspection Form — Off Road Motorcycle Facility
3. Sample Risk Assessment Form — Off Road Motorcycle Facility
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Motorsport Can Be Dangerous and May Involve Injury or Death.
You must read the statements below and sign in the box to confirm you understand and
agree to them,

1. Irecognise that off road motorcycle activitles are dangerous and Involve the risk of death or serlous Injury —

Including permanent disablement.

2. I will confirm that the track features, obstacles and method of operation are sultable given my riding ability
and that the track Is In a condition that Is acceptable to me. Should it become apparent that the track Is
unsuitable or In an unacceptable condition, I will return to the paddock at the end of my lap.

3. Idedlare that my vehicle and protective equipment are in a safe condition and sultable for the activity for
which I have attended today.

4. 1declare that I am not suffering from any medical conditlon that may affect the safety of myself or other
persons and that T am not under the influence of any drugs (prescribed or otherwise) that may impalr my
abllity to take part.

5. 1 recognise that motocross practice is a non-competitive activity and therefore timing and racing are not
permitted.

6. 1am aware that there will be other participants using the track at the same time.

7. Ihave read and understood the rules that apply to the track induding (but not limlted to) the following:
*  No riding In paddock areas
«  The meaning of the vartous marshal flags and what to do when they are shown.

s Riders will be grouped according to age / blke type and size / abllity. Rlders must only take part within the sesslons
for thelr spedfic groups.

If I am unsure of the above or any other rules, I will discuss them with the organiser or marshals before
continuing.

8. If under the age of 18, my parent / guardian has read the above and signed next to my signature to confirm
that they agree with the dedaration.

Signature Parent / Guardian Date
_ Countersign for under 18’s
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Sample Inspection Form — Off Road Recreational
Motorcycle Fagilities

Sample Pre-Activity Inspection Form — Off Road Motorcycle Facility

This document provides an example of the content to be checked prior to the facility being used. The
list of items to be checked is not exhaustive and may need to be amended to reflect specific activities
or layout of individual venues.

ocaion_|
Inspected By |

Track maintenance / changes
since previous inspection

Toilets clean and in appropriate condition
Adequate fresh waler available for all persons
Spectator fencing in place and in good condition
Warning signs on display

Track Arrangements

Track surface adequately groomed
Track clear of obvious rocks / debris
Adequale rider catch fencing in posilion (where necessary)

Sections of track with opposing traffic direction adequately
separated / fenced

| Edge of track clear of fixed obstacles / fixed obstacles protected
(as appropriate)

Marshal Arrangements
I

. Adequate number of trained marshals available

Marshal posts equipped wilh flags, personal protective
equipment and fire extingulshers | S

| Marshal positions suilably protected against motorbikes |-
Emergency Preparedness

| Fire extinguishers in position and charged

| Flrst aid Kits in positlon and stocked
Emergency plan document avallable

| Emergency services pre-wamed of event

Actions taken to address concerns identified

|

| : i
'. R TR et |
II {
' |
' |
I |

138




#4013y

azis pue 3dA} a1q 3 buipsodoe padnolb aJe SJapy

-sBeyy asn 0] moy pue
UaYM U] paujeq SjeysJew e pue asn uj waysAs Bejy

"SI3pU 03 Wjqo.d @ S1 AUqISiA psemuo

soos v, L AQ :h%ﬂﬂ%ﬁu .mesmwmwn M_ _o__.ﬁ_uﬂ i e m_n..ﬂ”_“ Aq 3y 2q 03 J3pu paddogs 10 M_M_WMM Wmﬁﬁ
bt 43400 NY Al9)es @ 3NPOQUL JO SeAue Pujlq Aue Bsjwiuiw oy paubisep S] ypen YL SI3pU (Y SSMIARDY PRIl U0
‘Aipey i
anea| 0} payse buiaq suapy u) Sinsa. Bujpu SSePRSY
*Saujpew

40 sopsuoeew Guljpuey pue adueuwuopad |
3|qedwod Suinsua snyL "Ayiqe pue abe
‘azis aYiq ‘adAy axiq o3 Sujpiodoe padnosb ale Sisppy

-dn payounq
2Je S13pu a3ym uoor 3N O} PAPNASY| S|eysien

~Ainfur
“(we wnwupr) LpIM Poob Jo | y7eq BYL SNOSS J0J |RAUAO0 *Suojssas sonpeld Buunp
-pasnbas ‘Bupes ou 37 3ARRRAW03-UoU S) AYARDR B L 2Q JFYIOUR tM PRUOD 03] Buiwe g
UORD® Jawginy oN *SZ O3 PjI)j 3OBR UD SISPY JO SIBGWINU WINUWIXEI Si3pu Iy SOQIARDY pelL ug
[BWIYIS SPI® PUR SIJAON :
nEwM_BEaE Japu azys ayq pue
R $Sa00ud JuUdLWSSSSe 2

:ﬂ“_ e ewmon e Suedogied jo seuobae abe uaiayq -sanijiqe pue sabe Supayp
200T Aep o3 Buipsome siapy (1eopis JO SIapu 10/ pue (233 Je23pis ‘penb) axiq Jo sadAY
AQ pamadiaal aq 0} Buidnosb 103 poLgaL ‘0j0s ‘penb) axiq Jo sedAI JuRAPQ o JuauaLp 0 Gupsw wody Buspe Xsu pajeasiy
4350 NY Jeuie} 3onpo.auy 1104 p[oy 3Je SUOJSSIS Ajeledas SUBPL (1Y SIRUARDY dPEIL U

spaau jgpads 0 2fsH I8 Ajdoad WRBYIP AP JBPSUD ©

Swedpried  © “vojudo sajdaed Jaugo Xy 0

éaulpesp Z94es Aqeadacoe ‘simepads o “¥Oen T JO PUR UO SARIANDE JapISueD ©

‘uwInjod S 3ep B3 2q PINOYS 1_YMm sBupp syew o3 Ay “ARuagsisuoa 90__&% Seysel o S9N pue aouepind DOEE MIADY O

pue ubjs ‘umiey ussg cuopoe u Supiey  9q a3 paau suopnesald PUB AR AlenIOe 342 aSAR JBLRIYM Japjsuod ‘Brayspuieadoad  SOSSIW JESU pUE SUBPROR snojed MajASY O
Sey UORDe 2DUO 10 B(qISUOdSA) ST UM Bty Jeum “a0ed uj Apeauje 2.e Jewy suogned3ad 3R 35T JuRIELIP 3L ARuap] &HUESY i 0 Wey 3SNED PiNGD J2UM

E usym B oym | uondy s3Iy $1013u0) Bunsix3 E)S1Y 1€ S1 oYM spiezey Ajuap
SpJezeH >pell uQ
£00¢ YPIen 67  =3ed
#pg 3P paubis uonedoT JusAl
8002 Y4B  M3lA3J 10} 31 BRONY Ag usyepapun JusLLssassy PRI DiPeid $S0D 0 dundpsid nov

JuaWssassy YsiY aidweS — yoeJ | 3onoeId SSAI00j0N

139



30 ¢ g

Jgieam Auuns

10} 3|qejjeAe Wean
£00T A=W pUs Ag voppacud uns Jopey
J30 NY Y61y Bujaey s3pisu0d

2003 PP L1 'sajeq

meqs ‘B3 — doj a|qey
wpoaf 2007 934 pua Ag uo 350d |eysIeW Joj

popracad g *Jopeub Yoer]  papssu uogoajold enpg

*suopysod

11317 03 24e] O) S|eystew J0J I|qejiear Jajem paplog
*3jgeieAr saA0|6 sieds

‘papiraid syevpef pajensu| pug jooudsem
*Uo|SS3s 3dppeld

J0 Soueape uj BuILRO 3IGRYNS UO PISIAPE SJRYSIRI
*Wiom 3q 03 pAJINba. pue

Sleysiew (je o} papiacid SIsaA / STyl AY|IQIsiA 1H
*Bupuawiwod sspAgoR

aooeud 03 Jopd papiaosd suyapq A13jes jeysiel

‘pajensuOWIP
5] souRjedwed 23eudoidde [qun pasiedns
A|350[0 aJe pue 351n0d ARp JlBY pUIRR S|RYSIeL ||

*3[qissod se ey os soN|q Aq 3|y Ouiaq 4O S| Bs|wiuw
03 peuonisod Ajinjaled aJe SUOREIo| [Rysielk

7Peq ayy quo
Buiob o3 Joud siapu ||e Ja) papiac.d sBuyapq Ajases

2uawdinba
AJaJes pue sexiq 103 SUAWRANDIL WNWIUIL 343 IN0
395 Jetn So|ru 3y Jo Adod e Lapm pansst ale Ssapd iy

*SI00Q pue ‘saAoib ‘s||esan0

*Sjeysiew pue SI3pnRy

*qof poob

e Gujop woy sjeysiews eqsip 3 Ajy) osje si
— 13Yleam 3SIBAPR JO SPaY. 1PRJIP O3 uomippe ut
@3y “pjod ‘ujes ‘puim 69

— SUORIPUCD JIRRIM WOL ULIRY JOJ [RRUSIOd

Sjeysie A3aje8 |eysiew

-dey 3)qe3 uo Apenonsed
— S3Y19 Ag 1Y 3q 03 SISO [RYSJRUS 10J |BUII0

K33jes jeysiey

*SepiARdE buipu ssa.nojow

140

"paunbas ‘5316606 4away padwes DY — Juawdinba Ies2u95 Way s13pp a3 Ainfus oy equaied

uompe pyuny oN SanISq0ud 6UIMOj|0) BLp Jeam ) paujnbas IBpU Y Slapry SARIALDY Ypely ug
*308) 03U} dn padly 2q

-Su3do U0(SSIS 310J3q 103Rsd0 Aq Yo paubls 10 {[e) 03 J3pY 3STIEY PINCD HoeN L0 SIUTS e

pue pauuoyad y9eg Jo uogdadsu| PARUAWN20g Juappu;

“pauinba. *panowWs. sauo3s 26.e) “sjeysiew 40} |eRUAI0T S}2AB UORIPUCD DB 100d

uOROE AN ON pue uojsses aomorid 4oea 2i0jaq papesb SI¥dRIL | puR SI0)ERRds ‘SIBpR SSRIAROY dPEIL U0

“3.13Y SJUIPPU| 40 3321 YBIY — S0

SING YIS RN woPoq uo dwnf ym 9|56nns SIapl SDINON

£00Z Y2uep pua Ag SARBUIN|E 3pIACId JO *S3u}japing (so1aou

Jopeubyoer)  dwnfjo 9(Bue asead3q peoy 4o 03 BuipJodoe (Rpm pus ubisep ety ! Apenonued) siapnd SaRIALDY ¥oel) uQ
|l
+do} 2jqey,
wauy ybrens xoeq ajesedass o3 painbas yuom Jayung
quawndop asuepind *shep aoppetd 03 Jojid paypadsul §) Bujpuay AJasesS
S3R)jred peoy 4O 0
£00Z q34 pud Guipsoe day 3,98 pue Ien wol WOt Ve SSa| S10eads ~oeq Jo ucres bujsoddo uo siapy 10 sicjeydads
2003 P9 AQ UBYE) 3G 03 UOPIY u_“_u_num soeq usamiag B43YM SIBLLI0D U0 pAdNpoQu Bupuay INTSaY) siqePads Uy pue doenq 3L AE| PINOS SISPL [0.QUD JO N0
ARG 430 13410 NV Bujouay ISy P ‘B3R 1O UNI JO WOT 3583 1@ UM PIUBISIp S| 3pRIL SI3pU IV

