Planning Officer’s Report - LDCA JUNE 2022

APPLICATION

PERMISSION SOUGHT

2022/28 — Extension to Merrimens Fun Park (Formation of
Pedestrian Ring Road, Boot Camp, Market, Catering and Fun
Park Games Stalls and Extension to Go-Kart Track, Decking
and Fence line

Full Permission

REGISTERED 6" May 2022

APPLICANT Craig & Paul Scipio

PARCEL SCOT0595

LOCALITY Merrimens Forest, St Pauls

ZONE Green Heartland Zone

CONSERVATION AREA None

CURRENT USE Existing Fun Park

PUBLICITY The application was advertised as follows:
* |ndependent Newspaper on 67 May 2022
=  Asite notice displayed in accordance with Regulations.

EXPIRY 234 May 2022

REPRESENTATIONS One Received

DECISION ROUTE

Delegated / LDCA / EXCO

A. CONSULTATION FEEDBACK

1. Sewage & Water Division No Objection
2. Energy Division No Objection
3. Fire & Rescue No Response
4. Roads Section No Response
5. Property Division No Response
6. Environmental Management No Response
7. Public Health No Response
8. Agriculture & Natural Resources No Response
9. St Helena Police Services Not Consulted
10. Aerodrome Safe Guarding Not Consulted
11. Sustainable Development No Response
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12. National Trust No Response
13. Sure SA Ltd No Objection - Comments
14. Heritage Society No Response

B. PLANNING OFFICER’S APPRAISAL
LOCALITY & ZONING

The proposed development site is within Merrimens Forest, St Pauls approximately
200m south west of Model Cottage. The site is also within a current National Forest
however has no conservation area restrictions.

Diagram 1: Location Plan
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EXISTING

The plot is currently used as a Fun Park, where development permission was granted
in May 2019 for a Go-Kart track, mini golf course, viewing deck, picnic area, wall
climbing frame, kids soft play area and zip line. The developers has taken a phased
approach due to the Pandemic, where only the go kart track, viewing deck and toilet
block has been constructed.

PROPOSED
The developers now propose an extension to the existing go-kart track, which will
measure an additional 50m in length. With this an extension to the deck has also
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been proposed, which will be made from recycled timber within the forest. An
entertainment area has been proposed beneath the food hub, where building 2 to be
a stage area and building 1 a covered catering area has been proposed. Also
proposed is a market/catering, fun park games stalls consisting of 11 units beneath
the track. All buildings will coincide with the rustic theme of being constructed from
timber. A pedestrian ring road has also been proposed from the northern end of the
existing track to the southern end, allowing thru access when the park is open for the
public, and easier access for those wishing to visit the stalls. Additional fencing is
required to enclose the facilities within the property boundary. It should be noted
that no additional land has been applied for and the development will be carried out
within the developers existing boundary. There will be no excavation proposed for
any of the development as the proposal will utilise the existing topography of the
land, where the footpath will primarily consist of a layer of compacted rubble. The
boot camp and obstacle course will be made from artificial grass and in some areas
left as the natural forest floor.

Diagram 2: Site Plan
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Diagram 3: Building 1
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Diagram 4: Building 2
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Diagram 5: Building 3
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STAKEHOLDER FEEDBACK & REPRESENTATIONS

One representation was received from a member of the public and comments from a
single stakeholder:

Sure SA Ltd: “... There are telecoms poles within the forest which may be within the
vicinity of the development. Do not excavate within 3m of these poles.”

Public Representation 1 — “My overall interest in this application is the protection of
the special landscape of St Helena, and this application is on a site above the 550m
contour where policies GH1 and GH2 prohibit new buildings. If the application is
permitted what measures will be taken to ensure that those policies will not be
voided for the rest of the island?

Will this application be decided by Governor in Council under section 23 as being
inconsistent with the Development Plan?

The extension of the track, and what appears to be on the drawings as bridging over
the track will likely exceed the top of the natural ridge line. Could both be
repositioned slightly downhill (westwards), to reduce the impact on the ridgeline. Is it
intended to put lighting on the bridge?

Is the Go-cart Storage building already in existence as it is not detailed on the
separate drawings? Likewise is the other catering building near the main entrance
already in existence?

Will existing toilet facilities be sufficient for the intensified use?

Section 14 of the application form asks for “Development plans to provide
description of all site and external lighting (this should be downward facing only).”
No lighting is shown. There is already lighting on site, so it is likely to be increased.

If permission is granted it will likely be a concession against the Green Heartland
policies. That being the case should all lighting be specially designed in this location?
It should be noted that light sources may be much more visible because they will be
above the surrounding land.

What measures will be put in place for noise control? Will there be limits to opening
hours?”
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LEGAL AND POLICY FRAMEWORK

The relevant policies of the Land Development Control Plan (LDCP 2012 - 2022) that are
applicable in the assessment of the proposed development are set out below:

e Green Heartland Zone Policies
OFFICER’S ASSESSMENT

In assessing the proposal, we as officers now need to determine whether the
proposal will create significant harm to the environment particularly as the
development site is within the Green Heartland Zone.

Policy GH2 reads - ‘No development permission will be granted for development
which includes the construction of buildings above the contour line of 550m except
for: a) development required for the conservation, interpretation, study and
appreciation of the natural ecology of the area (e.g. walk-ways, interpretation
centre, etc.) and

b) tourism — related development within established forest areas in the form of eco-
lodges that will, as an element of the development proposal, remain forested
sufficient to conceal the development form any viewpoint within the Diana’s Peak
National Park or visible in any view towards the National Park from a public road or
public place.’

The proposed pedestrian footpath can be supported due to being a walkway that not
only serves the business but as thoroughfare when the park is open for all users of
the existing footpath, allowing for appreciation of the natural surroundings and what
the park has to offer, therefore promoting the existing footpath in accordance with
policy GH.6.

In terms of policy GH2 b) the proposed development does not consist of any
buildings in the form of eco-lodges. As there is no policy within the Green Heartland
that aligns to this type of proposal, material considerations must therefore be used
when assessing aspects of this development.

With regards to the representation submitted, the matter regarding the toilets is a
building regulations issue, however it is not envisaged that additional toilet facilities
are required. It is difficult to put a number on how many users are expected at the
Fun Park at any given time, however the current facilities can accommodate 950
males and 120 females based upon the current Building Regulations. Noise
mitigation has been carried out in the initial application, where the go karts had
silencers installed to help with noise reduction. Although no lighting has been
indicated, it will be conditioned that a lighting scheme is submitted in the event
external lighting is proposed.
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As development of a similar nature has been permitted and implemented, the
proposed buildings in their design and appearance are coherent with the existing
development, consisting of temporary structures that can be easily removed.
Furthermore the visual and environmental impact will be minimal in terms of the
extension to the track, where no part of the development will be seen from Diana’s
Peak National Park or visible in any view towards the National Park from a public
road or public place, thereby demonstrates compliance with the objectives of policy
GH2 b) albeit not an eco-lodge. What can also be seen as a benefit is the land for the
proposal will not occupy any land outside of the developers current boundary,
allowing optimum use of the land made available by ANRD. Lastly, the development
can be considered acceptable in terms of wider strategies of SHG by providing
facilities that will encourage and support tourism and economic growth on the island.
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