I%a Nottinghamshire Report to Planning and Licensing
4% 1 County Council Committee

18 December 2012

Agenda Item: 5

REPORT OF GROUP MANAGER PLANNING

RUSHCLIFFE BOROUGH REF. NO.: 8/12/01741/CTY

PROPOSAL.:

LOCATION:

APPLICANT:

ERECTION OF 270 PLACE KEY STAGE 1 SCHOOL ANNEX AND 39
PLACE NURSERY FOLLOWING THE DEMOLITION OF OFFICE
BUILDING, CONSTRUCTION OF ASSOCIATED PLAY AREAS, STAFF
AND VISITOR CAR PARKING AND LANDSCAPING WORKS.
PROVISION OF PEDESTRIAN LINK CONNECTING NEW SCHOOL SITE
TO THE EXISTING HEYMANN PRIMARY SCHOOL. USE OF HEYMANN
PRIMARY SCHOOL AS 360 PLACE KEY STAGE 2 SCHOOL.
CONSTRUCTION OF MULTI-USE GAMES AREA ENCLOSED BY 3M
HIGH FENCING (5M AT THE ENDS) AT EXISTING HEYMANN PRIMARY
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SECURITY FENCING/MODIFICATION TO PEDESTRIAN ACCESS
GATE(S) AND PROVISION OF EXTERNAL LIGHTING.

WEST BRIDGFORD HOUSE SITE, SWITHLAND DRIVE, WEST
BRIDGFORD

NOTTINGHAMSHIRE COUNTY COUNCIL CHILDREN, FAMILIES AND
CULTURAL SERVICES

Purpose of Report

1. To consider a planning application for the erection of a 270 place Key Stage
(KS) 1 school annex and 39 place nursery, with an existing primary school
providing 360 places for the delivery of the KS2 curriculum. The playing field at
the existing school would be replaced by a multi-use games area (MUGA).
School administration and whole school assembly would take place in the new
school building. The KS1 building would be erected on the former site of West
Bridgford House, accessed from Swithland Drive, West Bridgford, Nottingham.
The key issues relate to pupil arrival and departure and associated impact of
traffic on Swithland Drive and the wider highway network, and potential noise
impact arising from use of the MUGA. The recommendation is to grant planning
permission, subject to the conditions set out in Appendix 2.



The Site and Surroundings
Site Location

2. Heymann Primary School, accessed from Waddington Drive, is located
approximately 1.8km to the south-west of West Bridgford town centre. The
school, which was principally built in the 1960s lies in a contemporary residential
area of mainly detached houses, each with off-street parking. Waddington Drive
and nearby streets form part of a linked highway network. More recent
residential development, built in the 1990s adjoins the southern school boundary
on Denton Drive, a cul-de-sac serving 50 properties. There are two paths that
lead from Denton Drive to pedestrian entrance gates into the school, although
neither is currently used. The West Bridgford School, a secondary school
academy accessed from Loughborough Road (A60), adjoins the northern
boundary of Heymann Primary School (Plan 1).

3. West Bridgford House, a day care centre and site of recently demolished offices,
is accessed from Swithland Drive, a residential cul-de-sac taking access from
Loughborough Road. The day care centre site adjoins the southern boundary of
The West Bridgford School. Maple Way, an adopted path, runs adjacent to the
southern boundary of the West Bridgford House site, linking Swithland Drive with
Denton Drive, passing an area of public open space accessed from Lansdowne
Drive and Cropston Close. In addition to use of the vehicular access to West
Bridgford House, pedestrian access to the site is gained from Maple Way. An
additional gate, currently kept closed, is formed in secure boundary fencing at
the junction of Swithland Drive and Maple Way. A lay-by with four car parking
spaces is located on the west side of Swithland Drive and to the south of Maple
Way, adjacent to a small area of incidental public open space.

4, A pedestrian link at the southern end of Swithland Drive emerges on to a 135m
long service road in front of seven houses accessed from Loughborough Road,
100m to the north of the junction with Boundary Road (Plan 1). At its closest
point the service road, which is adopted highway, is 200m from the corner of
Swithland Drive and Maple Way.

5. The 11 properties on Swithland Drive have drives that can accommodate
several parked cars. Roecliffe (16 properties) and Cropston Close (22
properties) are residential culs-de-sac dating from the 1970s accessed from
Swithland Drive. Parking on Roecliffe and Cropston Close takes place at the rear
of properties in shared parking areas or garages accessed from each turning
head. Some properties have made provision for parking within rear gardens.

6. West Bridgford House lies to the west of West Bridgford Fire Station. Vehicles
leaving the fire station exit directly on to Loughborough Road and return to the
site via an access gate on Swithland Drive 15m to the east of the vehicular
entrance to the West Bridgford House site.

7. Public Footpath West Bridgford No 56 linking Repton Road and Loughborough
Road emerges onto Loughborough Road opposite the junction with Swithland
Drive. The speed limit for northbound traffic reduces from 40mph to 30mph
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immediately to the south of the junction of Swithland Drive and Loughborough
Road.

There are infrequent bus services along Loughborough Road that are principally
used by buses serving the rural areas beyond West Bridgford. The maijority of
Nottingham City Transport bus services pass through the residential areas to the
west and east of Loughborough Road.

Application Site

The planning application site of 2.5ha comprises the existing Heymann School,
the site of West Bridgford House excluding the day care centre building and a
boiler house within the grounds, and a strip of land within The West Bridgford
School 73m in length and between 3.5m and 5.5m in width adjacent to the
northern boundary of 43-59 Denton Drive.

Heymann Primary School presently has a school roll of 415 and is comprised of
a single storey CLASP building with later additions. Single modular classroom
and double modular classroom buildings are located to the north of the school.
32 full-time and eight part-time staff are presently employed; a full-time
equivalent of 34 staff. 16 staff and visitor car parking spaces are marked out on
the site, although in practice the parking area is used creatively by staff,
accommodating 28 vehicles through ‘captive’ car parking.

Other than disability parking, no parking provision is made within the site for
pupil pick-up and drop-off. Cars park principally on Waddington Drive and
nearby roads at the beginning and end of the school day. A short cul-de-sac,
Lyndhurst Gardens serving nine houses, lies almost opposite the school
entrance. The carriageway of Waddington Drive is 4.9m in width (which is
narrower than the current standard of 5.5m for a residential street not used by
buses). Parents arriving at Waddington Drive generally operate a voluntary one-
way system and park on the eastern side of the road so as not to obstruct
movement by passing traffic.

A hard play area 45m x 20m and grass playing field 70m x 45m lie to the east of
the school building. The south-east corner of the football pitch marked out on the
site lies 6.5m from the nearest residential property, 43 Denton Drive. The
marked pitch lies 9.1m from the boundary of the residential properties to the
south.

A maintenance gate is formed in the security fence separating Heymann Primary
School from The West Bridgford School, adjacent to the boundary with 43
Denton Drive. The strip of land included in the application site lies immediately to
the north of the boundary with 43-59 Denton Drive, is elevated approximately
1.5m above the adjoining school field and does not form part of a playing pitch.

The existing Heymann Primary School occupies an elevated position
approximately 2.0m — 2.5m above the playing field of The West Bridgford
School. Houses on Denton Drive to the south of Heymann Primary School
playing field adjacent are situated approximately 2.0m above the level of the
grass field.
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West Bridgford House is a single storey day care centre of CLASP construction
set back 50m from the vehicular entrance. Car parking for approximately 32 cars
is available to the north and west of the day care centre. Prior to the demolition
of the adjoining three-storey office building in October 2012, additional parking
for approximately 50 cars in the south-east corner of the site was shared with
office staff.

The West Bridgford House site is elevated approximately 2.5m above the level
of the playing field of The West Bridgford School. An area of grass in the north-
east corner of the site lies up to 2.0m above the level of the adjacent fire station,
reducing as the land falls to meet the eastern boundary. A mound along the
frontage to Swithland Drive, outside the secure fence line of West Bridgford
House and forming part of the adopted highway, screens views into the site.

The level of Maple Way rises approximately 3.0m between the junction with
Swithland Drive and the pedestrian entrance to the West Bridgford House site.
The recently demolished office building was erected on a split level site (two —
storey when viewed from Maple Way and three-storey when viewed from the
retained day care centre). In the south-west corner, there is a 3.0m reduction in
site level approximately 30m to the north of the Maple Way boundary.

The western boundary of the West Bridgford House site is formed by a brick
retaining wall with close-boarded fencing above, and the adjoining houses 59-65
Denton Drive are erected on a level approximately 2.0m above the
corresponding level within the site.

Several mature trees stand within the West Bridgford House site. Although the
crown of two willow trees has recently been reduced and raised to facilitate the
demolition of the three storey office building, the trees are identified as being
‘Category A’, defined as ‘most desirable to retain’(Plan 2).

The site is not in an area subject to river flooding. However, the site is poorly
drained, underlain by clay, and is upstream of an area with a surface water
capacity issue at the junction of Loughborough Road and Eton Road.

Proposed Development
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Planning History

Application reference 8/10/01723/CTY: Time-limited permission granted
(December 2010) for a single modular classroom at Heymann Primary School,
expiring on 31 December 2013.

Application reference 8/12/00547/CTY: Time-limited permission granted (June
2012) for a double modular classroom at Heymann Primary School, expiring on
31 December 2013. A report has been submitted (November 2012), required
when approving a revised Travel Plan for the school, demonstrating that positive
actions have been taken by the school to increase walking, cycling and car
sharing, to ease congestion and to improve pupil safety (Plan 3).
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Application reference 8/12/01345/CTY: Permission granted (October 2012) for
the demolition of offices at West Bridgford House and making good of the
retained elevation of the day care centre.

Background

West Bridgford has experienced an increase in demand for primary school
places in recent years, met by the provision of 270 primary school places in
temporary modular classrooms at a number of school sites within the urban
area. There is an anticipated demand for 3,191 primary school places in the
wider West Bridgford area in 2013, projected to grow by approximately 50
places each year, while 2,918 permanent places and 330 temporary places are
presently available. For 2013, there would be a shortfall of 273 permanent
primary school places in West Bridgford. The Department for Education advises
authorities to retain a 5% contingency in school places to accommodate parental
preference and variation in annual admissions.

The provision of additional permanent KS1 and KS2 places in the east of the
wider West Bridgford area is being investigated and, in combination with the
increase in places proposed in this application, would allow temporary modular
classrooms at the existing Heymann Primary School and at other school sites to
be removed, allowing a return to permanent school place net capacities.

