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Planning Committee
Report of Head of Planning and Building Control on 05-Nov-2015

Plans List ltem Number: 1.

Reason for bringing to committee: Significant Community Interest

Location: UNIVERSITY OF WOLVERHAMPTON,WALSALL CAMPUS,GORWAY
ROAD,WALSALL,WS1 3BD

Proposal: CONSTRUCTION OF NEW ACCESS OFF THE BROADWAY TOGETHER
WITH NEW CAR PARK AND ASSOCIATED LANDSCAPING, PLUS CLOSURE OF
ACCESS FROM MAGDALENE ROAD.

Application Number: 15/0165/FL Case Officer: Karon Hulse
Applicant: University of Wolverhampton Ward: St Matthews
Agent: Delta Planning Expired Date: 04-May-2015

Application Type: Full Application

Recommendation Summary: Delegate to the Head of Planning and Building Control
to grant permission subject to conditions and subject to the section 106 agreement to
secure upgrade to existing sports facilities being signed.

" 4

Playing Field

i@ Walsall Crown Copyright 2015 Licence Ho:100019529 |
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Officers Report

Current Status

The 6™ August 2015 Planning Committee deferred this planning application for
planning officers to seek further information regarding alternative access options for
the University Campus. The following information has been provided by the
University setting out details in addition to those previously prepared and presented
to local Ward Councillors and local residents at a meeting on 3 March 2015.

The additional details set out a number of alternative access options which have
been considered in the preparation of this planning application and which have
evolved following the original master plan led redevelopment of the University
Campus in 2002. At that time a Transport Assessment was carried out which
included a number of alternative options for accessing the campus, concluding that
the link through Broadway Park Estate was the most appropriate option and was
subsequently approved in 2003 as part of the university redevelopment master plan
by the Planning and Highways Committee.

Since the current access via Magdalene Road was implemented (2004), part of
planning approval 03/0918/RM/W5, residents have reported on going issues with
traffic and parking on the Broadway Park estate.

In 2009 the University applied for planning permission for the new Performance Hub
building, which was constructed in 2011-12. It was suggested at that time by the then
Planning Committee that the future and continued use of Magdalene Road access
should be revisited and any future planning applications on the Campus would need
to consider alternative access options, this did not form part of the resolution.

In 2013 the University applied for planning permission for a temporary overspill car
park on part of the playing fields adjacent to the Magdalene Road access. Planning
permission was granted for a 20-month period (expired September 2015). In granting
the temporary approval (17/1/14), the Planning Committee (16/1/14) again indicated
that the continued access through Magdalene Road needed to be reconsidered and
alternatives including an access from Broadway to the University should be explored.

Since 2002 and the emergence of the University Campus master plan, they have
continued to assess access options to the campus. In addition to the details of the
proposed access submitted under this application, a number of other options have
been assessed and are outlined below (these are illustrated on plan numbers SK13,
14 and 15):

Option 1 - Increased use of Delves Road Access

The Delves Road access presently provides limited access to the campus for the
sports hall and student village. The access is via a University owned private access
road, which links to Delves Road north of the Rugby Club. It is considered entirely
unsuitable for increased traffic; being less than 5m wide and being a shared access
drive with Whitehall Primary School. The University does not control any land either
side of the road, and is unable to implement widening or junction improvements.
Furthermore, the junction of Delves Road and Broadway has no capacity for
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improvement and would be unable to function with increased traffic from the
University.

Option 2 — Increased use of Gorway Road

Gorway Road was the original main access for the University Campus and still
provides an important secondary access today. It is a minor residential road and has
long been considered unsuitable as a main campus access. It has been an aim of
the Council since 2001 to downgrade this access. Because of a significant change in
levels across the campus, it is also not possible to access the main car parks from
Gorway Road

Option 3 — New access road from Broadway via new junction at Delves Green Road
This option was considered in detail in conjunction with the possible relocation of the
Rugby Club during 2011. Under this scenario, a new traffic controlled junction would
be constructed opposite Delves Green Road, which would have a northern arm into
Rugby Club land, to provide access to the University and, at the time, a possible
redevelopment of the Rugby Club for housing. The Rugby Club project did not
proceed, and this option has now been discounted, as it requires land outside of the
control of the University.

In addition to the above the following options are variations on the current planning
application. These were assessed either as part of the preparation of the application
or raised following discussions with residents on Broadway.

Option 4 — Priority junction onto the Broadway, as per the current application, but
without traffic lights

This option was tested as part of the pre-application consultation for the current
application. It was rejected both by Council highway officers and by residents at the
pre-application consultation event as it was considered to create additional
congestion on Broadway.

