[image: image4.png]TRAFFORD

—— METROPOLITAN BOROUGH ——




AGENDA PAPERS MARKED ‘TO FOLLOW’ 
SECOND ISSUE 
PLANNING DEVELOPMENT CONTROL COMMITTEE
Date:  Thursday, 8th April 2010  
Time:  6.30 p.m. 

Place:  Committee Suite, Trafford Town Hall

	
	A G E N D A                      PART I
	Enclosure
No.
	Proper Officer

under L.G.A., 1972, S.100D (background papers):



	2. 
	MINUTES
To receive and, if so determined, to approve as a correct record the Minutes of the meeting held on 11th March, 2010. 

	
[image: image2.emf]PDC Agenda Item 2 -  PDC Minutes 11/03/10 


	

	5. 
	APPLICATION FOR PLANNING PERMISSION 74549/FULL/2010 – THE GOVERNORS OF ALTRINCHAM COLLEGE OF ARTS – ALTRINCHAM COLLEGE OF ARTS, GREEN LANE, TIMPERLEY WA15 8QW
To consider the attached report of the Chief Planning Officer. 
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	JANET CALLENDER 
Chief Executive         
	
	

	
	Contact Officer:  Miss Michelle Cody 

Extn.:   2775
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PLANNING DEVELOPMENT CONTROL COMMITTEE



11th MARCH, 2010 



PRESENT: 



Councillor Mrs. Ward (In the Chair), 



Councillors Anstee, Brockbanks, Bunting, Fishwick, Malik, Mrs. Reilly (Substitute), Sharp (Substitute), Shaw, Smith, Stennett, Walsh and Whetton. 



In attendance:  Chief Executive (Mrs. J. Callender), 



Corporate Director, Transformation & Resources (Ms. T. Grant), 



Director of Legal & Democratic Services (Mrs. B. Dunn), 



Head of Legal Services (Ms. J. le Fevre), 



Traffic Manager (Mr. G. Williamson),


Chief Planning Officer (Mr. S. Castle), 


             North Area Team Leader – Planning (Mr. D. Pearson), 



Senior Planning Officer (Mrs. V. Moran),



Senior Planner (Ms. A. Doow), 



Senior Regeneration Officer (Mr. M. Wansborough), 



Planner (Mr. G. Davies), 



Planner (Mr. J. Ketley), 



Communications & Engagement Manager (Ms. J. Ledwidge), 



Communications Officer (Ms. S. Grundy), 



Democratic Services Officer (Miss M. Cody). 



Also present:  Councillors Acton, Bowker, Mrs. Bowker, Carter, Colledge, Cordingley, Cornes, Hooley, Jarman, Lane, N. Taylor, S. Taylor, Reilly and Williams. 


APOLOGIES 


Apologies for absence were received from Councillors Rigby and Weston. 

99. 
MINUTES 





RESOLVED: That the Minutes of the meeting held on 11th February, 2010, be approved as a correct record and signed by the Chairman. 


 100. 
ADDITIONAL INFORMATION REPORT 



The Chief Planning Officer submitted a report informing Members of additional information received regarding applications for planning permission to be determined by the Committee. 





RESOLVED:  That the report be received and noted. 


101. 
APPLICATION FOR PLANNING PERMISSION 74393/FULL/2009 – LANCASHIRE COUNTY CRICKET CLUB (LCCC) & TESCO STORES LTD – OLD TRAFFORD CRICKET GROUND AND LAND BETWEEN CHESTER ROAD AND TALBOT ROAD, STRETFORD 


The Chief Planning Officer submitted a report concerning an application for part full/part outline planning permission for the redevelopment of Old Trafford Cricket Ground and the erection of a food superstore.  Full consent sought for the erection of a (Class A1) food superstore (measuring 15,500 sqm gross internal area) incorporating car parking plus associated petrol filling station, landscaping and infrastructure; creation of pedestrian link between Talbot Road and Chester Road; demolition and replacement of existing Old Trafford Cricket Ground stands and other associated buildings/structures to create a new cricket stadium (Class D2) with new media players and education building, extension to existing cricket school, reconfigured and extended members pavilion, spectator seating, hospitality and ancillary facilities including food and non food retail units, replay/scoreboard screens, sightscreens, 6 no. 60m high floodlighting columns and other associated cricket ground equipment.  Outline consent sought for extension to Trafford Lodge Hotel (Class C1) including the creation of a maximum of 82 no. additional hotel rooms, a new fitness suite and a brasserie with details sought for means of access and layout with all other matters reserved for subsequent consideration. 


It was moved and seconded that consideration of Applications 74393/FULL/2009 and 74483/FULL/2009 be deferred. 


The motion was put to the vote and declared lost. 



It was moved and seconded that planning permission for Application 74393/FULL/2009 be refused. 



The motion was put to the vote and declared lost. 




RESOLVED – 



(1)
That the Council is minded to grant planning permission for the development and that the Application be notified to the Secretary of State under the Town and Country Planning (Consultation) Direction. 

(2)
That should the Secretary of State decide not to intervene, that the Application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure:- 


· Payment of a Red Rose Forest contribution of up to £106,455 and a £673,545 contribution towards Highways and Public Transport schemes before commencement of development.


· The remaining £1,615,670 contribution required under Supplementary Planning Document SPD1: Developer contributions towards Highways and Public Transport Schemes to be drawn down as and when required in respect of any relevant local highway improvement and public transport improvement projects in the vicinity of the application site (which meet statutory and policy tests of planning obligations).

· An element of revenues from international matchdays (to be agreed) to be specifically applied to improvements to sports facilities and sports activities within Trafford, such investment and activities to be agreed with the Council.

· The use of the cricket school and the media centre by community and educational groups and bodies (arrangements to be agreed).

· Subject to a successful negotiation of a leasehold, that the Tesco Metro store located at Stretford Mall at Stretford Town Centre shall remain open for business as a Tesco foodstore during the normal opening hours of the Mall for a continuous period of no less than 5 years from the date of opening of the store now approved. 

· That the store will not open for trading until the contract for the works described as phases 2a, 2b, 2c in the planning supporting statement (i.e. all those elements necessary to meet the English Cricket Boards TSF2 requirements by a specified date) has been let. 

· If the s.106 undertaking governing the use of the ground for concerts has not been signed beforehand, all the requirements set out in the draft undertaking agreed to date. 

· The costs of the Council in promoting the highway orders necessary at the proposed new junction to the site on Chester Road. 

· That the proposed store be operated as a Partnership Store in accordance with the details set out in the submitted Economic Development and Regeneration Statement prepared by Amion Consulting.   


(3)
That upon the completion of the above Legal Agreement, planning permission be granted subject to the standard conditions and reasons now determined. 



[Note:  Councillor Stennett declared a Personal and Prejudicial Interest in Application 74393/FULL/2009, being a Member of Lancashire County Cricket Club, and left the room during its consideration.  Councillor Walsh declared a Personal Interest in Application 74393/FULL/2009, as he operates a launderette on Chester Road.] 

102. 
APPLICATION FOR PLANNING PERMISSION 74483/FULL/2009 – DERWENT HOLDINGS LTD – LAND AT WHITE CITY RETAIL PARK, WHITE CITY WAY, STRETFORD


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of a new food retail store (Class A1) (9036 sq.m gross floorspace) with associated parking provision and landscaping, partial demolition and extension and alterations to existing non-food retail units, alterations to existing car park layout. 


The Vice-Chairman proposed a vote on the proposition that the existence of the CLEUD and the “fall back” argument put forward in support of the application should not be given any weight as a material consideration in the determination of the application. 



The proposal was put to the vote and declared carried. 



[Note:  Councillors Fishwick and Smith both abstained from taking part in the vote.] 



It was moved and seconded that planning permission for Application 74483/FULL/2009 be refused. 


The motion was put to the vote and declared carried. 





RESOLVED:  That planning permission be refused for the following reasons: 


The proposed development, when considered by itself, and when considered cumulatively with the extant planning permission H/56481 for a foodstore at Chester Road, Stretford, would have significant and unacceptable adverse impacts in respect of the vitality and viability of, and trade diversion from, Regent Road Neighbourhood Centre. The proposed development, when considered cumulatively with the extant planning permission H/56481 for a foodstore at Chester Road, Stretford, would have significant and unacceptable adverse impacts in respect of the vitality and viability of, and trade diversion from, Stretford Town Centre. The proposed development would therefore be contrary to Policies EC16.1 b and d and EC17.1 of PPS4 and Policy W5 of the Regional Spatial Strategy (RSS). 


[Note:  Councillor Stennett declared a Personal and Prejudicial Interest in Application 74483/FULL/2009, being a Member of Lancashire County Cricket Club, and left the room during its consideration.  Councillor Walsh declared a Personal Interest in Application 74483/FULL/2009, as he operates a launderette on Chester Road.] 


103.
APPLICATION FOR PLANNING PERMISSION H/69008 – ARCON HOUSING ASSOCIATION LTD – 42-44 MOSS ROAD, STRETFORD 


The Chief Planning Officer submitted a report concerning an application for planning permission for the demolition of existing vacant nightclub building and erection of three storey building to accommodate nine affordable apartments.  Laying out of car parking, landscaping and development ancillary thereto. 




RESOLVED – 



(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to:- 

· Secure a contribution to children’s play space and outdoor sports provision of £15,612 split between a contribution of £10,382 for open space and £5,230 for outdoor sports in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’. 


· Ensure provision for affordable housing development or special needs accommodation, which will include a mortgagee or receiver exclusion clause as detailed in paragraphs 13 and 14 of the report. 



(2)
That upon the completion of the above Legal Agreement, planning permission be granted subject to the conditions now determined.

104. 
APPLICATION FOR PLANNING PERMISSION 74536/FULL/2009 – VIRIDOR WASTE MANAGEMENT LTD – LAND AT NASH ROAD, TRAFFORD PARK 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of an in-vessel composting (IVC) facility to process garden and kitchen waste including IVC building, ventilation stack, site office, weighbridge, gatehouse, electricity sub-station, car parking, service yard and new vehicular access (revised scheme). 




RESOLVED – 



(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to ensure compliance with covenants contained in the Section 106 Agreement linked to Application H/71688 to secure:- 

· A financial contribution of £24,675 towards off-site tree planting (Red Rose Forest). 


· A financial contribution of £38,905.77 towards transport improvements (consisting of £25,826.10 towards public transport improvements and £13,079.67 towards highway infrastructure improvements). 



(2)
That upon the completion of the above Legal Agreement, planning permission be granted subject to the conditions now determined. 



The meeting commenced at 6.30 p.m. and concluded at 9.30 p.m. 
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SITE

An existing secondary school over 3.2ha comprising the buildings and playing fields on the west side of Green Lane.  On the north and west boundaries of the site are the buildings and fields of Delaheys Farm and to the south are the Grove Park playing fields and residential properties on Kenmore Drive and fronting Green Lane.  Opposite, on the east side of Green Lane is the Wyevale Garden Centre.  The application site is within the Green Belt and an Area of Landscape Protection as defined in the Revised UDP.


The current school has buildings of either single storey or two stories.


Access to the site is from Green Lane, a relatively narrow cut-through road linking the main Thorley Lane and Wood Road.  There is an existing drop-off facility to the front of the college and parking for vehicles on the northern side of the school. 


PROPOSAL


The application before the Committee is in an amended form and is for the erection of a 3 no. storey sixth form extension to accommodate post-16 teaching facilities for 200 no. pupils.   The amended plans have reduced the proposed internal floorpace to 2,013 sq.m from 2,245 sq.m.  Additionally, the amended height is reduced to 10.8m (approx. – not including rooflight to drama studio) from 13.8m (approx.)

The extension will be located at the front of the school, and as such between, the existing 2 no. storey College of Arts buildings and Green Lane.  It would project a maximum of 18.5m (approx.) in front of the existing main 2 storey building facing Green Lane, and a maximum of 15.2m (approx.) in front of the existing single storey main entrance to the College of Arts, which is located immediately due north of the proposed extension and will remain in situ.  The sixth form extension will be sited predominantly on an existing grassed area of open space and would result in the removal of 5 no. existing semi-mature trees (including a silver birch tree).  It is proposed that these trees are replaced elsewhere within the site.

The submitted plans indicate that the distance from the College of Arts buildings to back of pavement on Green Lane would be reduced from 30.8m to 15.2m at the nearest point (not including access ramp or arced first floor feature).  As a result of this projection, there would be an associated reduction in the width of one of the “drop-off” lanes for buses directly in front of the school.  This has been reduced from 6m (approx.) width to 3.6m (approx.).

The 3 no. storey building would be cuboidal in its principal form with a small recessed section on the front elevation and a projecting arced, angular feature present at first floor level to the northern section of the front elevation.  Three principal materials are identified at this stage to be used on the front elevation: shiny copper, timber and cladding panels, along with windows of aluminium.  At ground floor level a covered ramp would provide access to the sixth form building and glass boxes are used below the projecting arced feature to provide additional light and security to the ground floor windows. 

The sixth form extension would comprise:


Ground Floor: a refectory and cafeteria within the atrium at ground floor level.  This level also provides toilet facilities, a Learning Resource Centre, Seminar rooms, ICT Business Centre, offices and other facilities.

First Floor: Science Lab, Textile/Fashion room, Art Studio, Seminar rooms, a bridge link across the atrium linking to the existing College building and ancillary accommodation.


Second Floor: Drama Studio (with raised roof section to accommodate lighting equipment and roof lights), Media Classrooms, Graphics room, Seminar room, Plant room and ancillary rooms.


A lift serves all floors and is accessed from within the atrium.


Solar Panels are proposed to be sited on the roof of the building although no details of their type or exact form have been forthcoming at this stage.


An additional 30 no. car parking spaces are proposed to the south (side) and west (rear) of the existing College buildings.  These would be accessed from a new, widened vehicular entrance to the south of the proposed sixth form extension, which is in turn accessed from the existing arrangement off Green Lane.  The new parking spaces to the south and west would be utilised by staff and new student parking would be located to the rear of the existing car parking area to the north of the site.

The amended site plan reveals that cycle provision would be increased from the existing 40 no. spaces to 112 no. spaces.  This is achieved through the provision of a new 40 no. space cycle store and an additional 16 no. open-air cycle stands which provide 32 no. spaces. 

REGIONAL SPATIAL STRATEGY FOR THE NORTH WEST

PRINCIPAL RELEVANT SPATIAL STRATEGY POLICIES


DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the best use of existing resources and infrastructure


DP5 – Manage travel demand; Reduce the need to travel and increase accessibility


RDF4 – Green Belts


L1 – Health, Sport, Recreation, Cultural and Education Services provision

REVISED TRAFFORD UDP

The Revised Trafford UDP was formally adopted on 19 June 2006. This, together with the Regional Spatial Strategy for the North West, now forms the Development Plan for the Borough of Trafford.


PROPOSALS MAP NOTATION 


C1 – Green Belt


C4 – Green Belt


OSR5 – Protected Open Space


ENV17 – Protection of Landscape Character


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


D1 – All New Development

D2 – Vehicle Parking

C4 – Green Belt

C5 – Development in the Green Belt

C7 – Extensions to Buildings


OSR5 – Protected Open Space


ENV14 – Tree and Hedgerow Protection


ENV16 – Tree Planting

ENV17 – Protection of Landscape Character 

T6 – Land Use in Relation to Transport and Movement


T9 – Private Funding of Development Related Highway and Public Transport Schemes


T11 – High Quality Public Transport Network Improvements


T17 – Providing for Pedestrians, Cyclists and the Disabled 


T18 – New Facilities for Cyclists


RELEVANT PLANNING HISTORY

Since permission was granted for the erection of the school in 1962, (7/1/3645), and permission was granted to the addition of land to form a larger school in 1971 (7/1/6274), there have been a considerable number of applications the most recent of which are as follows:


H/39351: Erection of two mobile classroom units to northern side of school: Approved with conditions: (16th September 1994).


H/42485: Construction of 4 tennis courts/netball courts and erection of associated 4m high fencing and construction of replacement high jump and long jump: Approved with conditions: (29th July 1996).


H/42934: Erection of a single storey classroom extension.  New fencing and alteration to existing access: Approved with conditions: (6th November 1996).


H/44054: Construction of a two lane bus lay-by at the front of the existing school: Approved with conditions (25th June 1997).


H/LPA/49722: Erection of extended front entrance and access ramp: Approved with conditions: (1st August 2000).


H/LPA/50907: Erection of a sports hall to west of existing school building: Approved with conditions: (12th June 2001).


H/LPA/51357: Erection of ground floor extension to form additional classroom and erection of access ramps: Approved with conditions: (17th May 2001)


H/LPA/51984: Conversion of existing stores into 2 no. classrooms and erection of a further 2 no. classroom blocks as an extension to the school: Approved with conditions: (6th September 2001)


H/55250: Installation of mezzanine floor to craft block to form additional floorspace together with external alterations including roof lift: Approved with conditions (10th March 2003).


H/LPA/63451: Erection of a single storey front extension including new entrance and ramp access.  Erection of a two storey side/rear extension to form additional classrooms and art studio.  Approved with conditions following referral to Government Office (23rd May 2006).


H/LPA/67409: Erection of a single storey flat roof extension to form an enclosed store. Approved with conditions following referral to Government Office (21st Dec 2007).


H/70850: Erection of a two storey classroom block. 


Approved with conditions (18th March 2009)


APPLICANT’S SUBMISSION 


The applicant has submitted several supporting documents including an Education Statement, a Transport Assessment, a Geological Assessment and a Design and Access statement.  The relevant parts of these are referred to where necessary in the observation section below.  The applicant has also submitted an executive summary they wish to be included in this report, which is recorded as follows:-  


Educational Need


· Trafford has secured 100% capital grant support of £5.3 million to fund 200 new 16-19 pupil places, specifically and exclusively at Altrincham College of Arts. The application for LSC funding was one of only four successful bids in England from over 100 applications. The LSC will only fund capital 16 – 19 projects where there is an indisputable need for additional post-16 places at a specific location i.e. Altrincham College of Arts.


· Altrincham College of Arts has worked in close collaboration with Blessed Thomas Holford School specifically, and with other local providers to secure Learning & Skills Council funding for a balanced provision of applied vocational and academic learning for the South Trafford area, matched to need. The strength of collaboration was a key aspect in both bids being successful.


· The Sixth Form Centre will support the Government target that all school pupils will remain in full time education or equivalent up to the age of 17 by 2013 and 18 by 2015. The Centre will also support local and national targets for closing the achievement gap and reducing the percentage of NEET’s (Not in Education, Employment or Training). 

· Demographic indices already show a significant increase in pupils aged 0-11 in the Altrincham and Sale area. In addition, the development by the BBC at Media City, Salford has already led to a further significant demand for primary and secondary school places in the Altrincham area. This ensures the sustainability of additional 16-19 places.


Site Appraisal –Building Massing


· An analysis of the existing school buildings shows that they are fully occupied, with the large majority of specialist and general classrooms occupied above the DCSF 90% maximum capacity. The school currently has a net capacity of 830 against a student roll of 820. In September 2010 the student roll will increase to 830


· The option of reconfiguring the existing school buildings to accommodate the new Post 16 provision was considered during the feasibility stage of the design process. Reconfiguration of the existing site was discounted due to the current high occupancy levels, for all the classroom spaces. 


· However, the Main Hall was seen as the one potential area where use can be shared between the school and Sixth Form by providing an enhanced performing arts facility 


· Analysis of the whole school site (shared with the planners in May 2009), shows that the optimum area for development is adjacent to the old modular concrete frame science block - providing a new improved frontage to the school, with a new sixth form entrance separate to the secondary school.


· Following concerns raised, the original applicant building has been reduced from four storeys to three, each storey height has been lowered by 150mm, and the parapet wall reduced by 800mm, to give an overall reduction in height of approximately three and a half metres.


· Neighbourhood concerns regarding the south elevation nearest Kenmore Drive have been addressed by removing the proposed roof garden, glazing all south facing windows in translucent glass with restricted openings, and ensuring any air intake louvers to the plant room are facing away from the housing.


· Following discussions with the planners, cladding materials to the building have been amended in favour of natural materials: copper sheeting and timber to create a more sympathetic building within the Green Belt area.


Traffic Management


· A meeting between our traffic consultant JMP and LHA has taken place, to address GMPTE, Highways and neighbourhood issues.


· Car parking has been reconfigured and will be designated on site with staff car parking to the south (nearest Kenmore Drive) only during school hours in term time, with an acoustic fence along the south boundary. Staff and student parking, including weekend an evening parking will be confined to the north car park.  


· There will be a total provision for 112 covered cycle spaces for both school and Sixth Form to encourage cycling to school.


· Trafford Highways will seek minor alterations to the drop off zone to satisfy the arrival and dispersal of cars and buses at peak hours, and will seek a contribution towards road markings to mitigate illegal parking and waiting in neighbouring roads.


Summary


We believe we have demonstrated the absolute need to provide a Sixth Form Centre at Altrincham College of Arts, to provide additional 16-19 places for Trafford learners.  We have taken account of planners’ and neighbours’ concerns in reducing the scale of the proposed building and have satisfied Trafford on future traffic management and on-site parking for staff and students. 

CONSULTATIONS


LHA – (Comments were received both prior to and subsequent to amended plans being received: - 


Prior to amended plans


It is understood that the proposals are for the erection of a four storey extension to form a centre for 200 pupils and housing post 16 teaching facilities.  


The existing secondary school has 820 students and 53 teaching staff and 42 non teaching staff.  Therefore the provision of 5 visitor parking spaces, 53 spaces for teachers and 14 spaces for non-teaching staff (a total of 72 parking spaces) would be required to meet the Councils parking standards for the existing use.  


