Agenda Item No.

	Committee: 
	Regulatory 

Planning Committee



	Date:
	5 August 2009


	Report by:
	Director of Transport and Environment



	Proposal:
	Proposed 2 storey classroom extension and circulation to rear of existing school building providing 4 replacement classrooms in lieu of two mobile classrooms each currently providing 2 classrooms. The removal of the two mobile classrooms upon completion. A ground floor single storey extension to the existing ICT suite to the front of the school. The addition of a single storey entrance foyer to the west. The addition of a second storey 'bridge' link to the rear of the school linking the new classroom extension and the 2nd floor of the western teaching block. The works include landscaping revisions to the existing car park, lighting to external works and landscape.  


	Site Address:
	Cradle Hill CP School, Lexden Road, Seaford.  


	Applicant:
	Director of Children’s Services 



	Application No.
	LW/2809/CC


	Key Issues:
	i. i.   Need
ii)  Siting and Design

iii) Traffic and parking

iv) Waste Minimisation


SUMMARY OF RECOMMENDATIONS

1.
To grant planning permission subject to conditions as set out in paragraph 8.1
CONSIDERATION BY DIRECTOR OF TRANSPORT AND ENVIRONMENT
1.
The Site and Surroundings

1.1 Cradle Hill County Primary School is located to the east of Lexden Road and to the south of Lexden Drive, Seaford. It is situated within a predominantly residential area of the northern fringes of Seaford and is approximately 2km north of Seaford Town Centre. The school site measures 2.42 hectares and is surrounded by the rear gardens of the residential properties in Lexden Road (West),  Lexden Drive (North), Pitt Drive (East) and Quarry Lane (South).  

1.2 The school dates from the 1960s and has been extended over time. It comprises one and two storey buildings with flat roofs constructed in reddish-brown brickwork with white painted timber cladding and white painted window frames. 
1.3 The site is arranged with the main school buildings orientated east to west across the northern section of site with the infant school to the west and the junior school to the east (approximately 395 pupils in total). To the south of the school building is a large area of outdoor space and playing fields. The school is built on high ground that slopes from north to south across the site, the total fall being approximately 10 metres and has resulted in the school being accommodated on four different levels over two storeys. However 4 classrooms (approximately 120 pupils) are accommodated in 2 mobile classroom units located away from the main building to the east of the site.

1.4
The main access into the site is from Lexden Road (to the North West) that has a gradient of 1:19 and leads to a car parking area on relatively level ground.  