Proposed Development
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Purpose and Proposed Use

It is proposed to meet the increased demand for primary school places from the
wider West Bridgford schools catchment through the construction of an annex to
the existing Heymann Primary School. The site of the former offices at West
Bridgford House has been identified as a suitable school site, and the two
schools would be linked by a new path running to the rear of 43-65 Denton
Drive, along its northern part on land that presently lies within the grounds of The
West Bridgford School (Plan 4).

The two school campuses would operate as a single school with a 270 KS1
school and a 39 place nursery provided on the West Bridgford House site, while
the existing Heymann Primary School building would provide 360 places for KS2
education only. 60 places provided in modular classrooms on the site
(Application references 8/10/01723/CTY and 8/12/00547/CTY) would be
removed and there would be a net increase of 215 KS1 and KS2 pupil places at
the enlarged school.

Elements of the school would be shared. Administration for the nursery and 630-
place school, and a hall suitable for whole-school assembly, would be provided
on the West Bridgford House campus. Three office staff would be permanently
based at the KS2 site. A school kitchen would be provided on each campus.

The school anticipate that 23 staff would be based at the KS2 site accessed
from Waddington Drive. 25 full-time and 5 part-time staff (a full-time equivalent of
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27 staff) would be based at the KS1 site. Not all staff would drive and presently
six members of staff walk or cycle to the school.

No formal playing field space would be provided on the West Bridgford House
site, although KS1 children would be able to use a MUGA (Paragraph 61) to be
provided at the existing Heymann Primary School site. The two school
campuses would be linked by a footpath 150m in length (in part running within
the existing grounds of The West Bridgford School), adjacent to the rear gardens
of 43-65 Denton Drive. The path would be used during the school day by staff
and children, providing a secure route between the two parts of the site. It would
be enclosed by gates at each end, and would not be accessible by the general
public. Other than for a period of approximately 20 minutes at the beginning and
end of the school day for the arrival and collection of children, parents would not
use the path linking the two parts of the campus.

The school would operate an extended school day from 07:30 hours until 18:00
hours giving the opportunity to offer a Breakfast Club and After School Club.
Although the hours of the KS1 and KS2 campuses are not specified, it is
intended that the start and finish times would be staggered by 15 minutes,
allowing time for parents with a child in each part of the school to move between
the sites.

Access and Traffic

Pedestrian and vehicular access to the existing Heymann Primary School site
from Waddington Drive would remain as at present. Overall, the number of
children attending the existing Heymann School site would reduce from the
present roll of 415 KS1 and KS2 pupils to 360 KS2 children only. It is not
proposed to use the two pedestrian access gates on Denton Drive as a general
means of access to the school.

The proposed KS1 building would be accessed from Swithland Drive. A 31
space car park (including two disability parking spaces) would be provided within
the West Bridgford House day care centre site, on the existing grassed area
immediately to the west of the fire station (Plan 4). Access to the car park would
be controlled by entrance and exit barriers and would not be available for parent
drop-off and pick-up, other than disabled users who would be allowed to access
the car park on arrival. The car parking area would be available for school staff
and visitors, in addition to those attending or visiting West Bridgford House day
care centre, and similarly, existing parking spaces at the day care centre could
be used by those at the school. A pedestrian access gate would be provided on
the southern side of the vehicular access from Swithland Drive, with a pedestrian
path provided to the Day Care Centre entrance such that pedestrians would not
need to cross the access drive used by vehicular traffic.

The existing pedestrian access gate at the junction of Swithland Drive and
Maple Way would be modified and would become the means of pedestrian
access to the KS1 school. The existing pedestrian access gate 60m to the west
on Maple Way would be used as the means of access to the proposed day
nursery.
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The existing grassed mound outside of the secured fence-line of West Bridgford
House would be replaced by a path between 2.0m and 3.5m in width along the
Swithland Drive frontage. A lay-by for five parked cars would be provided
adjacent to the pedestrian entrance to the KS1 school.

A plan for a draft Traffic Regulation Order (TRO) has been submitted in support
of the application, which proposes double-yellow lines (no parking at any time) at
the junctions of Swithland Drive with Loughborough Road, Roecliffe and
Cropston Close (Plan 5). In addition double-yellow lines are proposed on both
sides of Swithland Drive between the junction of Loughborough Road and the
entrance to West Bridgford House, protecting clear access to the fire station. ‘H-
bars’ are proposed across entrance drives to properties on Swithland Drive.
Taking account of access drives to properties, the applicant has estimated that
Swithland Drive, Roecliffe and Cropston Close could accommodate 56 parked
cars (Plan 6).

A ‘Puffin’ light controlled pedestrian crossing (which detects the presence of
pedestrians waiting to cross) is proposed on Loughborough Road to the north of
the junction with Swithland Drive and Public Footpath West Bridgford No 56. The
crossing would provide a safe crossing-point for children and parents walking to
school from outside of the traditional primary school catchment, as well as
secondary school children attending The West Bridgford School who make
frequent use of the footpath link from Repton Road. The fire service would be
able to over-ride operation of the crossing (‘green wave’) to give priority to
service vehicles attending an incident.

The 30mph zone would need to be relocated as a consequence to the
installation of the ‘Puffin’ crossing. It is also anticipated that some parking is likely
to take place in the service road serving 304-316 Loughborough Road.
Household refuse collection in the area currently takes place on alternate weeks
on Mondays between 8:00 hours and 10:00 hours.

The draft TRO proposes to move the 30mph zone 120m to the south-west of the
junction of Loughborough Road and Boundary Road. Double-yellow lines are
proposed at the junction of the service road and Loughborough Road, in addition
to the service road turning-head. It is also proposed that ‘H-bars’ are marked
adjacent to pedestrian refuges on Loughborough Road, so that on-street parking
would not obstruct the free-flow of traffic on the A60, and ‘bus clearway’ zones,
would be provided. Double-yellow lines would protect the junction of
Loughborough Road and Kingswood Road, to the north of The West Bridgford
School.

The applicant has confirmed that NCC Children, Families and Cultural Services
would meet the cost of the TRO, and any further TRO that may be required
related to the proposal following a period of review. It is important to note that the
draft TRO would be subject to separate public consultation and procedure
before being made.

Although only a snap-shot of the school roll which will change over time, a post-
code plot from January 2012, showing the general location of where children
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attending the school lived has been submitted as part of the Transport
Assessment (Plan 7).

An updated School Travel Plan, setting objectives and targets to increase
walking, cycling and car-sharing, ease congestion and improve pupil safety,
including measures to monitor and review, has been developed by the school
with NCC Road Safety Team, and submitted with the application.

Buildings

The erection of a two-storey day nursery and KS1 school, generally on the site
of the recently demolished office building, is proposed. The building, with a
rectangular footprint 51m x 20m, would be principally constructed of brick at
ground floor level with the first floor level faced in vertical timber cladding. The
building would be of two-storey construction and 8.3m in height, with the
exception of the south-west corner where, taking account of the change in level
on the site and when viewed from Maple Way, the building would appear to be
of single storey construction (4.8m in height). (Plans 8 and 9)

The roof, which would be of single-ply membrane construction, would
incorporate a 1.1m high parapet to allow maintenance to be carried out safely on
the roof without the need for an additional man-safe system. A gas boiler flue
would be located centrally towards the western end of the KS1 building and
would project 1.4 m above the roof parapet. Photovoltaic panels (PVs) would be
installed on the roof. All roof-top plant, with the exception of the boiler flue, would
not project above the height of the parapet.

Powder coated aluminium doors, window frames and ventilation louvres are
proposed, although the finished colour is not specified. Aluminium coping
applied to the roof parapet would match the doors and windows. The colour of
rainwater goods is not specified.

The entrance to the building would be formed in the south-east corner of the
building beneath a canopy formed by the projection of the first floor above. The
building would have a central corridor, with three KS1 classrooms on the north
elevation overlooking a play area. A hall, large enough for KS1 and KS2
assembly 16.5m x 11.5m would be formed at the western end of the building.
The adjoining kitchen would be serviced from a secured enclosure shared with
the retained West Bridgford House day care centre (Plans 10 and 11).

The administration area for both the KS1 and KS2 schools, meeting rooms,
storage and an enclosed sprinkler tank store would be provided to the south of
the central corridor.

Access to the first floor would be gained using an open staircase on the eastern
end of the building, leading to a covered terrace/out-door teaching space and
afforded weather protection by the projection of the roof. Three KS1 classes and
a staff room would be formed to the north of a central corridor. Three Reception
classes, linked by a shared multi-use area, would be provided to the south of the
corridor. An enclosed canopy with a translucent roof, 3.3m in height with a
footprint 9.5m x 5.25m, would project from the south elevation and be used as
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an external teaching space. An entrance on the western end of the upper level
of the building, covered by a canopy projecting 2.5m from the building would
give access to the day nursery.

A detached storage building and kitchen bin store with a footprint 6.0m x 2.2m
and 2.5m in height, would be erected to the north of the school building adjacent
to the day care centre. An additional storage building with a footprint 5.5m x
3.5m and 2.5m in height, would be erected 8m from the existing pedestrian
access gate and approximately 5m from the Maple Way footpath. The materials
to be used in the construction of the storage buildings is not specified.

External Works and Landscape

Trees have recently been removed to facilitate the demolition of the former office
building (8/12/01345/CTY)), with the exception of the two willow trees in proximity
to Swithland Drive and Maple Way (Paragraph 19). It is proposed that the two
willow trees are removed to accommodate the proposed new school building
and the access path leading from the KS1 pedestrian access gate to the building
entrance (Plan 2). In support of the application, the applicant has explained that
the proposed building has been designed to meet statutory requirements for the
delivery of education (Building Bulletin 99) on a constrained site and could not
reasonably be repositioned to the north or west without adversely affecting the
retained day care centre. It is also stated that if the trees were to be retained,
given their proximity to the proposed building, they are likely to be affected by
soil compaction, which may impact on the foundations and drainage, and would
cast shade, lead to moss build up and could be subject to branch failure. Heavy
pruning/pollarding would be required, and the trees would require constant and
costly management.

In mitigation for the removal of the two willows it is proposed that five semi-
mature Sweet-Gum trees (with fragrant resin, foliage that changes from green in
Spring to orange and dark yellow in Autumn, attaining a height of 12m) would be
planted to either side of the path leading from the entrance gate at the junction of
Swithland Drive and Maple Way to the KS1 building entrance (Plan 12).

All retained trees within and overhanging the site would be protected during the
period of construction.

