ITEM NUMBER 1

	APPLN. NO.:
:04/00203/FUL
	Kempton Park Racecourse, Staines Road 

	VALID DATE
:23/02/2004
	East, Sunbury

	EXPIRY DATE
:14/06/2004
	

	CTTEE DATE
:15/09/2004 (PU)
	Construction of an all-weather race track with 

	TARGET             :OVER 13 WKS
	associated floodlighting and access/service tracks; demolition of an existing derelict Grandstand and construction of coach and 

	
	car park; erection of new racing facilities

	
	buildings to include 20 additional new loose horse boxes, veterinary facility building and

	
	Dope Testing Unit, security offices, loading ramp, machinery storage building; demolition

	
	of existing single storey stable lads hostel

	
	and construction of a new 2 storey stable lads hostel building.  Provision of car park

	
	and concourse lighting, water features and

	
	landscaping and realignment of edge of 

	
	Kempton Lake.

	
	

	
	As shown on submitted drawings for

	
	Kempton Park Racecourse Company Ltd.


WARD : Sunbury East

1) Borough Local Plan

· Green Belt

· Part site of Nature Conservation Importance

· Part site of high Archaeological Importance

· Close to SSSI and Ramsar site

2) Relevant Planning History

2.1 The site has a lengthy planning history and the following are the most relevant to this application.

	E/88/167
	Use of 1.05 ha of land as a public market on
	Granted

	
	Thursdays of each week
	6.4.88

	
	
	

	92/00152/FUL
	Use of 2.2 ha of land as public market
	Refused

27.5.02

	
	
	

	94/00048/FUL
	Extension of area used as market
	Approved

9.11.94

	
	
	

	96/00410
	Reconstruction of main grandstand
	Approved

6.11.96

	
	
	

	96/00411/FUL
	Continued use of land and buildings for 
	Approved

	
	holding fortnightly Antiques Market together
	4.1.00

	
	with public and trade exhibitions, etc
	

	
	
	

	97/00004/CLD
	Certificate of Lawfulness for an existing use
	Approved

3.4.97

	
	of land for parking and storage of motor 
	

	
	vehicles
	

	
	
	

	
	NOTE: the Council requested the applicant agree to forgo the Certificate of Lawfulness in the interests of removing the parking of vehicles from this part of the course.  The applicant has declined to do so on the grounds that this is outweighed by the overall landscaping scheme for the site.
	

	
	
	

	99/00133/FUL
	Erection of barn
	Approved

15.9.99


3) Description of Current Proposal

The site and surroundings

3.1 Kempton Park is a long established racecourse situated at the eastern edge of the Borough adjoining the London Boroughs of Hounslow and Richmond-upon-Thames.  The site extends to 82 hectares.  Immediately to the east of the application site is land within Kempton Park which, although not within the applicant's ownership, has the appearance of being part of the racecourse complex and which contributes significantly to the open setting of the course.  To the south and west of the racecourse the predominant land use is residential and the nearest properties front on to Park Road and Staines Road East.  The northern boundary of the site is bounded by the railway line with Kempton Park railway station just to the east of Park Road.  Beyond this northern boundary is the A316.

3.2 The buildings associated with the racecourse are situated at the western side of the site.  The existing stable buildings, storage buildings and stable lads' hostel are situated close to Kempton Park Station.  The grandstand and facilities buildings are situated further south and to the east of the main car park.  The main vehicular access is off Staines Road East, although various other access points are situated along Staines Road East.

3.3 Within the racetrack area there is a lake, which is the result of former gravel extraction works.  The lake is identified in the Local Plan as part of a Site of Nature Conservation Importance (SNCI).  The remaining part of that SNCI (Half Moon Covert) is adjacent to the northern corner of the application site.  The SNCI is recognised for its importance for birds. To the north east of the site, outside the application site, and within the London Borough of Hounslow is the Kempton Park Reservoir Site of Special Scientific Interest (SSSI).  To the east is Red House Reservoir which is within this borough and is also an SSSI.  The Kempton Park Reservoirs are also a component site of the SW London Waterbodies Special Protection Area/Ramsar site for its nationally and internationally important numbers of wintering wild fowl. 

3.4 The key elements of this application are as follows:

i) A new all weather track (AWT);

ii) New track lighting comprising 49 floodlit columns located around the track and 7 floodlights mounted on the eastern edge of the roof of the existing Grandstand building facing towards the track;

iii) Demolition of the existing derelict Grandstand and dope unit;

iv) Modernisation of the existing stable complex to include 20 additional loose (horse) boxes, Veterinary Unit, Dope Testing Unit, loading ramp, security offices and storage barn;

v) Demolition of the existing single storey stable lads' hostel and construction of a new two storey stable lads' hostel in the same location;

vi) New car park lighting;

vii) Tree planting and landscaping;

viii) Access improvements and rationalisation of the car parking on site.

3.5 An Environmental Impact Assessment has been submitted with the application.

The all weather track (AWT)

3.6 The AWT will be located within the existing chase and hurdle turf courses at the racecourse and the hurdle course will be relocated from its current position on the inside of the track to the outside of the track, with the chase course being positioned in the centre of the three tracks.  The AWT has a width of 10m.  At the northern end the new AWT the track will extend beyond the existing two turf courses.  As a result of the dimensional requirements of the track for racing, special crossing points will be created in this area.  In addition the extended profile of the AWT at the northern end will necessitate the removal of a number of existing trees.  Approximately 100 trees would be removed and these are situated adjoining the Portland Brook to the south of the existing stable blocks.  Details of the extensive replacement planting scheme are explained in paragraph 3.15 below.  The AWT will also 'clip' the southwestern corner of the Kempton Park lake and an area of the lake measuring overall 60m long to a maximum width of 10m would be infilled.

3.7 The construction of the AWT involves the laying of a hard base which is then surfaced with a sand based layer over which the horses race.  The track is to be laid as a level surface but with slight cambers on the racecourse bends.  There will be a need to raise the level of this new surface, above the existing ground level, in some locations but this will not exceed a change of levels of more than 0.85 metres.  The height of the new track is dictated by the need for the northern end of the circuit to be at the same grade as the crossing points over the existing turf courses.  Overall levels are dictated by the underground oil pipelines, which cross the racecourse, from south to north, over which there has to be a specified depth in order to protect the pipe.  The oil pipelines are located between 700mm and 1m below existing ground level.

