APPLICATION REPORT - PA/341172/17
Planning Committee,17 October, 2018

Registration Date: 04/01/2018
Ward: Chadderton South

Application Reference: PA/341172/17
Type of Application:  Full Planning Permission

Proposal: Retrospective application for the construction of an artificial
surface - multi use games area (MUGA) and associated fencing
on an area of the school playing field.

Location: Yew Tree Community School, Alcester Street, Chadderton, OL9
8LD

Case Officer: Richard Byrne

Applicant Yew Tree School

Agent : Pentagon Sport Ltd

UPDATE REPORT — 17 October 2018

Members may recall this application was deferred to allow additional time for the applicant to
demonstrate how the parking within the school will accommodate vehicles for users of the
proposed pitch and how the parking is managed and effectively implemented. In addition,
further information was required to show how surface water will be managed across the
artificial pitch.

Management of Parking

A Parking Management Plan (PMP) has been submitted by the applicant. The PMP shows
two points of access to the pitch. The first, a double gate, is only opened for emergencies
and maintenance which leads directly from Alcester Road. The second gate is for user
access via the car park and partly around the south west side of the school building.

The PMP sets out the anticipated use of the site which comprises:

During school hours the pitch will be used for the children already on the site.

Spectators/parents are not permitted to watch.

The after school sports clubs will carry on using the new pitch. The parents
collecting their children after these clubs will be permitted to access the car park to
park and wait for pick up (typically an hour after school has finished and the car park
is then empty)

Outside of school hours the sports pitch will be only used between 8am — 7pm
(weekdays), 9am — 1pm (Saturdays) and 10am — 1pm Sundays.

Non-school users using the site at weekends or after school are:

Estimated at maximum of 18 players, 2 coaches, 10 spectators. Total users at once
30 (20 cars ~ maximum)

Limited in the number of spectators to parents who attend with their children
(therefore 2 persons per car)

Limited to local junior clubs known to the school

Enforcement of the PMP

All parents collecting children from after school events on the pitch will be written to
advising them they must use the car park only



The school staff running the after-school activities will have a gate key, they will
ensure the gate is open for parents to park and collect their children. They will lock
the gate when the event is finished.

The bookings will be managed to avoid overlaps, minimising disruption as cars leave
while cars arrive.

Non-school users will only be allowed to use the facility:

—  After 5.30pm on school week days (To avoid cross over with school users of
the car park)

~ Between 8am — 7pm (weekdays), 9am — 1pm (Saturdays) and 10am - 1pm
Sundays outside of school term time,

— At jeast 30 minutes after any prior user's booking has finished{ To avoid
cross over with other non-school users of the car park)

-~ For a minimum of one hour (To reduce change overs)

- Non-school users will be limited to trusted, known local clubs that will be
issued keys and their members will be written to advising them that they must
use the car park only.

-~ The school management team will review the PMP each month taking
feedback from residents and users to ensure that it has effectively met its
aims.

Officer comments — traffic and parking

The Highway Engineer has carefully considered the submitted PMP and considers the
document sets out clearly how parking will be managed.

Given that the use of the school attracts far more vehicle movements than the anticipated
use during the normal school day, it is considered that the local highway network will not be
adversely affected by the additional traffic generated by the sports pitch outside of school
hours.

During school holidays the level of highway use is naturally lower and it is considered the
use of the pitch would not adversely affect highway safety.

It is therefore considered the PMP sufficiently sets out how the anticipated users and
demand will be accommodated within the existing school car park. As such it is considered
this addresses the previous concerns and is acceptable in respect of the effect on highway
safety. Itis considered expedient in amending condition 3 of the original recommendation to
secure the implemented and ongoing management of the PMP.

Officer comments - Drainage

The original recommendation report stated the proposed pitch is laid on an open texture
surface course which is based on a crushed aggregate layer with 100 mm perforated pipes
running at 10 metre intervals leading to a natural soakaway.