A hard-play area 27m x 16m would be provided to the north-east of the
proposed KS1 building adjacent to the frontage to Swithland Drive and vehicular
access to West Bridgford House. A hedge would be planted within the existing
security fence along the whole of the Swithland Drive frontage, with the
exception of an area immediately inside the proposed pedestrian entrance which
would be used for cycle parking and parent assembly.

A grass amenity/play area, incorporating one retained tree and three new extra-
heavy standard trees would lie to the north of the school building. A 2.4m high
Heras security fence between the school and the access drive to West Bridgford
House would enclose the amenity and hard-play areas. Although a double gate
would be provided at the northern end of the hard-play area, it would be used for
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maintenance access only. Existing 2.0m high security fencing to Swithland Drive
and Maple Way would be replaced by 2.4m high Heras security fencing.

Within the site, play areas would be enclosed by 1.2m high timber post and rail
fencing. Outdoor play areas with freestanding play equipment would be provided
outside the day nursery to the south and south-west of the building. A ‘Foxtail
Climbing Tower’, a combination of ladder, slides, swings and a tower with a pitch
roof, incorporating a platform deck raised 1.5m above ground level, would be
sited between the building and Maple Way. The structure would be 3.95m at its
highest point, with a footprint of 6.8m x 4.55m, and would be sited on a red
coloured rubber-crumb safety surface.

A 2.4m high fence would be erected above an existing 3m high brick-faced
retaining wall, retained in the demolition of the former office building on the site,
to enclose the nursery outdoor play area. Three extra-heavy standard trees
would be planted at the western end of the nursery play area adjacent to the
boundary with 67 Denton Drive.

Footpath Link

The footpath linking the two school campuses would run for 77m northwards
from the nursery play area, to the east of 59-65 Denton Drive and adjacent to the
car park of West Bridgford House (Plan 4). To accommodate a change in level
of approximately 3.75m between the northern and southern boundaries, the path
would incorporate six ramps at 8% (1:12) gradient with level rest areas suitable
to meet disability requirements. The finished level of the path would be below
existing ground level, except where adjacent to the side elevation of 59 Denton
Drive. Over a length of 8m adjacent to 59 Denton Drive the path would be a
maximum of 0.5m above existing ground level. A 1.8m high Heras fence would
separate the path from the car park to the west of the day care centre.

The path would turn west to run 73m adjacent to the rear boundary of 43-59
Denton Drive to meet the grass playing field of the existing Heymann Primary
School site. At its eastern end, one tree would be removed to accommodate the
path which would be constructed as a boardwalk over a length of 25m to
minimise impact on three retained trees. To the west, the path would rise
through three ramps and platforms to accommodate requirements for disability
access. The path to the rear of 43 -59 Denton Drive would be constructed at a
level up to 0.7m (at the rear of 43 Denton Drive) above existing ground level
(Plan 13). One tree at western end of the path would also be removed. The
footpath would be enclosed to the north by a 1.8m high Heras fence, and on its
southern side by a 1.8m high timber close boarded fence, incorporating a gate to
allow access for maintenance of the adjoining property boundary. A hedgerow
would be planted on The West Bridgford School side of the fence. A pedestrian
gate in the Heras fence between the footpath and The West Bridgford School
would provide a secure access to playing pitches at the secondary school for
grassed based sports, with the agreement of The West Bridgford School.

With the exception of the timber boardwalk, the path would be constructed of
self-binding gravel with timber edge boarding. Where required, the elevated
lengths of path would be graded back to existing ground levels.
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Multi-Use Games Area (MUGA)

The grass playing field at the existing Heymann Primary School is poorly
drained, which limits use in the period from October to March.

It is proposed to replace the grass playing field with a sand-dressed all-weather
MUGA, which would allow outdoor timetabled PE to take place throughout the
school year. The school advise that the surface would need to be suitable for
play and lunchtime breaks as well as for football. Netball courts could be marked
out on the tarmac hard play areas at the school.

In addition to school use, the MUGA would be used by the After School Club,
Nottingham Forest in the Community, and Excel Sports (who provide football
coaching) until 18:00 hours on weekdays. It is anticipated that the facility could
be used throughout the year, including holiday periods when the school is not
open. The applicant proposes no weekend use of the MUGA and it is not
proposed to install floodlighting.

The MUGA would be 80m x 45m, enclosed by 3.0m high fencing to the sides
and 5m high fencing at the ends, marked for a variety of sports (Plan 14). At its
closest point, the MUGA would be sited 4m from the boundary with 43 Denton
Drive to the east, and 19m from the boundary with 27-35 Denton Drive to the
south. The level of the MUGA would be at the same level as the existing grass
playing field adjacent to 43 Denton Drive, and would be 0.6m higher than
existing levels at its northern end adjacent to The West Bridgford School. The
area between the MUGA and houses to the south, on Denton Drive, would be
retained as a grassed area for play, but would be neither enclosed nor formally
marked-out for sport.

Noise

The site is not presently suitable for use and the applicant has not been able to
carry out a base-line assessment of noise generated by use of the grass playing
field. To address potential noise generated by use of the MUGA, the fencing
enclosure would be erected incorporating rubber washers to reduce noise
impact. A 1.8m high acoustic fence would be erected 1.0m outside the MUGA
enclosure adjacent to the boundary with 43 Denton Drive, returning to run along
the whole of the southern enclosure of the MUGA (Plan 14). Should planning
permission be granted for the proposed development, it is the intention that once
the MUGA is brought into use, noise measurements would be undertaken and
the need for the acoustic fencing, so as to acceptably mitigate impact on
neighbouring residential properties, would be re-assessed.

Lighting

Details of proposed light fittings and a lux plot showing the impact of proposed
lighting have been submitted in support of the application. The immediate vicinity
of the school would be lit by wall lights mounted at a height of 6m on the KS1
building. 6m high lighting columns would illuminate the car park adjacent to the
fire station, whilst outdoor play areas and the pedestrian path to the school

11



66.

67.

entrance would be lit by bollards approximately 1.0m in height. Similarly, the
footpath linking the two campuses would be lit by bollard lighting.

Drainage

The application is supported by a flood risk assessment and drainage strategy
which acknowledges the drainage issues of the site (Paragraph 20). Falls across
the site, and poor site drainage characteristics has led to the use of soakaways
being discounted. It is proposed to attenuate surface water from the site for up to
a 1.in 100 year flood event with a 20% allowance for climate change, before
being discharged to the existing surface water system at a rate of 5ltr/sec. The
existing rate of discharge from the site would be reduced by 20% when
compared with that at present. Surface water from the proposed car park would
be treated to remove hydrocarbons prior to discharge from the site. Filtration
would be incorporated in the surface water drainage system for the KS1 building
and areas of hardstanding to improve the quality of discharge from the site.

A filter trench would be provided around the sand-dressed MUGA, which would
serve to attenuate surface water drainage. A restriction in the rate of surface
water discharge from the site would achieve betterment in excess of 20% above
the present run-off rate from the existing hard-play area.

Sustainability

68.

69.

70.

71.

In support of the application, the applicant draws attention to the use of a
previously developed site, the sustainability of the location where pupils have
convenient access to the school via sustainable modes of travel. A shelter for 10
cycle parking spaces would be provided inside the pedestrian access gate at the
junction of Swithland Drive and Maple Way.

Although it is not intended to gain Building Research Establishment
Environmental Assessment Method (BREAAM) certification, the design aims to
achieve a BREAAM ‘Very Good’ rating. At pre-assessment stage the applicant
has stated that the development would achieve a rating of ‘Good’ and simple
measures that are feasible, affordable and in some cases cost-neutral can be
incorporated in the detailed design.

Building materials would be sourced in accordance with the government’s timber
procurement policy. Regulated CO; emissions would be reduced by 10%
through the installation of roof-top PVs. Water saving measures are also to be
incorporated in the design.

Construction

A solid panel hoarding would be erected around the KS1 site for the period of
construction. Auger (bored) piling, rather than hammer driven piles, would be
used in the construction of the split-level building. Piling would take place only
between 08:00 hours — 17:00 hours Monday to Friday. Piling work is anticipated
to take up to two weeks, but could be extended if unforeseen ground conditions
are encountered.
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Consultations

72.

73.

74.

75.

76.

77.

78.

Rushcliffe Borough Council — No objection provided that the County Council is
satisfied that the proposal would have no adverse impact upon residential
amenity, highway safety or trees.

Consideration should be given to the times the multi-use games area can be
used in order to prevent unacceptable noise and disturbance to surrounding
residents on evenings and weekends. Lighting should not be overly intrusive,
patrticularly in relation to residential properties on Denton Drive.

RBC would like to reinforce concerns about the safety of children crossing
Loughborough Road. The County Council should be satisfied that there would
be adequate parking provision for drop-off and pick-up and that this would not
cause highway safety issues on the public highway. Measures should be
considered to relieve peak traffic generation at the junction of Swithland Drive
and Loughborough Road.

Replacement tree planting should be maximised and NCC should be satisfied
that the loss of willow trees is fully mitigated.

NCC Highways Development Control — No objection. The Highway Authority’s
main concern is the resultant on-street parking this development would be likely
to generate. The best method to estimate this is to count arrivals and departures
at the existing adjacent Heymann Primary School as a proxy for Swithland Drive.
On-street parking was counted on 4" October 2012 resulting in an evening peak
accumulation of approximately 80 vehicles for a school roll of 403. If a similar
situation arises at the proposed school for 270 pupils and 39 nursery spaces this
would result in approximately 61 parents parking on-street to drop off and pick
up pro-rata.

A TRICS analysis (a national database of traffic surveys) would suggest it would
be reasonable to expect 87 vehicles (109 arrivals less 22 staff) to park on-street
in the morning peak and 60 vehicles in the afternoon (82 arrivals less 22 staff).
The impact of on-street parking in the morning is likely to be less severe as the
arrival times of parents will be staggered. In the afternoon all parents will arrive
at the school prior to it closing. This is consistent with on street parking numbers
observed at the existing Heymann School.

The on-street parking analysis plan submitted is support of the application
estimates that 56 vehicles could reasonable park either on Swithland Drive or on
the two culs-de-sac which it serves (Roecliffe and Cropston Close). A further 61
on street parking spaces have then been indentified on surrounding streets
within a reasonable walking distance of the proposed school. Of these spaces
20 have been indentified on Denton Drive, a cul-de-sac to the south of the
existing Heymann School and to the west of the proposal, where pedestrian
access to the school extension would be available via the Maple Way footway.
These spaces are already largely taken up by parents visiting the existing school
but the reduction in pupil numbers at the existing school may allow some
transfer. Overall it is felt that there will be sufficient on street parking space
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79.

80.

81.

82.

83.