S3RIARDY YpelL up
spaezeH Ajnuspl

sjonuo) bunsixy

| soubis | uoum g oum uoRdY Jauyng

..,.v_.mmﬂ.. um St m.n..s

Juswssassy sy a|dwes — YoBI| 30IBIJ SSAUDOION




30 ¢ oy

*pasnbes
UORPR J3YLNY ON

“padinbas
uoipe Jauuny oN

‘uopaadsul ypen

JO Jed se paiapuows
29 03 uoRipuo)
peq

M 3q 03 uoReaboA

2PPARP L0027 YRUBW Puad Ag
£/91 prochucy 1beue yoeu

*paJinbas auoN

"Salf ulm Sued(amued jje 03 pIEDIUNWIWIOD

e supysINbux® a1y pue Buyjnyas Gujpsebas sajny
paheidsip subis Bupows-ou pue

B2JE S1f U} papnaId siaysinbumpm auy -sidoad pue
SIPIYIA JII0 WOl ABME |[9M —Dopped 3Ly JO pud
Jejaip e si syt -adeqd uf eaue BulEnyaI pagedipag
qys a3 Jaysinbupe

umo Jj3p Buuq oy paunbau aJe SIvpY IV

*uuoy uo Suubis ap uodn

PaulRquod pue subis uo paAe|dsip s} Juaw.inbaa
SiYL *paIqIyold ApdLgs s seaue spopped u) Bujpry
‘3auejnque

Aunod Aq passedde 3q LRI YORL L3 JO Sea.e v
'sjeysiew (|e Aq pooasiapun aue

pue padojpeAsp ua3q dARY SB4NPV0Id Aduabuaws
2aeq sy 23e20] 0 [Fuuosied gy IGRud 03
Papiraid u3aq aney SUORONASU) JRIP) I5ed 2 Ul
PaJ3JUN0IUD U SAemje Sey swg ssucdsal poob B
pue aeq aly woiy sl € uelp $sI) S| Iy 1e00] Ayt

~ed ey SSpIARPe sopoRId JaAludYM

S¥peq troq uo Juasaud s| Japie 3siy paqujodde Uy

*umosbiano

2W0d2q Q) pamoj|e eale — SsUNSeaw {eustdj oN

~¥oeq uo JuasaId OS|e [RYSIeW PIEDIPad |

U0 ub|s pue I1sen
ZIA+\ [ pansst aq ‘Buysiq Aajes puaie isnw
A3 ‘uoisiniadns apisyoen apinoad syualed si3YMm

“Tyodsioow Jo

ASK 03 Su0je=ds Guniaje Aeyds)p uo subls bujweps
et} Ay 03 ssaode bujujel
siqepads jueaaud 0} pasn saouay Bujled sy

“seaJe 259y} O3 ssaooe upeb 0y
¥oen 3y} SSo.D 0} Judwalnbal ou st Yy “paubls

Apesap a.e pue Pauyap UIQ 2ARY Sease Jqeads

sjoljuo) buiisixy

&St 38 St oYM

SapIARDR
Buiang-au Suunp Apejnopied — aJly Joj |eQUaNY

|jpuucsiad |y ysny aud

‘sueigsapad Ym uoisyjod
~oopped U1 3INS4 pinod sease spopped U] UBLIAAOW 3Y1g

u) sueqsapad |y seasy yoopped
‘Aipides bugesouajap

LOGIPUGD Uj YNS3 PINOD Japu patnfu) ue

03 (jusuneas) PaLIo3u| JO) jusunean uj SAePq

SI3pRY SuawIbueLly [1p3p

“ipmaubiapun

umoibaanc 0] anp ease Sumaia Ssaode

s103epads se sapnful dun pue dys 10j |eRU=30d

si03eg23ds Ay3jes s0gepads
's1apH Bumojia) Aq Iy oq @3

|eRUN0d "UBIPLPD uBjie) di3y 03 oen AU oJuo
LSNJ 03 pua] 3R] J0[UNf UC SI3PH O SJualed

S13pU pue SIePRdS | Ayajes 103epads

*uopesado (e1auRh
Bupnp ¥oen sy o ssaooe Bujueb suoyesads

Ayajes sqeads
spaezey Ajquapy

SIapu pue SINEIRAS

UBWISSISSY YSY 2|dWeS — YORI] 30N28IH SSOUICION

141



fjo+ ey

30 ubis

£00Z Yuey pua Ag
1330 NY.

usaym B oym | uondy laylang

*pasinbas auoN

*@duep)ns Joj Aouaby |
JUSWIUCIAUT Yogouddy

“padinbas 3uon

“Tainsu) Buusauibue Aq Ajjenuue papadsul g

*BSURDI A0YRLRd0 SBY PUR AQSNPU| LORINASUOD
U] SUOM OYM SauoL 8 Ag usaLp Ajuo gar

auoN

~pojped appeys
pasop buisn paxpoj pue peiel ays o3 3ouenul

“ousal RS

‘wolqoad S| jO oSy ON” -

sjo43uo) buiysixy

‘Rade Iy i suosiad
JaLR0 aunfup Jo uINMPA0 0 §OC 40 |enualad

Joesadg Jueld Sujpeis ypesy
“SUIRIp Jajem

aneyns gia weans buunoqubiau Jaua pue ysem

33[ Buunp sajiq Yo paysem 3q €J |io 10 [eRUal0d

JuBpUL UORN|Td eaJe ysem jar

*Anfuy sa3yns pue ||g} 0] siassedsan

Joj [equadod osie ybnouye ‘A2 s| Adadoud
03 afeweq ~pPeRLO SpU pue SIN0Y JO IN0 3oy
& o) ssa00e ujed o] ssessedsau Joj lequaiod

ssassedsal) QEndes peil
&Sty 1e sl oym spiezeH Ajiyuspy

WaWssessy ys1y H{dWES — YoBS| SI[IRLY SSARION

142



Architecturs - Masterplanning - Interiors « Graphics * Visualisation

uksmartdesign.corm

Appendix D

MCF Practice Track Guidelines 2014

Spatkhnuse Studias, Hope Walk, Lincotn, LRE 7000 -+ 44 (0] 1022 405829 » stodio@oksmantdenn <o s yevas uksimattdesign.com

143



PRACTICE TRACK GUIDELINES

Issue #4 SEPTEMBER 2014

144



i Issue #4 September 2014

CIFEDERATION PRACTICE FACILITY REQUIREMENTS

Contents
INTRODUCTION ..ottt ettt e e e e e s e s e e et e s a et e et e aa bt e et e s et s e e n s e e s 2
STANDARDS OF OPERATION. ......uuuiiiiieiiiiirie it ieeiieissiaeessesibasettsessssssrasesassssnssssesessasmnssasasannen 3
Licence REQUITEMENTS ............c.vveiiieiiimiiie et siiar e et e s asaas s e e s s enanrae e e e s e e snnes 3
SigN ON REQUITEIMENTS ... uiiie itttk b bbb bbb bbb 3
INSUFANCE ......cooeiieeen oo e AR SR Y SR Y S O ST AR e S A N 3
DISCHMINALION .....uir i ee e fersdsavd i eon soosas visawwda S e e85 LG B B v st 4
104 o110 l o o1 (= Tox (o] o OO PP 4
Risk ManagemeENnt ...........oooiiiiiiiiie e 4
Medical REQUITEMIENTS ..........uuuiiiiiiiiiieiiieii it er s e s st ee e e e s e eeseeeseeesas 5
NOHFICALIONS v S P € L B 204 0 B B W B S A R 5
COMIMUNICALIONS ..oeoeeeeeeiieeeee ettt e e e sa e e b e e eaeeeteeeeeeseesan s e e s s e s s s smanan 5
Paddock and Parking ATEas..............coiiiiin it et e s cerarsae e sannss s assserrns 5
FaCility SIGNagE .. ocevvvieieeeee ettt bbb e 6
CiIrCUIt OFfICIAIS ....ccooeeeeiieiei oo s TS S Sy S e SR 604 D S 7
Activity Marshals......... E et eeeeeeetetteseseateeeeeeteesstetessssneieeeereeeeentonnana et toeteeasthbea e e seeearebnantren 7
Participants Machinery..........c.uuuiiiiiicc b 7
Participants CIOthiNg ..........cooouiiii et e nnnn 8
Participant GrOUPING .........ooooeivueoeon e isitsasassinime i s s asasisasies e bod ioe i onb T eiin st smnsssassss 8
GrOUP MACKINETY ...ttt a s e e e s ee s eeeers e e oo e e s s bbb ae s e e e e aaeeeas 9
Group Combinations....... e N PR A A RS A T S e R S R SR e 9
£STo 10 ] {o JR =101 T St P PPy PP e 9
CIRCUIT SAFETY ....uuueeeeeeeeeeeeeee e ok s s s e S50 555 S04 HH5 65 38 0450 043 o S s 10
GENETAl DESIGN ..ccoii it bbb bbb bbb i e e e s e s 10
PUblic Safety FENGCING .....coccii ettt e e ey e s a e e 2 e s san e e e e e samnnaneees 12
APPENIX A e b A A A A O S S S P R s 13
SampleTemporary LICENCE FOM ... ... e e s e e s e e e s es 13
APPENAIX B e T P T T I LT eI TP FOeR T oy 14
Sample SigN ON FOMM.......eiii e e e bbb et e e s e e e e 14
Y7o 1Y o [o 1 G Ot L R 15
Sample Risk Check List ..., .....cccoieiiiriiiiiiiieir e N S— 15
INTRODUCTION

These guidelines are put together for practice and leisure facility owners and managers who are
working under the authority of the MCFederation. The MCFederation are a regulatory body for off
road motorcycle sport throughout the UK.
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STANDARDS OF OPERATION

Licence Requirements

All participants are required to hold a MCFederation practice or competition licence to take part in
any session at an MCF recognised facility. Licences will be issued on an annual basis by the
MCFederation office. Participants not in possession of an MCF practice or competition licence
will be permitted to take out a temporary licence* that will be valid only for the date and venue
stated on the application form.

*See appendix A

Sign On Requirements

All participants will be required to sign on at the venue; organisers must use the forms as
supplied by the MCFederation*. All participants must include their MCFederation Competition,
Practice or Temporary licence number on the form. Signing on forms or copies thereof must be
returned to the MCFederation office after the activity.

All persons acting as officials are required to sign on at the venue.
*See sample appendix B

Insurance

Insurance will be issued through the MCFederation and will cover £20 Million of Public, Products
and £10 Million of Employers liability for any single incident and a level of Personal Accident and
rehabilitation cover for signed on officials.

Insurance Costs:

¢ 1-20Riders £ 50.00
¢ 21-50 Riders £140.00
e 51-100 Riders £240.00
+ 100+ Riders £350.00

# Individual rates for high use and permanent venues and per capita can be arranged.
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Discrimination
All organisers must work within the parliamentary act for discrimination and must make every
effort not to exclude individuals with disabilities.

More details can be found by visiting:
www.dwp.gov.uk/emplover/disability-discrimination-act/

Child Protection
All organisers have a duty to understand legislation with regard to child protection issues at their
venue. Please refer to the MCF Safeguarding Children Policy.

More information can be found at the NSPCC Child Protection in Sport Unit:
www.nspcc.org.uk/inform/cpsu/cpsu_wdab7648.html

When signing in at a venue all participants or officials under the age of 18 years must have a
parent, guardian or person with parental responsibility give clear consent for their participation by
signing the required form on their behalf. This person must remain at the venue for the duration
of the participation of the minor.

Risk Management
Every MCF approved facility must carry a master risk assessment policy that takes into account
the operators duty of care to ALL persons visiting the facility.

A separate risk checklist* must be completed prior to commencement of any activity at the facility
on a daily basis. Items that should be included in the checkiist are:

e Site Access Conditions

o Site Signage

¢ Site Facilities for Number of Expected Participants

¢ Adequate Number of Officials for Expected Participants

e Adequate Protection for Trackside Officials

e Adequate Administration Facilities (weather related)

e Adequate Medical Cover for Number of Expected Participants

¢ Public Protection from the Activity is Adequate as per guidelines
o Circuit Conditions are Acceptable

e Circuit is Clearly Defined and Clear of Debris

o Circuit Safety Precautions are in Place as per Guidelines

o Emergency Plan is in Place with Medical Staff or Local Hospital
o Fire Fighting Equipment is Available and in Working Order

e Are all Riders Grouped as per These Guidelines

e All Riders are Organised by Ability** (if more than 1 session is run per group)

More information on Risk Management can be obtained from the Health and Safety Executive at:
www.hse.gov.uk/risk/
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All persons not participating on the circuit or waiting for a session in the staging area must be
regarded as members of the public and must remain in permitted areas only.