To meet the car parking standards for the proposed sixth form extension the provision of 30 car parking spaces are required, based on standards of 1 car parking space per 10 students and 1 car parking space per member of teaching staff and 1 car parking space per 3 non teaching staff.  


There are 66 car parking spaces currently available within the site, 91% of the required standard, however it must be noted that the Councils standards are maximum standards.  The proposals include the provision of 30 new car parking spaces within the site which meets the car parking standards for the proposed facility. The car parking spaces are proposed to be located in a new car parking area.  Whilst there are no objections to the proposed car parking spaces, the access to the car parking area is too narrow, this needs to be increased to 4.5m to allow simultaneous access and egress by vehicles.  


In addition, the access is sited at an awkward location and potential remains for a conflict between vehicles attempting to exit the car park at the same time as buses are accessing the school site.  Therefore the LHA requests that this car park is designated for staff parking only to remove these conflicts at peak times within the site.


The applicant must also ensure that adequate drainage facilities or permeable surfacing is used on the area of hard standing to ensure that localised flooding does not result from these proposals.


The applicant will need to provide 21 additional cycle parking spaces to meet the Greater Manchester cycle parking standards.


It is noted that the existing college modal split derived from the schools existing travel plan states that 69% of students travel by bus to the existing school.  Although there is the potential for students of the sixth form college to choose to drive to school, it is felt that the existing student model split indicates that travel patterns are already in place and there will [be] a relatively low level of students that will choose to amend this pattern.


However, the provision of an updated travel plan will be required as part of the proposals to encompass the sixth form college in addition to the existing secondary school.


It is also felt the provision of some new Traffic Regulation orders may be beneficial at the junction of Thorley Lane and Green Lane, which will ensure clear access through the junction.  The provision of such restrictions will need to be delivered by the LHA at the applicants cost (approximately £2.5k) and will be subject to a consultation with affected frontages.


In addition the provision of dropped kerbs and tactile paving at the vehicle accesses into the site would be beneficial.  It is considered that these could be delivered by the developer under the LHAs supervision.


If the proposed amendments could be made there would be no objections to the proposals on highways grounds.


Subsequent to amended plans


Following discussions with GMPTE: - 


Although the proposals are not the ideal arrangement, the LHA and GMPTE would be willing to accept them under the following understanding:


 


· The site layout will be amended to remove car access alongside buses and the central reservation for pedestrians will be widened as a result of this.


· The provision of a marked pedestrian crossing point within the bus servicing area that provides clear access for pedestrians


· The provision of a bus management strategy/plan that will include regular monitoring to include details of where buses that cannot be accommodated within the site will wait, in order to limit obstructive waiting on Green Lane.  Also to clearly demonstrate and agree swept paths for buses exiting from both lanes, one heading southbound on Green Lane towards the junction with Thorley Lane and the other exiting northbound on Green Lane.


The LHA have since confirmed that they feel that all issues could be covered by condition. 


 


The first two issues can be conditioned through the delivery of a revised site layout plan.  The LHA and GMPTE would be joint consultees on the revised plan.


 


In regard to the bus management strategy/plan - it would need to be conditioned similarly to a travel plan as simply submitting the plan will not be sufficient to discharge the condition.  Monitoring and revisions may be required in future and therefore this plan should be in place on a permanent basis.


GMPTE – (Received prior to the submission of amended plans and prior to discussions with the LHA – see above):- 


Altrincham College of Arts is currently served by nine dedicated school services and the existing bus facility cannot adequately accommodate this number of buses.  GMPTE would therefore expect this proposed new development to provide improved bus facilities but it appears from the plans submitted, that the current facility could be reduced in size which would exacerbate rather than improve the situation.


We have particular concerns regards the proposed bus facility as follows:


· The proposed facility is not big enough to accommodate the required number of buses.  It shows only 3 buses parked, whereas there are 9 buses serving the college.  I understand from the Transport Assessment that the current facility provides waiting space for 5 buses along with passengers and that bus and coach travel from the site is regulated by controlling the number of buses and coaches that can use the lay-by in front of the college at any one time.  This is currently far from satisfactory and with the proposed expansion of the college there could be an increase in the number of buses serving the college.

· There are both cars and buses shown using the bus facility, and there is potential for conflict between buses and cars using the same facility.  We would expect this type of facility to be designated for buses only, in the interests of the safety of pupils attending the college.


· The swept paths displayed on the plan for the 2 buses parked show vehicles entering the highway in the centre of the carriageway which is clearly unacceptable as this could lead to a road traffic accident.  There are no swept paths shown for the buses turning into the facility and it may not be possible for this manoeuvre to take place in a safe manner.

· There are no swept paths displayed for the third bus shown on the plan, but it would appear that the bus would be unable to turn within the confines of the area shown on the plan.


· Passengers alighting from the bus shown parked in the centre of the facility would need to cross behind or in front of parked buses which would be unsafe.


GMPTE expects new schools to be designed in such a way to allow buses to pick up and drop off the pupils in a safe manner and we need to be sure that the 9 school buses currently serving the school can be accommodated safely.


We are disappointed that there have been no meetings held between us and the applicant to discuss how best to serve the college by bus and we would welcome a meeting at the earliest opportunity to talk through the required levels of bus provision and the design of this bus facility.


Manchester Airport – The proposed development has been examined from an aerodrome safeguarding aspect.  Manchester Airport does not have any safeguarding objections to the proposal, subject to the following condition:


 


· Any crane operations will require a separate assessment.  Cranes, whilst they are temporary, can be a hazard to air safety.  Due to the proposed height of the structure, the developer or crane operator should notify Manchester Airport Airfield Operations at least 1 month in advance of requiring erecting or using a crane or any tall construction equipment.  Should the apparatus not conflict with any aerodrome safeguarding criteria, it will then be issued with a Manchester Airport Crane Permit


Reason. To ensure that Manchester Airport’s obstacle limitation surfaces are protected and to ensure the safe operation of aircraft.


GMP (Design for Security) – The following comments:


· All glazing at ground floor level should include laminated glass with a minimum thickness of 7.5mm


· Unless otherwise agreed, all doors, including fire doors, should be fitted with Loss Prevention Certification Board standard LPS 1175 Security Rating 2 or doors which meet the PAS24 standard.  Fire doors should have no external ironwork.


· Lighting should be provided within the site to an adequate and uniform level (as defined within BS 5489) so as not to allow any areas of pooling/shadowing.


· Any vegetation proposed at the site should be kept to a maximum height of 1000mm, and any foliage to trees should be at a height exceeding 2000mm so as not to create potential hiding places for would-be criminals to exploit or impede natural surveillance across the site.


· I would advise that a CCTV and intruder alarm plan be prepared and submitted with the application.


· Gates should be designed so that they do not provide footholds at the locking point, for example, that may make scaling easier.


Subject to the applicant meeting these standards unless otherwise agreed, I have no objection to the proposals.


Built Environment (Drainage) – Recommend that informatives be attached to any planning permission (internal codes: R2, R10, R12 and R17)


Environmental Protection (Pollution and Licensing) – There are no objections to the above planning application.  


Should the applicant propose to attach any equipment that is likely to generate noise to the premises it is recommended that it be acoustically treated in accordance with a scheme designed so as to achieve a noise level of 10dB below the existing background (LA90) in each octave band at the nearest noise sensitive location.  The existing background should be taken at the quietest time that the equipment would be operating.

 


Details of the scheme should be submitted to this section prior to the commencement of any works.


Furthermore, in relation to the proposed new kitchen, a condition should be attached to any permission stating that if a fume extraction system is proposed, that:


Details of the fume extraction system serving cooking and/or food preparation areas shall be designed such that there will be no odour or noise nuisance to local premises and shall be approved in writing by the Local Planning Authority prior to the development taking place.  The approved system shall be installed and shall be used at all times when the premises are used for cooking or preparing foods.  The system shall be maintained and serviced in accordance with manufacturers recommendations.


It is also recommended that any lighting provided in the scheme should be designed and directed so as to avoid nuisance to residential accommodation in close proximity.


Environmental Protection (Contaminated Land) – The site is within 250m of a known landfill site and as such it is recommended that the standard Contaminated Land condition CLC2 (landfill gas monitoring) and informative note NCLC1 be attached to any planning permission.

United Utilities (Water) –  No objection provided the site is drained on a separate system, with only foul drainage connected into the foul sewer.  

Additionally, informatives were suggested which the applicant is now aware of.  A copy of the comments was forwarded to the applicant by United Utilities. 


United Utilities (Electricity) – The development could have an impact on our infrastructure.  


As such, informatives are recommended and a copy of the response of United Utilities has already been served on the applicant.

Environment Agency – No objections in principle to the proposed development

Children and Young Peoples Service (CYPS) – No comments received to date


REPRESENTATIONS


Neighbours


Prior to the submission of amended plans, there were 10 independent letters of objection received, including one on behalf of the owners of the Wyevale Garden Centre and one from the Kenmore Drive and Green Lane Residents Group, enclosing a petition objecting to the sixth form extension which has been signed by 65 signatories, although it identifies 68 individuals and one of the neighbours identifies themselves as “x2”.  The majority of the signatories are residents in Kenmore Drive and Green Lane (including The Paddock) although the petition also includes residents of Thorley Lane, Wood Lane, Delahays Road, Old Meadow Lane, Clarke Crescent and Westminster Road in the vicinity.  

A summary of those original objections are set out below:


1. Inappropriate increase in School area by 27% and associated loss of green belt and amenity


2. Inappropriate development within the Green Belt being against Trafford Unitary Development Plan and National planning policy and no very special circumstances demonstrated. The application must be referred to the Secretary of State.  The development will be harmful to the openness of the green belt and contribute to urban sprawl and to over intensification.

3. Planning permission should be refused on the basis of traffic and highways issues.


4. Increase in number of students at the School by 25% (The School has already doubled in size in recent years) is too much

5. Change of School from a Secondary School to a Higher Education facility not appropriate.


6. Parking issues for residents. There are existing problems, in particular, when activities such as parent’s evenings are taking place. The sixth form will increase parking problems during all parts of the day.  Concern over an “unofficial student parking area” and collection point for students on Kenmore Drive/Green Lane.

7. Traffic Movements of cars, motorcycles and buses in the critical morning and afternoon periods are problematic now and will be exacerbated.


8. Speed limits on Thorley Lane and Delahays Road are inconsistent and vary between 30 and 40 mph. 


9. Turning right out of Kenmore Drive onto the Green Lane/Thorley Lane junction problematic already due to on-street parking and traffic levels.

10. Supporting information used in the Transport Assessment (TA) is inadequate and therefore the TA is flawed.  Inadequate assumptions include:


a. Additional road trip generation of 59 vehicle trips –inconsistency between period over which trips reported to take place (1 hour period (3pm – 4pm) reported and also 15-20 min. period reported) with fundamental consequences and pressure on Thorley Lane, Green Lane junction.  Likely to be more than 59 trips also.


b. Staff Parking assessment – inconsistency of interpretation of data between Green Travel Plan and the TA, raising question of whether 9 additional staff spaces are sufficient.


c. Pupil Parking assessment – only 21 spaces available for 200 pupils raises concerns that Green Lane and Kenmore Drive will be “student parking zones”.  TA assumption of as much as 50% of students will car share.  Analysis of a Glasgow University and Aston University model indicated between 10 and 20% sharing.  The impact of this model would be increased car and bus journeys.  Inconsistencies between TA assessment figures of 44 car passengers reduced to 29 throughout the report with no explanation.  Location of student parking along southern boundary is a serious concern “a highway along the [rear garden] boundary with the Kenmore Drive properties”

d. School Drop Off Zones analysis – Increased pressure on already inadequate drop-off zones. Parents already use all surrounding roads and Wyevale garden centre to drop-off/pick up.  Manoeuvrability of buses accessing Green Lane from Thorley Lane and returning to Thorley Lane from Green Lane, not adequately considered within the TA.  Swept path analysis only shows bus from one lane turning within site. Existing highway would not be able to deal with the safe and best practice turning circles of buses. Complex strategy already in place for keeping buses waiting on Thorley Lane and it is unclear if the school have highways permission for this arrangement currently.  Unacceptable assumption regarding arrangement for bus drop-off/pick-up and waiting arrangements in TA.    Cars not segregated from buses in the drop-off area – safety concerns of pedestrian/bus conflict.  More rigorous studies should take place.

e. Bus usage, numbers and movements assessment - Existing capacity of the lay by cannot be safely increased to deal with existing 13 bus movements plus an additional 2 buses, private car and pupil movements safely within the 15-20 minute window identified within the TA.  Inadequate central aisle width is unsafe.

f. Junction analysis – No account taken of the Kenmore Drive junction – problems turning right out of this junction. Consider the Transport Statement has not been written in accordance with DfT Guidance on Transport Assessments.

g. No adequate assessment (surveying and analysing) the morning rush hour traffic movements.


11. Parking provision needs to be assessed as a whole and not just the proposed extra provision.

12. Lack of parking has continuously been a concern for Wyevale garden centre.  The TA wrongly asserts that “an agreement is in place between the garden centre and the college which allows parents to park in the garden centre when picking up their children”.  There is no agreement, written or otherwise to allow the College to either (1) drop-off or (2) student park during the day.  An increase of 200 pupils will exacerbate an existing problem and Wyevale would have to enforce parking restrictions at the garden centre, and policing the car park during college pick-ups.  Parents use the garden centre car park for pick-ups as it is easier than manoeuvring in the parking areas for the College.  Current parking provision is insufficient.

13. Variable speed limit on Thorley lane and Delahays Road.  Increased traffic would place additional burden on Green Lane/Thorley Lane junction.  Traffic calming measures could assist this.


14. Given that almost half of all existing pupils are not based within Trafford it is questionable as to whether there is demand within Trafford for a sixth form facility at this School.


15. Errors in the planning application form  (Section 6 – Pedestrian and Vehicular access to school; Section 8 – Neighbour and Community Consultation; Section 18 – Trees and Hedges; Description as an extension to school is inaccurate as it is a new building).


16. No account taken of additional cycle parking spaces


17. Size and scale of the development


18. Height of the School being doubled from 2 storeys to 4 storeys, setting a precedent to extend rest of school to same height at a later date.


19. No consideration of alternative siting options


20. Proximity to Residential Properties – overbearing


21. Insufficient submission of plans clearly showing the relationship of the extension to neighbouring residential properties and lack of area schedule for floor areas means it is difficult to appreciate how much floorspace is being created.

22. Potential Right to Light issues


23. Loss of light – no sunlight/daylight assessment has been submitted.


24. Overlooking of Green Lane and Kenmore Drive


25. Roof garden and the ability of pupils to cause nuisance and overlooking


26. Noise and smells coming from kitchen facilities and plant rooms facing onto the residential properties at the southern end of the extension – comparable to an A[5] takeaway use. 

27. Poor design – not “good” or “appropriate” – has similarity to an out of town office development/industrial park with basic cladding panels.  Out of character with area architecturally and due to the scale.

28. Design of the existing building being out of step with the surrounding properties


29. Concerns of elderly residents regarding increase in youths in the residential roads and potential increase in anti social behaviour


30. Concerns of parents taking young children to other local schools by foot having to negotiate the dangerous bus, vehicle and pupil movements outside of Altrincham College of Arts


31. No Environmental Impact Assessment has been submitted.


32. Construction activities and disruption for a significant time period. We have not seen how the School shall be dealing with minimising these issues.


33. TV reception impact from large building


34. Light pollution from the proposed atrium


35. Proximity of the proposed building to the highway – materially impacting on the local area and changes nature and overall amenity of the area.


36. The mature trees which “shield” Kenmore Drive are conifers that are not of great quality.  Some appear diseased.  The conifers would not fully shield the building as they are significantly smaller than the proposed sixth form college and it is believed that it is not adequate to rely on these trees as suitable justification for the development not having a significant impact on the residents enjoyment of there own properties. It is believed that the proposed new building shall be seen from all properties on Kenmore Drive and the application does not consider these issues.  


37. Inadequate pre-application discussion, consisting of one open evening with insufficient notice.


38. Misrepresentation of neighbours views in the Design and Access Statement.


39. Pupils cycling on pavements


40. Buses travel very quickly down the narrow Green Lane, “an accident waiting to happen”.


41. Green Lane already fails to provide safe and adequate pedestrian walkway as sections of the path are so narrow.  A further 200 pupils would exacerbate this problem.


42. The “supporting” letters from Margaret Woodhouse, Graham Brady MP and the Headteacher of Blessed Thomas Holford support the concept of a sixth form facility.  However, these letters do NOT specifically support this particular development and hence should not be considered by the Committee to support this application.  They also pre-date the application.

Following the submission of the amended plans, the Residents group have submitted a summary of objections they wish to be considered by the Committee.  The essence of the summary is that although the scheme has been reduced to a three storey building along with the other amendments, all of the original points of objection raised by the group (included above) are still very relevant and these have not been adequately addressed by the applicant.  The new (additional) comments contained in that summary are reported below: 


1. The applicant has not demonstrated that any exceptional circumstances exist which justify the grant of planning permission.

2. The test to obtain funding is completely different to the test to justify the grant of planning permission. Green belt policy has not been considered by the applicant and the application should be rejected on the basis of inappropriate development.

3. Misleading educational justification that all 16-18 year olds must stay in education.  Not accurate, they must stay in education, training or employment (with training).  It is not appropriate to base justification for development on incorrect statements.

4. Inadequate pre-application consultation:  The initial planning application did not consult adequately with neighbours.  Due to the major changes of the planning application, the revised application should have been re-publicised by Trafford Council with a minimum 21 day period and all consultees should have been re-notified as is required in these circumstances in line with planning requirements. This was not the case as only a 10 day period was given. Any decision made without the proper consultation procedures being followed can be potentially open to legal challenge.


The Residents group spokesperson has also sought the Councils view on the following traffic regulatory suggestions which might improve the existing situation along Green Lane and Kenmore Drive:


1. The provision of a "no waiting cross hatched box" at the top of Kenmore Drive / Green Lane to allow residents from Kenmore Drive to be able to turn right at peak times


2. The provision of white lines across the dropped kerbs opposite the driveways of residents on Green Lane. 

3. Any solutions to control non-resident parking on Kenmore Drive during school times

4. Any potential to increase student parking provision on site.


This issue will be considered by officers in conjunction with the Local Highways Authority and shall be reported on in the additional information report.


A further 5 no. additional letters of objection have been received at the time of writing, following amended plans.  These mainly echoed the points raised above, although the additional planning related points contained within those letters of objection are summarised below:

1. No consideration of pavements in the traffic report.  They are very narrow and one resident has been struck by a car whilst on a pavement.  If it were a bus this could be very serious.  The buses travel very quickly along Green Lane.

2. Cyclists also ride on the narrow pavements and with College pupils messing about this will only become more dangerous as numbers increase.

3. Verbal abuse and anti-social behaviour will only get worse.


4. Students stand and smoke on driveways.  An increase in pupils will only make the situation worse for elderly residents.


5. Additional noise of additional traffic.

6. The building even at 3 storeys will still stand taller than all but the very tallest trees in the area.


7. Serious traffic congestion issues that exist now, let alone those that arise are not addressed. Photographs have been submitted demonstrating “traffic chaos” which exists at school leaving time.


8. Although buses are scheduled to arrive at staggered times they already more than fill the lay-by and 3 buses park illegally on Delahays Road across a cycle lane and opposite a double white [yellow?] line


9. Loss of light, privacy and overbearing still


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


Green Belt Considerations


1. National guidance in respect of development within the Green Belt and the policies and proposals of the Revised Unitary Development Plan are designed to protect the openness of the area, to prevent the reasons why the area is designated as Green Belt from being compromised and to guard against inappropriate development.  

2. Paragraph 3.2 of PPG2: Green Belt states that :


“Inappropriate development is, by definition, harmful to the Green Belt. It is for the applicant to show why permission should be granted. 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. In view of the presumption against inappropriate development, the Secretary of State will attach substantial weight to the harm to the Green Belt when considering any planning application or appeal concerning such development.”


3. School buildings are inappropriate development within the Green belt and as such, there is a presumption against further development in this location.  Furthermore, the erection of the proposed extension will inevitably have an impact on the openness of the Green Belt within which it is located.  This impact derives from the siting of the   three-storey sixth form extension in front of a two-storey college in this location.  By projecting up to 18.5m in front of the existing college with a width of up to 50m, and introducing a building, the main bulk of which is almost 3m higher than the existing college, the building will serve to reduce the open aspect currently visible over the existing buildings and through to the skyline of the farmland beyond, particularly when viewed from Green Lane.


4. It is therefore necessary to consider whether any very special circumstances exist to override the normal presumption against development of this type and to overcome the related impact on the openness of the Green Belt.

5. The applicant has submitted an education statement, which is summarised below and which includes evidence considered to represent very special circumstances acceptable to the Local Planning Authority:

The need for sixth form college provision at Altrincham College of Arts


6. The College has confirmed that in order to secure the £5.35m funding from the Learning Skills Council (LSC) for the development of a sixth form centre on this site, clear and indisputable evidence of the need for additional 16-19 pupils at a specific location - Altrincham College of Arts – was required.  The College say they were able to demonstrate that in readiness for Government legislation [Education and Skills Act 2008] requiring that all pupils remain in full time education [or training] up to the age of 17 by 2013 and 18 by 2015, there is a need for the sixth form centre at Altrincham College of Arts.  This is further supported by detailed analysis of demographic indicators showing an increasing student population in the Altrincham area alongside a demand for, and lack of, the specific 16-19 courses which Altrincham College of Arts will offer.  

7. The College has submitted evidence from LSC Employment projections for 2007-2017 which predict an 18% growth in jobs in the creative/digital/new media industries for Greater Manchester (augmented by the relocation of the BBC to Media City), compared with a 7% growth across the UK.  The College will provide courses which will be directly relevant to these industries.