84.

available for both campuses within a reasonable walking distance. Any potential
amenity issues are for the CPA to consider.

It is expected as with many schools that there maybe access difficulties largely
as a result of inappropriate parking. However, to some extent this can be
managed by the introduction of parking restrictions in areas where on-street
parking may otherwise result in a road safety problem, and by way of a travel
plan. On-street parking has been raised with Rushcliffe Borough Council’s waste
collection service and is largely content that they can manage their operation
outside school times should it prove necessary on surrounding streets.

To help encourage car sharing to reduce the resultant on-street parking this may
otherwise cause, a Framework Travel Plan has been submitted. Planning
conditions are recommended such that the school is responsible for appointing a
Travel Plan Co-ordinator (who can be an existing member of staff) who will be
responsible promoting sustainable travel initiative, monitoring the effectiveness
of the travel plan, and agreeing new or revised initiatives where Travel Plan
targets are not being met.

A Transport Assessment is submitted in support of the planning application to
consider the traffic impact of the proposal on the local highway network. The
resultant trips from the development are not considered to be material and
therefore do not warrant highway capacity improvements. However, a ‘Puffin’
crossing is proposed on Loughborough Road adjacent to the Fire Station to aid
pedestrian crossing in the interest of road safety. This includes a proposal to
extend the 30mph speed restriction further south to reduce the approach speed
of traffic and the provision of a school safety zone to warn motorists of the
presence of the school.

The provision of the off-highway pedestrian link between the two campuses is
strongly supported as this will remove the possibility of a highway safety problem
developing during the transfer of pupils between campuses.

In order to attempt to control on-street parking to locations that are less likely to
result in a highway safety problem, discourage the use of the private car, provide
safe pedestrian access, and to protect vehicular access, a Traffic Regulation
Order is proposed. This is expected to adequately control on-street parking such
that inappropriate areas are avoided. However, the levels of parking should be
reviewed as part of the Travel Plan monitoring process, and where necessary,
future initiatives should be proposed to reduce/remove on-street parking,
including a review of the Traffic Regulation Order. Members will be aware that
the Traffic Regulation Order process requires a separate public consultation
exercise and therefore the proposals at this time are indicative and maybe
subject to change.

With reference to the representation received from Councillor Gordon Wheeler
(Paragraph 121), 20mph zones have been tried but have not been particularly
successful. The provision of guardrail at the end of the public footpath emerging
onto Loughborough Road would be fully supported and would need to be looked
at in the detail design stage.
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85.

86.

87.

88.

89.

With reference to the consultation response from Nottinghamshire Fire Brigade
(Paragraph 119), NCC Traffic Manager has confirmed that parking restrictions
would be enforced as required. It is understood that the fire station would be
given priority through the ‘Puffin’ crossing by way of a ‘green wave’.

It is recommended that the following are in place before the school is brought in
to use:

a) The provision of a ‘Puffin’ pedestrian crossing on the A60
Loughborough Road in the vicinity of Swithland Drive, and the
relocation of the 40mph speed limit in a southerly direction subject to
the processing and confirmation of the associated Traffic Regulation
Order.

b) The introduction of parking restrictions on Swithland Drive and A60
Loughborough, ‘H’ bars across driveways, the protection of the Fire
Station access, and the processing and confirmation of the associated
Traffic Regulation Order.

c) The provision of a School Safety Zone on Swithland Drive, in the form of
guardrail, signage and road markings as appropriate.

d) The provision of a School Safety Zone on the A60 or extension of The
West Bridgford School Safety Zone to incorporate the Swithland Drive
junction, and the relocating the AG60 interactive traffic sign if made
necessary by the works.

e) The formalisation of a lay-by and removal of the existing redundant
construction site access on Swithland Drive and the formation of a
continuous generally 3.0m minimum width footway across the site
frontage, adjustments to the site’s vehicular entrance to include informal
pedestrian crossing facilities, and pedestrian guard rail at the pedestrian
entrance.

f) The provision of the pedestrian link between the two school campuses
unless otherwise first agreed in writing by the CPA.

Conditions are also recommended to ensure the appointment of a Travel Plan
co-ordinator responsible for the setting of targets, implementation, delivery,
monitoring, updating and promotion of sustainable transport initiatives set out in
the Travel Plan Framework submitted with the application, with annual reports to
be submitted for a minimum period of five years and until Travel Plan targets
have been met.

NCC Accident Investigation Unit — Acceptable in principle on highway safety
grounds. The location of the proposed ‘Puffin’ crossing is the most appropriate
available, as is the proposed extension of the 30mph limit.

Schools do tend to cause parking issues, although at other sites these problems
tend to be primarily related to annoyance of residents, through obstruction of
access to driveways for example, rather than a major cause of accidents. It is
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90.

91.

92.

93.

94.
95.
96.

97.

98.

not easy to predict exactly what drivers will do in practice. However the TROs
and other measures proposed seem reasonable and comprehensive.

NCC Road Safety Team - The school has submitted a School Travel Plan that
addresses current and foreseeable issues. They have included actions that are
appropriate to the issues that can be expected to be carried out within
reasonable timescales, with achievable targets that can be monitored.

Submitted representations suggest that provision should be made for on-site
parental parking/drop off. Whilst it is not prohibited by statute, it has proved
unsuccessful at those schools where it has been tried. From a road safety
perspective children and traffic don't mix so there would need to be a means
of ensuring safe access for pedestrians alighting at a drop off point and
safeguarding them until they reach the safety of the school pedestrianised
area. At present there are issues with parking around the existing school access
on Waddington Drive necessitating regular police patrol checks. Hopefully this
will lessen as the load will be spread between Waddington Drive and Swithland
Drive when the new school opens.

Very few KS1 children come to school on bikes. The location for the cycle
Shelter, adjacent to the pedestrian access gate at the junction of Swithland Drive
and Maple Way is too far away from the school building, is open to public view,
and could be vulnerable to theft. This facility would be better utilised by KS2
children and/or staff.

It is not considered appropriate to request for scooter storage. Whilst scootering
is very much in fashion, that could change very rapidly. It is not appropriate to
require schools to take responsibility for storage but it would be a matter for the
Head Teacher to decide.

NCC Design Services — No response received.
NCC Energy and Carbon Management Team — No response received.

Sport England - The applicant has advised that the school currently use pitches
at The West Bridgford School and it is anticipated that this use will increase. The
MUGA will be available for a greater part of the year than the existing grass
playing field and by implication will have greater accessibility for sports use.

Whilst Sport England is disappointed that additional community access cannot
be secured, even without the provision of sports lighting, for example at
weekends for junior hockey or football training, it is clear that the applicants
believe that the facility will improve sports facilities at the school. Sport England
accepts that a sand-dressed atrtificial grass pitch could provide a facility which is
of sufficient benefit to the development of sport on a primary school site to
outweigh the detriment caused by the loss of the playing field.

NCC Forestry and Arboriculture Team — There is no practical way in which
the building could be moved, without causing further detriment to both the
prospective users of the site and the trees proposed for retention.
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99.

100.

101.

102.

103.

104.

The location of the western willow tree brings it into conflict with the proposed
building. Even with tree fencing protection and facilitation pruning, the tree could
not successfully be completely protected from the disturbance of construction
within the extent of its root protection area. Successful retention of this tree
would require a management regime to provide adequate clearance from the
building and would reduce the arboricultural value of the tree within its current
context. It is recommended that this tree is removed. Trying to keep the tree
unnecessarily will do more damage than good.

However, there is insufficient justification to remove the eastern willow tree. The
tree is further from the building, with space for tree protection to allow the
required building construction to take place. Where construction works such as
paths impact upon the root protection area beneath the ftree, specialist
engineering such as cell web could prevent over compaction and further
damage, although this would present a significant cost, due to the area which
would need protection and the specialist methods and labour for installation
required. Other issues highlighted such as leaf fall and moss can be mitigated
by simple site maintenance. Current building practice and techniques as
outlined in NHBC 4.2 Building near trees would provide adequate information
for suitable foundations in relation to the tree. The issue of drainage can be
mitigated by ensuring that drainage is installed without joints, breaks or junctions
in the immediate area of the tree. Potential for branch failure would not be
considered a suitable defence for the removal of this tree. As with the entire tree
stock on-site, the tree should be regularly monitored for defects and health with
appropriate maintenance carried out as required. The main issue anticipated is
the one of shading of the balcony within the shade area of the tree.

As the two willow trees are not of an advanced age to contribute to the
biodiversity of the site to such an extent that their loss would be overly
detrimental, the suggested mitigation for the proposed loss of these two mature
trees relates directly to their amenity and arboricultural feature value. As such,
the replacement with American Sweet Gum (Liquidamber) is considered to be
suitable, with distinctive attractive foliage, large final mature height and being
planted in avenue, which will in time provide extra value to the site. This is in
addition to the further planting proposed on-site.

Appropriate tree protection is proposed for retained trees. There will be an
absolute necessity to protect the ground into which the mitigation planting will
take place as any toxicity, over-compaction, flooding through level change or
unnecessary re-profiling of the soil will impact on the suitability of the ground for
replanting.

NCC Nature Conservation Team — No objection, subject to precautionary
conditions to protect bats and ensure legal compliance with protected species
legislation. Trees to be removed should be inspected for bats immediately prior
to felling. Vegetation should be removed outside of the bird nesting season,
unless first inspected by a suitably qualified ecologist.

The removal of invasive non-native species from the West Bridgford House site
is recommended.
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105.

106.

107.

108.

109.

110.

111.

112.

NCC Project Engineer (Noise) — No objection. The planning application
includes the provision of a MUGA. Submitted noise data does not include
existing use of the grass playing field, and cannot be carried out as the playing
field is waterlogged.

Given an absence of data and the proximity of Denton Avenue properties to
the proposed MUGA, noise mitigation measures should be included to
protect the amenity of the residents in the form of a 1.8m high timber
noise barrier along the western and southern sides of the MUGA. The
need for the fence should be determined by noise measurement once the
MUGA is operational. The specification of the timber noise barrier
proposed by the applicant is acceptable. The design of the MUGA
perimeter fencing enclosure panels should incorporate rubber washer
separators to reduce noise impact.

To ensure that noise levels from use of the MUGA by the community
reflect those present when it is being used by the school it is
recommended that the upper age for community use should be set at 12
years.

Levels of construction noise from the development will not result in
unacceptable impacts at surrounding residential properties, and should be
suitably controlled through condition.

Noise from piling would be minimised with the piles being augered (bored)
into the ground rather than being driven into the ground with a hammer.
Noise from this method will be no greater than the engine noise from
other items of plant to be employed on the site. The duration of the
piling operation is anticipated to be two weeks, and hours of operation can
be controlled through planning condition.