*See sample at appendix C
**As judged by the facility manager or MCF Certified Trainer/Clerk of the Course.

Medical Requirements

As a minimum, each facility must have in attendance an official who is qualified through the Basic
First Aid for Appointed Persons course for each circuit that is in use. For larger venues running
with excess of 100 participants or venues in remote areas where response times may be
excessive or if mobile network coverage is intermittent it is recommended that specialised first
aid cover with one ambulance and ambulance technician be employed.

Each facility must carry a sufficient first aid kit and the location of the kit and trained official must
be clearly defined.

More information regarding first aid at work can be found at:
www.hse.gov.uk/firstaid/

Notifications
It is the responsibility of the facility management to inform the local ambulance service, A & E
hospital and police force of the location of the facility as well as operational dates.

Meeting points and access and egress should be agreed with the ambulance service.

Communications
All facilities must have outside communication via landline telephone, mobile telephone or radio
for emergency situations.

All main staff and officials must be in radio communication with each other at all times.

Paddock and Parking Areas

The areas should be of a suitable size for the expected attendance and vehicles must be parked
with emergency egress in mind. Access to the circuit from the participants parking area should be
of the nature to allow the participants to access the circuit without the need to ride their
machines. The riding of machines in any area accessible to the public must be strictly forbidden.

No vehicle should be parked within 3 metres of the public safety fencing.

A staging area for participants must be provided whereby riders can be collected in their
respective groups prior to accessing the circuit, this area must be prohibited to the public and
clearly identified.
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Facility Signage
Each entrance to the facility must clearly display two public warning signs. These signs must
clearly display the wording as below and are available from the MCFederation.

WARNING TO THE PUBLIC
MOTOR SPORT CAN BE DANGEROUS

Despite the organiser taking all reasonable
precautions, unavoidable accidents can happen.
Please comply with all instructions given by officiais
and staff and remain in permitted areas at all times.

MCFederation

All areas that are prohibited to the public must have a sufficient barrier and display the following
signs in such a way that a member of the public cannot gain access to the area without having
clear sight of a notice. The notices are available from the MCFederation.

PROHIBITED AREA

The public is not permitted
in this area.

MCFederation

Other areas that should be clearly signed include:

First Aid Point
Administration Point
Fire Point

Staging Area

L]

Other signs that should be displayed include:

e Track Access

e Track Exit

¢ No Riding in Public Areas

o For further signs please refer to the MCF Code of Practice
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Circuit Officials
Each circuit must have one person appointed as the chief official who shall be responsible for all
other persons acting as officials at the circuit.

It is the responsibility of the chief official to ensure that all other circuit officials are briefed and
fully competent with the roles that they are to fuffil. It is the duty of the chief official to keep a
record of the content of all briefings given along with the names of the officials in attendance. A
record should be kept of the roles of all officials at each activity. A copy of the officials sign on
sheet should be returned to the MCFederation and include addresses and contact details.

Activity Marshals

Sufficient circuit marshals should be used at a venue to ensure that all sections of the circuit are
observed at all times with three being the minimum number of marshals required. The chief
official may act as a marshal. All marshals should be in radio contact with the chief official.

A marshal should be positioned close to the access and egress point of the circuit to manage the
entry and exit of riders during a session.

Adequate protection of trackside officials must be taken into consideration and included on the
pre activity check list. All trackside officials must wear high visibility clothing and safety footwear.
It is recommended that marshal wear gloves that offer protection from the heat of a machines
engine and exhaust.

All marshals and trackside staff should be issued with the appropriate flags:

e Yellow — Caution, incident on the course, ride with care

e Red - Danger, serious incident on the course, stop immediately until otherwise
instructed, end of session

o First Aid — Attention required from the site firstaider, this flag should be agreed in advance
but white with a green cross is preferable.

e Chequered — End of session, this may replaced by a red flag at a point prior to the circuit
exit. :

All participants should be briefed as to the instruction communicated by the display of all flags.

It is advised that all trackside staff are issued with radio communications.

Participants Machinery
All privately owned machinery is the responsibility of the owner. The owner must take full
responsibility to ensure that their machine is fit for the intended purpose.

A visual check of all machinery for obvious defects should be conducted by the official in charge
of the staging area upon entry by a participant.
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Participants Clothing
All participants must wear a suitably tested and marked Safety Helmet, The acceptable
standards are:

o British Standards Institution BS 6658-A

¢ British Standards Institution BS 6658-B

e UN ECE Regulation 22 ECE 22-05

» Snell Memorial Foundation Snell M2005 or M2010 (individual approval only)

All safety helmets must be securely fastened.
Participants must also wear:

e Safety eye protection with splinter resistant lenses, not sunglasses.

e Boots that cover the ankle. Any lace ends must be placed inside the boot or secured.
¢ Shirts with sleeves that cover the full arm.

e Trousers that cover the full leg.

e Gloves.

Participant Grouping
All participants must be 6 years of age or over

Participants must be grouped depending upon their age as follows:

o Group 1-61o 10 years

e Group2-7to 14 years

o Group 3-141to 17 years

e Group 4 - 15 years and Over
e Group 5 — 16 years and over

Minibike Groups

= Group M1 -6 to 8 years

o Group M2 —-9to 12 years

e Group M3 —12to 15 years

¢ Group M4 — 15 years and Over
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Group Machinery
The machinery specifications that must typically be used by each group are as follows:

e Group 1 —65cc Twostroke or 110cc Fourstroke as a maximum

e Group 2 — 85cc Twostroke or 150cc Fourstroke as a maximum

e Group 3 — 150ccTwostroke and 250cc Fourstroke as a maximum

e Group4-
o Up to 17 years, 175cc Twostroke and 450cc Fourstroke as a maximum
o 17 years and over, 500cc Twostroke and 650cc Fourstroke as a maximum

e Group 5 — Sidecar and Quad machinery up to a maximum of 800cc.

e Group M1 — 50cc Minibike

e Group M2 — 110cc Minibike

s  Group M3 — 140cc Minibike

e Group M4 — Unlimited Minibike

Chief officials may allow riders to compete outside of these guidelines following an assessment
based upon safety grounds with regard to rider ability and size. This assessment must be
documented and conducted by the site manager, a certified trainer or a licenced Clerk of the
Course.

All riders should be able to sit astride their machines and with one foot firmly on the ground and
must be able to control the gear lever or the foot brake with the other foot.

Group Combinations

Groups 2 & 3 may be combined where there is a novice group 3 rider. In situations where rider
numbers dictate it is possible to split the groups between Youth and Adult as below. For Cross
Country and Enduro venues the groups can be split between youth and adult.

Youth
Riders aged between 7 and 15 years inclusively riding machines between 65cc and 85cc

Twostroke and 110cc to 150cc Fourstroke.

Adult
Riders aged 14 and over riding 125cc and over Twostroke and 250cc and over Fourstroke

machines.

Sound Testing

All venues should have sound testing equipment available to them and sound levels should be
kept to a minimum to ensure the continued use of circuits. Facility owners / managers are
permitted to set their own sound levels of machines but this should not exceed the MCF limits
tested by the standard MCFederation test method.
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Public Safety Fencing

One of the following methods must be used to divide the public areas form the actual course at
all points; non public areas must be clearly defined. All posts mentioned must be of a typical
diameter of 75mm, rope must be a minimum of 10mm, debris netting must be to a minimum
height of 500mm and paling fence to be 1.2 m high and of the three retaining wire variety.

Method A

e The track edge to be defined with dirt banks, pegs or small posts with or without tape,
posts with rope no higher than 350mm from the ground or straw/hay bales.

e Behind this at a distance of 3 metres a catch fence of posts and two ropes, the first at a
height of 600 — 750mm and the second at 50% of the height of the first

¢ Behind this at a distance of 7 metres a boundary fence of posts with a rope at 900 —
1200mm. All areas within this rope are to be deemed prohibited and signed as such.

Method B

e The track edge to be defined with dirt banks, pegs or small posts with or without tape,
posts with rope no higher than 350mm from the ground or straw/hay bales.

e Behind this at a distance of 2 metres a catch fence of scaffold debris netting.

e Behind this at a distance of 5 metres a boundary fence of posts with a rope at 900 —
1200mm. All areas within this rope are to be deemed prohibited and signed as such.

Method C

e The track edge to be defined with dirt banks, pegs or small posts with or without tape,
posts with rope no higher than 350mm from the ground or straw/hay bales.

« Behind this at a distance of 1 metre a catch fence of paling fence.

e Paling fence must have emergency access points. These points must be constructed so
that the public are protected by the paling fence at all times.

o All areas within this fence are to be deemed prohibited and signed as such.

A combination of these methods may be adopted subject to the facility risk assessment. Where
natural terrain provides adequate protection to the public a definitive point of no access for the
public must be established.
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Appendix A

SampleTemporary Licence Form
Section 1 - Your Details

First Name i aiamuiiuiEia sl iz SUMAM: s e s i S e Vb sk AR L
Address e L R e L B A S R S N L R s

POoSt Code .....c.coermrn il it s S R
Date of Birth .sciiiaisssisesiureiiivecisssssiiosanssmsasissessssassatsnssssosnssssaiassmhads Home No ...........

Email ........... Nationality ........

Mobile No ... Evening No ...... T
Do you currently hold a recognised Motocross Competition License? |:| Yes C’ No

If you answered 'Yes', please state the type of License held .........cccccveviiiiniiiciiininiinnn
Section 2 - Medical Information

Please answer all the questions truthfully. A false declaration may have serious consequences. If you answer 'Yes' to any of the questions please give full details in
the space provided at the end of this section. This should include the date you first developed the condition, details of any tests, investigations and of any treatment
you have undergone. Please include the names and addresses of any specialists you have seen and hospitals you have attended. Please give full details of any
medication you are taking.

Have you ever suffered from or are you currently suffering from any of the following ilinesses or conditions:

1) Epilepsy, fits, blackouts or any condition which may cause loss of consciousness? Yes No
2) Any condition that might cause dizziness, vertigo or loss of balance? Yes No
3) Have you been unconscious because of a head injury or suffered from concussion? Yes No
4) Any brain disorder such as a stroke, MS or Motor Neurone disease? Yes No
5) Any loss of strength, feeling, control or movement of any of your limbs, head or neck? Yes No
6) Amputation of any part of your limbs with or without an artificial replacement? Yes No
7) Any condition or operation involving your heart or main blood vessels or any high blood pressure? Yes No
8) Any kind of tumour or cancer? Yes No
9) Diabetes? If 'Yes' please state whether treated by diet, tablets or insulin? Yes No
10) Any psychiatric or emotional iliness or any alcohol/drug/substance misuse? Yes No
11) Any condition affecting your vision or eyes, including colour blindness? Yes No
12) Are you taking any medication? Yes No

(Include all tablets, medicines etc. whether prescribed or bought over the counter.)
MOTOR SPORTS CAN BE DANGEROUSAND MAY INVOLVE INJURY OR DEATH

Read carefully before signing to ensure you agree.

1 The answers given by me in this License application are true.
2 | fully understand the type of the events which the License allows me to enter and the rules and regulations that apply to such events and to competitors and will comply
with them.
3. 1 will ensure that before | enter any event | am competent to compete and that any vehicle that | use is safe and fit for the competition and nature of the course.
4, 1 will satisfy myself (by sighting lap or otherwise) before taking part that the venue and track is acceptable to me with regard to its features and physical layout (unless
prohibited to do so).
5. I will NOT enter or take part in any competition where | have a doubt as to my safety.
6. 1 will tell you immediately if, for any reason, | believe that | am no longer able to satisfy the terms of this License or | become aware that | have become unable to
compete due to physical or other disability.
7. | agree to accept the risks of injury and death that are inherent in motor sports and agree to take part at my own risk.
8. If under the age of 18, my parent / guardian has read the above and signed the declaration and agreement below.
SIgNed.......ooovviieiiriir e Print name.........ccereene e e e Date.........coovvveeenes
If the applicant is under 18 Please read and sign below:
| the parent, or person with parental responsibility, does declare that the information given above is correct and | have read and agree
to the declaration as written.
SIgNed......ovuieiieii e Print Name.......oovuiieie it iieeeee et e ces e e Date.......coooeveeninnns
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Appendix B

Sample sign on form

MOTOR SPORTS CAN BE DANGEROUS AND MAY INVOLVE INJURY OR DEATH

You must read and agree to the following. Sign below only if you agree.