Option 5 — Relocation of new Broadway junction closer to Magdalene Road junction
The main constraint to this option is that the land to the northwest side of the junction
is in private (residential) ownership, and not under the control of the University.
Whilst a slight adjustment from the proposed alignment to the east might be
possible, it would be worse in traffic flow terms on Broadway, as there would be
insufficient distance between the two junctions. Coordination of two accesses in both
safety and traffic flows would be of significant concern. It would also not resolve
amenity concerns of Broadway residents regarding traffic exiting the campus, rather
it would just impact upon a different group of houses. The option was therefore ruled
out.

Option 6 - One-way system with access from Magdalene Road junction and egress
via a Junction on the Broadway as per current application

This option enables the new link road to be constructed with a new junction, at the
same location as Option 4, but provides no material benefit to the highway network
over and above the current application proposals. Furthermore it does not resolve
amenity concerns of Broadway residents regarding the impacts of exiting traffic, and
does not resolve the issue of on street parking on Magdalene Road. It also removes
the traffic flow benefits of the proposals in terms of providing a dedicated left turn
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access for the University traffic and the ease of access provided by a signal-
controlled junction.

Option 7 — One-way system with access from Broadway as in current application but
with egress via Magdalene Road junction

This option enables the new link road to be constructed with a new junction, at the
same location as Option 4, but provides no material benefit to the highway network
over and above the current application proposals. Furthermore it removes the
benefits of the application proposals in terms of reducing evening peak hour queue
lengths on Magdalene Road and the removal of on-street parking on Magdalene
Road. It also removes the ease of access of Broadway residents provided by a
signal-controlled junction.

As part of this planning application the applicant has provided the following;

- cross sections and further information in respect of headlight alignment and
potential impact on residents opposite the proposed new access.

- due to levels between the university and those houses opposite car headlights
will be angled down towards the ground rather than at the front elevations of the
houses.

- The junction design has been altered so that cars waiting to exit the site are
located further back from the Broadway (some 33 m) and at this distance there
would be no headlight glare into properties opposite.

- Headlight measurement has been undertaken and this shows that no headlight
glare will impact on the fagades of properties on Broadway. Plans SK20 and
SK21 provided with this note demonstrate this and show as follows:

e Cars exiting the campus that are waiting at the ‘stop line’ — headlight
beam (green line on plans) will not go beyond the northern edge of the
Broadway carriageway. This is because the stop line is 33m back from the
carriageway and the 3% gradient of the exit road will cause headlights to
dip.

e Cars passing the new pedestrian island - headlight beam (blue line on
plans) will not go beyond the middle (crown) of Broadway. This is a result of
the combined effect of the 3% gradient of the exit road and the 2.5%
camber on Broadway.

e Cars exiting the site and entering the public highway - headlight beam
(yellow line on plans) will encroach onto front gardens of properties on the
southern side of Broadway but not glare onto the facade of the properties
themselves or into windows. This is the worst ‘impact’ point that occurs.

e (Cars exiting the site and passing across the centre of Broadway -
headlight beam (red line on plans) will encroach no further than the garden
walls of properties on the southern side of Broadway. This is the result of
the headlights being dipped as a result of the 2.5% camber on Broadway.
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- Vehicle Auto Tracks have been provided to demonstrate the occupiers of
numbers 39 and 41 opposite the new access can safely access their drives;

- An updated Stage 1 Road Safety Audit has been undertaken to reflect all the
changes to the scheme. This has confirmed the junction can operate safely.

- The car park has been slightly reduced in size in order to provide enhanced
screening from Broadway. The will result in an increased depth of bund allowing
for a significant landscape strip to be implemented to screen the car park.

In addition to the above, the applicant has reiterated that the new car park will be a
‘restricted use’ car park namely for users of the university establishment only and will
be closed at night, weekends and outside of term time, except for major events.

Public participation responses have been updated following re-consultation on the
alternative access options (as set out above) and as a result of the two meetings
held between the applicant (the university), local councillors and representatives
from Broadway.

These are summarised below:
“amendments” fail to address the issues and concerns which have been
raised

- 3 sets of traffic lights in 400 metre of Broadway a 4th set close to Magdalene
Road will cause additional disruption to traffic flow.

- lot of heavy traffic and traffic noise is bound to increase because of
accelerating vehicles at a new junction.

- increased difficulty and risk when exiting and entering their driveways.

- Broadway Park was developed in the full knowledge of the access
requirements along Magdalene Road into the University

- traffic flow into and out of Magdalene Road causes minimal impact within the
estate,

- affect the residents of The Broadway through added traffic; impacting noise
levels, pollution and increasing the danger level.