Conditions are recommended to control hours of construction, the submission of
the method of working during construction in the form of an environmental
management plan, controlled hours of use of the MUGA and the age of
community users, additional survey to determine the need for acoustic fencing,
and defined limits for acceptable day-time and night-time noise generated by the
development.

NCC Reclamation Team — No objection. A condition of planning permission for
the demoilition of offices (application reference 8/12/01345/CTY) required testing
and validation to confirm the absence of asbestos containing material.

The need to undertake ground investigation and testing of this site remains valid.
Before ground works for the proposed development can commence the site
should be tested and a validation report supplied to verify that all potential
asbestos contamination associated with the building and its demolition has been
removed. This will ensure that ground workers are protected from sub-surface
contamination and also ensure that the site is fit for its intended use as a KS1
and nursery facility. The developer needs to prove all asbestos contamination
has been removed before further development can commence.

18



113.

114.

115.

116.

117.
118.

119.

Environment Agency — No objection subject to a condition requiring the
submission of a scheme of surface water drainage, incorporating filtration of
surface water to improve water quality. Submitted drainage calculations have not
yet been checked.

NCC Flood Risk Management Team - As Lead Flood Authority the team is not
aware of any surface water flooding problems in this location. The County
Council is not yet a SuDS Approving Body.

Severn Trent Water Limited — No objection subject to a condition to require the
submission of a scheme for foul and surface water disposal.

Western Power Distribution — No objection. Western Power Distribution has
network within and in close proximity to the site.

National Grid (Gas) - No response received.

Police Force Architectural Liaison Officer — Concern over the footpath linking
the school sites. No design details of the path are provided in the application, nor
are details of how access to the path would be controlled, or access to the
MUGA after school hours. The MUGA is not in the best location. The footpath to
the rear of properties increases risk of crime and disorder. Additional information
has been submitted in response to the issues raised in support of the application
(Plan 13) and the proposed controlled access of the footpath and the MUGA has
been discussed with the Police Force Architectural Liaison Officer. Although a
further consultation response has not been received, and any further formal
response will be reported at the meeting, the condition controlling the use of the
MUGA has been drawn up in consultation with the Police Force Architectural
Liaison Officer.

Nottinghamshire Fire Brigade — No objection in principle. There are
reservations that double yellow lines may be ignored at the beginning and end of
the school day. Enforcement may be onerous for the police. A fire engine turning
right out of the fire station could pose a risk to pedestrians using the crossing
and could be controlled through a ‘green wave system’ giving the fire service
priority, activated on receiving a fire call.

Publicity

120.

121.

The application has been publicised by means of site notices, press notice and
neighbour notification letters sent to occupiers that may reasonably be directly
affected by the proposed development, and exceeds the requirements set out in
the County Council’'s adopted Statement of Community Involvement.

Councillor Gordon Wheelerwelcomes the proposed 'Puffin' crossing on
Loughborough Road. Guardrail should be provided on Loughborough Road at
the end of the public footpath from Repton Road and should be required as a
planning condition. The provision of a 20mph advisory sign on Loughborough
Road should be investigated, and if necessary can be included in a
review/provision of a School Safety Zone.
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122.

123.

124.

125.

There are 22 parking spaces on the service road off Loughborough Road from
which there is a footpath link to the new School. There is concern over the 19
parking spaces identified on Loughborough Road and any parking on
Loughborough Road, which is too dangerous, should be avoided. There is
insufficient on-street parking on Swithland Drive and the adjoining culs-de-sac.

The proposed facility at Heymann Primary School is welcome, but there is
concern that vehicle movements will be very disruptive for residents and is
bound to cause disquiet. A Review of the TRO after 12 months from when the
School opens is essential.

20 letters of representation from 16 residents have been received. Having
regard to the size of the site, proposed link between the campuses and the
impacts that may arise, depending on where, residents live, the issues and
concerns raised, and comments received, fall into distinct groups:

15 letters have been received from 11 residents of Swithland Drive (9), Roecliffe
(2) and Loughborough Road (3) raising the following matters:

a) No objection to the school (5) but concern about its traffic impacts (4).
b) The use is not appropriate as most residents locally are elderly.

c) The demand for pre-school places is questioned. There is already over-
provision in the private sector.

d) The Framework Travel Plan (and Addendum) is flawed, includes
irrelevant data, does not include critical data and does not consider all
options (2). The use of Swithland Drive and Maple Way by students
going to The West Bridgford School is not acknowledged (2) (118
surveyed on a typical school morning) nor is traffic associated with the
use of West Bridgford House day care centre. The hours of The West
Bridford School will coincide with those of the proposed school.

Visual amenity

e) Loss of amenity value from the removal of the two willow trees (5). At
least the willow tree closest to Swithland Drive should be retained. The
willow trees are of the highest quality and should be retained (3).
Removal of the trees is a convenience and the school should be re-
sited (2). The retention of the trees is outweighed by the utility value of
reducing the day care centre amenity area that would result from the
resiting of the building.

f) Loss of habitat from the removal of the two willow trees (2).
9) The need for replacement planting acknowledges that the building

needs to be visually screened. Proposed replacement planting is
inadequate.
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If the willow trees are to be removed the school should be an
appropriate ‘soft’ colour.

Loss of visual amenity from removal of the bank on the school frontage
to Swithland Drive, replaced by parking spaces (2).

Highways/Parking/Traffic/Access

j)

k)

p)

Swithland Drive, Roecliffe and Cropston Close are culs-de-sac and do
not have adequate parking capacity (5) or turning facilities (7). Turning
space should be provided on Cropston Close. West Bridgford Infants
School is similarly accessed via a cul-de-sac where a voluntary scheme
operates and parents use the through-road network, avoiding the need
for turning manoeuvres on the cul-de-sac

Less than half of residents on Roecliffe and Cropston Close have off-
street parking. All identified on-street parking will not be available at the
start of the school day.

Access to the fire station (3) and day care centre will be obstructed.
Vehicles frequently park on the north side of Swithland Drive adjacent
to the fire station (2). Obstruction for access by emergency vehicles (3).
Obstruction of residents’ driveways (4). Parked traffic will obstruct the
Swithland Drive/Loughborough Road junction (3).

No parking facilities should be provided on Swithland Drive (2).
Swithland Drive should be made a Resident Parking area (2).

Risk to injury/safety of pedestrians, children being dropped off or picked
up from school and the elderly (5). Congestion at the school entrance
will be made worse by children walking to The West Bridgford School
via Maple Way.

The nine parking bays in the lay-bys are inadequate. Parking in the lay-
by will no longer be available to residents/may be used by non-school
traffic (3). It is not possible to park 24 vehicles on Swithland Drive (2)
and the assessment of on street parking on Cropston Close and
Roecliffe is unrealistic.

The lay-by parking will be inadequate (3). A lay-by should be provided
on Swithland Drive between the junctions with Roecliffe and Cropston
Close.

Lack of parent parking space. Parents should be able to use the car
park proposed/circulate for drop-off and collection within West Bridgford
House (7). The perimeter fence should be set back to increase the
parking area outside the school. If off-street parking cannot be provided
the proposal is too large or badly conceived.
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aa)

The parking problems seen on Waddington Drive (3) and at other
existing schools should not be imposed on residents of Swithland Drive

(3).

Traffic on Swithland Drive will increase substantially at school drop-off
and pick-up times (2). Parents will want to park as close to the school
entrance as possible (3). The proposal will attract 50-100 cars
dropping-off or picking-up children (4). Traffic converging on the cul-de-
sac at the same time will cause danger, chaos and inconvenience.
Contrary to the Travel Framework Plan, the way in which parents bring
their children to school will change (2). Swithland Drive is more
accessible from the principal highway network and will attract more
parent traffic.

KS1 children are walked into school which will extend wait times on the
highway (3). Parents currently park for 40 minutes before the end of the
school day on Waddington Drive and Lyndhurst Gardens. Some
parents who currently park on Waddington Drive or Denton Drive will
park on Swithland Drive.

Swithland Drive does not have a suitable ‘park and stride’.
Maple Way footpath is in poor repair and needs resurfacing.

The west side of Loughborough Road to the junction with Boundary
Road should be designated for parent drop-off and pick-up.
Loughborough Road is not suitable for drop-off and pick-up of KS1
children.

Vehicles on Loughborough Road exceed the speed limit (3), increasing
risk of accidents and the 30mph zone should be moved to the junction
with Boundary Road. The relocation of the 30mph zone is supported
(and could be moved closer to the junction with the A52), but any
relocation should be accompanied by an additional interactive road
speed sign. Speed limits should be policed.

The access from the service road onto Loughborough Road will add to
traffic problems at the Boundary Road junction and parent parking
associated with The West Bridgford School on Loughborough Road.
Traffic volumes/problems on Loughborough Road will worsen. Lights
should be installed at the Loughborough Road/Boundary Road junction.

Double-yellow lines should be provided on Swithland Drive next to the
fire station (2). No objection subject to access in and out of Swithland
Drive being protected and no on-street parking outside of designated
parking areas.

Parking restrictions will only move the problem of parked cars
elsewhere. Double-yellow lines and parking restrictions are ignored (2).
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126.

bb)

cc)

dd)

ee)

Residents should not be disadvantaged by a TRO, or stop service
traffic accessing residential properties.

A pedestrian crossing should be provided on Loughborough Road,
encouraging parking on Repton Road, and parking should be prevented
at road junctions.

Traffic lights at the junction of Eton Road/Rugby Road (275m to the
north of Kingswood Road — Plan 1) cause traffic to back up on
Loughborough Road (northbound). A vyellow box across the
Loughborough Road/Swithland Drive junction should be provided.

Loughborough Road is congested with cars picking-up from The West
Bridgford School (2) and even without the proposal traffic regulation
measures should be introduced. Double yellow lines at the junction of
Kingswood Road and Loughborough Road should be extended to The
West Bridgford School entrance. Events at The West Bridgford School
can cause congestion on Swithland Drive, Loughborough Road and
Denton Drive.

Parking problems should be resolved before the school opens, not after
a period of review (2). The draft TRO shows ‘possible’ parking
restrictions and requires a firm commitment. The TRO should be
enforced to be effective.

Lansdowne Drive should be extended to provide a drop-off/pick-up
point. The Maple Way footpath should be made in to a one-way road to
link Swithland Drive and Lansdowne Drive.

Other Matters

99)

hh)

Work has already started (2) and access provided to the school (a
reference to the demolition work approved by application reference
8/12/01345/CTY).