1. | am aware that motor sport can be dangerous and may involve injury or death.

2. | am the holder of an MCF Competition, Practice or Temporary licence

3. | confirm that | aware of and accept the layout and safety of the track.

4. | declare that my machinery and safety clothing are fit for the purpose that | am using them.

5. | give pemmission for the details of any injuries that | may sustain being passed to the Organisers and the MCF.
6. | agree to be bound by the rules of the MCF and the facility,

7. | accept that this is a practice facility and will not take part in any timed or race activities.

8. | have been instructed verbally or by notice of the rules by which | am participating.

A person with parental responsibility (Where the rider is under 18 years of age) must sign this form

LICENCE NUMBER SIGNATURE PARENTAL SIGNATURE
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Appendix C

Sample Risk Check List
Facility

Weather Conditions
if Attention Required Completed

Inspector
Site Layout

Is the entrance to the site signposted on the road
Has an emergency access and egress plan been
discussed with the emergency services

Is the circuit laid out suitably for the class of riders
participating

Are all hazards, run offs and crossings suitably
protected and signed

Is public protection in place as per the MCF
Practice Facility Requirements

Is the track condition suitable for the activity

Are all areas prohibited to the public suitable signed

Is paddock suitable for the amount of competitors
Are emergency lanes clearly defined

Is the no riding in the paddock policy clearly signed
Officials

Are all officials signed on and identified

Are there an adequate number of officials

Are marshals briefed on their duties

Are the Marshals suitably protected from collision
by & participant

Are all riders licenced by the MCF
Are all classes and groups set out as per the MCF
Practice Facility Requirements

Are all participants wearing suitable clothing
Emergency Requirements

First aid kits in position and stocked
Emergency documentation available
Emergency Services informed of activity

Additional Intormation and Notes
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PLANNING COMMITTEE —1 MARCH 2016 AGENDA ITEM NO. 9

Application No: 15/02132/FUL

Proposal: Change of use of existing premises to display and sale of motorhomes
(retrospective)

Location: Marehill Service Centre, Lowdham Road, Gunthorpe
Applicant: Affordable Motorhomes Ltd
Registered: 02/12/2015 Target Date: 27/01/2016

Extension of Time Agreed

This application is presented to the Planning Committee for determination at the request of Clir
Jackson in support of the views of the Parish Council.

Update

Members will remember that this application was deferred from last month’s planning
committee meeting so that further clarification could be provided regarding 1) the extent of
mechanical operations that are undertaken on the site and 2) clarification regarding the use of
the land to the north of the site.

Mechanical Operations

The agent has confirmed via email that as per the submitted planning statement the only repair
based works that are undertaken on the site are in relation to the habitation parts of the
motorhomes and no mechanical servicing or repair works are undertaken. It has also been
confirmed that Cam Belt repairs as advertised on the roadside sign are undertaken by a 3" party
garage located elsewhere. Given the history of the site as a service station it is not considered
necessary by officers to attach a condition to any forthcoming permission to restrict mechanical
operations on the site.

Land Use

With regards the use of the land to the north of the site; this land falls beyond the red line
boundary for this site as detailed on the submitted location plan. Colleagues in enforcement
have visited the site to establish the use of the land. The land appears to be being used for the
storage of vehicles and spare parts. The applicant (Affordable Motorhomes) has confirmed that
they are not using this land but that the items are being stored by the land owner. Colleagues in
enforcement have opened a file and are now pursuing the matter.

It is considered that the concerns raised by members have now been sufficiently addressed and
as such it is not considered that there are any further material considerations that would
warrant refusal of the application.

The remainder of the report is replicated from the report presented to Members at the February
Planning Committee.
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The Site

The site is located on Lowdham Road, beyond the built-up area of Gunthorpe. The site is situated
within a ribbon of mixed development which is washed over by the Nottingham Derby Green Belt.

The area immediately around the site is typified by similar business uses with the land to the south
occupied by motorhome retail, the land on the opposite side of the road appears to be
predominantly used for car sales and repair. Further to the south is Lowdhams; a large motor
home sales site. Further to the north of the site predominantly open fields occupy the western
side of the road and residential properties on the eastern side. The nearest residential properties
are Prospect Villas, situated approx. 45metres to the north-east of the site.

It is understood that the current use has been ongoing since December 2014, with the site
previously being used for auto vehicle servicing. The access to the site is set back from the
roadside and gated. A low dwarf hedge marks the boundary of the site from the roadside grass
verge. The access to the site is tarmac with the land beyond that composed of compacted gravel.
There is a steel portal building situated on the site and a fenced compound to the rear. Parking is
available to the front of the building.

The site is also situated within Flood Zones 2 & 3 in accordance with the Environment Agency
Flood Zone mapping.

Relevant Planning History

13/01812/FUL - Erection of Single Storey Extension to Existing Garage Workshop (Resubmission of
13/01325/FUL). Approved February 2014

12/00994/FUL - Erection of new building for office, storage and vehicle valeting (re-submission) —
Refused September 2012. The development, by way of its location within the Green Belt,
represented inappropriate development and would be harmful to the openness of the Green Belt.

12/00037/FUL — Extension of existing commercial curtilage and erection of single storey building
for office and vehicle storage — Refused April 2012. The development, by way of its location within
the Green Belt, represented inappropriate development and would be harmful to the openness of
the Green Belt.

The Proposal

Retrospective planning permission is sought for the change of use of the site from a vehicle service
centre, which included repairs, servicing and MOT'’s to the display and sale of motorhomes. As set
out in the submitted Planning Statement there are no servicing, MOT’s or mechanical repairs to be
carried out on the site within the motorhome use. The only repairs that are carried out on site are
to the habitation parts of the vehicles. It currently employs 3 local people on a full site basis. Eight
motorhomes are to be displayed at the front of the site with customer and staff parking to the
rear. The showroom accommodates 7/8 motorhomes. The Planning Statement also confirms that
no motorhomes would be delivered to site on large transportable lorries, but would be driven
independently to the site.

A Flood Risk Assessment and Planning Statement have been submitted in support of the
application.
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Departure/Public Advertisement Procedure

Occupiers of 6 neighbouring properties have been individually notified by letter.

Planning Policy Framework

The Development Plan

Newark and Sherwood District Council Core Strategy DPD (adopted March 2011)
Spatial Policy 1: Settlement Hierarchy

Spatial Policy 3: Rural Areas

Spatial Policy 4B: Green Belt Development

Spatial Policy 7: Sustainable Transport

Core Policy 6: Shaping our Employment Profile

Core Policy 9: Sustainable Design

Core Policy 10: Climate Change

Newark and Sherwood District Council Development Management DPD (adopted July 2013)
Policy DM5: Design
Policy DM8: Development in the Open Countryside

Other Material Planning Considerations

National Planning Policy Framework (NPPF) 2012
National Planning Practice Guidance (NPPG) 2014
Chief Planner Planning Policy Statement published 31°* August 2015

Consultations
Gunthorpe Parish Council — Object

Any planning proposal within this area contravenes flood planning being sited within a designated
flood corridor, an area that cannot be blocked (contravention of PPS25 REF 1.5)

Any building within this area also contravenes PPS25 ref 1.4 in that The EA must manage flood risk
to existing properties. By allowing planning the EA would be putting existing property at greater
risk. Any building in this area would also contravene PPS25 ref 1.7 by increasing flood risk to
others. Also contravention of PPS 25 ref 1.6 increasing flooding elsewhere.

Also contravention of PPS25 ref 5.15 etc whereby any development would compromise the flood
plain both storing and assisting flood water flows within the KNOWN and designated flood plain.
Also contravention of PPS 25ref 4.23 ,local surface water management plan, whereby the flood
corridor will be locked and flows compromised creating greater risk to existing properties. This
area is green belt the area is now saturated with car van motor home sales outlets creating
nuisance to car users who slow to look at vehicles. The verges along this road side are used for the
sale of vehicles creating obstruction and distraction to motorist vision. At roadway peak usage
times, vehicle using sales outlets are unable to exit. GPC have requested ClIr Jackson to call in this
application.

NCC Highways — No objection
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This is a retrospective application for the display and sale of motorhomes which has been
operating since December 2014. The previous use of the site was vehicle repair and restoration
business.

There are 3 full time staff on site, and the 3 staff parking bays at the rear of the site are located in
an area previously allocated for an extension to the garage workshop, approved under a previous
planning application, ref. 13/01812/FUL. From the information submitted, it is assumed the
workshop was required under the previous use and will now not be implemented. It would be
beneficial if this could be clarified by the applicant. Should this be the case, the Highway Authority
would raise no objection to this application.

Trent Valley Internal Drainage Board — No objection

The site is within close proximity to Cocker Beck drain which is a board maintained open
watercourse and to which byelaws and the Land Drainage Act 1991 applies. The board’s consent is
required to erect any building or structure whether temporary or permanent, or plant any tree,
shrub, willow or other similar growth within 9 metres of the top edge of any Board maintained
watercourse/the edge of any board maintained culvert. Surface water run-off rates to receiving
watercourses must not be increased as a result of the development.

NSDC Environmental Health Officer - | have no comments to make.
NSDC Access Officer — Observations.
Neighbours/Interested Parties — no letters of representation have been received.

Comments of the Business Manager

Appropriateness of Development and Impact on the Openness of the Green Belt

The National Planning Policy Framework (NPPF) advises that the fundamental aim of Green Belt
policy is to prevent urban sprawl by keeping land permanently open and that the essential
characteristics of Green Belts are their openness and their permanence. Paragraph 87 confirms
that inappropriate development is, by definition, harmful to the Green Belt and should not be
approved except in very special circumstances. Paragraph 90 sets out that certain other forms of
development are also not inappropriate in Green Belt provided they preserve the openness of the
Green Belt and do not conflict with the purposes of including land in Green Belt. Of particular
relevance to this application is ‘the re-use of buildings provided that the buildings are of
permanent and substantial construction.” It is understood that the site has been in use for
motorhome sales for the past year. The change of use involves re-using the building and facilities
on the site previously occupied by the servicing centre and there is nothing to suggest that they
are not of permanent and substantial construction.

The NPPF supports sustainable economic growth. Paragraph 28 states that planning policies
should support economic growth in rural areas in order to create jobs and prosperity by taking a
positive approach to sustainable new development, through amongst other things the conversion
of existing buildings.

The use of the site for motorhome sales has resulted in the reuse of the existing building
contained on the site and no new built form is proposed.
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As such it is not considered that the proposed change of use would result in any further loss to the
openness of the Green Belt and the proposal is considered to accord with the NPPF.

Impact on Highway Safety

The site is served by an existing access from the A6097 which is wide enough to allow 2 vehicles to
pass. The Highway Authority has raised no objection to the proposed change of use but requested
a letter of comfort from the applicant that there was no intention to build out the existing extant
permission for an extension approved under reference 13/01812/FUL as this area is proposed to
be used for staff parking. The agent has confirmed that this permission would not be implemented
and this area would be used for staff parking. The Highway Authority has also confirmed that it
does not require the extant permission to be removed through a S106 agreement to make the
scheme acceptable in highway terms, as even if the extension is built, there is sufficient space
elsewhere on site to provide staff parking. As such it is not considered that the proposal would
result in any detriment to highway safety and the proposal would accord with Spatial Policy 7 of
the Core Strategy.