8. The College confirm they became a Foundation School in December 2008 and have introduced new admission arrangements for the 2010 admission year which will give priority to pupils who reside in Trafford postcode M33 in addition to WA14 and WA15.  They argue that this will lead to a highly significant increase in the number of pupils on roll who reside in Trafford.  They confirm that all 167 places allocated in the first round offer for 2010 have now been allocated to Trafford residents.


9. Furthermore, they will seek improved retention and success rates at 16-19 through a continuation and development of strong pastoral and academic support systems which are already in place pre-16, and they state that the proposals will support the Government attainment target of 70% of young people achieving Level 3 qualifications.  Evidence has been provided which demonstrates an increasing number of College of Arts’ leavers wishing to stay in full time education – 87% in 2009 compared with 83% in 2008 and 71% in 2007.  They reveal that the majority of those learners prefer to follow vocational routes, as opposed to an academic route and in order to access their preferred courses a significant percentage of students have to travel to a post-16 provider more than 4/5 miles away from the College of Arts, outside the Borough.  Figures submitted by the applicant confirm that 39% of students remaining in education, were enrolled on courses outside Trafford in 2008 (38% in 2007) in order that they could access specific courses (vocational and academic).  The college presents evidence of a very strong student preference to remain within Trafford for further 16-19 study.  It is the belief of the applicant that this new sixth form college will reverse the trend of distant travel outside the Borough for specific courses. 

10. To achieve this trend reversal, the college is committed to providing a range of specialised Diploma and Vocational 14-19 courses which a number of former pupils must currently travel some distance outside the Borough to continue on post-16.  It is also proposed to work in collaboration with various partners, including Blessed Thomas Holford school in Altrincham, who have also benefited from LSC funding to provide a sixth form college, in order to provide a range of courses and training opportunities.  The specific courses offered by Altrincham College of Arts would have an emphasis on Creative Arts, Performing Arts and Media courses, linking to the existing specialism and student demand.


11. It is argued that the provision of a sixth form college on site at Altrincham College of Arts would assist in reducing the number of students who subsequently drop out from further education.  The applicant cites analysis of a correlation between those students who must travel significant distances out of the area to join a sixth form with no transition activity or links and the subsequent numbers of students becoming NEET (Not in Education, Employment of Training) at age 17, i.e. enrolling on, but not completing Level 3 courses.  The Feb 2008 OFSTED report described teaching and learning throughout Altrincham College of Arts as outstanding and that “excellent teaching and an emphasis on encouraging students to believe in themselves result in outstanding academic progress across the school.”  It is clear that providing this transition through to 16-19 teaching and learning would be beneficial to the education of the student’s post-16, and assist in reducing the NEET figures for Trafford students at age 17. 

12. In light of the information detailed above, it is considered that there is a strong educational case for a sixth form provision at Altrincham College of Arts.

The need for 200 Student places 


13. The applicant argues that the proposed sixth form college is relatively small and would cater for approximately 52% of students remaining on roll with approximately 15 spaces available for students from other schools.  Given the expression that over 95% of existing Altrincham College of Arts students have a desire to remain in the proposed sixth form, there is some concern that the provision would not be sufficient to meet the identified need of the college.  On the flip-side, this demonstrates that the provision of only 100 places per sixth form year group appears to be less than what might be needed and could thus be justified.  It is considered that in this location and at this time, the provision of 200 additional pupils on this site currently represents the maximum that the site could justifiably accommodate.

14. As discussed above, and in recognition of the Government requirement that by 2015 100% of existing school pupils should remain in education [or training] until 18, accommodation for 16-19 education will have to be provided somewhere in the Borough for students living within the Borough.  The Learning Skills Council (LSC) has considered a substantial number of applications for grant funding and Altrincham College of Arts is one of only 4 no. successful bids countrywide.  It is considered that this funding, and by association, the proposed sixth form college, has already been considered carefully [by the LSC] and the provision will assist Trafford in providing sufficient educational accommodation for its student residents.  A need for such provision has been demonstrated by the applicant and in light of the short Government timescales to implement their post-16 educational commitment, it is essential that sixth form provision offering the range of courses and training envisaged by the Government is provided within the Borough.  

15. Effectively, to ensure 100% of pupils remain in education or training until 18 years of age, sufficient post-16 facilities will have to be provided throughout the country.  200 no. spaces will not provide for 100% of the pupils coming up to leaving age each year from Altrincham College of Arts (167 no. pupils have enrolled for admission to the school in September 2010).  Nonetheless, it is considered that some of the pupils leaving will wish to continue their education elsewhere or in a more practical context, such as in apprenticeships.  As such, 100 places per year group is considered acceptable in principle to serve the emerging post-16 student population of the Borough, and the arguments for the need for 200 no. places are accepted by the Local Planning Authority.

A sequential approach to siting of new accommodation

16. The applicant has stated that there is no spare capacity within the existing accommodation, given that net capacity of the school is 830 and currently 820 pupils are on the roll, with an anticipated rise to 830 in September 2010.  Furthermore, the applicant reveals that limitations on circulation space have made it impossible to consider post-16 accommodation within the current envelope of the building.  This evidence is accepted by officers.

17. The applicant had early pre-application meetings with the Local Planning Authority where 4 no. possible options for the siting of a sixth form centre within the site were discussed.  Each option has been considered and the applicant has summarised why each of those alternative options were not considered suitable, these are summarised below:


a. Option A. Selected Site.


i. Prime site


ii. High profile new build


iii. Easy access


iv. Potential atrium interface with existing college


v. Low conflict with neighbours


vi. Possible traffic pollution


vii. Alterations to ‘drop off’ point inevitable


Additional officer comments:  Preferred option. Concerns over traffic and impact on Green Belt and neighbours on Green Lane/Kenmore Drive.

b. Option B. Rotunda building, north of selected site, closer to Green Lane


i. High profile position


ii. Insufficient footprint though possible link to smaller site at A


iii. Interface with existing landscape


iv. High risk conflict with neighbours


v. Possible traffic pollution


Additional officer comments: Loss of mature trees.  Small footprint would lead to higher building.  Too close to Green Lane. Green Belt concerns. Access to parking and north of site issues.


c. Option C. Within existing car park to north of site

i. No interface with existing college


ii. Easy vehicular access


iii. Low profile position


iv. Reduction in existing parking


v. Possible conflict with neighbours


Additional officer comments: Green Belt concerns.  Significant loss of parking, would have to accommodate elsewhere – problematic.  Access disruptions.


d. Option D. To the west (rear) of the site on existing playing fields


i. Potentially largest footprint


ii. Low conflict with neighbours


iii. Very low profile


iv. Poor access for the public


v. Reduces playing field area


vi. Poor interface with existing college


vii. Sensitive Green Belt area.


Additional officer comments: Loss of protected open space and playing fields.  Poor interface.


18. It is considered that the applicant has demonstrated that alternative layouts were considered in drawing up the proposals but that option A (the scheme before the Committee) represents the optimum solution in terms of the operation of the proposed sixth form centre and the existing school and in terms of its related impact.

19. The applicant has indicated that Altrincham College of Arts was one of only 4 no. successful bids for LSC funding in the country and the 100% capital grant support of £5.35m is specific to the Altrincham College of Arts site.   As such, alternative sites outside of the existing College site would not benefit from this specific funding. 

Justification for size of sixth form college

20. The applicant reveals that the LSC calculates funding on a national formula of 8m2 per student with an additional 450 m2 circulation space (200 pupils places x 8m2 + 450m2 = 2050 m2).  As such, the floorspace provided is actually less than the national ‘per pupil’ floorspace formula applied.  It is considered that the floorspace for 200 pupils provided is acceptable in principle and does not represent an excess in terms of accommodation.

Green Belt Summary


21.  It is acknowledged that the provision of the new sixth form facility is inappropriate development in the Green Belt.  Nonetheless, it is accepted that the demonstrated need and the educational justification for the development do represent very special circumstances in this case and serve to override the demonstrated harm to the Green Belt in terms of the impact on openness.  The proposals would bring significant educational benefits for the emerging student community of South Trafford.  

22. Thus, the proposal is considered to be acceptable in principle in terms of Green Belt policy.

Protected Open Space considerations


23. A sizeable section of the site comprises sports/recreational grounds, which is indicated on the Revised Unitary Development Plan as Protected Open Space.  However, the proposed 3 no. storey sixth form college extension and associated parking will not be situated on this protected open land.  Therefore, it is not considered necessary that the buildings should be considered against Proposal OSR5 – Protected Open Space of the Revised Unitary Development Plan.


24. Thus, the proposal is considered to be acceptable in principle in terms of its impact on the protected open space.

DESIGN CONSIDERATIONS OF THE EXTENSION

25. Policy Context - Planning Policy Statement 1, Delivering Sustainable Development, paragraph 34, states that “Good design should contribute positively to making places better for people. Design which is inappropriate within its context, or which fails to take the opportunities available for improving the character and quality of an area and the way it functions, should not be accepted.” Paragraph 38, states that “Design policies should avoid unnecessary prescription or detail and should concentrate on guiding the overall scale, density, massing, height, landscape, layout and access of new development in relation to neighbouring buildings and the local area more generally. Local planning authorities should not attempt to impose architectural styles or particular tastes and they should not stifle innovation, originality or initiative through unsubstantiated requirements to conform to certain development forms or styles. It is, however, proper to seek to promote or reinforce local distinctiveness particularly where this is supported by clear plan policies or supplementary planning documents on design.”  


26. Proposal D1 of the Revised Trafford Unitary Development Plan states that “The Council will seek to ensure that all new developments are of a high standard of design and layout” and will grant planning permission for proposals that “are compatible with the character of the surrounding area” and “do not adversely affect the street scene by reason of scale, height, layout, elevational treatment or materials used”.


27. It is recognised that the surrounding residential area to the south is relatively homogeneous in character with a mixture of early / mid twentieth century brick and tile two storey houses and that the main existing school buildings are of a similar, traditional character. However, PPS1 warns that local planning authorities should not attempt to impose particular architectural styles and it is not considered that the character of the area should be frozen in time by requiring that all future development is built in a traditional style. The proposed building is a new separate educational facility rather than being an extension to the school or a residential development. The relevant question is whether the proposed development represents good design that has taken into account the character of the surrounding area.  In relation to the amended scheme, it is considered that the surrounding urban context has been taken into account in the design of the proposed development, and although there are some concerns in relation to layout and scale (discussed below), overall it is considered that the proposed building would represent an innovative, creative design solution, which has been produced specifically for this site and that this facility represents a positive feature.

Layout and Scale


28. Currently, the main 2 no. storey classroom building fronting Green Lane is set back a distance of 30.8m from back of pavement on Green Lane at the nearest point.  The sixth form extension will reduce the distance from the College of Arts buildings to back of pavement on Green Lane to 15.2m at the nearest point (not including access ramp or arced first floor feature).  As a result of this projection, there has been an associated reduction in the width of one of the “drop-off” lanes for buses directly affront the school.  This has been reduced from 6m (approx.) width to 3.6m (approx.).  In comparison, the 2 no. storey properties due south of the application site on Green Lane are set 8m (approx.) from back of pavement on Green Lane.


29. Effectively, the front building line of the proposed sixth form extension will be set back from the back of pavement a similar distance to the existing rear building line of the residential properties on Green Lane.   The height of the existing residential properties on Green Lane is 8m (approx.) and the height of the proposed sixth form extension will be 10.8m (approx.) (not including raised section over drama studio) which represents an increase in height of less than 3m over and above the existing 2 no. storey college buildings. 

30. As discussed above, the three storey extension will impact upon the openness of the Green Belt and will also have an impact on the street scene along Green Lane, due to the forward projection and increased height.  Nonetheless, the amended plans have sought to redress the significant imbalance of the original scheme for a 4 no. storey building by reducing the scale to a 3 no. storey building and lowering the internal floor levels and parapet wall to create an overall reduction of in excess of 3m in height from the original scheme.  The extension is now considered less incongruous within the street scene.  Furthermore, the 7.2m (min.) set back of the extension from the front building line of residential properties on Green Lane lessens the impact from the increased height.  Equally, the approximate distance between the extension and the adjacent residential dwellings of 14m (16.6m to 2 storey elements) is considered sufficient to accommodate the height increase of less than 3m above the residential dwellings without appearing starkly out of context.  It is considered that a refusal of this scheme on grounds of scale and footprint would be difficult to sustain in light of the educational benefits of this scheme discussed above. 

External Appearance 


31. The proposed extension in its amended form provides a more interesting front façade to the existing rather bland arrangement.  Furthermore, it is considered to be a significant improvement over the originally submitted scheme.  The amalgamation of a cuboidal base structure with recessed elements and projecting arced, angular shiny copper feature serve to provide interest to the building and will befit its role as a new specialist Arts College building.  The palette of materials submitted by the applicant is considered to combine modern elements (light cladding panels and shiny copper sheets) with more traditional timber cladding in a successful manner, although there is still some concern over the use of the grey cladding panels, and this detail could be addressed by way of condition.  

32. The rooftop planters will serve to soften the clean lines and will respond well to the Green Belt setting.


IMPACT ON RESIDENTIAL AMENITY


Privacy


33. The Councils Planning Guidelines New Residential Development provides guideline figures to protect against loss of residential amenity.  In terms of overlooking between main habitable room windows, a minimum distance of 27m should be retained across private gardens between habitable windows from 1st floor windows of a new development.  Furthermore, a minimum distance of 10.5m from first floor windows to the common boundary with the private garden area of a neighbour should be retained to avoid loss of privacy to those private garden areas.  


34. The proposed sixth form college is located a minimum distance of 60m from the rear elevation of the properties on Kenmore Drive.  Furthermore, there are no proposed windows at second floor level on the south facing side elevation and the distance from the proposed windows at first floor level on that side elevation are located a minimum of 17m from the rear garden boundaries with those properties (taken at a slightly splayed angle).  This is greater than the minimum guideline distances to avoid overlooking and loss of privacy.  In addition, there is heavy and mature landscaping along the common boundary (some evergreen, some deciduous) with those properties to the south, although it is acknowledged that the overwhelming majority of the planting lies within the gardens of those properties on Kenmore Drive and not within the school itself.  Nonetheless, it is considered that given the siting and scale of the proposed extension (including siting of windows) there will be no undue harm to the residential amenity of the neighbours on Kenmore Drive from this development in terms of overlooking, loss of privacy or loss of sunlight.


35. Furthermore, the property at number 108 Green Lane (adjacent to the school) has a rear garden, the boundary of which will be a minimum of 13m away from the proposed extension at the nearest point.  Given that there are no proposed windows at second floor level on the south facing side elevation of the proposed extension, the 10.5m minimum guideline distance identified above to avoid loss of privacy is easily met.  Nonetheless, due to the nature of the use and in light of the College’s commitment to provide obscure glazing, a condition requiring obscure glazing on those south facing windows within the proposed extension should be attached to any permission. 

36. The distance from the proposed extension to the boundary with Delahays farm to the north is in excess of 37m and as such there are no residential amenity concerns to the north.


37. Equally, on the opposite side of Green Lane lies a garden centre and there are therefore no residential amenity impacts to the front of the site. 

Noise and disturbance


38. The new vehicular access and parking spaces are proposed in close proximity to the rear gardens of the houses on Kenmore Drive. Effectively, the parking will be up to the boundary with those properties and the access drive will be 7m from the boundary with the rear garden of 108 Green Lane and 12m from the rear garden boundaries of properties on Kenmore Drive.  Clearly, this is proximate to residential properties and is not ideal.  However, it is considered that the introduction of an acoustic fence, details of which should be agreed by the Local Planning Authority, will serve to reduce any noise from vehicular activity and the associated noise of driver/passenger activity in and around the vehicles.  Furthermore, the mature foliage screening will provide a visual screen and serve to partly reduce any noise issues particularly during spring, summer and autumn terms.  Nonetheless, the issue was discussed with the College of Arts and it was considered that a condition requiring that this area of parking was not used outside of the normal college hours of 07:30 hours to 17:30 hours inclusive on Mondays to Fridays would present an agreeable solution to the College and one that would serve to abate the potential problem of increased activity at un-neighbourly hours.  The condition would have to be worded to ensure that a motor vehicle gate was locked outside of the above hours in order that people could still utilise the cycle parking and student entrance to the building outside of normal hours as required.  This is the existing situation.


39. Furthermore, the amended plans have located staff parking to the new (southern) parking area as it is considered that there will be less activity and potential disturbance associated with staff parking when compared with student parking.  


40. It appears that there is currently activity around the southern boundary of the site, consisting of delivery vehicle activity, cyclists arriving and locking their bicycles and students congregating outside the existing student entrance on the southern elevation of the existing college.  The new sixth form college entrance will be located on the front (east) elevation so the numbers of students congregating around the existing southern entrance shouldn’t significantly increase.

41. The proposed extension will not encroach on the gardens of properties on Kenmore Drive when compared with the existing school.  Nonetheless, it is accepted that if the windows are wide open, an increase in noise from the classrooms might be notable from the properties on Green Lane and to a lesser extent from Kenmore Drive.  A condition requiring windows of restricted opening on the south side elevation could assist in reducing any additional noise issues.  In any event, and in light of the comments of the Environmental Protection (Pollution and Licensing) team it is considered that any increase in noise and disturbance from the proposed new sixth form extension will not be so undue as to warrant a refusal of this application on those grounds.


42. Should the applicant intend to introduce either a fume extraction system or equipment likely to generate either noise or odour, then a condition requiring the submission of details showing how they will be acceptable to the Local Planning Authority should be attached to any planning permission.  No such equipment is proposed at this stage.

43. The applicant has indicated that the only rooms in the new sixth form extension which would be used for evening classes are the Art and Textile rooms on the first floor.  These rooms are located centrally and to the north of the proposed extension and as such are in excess of 33m away from the nearest residential property (108 Green Lane).  Furthermore, the windows serving these rooms are located on the front elevation of the school.  Thus the impact on the residential amenity of the neighbouring residents is considered to be negligible.  The applicant has stated that evening classes would normally finish at 9:00pm.  As such, a condition restricting the evening classes to the Art and Textile rooms on first floor level and only until the specified hour of 9:00pm should be attached to any permission.

44. As discussed above, it is considered that there will be some impact on the occupiers of the dwellings adjacent to the south of the site in terms of additional noise from vehicles coming and going, car doors slamming, voices in the car park etc, particularly as the applicant is proposing some evening classes within the sixth-form centre until the hour of 9.00pm.  It is considered that it would be reasonable to expect some use of the centre up to 9.00pm for normal, after school activities.  However, the applicant has confirmed that any evening parking will take place solely to the north of the site within the existing car park away from the residential properties to the south.  As discussed above, a condition ensuring that the car park to the south is not used outside the normal college hours would ensure that there is no vehicular activity to the south of the site in the evenings or at weekends.  

45. There would be some additional general impact on residential properties in the surrounding area in terms of the intensification of the use. Objectors have referred to likely problems of additional noise and disturbance, litter, bad language and rowdy behaviour. However, it is considered that there is no reason to believe that the additional pupils generated by the proposed sixth form centre would create any specific problems that are not likely to be encountered in the vicinity of any school within a residential area. There would also be some limited additional impact on surrounding residential properties due to the further traffic that would be generated by the proposed use, which would have to access the site along Green Lanes.  However, it is considered that the benefits of providing 30 no. additional off-street parking spaces may ameliorate such problems by reducing the existing on-street parking problem on Green Lane and Kenmore Drive. It is therefore considered that the level of impact on residential amenity for the occupiers of surrounding properties would not be so great as to justify refusal of the application.  

IMPACT ON LANDSCAPING

46. The loss of the area of green space and 5 no. trees to the front of the site is regrettable.  However, this small area of open space was under utilised.  It is considered that replacement and additional tree planting could be accommodated to the front of the school once an amended bus service area/drop-off layout is received by way of condition (see below and comments of the LHA) and within the site to the rear of the college buildings and a landscaping condition will seek additional trees to mitigate the impact from the development.

TRAFFIC GENERATION AND HIGHWAY SAFETY


Transport Assessment and TRICS data


47. Inconsistencies and concern were expressed by neighbours in relation to the Transport Assessment submitted by the applicant.   However, it is noted that the independent TRICS system identified provides data on a range of land uses across the UK and has been used by the Transportation Consultant to glean trip generation data for schools and colleges.  The Council accepts this as a representative data source for providing trip generation data.  Unfortunately 15-20 minute segments are not available within the TRICS system, only full hour data.  In this case the trips are more likely to be concentrated around the school pick up/drop off times within the full hours.  Observations generally at schools across the Borough demonstrate that there is a 15-20 minute window of increased traffic flow in the am and pm peaks.  


48. However, whilst there is the potential for these trips to be experienced in a shorter period of time, it is noted that the existing college modal split derived from the schools existing travel plan states that 69% of students travel by bus to the existing school.  Although there is the potential for students of the sixth form college to choose to drive to school, it is felt that the existing student modal split indicates that travel patterns are already in place and there will be a relatively low level of students that will choose to amend this pattern.  


49. It is recognised that it is difficult to draw exact parallels with other similar educational facilities as the situations are likely to vary in terms of the sustainability of the location, public transport services and catchment areas. Nevertheless, in this case, the site is within walking distance of bus stops on Green Lane, Thorley Lane and Wood Lane and the applicant has stated that the majority of the pupils are likely to come from the existing school and/or from the WA15, WA14 and M33 postcode catchment areas within Trafford, meaning that opportunities for walking and cycling would be greater than in respect of some other sixth form facilities.  It is therefore not anticipated that the number of pupils arriving by car is likely to be significantly greater than that suggested in the applicant’s Transport Assessment. It is recognised that parking on some roads in the area is already heavy during the school day but it is not considered that the proposals will significantly add to this situation and it is anticipated that the continued work through an updated travel plan will encourage alternative modes of travel to the car.  