- direct effect on trees and wildlife, which prevents nature conservation.

- no privacy to my front living room and front bedrooms...constantly being
within sight of the occupants of the vehicles in traffic.

- Sense of security lost and result in increased apprehension and anxiety, allow
criminals to target our homes more easily.

- Increased amount of traffic

- Bright lights and glare can cause migraines

- New access will result in loss of trees to an area where they are already
scarce and have impact on nature and the birdlife.

- concerned it will have an adverse impact on the value of my property.

- multiple vehicles parked along road restricting access to our drives and
preventing collection of refuse... this has improved since the temporary car
park

- small housing estate not designed to include through traffic.

- access onto Broadway is clearly a better and safer solution
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The remainder of the report is otherwise unchanged and the recommendation
remains grant subject to conditions.

The Unilateral undertaking in respect of compensation for the loss of the sports pitch,
has been agreed and is awaiting the engrossments being issued.

Application and Site Details

This application seeks consent for the creation of a new access/egress onto
Broadway and a new 225 space car park to replace the temporary approval of the
overspill car park at the University of Wolverhampton’s Walsall Campus.

The temporary permission for the overspill car park expires 17" September, 2015
(20 months from the date of planning permission on 20" January, 2014).

The car park was originally created in October 2009 as a temporary facility at a time
when the University was carrying out the new building project known as the
Performing Arts Hub, which involved the temporary loss of most of the main campus
car park, resulting in significant local concern regarding on street parking around the
campus.

The overspill car park is located close to the southern boundary of the campus by
The Broadway and extends to approximately 0.55 hectares occupying part of a full
size football pitch. The overspill car park provides 235 spaces created by overlaying
the grass with a green heavy duty grass protection mesh.

Along the main driving areas some compacted stone has been laid which provides
traction for vehicles. A timber stable demarcation fence has been erected along the
sides of the parking area and two steel swing gates erected at the entrance and exit
near the Magdalene Road entrance to the University.

The performing arts development has been completed and the main internal 160
space car park adjacent to it is fully open. The overall parking provision at Walsall
Campus excluding the temporary overspill car park is 681 spaces at various
locations around the site. These include 160 spaces in the main car park accessed
from Magdalene Road, 160 at Gorway Road Conference Centre, 103 at the School
of Health (WP Building) and 82 at Delves Road by the Rugby Club plus others.

The provision of a new permanent car park of 225 space capacity will increase the
overall permanent parking provision at the Walsall campus to 906 and create a new
access/egress to replace that which currently utilises Magdalene Road and the
Broadway Park Housing estate.

A new traffic light controlled junction will be created on the Broadway approximately
50m west of the Magdalene Road junction. The new access will be two way and
controlled via barrier access similar to the existing access. It will run north from
Broadway to join the existing internal campus road. The existing access from
Magdalene Road will be gated off and retained for emergency service vehicle use
only. No pedestrian or vehicular traffic will be able to access or egress the campus
via the entrance onto Magdalene Road.
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The new car park will be constructed with a mixed permeable hard standing surface,
properly consolidated and marked out.

The application also includes new landscaping treatment around the access road
and car park, including replacement tree planting and raised embankments to
mitigate for the proposed loss of existing trees along the Broadway frontage.

Lighting for the car park and road lighting scheme will be LED, with low night-time
light pollution. The lighting will be photo-cell controlled for ‘On’ and time-clock
controlled for ‘Off’

The University of Wolverhampton has over the past 10 years undertaken major
improvements and developments at its Walsall campus. These include a new judo
hall which was utilised as a training facility during the London Olympics, new halls of
residence, new teaching block, new running and all weather pitch and a state of the
art Performing Arts Hub. The new developments have so far reinvented the campus
as a 21° century venue for adult education.

The application is accompanied by the following documents:

Campus Car Park Management Plan - The University operates a Car Park
Management Regime a review of this is to be undertaken every two years. The
review process will assess the extent to which car parking is being utilised on the
campus and how it may be affecting nearby residential roads. Car usage will be
reviewed in line with the campus travel plan targets.

Planning Statement

The planning statement concludes that there is significant policy support at national
and local levels for the university and in particular for its huge contribution to the
local economy and social well-being of the area. Whilst there are some policy
conflicts arising from the proposal in relation to the loss of playing fields and loss of
openness of the Broadway frontage, there are other material considerations
sufficient to justify a departure from policy.

Transport Assessment

A number of access options have been analysed and the preferred option has been
identified and judged as the most appropriate with the determining factor being
deliverability rather than cost.