Impact on Flood Risk

The applicant has submitted a Flood Risk Assessment in support of the application. The comments
from Gunthorpe PC in relation to the proposed change of use are noted. With reference to these
comments; if the site in question was currently open land, it may be that the use of the site for
motorhome sales may not be considered an appropriate use and may result in increased flood risk
through the creation of new hard standing. However, the change of use of the site from vehicle
servicing to motorhome sales would result in no change to the area occupied by existing built form
situated on neither the site nor the existing hard standing.

The change of use would result in no discernible change to the flood profile of the site and as such
the proposal is not considered to detrimentally impact upon flooding concerns on the site nor the
wider area.

The comments from the drainage board are noted and an advisory will be added to any
forthcoming decision.

Impact on the Visual Appearance and Character of the Area

The change of use would re-use the existing facilities and hard standing on the site, for which an
authorised permission exists for a vehicle-associated use. The predominantly commercial
character of the area is recognised with a number of vehicle-associated uses already in the vicinity.
For example, a garage and vehicle repair business opposite the application site, an existing
motorhome sales site immediately to the south of the application site and beyond that further to
the south is the large Lowdhams motorhome site. Whilst it is acknowledged that the new use is
likely to have a greater reliance on displaying vehicles close to the frontage of the site (measuring
approx. 24 m in width), it is likely that the site in its previous use is also likely to have been
dominated by parked vehicles. As such there is not considered to be such a material change to the
impact of the motorhome use on the visual amenities of the area to raise significant concerns. It is
acknowledged that the use and character of the area around the application site is already
characterised by similar types of uses. However, the extent of the site frontage itself is relatively
limited (approx. 24m in width) and as such it is not considered that the proposed motorhome use
when viewed within the existing character of the area would result in such a detrimentally worse
cumulative visual impact to the area to warrant refusal of planning permission in this instance.
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Impact on Amenity

Policy DM5 of the DPD states that development proposals should ensure no unacceptable
reduction in residential amenity. The nearest residential properties are Prospect Villas, situated
approx. 45metres to the north-east of the site. The previous vehicle servicing use is likely to have
resulted in noise being generated from that use. The display of motorhomes for sale is therefore
likely to result in a general decrease in noise from the site, although it is acknowledged that there
may be some noise produced from the internal refurbishment of the vans, it is likely to be less
intense than the previous use. The Environmental Health officer has no comments to make in
relation to noise, despite the fact that the use has already been in operation for some time. It is
therefore concluded that the proposed change of use would not have any further detrimental
impact upon the amenity of neighbouring properties, compared to the previous authorised use.

Conclusion

This proposal seeks retrospective permission for this existing use. Reference is therefore made to
the Chief Planner Planning Policy Statement published on 31°" August 2015 relating to Green Belt
protection and intentional unauthorised development which makes unauthorised development
within the Green Belt a material planning consideration. The LPA needs to be mindful of the policy
statement in determining this application.

Whilst it is noted that the site is located within the Nottingham Derby Green Belt and on land
situated within Flood Zones 2 & 3 the proposal is considered to be acceptable. The change of use
would not result in any greater built form than that currently in situ; it would not alter the flood
profile of the site nor detrimentally impact upon highway safety. The impact of the use on the
visual and residential amenities have been carefully assessed and found to be acceptable. There
are not considered to be any further material considerations which would warrant refusal of the
application. In accordance with the Planning policy Statement referred to above, the retrospective
nature of this application has been taken into account however, is not considered to outweigh the
acceptability of the scheme in all other respects. Given the existing commercial character of the
area and the fact that the use has been operating for some considerable time without complaint, |
do not consider it necessary to impose any restrictive operating conditions on the use.

Recommendation

The full planning permission is approved, subject to the following conditions:

01
The development hereby permitted shall not be carried out except in complete accordance with
the following approved plan reference:

° Proposed site plan drwg no 2098/1 received 30/11/15
° Site Location Plan received 1/12/15

unless otherwise agreed in writing by the local planning authority through the approval of a non-
material amendment to the permission.

Reason: So as to define this permission
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Note to Applicant

01

The comments received from Trent Valley Internal Drainage Board dated 17" December should be
noted.

02

The application as submitted is acceptable. In granting permission the District Planning Authority is
implicitly working positively and proactively with the applicant.

BACKGROUND PAPERS
Application case file.

For further information, please contact James Mountain on ext 5841.

All submission documents relating to this planning application can be found on the following
website www.newark-sherwooddc.gov.uk.

Kirsty Cole
Deputy Chief Executive
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Committee Plan - 15/02132/FUL
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Brookland Farm
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PLANNING COMMITTEE —1 MARCH 2016 AGENDA ITEM NO. 10

Application No: 15/00440/RMAM

Proposal: Application for Reserved Matters (relating to planning application no
14/01978/0UTM) approval for access comprising Bowbridge Lane north of the
southern link road including the junction with Bowbridge Road, Bowbridge
Lane and Hawton Lane.

Location Land South Of Newark Bowbridge Lane Balderton Nottinghamshire
Applicant: Catesby Estates (Residential) Ltd
Registered: 14.04.2015 Target Date: 14.07.2015

Agreed extension of time: Agreed in principle

The Site

The application site relates to land comprising Bowbridge Lane north of the southern link road
including the junction with Bowbridge Road, Bowbridge Lane and Hawton Lane. The Southern
Link Road (SLR) itself has full planning permission under planning application reference
14/01978/0OUTM and the proposals relate to land comprising the roundabout junction on the SLR
with Bowbridge Lane and the proposed link roads north and south of the SLR linking in to this
roundabout.

Relevant Planning History

10/01586/0UTM Outline planning permission was granted in November 2011 for means of
access (in part) for development comprising demolition of existing
buildings and the construction of up to 3,150 dwellings (Class 3); two local
centres including retail and commercial premises (Classes Al to A5), a 60
bed care home (Class 2), 2 primary schools, day nurseries/creches, multi
use community buildings including a medical centre (Class D1); a mixed
use commercial estate of up to 50 hectares comprising employment uses
(Class B1, B2 and B8) and a creche (Class D1); provision of associated
vehicular and cycle parking; creation of ecological habitat areas; creation
of general amenity areas, open space and sports pitches; creation of
landscaped areas; new accesses for vehicles, pedestrians and cyclists
(including the Southern Link Road); sustainable drainage measures,
including storage ponds for surface water attenuation; associated
engineering operations (including flood compensation measures);
provision of utilities infrastructure; and all enabling and ancillary works.

10/01621/FULM Planning permission was granted for a new roundabout on the dualled
A46 Farndon Bypass to provide a link with the Southern Link Road (SLR).

14/01978/0UTM Planning permission was granted on 22" January 2015 to vary conditions
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of Outline planning permission 10/01586/0UTM with means of access (in
part) for development comprising demolition of existing buildings and the
construction of up to 3,150 dwellings (Class 3); two local centres including
retail and commercial premises (Classes Al to A5), a 60 bed care home
(Class 2), 2 primary schools, day nurseries/créches, multi use community
buildings including a medical centre (Class D1); a mixed use commercial
estate of up to 50 hectares comprising employment uses (Class B1, B2
and B8) and a créche (Class D1); provision of associated vehicular and
cycle parking; creation of ecological habitat areas; creation of general
amenity areas, open space and sports pitches; creation of landscaped
areas; new accesses for vehicles, pedestrians and cyclists (including the
Southern Link Road); sustainable drainage measures, including storage
ponds for surface water attenuation; associated engineering operations
(including flood compensation measures); provision of utilities
infrastructure; and all enabling and ancillary works.

14/02039/0UTM Outline Planning Permission was granted on 4" February 2015 for the
development of additional Class B2 and/or Class B8 use floorspace of up
to 43,401 sgm, creation of landscaped areas, new access points,
associated engineering operations and all enabling and ancillary works.

15/00082/FUL Planning permission was granted on 2" October 2015 for a bridge over
structure for cyclists, pedestrian and equestrian traffic using the Sustrans
Route crossing the proposed Southern Link Road at Land South of
Newark.

15/00913/RMAM Reserved Matters comprising landscape details for the SLR Phase 1 works
— This application is yet to be determined.

15/02093/FUL Revised plans for the proposed bridge over structure for cyclists,
pedestrian and equestrian traffic using the Sustrans Route crossing the
proposed Southern Link Road at Land South of Newark were approved on
18" January 2016.

Whilst there are planning permissions relating to various other parcels of land within the wider
site for Land South of Newark, none of these are relevant to this current application.

The Proposal

Reserved matters approval is sought for the details of access comprising Bowbridge Lane north of
the southern link road including the junction with Bowbridge Road, Bowbridge Lane and Hawton
Lane. The accompanying information submitted as part of this application states that the
proposals are consistent with the Section 278 and Section 38 detailed highway drawings and the
Vehicle Movement Parameter Plan (Drawing no.3013 rev Q) approved under planning application
no.14/01978/0OUTM.

Plans have been submitted showing an overview of the area under consideration with the
proposals split into Areas 01, 02 and 03. Revised general arrangement plans submitted for each
area have been submitted during the course of this application following discussions between the
applicant, the Highway Authority and neighbouring residents at Bowbridge Road. The latest plans
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submitted following technical approval from Nottinghamshire County Council as part of the
Section 38/278 process can be described as follows:

Area 01

Provides the detailed design for the proposed highway on Bowbridge Road, just south of the
junction with Grange Road, and incorporates the junction with Hawton Lane which is proposed to
be a signalized junction. The highway than extends south on to Bowbridge Lane. Bowbridge Lane
would incorporate the ‘Central Street’ crossroads within the development scheme approved
under planning ref.14/01978/0OUTM and this crossroads would be a signalized junction.

The signalized junction at Hawton Lane sits adjacent to the private access serving nos.252 — 256
Bowbridge Road. This private access is shown to be maintained during works but thenclosed with
an alternative means of access to be provided to these properties via Grange Road. The detail of
the alternative residential access to these properties is provided on a separate plan and is
summarized below.

Area 02

Provides the detailed design of the new section of Bowbridge Lane extending south to the
approach to the Southern Link Road roundabout and includes two junctions, one of which extends
east and another extending west into the wider development site.

Area 03

Provides the detailed design for the approach to the Southern Link Road roundabout and
Bowbridge Lane south of the roundabout. The road to the south of the roundabout follows a
similar alignment to that shown on the parameters plans approved under planning application
no.14/01978/0OUTM and is angled away from the front elevations of Lowfield Cottages with a
bellmouth junction serving the access to these properties.

New means of access serving nos. 252, 254 and 256 Bowbridge Road

A new residential vehicular access is proposed from Grange Road serving these properties. The
access would measure approximately 81 metres in length and would have a width of 5.5m. The
current plans propose palisade fencing to tie in with existing boundary fencing and private solar
powered gates are proposed. Solar bollards are also proposed along the length of the drive. The
existing public right of way which sits along the line of the proposed access drive would be
diverted to the south of the proposed palisade fencing. The existing private driveway/car
park/garage area is also shown to be resurfaced as per the new driveway surface treatment with
drainage, although this area sits outside the application site and is a private matter between the
applicant and the landowners.