Too much information has been provided with the application which is
technical in nature, and is not easy to access.

Three letters have been received from residents on Waddington Drive (2) and
Lyndhurst Gardens. The resident of Lyndhurst Gardens supports the proposal
but has concern that the footpath on Maple Way may be closed.

Traffic/Use/Parking

a)

Problems on Waddington Drive have not been realistically addressed
with potential for an additional 249 cars in the vicinity of the school. The
roads will not be able to cope with increased traffic and footfall,
especially with the extended use facilitated by the MUGA
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127.

Waddington Drive is unsuitable for the volume of traffic associated with
the school. 55-seat coaches have used Waddington Drive. Emergency
access is restricted by traffic on Waddington Drive

Cars drive/park along the pavements/risk to pedestrians (2).

Adequate provision does not appear to have been made for the
additional staff required.

Drop-off points (on Swithland Drive) will not work. Parents will wait for
an hour to pick-up children at the end of the school day.

Parents will park on Waddington Drive and the surrounding area and
walk through to the KS1 school because of obvious parking problems
around the fire station.

The number of children in the immediate vicinity of the school does not
justify the additional burden that will be placed on local residents.
Children will attend the school from outside of the catchment, which
increases the use of cars.

Two letters have been received from residents on Denton Drive with rear
gardens adjoining The West Bridgford School.

Traffic

a)

b)

Parent drop-off and pick-up will cause on-street parking issues.

School related parking on Denton Drive is already a problem. Parents
using the path will park on Denton Drive.

Link-Path/Risk to Property

a)

b)

d)

Visual intrusion from the path.

Lack of design detail of the proposed path (2). The height of the hedge
to be planted on The West Bridgford School side of the hedge is not
specified and could impact on amenity and light. The path should be
surfaced with woodchip or tarmac. Loose gravel could be thrown at
property.

Concern that the path would be open to public access. Has crime
prevention advice been sought from the Police? Concern that rear
gardens will be left vulnerable to crime and the path will be accessible
by non-school users (2). Property security should be maintained.

The school can already be accessed from Denton Drive and the
existing footpath network could be used between the schools.

Lighting
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128.

e) Proposed lighting of the link-path is not clear (2).

f) Lighting of the path should be sympathetic and not cause light pollution
to adjoining property.

9) It is unclear whether the MUGA would be lit. Lighting would be intrusive.
Noise

h) Noise impact from the construction, use of the footpath and use of the
MUGA will be intrusive to residents on Denton Drive.

Other Matters

i) Loss of view across The West Bridgford School.

The issues raised are considered in the Observations Section of this report.

Observations

Policy and Strategic Education Provision

129.

130.

131.

National Planning Policy Framework (NPPF) Promoting healthy communities
Paragraph 72 advises that the Government attaches great importance to
ensuring that a sufficient choice of school places is available to meet the needs
of existing communities, giving great weight to the need to create, expand or
alter schools. In a letter to Chief Planning Officers the Secretary of State for
Communities and Local Government has stated that there should be
presumption in favour of the development of state-funded schools and the
delivery of development that has a positive impact on the community. (Appendix
1). In determining this application, consideration needs to be given to whether
the proposed development would give rise to significant harm that could not be
mitigated through the imposition of conditions.

Rushcliffe Core Strategy - Publication Version - March 2012 (RCS) Policy 11
Local Services and Healthy Lifestyles will support the provision of new or
extended community facilities where they meet local need. New community
facilities should be provided in locations accessible by sustainable transport
modes suitable to the function of the facility, and where possible should be
located alongside or shared with other local community facilities. The proposed
development would meet an identified strategic need for education places in
West Bridgford. Although consideration will be given to accessibility by
sustainable transport modes in the Traffic, Access and Parking section of the
Observations (Paragraphs 133-134), in principle the expansion of the school in a
sustainable location within the urban area is considered to be acceptable.

The proposed development would allow the expansion and reconfiguration of

the existing Heymann Primary School, to provide KS1 and KS2 education on
separate campuses, linked by the proposed footpath. Overall the school roll
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132.

would increase by 254 places to provide 630 pupil places and 39 day nursery
places. The development would remove the continuing need for the two modular
classrooms on the existing Heymann Primary School site, and would need to be
removed to allow access for the construction of the MUGA. The creation of
additional school places would allow temporary classrooms at schools within the
wider West Bridgford schools catchment to be removed as time-limited planning
permissions expire.

RCS Policy 9 Design and Enhancing Local Identity expects new development to
be designed, amongst other criteria, to reflect the need to reduce the dominance
of motor vehicles. Development needs to be assessed in terms of impact on the
amenity of nearby residents, massing, scale and proportion, materials,
architectural style and detailing, and the reduction of opportunities for crime.
Consideration is given to the impacts of the proposal in the following sub-
sections of the report.

Traffic, Access and Parking

133.

134.

135.

Parental choice has altered the traditional catchment approach to the allocation
of school places and the proposed school expansion is intended to offer a
broader appeal throughout the West Bridgford urban area. It is anticipated that
children may be drawn from the adjoining school catchment of Jesse Gray
Primary School, which is a popular school that has recently been enlarged to
meet parental demand. The number of children living to the east of
Loughborough Road attending the school is considered likely to increase. The
provision of a pedestrian crossing on the A60 Loughborough Road is viewed as
essential to the project, and would provide a safe crossing point for the benefit of
children attending the school as well as students at The West Bridgford School.
The provision of a safe crossing point on the AG0, in proximity to Public Footpath
West Bridgford No 56 linking to Repton Road would encourage travel to school
on foot and would comply with RCS Policy 11 Local Services and Healthy
Lifestyles.

Heymann Primary School has actively worked with NCC Road Safety Team to
develop a School Travel Plan that is both appropriate for the modular
classrooms at the school (8/10/01723/CTY and 8/12/00547/CTY) and the
expanded school envisaged in this application. The school recognises that there
are parent parking issues associated with the existing school and that similar
issues are likely to arise on Swithland Drive associated with the proposed KS1
and nursery extension. A report submitted in November 2012 has been reviewed
by NCC Road Safety Team, who are satisfied that positive steps are being taken
to address ftraffic issues. NCC Highways Development Control has
recommended that the School Travel Plan is regularly reviewed, and where
appropriate further action taken, to reduce the traffic impacts associated with the
proposed development (Conditions 32 and 33). Proactive measures such as a
voluntary arrangement for traffic management (Paragraph 125j)) can be
explored through the School Travel Plan.

The principle impact of the proposed development, reflected in representations
received, is the likely impact of parent pick-up and drop-off on Swithland Drive,
Roecliffe and Cropston Close. The provision of parking spaces in an additional
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136.

137.

138.

139.

lay-by would assist the free-movement of cars on the highway adjacent to the
school entrance. Whilst analysis of the submitted traffic assessment suggests
that up to 87 vehicles could be expected to park on the highway in the morning
peak (Paragraph 77), it is estimated that there would be approximately 56 on-
street parking spaces on the culs-de-sac of Swithland Drive, Roecliffe and
Cropston Court.

The draft Traffic Regulation Order (TRO), which been drawn-up in consultation
with NCC Highways Development Control and reviewed by NCC Accident
Investigation Unit, is intended to prevent on-street parking in proximity to the
Loughborough Road junction and to maintain visibility at the junctions of
Roecliffe and Cropston Close with Swithland Drive. One particular concern
raised in representations is that a cul-de-sac is not suitable as the means of
access to a school, and that turning manoeuvres at junctions on the cul-de-sac
will compromise highway safety. However, combined with the protection of the
junction radii proposed in the TRO, the use of Swithland Drive to serve the
school is considered to be acceptable to NCC Highways Development Control.

In order to facilitate parent drop-off and pick-up it has been suggested that
parents should be allowed to circulate around the proposed staff car park within
the grounds of West Bridgford House. However, it is considered that parents
would be likely to park or wait for extended periods while taking children to the
school, or when collecting children at the end of the school day, which could
compromise the ability of school staff to access the staff/visitor car park, as well
as the operational requirements of the day care centre. There would not be a
safe pedestrian route provided through the car park for parents with children and
it has been suggested, although no evidence has been submitted to support the
view, that it may be difficult for NCC to obtain insurance for such an
arrangement.

The proposed TRO would prevent on-street parking to ensure that there would
be a clear access between Loughborough Road and the entrance to West
Bridgford House, keeping the access to West Bridgford Fire Station free of
obstructing traffic. Although the submitted draft TRO would be the subject of
separate consultation and statutory process, the proposed parking restrictions as
submitted or in a similar form, would provide effective and enforceable controls
on highway parking to safeguard the interests of highway safety. Conditions are
recommended to require that a TRO is in place before the proposed KS1 school
and nursery is first brought into use, and that its effectiveness and if necessary
review is undertaken within a year of the school opening (Conditions 31 and 36).
In addition, either a separate School Safety Zone or an extension of the existing
School Safety Zone for The West Bridgfrod School would be required, and
would consider the need for appropriate signage, guardrail and advance warning
on both Swithland Drive and Loughborough Road, including the provision of
guardrail at the western end of Public Footpath West Bridgford No 56 and an
advisory 20mph speed sign on Loughborough Road, identified in the submission
by the Ward Member (Condition 31).

Whilst parents are not to be encouraged to drive their children to and from

school, it does happen at all schools. Those parents who drive will want to park
as close to the school entrance gate, or in the most convenient location as
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possible. Swithland Drive is considered unlikely to be a convenient place to park
as drivers turning into Swithland Drive will speculate as to whether a parking
space will be available. With experience, it may prove easier to either park on
Loughborough Road or the service road adjacent to 304-314 Loughborough
Road and to walk to the school, and may better suit parents to park on the A60 if
leaving or collecting their child forms part of a daily commute. Parents going to
the access gate on Maple Way, or with children at both the KS1 and KS2
schools may park on Denton Drive where, it is estimated there is capacity to
park approximately 20 cars on the highway. Difficulty experienced by parents
trying to park close to the school may encourage parents to walk their child to
school, meeting a sustainable objective of the School Travel Plan.

140. In summary, it is considered that significant on-street parking on Swithland
Drive, Roecliffe and Cropston Close, as well as possibly on Loughborough Road
and Denton Drive would take place for relatively short periods at the beginning
and end of the school day, but with an effective TRO in place highway safety
should not be compromised. The impact of parked traffic on the amenity of
residents is considered separately (Paragraph 144).