50. The LHA raised concerns with the applicant over the assumption that 50% of students would car share and that the number of students driving would be constrained by the number of parking spaces within the site.  However, on balance the LHA believe that there will be a relatively low level of students that will choose to amend their existing travel pattern and as such, this assumption is accepted.

51. The LHA appreciates the concerns raised by residents of Kenmore Drive in respect of egress issues at peak times on the network. However it is the LHA's view that the geometry of the road layout and its close proximity to the junction of Green Lane/Thorley Lane junction is the main cause of the issue.  Site observations have demonstrated that it only takes two vehicles to wait at the stop line of Green Lane/Thorley Lane junction before access from Kenmore Drive is restricted.  Nonetheless, it is considered that this occurs regularly at peak times anyway and it is not felt that the proposals would exacerbate this.

52. The junction modelling that was submitted has demonstrated that the there is adequate capacity at the junction of Green Lane and Thorley Lane.  The surveys are considered to be robust and the modal shift data provided indicates that travel patterns are already in place and there will be a relatively low level of students that will choose to amend this pattern.


School drop-off/pick up area and buses


53. During the course of the application, the LHA also requested clarification on the bus turning circles as it was noted that only one bus turning circle was provided.  The applicant has confirmed that the buses that utilise the outer lay-by continue north on Green Lane and do not attempt to undertake a turn towards Thorley Lane.  This is considered to be acceptable, although to ensure this remains the case, details of bus/coach access and aggress from the site will be covered in a bus service management plan which should be attached to any planning permission.


54. Neighbours expressed concern that passengers will be dropped off in the centre of the highway within the bus/coach drop-off/pick-up area.  However, the applicant was asked to clarify this previously and they stated that the lane showing cars on the original site plan was not to be used for dropping off passengers.  However, to ensure this is not used for dropping off passengers a revised layout for the drop-off/pick-up area will be required by way of condition in order that the outer lane is narrowed so that it is just accessible for buses and that the excess width is gifted to the central island to provide an even safer waiting area for students.  Additional tree planting could also be incorporated here to soften the frontage, subject to safety and visibility requirements.  Although the servicing arrangements are currently inadequate, it is envisaged that improvements to the bus services layout/drop-off area which would be acceptable to both the LHA and GMPTE are achievable and could and should be secured through the imposition of a condition requiring revisions to this layout. 

55. Residents have also raised concerns about coaches parking on the roads outside the site. In this context, the applicant has confirmed that they would welcome a condition requiring a Bus/Coach Management plan which would stagger the buses/coaches arriving on site and ensure that buses/coaches are not waiting on Green Lane to the detriment of the amenity of the neighbouring occupiers.  This would need to be implemented, monitored and updated in a similar manner to a Travel Plan and should therefore be in place on a permanent basis.

56. Additionally, the applicant has confirmed that there will be no additional buses/coaches serving the site above the existing provision and as such argue that there will be no net increase in impact from buses/coaches.  The GMPTE (in an email dated 22/03/10) has confirmed that the additional students should be able to be accommodated within the existing provision and feel that if there were additional buses this could be effectively managed through a Bus/Coach Management Plan.  This view is also supported by the LHA.

57. It is considered that the proposed central island is a like for like proposal, with children exiting onto either a footway or a central island from the school buses which is clearly safer than being dropped off in the centre of the highway. 

Parking Provision

58. The existing secondary school required the provision of 5 visitor parking spaces, 53 spaces for teachers, and 14 spaces for non-teaching staff - a total of 72 car parking spaces to meet the Councils car parking standards.  There are currently 66 car parking spaces available within the site, 91% of the required standard.  However, it must be noted that the Councils standards are maximum standards and that this use has previously been approved.


59. To meet the car parking standards for the proposed sixth form extension the provision of 30 car parking spaces are required, based on standards of 1 car parking space per 10 students, 1 car parking space per member of teaching staff and 1 car parking space per 3 non teaching staff.  The proposals include the provision of 30 new car parking spaces within the site which meets the car parking standards for the proposed facility and it is difficult therefore to argue that there will be increased on-street parking as a result of the proposals.

60. Furthermore, the applicant has now demonstrated that the cycle storage provision will be increased to secure facilities for 112 cycles which would meet the standards for pupils in the entire College, including the new sixth form.

61. In conclusion, subject to the required amendments and additional information in relation to the parking layout and servicing arrangements, it is considered that the proposed development is acceptable in terms of highway safety. The proposed development will generate some additional traffic and some additional parking demand but the proposed additional parking provision on site will help to address general parking issues at the site and it is not considered that the proposals will significantly add to congestion and parking problems in the vicinity of the site. It is also considered that the impact of additional traffic will be ameliorated to some extent by the requirement for the submission and implementation of an updated Travel Plan.

ARBORICULTURAL SURVEY

62. An arboricultural survey was submitted with the application which identifies the 5 no. trees to be removed as a result of the application (Goat Willow, Silver Birch and 3 no. Ash trees).  All 5 no. are categorised as young, of good condition and between 5m and 8m tall.  It is argued that mitigation for the loss of the trees can be adequately provided in the form of replacement planting and the survey recommends that the replacement trees should include species of varied ultimate size and height, incorporating where possible the larger tree species with the potential to provide benefit beyond their immediate environment and to a more diverse range of ecology (e.g. oak, lime, beech, ash etc…).  These findings are accepted and both replacement and additional trees should be secured on site.


FLOOD RISK ASSESSMENT


63. A flood risk assessment was submitted with the application.  Although a small area of the site to the northern corner lies within a flood risk zone 2, this area is well in excess of 100m away from, and is at a lower level to, the proposed extension.  As such, the assessment notes that the risk of flooding to the building development is minimal.  Therefore, no special flood precautions are proposed. 

FINANCIAL CONTRIBUTIONS TO PUBLIC TRANSPORT AND HIGHWAY INFRASTRUCTURE IMPROVEMENTS


64. The Council’s approved Supplementary Planning Document, “Developer Contributions to Highway and Public Transport Schemes” states that contributions will be required for community and education buildings above a threshold of over 2500 square metres gross internal floor space. The applicant has confirmed that the gross internal floor space would be 2013 square metres and as such a contribution would therefore not be required on this basis.  Nonetheless, the Local Highways Authority have indicated that Traffic Regulation orders at the junction of Green Lane and Thorley Lane may be beneficial to the scheme and it is considered that a contribution of £2,500 to facilitate these works should be a requirement of any permission.  As such, the contribution will need to be secured through a Section 106 Agreement.  A financial contribution figure of £2,500 for highway infrastructure improvements has been agreed with the applicant. 

CONCLUSION

65.
In conclusion, it is acknowledged that the proposed development represents inappropriate development within, and will impact upon the openness of, the Green Belt.  Furthermore, it will have an impact on the immediate area, in particular due to the introduction of a three storey building of distinctive design, the loss of a degree of the existing open aspect across the playing fields and farmland, the loss of some young trees and the additional noise, activity and traffic generation associated with the proposed use. However, it is considered that the applicant has demonstrated very special circumstances which override the demonstrable harm to the Green Belt.  It is also felt that the proposed development is of a high design quality that would add interest and variety to the street scene, whilst the proposed setback would minimise the impact from the increased height of the building.  It is also considered that the impact of additional traffic is likely to be ameliorated to some extent by the provision of additional parking spaces for the existing school, by the introduction of an updated Travel Plan, a Bus/Coach Management Plan, a condition requiring improvements to the existing drop-off/pick-up area within the site and by financial contributions that will be put towards highway improvements at the junction of Green Lane and Thorley Lane.  As such, it is considered that, subject to appropriate conditions, any potential impacts in terms of visual amenity, residential amenity or additional traffic generation and general activity in the immediate vicinity of the site would not be so detrimental as to justify refusal of the application. In addition, the proposed facility will provide significant benefits for existing and future pupils of Altrincham College of Arts and for the wider community through enhanced choice in terms of sixth form provision in the local area. It is therefore considered that planning permission should be granted subject to a Section 106 Agreement and subject to conditions.


REFERRAL TO THE SECRETARY OF STATE

66.
The 3 no. storey sixth form college extension constitutes inappropriate development within the Green Belt, where the floor space to be created will exceed 1000 sq.m, and where, by reason of its scale and location would have a significant impact on the openness of the Green Belt.  For these reasons it is subject to the Town and Country Planning (Consultation) (England) Direction 2009 and therefore the Committee is only empowered to make a recommendation on the proposal which must then be referred to the Secretary of State for him to determine whether or not to call it in for a decision. 


RECOMMENDATION: MINDED TO GRANT

A.  That the Council is minded to grant planning permission for the development and that the application now be notified to the Department for Communities and Local Government as Green Belt Development, consisting of a building where the floor space to be created by the development is 1000 sq.m or more, in accordance with the requirements of the Town and Country Planning (Consultation) (England) Direction 2009, which is currently in force.


B. That should the Secretary of State decide not to intervene, that the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement(s) to secure the following:-


· a financial contribution of £2,500.00 towards Highway improvements at the junction of Thorley Lane and Green Lane

C. That upon satisfactory completion of the above legal agreement, planning permission be GRANTED subject to the following standard conditions and reasons:-


1. Standard condition

2. List of approved plans


3. Materials to be submitted

4. Notwithstanding the provisions of the Town and Country Planning (Use Classes) Order 1987 or any order revoking and re-enacting that order, with or without modification, the building hereby permitted shall be used as a sixth form centre (including uses ancillary to the main sixth form use) and for no other purpose within Class D1 of the Use Classes Order unless a further planning permission is granted.

5. Restriction on level of evening class use to the Art and Textile classrooms at first floor level only with classes finishing no later than 21:00 on any day, stating that such use shall be only ancillary to the main sixth form use, unless otherwise approved in writing by the Local Planning Authority.

6. The use of the building hereby permitted as a sixth form centre shall not take place outside the hours of 07:00 to 21:00 on any day and the site shall not be open to pupils or students outside these hours.

7. Landscaping Condition (including additional tree planting)

8. Provision of Access and Parking condition


9. Retention of Access and Parking condition

10. Notwithstanding the plans hereby approved, an amended bus service lay-by and drop-off arrangement to be submitted and approved prior to any commencement of development.  Work shall be carried out in accordance with the approved amended details.

11. Bus/Coach Management Plan


12. Obscure glazing and restricted opening of windows on south facing side elevation.

13. No use of the flat roof areas to be used except for maintenance purposes and no railings, walls or parapets to be installed atop the extension unless permission has been sought and granted by the LPA.

14. Notwithstanding the submitted plans and prior to the commencement of development, details of the acoustic fence (size, type, material and finish) along the southern boundary to the site shall be submitted and approved in writing.  The approved fence should be erected prior to the first use of the new car parking area to the south of the school and retained thereafter in perpetuity.

15. Permeable Surfacing for hardstanding standard condition

16. Updated Travel Plan

17. Secure Cycle Parking standard condition (“Notwithstanding submitted details”)

18. Standard drainage (foul) condition


19. Notwithstanding the details submitted to date, no permission is hereby given for the recycle bin store in its current location. As such, and prior to the commencement of development, details of a revised location for the proposed recycling bin store within the site and details of the size, scale, design and materials of the proposed recycling bin store shall be submitted to and be approved in writing by the LPA.  The recycle bin store shall be sited in accordance with those approved details.


20. Due to the proposed height of the structure, the developer or crane operator should notify Manchester Airport Airfield Operations at least 1 month in advance of requiring erecting or using a crane or any tall construction equipment.  Should the apparatus not conflict with any aerodrome safeguarding criteria, it will then be issued with a Manchester Airport Crane Permit

Reason. To ensure that Manchester Airport’s obstacle limitation surfaces are protected and to ensure the safe operation of aircraft.


21. Closure of motor vehicle access gate to car parking area to south of school outside of the hours of 07:30 to 17:30 hours Monday to Friday, unless otherwise agreed in writing.

22. Contaminated Land Condition (CLC2)
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SITE

An existing secondary school over 3.2ha comprising the buildings and playing fields on the west side of Green Lane.  On the north and west boundaries of the site are the buildings and fields of Delaheys Farm and to the south are the Grove Park playing fields and residential properties on Kenmore Drive and fronting Green Lane.  Opposite, on the east side of Green Lane is the Wyevale Garden Centre.  The application site is within the Green Belt and an Area of Landscape Protection as defined in the Revised UDP.


The current school has buildings of either single storey or two stories.


Access to the site is from Green Lane, a relatively narrow cut-through road linking the main Thorley Lane and Wood Road.  There is an existing drop-off facility to the front of the college and parking for vehicles on the northern side of the school. 


PROPOSAL


The application before the Committee is in an amended form and is for the erection of a 3 no. storey sixth form extension to accommodate post-16 teaching facilities for 200 no. pupils.   The amended plans have reduced the proposed internal floorpace to 2,013 sq.m from 2,245 sq.m.  Additionally, the amended height is reduced to 10.8m (approx. – not including rooflight to drama studio) from 13.8m (approx.)

The extension will be located at the front of the school, and as such between, the existing 2 no. storey College of Arts buildings and Green Lane.  It would project a maximum of 18.5m (approx.) in front of the existing main 2 storey building facing Green Lane, and a maximum of 15.2m (approx.) in front of the existing single storey main entrance to the College of Arts, which is located immediately due north of the proposed extension and will remain in situ.  The sixth form extension will be sited predominantly on an existing grassed area of open space and would result in the removal of 5 no. existing semi-mature trees (including a silver birch tree).  It is proposed that these trees are replaced elsewhere within the site.

The submitted plans indicate that the distance from the College of Arts buildings to back of pavement on Green Lane would be reduced from 30.8m to 15.2m at the nearest point (not including access ramp or arced first floor feature).  As a result of this projection, there would be an associated reduction in the width of one of the “drop-off” lanes for buses directly in front of the school.  This has been reduced from 6m (approx.) width to 3.6m (approx.).

The 3 no. storey building would be cuboidal in its principal form with a small recessed section on the front elevation and a projecting arced, angular feature present at first floor level to the northern section of the front elevation.  Three principal materials are identified at this stage to be used on the front elevation: shiny copper, timber and cladding panels, along with windows of aluminium.  At ground floor level a covered ramp would provide access to the sixth form building and glass boxes are used below the projecting arced feature to provide additional light and security to the ground floor windows. 

The sixth form extension would comprise:


Ground Floor: a refectory and cafeteria within the atrium at ground floor level.  This level also provides toilet facilities, a Learning Resource Centre, Seminar rooms, ICT Business Centre, offices and other facilities.

First Floor: Science Lab, Textile/Fashion room, Art Studio, Seminar rooms, a bridge link across the atrium linking to the existing College building and ancillary accommodation.


Second Floor: Drama Studio (with raised roof section to accommodate lighting equipment and roof lights), Media Classrooms, Graphics room, Seminar room, Plant room and ancillary rooms.


A lift serves all floors and is accessed from within the atrium.


Solar Panels are proposed to be sited on the roof of the building although no details of their type or exact form have been forthcoming at this stage.


An additional 30 no. car parking spaces are proposed to the south (side) and west (rear) of the existing College buildings.  These would be accessed from a new, widened vehicular entrance to the south of the proposed sixth form extension, which is in turn accessed from the existing arrangement off Green Lane.  The new parking spaces to the south and west would be utilised by staff and new student parking would be located to the rear of the existing car parking area to the north of the site.

The amended site plan reveals that cycle provision would be increased from the existing 40 no. spaces to 112 no. spaces.  This is achieved through the provision of a new 40 no. space cycle store and an additional 16 no. open-air cycle stands which provide 32 no. spaces. 

REGIONAL SPATIAL STRATEGY FOR THE NORTH WEST

PRINCIPAL RELEVANT SPATIAL STRATEGY POLICIES


DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP4 – Make the best use of existing resources and infrastructure


DP5 – Manage travel demand; Reduce the need to travel and increase accessibility


RDF4 – Green Belts


L1 – Health, Sport, Recreation, Cultural and Education Services provision

REVISED TRAFFORD UDP

The Revised Trafford UDP was formally adopted on 19 June 2006. This, together with the Regional Spatial Strategy for the North West, now forms the Development Plan for the Borough of Trafford.


PROPOSALS MAP NOTATION 


C1 – Green Belt


C4 – Green Belt


OSR5 – Protected Open Space


ENV17 – Protection of Landscape Character


PRINCIPAL RELEVANT REVISED UDP POLICIES/ PROPOSALS


D1 – All New Development

D2 – Vehicle Parking

C4 – Green Belt

C5 – Development in the Green Belt

C7 – Extensions to Buildings


OSR5 – Protected Open Space


ENV14 – Tree and Hedgerow Protection


ENV16 – Tree Planting

ENV17 – Protection of Landscape Character 

T6 – Land Use in Relation to Transport and Movement


T9 – Private Funding of Development Related Highway and Public Transport Schemes


T11 – High Quality Public Transport Network Improvements


T17 – Providing for Pedestrians, Cyclists and the Disabled 


T18 – New Facilities for Cyclists


RELEVANT PLANNING HISTORY

Since permission was granted for the erection of the school in 1962, (7/1/3645), and permission was granted to the addition of land to form a larger school in 1971 (7/1/6274), there have been a considerable number of applications the most recent of which are as follows:


H/39351: Erection of two mobile classroom units to northern side of school: Approved with conditions: (16th September 1994).


H/42485: Construction of 4 tennis courts/netball courts and erection of associated 4m high fencing and construction of replacement high jump and long jump: Approved with conditions: (29th July 1996).


H/42934: Erection of a single storey classroom extension.  New fencing and alteration to existing access: Approved with conditions: (6th November 1996).


H/44054: Construction of a two lane bus lay-by at the front of the existing school: Approved with conditions (25th June 1997).


H/LPA/49722: Erection of extended front entrance and access ramp: Approved with conditions: (1st August 2000).


H/LPA/50907: Erection of a sports hall to west of existing school building: Approved with conditions: (12th June 2001).


H/LPA/51357: Erection of ground floor extension to form additional classroom and erection of access ramps: Approved with conditions: (17th May 2001)


H/LPA/51984: Conversion of existing stores into 2 no. classrooms and erection of a further 2 no. classroom blocks as an extension to the school: Approved with conditions: (6th September 2001)


H/55250: Installation of mezzanine floor to craft block to form additional floorspace together with external alterations including roof lift: Approved with conditions (10th March 2003).


H/LPA/63451: Erection of a single storey front extension including new entrance and ramp access.  Erection of a two storey side/rear extension to form additional classrooms and art studio.  Approved with conditions following referral to Government Office (23rd May 2006).


H/LPA/67409: Erection of a single storey flat roof extension to form an enclosed store. Approved with conditions following referral to Government Office (21st Dec 2007).


H/70850: Erection of a two storey classroom block. 


Approved with conditions (18th March 2009)


APPLICANT’S SUBMISSION 


The applicant has submitted several supporting documents including an Education Statement, a Transport Assessment, a Geological Assessment and a Design and Access statement.  The relevant parts of these are referred to where necessary in the observation section below.  The applicant has also submitted an executive summary they wish to be included in this report, which is recorded as follows:-  


Educational Need


· Trafford has secured 100% capital grant support of £5.3 million to fund 200 new 16-19 pupil places, specifically and exclusively at Altrincham College of Arts. The application for LSC funding was one of only four successful bids in England from over 100 applications. The LSC will only fund capital 16 – 19 projects where there is an indisputable need for additional post-16 places at a specific location i.e. Altrincham College of Arts.


· Altrincham College of Arts has worked in close collaboration with Blessed Thomas Holford School specifically, and with other local providers to secure Learning & Skills Council funding for a balanced provision of applied vocational and academic learning for the South Trafford area, matched to need. The strength of collaboration was a key aspect in both bids being successful.


· The Sixth Form Centre will support the Government target that all school pupils will remain in full time education or equivalent up to the age of 17 by 2013 and 18 by 2015. The Centre will also support local and national targets for closing the achievement gap and reducing the percentage of NEET’s (Not in Education, Employment or Training). 

· Demographic indices already show a significant increase in pupils aged 0-11 in the Altrincham and Sale area. In addition, the development by the BBC at Media City, Salford has already led to a further significant demand for primary and secondary school places in the Altrincham area. This ensures the sustainability of additional 16-19 places.


Site Appraisal –Building Massing


· An analysis of the existing school buildings shows that they are fully occupied, with the large majority of specialist and general classrooms occupied above the DCSF 90% maximum capacity. The school currently has a net capacity of 830 against a student roll of 820. In September 2010 the student roll will increase to 830


· The option of reconfiguring the existing school buildings to accommodate the new Post 16 provision was considered during the feasibility stage of the design process. Reconfiguration of the existing site was discounted due to the current high occupancy levels, for all the classroom spaces. 


· However, the Main Hall was seen as the one potential area where use can be shared between the school and Sixth Form by providing an enhanced performing arts facility 


· Analysis of the whole school site (shared with the planners in May 2009), shows that the optimum area for development is adjacent to the old modular concrete frame science block - providing a new improved frontage to the school, with a new sixth form entrance separate to the secondary school.


· Following concerns raised, the original applicant building has been reduced from four storeys to three, each storey height has been lowered by 150mm, and the parapet wall reduced by 800mm, to give an overall reduction in height of approximately three and a half metres.


· Neighbourhood concerns regarding the south elevation nearest Kenmore Drive have been addressed by removing the proposed roof garden, glazing all south facing windows in translucent glass with restricted openings, and ensuring any air intake louvers to the plant room are facing away from the housing.


· Following discussions with the planners, cladding materials to the building have been amended in favour of natural materials: copper sheeting and timber to create a more sympathetic building within the Green Belt area.


Traffic Management


· A meeting between our traffic consultant JMP and LHA has taken place, to address GMPTE, Highways and neighbourhood issues.