At the time of writing the applicants have confirmed that following further discussions with the
affected residents the following has been agreed and a revised plan reflecting these changes is to
be provided in due course:

e The new residential access from Grange Road is no longer be transferred to the affected

residents but to remain in the developer’s ownership and maintenance;
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e Gates are to be positioned at the end of the new access drive adjoining the residents
parking area rather than at the boundary of the new access with Grange Road;

e The gates will be manual swing gates rather than the previously proposed automatic gates
with the centre point of the gates to be positioned opposite the middle of the two garages
being served by the access;

e The existing driveway/parking area serving the affected residential properties is to be re-
surfaced and extended further to the boundary with Bowbridge Lane to provide an
additional tarmac area for parking;

e Akerbis to be provided between the existing drive and footpath on Bowbridge Lane;

e The existing driveway/parking area is to be secured with a 2m high palisade fence and the
proposed gate;

e Because the existing driveway/parking area is to be made secure by the above palisade
fence there is no longer a requirement to fence the full length of the proposed drive.
Alternative options for boundary treatment to the proposed access off Grange Road are
being considered for example a timber knee rail instead for delineation;

¢ Solar illuminated bollards are still proposed along the new access drive from Grange Road;

e Adrainage solution to the proposed drive will also be provided;

¢ Signage on Grange Road to indicate ‘Private Drive — No Through Road’

Relevant Planning Policies

National Planning Policy

National Planning Policy Framework (2012)
Planning Policy Guidance (on-line resource)

Newark and Sherwood Core Strategy DPD (adopted March 2011)
Policies relevant to this application:

e Spatial Policy 1 - Settlement Hierarchy

e Spatial Policy 2 - Spatial Distribution of Growth
e Spatial Policy 5 — Delivering Strategic Sites

e Spatial Policy 6 - Infrastructure for Growth

e Spatial Policy 7 — Sustainable Transport

e Core Policy 6 — Shaping our Employment Profile
e Core Policy 9 — Sustainable Design

e Core Policy 10 — Climate Change

e Core Policy 12 — Biodiversity and Green Infrastructure
e Core Policy 13 — Landscape Character

e Core Policy 14 — Historic Environment

e Area Policy NAP 1 — Newark Urban Area

e Area Policy NAP 2A — Land South of Newark

e Area Policy NAP 4 — Newark Southern Link Road

Newark and Sherwood Allocations and Development Management DPD

Policies relevant to this application:
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e Policy DM1 — Development within Settlements Central to Delivering the Spatial
Strategy

e Policy DM3 — Developer Contributions

e Policy DM4 — Renewable and Low Carbon Energy Generation

e Policy DM5 — Design

e Policy DM7 —Biodiversity and Green Infrastructure

e Policy DM9 — Protecting and Enhancing the Historic Environment

e Policy DM12 — Presumption in Favour of Sustainable Development

Other Material Planning Considerations

e Newark and Sherwood Affordable Housing SPD (June 2013)
e Newark and Sherwood Developer Contributions SPD (December 2013)

Publicity

118 Neighbours Notified by Letter
Site Notice posted 16.04.2015
Press Notice published 17.04.2015

Representations

4 no. written representations have been received from neighbours or interested parties raising the
following concerns:

e Concern the proposals will bring more traffic on to Bowbridge Road

e Impact on residential amenity

e Existing roads and pavements are not kept clean

e Speed of traffic

e Rubbish dumped on Bowbridge Road

e Properties on Bowbridge Road being affected are for the elderly. The new private access
proposed for these properties is excessive in length and they should not be expected to
maintain this in years to come. This will have a physical and financial impact on residents.
No provisions have been made for the future.

e The proposed drive runs parallel to a narrow strip of private land which is overgrown. In
time this will impede the new private driveway.

e No provision is made on the new private residential access at Bowbridge Road to stop dog
walkers/public who walk over the private strip of land on Grange Road to get to the
existing bridleway. The public would still have access to the private strip of land and will
get on the new private driveway. Concern the new driveway will become an area used for
dog fouling, off road motorbikes and 4 x 4 trucks out of view of the properties concerned.

e Concern there will be no lighting to the proposed private access driveway.

e The junction Hawton Lane/ Bowbridge Road controlled by traffic lights will be 3 metres
closer to 252, 254 and 256 Bowbridge Road causing noise pollution and affecting house
values. Drawing no.6704-01-100 should make this distance clear.

e The proposed plans affect dustbin collection, post, fire, police, ambulance and delivery
drivers as well as normal visitors to 252, 254 and 256 Bowbridge Road.

e |If the junction at Hawton Lane/ Bowbridge Road was planned 3 metres to the east there
would be no need for the proposed gated and excessive rear access to these properties.
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2no. letters to the local ward member (one of which was a copy of a letter sent to the local MP)
have also been passed on to the case officer. These letters refer to the issues summarised above
and also raise the following:

e The resident concerned considers the application should go before the Planning
Committee.

e It is not true that the new driveway will not require maintenance for 10 — 20 years and
residents are elderly and do not want this responsibility.

e The developers should build less houses and find a better solution for access to the
properties concerned on Bowbridge Road.

e Residents have nothing in writing that the proposed new access, fencing and gates will be
provided.

e Big business is being allowed to walk all over residents.

Consultations

Newark Town Council — No objection

Balderton Parish Council — Support the proposal. There is an acknowledged “dip” in the road on
Hawton Lane that regularly floods. If it is at all possible it would be of great community benefit if
this could be filled in/levelled by the contractors when the work to that area is undertaken.
Hawton Parish Council — No comments received.

Fernwood Parish Council — No objections.

Coddington Parish Council — No comments received.

East Stoke Parish Council — No comments received.

Farndon Parish Council — No comments received.

Trent Valley Internal Drainage Board — No objection. The proposals will affect some Board
maintenance watercourses of which the applicants are aware.

Environmental Health — Provided these details are as initially represented in the outline
application, no comments to make.

Environmental Services (Contaminated Land) — No observations in relation to this application.
Refer to their comments in relation to 14/01978/OUTM dated 15/04/2015 in relation to
contaminated land and the residential portion of the development site. These comments were as
follows:

‘With reference to the above application, | have now had the opportunity to review the Ground
Investigation Report carried out by WSP dated 11/03/2015 (project number: 70010693).

This document provides a summary of the previous investigations carried out at this site and

concludes that as a result of this work, planning condition 38 has been complied with for phase
one of the development.
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| generally concur with these findings and am therefore in a position to be able to recommend
discharge of planning condition 38 for the first phase of the development. | do however note the
recommendations discussed within the 10.4 Redevelopment Considerations section of the report
which | would expect to be complied with and to be consulted on as the development progresses.
These are:

. Ground gas risk assessment should be agreed with the Local Authority and NHBC;

. If importation of soil is proposed as part of the construction works the chemical quality of
the material should be certified;

J The local water provider should be consulted to assess whether localised upgraded pipes
would be required across the residential area; and,

. If, during redevelopment, previously unidentified contamination is found the Local

Authority should be informed and further risk assessment undertaken.’

Notts County Council (Highways) — ‘The submitted drawings have gone through a process of
checking, amendment and technical design approval.

Approved drawings are:
6704-01-100-N
6704-02-100-N
6704-03-100-M
6704-15-100-B
6704-15-101-B

In order to see implementation of these road schemes phased to suit traffic conditions as they
arise during the site development, the following conditions are recommended:

With reference to drawing 6704-01-100-N a Highway Authority approved traffic signal controlled
junction at Bowbridge Road/ Hawton Lane shall be provided and made operational prior to the
occupation of the 50th dwelling.

Reason: In the interests of highway safety and capacity

With reference to drawing 6704-01-100-N, the crossroads at the Bowbridge Lane/ (new) ‘Central
Street’ junction shall become signalised and operational to the satisfaction of the Highway
Authority prior to the occupation of the 200th dwelling on either or both side road legs of this
junction

Reason: In the interests of highway safety and capacity

With reference to drawings 6704-02-100-N and 6704-03-100-M, opening of new sections of
Bowbridge Lane to public traffic shall only occur once redundant sections of Bowbridge Lane have
been closed to traffic in accordance with details agreed in writing with the LPA/Highway Authority.
Reason: In the interests of highway safety.

With reference to drawing 6704-01-100-N, the existing private vehicular access associated with

252, 254 & 256 Bowridge Road shall only be closed off to Bowbridge Road once alternative access
from Grange Road has been made fully available in accordance with the approved drawings.
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Reason: In the interests of highway safety.

With reference to drawing 6704-01-100-N a Highway Authority approved traffic signal controlled
junction at Bowbridge Road/ Hawton Lane shall only become operational once the existing private
vehicular access associated with 252, 254 & 256 Bowbridge Road has been closed off to
Bowbridge Road in accordance with the approved drawings.

Reason: In the interests of highway safety.

Notes to Applicant:

In order to carry out the off-site works required you will be undertaking work in the public
highway which is land subject to the provisions of the Highways Act 1980 (as amended) and
therefore land over which you have no control. In order to undertake the works you will need to
enter into an agreement under Section 278 of the Act. Please contact Dave Albans on telephone
number 01623 520735.”

Severn Trent Water — No comments received.
The Environment Agency — No comments received.
Notts County Council (Flood Team) — No comments received.

Nottinghamshire Wildlife Trust — The case officer has advised the Trust that any phase of
development would need to address the ecology conditions on the outline planning permission
14/1978/0OUTM and that the separate application for landscaping to the Southern Link Road
(Application ref.15/02039/RMAM) provides an opportunity to address any such conditions with
ecological mitigation confirmed within the ecology reports being produced as part of that
application. Nottinghamshire Wildlife Trust have confirmed that this seems reasonable and if it is
possible to consider this area now as part of the SLR landscaping, that would help to ensure that
there are no surprises when work is due to commence.

Access and Equalities Officer — As part of the developer’s overall considerations, it is
recommended that careful consideration be given easy access and manoeuver for all around the
proposal with particular reference to disabled people.

Pedestrian footways should be carefully designed so as to be firm, smooth, non-slip and surfaced
so that people are able to travel along them easily and ensure freedom of movement for all with
carefully designed crossings.

It is further advised that the developer be mindful of the provisions of the Equality Act.

Comments of the Business Manager Development

Principle of development

The National Planning Policy Framework promotes the principle of a presumption in favour of
sustainable development and recognises that it is a duty under the Planning Acts for planning
applications to be determined in accordance with the development plan. Where proposals accord
with the Development Plan they will be approved without delay unless material considerations
indicate otherwise. The NPPF also refers to the presumption in favour of sustainable development
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being at the heart of the NPPF and sees sustainable development as a golden thread running
through both plan making and decision taking. This is confirmed at the development plan level
under Policy DM12 of the Allocations and Development Management DPD.

Newark Area Policy NAP 1 of the Core Strategy refers to promoting Newark Urban Area as the
main focus for residential, commercial and leisure activity within the District. Newark Area Policy
NAP 2A is specific to Land South of Newark and identifies the wider area to which this application
relates as being a strategic site for housing, employment land uses, two local centres and
associated green, transport and other infrastructure. The general requirements of this policy
include proviso of transportation measures which:

‘i. maximize opportunities for sustainable travel and increasing non car use;
ii. achieve suitable access to local facilities;
iii. minimize the impact of the development on the existing transport network;

These will include:

iv. high quality passenger transport links to Newark town centre;
v. safe, convenient pedestrian and cycle routes within and adjoining the development’

The policy also refers to the provision of necessary infrastructure phased in relation to the
progression of the development in accordance with the Infrastructure Delivery Plan, for
‘provision of new and improved highway infrastructure’.

The parameters plans approved under the outline planning permission 14/01978/0OUTM included
the integration of Bowbridge Lane north of the southern link road including the junction with
Bowbridge Road, Bowbridge Lane and Hawton Lane. The principle of the proposed road network
and its relationship with existing infrastructure and the Southern Link Road was therefore
established through the granting of outline planning permission for the wider development. The
approved parameters plans indicatively showed the proposed road layout. The main issues
therefore in the determination of this application are whether the design details meet the
relevant criteria of NAP 2 and the other relevant policies set out in this report being particularly
mindful of the following:

e The highway implications of the proposals

e Whether the proposals would result in a design solution which would have an acceptable
impact on the character and appearance of the area

e Whether the proposals have an acceptable relationship with neighbouring amenity

e Any other material planning considerations including impact on ecology, drainage and
flood risk as well as implementation of the proposals and the relationship with the outline
planning permission.

Impact on the Highway

Spatial Policy 7 of the Core Strategy states that the Council will encourage and support
development proposals which promote an improved and integrated transport network and an
emphasis on non-car modes as a means of access to services and facilities. In particular the
Council will work with the County Council and other agencies to reduce the impact of roads and
traffic movement, to support the development of opportunities for the use of public transport,
increase rural accessibility and to enhance the pedestrian environment. Development proposals
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should minimise the need for travel, provide safe, convenient and attractive accesses for all, be
appropriate for the highway network in terms of the volume and nature of traffic generated, avoid
highway improvements which harm the environment and character of the area, provide
appropriate and effective parking provision, both on and off site, and vehicular servicing
arrangements and ensure that the traffic generated does not create new, or exacerbate existing
on street parking problems, nor materially increase other traffic problems.