Upon further investigation it is considered the method of construction and the pitch finishing
surface would allow the flow of water through the material to the ground below. The
perforated pipes through the base would remove any excess which is then taken to a natural
soakaway located near to the westerly corner of the pitch dissipating across the existing
playing field. Given the existing playing field surrounds the artificial pitch it is considered this
to be the most appropriate method of attenuation of surface water on the artificial pitch.

Taking into account the permeable nature of the artificial pitch it is considered the
development would not be significantly different to the land which was previously part of the
existing playing pitch. Given the size of the existing playing pitch it is considered there
would be sufficient capacity to accommodate a peak of surface water from the artificial
pitch. The additional information has been assessed by the Council’s Drainage Engineer
and has raised no objection to the proposal.

As such given the acceptable method of drainage and the pitch is in situ it is recommended
that condition 5 attached to the original recommendation is removed.



Taking into account the artificial pitch is within the confines of the existing playing field the
onus of any future maintenance would rest with the school. Therefore it is recommended to
remove condition 6 attached to the original recommendation.

Officer comments - Conclusion

It is considered the submitted PMP demonstrates an acceptable amrangement for the
management of traffic into the site and for parking within the existing car park.

The drainage of the artificial pitch is considered acceptable.

It is therefore recommended that planning permission is granted.

ORIGINAL REPORT - 6 June 2018

THE SITE

This application relates to Yew Tree Community School, Alcester Street, Chadderton. The
area of the development is part of the existing playing field adjacent to the north eastern
boundary and a car park serving the school.

THE PROPOSAL

Planning permission is sought for the construction of a muiti-use games area with an
artificial surface. The proposed pitch is enclosed by a green 3 metre high paladin welded
mesh fence. The pitch would measure 60 metres in length by 30 metres in width and is laid
with a 50mm high artificial grass on a 400 mm compacted surface.

The applicant states that the pitch would be used by the pupils during the school day and a
limited number of local children’s teams during the evenings, weekends and in the day
outside of term time. Notwithstanding the normal school day the proposed pitch would be
open to external use between 0800 Hours ~ 1900 Hours (Monday to Friday), 0900 Hours —
1300 hours (Saturdays) and 1000 Hours — 1300 Hours (Sundays and Bank Holidays).

RELEVANT HISTORY OF THE SITE

PA/333930/13 - 1) Single storey extensions (including link building with the creation of an
internal courtyard and extension to main entrance) 2) Extension of car parking 3) Various
external alterations to elevations. Granted 31 Octcber 2013.

PA/059470/11 - Extension of existing car park from 19 spaces to 29 spaces. Granted. 26
April 2011

There have also been various other minor applications associated with the school.
RELEVANT PLANNING POLICIES AND GUIDANCE

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that, to the
extent that development plan policies are material, planning decisions must be taken in
accordance with the development plan unless material considerations indicate otherwise.
This requirement is reiterated in Paragraph 11 of the National Planning Policy Framework
(NPPF).

In this case the 'Development Plan’ is the Joint Development Plan Document (DPD) which
forms part of the Local Development Framework for Oldham. The application site is
unallocated on the Proposals Map associated with this document.

The following DPD Policies are considered to be relevant:



Policy 1 - Climate change and sustainable development;
Policy 5 - Promoting accessibility and public transport choices;

Policy 6 - Green Infrastructure
Policy 9 - Local environment;
Policy 19 — Water and Flooding;
Policy 20 - Design;

Policy 21 - Protecting Natural Environmental Assets;
Policy 23 - Open spaces and sports; and,

CONSULTATIONS
Poliution Control

Traffic Section

Sport England

Drainage Engineer
The Ramblers Association

REPRESENTATIONS

No objection subject to the attachment of a planning
condition to restrict the times of the use of the pitch.

No objection in principle subject to the submission of a
parking management plan secured by planning
condition.