Options which have been explored and considered are:

Option 1 (forming a new access from Broadway opposite Delves Green Road by
converting the existing T-Junction into crossroads with associated signalisation) is
not considered deliverable due to 3rd party land take issues.

Option 2 involves creation of a dedicated access to the site from Broadway,
approximately 50 metres to the west of the Magdalene Road/ Broadway junction.
The provision would include a “Ghost Island” Right-Turn Priority Junction.

Option 3 (Preferred option and subject of this application), involves the creation of a
signalised dedicated access to the site from Broadway, approximately 50m west
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of the Magdalene Road/ Broadway Junction. The provision of a right-turn lane from
Broadway and internal dedication left and right turn lanes from the University onto
Broadway. The preferred option will achieve:

e A more convenient and appropriate (dedicated) access from the frontage of the
University. As part of the proposed system, the existing access on Magdalene
Road would be closed, except for emergency service vehicle purposes only.

¢ An alleviation pressure on Magdalene Road currently caused by increased
traffic levels on a residential road accessing the University campus, use of the
road for overspill parking and the valid concerns raised by the local community
associated with these problems.

e The provision of a direct access into formalised parking on-site to eliminate the
reliance on the local road network as a place to keep vehicles during the day

A Stage 1 Road Safety Audit has been conducted.

Arboricultural Assessment

It concludes that the tree cover on site is restricted to the site’s boundaries, with the
larger more mature specimens situated to the south west. To facilitate the proposals,
it will be necessary to remove fourteen individual trees from the eastern boundary of
the site due to the alignment of the new junction and public footpath. These trees are
all specimens of crack willow that are considered to be of a low arboricultural and
landscape value. The retained trees will continue to contribute to the sites to the
sites amenity and ecological resources.

Travel Plan

The travel plan has been updated year to take account of the changing environment.
It sets out the purpose, intentions and commitments of the university in reducing the
use of the motor vehicle and introduces the use of sustainable modes of travel
amongst staff and students.

This is broken down as follows:

e Has clear objectives and targets for increasing the use of sustainable modes
of travel to the Walsall campus amongst staff and students.

e Sets out the measures that will be implemented to encourage and facilitate
the use of more sustainable modes of travel.

e Addresses key concerns regarding congestion and parking on the
surrounding streets.

e Will be shared with staff, students and the wider Walsall Campus community.

e Will be reviewed on a regular basis to see if we are meeting our targets

Landscape Design Statement

It is envisaged that over time the shrub and tree planting proposed for the new car
park and access road will develop to screen and soften the car park area and
assimilate it into the campus landscape. The tree and shrub planting proposed on
the frontage to Broadway will screen the car park and maintain the green aspect to
the main road.
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Relevant Planning History

There has been a wide number of planning applications on the site. The most
relevant being:

03/0918/RM/W5 - Reserved Matters: Design Details for Proposed Access
Road (From Broadway Park). Granted 4™ July, 2003

05/0710/RM/WS5 - Reserved Matters — Football Pitches. Grant Subject to
Conditions

09/1101/FL- Erection of new Performing Arts Hub. Granted 3™ February, 2010

13/1326/FL - Temporary use of land for overspill car park. Granted 20" November,
2013 for 20 months.

Relevant Planning Policy Summary

National Planning Policy Framework (NPPF)

The NPPF sets out the Government’s position on the role of the planning system in
both plan-making and decision-taking. It states that the purpose of the planning
system is to contribute to the achievement of sustainable development, in economic,
social and environmental terms, and it emphasises a ‘presumption in favour of
sustainable development’.

All the core planning principles have been reviewed and those relevant in this case
are as:

- find ways to enhance and improve places in which people live their lives

- contribute to conserving and enhancing the natural environment and reducing
pollution.

- always seek to secure high quality design and a good standard of amenity for
all existing and future occupants of land and buildings

- take account of the different roles and character of different areas, promoting
the vitality of our main urban areas

- encourage the effective use of land by reusing land that has previously been
developed

- With regard to Playing Fields, NPPF states that unless they are proven to be
surplus, playing fields should not be built on unless the loss resulting from the
proposed development would be replaced by equivalent or better provision in
terms of quantity and quality, or where the development is for alternative
sports and recreational provision, the needs for which clearly outweighs the
loss.

Key provisions of the NPPF relevant in this case:
1. Delivering sustainable development

19 Planning should encourage sustainable growth.
4. Promoting sustainable transport
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32. All developments that generate significant amounts of movement should
be supported by a Transport Statement or Assessment and account should
be taken of the opportunities for sustainable transport modes
34 Developments that generate significant movement are located where the
need to travel will be minimised.
35. Developments should be located and designed where practical to: have
access to high quality public transport.
39 If setting parking standards, LPA’s should take into account: accessibility,
the type and mix of the use, availability of public transport, levels of car
ownership and the need to reduce the use of high emission vehicles.