Policy DM5 states that provision should be made for safe and inclusive access to new
development. Where practicable, this should make use of Green Infrastructure and as many
alternative modes of transport as possible.

In commenting on the Outline application for the site which was accompanied by a Transport
Assessment and appropriate traffic modelling for the level of development proposed, the Highway
Authority were comfortable with the range of scenarios considered for a development of up to
2,650 dwellings and that the road network would have sufficient capacity for this level of
development. A condition was attached to the outline permission requiring a further Transport
Assessment for any development beyond this number of dwellings. At the time advanced design
work had taken place to provide an ‘approval in principle’ to the technical details of Phase 1 of the
Southern Link Road and the realignment/improved Bowbridge Lane link through to its junction
with Hawton Lane and this identified the need for signalised junctions at the Bowbridge
Road/Hawton Lane and Bowbridge Lane/(new) ‘Central Street’ junctions. The Highway Authority
considered at the time that any reserved matters approval would need to include a condition with
trigger points for these junctions to be in place at relevant times of the development.

The Highway Authority has given technical approval to the submitted plans and have raised no
objections to the proposals subject to a series of conditions including trigger points for the
proposals to be provided.

| note that a relatively small section of the proposed highway works sit outside the application site
boundary. The applicant has confirmed that these works are located on land owned by the
Highway Authority and will comprise part of the Section 278 Agreement. The applicant has
forwarded a letter from the County Council confirming the approval of the Section 38/278 detailed
documents which includes the approved highway works at the junction of Bowbridge Road,
Bowbridge Lane and Hawton Lane.

| note the concerns raised in written representations from local residents relating to increased
traffic, and the speed of traffic. As set out above, the principle of the wider development at Land
South of Newark has been established through the granting of outline planning permission. The
Highway Authority were comfortable with the proposed road network and this would be suitable
to accommodate the traffic generated by the development. Traffic exceeding speed limits in a
residential area would be a Police matter.

With regards to the cleanliness of local roads, this is not a matter which is material to the
consideration of this planning application and would be a matter for the Highway Authority to
address.

| note the comment made with regards to access to nos.252, 254 and 256 Bowbridge Road for
dustbin collection, post, fire, police, ambulance and delivery drivers as well as normal visitors
being hampered by the new road arrangement. Pedestrian access to these properties would still
be available and the Highway Authority have not raised any concerns with regards to access for
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the various services referred to. With regards to assurances that the proposed new access with
gates and fencing will be provided, any planning permission can be conditioned to refer to the
approved plans and to provide a timescale for the proposed residential access to be provided.

Given the Highway Authority has worked closely with the applicant to ensure the proposals are
acceptable from a highway design and safety perspective and appropriate for the level of
development being served, | am satisfied that subject to the final comments of the Highway
Authority the proposals are likely to be compliant with the aims of Spatial Policy 7 and Policy DM5.

Impact on the character and appearance of the area

The NPPF states that the Government attaches great importance to the design of the built
environment and that good design is a key aspect of sustainable development. It is important to
plan positively for the achievement of high quality and inclusive design for all development
including individual buildings, public and private spaces and wider area development schemes. It
is proper to seek to promote or reinforce local distinctiveness.

Paragraph 61 of the NPPF states that although visual appearance and the architecture of individual
buildings are very important factors, securing high quality inclusive design goes beyond aesthetic
considerations and decisions should address the connections between people and places and the
integration of new development into the natural, built and historic environment.

Policy DM5 sets out the design criteria for assessing proposals for new development and requires
that provision should be made for safe and inclusive access to new development. Is states that
where practicable, this should make use of Green Infrastructure and as many alternative modes of
transport as possible. The policy also requires that the rich local distinctiveness of the District’s
landscape and character of built form should be reflected in the scale, form, mass layout, design,
materials and detailing of proposals for new development.

Through the development plan process and subsequent granting of outline planning permission
for strategic site development at Land South of Newark with permission for the SLR granted in full
and the approved parameter plans including details of vehicular movement, the context that the
design of this proposal should be considered is that of the detailed highway design within a
comprehensive development rather than a standalone proposal. The plans submitted as part of
this reserved matters application are largely influenced by the technical requirements of the local
Highway Authority. The layout of the proposed highway works follows that previously indicated
on the parameters plans approved under planning application no.14/01978/OUTM. The character
and appearance of the area comprising the application site will be radically changed through the
wider development at Land South of Newark and the integration of the proposed works into the
wider landscape will be aided through the separate soft landscape proposals being considered
under planning application no.15/00913/RMAM.

In this context | am satisfied that the design of the proposed highway and associated works to
provide the new residential access to properties on Bowbridge Road is appropriate in this location

and therefore complies with the aims of the NPPF and Policy DM5.

Impact on ecology

Policy DM7 relating to Biodiversity and Green Infrastructure sets out that new development
should protect, promote and enhance green infrastructure to deliver multi functional benefits and

176



contribute to the ecological network both as part of on site development proposals and through
off site provision. This is in line with the requirements of Core Policy 12 which seeks the continued
protection of the District’s ecological assets and seeks to secure development that maximises the
opportunities to conserve, enhance and restore biodiversity and increase provision of, and access
to, green infrastructure in the District.

The ecology conditions attached to the outline planning permission (ref.14/01978/0UTM) and
reserved matters requirements relating to landscaping provide an opportunity to ensure that the
development maximises opportunities to enhance and restore biodiversity. A reserved matters
application for landscaping adjacent to Phase 1 of the Southern Link Road and the adjoining roads
forming part of this application is currently under consideration. The applicants have been
working in consultation with Nottinghamshire Wildlife Trust on a Habitat Creation Plan and an
ecology survey and revised landscaping plans are anticipated as part of that application following
those discussions.

During the course of this application, the submitted plans have been altered to incorporate a new
access serving dwellings at nos. 252, 254 and 256 Bowbridge Road. The new access would
incorporate land currently occupied by a footpath and adjoining vegetation. This land was always
anticipated to be developed and as part of the wider permission for Land South of Newark and any
phase incorporating this land would need to address the ecology conditions on the outline
planning permission (14/01978/0OUTM). The applicant has confirmed that the ecology reports
being produced to inform the Southern Link Road landscaping works will also cover this area. On
this basis, | am satisfied that application no.15/00913/RMAM provides an opportunity to consider
the level of ecological mitigation required and for this to be secured within the wider scheme. A
condition could be attached to any permission requiring suitable ecological mitigation to be
incorporated in landscaping works in line with the conditions on outline planning permission
14/01978/0OUTM.

The principle of the roads being considered in this application was established at the outline
application stage. | note Nottinghamshire Wildlife Trust have confirmed that they consider
securing suitable ecological mitigation through the details and plans being considered under the
wider development scheme would be reasonable in this instance. On this basis | am satisfied that
the proposals accord with the aims of Core Policy 12 and Policy DM7.

Impact on Neighbours

Policy DM5 (Design) provides that the ‘layout of development within sites and separation
distances from neighbouring development should be sufficient to ensure that neither suffers from
an unacceptable reduction in amenity including overbearing impacts, loss of light and privacy’. In
addition a core planning principle of the NPPF is to ‘always seek to secure high quality design and
a good standard of amenity for all existing and future occupants of land and buildings’.

| am mindful of the comments received during consultation and the concerns relating to impact on
amenity. One concern relates to the distance of the new highway arrangements on Bowbridge
Road from the nearest dwellings. | am mindful that these properties have an established
relationship with this road, and whilst the realigned road would introduce a signalized junction
and bring the highway slightly closer to these properties, a minimum distance of 9.8m from the
road edge to front elevations would be maintained. | do not consider that the relationship with
properties would be so dissimilar to the existing situation that this would result in a significant
change in relationship and impact on amenity sufficient to warrant a refusal in this instance.
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Concerns have also been raised about the proposed new driveway access serving nos.252, 254 and
256 Bowbridge Road with regards to the potential for the general public to gain access to this
access and that the access would be out of sight of these residents. The proposals indicated the
access would have fencing tied in to existing boundary treatments and would be gated and | am
satisfied that these measures would provide the necessary security to ensure the access is only
used by the residents and visitors to these properties. In any case the applicant has now
confirmed that the new residential access plans are to be updated following further discussions
with the residents and the revised plans are anticipated to take the new residential access out of
the responsibility of existing residents with new fencing and gates provided at the boundary of the
new access with the residents existing driveway. Consequently the revised plans anticipated
should also overcome the concerns raised by residents relating to future maintenance and any
unauthorized access to their property.

Given the above considerations, | am satisfied the proposals would not unduly impact on
neighbouring amenity and that they therefore comply with Policy DM5.

Drainage and Flooding

Core Policy 10 requires proposals for new development to mitigate the impacts of climate change
through ensuring that new development proposals minimize their potential adverse
environmental impacts during their construction and eventual operation, including the need to
reduce the causes and impacts of climate change and flood risk. Policy DM5 states new
development will be steered away from areas at high risk of flooding and in accordance with Core
Policy 9 proposals should pro-actively manage surface water.

Construction of the proposed roads including appropriate drainage will need to be carried out by
the developer in line with the Highway Authority’s requirements. Conditions on the outline
planning permission ref.14/01978/0OUTM and the flood compensation areas indicated on the
parameter plans address flood risk and drainage on the wider site and the outline planning
application confirmed that the proposed development will involve strategic ground raising to
ensure that the built development is located within Flood Zone 1. The Environment Agency and
Lead Local Flood Authority have been consulted as part of this application but no comments have
been received.

Given the above | am satisfied that the proposals will not raise any significant drainage issues or
increased flood risk in accordance with Core Policy 10 and Policy DM5.

Other matters

Future maintenance of the private access drive serving nos.252, 254 and 256 Bowbridge Road is a
private matter. However, | am mindful that the new driveway is proposed to be constructed to
full road quality and is unlikely to need any significant maintenance for some considerable time.
In any case the developer has confirmed they now intend to take responsibility for future
maintenance of the residential access drive.

Any impact on property values is not a material consideration in the determination of planning
applications.

Any rubbish being dumped elsewhere on Bowbridge Road is unrelated to this application and
would be a separate matter to investigate.
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Conclusion

The principle of the road network and links in to the Southern Link Road was established as part of
the Section 73 application to amend the original outline planning consent for Land South of
Newark. The proposals seek to deliver a section of the road network established through the
parameter plans approved under the outline planning permission for the wider site.

| am satisfied that there are no material considerations that have been raised that would outweigh
the significant weight attaching to the aforementioned development plan policies and the delivery

of this element of the strategic site development.

RECOMMENDATION

Planning permission be granted subject to the following conditions:

01
The development hereby permitted shall not begin later than three years from the date of this
permission.

Reason:
To comply with the requirements of Section 51 of the Planning and Compulsory Purchase Act
2004.

02
The development hereby permitted shall not be carried except in complete accordance with the
following plans:

6704-01-100 Rev N — General Arrangement Area 01

6704-02-100 Rev N — General Arrangement Area 02

6704-03-100 Rev M — General Arrangement Area 03

6704-15-100 Rev B — General Arrangement Adoptable Highway Works Area 15 THIS PLAN IS TO BE
SUPERSEDED BY A PLAN PROVIDING THE DETAILS SET OUT IN THE COMMITTEE REPORT
6704-15-101 Rev B — General Arrangement Private Access Road Area 15 — THIS PLAN IS TO BE
SUPERSEDED BY A PLAN PROVIDING THE DETAILS SET OUT IN THE COMMITTEE REPORT

Reason:
So as to define this permission and for the avoidance of doubt following the submission of
amended plans.

03

The first reserved matters application relating to landscaping for Phase 1 of the Southern Link
Road shall include an ecological survey of the land to be developed as part of this application with
the findings used to inform the associated landscape proposals.