No objection as the proposal broadly meets the
requirements of paragraph 74(jii) of the NPPF and the
following exception to Sport England Policy:

‘E5 - The proposed development is for an indoor or
outdoor sports facility, the provision of which would be
of sufficient benefit to the development of sport as to
outweigh the detriment caused by the loss of the playing
field or playing fields’.

Drainage plan required

No objection

The proposed development has been advertised by means of individual consultation letters
sent to the occupiers of the neighbouring properties and a site notice erected adjacent to
the site. As a result of the publicity two representations have been received and are

summarised as follows:

Opening times are queried,

Adverse effect to highway safety;

Inadequate vehicular parking;

Increase of noise and general disturbance;
Increase in light pollution and air pollution;

Effect on house prices.

PLANNING CONSIDERATIONS

The main issues for consideration comprise the following:

Principle of land use;
Design and Appearance;
Residential Amenity;
Highway safety; and,
Effect on drainage.

Principle of land use

DPD Policy 2 states that the Council will support development that contributes to the health
and welibeing of people. DPD Policy 23 states that the development of a site that is
currently or was most recently used as open space or for sport and recreation will be
permitted provided it can be demonstrated the development brings significant benefits to the
community that would outweigh the harm resulting from the loss of open space.

The existing area is currently used as part of the school playing field for the delivery of



physical education and for children’s outdoor play. The proposed new artificial playing field
with associated fencing would provide an all-weather facility which would benefit the school
and external community users including local clubs.

In terms of open space and sports provision, the proposal would provide an improvement to
the existing and create a new facility with a significant benefit to the community. Whilst the
proposal would not provide new space as such, it would provide an enhanced facility to the
existing playing field which would enable sport to be played throughout the year whereas at
present the grass playing field can only be used during periods of good weather.

On the basis of the above, it is considered that the proposal would give rise to considerable
benefits to the school and to the wider community through the provision of an enhanced
playing facility and is supported by local and national planning policy.

Furthermore, Sport England has been consulted and in response it does not wish to raise an
objection. Sport England considered the proposal would broadly meet the requirements of
Paragraph 74 of the NPPF and that it constitutes the provision of a facility where the
benefits to the development of sport outweigh any detriment caused by the loss of part of
the playing field.

Design and Appearance

The new pitch would be surfaced with artificial grass and enclosed with a modest 3 metre
high paladin fence.

It is considered the pitch and enclosing fence would assimilate against the setting of the
school and the backdrop of the playing field. It will not compromise the views from any
onlookers, looking into the site.

Security

It is considered that the proposed pitch is appropriately enclosed which promotes its security
when not in use. Given the perimeter of the school is also enclosed by a fence and views of
the pitch can be readily seen it is not considered the development would further harm the
level of site security.

Residential Amenity

DPD Policy 9 aims to safeguard the users or occupiers of adjoining land or properties from
significant impacts associated with development proposals. It also requires developments
to be appropriate for their intended end users or occupiers.

Taking into account the open nature of the pitch, the enclosing paladin fencing and the
separation distance to residential properties it is not considered there would be a loss of
sunlight, daylight, or outlook, that there would be an overbearing impact on the existing
neighbouring properties that are adjacent to the school field boundary. The resulting effect
to residential amenity relates to the noise and general disturbance from balls hitting the
enclosing fencing and from users/spectators during open play.

Effect on Gordon Avenue, Sycamore Avenue and Williams Crescent

This new pitch does not have any floodlighting and therefore would only be able to be used
during daylight hours. There are therefore no light issues raised by the proposed pitch.
Nevertheless, it is recognised that residents would be likely to experience more shouting
from players / spectators than currently experienced and this additional noise outside of
normal school hours could affect the enjoyment of the rear gardens which back onto the
school field or when windows are open. In these circumstances, there will be some loss of
residential amenity to these residents.

The applicant states that the use of the pitch would be restricted to the use of the school
during term time. After school and during holidays the pitch would be available for use for



up to 9 a side matches. Chaddy Park Football Club and Midway FC have expressed an
interest in the use of the pitch during evenings, weekends and outside of school term time.