Lighting

3.8 The AWT would be floodlit by pole-mounted lights and with 7 banks of floodlights mounted on the top of the grandstand facing the track.  42 floodlighting columns would be sited around the track varying in height between 24.7m – 38m.  An additional column by the winning line would have a height of 12.1m.  14 of the columns would be situated to the east of the grandstand between the track and Staines Road East (and running parallel to that road).  These would vary in height between 38m and 27.8m.  Following discussions with the applicant, it is now proposed that 29 of the columns would be collapsible and this is dealt with in more detail in Section 6.0 of this report.

3.9 To the front of the grandstand (i.e., between the grandstand and Park Road) 4 columns 18.2m in height would, together with two banks on floodlights on the top of the grandstand, floodlight the parade ring.

3.10 The proposed AWT and floodlighting would allow Kempton Park Racecourse to increase its current 30 race days to approximately 110 race days, with 100 of these proposed on the AWT and 10 on the existing turf courses.  It is proposed that at the AWT afternoon race meetings the first race would commence at approximately 14.00 with the last race at approximately 17.00.  For evening racing on the AWT, it is proposed that the first race would commence at 19.00, with the last race at 22.00.  Typically, it is anticipated that the AWT would be used on Wednesdays and Saturdays.  The estimated attendance levels by spectators at these race meetings would be up to 1,600 at afternoon meetings, and up to 4,500 at evening meetings.

3.11 New lighting would be provided throughout the car park area.

Proposed buildings

3.12 The proposal includes the erection of a number of new buildings all of which would be situated in the existing stable yard area, close to the railway line.  A new storage barn measuring 18.5m x 14.6m would be erected for the storage, primarily, of the equipment required to maintain the AWT.  This would be situated opposite the existing storage barn and would be of a similar size and appearance.  It would have an overall height of 7m.  16 new loose boxes would be erected and these would be provided in two buildings each measuring 18m x 7.8m.  A further 4 would be provided in a building measuring 14.5m x 3.8m.  There would also be a new sampling (dope testing) unit measuring 18.5m x 6.6m and a vets boxes building measuring 15.2m x 6.3m.  At the entrance to the stable yard would be an office and toilet building measuring overall 42m x 8m.  All of these buildings would be single storey with the loose boxes having flat roofs.  Other buildings would have pitched roofs, having a typical height of 5m.

3.13 Adjoining the stable yard there is an existing single storey stable lads' hostel, which provides overnight accommodation for stable lads/jockeys.  This would be demolished and a new two storey stable lads' hostel erected.  This would be "U" shaped and measure overall 35m x 38.5m.  It provides accommodation for 35 jockeys             and, like the existing hostel, includes a manager's flat.  It also includes a jockeys' canteen and treatment area. The building would be of a traditional design and would be constructed in brick with a tiled pitched roof.

3.14 In addition to the demolition of the existing stable lads' hostel, an existing sampling unit and tack rooms would be demolished.  An old grandstand situated to the rear of the BP filling station in Staines Road East would also be demolished and the mounding and terracing adjoining it also removed.  Floor space details of these buildings are set out in Section 6 of this report.

Landscaping and Tree Planting

3.15 A landscape master plan has been submitted, which shows the location of proposed tree and shrub/hedge planting.  It also shows areas of woodland planting and proposed meadow grassland.  Details of these, to include species, density, etc, would be submitted at a later stage (see Condition 10).  In order to mitigate the loss of existing trees, it is proposed to plant a new woodland buffer between Kempton Park stream and the north AWT bend.  The woodland buffer would extend approximately 100m around the AWT bend varying in width from 5-15m and comprise locally occurring native broadleaf tree species with a coppice understorey.  Further woodland planting is provided to the north of the central lake to reinforce the woodland edge along the northern boundary of the site.  As part of the overall site proposals approximately 0.4 hectares of new native woodland is proposed in conjunction with the planting of over 300 new trees across the site.  The scheme also  includes proposed tree planting along the grass verge fronting Staines Road East.  One of the main aims of this planting is to reduce the impact of the lighting columns on this side of the track and, in view of the sensitivity of this aspect of the proposal, I have asked that full details of this planting be submitted at this stage.

3.16 As part of the planning application submitted, it is proposed that land within the application site to the east of Gate 5, alongside Staines Road East (close to the junction with Harfield Road) will be made available as an area which the public can access for informal recreational purposes.  This area will be separated from the main racecourse area and accessed via a pedestrian gate at Gate 5.  This area has a length of 192m and an average width of 48m.  This will be secured by means of the recommended Section 106 agreement.

Highway/Transport proposals
3.17 As part of the application the applicant is proposing the following package of measures which is intended to mitigate the additional traffic resulting from the AWT and to promote/facilitate non-car access to the site:

i) Proposed site frontage works on the A308.  At the main entrance (Gate 2), it is proposed to widen Staines Road East to provide a ghost island right turn lane junction.  A ghost island right turn lane will also be provided on Staines Road East at Gate 5 (gate near Harfield Road).

ii) Gate 4 currently serves the coach and car parking area fronting on to Staines Road East.  It is proposed to close this to all racecourse traffic other than for the existing car compound and the busiest 15 turf racedays.

iii) Proposed improvements and public access arrangements to Kempton Park railway station.  At present, South West Trains provide a 'special' train service on race days to this station to coincide with the start and finish times of meetings.  At other times trains do not stop at the station and there is no access to it by non race-going members of the public.  In agreement with South West Trains it is now proposed to operate a half hourly service throughout the day on Mondays to Fridays.  In addition a Saturday evening service can be provided once a regular race meeting has been established at this time.  Additionally, the passenger facilities at the station will be modernised.

iv) Proposed circulatory improvements to the A308/M3/A316 Sunbury Cross roundabout, including extra CCTV coverage and improved phasing of the junction traffic signals.

v) Funding of before/after parking surveys in the 'Oak Grove' estate and then funding of the introduction of any necessary waiting restrictions.