7. Requiring good design
56 Good design is a key aspect of sustainable development, is indivisible from
good planning, and should contribute positively to making places better for
people.
58 Developments should function well and add to the overall quality of the
area. Establish a strong sense of place using streetscapes and buildings to
create attractive and comfortable places to live, work and visit. Optimise the
potential of the site to accommodate development. Respond to local character
and history, and reflect the identity of local surroundings and materials. Create
safe and accessible environments that are visually attractive as a result of
good architecture.
64 Permission should be refused for development of poor design that fails to
take the opportunities available for improving the character and quality of an
area and the way it functions.

8. Promoting healthy communities
70 Decisions should ensure that established services are able to develop and
modernise in a way that is sustainable, and retained for the benefit of the
community.
74 requires that it must be demonstrated that the open space is surplus to
requirements before it can be built on. Walsall’s playing pitch strategy (PPS,
2011) identifies a surplus of senior football pitches across the borough,
consequently the loss of one senior pitch as a result of the development is
considered acceptable. Furthermore, the PPG 17 open space study identifies
a substantial surplus of formal outdoor sports land within the neighbourhood
partnership area.

On planning conditions the NPPF says:

Planning conditions should only be imposed where they are necessary, relevant to
planning and to the development to be permitted, enforceable, precise and
reasonable in all other respects.

On decision-taking the NPPF sets out the view that local planning authorities should
approach decision taking in a positive way to foster the delivery of sustainable
development and look for solutions rather than problems and work proactively with
applicants to secure developments that improve the economic, social and
environmental conditions of the area. Pre-application engagement is encouraged.

The Development Plan

Planning law requires that planning permission must be determined in accordance
with the development plan unless material considerations indicate otherwise. The
NPPF is a material consideration in planning decisions but recognises that what it
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terms ‘Local Plan’ policies should not be considered out-of-date simply because they
were adopted prior to the publication of the framework.

Local

The Black Country Core Strategy (BCCS) (2011)
http.//www.walsall.gov.uk/index/environment/planning/local development framework
/ldf core strategy.htm

This was adopted under the current Local Development Framework system, and the
NPPF says that for 12 months from the publication of the national framework
“decision-takers may continue to give full weight to relevant policies. However, it is
more than 12 months since the NPPF was published in March 2012. Now (as with
the saved polices of Walsall’s UDP) the NPPF advises that “.. due weight should be
given to relevant policies ... according to their degree of consistency with this
framework (the closer the policies in the plan to the policies in the Framework, the
greater the weight that may be given).” To consider the conformity of the BCCS with
the NPPF the four Black Country councils have completed a ‘Compatibility Self-
Assessment Checklist’ (published by the Planning Advisory Service) and have
discussed the results with a Planning Inspector. Whilst there is no formal
mechanism to certify that the BCCS is consistent with the NPPF the discussions led
officers to the conclusion that the exercise identified no issues that would conflict
with the NPPF or require a review of the BCCS in terms of conformity.

In the BCCS the University of Wolverhampton is directly referenced under Policy
CSP1, stating the need for the expansion of the University under cultural and
community service improvements.

BCCS Policy HOUS5 ‘Education and Health Care Facilities’ also states that the
existing network of education and health care facilities will be protected and
enhanced. The text accompanying HOUS states that:

“The Higher and further education institutions and research facilities play a major
role in the Black Country economy and have a key role to help deliver economic and
social transformation. Retaining graduates within and attracting them to the Black
Country is also key to securing a knowledge-based economy. The Higher and
Further education sector is a major driver of economic, social and cultural
regeneration and ongoing investment in the existing network of this sector is
supported”.

Policy ENV6 of the BCCS relates to sports fields and states that development that
would reduce the overall value of the open space, sport and recreation network in
the Black Country will be resisted. It further notes a requirement to make more
efficient use of urban land by creating more multifunctional open spaces, and
significantly expanding community use of open space, sport and recreation facilities
provided at places of education.

Other relevant key policies are:

2a: Seeks to create a network of cohesive, healthy and prosperous communities
across the Black Country, deliver high quality distinctive places which respect the
diversity of the Black Country natural and built environment and attract new
employment opportunities.
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CPS4: The hierarchy of centres will provide a focus and concentration for essential
local services and activities. The design of spaces and buildings will be influenced by
their context and seek to enhance the unique attributes the area offers.