· Car parking has been reconfigured and will be designated on site with staff car parking to the south (nearest Kenmore Drive) only during school hours in term time, with an acoustic fence along the south boundary. Staff and student parking, including weekend an evening parking will be confined to the north car park.  


· There will be a total provision for 112 covered cycle spaces for both school and Sixth Form to encourage cycling to school.


· Trafford Highways will seek minor alterations to the drop off zone to satisfy the arrival and dispersal of cars and buses at peak hours, and will seek a contribution towards road markings to mitigate illegal parking and waiting in neighbouring roads.


Summary


We believe we have demonstrated the absolute need to provide a Sixth Form Centre at Altrincham College of Arts, to provide additional 16-19 places for Trafford learners.  We have taken account of planners’ and neighbours’ concerns in reducing the scale of the proposed building and have satisfied Trafford on future traffic management and on-site parking for staff and students. 

CONSULTATIONS


LHA – (Comments were received both prior to and subsequent to amended plans being received: - 


Prior to amended plans


It is understood that the proposals are for the erection of a four storey extension to form a centre for 200 pupils and housing post 16 teaching facilities.  


The existing secondary school has 820 students and 53 teaching staff and 42 non teaching staff.  Therefore the provision of 5 visitor parking spaces, 53 spaces for teachers and 14 spaces for non-teaching staff (a total of 72 parking spaces) would be required to meet the Councils parking standards for the existing use.  


To meet the car parking standards for the proposed sixth form extension the provision of 30 car parking spaces are required, based on standards of 1 car parking space per 10 students and 1 car parking space per member of teaching staff and 1 car parking space per 3 non teaching staff.  


There are 66 car parking spaces currently available within the site, 91% of the required standard, however it must be noted that the Councils standards are maximum standards.  The proposals include the provision of 30 new car parking spaces within the site which meets the car parking standards for the proposed facility. The car parking spaces are proposed to be located in a new car parking area.  Whilst there are no objections to the proposed car parking spaces, the access to the car parking area is too narrow, this needs to be increased to 4.5m to allow simultaneous access and egress by vehicles.  


In addition, the access is sited at an awkward location and potential remains for a conflict between vehicles attempting to exit the car park at the same time as buses are accessing the school site.  Therefore the LHA requests that this car park is designated for staff parking only to remove these conflicts at peak times within the site.


The applicant must also ensure that adequate drainage facilities or permeable surfacing is used on the area of hard standing to ensure that localised flooding does not result from these proposals.


The applicant will need to provide 21 additional cycle parking spaces to meet the Greater Manchester cycle parking standards.


It is noted that the existing college modal split derived from the schools existing travel plan states that 69% of students travel by bus to the existing school.  Although there is the potential for students of the sixth form college to choose to drive to school, it is felt that the existing student model split indicates that travel patterns are already in place and there will [be] a relatively low level of students that will choose to amend this pattern.


However, the provision of an updated travel plan will be required as part of the proposals to encompass the sixth form college in addition to the existing secondary school.


It is also felt the provision of some new Traffic Regulation orders may be beneficial at the junction of Thorley Lane and Green Lane, which will ensure clear access through the junction.  The provision of such restrictions will need to be delivered by the LHA at the applicants cost (approximately £2.5k) and will be subject to a consultation with affected frontages.


In addition the provision of dropped kerbs and tactile paving at the vehicle accesses into the site would be beneficial.  It is considered that these could be delivered by the developer under the LHAs supervision.


If the proposed amendments could be made there would be no objections to the proposals on highways grounds.


Subsequent to amended plans


Following discussions with GMPTE: - 


Although the proposals are not the ideal arrangement, the LHA and GMPTE would be willing to accept them under the following understanding:


 


· The site layout will be amended to remove car access alongside buses and the central reservation for pedestrians will be widened as a result of this.


· The provision of a marked pedestrian crossing point within the bus servicing area that provides clear access for pedestrians


· The provision of a bus management strategy/plan that will include regular monitoring to include details of where buses that cannot be accommodated within the site will wait, in order to limit obstructive waiting on Green Lane.  Also to clearly demonstrate and agree swept paths for buses exiting from both lanes, one heading southbound on Green Lane towards the junction with Thorley Lane and the other exiting northbound on Green Lane.


The LHA have since confirmed that they feel that all issues could be covered by condition. 


 


The first two issues can be conditioned through the delivery of a revised site layout plan.  The LHA and GMPTE would be joint consultees on the revised plan.


 


In regard to the bus management strategy/plan - it would need to be conditioned similarly to a travel plan as simply submitting the plan will not be sufficient to discharge the condition.  Monitoring and revisions may be required in future and therefore this plan should be in place on a permanent basis.


GMPTE – (Received prior to the submission of amended plans and prior to discussions with the LHA – see above):- 


Altrincham College of Arts is currently served by nine dedicated school services and the existing bus facility cannot adequately accommodate this number of buses.  GMPTE would therefore expect this proposed new development to provide improved bus facilities but it appears from the plans submitted, that the current facility could be reduced in size which would exacerbate rather than improve the situation.


We have particular concerns regards the proposed bus facility as follows:


· The proposed facility is not big enough to accommodate the required number of buses.  It shows only 3 buses parked, whereas there are 9 buses serving the college.  I understand from the Transport Assessment that the current facility provides waiting space for 5 buses along with passengers and that bus and coach travel from the site is regulated by controlling the number of buses and coaches that can use the lay-by in front of the college at any one time.  This is currently far from satisfactory and with the proposed expansion of the college there could be an increase in the number of buses serving the college.

· There are both cars and buses shown using the bus facility, and there is potential for conflict between buses and cars using the same facility.  We would expect this type of facility to be designated for buses only, in the interests of the safety of pupils attending the college.


· The swept paths displayed on the plan for the 2 buses parked show vehicles entering the highway in the centre of the carriageway which is clearly unacceptable as this could lead to a road traffic accident.  There are no swept paths shown for the buses turning into the facility and it may not be possible for this manoeuvre to take place in a safe manner.

· There are no swept paths displayed for the third bus shown on the plan, but it would appear that the bus would be unable to turn within the confines of the area shown on the plan.


· Passengers alighting from the bus shown parked in the centre of the facility would need to cross behind or in front of parked buses which would be unsafe.


GMPTE expects new schools to be designed in such a way to allow buses to pick up and drop off the pupils in a safe manner and we need to be sure that the 9 school buses currently serving the school can be accommodated safely.


We are disappointed that there have been no meetings held between us and the applicant to discuss how best to serve the college by bus and we would welcome a meeting at the earliest opportunity to talk through the required levels of bus provision and the design of this bus facility.


Manchester Airport – The proposed development has been examined from an aerodrome safeguarding aspect.  Manchester Airport does not have any safeguarding objections to the proposal, subject to the following condition:


 


· Any crane operations will require a separate assessment.  Cranes, whilst they are temporary, can be a hazard to air safety.  Due to the proposed height of the structure, the developer or crane operator should notify Manchester Airport Airfield Operations at least 1 month in advance of requiring erecting or using a crane or any tall construction equipment.  Should the apparatus not conflict with any aerodrome safeguarding criteria, it will then be issued with a Manchester Airport Crane Permit


Reason. To ensure that Manchester Airport’s obstacle limitation surfaces are protected and to ensure the safe operation of aircraft.


GMP (Design for Security) – The following comments:


· All glazing at ground floor level should include laminated glass with a minimum thickness of 7.5mm


· Unless otherwise agreed, all doors, including fire doors, should be fitted with Loss Prevention Certification Board standard LPS 1175 Security Rating 2 or doors which meet the PAS24 standard.  Fire doors should have no external ironwork.


· Lighting should be provided within the site to an adequate and uniform level (as defined within BS 5489) so as not to allow any areas of pooling/shadowing.


· Any vegetation proposed at the site should be kept to a maximum height of 1000mm, and any foliage to trees should be at a height exceeding 2000mm so as not to create potential hiding places for would-be criminals to exploit or impede natural surveillance across the site.


· I would advise that a CCTV and intruder alarm plan be prepared and submitted with the application.


· Gates should be designed so that they do not provide footholds at the locking point, for example, that may make scaling easier.


Subject to the applicant meeting these standards unless otherwise agreed, I have no objection to the proposals.


Built Environment (Drainage) – Recommend that informatives be attached to any planning permission (internal codes: R2, R10, R12 and R17)


Environmental Protection (Pollution and Licensing) – There are no objections to the above planning application.  


Should the applicant propose to attach any equipment that is likely to generate noise to the premises it is recommended that it be acoustically treated in accordance with a scheme designed so as to achieve a noise level of 10dB below the existing background (LA90) in each octave band at the nearest noise sensitive location.  The existing background should be taken at the quietest time that the equipment would be operating.

 


Details of the scheme should be submitted to this section prior to the commencement of any works.


Furthermore, in relation to the proposed new kitchen, a condition should be attached to any permission stating that if a fume extraction system is proposed, that:


Details of the fume extraction system serving cooking and/or food preparation areas shall be designed such that there will be no odour or noise nuisance to local premises and shall be approved in writing by the Local Planning Authority prior to the development taking place.  The approved system shall be installed and shall be used at all times when the premises are used for cooking or preparing foods.  The system shall be maintained and serviced in accordance with manufacturers recommendations.


It is also recommended that any lighting provided in the scheme should be designed and directed so as to avoid nuisance to residential accommodation in close proximity.


Environmental Protection (Contaminated Land) – The site is within 250m of a known landfill site and as such it is recommended that the standard Contaminated Land condition CLC2 (landfill gas monitoring) and informative note NCLC1 be attached to any planning permission.

United Utilities (Water) –  No objection provided the site is drained on a separate system, with only foul drainage connected into the foul sewer.  

Additionally, informatives were suggested which the applicant is now aware of.  A copy of the comments was forwarded to the applicant by United Utilities. 


United Utilities (Electricity) – The development could have an impact on our infrastructure.  


As such, informatives are recommended and a copy of the response of United Utilities has already been served on the applicant.

Environment Agency – No objections in principle to the proposed development

Children and Young Peoples Service (CYPS) – No comments received to date


REPRESENTATIONS


Neighbours


Prior to the submission of amended plans, there were 10 independent letters of objection received, including one on behalf of the owners of the Wyevale Garden Centre and one from the Kenmore Drive and Green Lane Residents Group, enclosing a petition objecting to the sixth form extension which has been signed by 65 signatories, although it identifies 68 individuals and one of the neighbours identifies themselves as “x2”.  The majority of the signatories are residents in Kenmore Drive and Green Lane (including The Paddock) although the petition also includes residents of Thorley Lane, Wood Lane, Delahays Road, Old Meadow Lane, Clarke Crescent and Westminster Road in the vicinity.  

A summary of those original objections are set out below:


1. Inappropriate increase in School area by 27% and associated loss of green belt and amenity


2. Inappropriate development within the Green Belt being against Trafford Unitary Development Plan and National planning policy and no very special circumstances demonstrated. The application must be referred to the Secretary of State.  The development will be harmful to the openness of the green belt and contribute to urban sprawl and to over intensification.

3. Planning permission should be refused on the basis of traffic and highways issues.


4. Increase in number of students at the School by 25% (The School has already doubled in size in recent years) is too much

5. Change of School from a Secondary School to a Higher Education facility not appropriate.


6. Parking issues for residents. There are existing problems, in particular, when activities such as parent’s evenings are taking place. The sixth form will increase parking problems during all parts of the day.  Concern over an “unofficial student parking area” and collection point for students on Kenmore Drive/Green Lane.

7. Traffic Movements of cars, motorcycles and buses in the critical morning and afternoon periods are problematic now and will be exacerbated.


8. Speed limits on Thorley Lane and Delahays Road are inconsistent and vary between 30 and 40 mph. 


9. Turning right out of Kenmore Drive onto the Green Lane/Thorley Lane junction problematic already due to on-street parking and traffic levels.

10. Supporting information used in the Transport Assessment (TA) is inadequate and therefore the TA is flawed.  Inadequate assumptions include:


a. Additional road trip generation of 59 vehicle trips –inconsistency between period over which trips reported to take place (1 hour period (3pm – 4pm) reported and also 15-20 min. period reported) with fundamental consequences and pressure on Thorley Lane, Green Lane junction.  Likely to be more than 59 trips also.


b. Staff Parking assessment – inconsistency of interpretation of data between Green Travel Plan and the TA, raising question of whether 9 additional staff spaces are sufficient.


c. Pupil Parking assessment – only 21 spaces available for 200 pupils raises concerns that Green Lane and Kenmore Drive will be “student parking zones”.  TA assumption of as much as 50% of students will car share.  Analysis of a Glasgow University and Aston University model indicated between 10 and 20% sharing.  The impact of this model would be increased car and bus journeys.  Inconsistencies between TA assessment figures of 44 car passengers reduced to 29 throughout the report with no explanation.  Location of student parking along southern boundary is a serious concern “a highway along the [rear garden] boundary with the Kenmore Drive properties”

d. School Drop Off Zones analysis – Increased pressure on already inadequate drop-off zones. Parents already use all surrounding roads and Wyevale garden centre to drop-off/pick up.  Manoeuvrability of buses accessing Green Lane from Thorley Lane and returning to Thorley Lane from Green Lane, not adequately considered within the TA.  Swept path analysis only shows bus from one lane turning within site. Existing highway would not be able to deal with the safe and best practice turning circles of buses. Complex strategy already in place for keeping buses waiting on Thorley Lane and it is unclear if the school have highways permission for this arrangement currently.  Unacceptable assumption regarding arrangement for bus drop-off/pick-up and waiting arrangements in TA.    Cars not segregated from buses in the drop-off area – safety concerns of pedestrian/bus conflict.  More rigorous studies should take place.

e. Bus usage, numbers and movements assessment - Existing capacity of the lay by cannot be safely increased to deal with existing 13 bus movements plus an additional 2 buses, private car and pupil movements safely within the 15-20 minute window identified within the TA.  Inadequate central aisle width is unsafe.

f. Junction analysis – No account taken of the Kenmore Drive junction – problems turning right out of this junction. Consider the Transport Statement has not been written in accordance with DfT Guidance on Transport Assessments.

g. No adequate assessment (surveying and analysing) the morning rush hour traffic movements.


11. Parking provision needs to be assessed as a whole and not just the proposed extra provision.

12. Lack of parking has continuously been a concern for Wyevale garden centre.  The TA wrongly asserts that “an agreement is in place between the garden centre and the college which allows parents to park in the garden centre when picking up their children”.  There is no agreement, written or otherwise to allow the College to either (1) drop-off or (2) student park during the day.  An increase of 200 pupils will exacerbate an existing problem and Wyevale would have to enforce parking restrictions at the garden centre, and policing the car park during college pick-ups.  Parents use the garden centre car park for pick-ups as it is easier than manoeuvring in the parking areas for the College.  Current parking provision is insufficient.

13. Variable speed limit on Thorley lane and Delahays Road.  Increased traffic would place additional burden on Green Lane/Thorley Lane junction.  Traffic calming measures could assist this.


14. Given that almost half of all existing pupils are not based within Trafford it is questionable as to whether there is demand within Trafford for a sixth form facility at this School.


15. Errors in the planning application form  (Section 6 – Pedestrian and Vehicular access to school; Section 8 – Neighbour and Community Consultation; Section 18 – Trees and Hedges; Description as an extension to school is inaccurate as it is a new building).


16. No account taken of additional cycle parking spaces


17. Size and scale of the development


18. Height of the School being doubled from 2 storeys to 4 storeys, setting a precedent to extend rest of school to same height at a later date.


19. No consideration of alternative siting options


20. Proximity to Residential Properties – overbearing


21. Insufficient submission of plans clearly showing the relationship of the extension to neighbouring residential properties and lack of area schedule for floor areas means it is difficult to appreciate how much floorspace is being created.

22. Potential Right to Light issues


23. Loss of light – no sunlight/daylight assessment has been submitted.


24. Overlooking of Green Lane and Kenmore Drive


25. Roof garden and the ability of pupils to cause nuisance and overlooking


26. Noise and smells coming from kitchen facilities and plant rooms facing onto the residential properties at the southern end of the extension – comparable to an A[5] takeaway use. 

27. Poor design – not “good” or “appropriate” – has similarity to an out of town office development/industrial park with basic cladding panels.  Out of character with area architecturally and due to the scale.

28. Design of the existing building being out of step with the surrounding properties


29. Concerns of elderly residents regarding increase in youths in the residential roads and potential increase in anti social behaviour


30. Concerns of parents taking young children to other local schools by foot having to negotiate the dangerous bus, vehicle and pupil movements outside of Altrincham College of Arts


31. No Environmental Impact Assessment has been submitted.


32. Construction activities and disruption for a significant time period. We have not seen how the School shall be dealing with minimising these issues.


33. TV reception impact from large building


34. Light pollution from the proposed atrium


35. Proximity of the proposed building to the highway – materially impacting on the local area and changes nature and overall amenity of the area.


36. The mature trees which “shield” Kenmore Drive are conifers that are not of great quality.  Some appear diseased.  The conifers would not fully shield the building as they are significantly smaller than the proposed sixth form college and it is believed that it is not adequate to rely on these trees as suitable justification for the development not having a significant impact on the residents enjoyment of there own properties. It is believed that the proposed new building shall be seen from all properties on Kenmore Drive and the application does not consider these issues.  


37. Inadequate pre-application discussion, consisting of one open evening with insufficient notice.


38. Misrepresentation of neighbours views in the Design and Access Statement.


39. Pupils cycling on pavements


40. Buses travel very quickly down the narrow Green Lane, “an accident waiting to happen”.


41. Green Lane already fails to provide safe and adequate pedestrian walkway as sections of the path are so narrow.  A further 200 pupils would exacerbate this problem.


42. The “supporting” letters from Margaret Woodhouse, Graham Brady MP and the Headteacher of Blessed Thomas Holford support the concept of a sixth form facility.  However, these letters do NOT specifically support this particular development and hence should not be considered by the Committee to support this application.  They also pre-date the application.

Following the submission of the amended plans, the Residents group have submitted a summary of objections they wish to be considered by the Committee.  The essence of the summary is that although the scheme has been reduced to a three storey building along with the other amendments, all of the original points of objection raised by the group (included above) are still very relevant and these have not been adequately addressed by the applicant.  The new (additional) comments contained in that summary are reported below: 


1. The applicant has not demonstrated that any exceptional circumstances exist which justify the grant of planning permission.

2. The test to obtain funding is completely different to the test to justify the grant of planning permission. Green belt policy has not been considered by the applicant and the application should be rejected on the basis of inappropriate development.

3. Misleading educational justification that all 16-18 year olds must stay in education.  Not accurate, they must stay in education, training or employment (with training).  It is not appropriate to base justification for development on incorrect statements.

4. Inadequate pre-application consultation:  The initial planning application did not consult adequately with neighbours.  Due to the major changes of the planning application, the revised application should have been re-publicised by Trafford Council with a minimum 21 day period and all consultees should have been re-notified as is required in these circumstances in line with planning requirements. This was not the case as only a 10 day period was given. Any decision made without the proper consultation procedures being followed can be potentially open to legal challenge.


The Residents group spokesperson has also sought the Councils view on the following traffic regulatory suggestions which might improve the existing situation along Green Lane and Kenmore Drive:


1. The provision of a "no waiting cross hatched box" at the top of Kenmore Drive / Green Lane to allow residents from Kenmore Drive to be able to turn right at peak times


2. The provision of white lines across the dropped kerbs opposite the driveways of residents on Green Lane. 

3. Any solutions to control non-resident parking on Kenmore Drive during school times

4. Any potential to increase student parking provision on site.


This issue will be considered by officers in conjunction with the Local Highways Authority and shall be reported on in the additional information report.


A further 5 no. additional letters of objection have been received at the time of writing, following amended plans.  These mainly echoed the points raised above, although the additional planning related points contained within those letters of objection are summarised below:

1. No consideration of pavements in the traffic report.  They are very narrow and one resident has been struck by a car whilst on a pavement.  If it were a bus this could be very serious.  The buses travel very quickly along Green Lane.

2. Cyclists also ride on the narrow pavements and with College pupils messing about this will only become more dangerous as numbers increase.

3. Verbal abuse and anti-social behaviour will only get worse.


4. Students stand and smoke on driveways.  An increase in pupils will only make the situation worse for elderly residents.


5. Additional noise of additional traffic.

6. The building even at 3 storeys will still stand taller than all but the very tallest trees in the area.


7. Serious traffic congestion issues that exist now, let alone those that arise are not addressed. Photographs have been submitted demonstrating “traffic chaos” which exists at school leaving time.


8. Although buses are scheduled to arrive at staggered times they already more than fill the lay-by and 3 buses park illegally on Delahays Road across a cycle lane and opposite a double white [yellow?] line


9. Loss of light, privacy and overbearing still


OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


Green Belt Considerations


1. National guidance in respect of development within the Green Belt and the policies and proposals of the Revised Unitary Development Plan are designed to protect the openness of the area, to prevent the reasons why the area is designated as Green Belt from being compromised and to guard against inappropriate development.  

2. Paragraph 3.2 of PPG2: Green Belt states that :


“Inappropriate development is, by definition, harmful to the Green Belt. It is for the applicant to show why permission should be granted. 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. In view of the presumption against inappropriate development, the Secretary of State will attach substantial weight to the harm to the Green Belt when considering any planning application or appeal concerning such development.”


3. School buildings are inappropriate development within the Green belt and as such, there is a presumption against further development in this location.  Furthermore, the erection of the proposed extension will inevitably have an impact on the openness of the Green Belt within which it is located.  This impact derives from the siting of the   three-storey sixth form extension in front of a two-storey college in this location.  By projecting up to 18.5m in front of the existing college with a width of up to 50m, and introducing a building, the main bulk of which is almost 3m higher than the existing college, the building will serve to reduce the open aspect currently visible over the existing buildings and through to the skyline of the farmland beyond, particularly when viewed from Green Lane.