vi) Surveying the effectiveness of the existing race-event traffic order and in conjunction with SCC consider any necessary extension to the area covered.

vii) Upgrading the A308/A316 bus stops by the site and an agreement to review bus services as part of the Transport Plan.

viii) During all weather track meetings the prevention of any on-site parking outside the designated on-site hardstanding parking areas, except the centre oval overspill area in the middle of the new AWT for the four busiest AWT meetings per annum.

ix) The provision of traffic/parking control marshals.

x) Advance direction sign on Park Road outside Gate 1 to direct southbound traffic via the A316.

xi) To fund improved facilities for enhancing pedestrian access to/from the site via Sunbury Cross to a sum of £20,000.

xii) An agreement to have no racing events at the same time/day as other public events.

xiii) The submission of a site Transport Plan to reduce reliance on the use of private vehicle travel and to promote non-car travel modes.

xiv) Brown leisure signs on the M3 and A316 to direct north-east bound traffic on the M3 to the racecourse via Park Road.

4)
Consultations

4.1
Highway Agency - The agency acts on behalf of the Secretary of State for Transport who is the Highway Authority for the M3 motorway and the A316 as far as the London Borough of Hounslow boundary.  This includes the slip road and the operation of the traffic signals at Sunbury Cross junction but not the roundabout beneath the motorway.  The Agency raises no objection to the granting of unconditional consent for the proposed development.

4.2 County Highway Authority – Does not raise a highway or transport related objection to the proposal, subject to an appropriate planning agreement and/or conditions to secure the development related package of accessibility improvements listed in 3.17 above.

4.3 English Nature – Does not consider proposals likely to have a significant impact on South West London Waterbodies Special Protection Area, ie in particular on the Gadwall and Shoveler.  Recognises that there is potential for both disturbance and lighting on race nights to have an adverse impact on a number of bird species for which SSSI was designated.  Recommends a package of mitigation measures.  Recommends implementation of mitigation measures proposed in Environmental Statement to protect bats.  Does not consider proposals likely to have adverse impact on other protected species.

4.4 Environment Agency – Raise no objection to proposal subject to conditions.

4.5 Surrey Wildlife Trust – Provided mitigation measures and ongoing consultations set out in Environment Statement are implemented, raises no objection.

4.6 County Archaeological – No objection subject to condition requiring implementation of a programme of archaeological work.

4.7 Countryside Agency – Does not wish to make formal representations in this instance.

4.8 British Airports Authority – No objection subject to conditions to minimise risk of bird strike.

4.9 London Borough of Richmond-upon-Thames – Request that this Council satisfy itself that the proposals for floodlighting will not adversely affect the neighbouring amenity nor prejudice sites of Special Scientific Interest or nature conservation importance.
4.10 London Borough of Hounslow – Any comments received will be reported verbally.
4.11 British Pipeline Agency  - Raises no objection to proposal.
4.12 Network Rail  - Requests informative regarding choice of tree planting.
4.13 Head of Environmental Health and Building Control Services 
· No objection to proposal, in terms of noise.  Recommends condition restricting hours of construction.

· In terms of impact on air quality, expresses concerns that proposal will increase traffic generation on to Sunbury Cross roundabout.  However, concludes proposal could not be objected to on this ground (see para 6.21 of this report).
· No objection in terms of ground contamination subject to condition.
4.14 Tree/Landscaping Consultant – No objection to extent of tree felling proposed subject to adequate replacement planting.
4.15 Lighting Consultant – In respect of car parking lighting considers impact would be slight and that there would be no loss of amenity for residents and no safety concerns regarding the public highway.  Confirms track floodlighting would comply in all respects with recommendations of the Institute of Lighting Engineers.  Overall impact and loss of amenity due to light from racetrack floodlighting considered as acceptable.  Recommends imposition of conditions.  Note - the impact of the floodlighting is dealt with in more detail in paragraph 6.11 of this report.
4.16 Oxford Brookes University – The Impacts Assessment Unit at Oxford Brookes have been consulted on the Environmental Statement accompanying the planning application.  Whilst generally considering it to be to a high standard, they did raise concerns about the adequacy of the assessment of the impacts on bats and wild fowl.  English Nature and the Environment Agency were invited to reconsider their “no objections” response to the Council's consultation in the light of these comments and have now confirmed that they still have no objection to the proposal.
5)
Third Party Representations
5.1. Eleven letters have been received objecting to the proposals, together with a letter from the Kempton Residents Association raising concerns on the following grounds:

· Traffic generation

· Exacerbate off site parking problems

· Sunbury Cross cannot accommodate more traffic

· Impact of floodlights

· Loss of trees

· Will add to deteriorating air quality

5.2
Sixteen letters have been received generally in support of the proposal together with a letter from the Sunbury Common Residents Association.  Many express the view that it is important that the racecourse be allowed to modernise and thus secure its future presence at Kempton.  Many, however, include concerns about traffic in the area and recognise importance of the highway improvements.

5.3
A letter in support of the proposal has also been received from Sport England.

5. Issues

· impact on Green Belt

· harmful effects of lighting

· traffic generation

· parking

· air quality

· effect of proposal on flora and fauna and particularly the SSSI and Ramsar sites

· archaeology

· loss of trees

· noise

6. Planning Considerations

Impact on Green Belt

6.1 The site is situated within the Green Belt and the proposal must be assessed against those well established policies.  PPG2 (Green Belts) given advice on what is considered to be inappropriate and appropriate development in the Green Belt.  Paragraph 3.1 of PPG2 states that the "general policies controlling development in the countryside apply with equal force in Green Belts but there is, in addition, a general presumption against inappropriate development within them.  Such development should not be approved, except in very special circumstances." Inappropriate development is, by definition, harmful to the Green Belt and it is for the applicant to show why permission should be granted.  PPG2 states that "very special circumstances to justify inappropriate development will not exist unless the harm by reason of inappropriateness, and any other harm, is clearly outweighed by other considerations".