141. The proposed split of KS1 and KS2 education between the two school
campuses, accessed by vehicular traffic either from Waddington Drive or
Swithland Drive, would alter the way in which the school operates. Although
some staff would move between the two school campuses throughout the
school day, it is anticipated that staff are likely to use the car park closest to their
main work base. The reduced number of staff at the KS2 campus would be
satisfactorily accommodated with the car park accessed from Waddington Drive,
while visitors to the school would use the car park within the grounds of West
Bridgford House. Coaches would be able to access the site from Swithland
Drive, avoiding the need to gain access via Waddington Drive. Overall, the
reduced number of children attending the KS2 school should reduce the amount
of traffic on Waddington Drive and nearby highway network associated with
drop-off and pick-up at the school.

142. The proposed car park within the grounds of West Bridgford House would be
available for use by both staff and visitors to the school and the day care centre
and is considered to have adequate capacity to meet the operational needs of
both sites. Access to the car park would be controlled by a barrier, monitored
from either the school office or day care centre, and will need to be designed so
as not to allow unauthorised access by one vehicle immediately following
another through the barrier. The submission of details of the access control is
the subject of a recommended condition (Condition 9).

143. Discussion between NCC Highways and Rushcliffe Borough Council has
indicated that refuse collection routes are being reviewed and could be re-routed
to avoid the start and end of the school day. Similarly, refuse collections from
Swithland Drive, Roecliffe, Cropston Close and Loughborough Road can be
timed to avoid peak hours.

Amenity Impact of Traffic
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144.

145.

The proposed development would alter the character of Swithland Drive,
Roecliffe and Cropston Close, introducing significant vehicle movements on the
immediate highway network at peak school hours during term times. In addition
to on-street parking on Loughborough Road, traffic impacts are likely to extend
to Denton Drive, Lansdowne Drive and Repton Road. On-street parking may
become an inconvenience to residents at the beginning and end of the school
day, but it is considered that the parking of cars on the public highway for
relatively short periods on weekdays would not cause significant detriment to
residential amenity such that permission should be refused. The highway safety
implications of the proposal have been previously discussed. It is considered
that the privacy of occupiers of properties near to the proposed KS1 and nursery
school entrances where parents are likely to assemble, would not be significantly
eroded. Members will need to consider whether the change in character of the
local area would give rise to such harm as to outweigh the presumption that
school development should be supported, as expressed in the NPPF and the
letter from the Secretary of State for Communities and Local Government
(Appendix 1).

Dedicated parking for staff and visitors would be segregated from the school
site, and the location, adjacent to the fire station, is considered to be acceptable.

Design, Site Layout and Footpath Link

146.

147.

The proposed KS1 building would generally be located on the site of the recently
demolished office building attached to West Bridgford House day care centre.
The overall height of the building would be lower than the former office building
and, it is considered, would have an acceptable impact in relation to the
adjoining day care centre and nearby residential properties. Although samples of
proposed facing materials have not been submitted, the proposed use of brick,
with the upper floor faced with vertical timber which will take on a silver
appearance over time, is considered to be acceptable and would comply with
the relevant criteria of RBC Policy 9 Design and Enhancing Local Identity. The
submission of samples of facing materials is the subject of a recommended
condition. (Condition 24)

The footpath linking the two school campuses would be compliant with
requirements for disability access as well as providing a means by which
children could safely move between the campuses. In accommodating the
change in level between the existing Heymann Primary School playing field and
the level with The West Bridgford School, the finished level of the footpath link
would be higher than at present. The footpath would be used relatively
infrequently during the school day, and other than for 20 minutes at the
beginning and end of the school day when used by parents, would be accessible
only by the school. The erection of a 1.8m high close boarded fence on the
southern side of the path would prevent overlooking of the rear gardens of
adjoining Denton Drive properties by users of the path. However, the residual
maintenance area between the fence and the boundary hedge would not be
readily visible, and may become poorly maintained. The proposed detailed
design solution is not considered to be appropriate and it is recommended that
that once the footpath is constructed, an appropriate boundary treatment should
be agreed as a condition of permission being granted (Condition 10).
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148.

Members should note that the perimeter of the playing field of The West
Bridgford School is enclosed by Heras security fencing. The security of the
boundary of adjoining houses on Denton Drive would not be compromised by
the proposed footpath link.

Loss of Trees and Visual Amenity

149.

150.

151.

152.

153.

Design standards for new primary school buildings are set out in Building
Bulletin 99. It is proposed in the construction of the KS1 and nursery building
that the two willow trees located in proximity to Swithland Drive and Maple Way
would be felled. The need to remove high quality trees has been questioned in
representations, suggesting that the building could be relocated, closer to
Denton Drive. Whilst the relocation of the building would allow a larger KS1 hard
play area to be created adjacent to Swithland Drive, it would be to the detriment
of the nursery outdoor play area, and would have a greater impact on a day
room within West Bridgford House day care centre. The willow trees, if retained,
would be sited very close to the building, and would require on-going
maintenance. The position of the trees, to the south and east, would cause
shading. Attention is drawn to the consultation response from NCC Forestry and
Arboriculture Team.

The proposed loss of the two willow trees needs to be balanced against the
educational value of the proposed development, and the context of the trees on
the site following the erection of the proposed school building. Whilst the loss of
the trees would be regretted, consideration should be given to whether an
enhanced landscape appropriate to the new use would be better achieved by
the planting of replacement trees. If the proposed development is permitted and
the willow trees are felled, appropriate mitigation in the form of replacement tree
planting would be required. NCC Forestry and Arboriculture Team has confirmed
that the proposed planting of five semi-mature American Sweet Gum trees that
would attain a height of 12m when mature, with distinctive and attractive foliage
planted in an avenue at the school entrance would provide appropriate
mitigation, in combination with other proposed replanting.

A condition, as recommended by NCC Forestry and Arboriculture Team, is
proposed to require the areas where proposed replanting would take place to be
protected from construction activity to enhance the likely successful
establishment of replacement trees (Condition 6).

Precautionary conditions to protect bats and ensure legal compliance with
protected species legislation are recommended. Vegetation should be removed
outside of the bird nesting season, unless first inspected by a suitably qualified
ecologist (Conditions 16 and 17).

The visual impact of the removal of the grass bank and its replacement by
parking spaces has been raised in representations. Although works would be
carried out in the public highway, the hard play area adjacent to the site
boundary and the building beyond, would be visually screened by a hedge to
planted inside the fence-line. In combination with the proposed replacement tree
planting, the visual impact of the proposed development when viewed from
Swithland Drive is considered to be acceptable.
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Multi-Use Games Area (MUGA), Noise and Lighting

154. Sport England accepts that the proposed MUGA would offer sufficient benefit to
the school to outweigh the detriment caused by the loss of the playing field.
Heymann Primary School presently hire a grass pitch at The West Bridgford
School and it is anticipated that this arrangement would continue. The proposed
MUGA would allow organised outdoor sport to be played throughout the school
year and offers an enhanced facility for the school. KS1 children would access
the MUGA via the footpath linking the two school campuses.

155. The MUGA would be available for use throughout the winter months, and noise
from activities could have an unacceptable impact on nearby residential
properties, particularly 43 Denton Drive. A base-line assessment of existing
noise generated by use of the grass playing field has not been submitted, but it
is considered that it would not provide an appropriate measure by which to
compare the extended use offered by the MUGA. The precautionary approach
taken by the applicant to erect acoustic fencing to safeguard against excessive
noise impacting on nearby residential properties is considered to be acceptable.
A condition is recommended to require the submission of a noise assessment,
once the MUGA is brought into use and before the acoustic fencing is erected,
to determine the extent of acoustic fencing that may be required (Condition 30).

156. The MUGA would not be lit, and although the playing surface could be available
for organised community sport, the hours of use would be limited by available
daylight. The location of the pitch to the rear of the school may also make
community access, whilst maintaining the security of the school buildings outside
of school hours, difficult to manage. Having regard to potential impact of use of
the MUGA, it is considered that community use of the facility would be
acceptable, but should be limited to 18:00 hours if daylight permits, after school
hours, during school holidays or on Saturdays. Having regard to the character
and likely noise generated by potential users, it is recommended that community
use of the facility is restricted to children aged up to 12 (Condition 28) It is not
considered appropriate to require the school to make the facility available to use
by the community, but if it is to be offered, the MUGA should be let in
accordance with the terms of an approved management plan which would allow
any noise issues that may arise to be addressed, and toilet facilities should be
made available as part of the letting (Condition 27).

157. The impact of proposed external lighting has been assessed against The
Institution of Lighting Engineers Guidance Notes for the Reduction of Obtrusive
Light and light trespass into windows of nearby residential properties would fall
significantly below recommended levels. The low level bollard lighting proposed
on the footpath linking the two school campuses would not have an adverse
impact on the amenity of adjoining residents on Denton Drive. The applicant has
indicated that alternative light fittings to those submitted with the application may
be fixed to the KS1 building and an appropriate condition is recommended
(Condition 11).

Drainage and Sustainability
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158.

159.

160.

161.

RCS Policy 1: Climate Change states that all new development should
incorporate measures to reduce surface water run-off, and the implementation of
Sustainable Drainage Systems in all new development will be sought unless it
can be demonstrated that such measures are not viable or technically feasible.

The proposed surface water drainage proposals would result in reduced rate of
run-off from the site and is welcome. Although not shown on the plans presented
for determination the applicant has agreed in principle to incorporate filtration of
surface water that would improve the quality of surface water discharging from
the site. Detailed surface water drainage proposals are the subject of a
recommended planning condition (Condition 20).

RCS Policy 1: Climate Change also identifies criteria against which to evaluate
sustainable design and adaptation, and the reduction of carbon dioxide
emissions. Although the development would not be certificated, the applicant
proposes to design to a standard equivalent to BREEAM. BREEAM assessment
uses recognised measures of performance, which are set against established
benchmarks, to evaluate a building’s specification, design, construction and use.
The measures used represent a broad range of categories and criteria and
include aspects related to energy and water use, the internal environment
(health and well-being), pollution, transport, materials, waste, ecology and
management processes.

The applicant has identified that additional simple measures can be incorporated
in the detailed design that will allow the proposal to achieve the Government
requirement that new schools attain a minimum BREEAM rating of 'Very Good’.
Subject to a condition requiring the submission of an assessment to confirm that
the development would attain a standard equivalent to BREEAM ‘Very Good’ the
proposal is considered to be sustainable in comlpliance with RCS Policy 1:
Climate Change.

Cycling

162.