4. It is therefore necessary to consider whether any very special circumstances exist to override the normal presumption against development of this type and to overcome the related impact on the openness of the Green Belt.

5. The applicant has submitted an education statement, which is summarised below and which includes evidence considered to represent very special circumstances acceptable to the Local Planning Authority:

The need for sixth form college provision at Altrincham College of Arts


6. The College has confirmed that in order to secure the £5.35m funding from the Learning Skills Council (LSC) for the development of a sixth form centre on this site, clear and indisputable evidence of the need for additional 16-19 pupils at a specific location - Altrincham College of Arts – was required.  The College say they were able to demonstrate that in readiness for Government legislation [Education and Skills Act 2008] requiring that all pupils remain in full time education [or training] up to the age of 17 by 2013 and 18 by 2015, there is a need for the sixth form centre at Altrincham College of Arts.  This is further supported by detailed analysis of demographic indicators showing an increasing student population in the Altrincham area alongside a demand for, and lack of, the specific 16-19 courses which Altrincham College of Arts will offer.  

7. The College has submitted evidence from LSC Employment projections for 2007-2017 which predict an 18% growth in jobs in the creative/digital/new media industries for Greater Manchester (augmented by the relocation of the BBC to Media City), compared with a 7% growth across the UK.  The College will provide courses which will be directly relevant to these industries.

8. The College confirm they became a Foundation School in December 2008 and have introduced new admission arrangements for the 2010 admission year which will give priority to pupils who reside in Trafford postcode M33 in addition to WA14 and WA15.  They argue that this will lead to a highly significant increase in the number of pupils on roll who reside in Trafford.  They confirm that all 167 places allocated in the first round offer for 2010 have now been allocated to Trafford residents.


9. Furthermore, they will seek improved retention and success rates at 16-19 through a continuation and development of strong pastoral and academic support systems which are already in place pre-16, and they state that the proposals will support the Government attainment target of 70% of young people achieving Level 3 qualifications.  Evidence has been provided which demonstrates an increasing number of College of Arts’ leavers wishing to stay in full time education – 87% in 2009 compared with 83% in 2008 and 71% in 2007.  They reveal that the majority of those learners prefer to follow vocational routes, as opposed to an academic route and in order to access their preferred courses a significant percentage of students have to travel to a post-16 provider more than 4/5 miles away from the College of Arts, outside the Borough.  Figures submitted by the applicant confirm that 39% of students remaining in education, were enrolled on courses outside Trafford in 2008 (38% in 2007) in order that they could access specific courses (vocational and academic).  The college presents evidence of a very strong student preference to remain within Trafford for further 16-19 study.  It is the belief of the applicant that this new sixth form college will reverse the trend of distant travel outside the Borough for specific courses. 

10. To achieve this trend reversal, the college is committed to providing a range of specialised Diploma and Vocational 14-19 courses which a number of former pupils must currently travel some distance outside the Borough to continue on post-16.  It is also proposed to work in collaboration with various partners, including Blessed Thomas Holford school in Altrincham, who have also benefited from LSC funding to provide a sixth form college, in order to provide a range of courses and training opportunities.  The specific courses offered by Altrincham College of Arts would have an emphasis on Creative Arts, Performing Arts and Media courses, linking to the existing specialism and student demand.


11. It is argued that the provision of a sixth form college on site at Altrincham College of Arts would assist in reducing the number of students who subsequently drop out from further education.  The applicant cites analysis of a correlation between those students who must travel significant distances out of the area to join a sixth form with no transition activity or links and the subsequent numbers of students becoming NEET (Not in Education, Employment of Training) at age 17, i.e. enrolling on, but not completing Level 3 courses.  The Feb 2008 OFSTED report described teaching and learning throughout Altrincham College of Arts as outstanding and that “excellent teaching and an emphasis on encouraging students to believe in themselves result in outstanding academic progress across the school.”  It is clear that providing this transition through to 16-19 teaching and learning would be beneficial to the education of the student’s post-16, and assist in reducing the NEET figures for Trafford students at age 17. 

12. In light of the information detailed above, it is considered that there is a strong educational case for a sixth form provision at Altrincham College of Arts.

The need for 200 Student places 


13. The applicant argues that the proposed sixth form college is relatively small and would cater for approximately 52% of students remaining on roll with approximately 15 spaces available for students from other schools.  Given the expression that over 95% of existing Altrincham College of Arts students have a desire to remain in the proposed sixth form, there is some concern that the provision would not be sufficient to meet the identified need of the college.  On the flip-side, this demonstrates that the provision of only 100 places per sixth form year group appears to be less than what might be needed and could thus be justified.  It is considered that in this location and at this time, the provision of 200 additional pupils on this site currently represents the maximum that the site could justifiably accommodate.

14. As discussed above, and in recognition of the Government requirement that by 2015 100% of existing school pupils should remain in education [or training] until 18, accommodation for 16-19 education will have to be provided somewhere in the Borough for students living within the Borough.  The Learning Skills Council (LSC) has considered a substantial number of applications for grant funding and Altrincham College of Arts is one of only 4 no. successful bids countrywide.  It is considered that this funding, and by association, the proposed sixth form college, has already been considered carefully [by the LSC] and the provision will assist Trafford in providing sufficient educational accommodation for its student residents.  A need for such provision has been demonstrated by the applicant and in light of the short Government timescales to implement their post-16 educational commitment, it is essential that sixth form provision offering the range of courses and training envisaged by the Government is provided within the Borough.  

15. Effectively, to ensure 100% of pupils remain in education or training until 18 years of age, sufficient post-16 facilities will have to be provided throughout the country.  200 no. spaces will not provide for 100% of the pupils coming up to leaving age each year from Altrincham College of Arts (167 no. pupils have enrolled for admission to the school in September 2010).  Nonetheless, it is considered that some of the pupils leaving will wish to continue their education elsewhere or in a more practical context, such as in apprenticeships.  As such, 100 places per year group is considered acceptable in principle to serve the emerging post-16 student population of the Borough, and the arguments for the need for 200 no. places are accepted by the Local Planning Authority.

A sequential approach to siting of new accommodation

16. The applicant has stated that there is no spare capacity within the existing accommodation, given that net capacity of the school is 830 and currently 820 pupils are on the roll, with an anticipated rise to 830 in September 2010.  Furthermore, the applicant reveals that limitations on circulation space have made it impossible to consider post-16 accommodation within the current envelope of the building.  This evidence is accepted by officers.

17. The applicant had early pre-application meetings with the Local Planning Authority where 4 no. possible options for the siting of a sixth form centre within the site were discussed.  Each option has been considered and the applicant has summarised why each of those alternative options were not considered suitable, these are summarised below:


a. Option A. Selected Site.


i. Prime site


ii. High profile new build


iii. Easy access


iv. Potential atrium interface with existing college


v. Low conflict with neighbours


vi. Possible traffic pollution


vii. Alterations to ‘drop off’ point inevitable


Additional officer comments:  Preferred option. Concerns over traffic and impact on Green Belt and neighbours on Green Lane/Kenmore Drive.

b. Option B. Rotunda building, north of selected site, closer to Green Lane


i. High profile position


ii. Insufficient footprint though possible link to smaller site at A


iii. Interface with existing landscape


iv. High risk conflict with neighbours


v. Possible traffic pollution


Additional officer comments: Loss of mature trees.  Small footprint would lead to higher building.  Too close to Green Lane. Green Belt concerns. Access to parking and north of site issues.


c. Option C. Within existing car park to north of site

i. No interface with existing college


ii. Easy vehicular access


iii. Low profile position


iv. Reduction in existing parking


v. Possible conflict with neighbours


Additional officer comments: Green Belt concerns.  Significant loss of parking, would have to accommodate elsewhere – problematic.  Access disruptions.


d. Option D. To the west (rear) of the site on existing playing fields


i. Potentially largest footprint


ii. Low conflict with neighbours


iii. Very low profile


iv. Poor access for the public


v. Reduces playing field area


vi. Poor interface with existing college


vii. Sensitive Green Belt area.


Additional officer comments: Loss of protected open space and playing fields.  Poor interface.


18. It is considered that the applicant has demonstrated that alternative layouts were considered in drawing up the proposals but that option A (the scheme before the Committee) represents the optimum solution in terms of the operation of the proposed sixth form centre and the existing school and in terms of its related impact.

19. The applicant has indicated that Altrincham College of Arts was one of only 4 no. successful bids for LSC funding in the country and the 100% capital grant support of £5.35m is specific to the Altrincham College of Arts site.   As such, alternative sites outside of the existing College site would not benefit from this specific funding. 

Justification for size of sixth form college

20. The applicant reveals that the LSC calculates funding on a national formula of 8m2 per student with an additional 450 m2 circulation space (200 pupils places x 8m2 + 450m2 = 2050 m2).  As such, the floorspace provided is actually less than the national ‘per pupil’ floorspace formula applied.  It is considered that the floorspace for 200 pupils provided is acceptable in principle and does not represent an excess in terms of accommodation.

Green Belt Summary


21.  It is acknowledged that the provision of the new sixth form facility is inappropriate development in the Green Belt.  Nonetheless, it is accepted that the demonstrated need and the educational justification for the development do represent very special circumstances in this case and serve to override the demonstrated harm to the Green Belt in terms of the impact on openness.  The proposals would bring significant educational benefits for the emerging student community of South Trafford.  

22. Thus, the proposal is considered to be acceptable in principle in terms of Green Belt policy.

Protected Open Space considerations


23. A sizeable section of the site comprises sports/recreational grounds, which is indicated on the Revised Unitary Development Plan as Protected Open Space.  However, the proposed 3 no. storey sixth form college extension and associated parking will not be situated on this protected open land.  Therefore, it is not considered necessary that the buildings should be considered against Proposal OSR5 – Protected Open Space of the Revised Unitary Development Plan.


24. Thus, the proposal is considered to be acceptable in principle in terms of its impact on the protected open space.

DESIGN CONSIDERATIONS OF THE EXTENSION

25. Policy Context - Planning Policy Statement 1, Delivering Sustainable Development, paragraph 34, states that “Good design should contribute positively to making places better for people. Design which is inappropriate within its context, or which fails to take the opportunities available for improving the character and quality of an area and the way it functions, should not be accepted.” Paragraph 38, states that “Design policies should avoid unnecessary prescription or detail and should concentrate on guiding the overall scale, density, massing, height, landscape, layout and access of new development in relation to neighbouring buildings and the local area more generally. Local planning authorities should not attempt to impose architectural styles or particular tastes and they should not stifle innovation, originality or initiative through unsubstantiated requirements to conform to certain development forms or styles. It is, however, proper to seek to promote or reinforce local distinctiveness particularly where this is supported by clear plan policies or supplementary planning documents on design.”  


26. Proposal D1 of the Revised Trafford Unitary Development Plan states that “The Council will seek to ensure that all new developments are of a high standard of design and layout” and will grant planning permission for proposals that “are compatible with the character of the surrounding area” and “do not adversely affect the street scene by reason of scale, height, layout, elevational treatment or materials used”.


27. It is recognised that the surrounding residential area to the south is relatively homogeneous in character with a mixture of early / mid twentieth century brick and tile two storey houses and that the main existing school buildings are of a similar, traditional character. However, PPS1 warns that local planning authorities should not attempt to impose particular architectural styles and it is not considered that the character of the area should be frozen in time by requiring that all future development is built in a traditional style. The proposed building is a new separate educational facility rather than being an extension to the school or a residential development. The relevant question is whether the proposed development represents good design that has taken into account the character of the surrounding area.  In relation to the amended scheme, it is considered that the surrounding urban context has been taken into account in the design of the proposed development, and although there are some concerns in relation to layout and scale (discussed below), overall it is considered that the proposed building would represent an innovative, creative design solution, which has been produced specifically for this site and that this facility represents a positive feature.

Layout and Scale


28. Currently, the main 2 no. storey classroom building fronting Green Lane is set back a distance of 30.8m from back of pavement on Green Lane at the nearest point.  The sixth form extension will reduce the distance from the College of Arts buildings to back of pavement on Green Lane to 15.2m at the nearest point (not including access ramp or arced first floor feature).  As a result of this projection, there has been an associated reduction in the width of one of the “drop-off” lanes for buses directly affront the school.  This has been reduced from 6m (approx.) width to 3.6m (approx.).  In comparison, the 2 no. storey properties due south of the application site on Green Lane are set 8m (approx.) from back of pavement on Green Lane.


29. Effectively, the front building line of the proposed sixth form extension will be set back from the back of pavement a similar distance to the existing rear building line of the residential properties on Green Lane.   The height of the existing residential properties on Green Lane is 8m (approx.) and the height of the proposed sixth form extension will be 10.8m (approx.) (not including raised section over drama studio) which represents an increase in height of less than 3m over and above the existing 2 no. storey college buildings. 

30. As discussed above, the three storey extension will impact upon the openness of the Green Belt and will also have an impact on the street scene along Green Lane, due to the forward projection and increased height.  Nonetheless, the amended plans have sought to redress the significant imbalance of the original scheme for a 4 no. storey building by reducing the scale to a 3 no. storey building and lowering the internal floor levels and parapet wall to create an overall reduction of in excess of 3m in height from the original scheme.  The extension is now considered less incongruous within the street scene.  Furthermore, the 7.2m (min.) set back of the extension from the front building line of residential properties on Green Lane lessens the impact from the increased height.  Equally, the approximate distance between the extension and the adjacent residential dwellings of 14m (16.6m to 2 storey elements) is considered sufficient to accommodate the height increase of less than 3m above the residential dwellings without appearing starkly out of context.  It is considered that a refusal of this scheme on grounds of scale and footprint would be difficult to sustain in light of the educational benefits of this scheme discussed above. 

External Appearance 


31. The proposed extension in its amended form provides a more interesting front façade to the existing rather bland arrangement.  Furthermore, it is considered to be a significant improvement over the originally submitted scheme.  The amalgamation of a cuboidal base structure with recessed elements and projecting arced, angular shiny copper feature serve to provide interest to the building and will befit its role as a new specialist Arts College building.  The palette of materials submitted by the applicant is considered to combine modern elements (light cladding panels and shiny copper sheets) with more traditional timber cladding in a successful manner, although there is still some concern over the use of the grey cladding panels, and this detail could be addressed by way of condition.  

32. The rooftop planters will serve to soften the clean lines and will respond well to the Green Belt setting.


IMPACT ON RESIDENTIAL AMENITY


Privacy


33. The Councils Planning Guidelines New Residential Development provides guideline figures to protect against loss of residential amenity.  In terms of overlooking between main habitable room windows, a minimum distance of 27m should be retained across private gardens between habitable windows from 1st floor windows of a new development.  Furthermore, a minimum distance of 10.5m from first floor windows to the common boundary with the private garden area of a neighbour should be retained to avoid loss of privacy to those private garden areas.  


34. The proposed sixth form college is located a minimum distance of 60m from the rear elevation of the properties on Kenmore Drive.  Furthermore, there are no proposed windows at second floor level on the south facing side elevation and the distance from the proposed windows at first floor level on that side elevation are located a minimum of 17m from the rear garden boundaries with those properties (taken at a slightly splayed angle).  This is greater than the minimum guideline distances to avoid overlooking and loss of privacy.  In addition, there is heavy and mature landscaping along the common boundary (some evergreen, some deciduous) with those properties to the south, although it is acknowledged that the overwhelming majority of the planting lies within the gardens of those properties on Kenmore Drive and not within the school itself.  Nonetheless, it is considered that given the siting and scale of the proposed extension (including siting of windows) there will be no undue harm to the residential amenity of the neighbours on Kenmore Drive from this development in terms of overlooking, loss of privacy or loss of sunlight.


35. Furthermore, the property at number 108 Green Lane (adjacent to the school) has a rear garden, the boundary of which will be a minimum of 13m away from the proposed extension at the nearest point.  Given that there are no proposed windows at second floor level on the south facing side elevation of the proposed extension, the 10.5m minimum guideline distance identified above to avoid loss of privacy is easily met.  Nonetheless, due to the nature of the use and in light of the College’s commitment to provide obscure glazing, a condition requiring obscure glazing on those south facing windows within the proposed extension should be attached to any permission. 

36. The distance from the proposed extension to the boundary with Delahays farm to the north is in excess of 37m and as such there are no residential amenity concerns to the north.


37. Equally, on the opposite side of Green Lane lies a garden centre and there are therefore no residential amenity impacts to the front of the site. 

Noise and disturbance


38. The new vehicular access and parking spaces are proposed in close proximity to the rear gardens of the houses on Kenmore Drive. Effectively, the parking will be up to the boundary with those properties and the access drive will be 7m from the boundary with the rear garden of 108 Green Lane and 12m from the rear garden boundaries of properties on Kenmore Drive.  Clearly, this is proximate to residential properties and is not ideal.  However, it is considered that the introduction of an acoustic fence, details of which should be agreed by the Local Planning Authority, will serve to reduce any noise from vehicular activity and the associated noise of driver/passenger activity in and around the vehicles.  Furthermore, the mature foliage screening will provide a visual screen and serve to partly reduce any noise issues particularly during spring, summer and autumn terms.  Nonetheless, the issue was discussed with the College of Arts and it was considered that a condition requiring that this area of parking was not used outside of the normal college hours of 07:30 hours to 17:30 hours inclusive on Mondays to Fridays would present an agreeable solution to the College and one that would serve to abate the potential problem of increased activity at un-neighbourly hours.  The condition would have to be worded to ensure that a motor vehicle gate was locked outside of the above hours in order that people could still utilise the cycle parking and student entrance to the building outside of normal hours as required.  This is the existing situation.


39. Furthermore, the amended plans have located staff parking to the new (southern) parking area as it is considered that there will be less activity and potential disturbance associated with staff parking when compared with student parking.  


40. It appears that there is currently activity around the southern boundary of the site, consisting of delivery vehicle activity, cyclists arriving and locking their bicycles and students congregating outside the existing student entrance on the southern elevation of the existing college.  The new sixth form college entrance will be located on the front (east) elevation so the numbers of students congregating around the existing southern entrance shouldn’t significantly increase.

41. The proposed extension will not encroach on the gardens of properties on Kenmore Drive when compared with the existing school.  Nonetheless, it is accepted that if the windows are wide open, an increase in noise from the classrooms might be notable from the properties on Green Lane and to a lesser extent from Kenmore Drive.  A condition requiring windows of restricted opening on the south side elevation could assist in reducing any additional noise issues.  In any event, and in light of the comments of the Environmental Protection (Pollution and Licensing) team it is considered that any increase in noise and disturbance from the proposed new sixth form extension will not be so undue as to warrant a refusal of this application on those grounds.


42. Should the applicant intend to introduce either a fume extraction system or equipment likely to generate either noise or odour, then a condition requiring the submission of details showing how they will be acceptable to the Local Planning Authority should be attached to any planning permission.  No such equipment is proposed at this stage.

43. The applicant has indicated that the only rooms in the new sixth form extension which would be used for evening classes are the Art and Textile rooms on the first floor.  These rooms are located centrally and to the north of the proposed extension and as such are in excess of 33m away from the nearest residential property (108 Green Lane).  Furthermore, the windows serving these rooms are located on the front elevation of the school.  Thus the impact on the residential amenity of the neighbouring residents is considered to be negligible.  The applicant has stated that evening classes would normally finish at 9:00pm.  As such, a condition restricting the evening classes to the Art and Textile rooms on first floor level and only until the specified hour of 9:00pm should be attached to any permission.

44. As discussed above, it is considered that there will be some impact on the occupiers of the dwellings adjacent to the south of the site in terms of additional noise from vehicles coming and going, car doors slamming, voices in the car park etc, particularly as the applicant is proposing some evening classes within the sixth-form centre until the hour of 9.00pm.  It is considered that it would be reasonable to expect some use of the centre up to 9.00pm for normal, after school activities.  However, the applicant has confirmed that any evening parking will take place solely to the north of the site within the existing car park away from the residential properties to the south.  As discussed above, a condition ensuring that the car park to the south is not used outside the normal college hours would ensure that there is no vehicular activity to the south of the site in the evenings or at weekends.  

45. There would be some additional general impact on residential properties in the surrounding area in terms of the intensification of the use. Objectors have referred to likely problems of additional noise and disturbance, litter, bad language and rowdy behaviour. However, it is considered that there is no reason to believe that the additional pupils generated by the proposed sixth form centre would create any specific problems that are not likely to be encountered in the vicinity of any school within a residential area. There would also be some limited additional impact on surrounding residential properties due to the further traffic that would be generated by the proposed use, which would have to access the site along Green Lanes.  However, it is considered that the benefits of providing 30 no. additional off-street parking spaces may ameliorate such problems by reducing the existing on-street parking problem on Green Lane and Kenmore Drive. It is therefore considered that the level of impact on residential amenity for the occupiers of surrounding properties would not be so great as to justify refusal of the application.  

IMPACT ON LANDSCAPING

46. The loss of the area of green space and 5 no. trees to the front of the site is regrettable.  However, this small area of open space was under utilised.  It is considered that replacement and additional tree planting could be accommodated to the front of the school once an amended bus service area/drop-off layout is received by way of condition (see below and comments of the LHA) and within the site to the rear of the college buildings and a landscaping condition will seek additional trees to mitigate the impact from the development.

TRAFFIC GENERATION AND HIGHWAY SAFETY


Transport Assessment and TRICS data


47. Inconsistencies and concern were expressed by neighbours in relation to the Transport Assessment submitted by the applicant.   However, it is noted that the independent TRICS system identified provides data on a range of land uses across the UK and has been used by the Transportation Consultant to glean trip generation data for schools and colleges.  The Council accepts this as a representative data source for providing trip generation data.  Unfortunately 15-20 minute segments are not available within the TRICS system, only full hour data.  In this case the trips are more likely to be concentrated around the school pick up/drop off times within the full hours.  Observations generally at schools across the Borough demonstrate that there is a 15-20 minute window of increased traffic flow in the am and pm peaks.  