6.2 Paragraph 3.12 of PPG2 states that the carrying out of engineering operations is inappropriate development unless they maintain openness and do not conflict with the purposes of including land in the Green Belt.  Such engineering operations would, in my opinion, include the construction of the AWT and the erection of lighting columns.  Paragraph 3.15 of PPG2 goes on to state that: "The visual amenities of the Green Belt should not be injured by proposals for development within or conspicuous from the Green Belt which, although they would not prejudice the purposes of including land in Green Belts, might be visually detrimental by reason of their siting, materials or design".

6.3 PPG17 (Planning for Open Space, Sport and Recreation) is also relevant.  Paragraph 30 states "Planning permission should be granted in Green Belts for proposals to establish or to modernise essential facilities for outdoor sport and recreation where the openness of the Green Belt is maintained.  Development should be the minimum necessary and non-essential facilities (eg additional function rooms or indoor leisure) should be treated as inappropriate development.  Very special circumstances which outweigh the harm to the Green Belt will need to be demonstrated if such inappropriate development is to be permitted".

6.4 Having given careful consideration to this matter, it is considered that the AWT itself is considered to be appropriate development in the Green Belt, and in this respect is no different from a turf track.  Whilst it will be raised slightly above ground level, it is not considered it will materially impact on the openness of the Green Belt.  The appearance of the track will also not have an adverse effect on the visual amenities of the Green Belt.  It is also a form of outdoor recreational/sport based activity likely to be normally found outside the urban area.

6.5 The impact of the lighting columns on the Green Belt is a different matter altogether and must also be considered (the impact of the floodlighting in terms of its brightness, etc, is set out in paragraph 6.11).  PPG 17 is again of relevance.  It states:

"the impact on the openness of the Green Belt, or on the character of the countryside, of floodlight towers or pylons should be a key factor in determining whether planning permission should be granted".  (paragraph 19).  

The proposal involves the erection of 40 lighting masts, having a height of between 24.7m and 38m.  These are all situated around the edge of the AWT.  The masts vary in thickness but some of the larger ones have a base 1.1m wide tapering at the top to 0.3m.  A bank of up to 20 floodlights is mounted at the top of the pole.  A plan showing the 38m high mast (of which there are 2) is attached as an Appendix.  To assist with an understanding of the scale (and by way of comparison), the height of a10m high street light and the 30m high aerial mast that exists alongside the Council offices at Knowle Green, has been annotated on the plan.  The masts have an average spacing of about 48m.  In my opinion, the erection of such a number of masts of the height and spacing proposed would materially affect the openness of the Green Belt and detract from its visual appearance.  I therefore consider this element of the proposal to represent inappropriate development in the Green Belt.  It follows, therefore, that very special circumstances to outweigh the harm must be demonstrated by the applicant and also an assessment of how this harm has been, or can be, mitigated.

6.6 The issue concerning the impact of the masts has been the subject of much discussion with the applicant.  In support of the proposal, the applicant has submitted financial information, which, on face value, demonstrates that the floodlit all weather track is essential to the future viability and existence of the racecourse.  The applicant has also submitted details of an appeal decision for a new race course at Ilford.  The proposal included a floodlit all weather track.  Whilst the appeal was dismissed by the Secretary of State, on the grounds of its overall impact on the Green Belt, the applicant considers some of his comments are relevant to this appeal.  I consider that they can also be regarded as part of the case for very special circumstances.  In the decision letter, it states

"The Secretary of State accepts that the horseracing industry makes an important contribution to the increasing leisure and recreation sector of the economy, as well as to the rural economy by providing direct and indirect employment.  However, given the Inspector's conclusions, he agrees with the Inspector that there is no proven national need for this particular proposal.  In the light of this conclusion, the Secretary of State is not convinced by the Inspector's conclusion that the development is a necessary contribution to horseracing.  However, he does accept that it is an important contribution and he accepts and attaches weight to the unchallenged views of economical and racing expert witnesses that the racing industry needs new racing products and that the development would extend the racing product and provide new opportunities for international competition.  The Secretary of State has taken into account these material considerations in favour of allowing the appeals."

The applicant also makes the point that any harm to the Green Belt by the floodlighting masts is offset by the overall reduction in buildings on the site (as set out in the Schedule attached as an Appendix).

6.7 During the processing of the application the applicant has now also agreed to amend the proposal so that 29 of the floodlighting columns would be collapsed when not in use.  These columns are situated on the inside of the track, and with three on the outside bend between French Street and Gate 5.  They would be hinged about 1m above ground level and would be lowered when not in use to lay parallel to the ground.  The columns would only be raised on the day of racing (typically Wednesday and Saturday) and would be lowered by 1pm the following day.  Whilst the structures will still be on the site, this does go some way to reducing the overall impact of the columns when they would otherwise be in their upright position.  Having regard to the desirability, in planning terms, of generally supporting the modernisation of the racecourse and its future existence, I consider this agreed amendment is, on balance, sufficient to overcome any concerns about the impact of the columns on the openness and appearance of the Green Belt.

6.8 This mechanism for lowering the lighting columns does not affect the eleven columns that are situated to the outside of the track and the line of which run parallel to Staines Road East.  These will remain permanently upright.  Their height varies between 38m and 27.8m.  They will be situated generally between about 45 and 75m back from Staines Road East.  In my opinion, they will be viewed as an obtrusive feature when seen from the road or from the houses that front that road.  The impact of the columns will, however, be mitigated, to some extent, over time by the substantial tree planting proposed by the applicant for the grass verge adjoining Staines Road East.  The applicant has submitted photomontages, which demonstrate this.  The columns will also, potentially, be viewed as part of the street scene behind existing streetlights.  These particular columns could be argued as forming part of the general "corridor" of various street lighting and other structures running along, and parallel with, Staines Road East, as distinct from the more open character of the remainder of the AWT itself.  On balance I do not consider the visual harm of the columns in this location is sufficient to justify refusal of the application.

6.9 In terms of the erection of the proposed buildings, essential facilities for outdoor sport are considered to be appropriate development in the Green Belt.  PPG2 gives examples of such facilities to include small changing rooms or unobtrusive spectator accommodation for outdoor sport, or small stables for outdoor sport and outdoor recreation.  Policies GB1 and GB5 of the Local Plan maintain this stance.  I consider that, in the context of a major racecourse venue, the proposed barn, loose horse boxes, veterinary facility building, dope testing unit and office building can all be considered to be essential and hence can be regarded as appropriate development in the Green Belt.

