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—— METROPOLITAN BOROUGH ——




AGENDA PAPERS MARKED ‘TO FOLLOW’ 
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. 

	To follow 

	

	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 a report of the Chief Planning Officer. 

	To follow 

	

	6.
	URGENT BUSINESS
Application for Planning Permission 74270/FULL/2009 – Broadoak School – Broadoak Comprehensive School, Warburton Lane, Partington M31 4BU
It is anticipated that the Chairman will allow consideration of the attached report of the Chief Planning Officer as an item of Urgent Business. 

	
[image: image2.emf]PDC Agenda Item 6 -  Broadoak Comprehensive School, Partington


	

	
	JANET CALLENDER 
Chief Executive         
	
	

	
	Contact Officer:  Miss Michelle Cody 

Extn.:   2775
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COUNCIL




_1331536727.doc
		WARD: Bucklow St. Martin's

		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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LOCATION PLAN FOR APPLICATION No: - 74270/FULL/2010



Scale 1:1250 for identification purposes only.



Chief PlanningOfficer



PO Box 96, Waterside House, Sale Waterside, Tatton Road, Sale M337ZF
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