The anticipated hours of use would finish at 1900 hours during the weekday and 1300 on
weekends. It is therefore not considered that the noise from the pitch will be significant
enough to outweigh the community benefit of providing a multi-weather pitch which will be
used by the school children and local sports clubs. Given the absence of an objection from
Environmental Health, it is considered that the noise levels from such a usage will be of a
type or length of time that would not unduly cause disturbance to such an extent it would be
difficuit to sustain a reason for refusal on having an adverse effect on residential amenity.

Highway safety

The existing car park which serves the school will provide a parking space for 35 vehicles
available for the users of the proposed pitch outside of school hours. The control of the
gate for access would be in the control of either a member of staff of the school or regular
users of the pitch (such as sports clubs).

The traffic section acknowledges parking demand in the area is high and there is an existing
problem in the area with congestion caused by parked vehicles during the school drop off
and pick up periods.

Taking into account the anticipated level of usage governed by the size and the availability
of the existing car park outside of the school day, it is considered the peak amount of
vehicles can be accommodated safety off the public highway. In this instance it is
considered expedient to require the submission of a parking management plan to ensure
that parking within the school grounds is managed during the use of the pitch to alleviate
any significant impact on the public highway and to highway safety from parked vehicles.

Effect on drainage

The proposed pitch is laid on an open texture surface course which is based on a crushed
aggregate layer with 100 mm perforated pipes running at 10 intervals leading to & natural
soakaway. This would enable the permeable surface to manage the flow of surface water.

It is considered expedient to attach a condition to require the details of the drainage to be
submitted and a maintenance plan be submitted once the works are complete. This is to
ensure that the drainage issues are assessed in fotality, once the development is
completed. .

Details of the pitch construction and its drainage are considered to be acceptable in
principle.

Other Issues

Property Values

Residents have raised concern that the proposal would have a detrimental impact on
property values in the area. In response it is noted that this is not a material planning
consideration that can be taken into account in considering the merits of a proposal.

Effect on air pollution

It is noted the school is located in an air quality management area due to the close proximity
to major and local transport routes. Given the absence of an objection from the
Environmental Health section of the Council and the size of the sports pitch it is not
anticipated that the level of use would result in significant rise in air pollution to recommend
refusal of the application.

Conclusion



There are a number of positive planning considerations which weigh in favour of this
proposal. The proposal would provide an additional sport facility for the school which can
additionally be used by local groups for sport and recreation purposes which is in line with
national and local planning policy that seeks to improve and increase the number of such
facilities. The development would promote healthy communities and the benefits sports
participation brings.

The effect of noise has been balanced against the benefits the development would bring,
taking into account the fact that no floodlighting is proposed and the use would mainly be
during daylight hours.

The effect on drainage and highway safety, subject to planning conditions, is acceptable.

Overall, it is considered the proposed pitch is acceptable.

RECOMMENDATION

Approve, subject to the following conditions:

1.

The development hereby permitted shall be fully implemented in accordance with the
following plans and specifications:

Location Plan - received 22 May 2018;

Proposed Block Plan received 4 January 2018;

Proposed Site Plan received 8 December 2017; and,

Proposed elevations of the paladin fence - received 8 December 2017.

Reason - For the avoidance of doubt and to ensure that the development is carried
out in accordance with the approved plans and specifications.

The development hereby approved shall be carried out in full accordance with the
Parking Management Plan (author: Pentagon Play (North)) received 4 July 2018.

Reason - To ensure that adequate off-street parking facilities are provided for the
development so that parking does not take place on the highway to the detriment of
highway safety.

The use hereby approved shall not operate outside of the following hours:
0800 Hours — 1800 Hours (Monday to Friday)

0900 Hours — 1300 hours (Saturdays)

1000 Hours — 1300 Hours (Sundays and Bank and Public Holidays)

Reason - To protect the residential amenity of adjacent residents from noise and
disturbance.
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