6.10 The proposed two-storey stable lads hostel is a relatively large building in the Green Belt, having a footprint of 740m².  The need for the enlarged facility appears to be largely driven by the fact that the floodlit AWT will obviously result in races occurring much later in the evening than would otherwise be the case.  I consider this aspect of the proposal to represent "inappropriate" development in the Green Belt and it follows that very special circumstances to outweigh the harm must again be demonstrated.  As previously explained, the overall scheme includes the demolition of a number of buildings and structures throughout the racecourse.  In particular, the existing grandstand (to the rear of the BP filling station) will be demolished and not replaced elsewhere on the site.  This measures 22.9m x 43.5m.  The applicant has produced a schedule of the proposed buildings, and those to be demolished and this is set out as an Appendix to this report.  It will be noted that the footprint of the grandstand to be demolished (997m²) is greater than that of the proposed hostel (740m²).  The height and massing of the grandstand is also similar to that of the proposed two-storey hostel.   It is also located in a more prominent position adjacent to Staines Road East.  The grandstand is also situated on a mound and there is a raised open terrace alongside it  The removal of these structures can also be given some weight in the assessment of impact on the openness of the Green Belt.  If these structures/features are included in the comparison the footprint of proposed new buildings (1720m²) is significantly less than the footprint of all those buildings and structures to be removed and demolished (3391m²).  In my opinion the overall reduction in the footprint and size of buildings on the site, which would result as part of this proposal, is sufficient to outweigh any visual harm to the Green Belt, resulting from the erection of the hostel.  A case of very special circumstances has, therefore, been demonstrated in this respect.  

Impact of floodlighting

6.11 Policy BE4 of the Local Plan sets out the Council's policy with regard to lighting proposals.  It states that the Council will permit lighting proposals, which would not adversely affect, amongst other things, the Green Belt, residential areas and nature conservation interests.  It states that lighting should be designed to minimise any impact on adjoining areas and be of a height and illumination level of the minimum required to serve their purpose.  Given the sensitivity of this aspect of the proposal, the Council has employed an independent lighting consultant to advise on the application.

6.12 The Council's lighting consultant has confirmed that the AWT floodlighting would comply in all respects with the recommendations of the Institute of Lighting Engineers' guidance notes (in terms of glare, sky glow and light spillage into adjoining properties).  The impact of the floodlights must be put in the context of its frequency and duration.  It is understood that the likely use is two nights per week, and therefore for five nights in the week nearby residences would have respite from its effects.  With regard to duration, it is understood that the last race would be at 2200hrs.  There would be six races in the evening, each lasting no more than eleven minutes, and the floodlights would be switched to one third power in between races.  Furthermore, in the summer months the floodlighting would be used for shorter periods because of the longer daylight hours.  Deciduous planting would have some screening effect when trees are in leaf, although its efficiency would be reduced in the leafless winter months.  Residents in nearby properties would see the floodlighting through the existing rather poorly controlled street lighting, which would further reduce the level of impact that they would experience.  Taking all this into account, it is the Council's consultant's opinion, and I concur, that the overall impact and loss of amenity to adjoining properties due to the light from the race track floodlighting would not be of sufficient harm as to justify or support a refusal of permission.

6.13 One of the characteristics of the Green Belt in this location is that it is intrinsically darker than the urban area (particularly in that part of the course away from surrounding street lights).  Whilst the Council's lighting consultant has confirmed that "sky glow" as a result of upward light spillage would be minimal, the floodlights will still have a material impact on a dark night sky.  This, in my opinion, will have an urbanising impact on the Green Belt.  However, this impact will generally be limited to two nights a week and restricted, as explained in the previous paragraph.  I consider, on balance, the impact of the actual lighting from the floodlights on the Green Belt to be acceptable.

Traffic Generation and Parking

6.14 The applicant submitted a transport assessment (TA) with the application that predicts the movement that will be associated with the proposal and its affect on the existing surface transport system in the area.  The TA has been subject to detailed scrutiny and negotiation between the applicant and both the Highway Agency (HA) and the County Highway Authority (CHA).

6.15 The HA have no objections to the proposal and accept the proposals to mitigate the traffic impact on the Sunbury Cross junction.  As explained in paragraph 4.1 above the HA are responsible for the M3 and the entry/exit slip roads, but also operate the traffic signals at the Sunbury Cross roundabout.  The proposals at the Sunbury Cross roundabout include improvements to the roundabout lane markings, advance direction signing and traffic signal phasing.  These measures will help manage traffic demand on race-days and improve traffic management on other days.  The CHA have also considered the proposals at Sunbury Cross as the roundabout itself is a county road, albeit operated by the HA on a daily basis, and concur with these conclusions.

6.16 The CHA have assessed the remainder of the proposed accessibility improvement package, including the travel plan, the A308 Staines Road East highway works, the improvements to pedestrian access and the public transport enhancements.  The highway proposals will help manage traffic flows and improve road safety.  The travel plan, public transport improvements and funding of upgraded access to and from the course on foot provide further opportunities to access the site by non-car travel modes.  The applicant has agreed as part of these measures to make a contribution of £20,000 to assist with the upgrading of the pedestrian subway system at Sunbury Cross.

6.17 In addition to the off-site proposals, the AWT application rationalises the on-site parking arrangements by restricting parking to the hardstanding along Park Road and Staines Road East.  Overspill parking on grassed areas within the course is restricted to the four busiest race-days each year.  To manage any negative effects arising from the on-site parking regime, the applicant has agreed to implement the existing race-events parking order on AWT races, and fund any necessary extension to the area covered.  To control on-street parking arising from opening Kempton Park railway station, the applicant has agreed to carry out before/after parking surveys of the Oak Grove estate and fund any necessary parking restrictions.  The combination of these parking measures will restrict the availability of car parking on and around the site to help the travel model split away from car use, towards sustainable transport.