Reason: In accordance with the aims of the conditions relating to ecology attached to
Planning Application n0.14/01978/0OUTM in the interests of ensuring the development maximizes
opportunities to conserve, enhance and restore biodiversity in accordance with the aims of Core
Policy 12 and Policy DM7.
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04

To avoid negative impacts to nesting birds, any clearance works of vegetation on site should be
conducted between October to February inclusive, outside the bird breeding season. If works are
conducted within the breeding season, between March to September inclusive, a nesting bird
survey must be carried out by a qualified ecologist prior to clearance. Any located nests must then
be identified and left undisturbed until the young have left the nest.

Reason: In order to protect biodiversity on the site in accordance with the aims of Core Policy 12
of the Newark and Sherwood Core Strategy (2011).

05

The development hereby permitted shall be carried out under the terms agreed in the
Construction Environmental Management Plan (CEMP) and hours of work defined under
Conditions 25 and 26 of planning permission 14/01978/0OUTM.

Reason:

To protect the amenity of the occupants of nearby dwellings and to accord with the objectives of
the NPPF.

06

With reference to drawing 6704-01-100-N a Highway Authority approved traffic signal controlled
junction at Bowbridge Road/ Hawton Lane shall be provided and made operational prior to the
occupation of the 50th dwelling.

Reason: In the interests of highway safety and capacity.

07

With reference to drawing 6704-01-100-N, the crossroads at the Bowbridge Lane/ (new) ‘Central
Street’ junction shall become signalised and operational to the satisfaction of the Highway
Authority prior to the occupation of the 200th dwelling on either or both side road legs of this
junction.

Reason: In the interests of highway safety and capacity.

08

With reference to drawings 6704-02-100-N and 6704-03-100-M, opening of new sections of
Bowbridge Lane to public traffic shall only occur once redundant sections of Bowbridge Lane have
been closed to traffic in accordance with details agreed in writing with the LPA/Highway Authority.

Reason: In the interests of highway safety.

09

With reference to drawing 6704-01-100-N, the existing private vehicular access associated with
252, 254 & 256 Bowridge Road shall only be closed off to Bowbridge Road once alternative access

from Grange Road has been made fully available in accordance with the approved drawings.

Reason: In the interests of highway safety.
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10

With reference to drawing 6704-01-100-N a Highway Authority approved traffic signal controlled
junction at Bowbridge Road/ Hawton Lane shall only become operational once the existing private
vehicular access associated with 252, 254 & 256 Bowbridge Road has been closed off to
Bowbridge Road in accordance with the approved drawings.

Reason: In the interests of highway safety.

Note to Applicant

01

This application has been the subject of discussions during the application process to ensure that
the proposal is acceptable. The District Planning Authority has accordingly worked positively and
pro-actively, seeking solutions to problems arising in coming to its decision. This is fully in
accordance with Town and Country Planning (Development Management Procedure) Order 2010
(as amended).

02
Your attention is drawn to the comments of the Environmental Health Officer dated 15 April
2015.

03

The applicant is advised that all planning permissions granted on or after the 1st December 2011
may be subject to the Community Infrastructure Levy (CIL). Full details of CIL are available on the
Council's website at www.newark-sherwooddc.gov.uk/cil/

The proposed development has been assessed and it is the Council's view that CIL is not payable
on the development given that there is no net additional increase of floorspace as a result of the
development.

04

In order to carry out the off-site works required you will be undertaking work in the public
highway which is land subject to the provisions of the Highways Act 1980 (as amended) and
therefore land over which you have no control. In order to undertake the works you will need to
enter into an agreement under Section 278 of the Act. Please contact Dave Albans on telephone
number 01623 520735

BACKGROUND PAPERS
Application case file.

For further information, please contact Martin Russell on 01636 655837
All submission documents relating to this planning application can be found on the following
website www.newark-sherwooddc.gov.uk.

Kirsty Cole
Deputy Chief Executive
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Committee Plan - 15/00440/RMAM
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© Crown Copyright and database right 2015 Ordnance Survey. Licence 100022288. Scale: Not to scale

182



PLANNING COMMITTEE — 1 MARCH 2016 AGENDA ITEM NO. 11(a)

APPEALS A
APPEALS LODGED (received between 15" January 2016 and 15" February 2016

1.0 Members are advised that the appeal listed below has been received and will to be dealt with as stated. If Members wish to incorporate
any specific points within the Council’s evidence please forward these to Planning Services without delay.

Appeal reference Application No. | Address Proposal Procedure
APP/B3030/W/16/3143096 | 14/01955/FUL Land Off Caythorpe Change of use to operational railway and Written Representation
Road, Lowdham erection of equipment building

Nottinghamshire

2.0 RECOMMENDATION
That the report be noted.

BACKGROUND PAPERS
Application case files.

For further information please contact our Technical Support Business Unit on 01636 650000 or email planning@nsdc.info quoting the relevant
appeal reference.

Matt Lamb
Business Manager Development
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PLANNING COMMITTEE — 1 MARCH 2016

APPENDIX B: APPEALS DETERMINED (between 15" January 2016 and 15" February 2016

AGENDA ITEM NO. 11(b)

App No. Address Proposal Decision Decision date
14/02172/FUL Land Rear Of 49 The Ropewalk Erection of two detached DISMISSED 21.01.2016
Southwell dwellings
Nottinghamshire
NG25 OAL
15/00806/0UT Scotfield Erection of 1 No. dwelling DISMISSED 26.01.2016
59 Great North Road
Carlton On Trent
Nottinghamshire
NG23 6NL
15/00574/FUL 20 Pelham Street Change of Use and extension to DISMISSED 28.01.2016
Newark On Trent Existing Outbuilding to form a
Nottinghamshire Detached Single Bedroom
NG24 4XD Dwelling

RECOMMENDATION
That the report be noted.

BACKGROUND PAPERS

Application case files.

For further information please contact our Technical Support Business Unit on 01636 650000 or email planning@nsdc.info quoting the relevant

application number.

Matt Lamb
Business Manager Development
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	 Concern there will be no lighting to the proposed private access driveway.
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	2no. letters to the local ward member (one of which was a copy of a letter sent to the local MP) have also been passed on to the case officer.  These letters refer to the issues summarised above and also raise the following:
	 The resident concerned considers the application should go before the Planning Committee.
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	‘i. maximize opportunities for sustainable travel and increasing non car use;
	ii. achieve suitable access to local facilities;
	iii. minimize the impact of the development on the existing transport network;
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	iv. high quality passenger transport links to Newark town centre;
	v. safe, convenient pedestrian and cycle routes within and adjoining the development’
	The policy also refers to the provision of necessary infrastructure phased in relation to the progression of the development in accordance with the Infrastructure Delivery Plan, for ‘provision of new and improved highway infrastructure’.
	The parameters plans approved under the outline planning permission 14/01978/OUTM included the integration of Bowbridge Lane north of the southern link road including the junction with Bowbridge Road, Bowbridge Lane and Hawton Lane.  The principle of ...
	 The highway implications of the proposals
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	Policy DM5 (Design) provides that the ‘layout of development within sites and separation distances from neighbouring development should be sufficient to ensure that neither suffers from an unacceptable reduction in amenity including overbearing impact...
	I am mindful of the comments received during consultation and the concerns relating to impact on amenity.  One concern relates to the distance of the new highway arrangements on Bowbridge Road from the nearest dwellings.  I am mindful that these prope...
	Concerns have also been raised about the proposed new driveway access serving nos.252, 254 and 256 Bowbridge Road with regards to the potential for the general public to gain access to this access and that the access would be out of sight of these res...
	Given the above considerations, I am satisfied the proposals would not unduly impact on neighbouring amenity and that they therefore comply with Policy DM5.
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	The principle of the road network and links in to the Southern Link Road was established as part of the Section 73 application to amend the original outline planning consent for Land South of Newark. The proposals seek to deliver a section of the road...
	I am satisfied that there are no material considerations that have been raised that would outweigh the significant weight attaching to the aforementioned development plan policies and the delivery of this element of the strategic site development.
	RECOMMENDATION
	Planning permission be granted subject to the following conditions:
	01
	The development hereby permitted shall not begin later than three years from the date of this permission.
	Reason:
	To comply with the requirements of Section 51 of the Planning and Compulsory Purchase Act 2004.
	02
	The development hereby permitted shall not be carried except in complete accordance with the following plans:
	6704-01-100 Rev N – General Arrangement Area 01
	6704-02-100 Rev N – General Arrangement Area 02
	6704-03-100 Rev M – General Arrangement Area 03
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	6704-15-101 Rev B – General Arrangement Private Access Road Area 15 – THIS PLAN IS TO BE SUPERSEDED BY A PLAN PROVIDING THE DETAILS SET OUT IN THE COMMITTEE REPORT
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	So as to define this permission and for the avoidance of doubt following the submission of amended plans.
	03
	The first reserved matters application relating to landscaping for Phase 1 of the Southern Link Road shall include an ecological survey of the land to be developed as part of this application with the findings used to inform the associated landscape p...
	Reason:  In accordance with the aims of the conditions relating to ecology attached to Planning Application no.14/01978/OUTM in the interests of ensuring the development maximizes opportunities to conserve, enhance and restore biodiversity in accordan...
	04
	To avoid negative impacts to nesting birds, any clearance works of vegetation on site should be conducted between October to February inclusive, outside the bird breeding season. If works are conducted within the breeding season, between March to Sept...
	Reason: In order to protect biodiversity on the site in accordance with the aims of Core Policy 12 of the Newark and Sherwood Core Strategy (2011).
	05
	The development hereby permitted shall be carried out under the terms agreed in the Construction Environmental Management Plan (CEMP) and hours of work defined under Conditions 25 and 26 of planning permission 14/01978/OUTM.
	Reason:
	To protect the amenity of the occupants of nearby dwellings and to accord with the objectives of the NPPF.
	06
	With reference to drawing 6704-01-100-N a Highway Authority approved traffic signal controlled junction at Bowbridge Road/ Hawton Lane shall be provided and made operational prior to the occupation of the 50th dwelling.
	Reason: In the interests of highway safety and capacity.
	07
	With reference to drawing 6704-01-100-N, the crossroads at the Bowbridge Lane/ (new) ‘Central Street’ junction shall become signalised and operational to the satisfaction of the Highway Authority prior to the occupation of the 200th dwelling on either...
	Reason: In the interests of highway safety and capacity.
	08
	With reference to drawings 6704-02-100-N and 6704-03-100-M, opening of new sections of Bowbridge Lane to public traffic shall only occur once redundant sections of Bowbridge Lane have been closed to traffic in accordance with details agreed in writing...
	Reason: In the interests of highway safety.
	09
	With reference to drawing 6704-01-100-N, the existing private vehicular access associated with 252, 254 & 256 Bowridge Road shall only be closed off to Bowbridge Road once alternative access from Grange Road has been made fully available in accordance...
	Reason: In the interests of highway safety.
	10
	With reference to drawing 6704-01-100-N a Highway Authority approved traffic signal controlled junction at Bowbridge Road/ Hawton Lane shall only become operational once the existing private vehicular access associated with 252, 254 & 256 Bowbridge Ro...
	Reason: In the interests of highway safety.
	UNote to Applicant
	01
	This application has been the subject of discussions during the application process to ensure that the proposal is acceptable. The District Planning Authority has accordingly worked positively and pro-actively, seeking solutions to problems arising in...
	02
	Your attention is drawn to the comments of the Environmental Health Officer dated 15PthP April 2015.
	03
	The applicant is advised that all planning permissions granted on or after the 1st December 2011 may be subject to the Community Infrastructure Levy (CIL).  Full details of CIL are available on the Council's website at www.newark-sherwooddc.gov.uk/cil/
	The proposed development has been assessed and it is the Council's view that CIL is not payable on the development given that there is no net additional increase of floorspace as a result of the development.
	04
	In order to carry out the off-site works required you will be undertaking work in the public highway which is land subject to the provisions of the Highways Act 1980 (as amended) and therefore land over which you have no control. In order to undertake...
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	For further information, please contact Martin Russell on 01636 655837
	All submission documents relating to this planning application can be found on the following website www.newark-sherwooddc.gov.uk.
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