The propopsed provision of covered cycle parking is welcome. Although the
applicant has proposed the provision of a cycle shelter inside the site adjacent to
the KS1 pedestrian entrance at the junction of Swithland Drive and Maple Way,
there is concern that the cycle shelter may not be appropriately sited. It is
considered unlikely that KS1 children would cycle to school and staff cycles left
close to the pedestrian entrance to the school, which would be unlocked at the
beginning and end of the school day would be vulnerable to theft. Advice is
being sought from the Police. The scheme would benefit from the provision
covered cycle storage for staff at the KS1 site, and provision of cycle storage for
staff and older children at the KS2 site. A condition is recommended, requiring
the submission of further details (Condition 8).

Construction

163.

NCC Contaminated Land Team has drawn attention to the need for the applicant
to verify that asbestos from site demolition works approved by application
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reference 8/12/01345/CTY has been removed and is the subject of a pre-
commencement planning condition (Condition 4). A precautionary condition is
also recommended in the event that previously unexpected contamination is
encountered (Condition 5).

164. Noise associated with piling during construction would take place over a period
of two weeks. Whilst noise would be generated by auger piling, the short-term
impact on neighbouring residents is considered to be acceptable. It is
recommended that the hours of operation for the site strip of the existing playing
field for the construction of the MUGA should be restricted so as not to give rise
to early morning noise disturbance Construction impacts would be suitably
controlled by the imposition of recommended Condition 14.

Other Options Considered

165. The report relates to the determination of a planning application. In considering
the acceptability of the development the possible resiting of the building has
been considered. However, the County Council is under a duty to consider the
planning application as submitted. Accordingly no other options have been
formally considered.

Human Rights Act Implications

166. The relevant issues arising out of consideration of the Human Rights Act have
been assessed in accordance with the Council’s adopted protocol. Rights under
Article 8 and Article 1 of the First Protocol may be affected. The proposals have
the potential to erode amenity as a consequence of increased on-street parking
associated with the development, congregation at school entrance points at the
beginning and end of the school day, loss of visual amenity from the removal of
mature trees, and noise disturbance generated by use of the Multi-Use Games
Area impacting on residents of properties immediately adjoining the site and
nearby roads. However, these considerations need to be balanced against the
wider public benefits the proposals would deliver in providing an enlarged school
to meet the educational demand for primary school places in West Bridgford.
Members will need to consider whether these benefits would outweigh the
potential impacts.

Statutory and Policy Implications

167. This report has been compiled after consideration of implications in respect of
finance, the public sector equality duty, human resources, crime and disorder,
human rights, the safeguarding of children, sustainability and the environment
and those using the service and where such implications are material they are
described below. Appropriate consultation has been undertaken and advice
sought on these issues as required.

Crime and Disorder Implications

168. The perimeter of the KS1 school, with the exception of the footpath link which
would be secured at each end, would benefit from 2.4m high security fencing.
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The proposed footpath link connecting the two school campuses would adjoin
the playing field of The West Bridgford School which is already enclosed by
security fencing.

Conclusions

169. The applicant has identified a demand for additional primary school places in the
wider West Bridgford area and the proposed development would allow
temporary modular classrooms at this school site, and other schools to be
removed. The proposal would allow the school to be reorganised. KS2 children
would be taught at the existing Heymann Primary School site whilst nursery and
KS1 children would be accommodated in a new building on the site of former
offices at West Bridgford House. The previously developed site in a relatively
central location to the south of West Bridgford town centre is considered to be a
sustainable location for a school. The school campuses would be joined by a
secure footpath running at the edge of the playing field of The West Bridgford
School, and would provide a safe link for the passage of children and staff
between the two school campuses during the school day.

170. Statutory design demands for schools have determined the accommodation to
be provided in the new school building. The proposed building could not be
satisfactorily resited so as to allow the retention of two willow trees of the highest
tree quality to be retained. In determining the application the loss of the trees
needs to be balanced against the wider benefit to the community that a school in
this location would offer.

171. It is acknowledged that the proposed development is likely to give rise to traffic
impacts on Swithland Drive and the adjoining culs-de-sac, as well as
Loughborough Road. The draft TRO, which would be the subject of separate
statutory procedure, has been reviewed both by NCC Accident Investigation Unit
and NCC Highways Development Control and issues of highway safety have not
been raised. It is accepted that the highway network immediately adjacent to the
school does not have sufficient on-street parking capacity to accommodate the
likely numbers of vehicles that the nursery and KS1 school would generate.
However, it is considered that in combination with the wider highway network
there is sufficient on-street parking capacity in the locality, albeit in a less
convenient location for parents, to meet demand. Difficulties experienced in
attempting to park close to the school may influence parent behaviour,
encouraging them to park in more convenient locations or walking to the school.

172. Traffic attracted to the school would alter the character of Swithland Drive and
adjoining culs-de-sac for relatively short periods of the day during school term
times. Members will need to consider whether the change in character of the
local area would give rise to such harm as to outweigh the presumption that
school development should be supported, as expressed in the NPPF and the
letter from the Secretary of State for Communities and Local Government.

Statement of reasons for the decision
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173.

174.

175.

176.

177.

178.

National Planning Policy Framework (NPPF) Promoting healthy communities
Paragraph 72 advises that the Government attaches great importance to
ensuring that a sufficient choice of school places is available to meet the needs
of existing communities, giving great weight to the need to create, expand or
alter schools. In determining the application, appropriate weight has been given
to the letter to Chief Planning Officers from the Secretary of State for
Communities and Local Government dated 12 August 2011 stating that there
should be presumption in favour of the development of state-funded schools and
the delivery of development that has a positive impact on the community.

The development would meet an identified strategic need for education places in
West Bridgford and the provision of a safe crossing point on the AGO, in
proximity to Public Footpath West Bridgford No 56 linking to Repton Road would
facilitate travel to the school, and The West Bridgford School nearby, on foot and
would comply with RCS Policy 11 Local Services and Healthy Lifestyles (which
supports the provision of new or extended community facilities where they meet
local need).

The impact of the development has been considered against RCS Policy 9
Design and Enhancing Local Identity (which expects new development to be
designed, amongst other criteria, to reflect the need to reduce the dominance of
motor vehicles. Development needs to be assessed in terms of impact on the
amenity of nearby residents, massing, scale and proportion, materials,
architectural style and detailing, and the reduction of opportunities for crime).
The nursery and Key Stage (KS) 1 building would generally be located on the
site of an office building attached to West Bridgford House day care centre,
currently being demolished. The overall height of the building would be lower
than the former office building and would have an acceptable impact in relation
to the adjoining day care centre and nearby residential properties.

Although the proposal would alter the character of Swithland Drive, Roecliffe and
Cropston Close, through the introduction of significant vehicle movements and
on-street parking on the immediate highway network at peak school hours
during term times, it has been balanced against the wider benefits that the
proposal offers to the local community, the NPPF and guidance to Chief
Planning Officers from the Secretary of State for Communities and Local
Government.

Traffic impacts in terms of highway safety have been considered and traffic
management measures, subject to separate statutory process, are proposed
affecting the highway network some distance from the application site. Initial
traffic regulation measures would be reviewed once the development is brought
into use.

The removal of two willow trees, identified as being of the highest quality but not
subject to statutory protection has been balanced against the merit that the
proposal offers to education. The site is constrained by changes in level and an
adjacent day care centre, which would be adversely impacted by resiting the
building to the west in an attempt to retain one of the willow trees. Appropriate
mitigation for the removal of the willow trees would be provided through the
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179.

180.

181.

182.

183.

planting of an avenue of semi-mature trees at the pedestrian entrance to the
school in combination with other replacement tree planting on the site.

Consideration has been given to the noise impact that may arise from extended
use of outdoor area at the KS2 school where an existing grass pitch would be
replaced by a sand dressed multi-use games area. Residential amenity would
be safeguarded by the provision of acoustic fencing, if a subsequent report to be
submitted in compliance with a condition of permission identifies that it is
required.

The proposed surface water drainage strategy would result in improved water
quality and a reduced rate of run-off from the site and would comply with RCS
Policy 1. Climate Change (which states that all new development should
incorporate measures to reduce surface water run-off, and the implementation of
Sustainable Drainage Systems in all new development will be sought unless it
can be demonstrated that such measures are not viable or technically feasible).

Although the development would not be BREEAM certificated, the design would
achieve a standard equivalent to BREEAM ‘Very Good’. BREEAM assessment
uses recognised measures of performance, which are set against established
benchmarks, to evaluate a building’s specification, design, construction and use.
The measures used represent a broad range of categories and criteria and
include aspects related to energy and water use, the internal environment
(health and well-being), pollution, transport, materials, waste, ecology and
management processes and would comply with RCS Policy 1: Climate Change,
which identifies criteria against which to assess sustainable design.

Whilst the County Council acknowledges the potential of the proposal to give
rise to traffic and amenity impacts the County Council considers that any
potential harm as a result of the proposed development would reasonably be
mitigated by the imposition of the attached conditions.

Statement of Positive and Proactive Engagement

In determining this application the County Planning Authority has worked
positively and proactively with the applicant by entering into pre-application
discussion; scoping of the application; assessing the proposals against relevant
Development Plan policies; identifying all material considerations; forwarding
consultation responses and any valid representations that may have been
received in a timely manner; liaising with consultees to resolve issues raised and
move towards a timely determination of the application; and giving the applicant
advance sight of draft planning conditions. Issues of concern have been raised
with the applicant, such as the quality of surface water discharge from the site,
noise that may be generated by the use of the MUGA, and impact on security
that may arise through use of the footpath linking the two school campuses, and
have been addressed through negotiation and acceptable amendments to the
proposals. The CPA has also engaged positively in the preparation of the draft
Traffic Regulation Order. This approach has been in accordance with the
requirement set out in the National Planning Policy Framework.
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RECOMMENDATIONS

184. It is RECOMMENDED that planning permission be granted for the purposes of
Regulation 3 of the Town and Country Planning General Regulations 1992
subject to the conditions set out in Appendix 2. Members need to consider the
issues, including the Human Rights Act issues, set out in the report and resolve
accordingly.

SALLY GILL

Group Manager Planning

Constitutional Comments

Planning and Licensing Committee has authority to approve the
recommendation set out in the report.

[NAB 7.12.12]

Comments of the Service Director - Finance
The contents of the report are duly noted, there are no financial implications.

[DJK 06.12.12]

Background Papers Available for Inspection

The application file available for public inspection by virtue of the Local
Government (Access to Information) Act 1985.

Electoral Division(s) and Member(s) Affected

West Bridgford West Councillor Gordon Wheeler

Report Author/Case Officer
David Marsh

0115 9696514
For any enquiries about this report, please contact the report author.

F/2672 — DLGS REFERENCE
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