6.18 To summarise, the CHA consider that the package of proposed measures (as set out in paragraph 3.17) meet the thrust of current transport policies directed at leisure uses that require developers to carefully consider site parking/access arrangements, improve non-car accessibility and exercise traffic/parking management policies around the site.


Ecology and Nature Conservation

6.19 Policies RU10 and RU11 of the Local Plan seek to ensure that proposed development does not have a detrimental effect on sites of Nature Conservation Importance, SSSIs, Special Protection Areas and Ramsar sites.  The main impact of the proposal in this respect relates to the effect of the floodlighting on the bats and birds that frequent this site and the surrounding area.  There is also the impact associated with the felling of approximately 100 trees to make way for the AWT and a further 50 trees which require felling for safety/arboricultural reasons.  There would also be a loss of 10.4 hectares of grassland and 0.2 hectares of open water.  The Environmental Statement contains the results of detailed surveys of flora and fauna on the site and in the area generally.  It also proposes a package of mitigation measures, including additional woodland planting, wildlife friendly management of grassland, creation of damp grassland and erection of bird and bat boxes.  Prior to the submission of the application, the applicant liaised closely with English Nature, the Environment Agency and Surrey Wildlife Trust on both the potential impact of the proposal and the mitigation works proposed.  English Nature are the statutory consultee in respect of proposals that affect SSSI's and Ramsar sites and this body, together with the other two mentioned, raise no objection to the proposal.  

6.20 In para 4.16 of this report, I explained that environment specialists at Oxford Brookes University had been consulted on the Environmental Statement and had raised concerns about the thoroughness of the Ecology Section of the statement, particularly in respect of the impact on bats and birds.  The applicant has responded to these comments by letter, which has been copied to Oxford Brookes.  Any further comments received from Oxford Brookes will be reported verbally.  English Nature and the Environment Agency have both confirmed that, notwithstanding the reservations expressed by Oxford Brookes, they still raise no objection to the proposals.  I therefore consider that there are no grounds to raise an objection to the planning application on nature conservation/ecology grounds.
Air quality

6.21 The Sunbury Cross intersection has the worst recorded air quality within the Borough of Spelthorne to which the public are exposed.  This intersection is currently exceeding, and is predicted to continue to exceed, the National Air Quality Strategy (NAQS) annual objective for nitrogen dioxide as a result of the volume of traffic using the roads around the Sunbury Cross roundabout.  Consequently, being an "Air Quality Management Area" this Council and Surrey County Council must take action to reduce the impacts of road traffic on air quality if it is to achieve the NAQS annual objective for nitrogen dioxide in the vicinity of Sunbury Cross.  The Council's Pollution Officer has expressed concerns that the proposal will increase traffic using this junction.  However, the applicant has stated that the AWT track is likely to be only used two days a week, probably on a Wednesday and Saturday.  Air quality is reduced to a greater extent when traffic is congested and this situation at Sunbury Cross is more likely to occur in the mid-week evening peak hours than on a Saturday.  The concerns that this application will result in additional traffic on to Sunbury Cross and thus further reduce air quality are, therefore, mainly related to a one-day a week occurrence.  Moreover, as part of the highway measures proposed, the applicant is proposing to improve circulation at Sunbury Cross roundabout which may also help to offset the deterioration in air quality associated with additional traffic using the junction.  .  In discussion with the applicant it has been agreed that the Council and the applicant will jointly fund the installation of air quality monitoring equipment at Sunbury Cross.  The applicant has agreed to a contribution of £10,000. Taking all these matters into account, I do not consider an objection can be raised to the proposal on air quality grounds

Other matters

6.22 A small part of the site is identified as being an area of high archaeological potential.  Policy BE24 of the Local Plan seeks to protect such areas from harmful development.  The County Archaeologist considers that there is unlikely to be any archaeology worthy of preservation in situ and does not, therefore, consider it necessary that there should be any archaeological work carried out prior to the granting of any permission.  He recommends the imposition of Condition No 9 set out below.  The proposal would thus comply with the Council's policy in this respect.

6.23 The existing use of the site for horse racing is an appropriate Green Belt use and it is clearly desirable for that activity to continue to operate on the site.  Whilst the need for the racecourse to modernise is recognised and understood, it is essential that any proposal is acceptable in planning terms.  For the reasons set out in this report I am satisfied that this is the case with the proposal for a floodlit all weather track, particularly in the key areas of its impact on the Green Belt, wildlife in the area and on traffic generation.  The proposal is accordingly recommended for approval.

7. Recommendation

7.1
Subject to the completion of the necessary legal agreements to secure:

a. public access to the open space proposed alongside Gate 5 during daylight hours and for a term of 25 years.

b. the highway works and financial contributions referred to in para 3.17, other than points ii), viii), ix) and xii), which can be secured by the imposition of a condition.

c. the contribution to the installation of air quality monitoring equipment referred to in paragraph 6.21.

d. the installation of a piece of public art at the racecourse at a sum not exceeding £10,000.

7.2
GRANT subject to the following conditions:

1) DURATION NON OUTLINE (C2)

2) COMPLETED DEVELOPMENT (C5)

3) The all weather track hereby approved shall not be floodlit on more than 104 days in any calendar year (with the exception of testing and maintenance), or between 22.30 and 08.00 hours, without the prior written consent of the Local Planning Authority.

4) Within 31 days of the end of each calendar year details of the frequency of the use of the floodlighting in the preceding year shall be submitted in writing to the Local Planning Authority.

5) Floodlighting columns Nos A1 – A26 and B14 – B16, (29 in total) as shown on Plan 8.0/24 Proposed Track Lighting Layout Rev 1 (Drawing No 53683 L10) shall be of a type to permit their lowering when not in use, in accordance with details to be submitted to and approved in writing by the Local Planning Authority prior to the commencement of the construction of the All Weather Track.

6) The 29 "collapsible" floodlighting columns (referred to in Condition 5) above shall be operated only as follows without the prior written permission of the Local Planning Authority:

(a) the poles shall be lowered by 2pm on the day after racing

(b) the poles shall be lowered in the following sequence B16 – B14 then A26 – A1.