DEL1: All new development should be supported by the necessary on and off-site
infrastructure to serve the development, mitigate its impacts on the environment, and
ensure that the development is sustainable and contributes to the proper planning of
the wider area.

CEN?1: The Strategic Centre of Walsall will provide the main focus for....cultural
activities.

CEN?7: Proposals for out-of-centre development will have to demonstrate that
development cannot be provided in-centre or at edge-of-centre locations. Any
proposal will only be considered if the requirements of CENG6 are satisfied.

TRANT1: All new developments will address the transport network and provide
adequate access for all modes, including walking, cycling and public transport.
TRAN2: Planning permission will not be granted for development likely to have
significant transport implications.

TRAN4: Cycle parking should be provided at all new development.

TRANS: Sets out the requirement for development to focus on moving away from the
reliance on the private car.

ENV2: Development proposals will be required to preserve and, where appropriate,
enhance local character.

ENV5(d) requires that on all sites requiring a FRA, surface water flows should be at
Greenfield rates. Although the FRA indicates the car park will be constructed with
permeable materials, there is 0.1Ha of impermeable surface being created for the
access road, consequently the proposal is not strictly in accordance with this policy
requirement.

ENV6 relates to open space and states that ‘development that would reduce the
value of the open space, sport and recreation network will be resisted’. However,
development that will increase the overall value of the network will be encouraged.
The planning statement, in relation to football pitches, states that the university
proposes to contribute £120k towards upgrading existing pitches on campus or at an
alternative higher education institution in Walsall. | question why this spend has to be
restricted to just institutional land, given that the section 106 could be worded to
ensure the money is spent on improving / creating pitches on perhaps more
accessible council owned open space. Nevertheless, the PPS identifies quality
issues and a shortage of junior pitches across the borough, therefore such a
contribution has the potential to address existing deficiencies and increase the
quality of Walsall’s sports pitch provision.

It is considered in this case that the relevant provisions of the BCCS are consistent
with the NPPF

Walsall's Unitary Development Plan (UDP)
www.walsall.gov.uk/index/environment/planning/unitary _development plan.htm
Policies that have been saved and not replaced by the BCCS remain part of the
development plan. However, in such cases the NPPF says “due weight should be
given to relevant policies in existing plans according to their degree of consistency
with this framework (the closer the policies in the plan to the policies in the
Framework, the greater the weight that may be given)”.
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The relevant policies are:

GP1: The Sustainable Location of Development

GP2: Environmental Protection...principles of sustainable development...following
considerations taken into account : visual appearance, pollution, problems of land
stability etc., overlooking, loss of privacy, and the effect on daylight and sunlight
received by nearby property and accessibility by a choice of means of transport.
3.6, 3.7 Development and redevelopment schemes will improve and protect people
from unacceptable noise, pollution and other environmental problems.
3.16...Design and Development. Development in relation to its setting, with
reference to the character and quality of the existing local environment, and will
require a high quality of built and landscape design.

ENV32: (a)Poorly designed development or proposals which fail to properly take
account of the context or surroundings will not be permitted. Criteria are provided
that the Council will use when assessing the quality of design of any development
proposal

ENV33: Landscape Design

8.7...Education, Health and Community Facilities... enhancement of existing, and
provision of new, facilities for education will be encouraged...emphasis placed on
locations accessible to all by choice of means of transport.

LC1 (b) in terms of the relocation of the pitch acting as compensatory provision and
any further compensatory provision deemed necessary.

LC6 specifically relates to sports pitches and requires:

- A carefully quantified and documented assessment of current and future
needs has demonstrated that there is an excess of sports provision and the
site is not of good quality or importance to the development of sport; or

- At least equal compensatory provision will be made in respect of quality,
quantity, suitability of location, and subject to equivalent or better
management arrangements prior to the commencement of development

LC10 is very important to any developments on the site and therefore it has been
outlined it in full:
Wolverhampton University, Walsall Campus, Broadway, Walsall.
(@)  The Council will encourage the continued use and development of the
Walsall Campus of the University (as indicated on the Proposals Map) as an
important centre of Higher Education in the Borough.
(b)  Any proposals for additional development must be considered as part
of an overall Master Plan for the campus prepared in full consultation with the
local community and agreed by the Council. In particular, proposals will only
be acceptable if:-

I. The uses proposed are of an educational, community, or leisure
nature directly related to the use of the remainder of the Campus, and
are not uses which should be located in an established centre under
policies in Chapter 5 of this Plan.

