In January 2006 a planning application was received for the demolition of existing Harrop Fold school buildings and the erection of a new high school together with associated creation of new vehicular access and re-landscaping of existing play and sports field.

Members considered this application on the 11th of May 2006. The application was approved subject to twenty-three conditions.  Given resident’s concerns regarding the potential for disruption during the construction period and the proposed access and egress to and from the proposed school Members resolved that they would decide whether to discharge conditions 21 and 22. 

Condition 21 states “No development shall be commenced unless and until a scheme detailing a considerate contractors management plan for the contractor, has been submitted to and approved in writing by the Local Planning Authority. Once approved the development shall be implemented in accordance with the approved scheme and shall thereafter be retained during the course of implementing the development hereby approved”. 

Condition 22 states “The development hereby approved shall not be occupied unless and until a scheme detailing methods to ensure a one-way system of vehicular traffic within the site, vehicle ingress between 111 and 113 Hilton Lane and vehicle egress from the site between 71 and 73 Hilton Lane, has been submitted to and approved in writing by the Local Planning Authority. Within the scheme the developer shall ensure that existing vehicular access to existing garages to the rear of houses on Hilton Lane is maintained. Once approved the development shall be implemented in accordance with the approved scheme and shall thereafter be retained during the course of implementing the development hereby approved.”

In order to ensure that the local community was involved in devising the schemes needed to satisfy these conditions, Members requested that the developers undertake a series of public consultation meetings prior to submission of the final schemes.  Accordingly residents of 53 to 145 (odd) and 58A to 146 (even) Hilton Lane were invited to two meetings, one on Monday the 22nd of May and another on the 10th of July. 

Following these meetings a considerate contractors management plan and a plan showing a one-way system have been prepared. The considerate contractors management plan provides details on the following – 

· The extent of the site and the site boundary treatment 

· The proposed site layout including where the site entrances, the site car park, the site offices and welfare facilities will be located.

· Traffic control measures

· Site security

· Site safety

· Drainage of surface water and foul drainage

· Measures that will be implemented in order to ensure that neighbouring residents experience limited visual intrusion, noise, dust and general disruption during the construction phase.

· A site operating protocol that outlines how the site will be considerate to local residents and users of the existing school, how the site will respect the environment around the site, how the site will promote cleanliness, how the site will respect the residents and the local area and how the site will be a safe site upon which workers are responsible and accountable. This protocol has been devised having regard to the Considerate Contractors Scheme monitors checklist. 

A schedule of proposed works has also been submitted.  This shows that construction would commence on the 2nd of October and complete in mid April 2009.  

The plan confirms that the site would be open 7am to 6pm Monday to Friday and 7am to 2pm on a Saturday with working hours being restricted to between 8am and 5pm Monday to Friday and 8am till 1pm on Saturdays. There would be no working on Sundays or Bank Holidays, except for emergency works with prior notice. 

Vehicular access to the site will be off Hilton Lane between properties 111 and 113, thus avoiding the use of the existing school access wherever possible. Given the width of the accessway (9m during the majority of the construction period reducing to 4.5m when finally made up) it would not be possible to have two way traffic along this route and therefore access and egress to the site will be controlled by traffic management operatives stationed on Hilton Lane with priority being given to vehicles accessing the site off Hilton Lane. The site entrance is located on a bend and therefore visibility for drivers leaving the site is restricted. Consequently when vehicles are egressing from the site the traffic running along Hilton Lane will be stopped temporarily via the use of “Stop Works” signs. 

Deliveries are to be restricted to between the hours of 9.15am and 4pm. All deliveries will be pre-booked in order to avoid multiple deliveries arriving at once. In the event of vehicles arriving together it would be possible to hold two vehicles on the accessway in order to avoid congestion on Hilton Lane.

Contractors’ car parking will be onsite in the contractors car park. No contractors parking would be allowed on Hilton Lane. 

It is estimated that at its peak a maximum of 75 operative cars and vans would arrive at the site together with a maximum of 45 delivery vehicles arriving daily during the groundwork operations. 

All traffic to the site would be directed to the site from the A6. Signage placed at the junction of the A6 and Bridgewater Road and the junction of Memorial Road and Bridgewater Road would advise drivers that they should not access the site via these roads. To ensure the same route is used upon leaving the site traffic egressing will only be permitted to turn right when leaving the site (see attached plan). 

The site would be laid out having regard to guidance contained within BS5228 in order to minimise noise residents may experience during the construction phase. The site would be surrounded by a solid panel fence and plywood hoarding and temporary soil, spoil embankments and material stockpiles would be placed adjacent to site boundaries as would the portacabins that would house the site offices and the welfare accommodation in order to provide acoustic barriers. Measures would also be introduced in order to reduce noise emitted from the site. Such measures include laying of smooth surfaces to reduce vibration from vehicles and plant, keeping engine covers closed whilst plant is running, using acoustic sheds where necessary, keeping vehicle movements to a minimum and switching off plant/vehicles over lunchtimes and while it is not in use. Good practice has also been outlined for notoriously noisy activities including demolition and foundation piling. Of particular note is the commitment to restricting the hours between which piling is carried out to between 9am and 12noon and 1pm and 4pm.

In order to limit dust a number of measures are proposed including tarmacing and regular sweeping of internal roads and the introduction of a 5mph speed limit, wheel washing and vehicle cleaning, damping down of stockpiles and rescheduling of activities likely to create dust on dry windy days. Good practice has also been outlined for how to control dust levels during the demolition phase with additional dust reduction and dust removal methods being employed during the demolition phase.

In order to be responsive to the concerns of neighbouring residents a member of the AMEC management team will be appointed as the contact for all residents. An open door policy will be operated whereby concerned residents can raise any issues they might have with the representative who will be responsible for actioning complaints and providing information and support to residents. In order to keep residents informed with progress on site and to assure them that action is taken on any complaints a website will be set up, regular briefings held and a newsletter published. 

Overall the plan represents a very good example of how construction sites should operate, given the high level of detail provided and the measures proposed. I am therefore of the opinion that as the proposed development will be carried out in accordance with the details outlined within the considerate contractors scheme, the neighbouring residents should not experience an unacceptable level of visual intrusion, noise, dust and general disruption during the construction phase. The open door policy and the various publications and briefings will, in my opinion, ensure that residents are kept informed with how the development is progressing and allow for discussion of and action to be taken to alleviate any concerns residents may have throughout the course of the development. 

Drawing SS2_HF_LAND_101 Revision G has been submitted in order to satisfy condition 22.  

This drawing shows vehicle entrance between 111 and 113 Hilton Lane and vehicle egress between 71 and 73 Hilton Lane as required by the condition. In order to ensure that the system operates successfully and school traffic only flows one way through the site a barrier will be installed at the foot of the proposed entranceway, which would only open to allow traffic to pass when it is approaching the site from the accessway between 111 and 1113 Hilton Lane, thus preventing vehicles egressing along the accessway. The drawing also shows how access will be retained to the garages at the rear of 61 to 77 Hilton Lane. I am therefore satisfied that the proposed system satisfies the requirements of condition 22.

RECOMMENDATION

The information submitted satisfies the requirements of conditions 21 and 22.  I therefore recommend that the submitted schemes are approved and the conditions are partially discharged subject to the development being carried out in accordance with the approved schemes. 