(c) the poles shall only be raised on the calendar day of the race meeting

(d) the poles will be raised in the following sequence A1 – A26, then B14 – B16.

7) The floodlighting shall be sited, directed and screened in accordance with details already submitted to and approved in writing by the Council.  Before its first use it shall be inspected and adjusted as necessary to ensure that it complies in every respect with the Guidance Notes for the Reduction of Light Pollution (Institution of Lighting Engineers, 2000, revised 05/03), the relevant Environmental Zone being E3 for receptors with immediate views of existing street lighting, and E2 for all other locations.  The floodlighting shall be maintained thereafter to ensure that it remains compliant with the design specifications and guidance notes referred to above at all times. 

8) The car park and ancillary area lighting equipment shall be sited and directed in accordance with the details submitted to and hereby approved.  During a commissioning period and before its first use the lighting will be inspected and adjusted to ensure that it complies with the approved design and illuminance levels for the car park and the relevant ILE Environmental Zone 3 for residential receptors with immediate views of the car park.  The lighting shall be maintained thereafter to ensure that it remains compliant with the design specification, and guidance notes referred to above, at all times. 

9) ARCHAEOLOGY – PROGRAMME OF WORKS (C85) Insert "the site".

10) PLANTING ON SITE DETAILS REQUIRED (C23).

11) A landscape management plan, including long term design objectives, management responsibilities and maintenance schedules for all landscape areas shall be submitted to and approved in writing by the Local Planning Authority before the development commences.  The landscape management plan shall be carried out as approved.

12) Planting within 8m of a main watercourse, or 5m of an ordinary watercourse, should comprise locally native plant species only.  The planting schedule should be agreed in writing with the Local Planning Authority before the development commences.

13) 1.8m high willow hurdles shall be provided alongside the river corridor in accordance with details to be submitted and agreed with the Local Planning Authority before the development commences.

14) The construction of the foul drainage system and the surface water drainage system for areas other than the track shall be carried out in accordance with details submitted to and approved in writing by the Local Planning Authority before the development commences.

15) SITE INVESTIGATION CONTAMINATED LAND (C14).

16) Before the development is commenced proposals shall be submitted to and agreed, in writing, by the Local Planning Authority to minimise the risk of damage to the fuel oil pipelines running beneath the development site and to specify emergency actions in the event of accidental damage to a pipeline.  Development shall be carried out in accordance with these measures.

17) Surface water drainage and source control measures shall be carried out in accordance with details that shall have been submitted to and approved in writing by the Local Planning Authority before development commences.

18) A horizontal access strip 8m wide adjacent to the Portlane Brook must be left free from any permanent development, including fences and other obstructions.

19) No soakaways shall be constructed in contaminated land.

20) The proposed meadow grassland, grass margins of the central fishing lake and proposal ornamental pond will be managed and maintained to dissuade waterfowl from grazing/deter feral geese, all as detailed in the letter from Hyland Edgar Driver to BAA dated 27.7.04.

21) The proposed ecology and nature conservation mitigation measures as set out in paras 7.184 – 7.201 of the Environmental Statement Main Report, accompanying this application shall be carried out in full, in accordance with a timescale to be submitted to and approved in writing by the Local Planning Authority.

22) Prior to the installation of any of the floodlights hereby approved, the floodlights illuminating the all weather track shall be dimmed to one third power between races, in accordance with a methodology to be submitted to and agreed in writing by the Local Planning Authority.

23) Prior to the commencement of the development, details of the proposed mitigation measures, to control noise from the construction works shall be submitted to and approved in writing by the Local Planning Authority.  The work shall be carried out in accordance with those approved details.

24) Construction of the all weather track shall only take place between 08:00 to 18:00, Monday to Friday, and 08:00 to 13:00 on Saturday, with no working on Sundays or Bank Holidays, without the prior written consent of the Local Planning Authority.

25) Prior to the use of the all weather track for racing, the buildings and structures proposed to be removed in Table 4.1 of the Environmental Statement (as amended 15.6.04), with the exception of the existing Stable Lads Hostel, shall be demolished and all material arising removed from the site or re-used in the construction works hereby approved.

26) No new development shall be occupied until space has been laid out within the site in accordance with the approved plans for vehicles and cycles to be parked and for the loading and unloading of vehicles and for vehicles to turn so that they may enter and leave the site in forward gear.  The parking/loading/unloading/turning areas shall be used and retained exclusively for their designated use.

27) No development shall take place until a Method of Construction Statement, to include details of:

(a) parking for vehicles of site personnel, operatives and visitors

(b) loading and unloading of plant and materials

(c) storage of plant and materials

(d) programme of the implementation of the proposed highway works, described above

has been submitted to and approved in writing by the Local Planning Authority.  Only the approved details shall be implemented during the construction period.

28) Before any of the operations that involve the movement of materials in bulk to or from the site are commenced, facilities shall be provided as must be agreed with the Local Planning Authority, in order that the operator can make all reasonable efforts to keep the public highway clean and prevent the creation of a dangerous surface on the public highway.  The agreed measures shall thereafter be retained and used whenever the said operations are carried out.

29) RECYCLING OF BUILDING MATERIALS (C92)

30) The development hereby permitted shall be carried out and operated having full regard to the terms and requirements of the development travel plan as set out in the submitted WSP document ‘draft sustainable travel plan dated 15.7.2004 edition’.

31) Before the all weather track is brought into use, the construction of the proposed A308 Staines Road East highway works as shown on drawing no. refs 1083/GA/001 rev E, 1083/GA/002 rev C, 1083/GA/003 rev F and 1083/GA/010 rev A, shall be carried out.  Upon completion the works undertaken shall be agreed in writing by the Local Planning Authority in liaison with the County Highway Authority.

32) Before the all weather track is brought into use, the construction of the proposed A308/Sunbury Cross roundabout highway works as shown on drawing nos ref 1083/GA/012 rev B and including alterations to existing advance directions signs on the A308/M3/A316/Green Street/Vicarage Road and improvements to cctv shall be carried out.  Upon completion the works undertaken shall be agreed in writing by the Local Planning Authority in liaison with the Highway Authority and/or County Highway Authority.