48. However, whilst there is the potential for these trips to be experienced in a shorter period of time, it is noted that the existing college modal split derived from the schools existing travel plan states that 69% of students travel by bus to the existing school.  Although there is the potential for students of the sixth form college to choose to drive to school, it is felt that the existing student modal split indicates that travel patterns are already in place and there will be a relatively low level of students that will choose to amend this pattern.  


49. It is recognised that it is difficult to draw exact parallels with other similar educational facilities as the situations are likely to vary in terms of the sustainability of the location, public transport services and catchment areas. Nevertheless, in this case, the site is within walking distance of bus stops on Green Lane, Thorley Lane and Wood Lane and the applicant has stated that the majority of the pupils are likely to come from the existing school and/or from the WA15, WA14 and M33 postcode catchment areas within Trafford, meaning that opportunities for walking and cycling would be greater than in respect of some other sixth form facilities.  It is therefore not anticipated that the number of pupils arriving by car is likely to be significantly greater than that suggested in the applicant’s Transport Assessment. It is recognised that parking on some roads in the area is already heavy during the school day but it is not considered that the proposals will significantly add to this situation and it is anticipated that the continued work through an updated travel plan will encourage alternative modes of travel to the car.  

50. The LHA raised concerns with the applicant over the assumption that 50% of students would car share and that the number of students driving would be constrained by the number of parking spaces within the site.  However, on balance the LHA believe that there will be a relatively low level of students that will choose to amend their existing travel pattern and as such, this assumption is accepted.

51. The LHA appreciates the concerns raised by residents of Kenmore Drive in respect of egress issues at peak times on the network. However it is the LHA's view that the geometry of the road layout and its close proximity to the junction of Green Lane/Thorley Lane junction is the main cause of the issue.  Site observations have demonstrated that it only takes two vehicles to wait at the stop line of Green Lane/Thorley Lane junction before access from Kenmore Drive is restricted.  Nonetheless, it is considered that this occurs regularly at peak times anyway and it is not felt that the proposals would exacerbate this.

52. The junction modelling that was submitted has demonstrated that the there is adequate capacity at the junction of Green Lane and Thorley Lane.  The surveys are considered to be robust and the modal shift data provided indicates that travel patterns are already in place and there will be a relatively low level of students that will choose to amend this pattern.


School drop-off/pick up area and buses


53. During the course of the application, the LHA also requested clarification on the bus turning circles as it was noted that only one bus turning circle was provided.  The applicant has confirmed that the buses that utilise the outer lay-by continue north on Green Lane and do not attempt to undertake a turn towards Thorley Lane.  This is considered to be acceptable, although to ensure this remains the case, details of bus/coach access and aggress from the site will be covered in a bus service management plan which should be attached to any planning permission.


54. Neighbours expressed concern that passengers will be dropped off in the centre of the highway within the bus/coach drop-off/pick-up area.  However, the applicant was asked to clarify this previously and they stated that the lane showing cars on the original site plan was not to be used for dropping off passengers.  However, to ensure this is not used for dropping off passengers a revised layout for the drop-off/pick-up area will be required by way of condition in order that the outer lane is narrowed so that it is just accessible for buses and that the excess width is gifted to the central island to provide an even safer waiting area for students.  Additional tree planting could also be incorporated here to soften the frontage, subject to safety and visibility requirements.  Although the servicing arrangements are currently inadequate, it is envisaged that improvements to the bus services layout/drop-off area which would be acceptable to both the LHA and GMPTE are achievable and could and should be secured through the imposition of a condition requiring revisions to this layout. 

55. Residents have also raised concerns about coaches parking on the roads outside the site. In this context, the applicant has confirmed that they would welcome a condition requiring a Bus/Coach Management plan which would stagger the buses/coaches arriving on site and ensure that buses/coaches are not waiting on Green Lane to the detriment of the amenity of the neighbouring occupiers.  This would need to be implemented, monitored and updated in a similar manner to a Travel Plan and should therefore be in place on a permanent basis.

56. Additionally, the applicant has confirmed that there will be no additional buses/coaches serving the site above the existing provision and as such argue that there will be no net increase in impact from buses/coaches.  The GMPTE (in an email dated 22/03/10) has confirmed that the additional students should be able to be accommodated within the existing provision and feel that if there were additional buses this could be effectively managed through a Bus/Coach Management Plan.  This view is also supported by the LHA.

57. It is considered that the proposed central island is a like for like proposal, with children exiting onto either a footway or a central island from the school buses which is clearly safer than being dropped off in the centre of the highway. 

Parking Provision

58. The existing secondary school required the provision of 5 visitor parking spaces, 53 spaces for teachers, and 14 spaces for non-teaching staff - a total of 72 car parking spaces to meet the Councils car parking standards.  There are currently 66 car parking spaces available within the site, 91% of the required standard.  However, it must be noted that the Councils standards are maximum standards and that this use has previously been approved.


59. To meet the car parking standards for the proposed sixth form extension the provision of 30 car parking spaces are required, based on standards of 1 car parking space per 10 students, 1 car parking space per member of teaching staff and 1 car parking space per 3 non teaching staff.  The proposals include the provision of 30 new car parking spaces within the site which meets the car parking standards for the proposed facility and it is difficult therefore to argue that there will be increased on-street parking as a result of the proposals.

60. Furthermore, the applicant has now demonstrated that the cycle storage provision will be increased to secure facilities for 112 cycles which would meet the standards for pupils in the entire College, including the new sixth form.

61. In conclusion, subject to the required amendments and additional information in relation to the parking layout and servicing arrangements, it is considered that the proposed development is acceptable in terms of highway safety. The proposed development will generate some additional traffic and some additional parking demand but the proposed additional parking provision on site will help to address general parking issues at the site and it is not considered that the proposals will significantly add to congestion and parking problems in the vicinity of the site. It is also considered that the impact of additional traffic will be ameliorated to some extent by the requirement for the submission and implementation of an updated Travel Plan.

ARBORICULTURAL SURVEY

62. An arboricultural survey was submitted with the application which identifies the 5 no. trees to be removed as a result of the application (Goat Willow, Silver Birch and 3 no. Ash trees).  All 5 no. are categorised as young, of good condition and between 5m and 8m tall.  It is argued that mitigation for the loss of the trees can be adequately provided in the form of replacement planting and the survey recommends that the replacement trees should include species of varied ultimate size and height, incorporating where possible the larger tree species with the potential to provide benefit beyond their immediate environment and to a more diverse range of ecology (e.g. oak, lime, beech, ash etc…).  These findings are accepted and both replacement and additional trees should be secured on site.


FLOOD RISK ASSESSMENT


63. A flood risk assessment was submitted with the application.  Although a small area of the site to the northern corner lies within a flood risk zone 2, this area is well in excess of 100m away from, and is at a lower level to, the proposed extension.  As such, the assessment notes that the risk of flooding to the building development is minimal.  Therefore, no special flood precautions are proposed. 

FINANCIAL CONTRIBUTIONS TO PUBLIC TRANSPORT AND HIGHWAY INFRASTRUCTURE IMPROVEMENTS


64. The Council’s approved Supplementary Planning Document, “Developer Contributions to Highway and Public Transport Schemes” states that contributions will be required for community and education buildings above a threshold of over 2500 square metres gross internal floor space. The applicant has confirmed that the gross internal floor space would be 2013 square metres and as such a contribution would therefore not be required on this basis.  Nonetheless, the Local Highways Authority have indicated that Traffic Regulation orders at the junction of Green Lane and Thorley Lane may be beneficial to the scheme and it is considered that a contribution of £2,500 to facilitate these works should be a requirement of any permission.  As such, the contribution will need to be secured through a Section 106 Agreement.  A financial contribution figure of £2,500 for highway infrastructure improvements has been agreed with the applicant. 

CONCLUSION

65.
In conclusion, it is acknowledged that the proposed development represents inappropriate development within, and will impact upon the openness of, the Green Belt.  Furthermore, it will have an impact on the immediate area, in particular due to the introduction of a three storey building of distinctive design, the loss of a degree of the existing open aspect across the playing fields and farmland, the loss of some young trees and the additional noise, activity and traffic generation associated with the proposed use. However, it is considered that the applicant has demonstrated very special circumstances which override the demonstrable harm to the Green Belt.  It is also felt that the proposed development is of a high design quality that would add interest and variety to the street scene, whilst the proposed setback would minimise the impact from the increased height of the building.  It is also considered that the impact of additional traffic is likely to be ameliorated to some extent by the provision of additional parking spaces for the existing school, by the introduction of an updated Travel Plan, a Bus/Coach Management Plan, a condition requiring improvements to the existing drop-off/pick-up area within the site and by financial contributions that will be put towards highway improvements at the junction of Green Lane and Thorley Lane.  As such, it is considered that, subject to appropriate conditions, any potential impacts in terms of visual amenity, residential amenity or additional traffic generation and general activity in the immediate vicinity of the site would not be so detrimental as to justify refusal of the application. In addition, the proposed facility will provide significant benefits for existing and future pupils of Altrincham College of Arts and for the wider community through enhanced choice in terms of sixth form provision in the local area. It is therefore considered that planning permission should be granted subject to a Section 106 Agreement and subject to conditions.


REFERRAL TO THE SECRETARY OF STATE

66.
The 3 no. storey sixth form college extension constitutes inappropriate development within the Green Belt, where the floor space to be created will exceed 1000 sq.m, and where, by reason of its scale and location would have a significant impact on the openness of the Green Belt.  For these reasons it is subject to the Town and Country Planning (Consultation) (England) Direction 2009 and therefore the Committee is only empowered to make a recommendation on the proposal which must then be referred to the Secretary of State for him to determine whether or not to call it in for a decision. 


RECOMMENDATION: MINDED TO GRANT

A.  That the Council is minded to grant planning permission for the development and that the application now be notified to the Department for Communities and Local Government as Green Belt Development, consisting of a building where the floor space to be created by the development is 1000 sq.m or more, in accordance with the requirements of the Town and Country Planning (Consultation) (England) Direction 2009, which is currently in force.


B. That should the Secretary of State decide not to intervene, that the application will propose a satisfactory development for the site upon completion of an appropriate legal agreement(s) to secure the following:-


· a financial contribution of £2,500.00 towards Highway improvements at the junction of Thorley Lane and Green Lane

C. That upon satisfactory completion of the above legal agreement, planning permission be GRANTED subject to the following standard conditions and reasons:-


1. Standard condition

2. List of approved plans


3. Materials to be submitted

4. Notwithstanding the provisions of the Town and Country Planning (Use Classes) Order 1987 or any order revoking and re-enacting that order, with or without modification, the building hereby permitted shall be used as a sixth form centre (including uses ancillary to the main sixth form use) and for no other purpose within Class D1 of the Use Classes Order unless a further planning permission is granted.

5. Restriction on level of evening class use to the Art and Textile classrooms at first floor level only with classes finishing no later than 21:00 on any day, stating that such use shall be only ancillary to the main sixth form use, unless otherwise approved in writing by the Local Planning Authority.

6. The use of the building hereby permitted as a sixth form centre shall not take place outside the hours of 07:00 to 21:00 on any day and the site shall not be open to pupils or students outside these hours.

7. Landscaping Condition (including additional tree planting)

8. Provision of Access and Parking condition


9. Retention of Access and Parking condition

10. Notwithstanding the plans hereby approved, an amended bus service lay-by and drop-off arrangement to be submitted and approved prior to any commencement of development.  Work shall be carried out in accordance with the approved amended details.

11. Bus/Coach Management Plan


12. Obscure glazing and restricted opening of windows on south facing side elevation.

13. No use of the flat roof areas to be used except for maintenance purposes and no railings, walls or parapets to be installed atop the extension unless permission has been sought and granted by the LPA.

14. Notwithstanding the submitted plans and prior to the commencement of development, details of the acoustic fence (size, type, material and finish) along the southern boundary to the site shall be submitted and approved in writing.  The approved fence should be erected prior to the first use of the new car parking area to the south of the school and retained thereafter in perpetuity.

15. Permeable Surfacing for hardstanding standard condition

16. Updated Travel Plan

17. Secure Cycle Parking standard condition (“Notwithstanding submitted details”)

18. Standard drainage (foul) condition


19. Notwithstanding the details submitted to date, no permission is hereby given for the recycle bin store in its current location. As such, and prior to the commencement of development, details of a revised location for the proposed recycling bin store within the site and details of the size, scale, design and materials of the proposed recycling bin store shall be submitted to and be approved in writing by the LPA.  The recycle bin store shall be sited in accordance with those approved details.


20. Due to the proposed height of the structure, the developer or crane operator should notify Manchester Airport Airfield Operations at least 1 month in advance of requiring erecting or using a crane or any tall construction equipment.  Should the apparatus not conflict with any aerodrome safeguarding criteria, it will then be issued with a Manchester Airport Crane Permit

Reason. To ensure that Manchester Airport’s obstacle limitation surfaces are protected and to ensure the safe operation of aircraft.


21. Closure of motor vehicle access gate to car parking area to south of school outside of the hours of 07:30 to 17:30 hours Monday to Friday, unless otherwise agreed in writing.

22. Contaminated Land Condition (CLC2)


MW






�







LOCATION PLAN FOR APPLICATION No: - 74549/FULL/2010



Scale 1:2500 for identification purposes only.



Chief Planning Officer



PO Box 96, Waterside House, Sale Waterside, Tatton Road, Sale  M33 7ZF
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PLANNING DEVELOPMENT CONTROL COMMITTEE



11th MARCH, 2010 



PRESENT: 



Councillor Mrs. Ward (In the Chair), 



Councillors Anstee, Brockbanks, Bunting, Fishwick, Malik, Mrs. Reilly (Substitute), Sharp (Substitute), Shaw, Smith, Stennett, Walsh and Whetton. 



In attendance:  Chief Executive (Mrs. J. Callender), 



Corporate Director, Transformation & Resources (Ms. T. Grant), 



Director of Legal & Democratic Services (Mrs. B. Dunn), 



Head of Legal Services (Ms. J. le Fevre), 



Traffic Manager (Mr. G. Williamson),


Chief Planning Officer (Mr. S. Castle), 


             North Area Team Leader – Planning (Mr. D. Pearson), 



Senior Planning Officer (Mrs. V. Moran),



Senior Planner (Ms. A. Doow), 



Senior Regeneration Officer (Mr. M. Wansborough), 



Planner (Mr. G. Davies), 



Planner (Mr. J. Ketley), 



Communications & Engagement Manager (Ms. J. Ledwidge), 



Communications Officer (Ms. S. Grundy), 



Democratic Services Officer (Miss M. Cody). 



Also present:  Councillors Acton, Bowker, Mrs. Bowker, Carter, Colledge, Cordingley, Cornes, Hooley, Jarman, Lane, N. Taylor, S. Taylor, Reilly and Williams. 


APOLOGIES 


Apologies for absence were received from Councillors Rigby and Weston. 

99. 
MINUTES 





RESOLVED: That the Minutes of the meeting held on 11th February, 2010, be approved as a correct record and signed by the Chairman. 


 100. 
ADDITIONAL INFORMATION REPORT 



The Chief Planning Officer submitted a report informing Members of additional information received regarding applications for planning permission to be determined by the Committee. 





RESOLVED:  That the report be received and noted. 


101. 
APPLICATION FOR PLANNING PERMISSION 74393/FULL/2009 – LANCASHIRE COUNTY CRICKET CLUB (LCCC) & TESCO STORES LTD – OLD TRAFFORD CRICKET GROUND AND LAND BETWEEN CHESTER ROAD AND TALBOT ROAD, STRETFORD 


The Chief Planning Officer submitted a report concerning an application for part full/part outline planning permission for the redevelopment of Old Trafford Cricket Ground and the erection of a food superstore.  Full consent sought for the erection of a (Class A1) food superstore (measuring 15,500 sqm gross internal area) incorporating car parking plus associated petrol filling station, landscaping and infrastructure; creation of pedestrian link between Talbot Road and Chester Road; demolition and replacement of existing Old Trafford Cricket Ground stands and other associated buildings/structures to create a new cricket stadium (Class D2) with new media players and education building, extension to existing cricket school, reconfigured and extended members pavilion, spectator seating, hospitality and ancillary facilities including food and non food retail units, replay/scoreboard screens, sightscreens, 6 no. 60m high floodlighting columns and other associated cricket ground equipment.  Outline consent sought for extension to Trafford Lodge Hotel (Class C1) including the creation of a maximum of 82 no. additional hotel rooms, a new fitness suite and a brasserie with details sought for means of access and layout with all other matters reserved for subsequent consideration. 


It was moved and seconded that consideration of Applications 74393/FULL/2009 and 74483/FULL/2009 be deferred. 


The motion was put to the vote and declared lost. 



It was moved and seconded that planning permission for Application 74393/FULL/2009 be refused. 



The motion was put to the vote and declared lost. 




RESOLVED – 



(1)
That the Council is minded to grant planning permission for the development and that the Application be notified to the Secretary of State under the Town and Country Planning (Consultation) Direction. 

(2)
That should the Secretary of State decide not to intervene, that the Application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to secure:- 


· Payment of a Red Rose Forest contribution of up to £106,455 and a £673,545 contribution towards Highways and Public Transport schemes before commencement of development.


· The remaining £1,615,670 contribution required under Supplementary Planning Document SPD1: Developer contributions towards Highways and Public Transport Schemes to be drawn down as and when required in respect of any relevant local highway improvement and public transport improvement projects in the vicinity of the application site (which meet statutory and policy tests of planning obligations).

· An element of revenues from international matchdays (to be agreed) to be specifically applied to improvements to sports facilities and sports activities within Trafford, such investment and activities to be agreed with the Council.

· The use of the cricket school and the media centre by community and educational groups and bodies (arrangements to be agreed).

· Subject to a successful negotiation of a leasehold, that the Tesco Metro store located at Stretford Mall at Stretford Town Centre shall remain open for business as a Tesco foodstore during the normal opening hours of the Mall for a continuous period of no less than 5 years from the date of opening of the store now approved. 

· That the store will not open for trading until the contract for the works described as phases 2a, 2b, 2c in the planning supporting statement (i.e. all those elements necessary to meet the English Cricket Boards TSF2 requirements by a specified date) has been let. 

· If the s.106 undertaking governing the use of the ground for concerts has not been signed beforehand, all the requirements set out in the draft undertaking agreed to date. 

· The costs of the Council in promoting the highway orders necessary at the proposed new junction to the site on Chester Road. 

· That the proposed store be operated as a Partnership Store in accordance with the details set out in the submitted Economic Development and Regeneration Statement prepared by Amion Consulting.   


(3)
That upon the completion of the above Legal Agreement, planning permission be granted subject to the standard conditions and reasons now determined. 



[Note:  Councillor Stennett declared a Personal and Prejudicial Interest in Application 74393/FULL/2009, being a Member of Lancashire County Cricket Club, and left the room during its consideration.  Councillor Walsh declared a Personal Interest in Application 74393/FULL/2009, as he operates a launderette on Chester Road.] 

102. 
APPLICATION FOR PLANNING PERMISSION 74483/FULL/2009 – DERWENT HOLDINGS LTD – LAND AT WHITE CITY RETAIL PARK, WHITE CITY WAY, STRETFORD


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of a new food retail store (Class A1) (9036 sq.m gross floorspace) with associated parking provision and landscaping, partial demolition and extension and alterations to existing non-food retail units, alterations to existing car park layout. 


The Vice-Chairman proposed a vote on the proposition that the existence of the CLEUD and the “fall back” argument put forward in support of the application should not be given any weight as a material consideration in the determination of the application. 



The proposal was put to the vote and declared carried. 



[Note:  Councillors Fishwick and Smith both abstained from taking part in the vote.] 



It was moved and seconded that planning permission for Application 74483/FULL/2009 be refused. 


The motion was put to the vote and declared carried. 





RESOLVED:  That planning permission be refused for the following reasons: 


The proposed development, when considered by itself, and when considered cumulatively with the extant planning permission H/56481 for a foodstore at Chester Road, Stretford, would have significant and unacceptable adverse impacts in respect of the vitality and viability of, and trade diversion from, Regent Road Neighbourhood Centre. The proposed development, when considered cumulatively with the extant planning permission H/56481 for a foodstore at Chester Road, Stretford, would have significant and unacceptable adverse impacts in respect of the vitality and viability of, and trade diversion from, Stretford Town Centre. The proposed development would therefore be contrary to Policies EC16.1 b and d and EC17.1 of PPS4 and Policy W5 of the Regional Spatial Strategy (RSS). 


[Note:  Councillor Stennett declared a Personal and Prejudicial Interest in Application 74483/FULL/2009, being a Member of Lancashire County Cricket Club, and left the room during its consideration.  Councillor Walsh declared a Personal Interest in Application 74483/FULL/2009, as he operates a launderette on Chester Road.] 


103.
APPLICATION FOR PLANNING PERMISSION H/69008 – ARCON HOUSING ASSOCIATION LTD – 42-44 MOSS ROAD, STRETFORD 


The Chief Planning Officer submitted a report concerning an application for planning permission for the demolition of existing vacant nightclub building and erection of three storey building to accommodate nine affordable apartments.  Laying out of car parking, landscaping and development ancillary thereto. 




RESOLVED – 



(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to:- 

· Secure a contribution to children’s play space and outdoor sports provision of £15,612 split between a contribution of £10,382 for open space and £5,230 for outdoor sports in accordance with the Council’s SPG ‘Informal/Children’s Playing Space and Outdoor Sports Facilities Provision and Commuted Sums’. 