Il. The green and open aspect of the Campus as viewed from
surrounding areas including Broadway, Delves Road and Highgate
Drive is maintained by retaining existing substantial green corridors
along frontages and by the sensitive siting of buildings within an
attractive parkland setting. This necessitates retaining the designation
of adjacent areas of Protected Urban Open Space off Highgate Drive.
I11. All buildings and structures are of a high standard of design.
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IV. There are satisfactory arrangements for vehicular, cycle and
pedestrian access to the campus that are sensitive to the amenities of
the surrounding residential areas. A Transport Assessment and Green
Travel Plan will be required.
V. Adequate provision is made for parking within the University
Campus for staff, students and visitors to the University so as to
minimise parking in surrounding residential roads.
8.43...Walsall Campus is recognised as being an important facility for higher
education in the Borough and the Black Country.
8.44...The prominence of the campus also justifies particular attention being given to
the quality of design.
T7 and T13: All development should satisfy the car parking standards set out in
Policy T13, and be well designed.
T8: To help existing pedestrians and encourage greater use of walking as a healthy
and sustainable form of travel the Council will provide good pedestrian links within a
development. All pedestrian links must be safe, direct and convenient and well lit.
T9: Cycling The Council will assess the suitability of cycle-related improvements.

It is considered in this case that the relevant provisions of Walsall's saved UDP
policies are consistent with the NPPF

Supplementary Planning Documents (SPD)

On the basis that relevant UDP policies are consistent with NPPF, the related
SPD(s) will also be consistent provided they are applied in a manner consistent with
NPPF policy. The relevant SPD’s are:

Designing Walsall SPD

DW1-Sustainability — new development must show that its design maximises energy
efficiency in terms of layout, orientation and sustainable use of resources;

DW2- Safe and Welcoming places- all development must contribute towards creating
places that feel safe, secure and welcoming for everyone;

DW3 — Character -design to respect and enhance local identity;

DW9 — High Quality public realm - new development must seek to ensure it creates
places with attractive environmental quality;

DW10 — new development should make a positive contribution to creating a
sustainable environment.

It is considered in this case that the relevant provisions of SPD Designing Walsall

are consistent with the NPPF.

Other Legislation
http://cms.walsall.gov.uk/annotated 2011 udp - february 2011.pdf

The Town and Country Planning (Environmental Impact Assessment) Regulations
2011 (EIA Regulations)

These have been considered by Officers through a screening opinion assessment
and the development is not considered significant or in a sensitive area that would
call for an Environmental Statement.

Equalities Act 2010_- Section 149 of the Equality Act 2010 provides that local
authorities must, in exercising their functions, have due regard to the need to:
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(a) Eliminate discrimination, harassment, victimisation and any other conduct that is
prohibited by or under the Act;

(b) Advance equality of opportunity between persons who share a relevant protected
characteristic and persons who do not share it;

(c) Foster good relations between persons who share a relevant protected
characteristic and persons who do not share it.

The protected characteristics are: age; disability; gender reassignment; pregnancy
and maternity; race; religion or belief; sex; sexual orientation.

Human Rights Act 1998 - Article 8 of the European Convention on Human Rights
provides that everybody has the right to respect for his private and family life and his
home, and there should be no interference by a public authority with the exercise of
this right, except where that interference is (amongst other considerations) in
accordance with the law and is necessary in a democratic society for the protection
of rights and freedoms of others.

Consultations

Sport England — no objections subject to a unilateral agreement requiring
compensation by way of an upgrade to the university’s all weather pitch to a 3G
surface or alternatively improvements to be made to some of the natural pitches
Transportation — no objections subject to conditions covering access arrangements
Pollution Control (Scientific Team/Contaminated Land) — no objections

Trees — no objections to loss and replacement tree planting (concerns over loss of
urban open space)

Ecology — no objections

Police ALO — no objections subject to the car park meeting ParkMark principles to
create a safe, secure and user friendly car parking environment.

Environmental health — no comments

Landscape — Objects to the loss of green space

Fire Service — No objections

Severn Trent Water — No objections subject to drainage condition

Public Participation Responses

The following is a précis of the “representations” received upto the date of drafting
the report.

OBJECTIONS

Original consultation — 7 letters of objection, 15 photocopied letters of objection and
a 67 signature petition.