33) Before the all weather track is brought into use, the construction of the proposed improvements at, and the public access arrangements to, Kempton Park railway station as described in the ‘application transport assessment’ and as shown on drawing no 1083/GA/011 rev C shall be carried out.  Upon completion the works undertaken/arrangements made shall be agreed in writing by the Local Planning Authority in liaison with the County Highway Authority.

34) Once the all weather track is brought into use there shall be no on-site parking of vehicles apart from areas marked as A, B, C, D, E, H, I and J on drawing no ref 1083/GA./016/rev A.  These arrangements shall remain in place for the entire period when all weather track racing is taking place at the site.

35) Notwithstanding Condition 34 above, once the all weather track is brought into use there shall be no parking of vehicles in the area marked J on drawing ref no 1083/GA/016 rev A, except on the four busiest occasions per annum (details of which are to be submitted to the Local Planning Authority each year on the arrangement of fixtures).  These arrangements shall remain in place for the entire period when all weather track racing is taking place at the site.

36) Once the all weather track is brought into use, Kempton Park racecourse (or any other successor in name/title responsible for operating the racecourse) shall provide site traffic/parking control marshalls at the racecourse before, during and after all AWT meetings, in accordance with details to be previously submitted to and agreed in writing by the Local Planning Authority.  Such details as may be agreed shall remain in place for the entire period when all weather track racing is taking place at the site.

37) Once the all weather track is brought into use, Gate 4 shall be permanently closed, except on the busiest 15 race days per annum (details of which are to be submitted to the Local Planning Authority each year on the arrangement of fixtures).  These arrangements shall remain in place for the entire period when all weather track racing is taking place at the site.

38) Before the all weather track is brought into use, provision shall be made for an advance direction sign on Park Road outside Gate 1A/1B to direct southbound traffic to Sunbury Cross via the A316.  This sign(s) shall be erected in accordance with details to be submitted to and agreed in writing by the Local Planning Authority in liaison with the County Highway Authority and shall remain permanently in place and kept in a clean and tidy condition.

39) Once the all weather track is brought into use, there shall be no race meetings or race events at the same time/day as any other public events within the racecourse.  These arrangements shall remain in place for the entire period when all weather track racing is taking place at the site.

40) Before the all weather track is brought into use, provision shall be made for brown leisure destination signs on the M3 and A316, as shown on Figure 8 of the Transport Assessment dated 17 February 2004, to direct northeast bound traffic on the M3 to the racecourse via Park Road.  These signs shall be erected in accordance with details to be submitted and agreed in writing with the Local Planning Authority in liaison with the Highways Agency and shall remain permanently in place.

41) All parking spaces within the application site, as shown on the Landscape Masterplan (Drawing No HED.506.100.010.RevF) shall be reserved and maintained solely for the benefit of visitors to, and those working at, the racecourse, unless otherwise previously agreed in writing by the Local Planning Authority.


REASONS


1.
R2

2. R5

3. To minimise the impact of the floodlighting on the Green Belt, neighbouring residential properties and to protect the habitat of animals in the surrounding area.

4 – 6
To minimise the visual impact of the floodlighting columns on the Green Belt, neighbouring residential properties and street scene.

7
To minimise the impact of the floodlighting on the Green Belt, neighbouring residential properties and to protect the habitat of animals in the surrounding area.

8 To safeguard the amenity of neighbouring residential properties.

9 R 85

10 R23

11 To protect/conserve the natural features and character of the area.

12 Use of locally native species in landscaping plans is essential in order to benefit local wildlife and to help maintain the region's natural balance of flora.  It will also help to prevent the spread of invasive, alien species within the region.

13 To ensure there is no light spill into the river corridor and that movement of wildlife between the riparian and terrestrial zones is not compromised.  Artificial lighting disrupts the natural diurnal rhythms of a range of wildlife using/inhabiting the watercourses and waterbodies and corridor habitats.

14 To prevent pollution of the water environment.

15 R14

16 To prevent pollution of ground water and surface water.

17 To prevent the increased risk of flooding and to improve water quality.

18 To retain access to the watercourse for the Environment Agency to carry out its functions and to protect the river environment.

19 To prevent pollution of ground water.

20 To avoid endangering the safe operation of aircraft through the attraction of birds.


21 To minimise the impact of the development on local wildlife.

22 To minimise the impact of the floodlighting on the Green Belt, neighbouring residential properties and to protect the habitat of animals in the surrounding area.

23 To safeguard the amenity of neighbouring residential properties.

24 To safeguard the amenity of neighbouring residential properties.

25 To safeguard the appearance of the Green Belt.

26 HR1, HR2.

27 HR1.

28 HR1.

29 R.92

30 To promote a sustainable development and operation of the site

31 In the interests of highway safety and improving access to the course.

32 In the interests of highway safety and improving access to the course.

33 In the interests of highway/pedestrian safety and for promoting non-car modes of transport.

34 In the interests of highway safety and control of parking areas.

35 In the interests of highway safety and control of parking areas.

38. In the interests of highway safety.

39 In the interests of avoiding an over-intensive use of the site and possible associated traffic congestion.

40. In the interests of highway safety.

41. To safeguard the appearance of the Green Belt and to restrict traffic movements to the site.

INFORMATIVES TO APPLICANT

1. Standard Informative I.O.7.

2.
The applicant is advised that in reaching this decision the Council has had regard to the following policies and/or proposals in the development plan.  Each is considered relevant to the decision.

Spelthorne Borough Local Plan 2001
: BE1, GB2, RU1, RU10, RU11, RU12, BE3, BE24.


Surrey Structure Plan Deposit Draft: MT2, MT5, DN2, DN3, L04, SE7, SE5, SE6, SE9.


3.
The applicant's attention is drawn to the advice to the applicant set out in:

- the Environment Agency's letters dated 24.5.04 and 16.7.04

- the letter dated 10.03.04, copies of which have been forwarded to your agents.

4. H Inf 07

5. H Inf 08

6. H Inf 13

7. H Inf 15

APPENDICES


Appendix 1
Plan of proposed 38m high mast


Appendix 2
Schedule of buildings to be demolished.

Appendix 3
Site Layout Masterplan
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