· Ensure provision for affordable housing development or special needs accommodation, which will include a mortgagee or receiver exclusion clause as detailed in paragraphs 13 and 14 of the report. 



(2)
That upon the completion of the above Legal Agreement, planning permission be granted subject to the conditions now determined.

104. 
APPLICATION FOR PLANNING PERMISSION 74536/FULL/2009 – VIRIDOR WASTE MANAGEMENT LTD – LAND AT NASH ROAD, TRAFFORD PARK 


The Chief Planning Officer submitted a report concerning an application for planning permission for the erection of an in-vessel composting (IVC) facility to process garden and kitchen waste including IVC building, ventilation stack, site office, weighbridge, gatehouse, electricity sub-station, car parking, service yard and new vehicular access (revised scheme). 




RESOLVED – 



(1)
That the application will propose a satisfactory development for the site upon the completion of an appropriate Legal Agreement and that such Legal Agreement be entered into to ensure compliance with covenants contained in the Section 106 Agreement linked to Application H/71688 to secure:- 

· A financial contribution of £24,675 towards off-site tree planting (Red Rose Forest). 


· A financial contribution of £38,905.77 towards transport improvements (consisting of £25,826.10 towards public transport improvements and £13,079.67 towards highway infrastructure improvements). 



(2)
That upon the completion of the above Legal Agreement, planning permission be granted subject to the conditions now determined. 



The meeting commenced at 6.30 p.m. and concluded at 9.30 p.m. 
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		74270/FULL/2009



		DEPARTURE: No





		ERECTION OF A TWO STOREY YOUTH FACILITY, INCLUDING A THEATRE, DANCE STUDIO, RECORDING STUDIO, ITC SUITE, CATERING, ACTIVITY HALL AND ARTS AREA.  ERECTION OF EXTERNAL PLAY EQUIPMENT, MULTI USE GAMES AREA (MUGA), BASKETBALL COURT, BIN STORE, SUBSTATION, FENCING AND ASSOCIATED LANDSCAPING AND SERVICING AREA.  






		Broadoak Comprehensive School, Warburton Lane, Partington





		APPLICANT:  Broadoak School





		AGENT: Ellis Williams Architects





		RECOMMENDATION:  Grant









SITE


The application site is situated within the grounds of Broadoak Comprehensive School and is currently an area of grassland that is not utilised by the school.  The site is located on the eastern side of Warburton Lane, to the south of the school buildings.    The school site is situated on the periphery of Partington, close to the boundary with Warburton.

Residential properties on Warburton Lane, Sussex Road, Wiltshire Road and Yorkshire Road look onto the site from the western side of Warburton Lane.  Residential properties on Warburton Chase are also situated to the south of the site.

PROPOSAL


The development is proposed to provide a range of functions including the provision of formal Youth Services, a meeting place, venue for theatre, dance and film and a base for outside pursuits.  The proposed development will be available for conferences, schools, the local community and business hire. 

Although the facility is expected to be principally used by the local community, it will also be available for use by residents of Trafford as whole, and is planned to contain facilities which are not widely available elsewhere in the Borough. The use by people from beyond the locality will principally be by groups who would occupy the building at specific times in a planned and structured manner. This model of extended use is already established at the adjacent Sports Village.

The application proposes the erection of a two storey building that would comprise of a 376 seat auditorium which would have an internal height of two stories, activity space, dance studio, male and female changing rooms and showers, kitchen, office space, entrance lobby with foyer and ‘chill out zone’ at ground floor and recording studios, I.T. suite, office space and advice centre.  The first floor would also accommodate ancillary office and interview facilities for the Council’s Children and Young People’s Service.   

A ‘chill out’ area and cycle racks are proposed to the front of the building.  A ‘social zone’ comprising of wooden boards are proposed to the southern side of the site.  The area to the rear of the site would be designated as an ‘activity zone’, containing a multi-use games sports court (MUGA), a basketball court, a 2.5m high climbing wall, trim trail and associated wooden activity equipment. It is proposed that the MUGA will be floodlit but details have not been submitted with the application.

The building would have the appearance of four tilted flat roof boxes that have been merged together on a common plinth. Each block would be clad in a different material and/or colour. The main entrance to the building would be situated on the north-western corner of the building, close to Warburton Lane.

Vehicular access to the site will be from Warburton Lane, utilising and improving an existing access point to Broadoak School. This access point leads to an existing school car park which can accommodate approximately 107 cars. It is proposed to share this car park in addition to providing 4 new car parking spaces within the new site. Provision is also made for 24 cycle racks within the site whilst a new service yard is proposed to the north of the building.

An existing security fence and hedge to the site frontage will for the most part be removed to provide an open frontage to the building, although a 19 metre length of the existing fence and hedge will be retained at the southern end of the site. A new 2 metre high mesh fence will be erected to the southern, eastern, and northern boundaries of the site which then returns to the building to make the rear of the site secure.


The facility is proposed to be open from 10:00 to 22:00 on each day although the applicant has stated that the office functions may start earlier in the day.

REVISED TRAFFORD UDP


The Revised Trafford UDP was formally adopted on 19 June 2006. This, together with Regional Spatial Strategy for the North West (RSS13), now forms the Development Plan for the Borough of Trafford.

PROPOSALS MAP NOTATION 


Protected Landscape Character

Protected Linear Open Land


Protected Open Space


Priority Regeneration Area

PRINCIPAL ADOPTED REVISED UDP POLICIES/ PROPOSALS


ENV17 – Areas of Landscape Protection


OSR5 – Protection of Open Space


OSR6 – Protected Linear Open Lane


A1 – Priority Regeneration Areas


H11 – Priority Regeneration Area: Partington


D1 – All New Development


D2 – Vehicle Parking


PRINCIPAL ADOPTED RSS POLICIES


DP1 – Spatial Principles


DP2 – Promote Sustainable Communities


DP3 – Promote Sustainable Economic Development


DP4 – Making the Best Uses of Existing Resources and Infrastructure


DP5 – Manage Travel Demand; Reduce the Need to Travel and Increase Accessibility


DP6 – Marry Opportunity and Need


DP7 – Promote Environmental Quality


DP9 – Reduce Emissions and Adapt to Climate Change

L1- Health, Sport, Recreation, Cultural and Educational Services Provision    

MCR1 – Manchester City Region Priorities


MCR3 – Southern Part of the Manchester City Region

RELEVANT PLANNING HISTORY

No previous applications have been submitted on the application site.  Relevant applications on neighbouring sites are:


Broadoak School

H/66310 - Proposed sports facilities for dual school/community use comprising the erection of a sports pavilion/changing facility and the creation of a floodlit synthetic pitch and multi-use games area with associated parking, boundary fencing and landscaping – Approved with conditions 24/04/2007.


H/66313 - Refurbishment of existing Montgomery building, including recladding of all elevations and installation of two disabled persons ramps to south elevation – Approved with conditions 30/03/2007.


H/68754 - Erection of freestanding canopy to provide wet trade teaching area and associated container store – Approved with conditions 01/04/2008.


Partington Leisure Centre

H/LPA/63777 - Erection of a pitched roof to replace existing flat roof over the changing rooms to the rear of the centre – Approved with conditions 21/02/2006.


H/LPA/71291 - Creation of additional car parking area to provide 24 spaces with associated 1.8 metre high boundary fence and 10  6 metre high lighting columns to the eastern side of the tennis courts – Approved with conditions 22/07/2009.


H/LPA/71597 - Siting of 3 no. 12 metre high flood lighting columns to the north of the existing MUGA – Undetermined.

APPLICANT’S SUBMISSION 


The applicants have submitted a Design and Access Statement, which states the following: - 

· Consideration was given to the available options for development within the Broadoak site.  An alternative site adjacent to the Sports Village, accessed from Chapel Lane was considered, although the facility would have little opportunity for impact which is considered vital if the centre is to be successful.  Connections to the Sports Village are still considered acceptable.

· The site is poorly drained, which means that although part of the recreational space available to the school, the area is not regularly used, nor marked for formal sport.


· The proposed scheme has been designed to the highest standards in order to significantly enhance the character and quality of the area.  In particular the site has low biodiversity.  The proposed scheme will both improve biodiversity and provide improved habitats for native species of flora and fauna.


· The proposal provides a diverse range of recreational facilities for the local community, including indoor sport, art, technology and external activity space.


· From the outset of the scheme, the young people of Trafford have been involved in the formulation of the brief, selection of the site and the development of the proposals.


· The school has informed local businesses and residents of its intentions and invited them to view the proposals for a three day period from 10th – 12th September 2009.  Comments were invited.  A total of six comments were received, all fully supportive.

· The development will also be available for conferences, schools, local community and business hire.


· The proximity to some residential accommodation is recognised.  An acoustic survey has been commissioned and the building and site planned to minimise the impact of noise generation.


· It is expected that peak occupancy will be complementary with the adjacent school, and therefore the existing car park facilities will be sufficient, with limited impact on the surrounding road network.


· The aspiration for the building is for it to represent the 21st Century.  The building is to be contemporary in style and flexible in use.  The height of the building in lower than the adjacent school buildings.


· The building has been designed to offer accessible facilities to people of all abilities.

· The site is linked to public transport infrastructure.


The applicants have also submitted a Transport Statement which concludes that the proposal will deliver a sustainable development that is close to the existing education community and transport facilities enjoyed by the school, thereby reducing the need to travel by car. The target group for the development will be 11 to 18 year olds, with the 11-16 year olds being primarily from Broadoak School. It is estimated that 70% of the trips associated with the development will be linked to the school.

CONSULTATIONS


Strategic Planning & Developments – No objection.  Comments raised are detailed in the observation section of this report.


LHA – Comments to follow in the Additional Information Report.

Environmental Protection – The application site is situated on brownfield land, a contaminated land condition is therefore recommended.

Pollution and Licensing – No objection.  An assessment of the noise impact of the proposed development on neighbouring sensitive premises to be submitted.  The applicant must submit for approval a lighting scheme including a contour diagram showing how the light spillage from external lighting features affects neighbouring sensitive receptors.  

Built Environment (Highways) – No comment.

Built Environment (Drainage) – No objection.

Built Environment (Street Lighting) – No comment.


Built Environment (Public Rights of Way) – No comment.


Greater Manchester Police Design for Security – state that the applicant has engaged with the Police when devising their proposals.  The scope of the project has changed slightly since this consultation took place, but the submitted scheme is broadly similar.  They are satisfied that the security issues raised at the time have been adequately addressed in the current proposals.  Due to location and nature of the development, it is strongly recommended that the development is constructed by Secured By Design standards and compliance should be made a condition of planning approval.


Sport England – No objection as the proposed development is for an indoor or outdoor sports facility, the provision of which would be sufficient benefit to the development of sport as to outweigh the detriment caused by the loss of the playing field or playing fields.  It is understood that the application site has not been used for formal sport for at least 5 years and that there are a number of problems with the drainage of land and water logging.  Equally they have received comments from the Football Association, the English Cricket Board and the rugby Football Union who do not wish to raise an objection to the proposal.  A condition is recommended requiring the proposed multi-use games area to be designed in accordance with Sport England’s technical design guidance notes.

Partington Town Council – No objection.


REPRESENTATIONS


Fourteen letters of objection have been received from local residents.  Their main concerns are summarised below:

· Increased activity-based noise levels throughout the day and into the night.

· Increased number of cars attracted by the facility and using Brook Farm Close to park (as an addition to or alternative to any parking provided on the school site).  As a cul-de-sac with a number of young children living on the Close, the safety, access and peace and quiet of the residents will undoubtedly be compromised.

· At present they tolerate the lighting at the MUGA sports courts.  There appears to be no details of lighting provision within the application.


· The proposed opening times will greatly disrupt the area and cause considerable noise nuisance to the residents of the area.  The anti-social behaviour by youths congregating outside especially at 10pm.


· The proposed development is an absolute eye sore and will be a blight on the landscape.


· The proposed development by reason of its size, depth, height and massing would have an adverse impact on the surrounding residential area by reason of overlooking, loss of privacy and visually overbearing impact.


· In the plans it states the provision for 65 car parking spaces, yet there is to be built a 350 seat theatre.  These extra cars may park along Warburton Lane, thereby causing dangerous road conditions.


· Warburton Lane has a 30mph speed limit, however vehicles exceed this speed, particularly in the late evenings.  Because of this, the closing time of the facility and cars parking on Warburton Lane, concern is with safety of pedestrians crossing this main road and not using the Pelican crossing.

· The application form states that the proposal will not involve the need to dispose of trade effluent or waste, however the plans show a kitchen / café area.


· The application site has a number of trees and hedges, the application form states that there are none.


· Reduction in green space and the natural environment.  The trees and hawthorn hedging to the site frontage are part of an attractive landscape that forms part of Partington’s character.  To lose these for fencing would create yet another ‘concrete jungle’ style 1960’s project. 

· The open aspect to the front of the building is likely to result in crime and vandalism.


· They had not received notification of the proposals prior to the submission of the planning application, as claimed by the applicants.

OBSERVATIONS


PRINCIPLE OF DEVELOPMENT


1. The application site is designated as Protected Open Space within the Council’s Revised UDP.  Proposal OSR5 states that development of all or part of land designated as Protected Open Space will only be permitted if: - 

i) It is for formal or informal recreational purposes;


ii) Replacement of facilities of an equivalent or greater community benefit within the locality are provided;


iii) The proposed development is ancillary or complements the principal use of the site;


iv) It can be clearly demonstrated that the development would not result in a local deficiency of recreational open space and facilities.


2. The application is for a range of recreational purposes, both formal and informal, although predominantly indoor.  Whilst it is intended that the proposed development will be run independently from Broadoak School, it will complement the surrounding uses of the school and Sports Village.  Partington is one of the most deprived areas of the Borough and is identified within the Revised UDP as a Priority Regeneration Area.  It is considered that the proposal would improve recreation and other facilities available to the local community.  The proposal is therefore considered to be in accordance with Revised UDP Proposal OSR5. It is also considered to be in accordance with Proposal H11 which states that within the Partington area the Council will take action to improve the quality and diversity of recreational and other facilities available to the local community.

3. The proposed development would be built on and make use of an area of vacant land that the school do not use for playing field purposes.  The proposal incorporates provision for both indoor and outdoor activities and adjoins a substantial established area of playing fields to the south and east.  It is therefore considered that the loss of this open space would therefore not add to or create a local deficiency in open space provision.


4. The application site is also designated as an area of Protected Linear Open Land and an Area of Landscape Protection within the Revised UDP.  An area of protected linear open land lies around the outer edge of Partington and is referred to as the Partington Greenway within Proposal OSR6.  While the proposed development will lie within this designated area, Proposal OSR6 does state that the Council will aim to improve the recreational, townscape and environmental value of these areas. Built development on an appropriate (normally small) scale may be acceptable if it contributes towards these aims and does not compromise the function of the space. The proposed development, whilst not small, will provide a recreational facility and is considered to be a well designed building which will contribute in a positive way to the townscape of the area. It is not considered that it will compromise the function of the Protected Linear Open Land, nor will it detract from the character of the landscape. The application site is situated adjacent to the existing school buildings and car park thus leaving a significant area of open green space to the south and east of the site. The proposal would not result in a break in this ‘green ring’ around Partington.  The proposed development is therefore considered to accord with Proposals OSR6 and ENV17 of the Revised UDP.

5. The proposed office space within the development would be ancillary to the main uses of the building and therefore a Planning Policy Statement 4: Planning for Sustainable Economic Growth is not required.  The principle of the proposal is therefore considered acceptable.


IMPACT ON RESIDENTIAL AMENITY


6. Residential properties are situated to the west of the site on the western side of Warburton Lane.  A minimum distance of 46m would remain between the Whitecroft Villas on Warburton Lane and the proposed building.  A minimum distance of 41.6m would also remain between the proposed development and the neighbouring properties on Yorkshire Road.  These distances would also be across a vehicular highway.  Residential properties are also situated to the south of the site on Brook Farm Close.  A minimum distance of 56m would remain between the proposed development and these properties.  This distance would also be across a school playing field.

7. Windows are proposed to the west elevation of the building and these would serve the ‘chill out’ area, foyer and recording studios.   Due to the distance between the site and neighbouring properties to the west of Warburton Lane, it is considered that these windows would not result in a loss of privacy to neighbouring residents.

8. The proposed external play areas would be situated to the rear of the building, away from neighbouring residential properties, thus minimising the impact of children playing outside on surrounding residents.  

9. It is recommended that a condition is attached requiring the applicant to submit for approval details of lighting throughout the site. This would include security lighting for the building and public circulation areas and floodlighting to the proposed MUGA and basketball court. Any impact from floodlighting on residents from the MUGA and basketball court is likely to be mitigated to a significant extent by the presence of the building itself.

10. The proposed hours of use are 10am until 10pm seven days per week. It is expected that some staff members will need to occupy the building at 9am in order to prepare for opening for use at 10am. The building will be shut to public use at or before 10pm at which time the building and the site will commence shut down. All public users will have left the building before or by 10pm. A limited staff presence will be required beyond 10pm to ensure that the building and site is secure. It is expected that the building and site will be shut down by 10.30pm. Whilst there are some residential properties in reasonably close proximity on the opposite side of Warburton Lane, it is not anticipated that the use will cause such a degree of noise and disturbance as to warrant refusal of the application on these grounds. Further to advice from Environmental Protection, it is recommended that a condition is attached requiring the applicant to submit an assessment of the noise impact of the proposed development on neighbouring sensitive premises.  This assessment will address the potential for any noise nuisance to occur which may impact upon the amenity of neighbouring sensitive properties both during construction and operational phases of the development.  This would ensure that no works are to be carried out on the site until the control measures have been agreed in writing by the Council. 

11. It is therefore considered that with appropriate conditions, the proposed development would not lead to undue levels of noise and disturbance to neighbouring residents sufficient to warrant the refusal of planning permission.


DESIGN AND VISUAL IMPACT

12. The application site is situated at the southern end of Partington, adjacent to Broadoak School. There is no set building style in the area, the adjacent school site comprises of single and three storey buildings of functional appearance that are predominantly constructed from brickwork and glazing. The surrounding area also includes a mix of two storey dwellinghouses of differing styles. 

13. The proposed building is of a modern innovative design.  The applicant has detailed how the design was generated through influence from children within the Borough. It is aimed to appeal to young people and will help to improve the community facilities within Partington and the Borough as a whole.  


14. The building would have the appearance of four tilted flat roof boxes that have been merged together on a common plinth. Each block is to be clad in different materials and/or colour, including copper cladding, black trespa cladding, carmine red trespa cladding, metallic mystic silver trespa cladding.  It is considered that these contrasting materials and colours will provide variation and interest on the site, which together with the design will reduce the massing of the building. Whilst the building is still large, it is lower in height than the three storey elements of the adjacent school. It is considered that the building addresses the street scene in an appropriate manner and will make a positive contribution towards it.

15. The site is bound to the south and east by school playing fields which maintain a sense of open space around the building and provide a green backdrop to the development.  Much of the proposed outdoor play equipment will be screened from Warburton Lane by the proposed building.  The sports courts and play equipment are typical in design and are not uncommon in either school sites or public playgrounds.   Partington’s Sports Village is situated to the east of Broadoak School and the large sports pitches used by the leisure centre and the school are located near the application site.  It is therefore considered that the proposed sports pitches and play equipment would be in keeping with the character of the surrounding area.


16. An existing 2.5m high hedge lies along the western boundary of the site, approximately 30m of which is proposed to be removed to make the front of the site open to improve natural surveillance and maximise safety for users. The remaining 19 metre length of fence and hedge to the western boundary is to be retained as are  a line of mature trees to the south and east of the site, which would soften and partially obscure views of the development from properties on Brook Farm Close and when looking northwards on Warburton Lane.  A landscaping condition is recommended to ensure that adequate landscaping is provided within the site generally, including the addition of further trees and other planting along the southern and eastern boundary to bolster the existing planting and reduce the impact of the building when viewed from the south and east.  

HIGHWAY SAFETY AND PARKING PROVISION


17. The proposed development would share car parking spaces with Broadoak School, on the existing site of the school.  An area for servicing is to be provided to the northern side of the building, thus away from the front elevation and neighbouring residential properties. Comments from the Local Highway Authority will be provided in the Additional Information Report.

CONCLUSION


18. The proposed development would deliver an exciting and unique arts and leisure facility for the residents of Partington and the borough as a whole. It is likely to prove particularly beneficial for the young residents of the area, and especially for those who are not fully engaged with formal education. The proposal is considered to be acceptable in terms of its location, siting, scale, massing and design and would not unduly impact on the amenity of nearby residents subject to the conditions recommended. Subject to confirmation from the Local Highway Authority, it is considered to comply with the relevant policies of the Proposals of the Revised UDP. As such the application is recommended for approval subject to the conditions listed below.

RECOMMENDATION:

GRANT, subject to the following conditions

1. Standard Time Limit.

2. List of Approve Plans.

3. Submission of Materials.

4. Landscaping Condition including additional planting along the southern and eastern boundaries.


5. Details of Porous Materials for Hard-Standing.

6. Notwithstanding submitted details, submission of details for boundary treatment.

7. Secure cycle parking to be provided and retained in accordance with approved details;


8. Contaminated Land.

9. Details of external lighting, including floodlighting to MUGA and basketball court to be submitted and approved.

10. Submission of an assessment of the noise impact of the proposed development on neighbouring sensitive premises. 


11. The facility hereby permitted shall only be open to the public between the hours of 10:00 hours and 22:00 hours on any day.


12. Detailed design of the MUGA to be submitted and approved.


13. Submission of crime prevention scheme.


14. Location of substation to be agreed.


15. Implementation and retention of access, servicing, and parking details

VW
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