Re-consultation — 7 letters of objection, 53 photocopied letters of objection and 450
signature petition covering the following grounds of objection;

Traffic Related
e create more traffic, noise, pollution on Broadway
e more congested
e Already access to the campus from Delves Road.
e large amount of traffic from the campus onto the ring road
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Never large build ups of traffic waiting to use the existing lights

Inconvenience all road users by adding another hold up

Access difficult to houses in between the lights

Access will have a detrimental impact on residential homes opposite

Concern the safety of residents will be compromised as residents struggle to

access the Broadway and assess traffic from 3 directions before leaving their

driveways.

e Existing access onto Magdalene Road allows smooth flow of traffic without
jeopardising safety

e Formation of an island in the middle of the Broadway facilitating entry and exit
to the car park will result in significant narrowing of the road. This is expected
to worsen the congestion.

e no justification made for a second signalised junction

e Perfectly adequate existing junction

e Unnecessary additional burden on a principal arterial route

Amenity
e |oss of privacy and security
No privacy in front living room and front bedrooms.
occupants of cars will have views inside my house
sense of security will be lost and result in increased apprehension and anxiety
being watched all the time
fear of crime
responsibilities of the council under the Human Rights Act in particular
Protocol 1, Article 1 ...a person has the right to peaceful enjoyment of all their
possessions which includes the home and other land
e Atrticle 8 ... substantive right to respect for their private and family life
e Increase light pollution from oncoming headlights from cars waiting at traffic
lights.
e Bright lights and glare can cause migraines, bright lights from waiting at traffic
lights may increase these symptoms.
new access result in loss of trees and impact on nature and birdlife
Fail to safeguard the environment for future use.
Proposal goes against Walsall Green Space Strategy
The estate specifically made provision for access to the university via
Magdalene Road. Those homeowners acquired their properties with this
knowledge.

The photocopied letters objected on following grounds:

e New car park and access could potentially become a hub for antisocial
behaviour

e Infringe on privacy of residents living on Broadway

e Effect on values of houses on Broadway

e Another set of lights will contribute to
a) increased noise and pollution and
b) problems accessing egressing properties on Broadway

Both petitions with 67 and 450 signatures were on the grounds of
e headlights glaring into properties on Broadway when leaving the new car park

PAGE 16 OF 306

Walsall Council, Economy and Environment, Development Management , The Civic Centre, Darwall Street, Walsall, WS1 1DG
Telephone: 01922 652677, Textphone: 0845 111 2910, Fax: (01922) 652670 Website: www.walsall.gov.uk/planning
Email:planningservices@walsall.gov.uk



hub for antisocial behaviour

privacy of residents on Broadway

adverse effect of property values

increased noise and pollution

problems for access to and from properties on Broadway.

SUPPORT
4 letters in support on the following grounds:
e Support the gate closure on Magdalene Close,
previously experienced traffic and abuse from students
dumping ground for their waste,
estate used as a race course for accessing the university,
parking troubles getting off drives
Closing Magdalene Road access will stop students parking on the estate

Two additional letters have been received querying the petition, stating that some
signatures are questionable as they don’t live near and that it was signed not
knowing what the actual petition was about.

Valerie Vaz MP (Walsall South) has made representations on behalf of her
constituents. The main issues raised are:

- Constituents have heard nothing about the application since the initial
consultation and only found out indirectly about the meeting of the Planning
Committee.

- Residents would like the opportunity to speak and should have been given
notice. Could the meeting be deferred so that residents can speak?

- Residents object to the installation of a second set of traffic lights 50m from
existing lights. It is not clear why inbound and outbound traffic need to use the
new gate and it has been suggested that traffic could enter one way and leave
the other. Has the impact of two sets of lights been assessed?

- Residents are concerned about the costs of the highway works and query
who will meet this cost.

Determining Issues

- Policy/principle/loss of playing field

- Highway safety/car parking

- Outlook from Broadway/Trees/Landscaping
- Residential amenity

- Comments on objections

- Conclusion

Observations

Policy/Principle/Loss of Playing Field

Prior to the use as a temporary car park the application site was used as a full size
football pitch by the university and the community. In 2009 this part of the playing
field was used to provide a temporary overflow parking for the campus. At that time
due to the temporary nature and there being no engineering operations taking place,
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the University utilised their permitted development rights, set out within the national
legislation which did not require a separate planning permission from this Council for
a short period of time. The temporary overspill car park extended beyond what could
be considered as permitted development and a planning application was submitted.
Whilst the use of the site as a temporary car park has helped to reduce the number
of complaints regarding indiscriminate parking around the university, an alternative
and more permanent solution to the parking issues at the University is required to be
brought forward.

The University has explored three options to this, concluding that the proposals
subject of this application is their best option, which will have less impact on the
surrounding residents and environment. On balance, it is considered that the football
pitch can be demonstrated as surplus to requirements, in respect of its use for
outdoor sport, and as a senior football pitch. Having done so, it is critical to satisfy
both national and local policy requirements. It was previously considered that in
planning policy terms, r