2. The Proposal

2.1 It is proposed to construct a two-storey extension to the rear of an existing extension that projects from the south east elevation to the school.  It is proposed to provide 4 new classrooms, together with a first floor bridge that will link the Infant and Junior schools and 2 new lifts. The bridge and lifts will improve general access within school.   
2.2
The creation of permanent classroom accommodation will allow for the removal of the existing temporary mobile classrooms that are located to the east of the school site.  The applicant confirms this will not result in any changes being made to the number of teachers and pupils attending the school.
2.3
The proposed two storey extension will project 10.9 metres from the rear elevation of an existing two storey extension.  The proposed extension will have a width of 20 metres and a height to eaves of 5.8 metres increasing to 7.7 metres to the highest part of the mono pitched roof and will exhibit an eaves overhang.  The highest part of the roof will provide a service void for the development. In addition, it is proposed to provide a new 2-storey link corridor (2.5 metres wide) that will run from the main school building alongside the existing classroom extension (South East of the school) into the new extension leading to the elevated bridge at first floor level. This will link the junior school to the east with the infant school to the west. The bridge leading from the proposed extension at first floor level will be partly constructed on steel pillars and will then extend over a flat roof (approximately 900mm higher) to an existing single storey class room extension. Therefore, to accommodate the changes in floor levels it is proposed to provide steps or a 1:17 ramp within the link bridge. The development will result in the part enclosure of an existing courtyard that serves this central section of the school site with access into the courtyard (from the south) being beneath the bridge.  
2.4
In terms of the materials that are proposed for the two-storey extension, the facing brickwork will match existing with white aluminium windows and doors.  Western red cedar boards are proposed below the first floor windows and solid infill cladding panels below the ground floor windows. The standing seam roof to the extension will have a ‘weathered’ finish.  The link bridge at first floor level will comprise glazed side panels with curved shallow pitched roof. The lower part of the proposed link bridge, to the east, will include infilled panels below the proposed glazing. 
2.5 The development also includes a further extension to the ICT Suite, located to the north of the school premises. The proposed single storey extension will project 6.1 metres from the north east elevation of the main school building, with a width of 8.7 metres and a height to eaves of 2.5 metres. The roof will be a shallow pitched standing seam roof with chamfered corners and eaves overhang.  It is proposed to render the walls and insert white aluminium windows with the standing seam roof having a ‘weathered’ finish.
2.6
Finally, the proposal includes an extension to the existing school entrance. This is required to increase security as well as being a legible and welcoming point of entry for visitors. The new entrance will be a single storey, flat roofed, lightweight glazed structure that will take the form of an inverted ‘L’ shape. It will project 2.5 metres (with an additional 0.4 metres canopy overhang) from the main elevation of the school and will have a width of 6.7 metres and a 1.2 metres canopy overhang. The extension includes automatic doors opening into a new entrance/reception area with new internal security doors leading further into the school. The proposed extension will result in the re-positioning of the 1.6 metres high fencing that surrounds the infant playground and includes the school entrance. The development will provide a new fence around the playground to be sited 2 metres from the proposed school entrance extension. 
2.7
The existing school car park located to the north west of the school site currently provides car parking for up to 12 cars.  It is proposed to enlarge the existing layout to provide a turning head suitable for refuse and delivery vehicles, together with 15 delineated parking spaces. This will cause the parking area to encroach further east (approximately 9.6 metres) into an existing green mound located in the north west of the site. Additionally, a new access gate will be installed from the new car park for mower and emergency vehicle access route. It will be 2.6 metres wide and will lead to the east of the site onto the existing hard play, sports area to the east.
2.8
In terms of landscaping the applicant confirms the proposal will include a wide variety of planting and a new children’s garden will be provided adjacent to the existing swimming pool. Furthermore, spoil will be positioned to the south to level areas adjacent to the proposed classrooms.
3.
Site History
Recent development includes:

3.1
2008 – Granted- LW/2647/CC.  Replacement windows and doors.

3.2.
2005 – Granted – LW/1971/CC/1. Retention of 1 double classroom.

3.3.
2001 – Granted – LW/2080/CC. Erection of security fence and gates up to 2.4 metres in height to school boundary.

3.4.
2001 – Granted – LW/2037/CC. Erection of new fencing and replacement of existing front gates with new repositioned gates.

3.5.
2000 – Granted – LW/1901/CC. Removal of two single classrooms and installation of double mobile classroom.

4.
Consultations and Representations 
4.1
Lewes District Council - Raise no objection.
4.2
Seaford Town Council – Raise no objection, but ask that the Council should try to minimise the damage to unimproved chalk grassland on the site and that another ecological survey is carried out as recommended in the ‘Ecological Appraisal Report’ January 2009. 
4.3
Sussex Police – Confirm they do not identify any major concerns and that access control into the main building will be provided with the new entrance lobby.  However, the new ICT suite will be a vulnerable part of the building and it is recommended that glazing to the windows be laminated.
4.5 Highway Authority – Recommend that any consent includes conditions with regard to the details of the parking area and vehicle washing equipment during construction.

4.6
County Landscape Officer - Supports the application and recommends all trees to be retained are protected in accordance with BS 3857. A comprehensive landscape scheme would need to be provided that includes the redesigning of external areas and hard play spaces in association with the planting scheme. It should include native planting and habitat creation on the site. 
4.7.
Representations: One letter of objection from a local resident on the following grounds:  1)  The hard standing playground area will be moved across the site and added on to the existing hard standing play area next to properties in Pitt Drive. The noise would be of a much higher level than at present with possibly 240-272 seven to eleven year olds on the one area at any one time. Also there will be a loss of privacy in this area as parents wait for children. 2)  The lower part of Pitt Drive where there is pedestrian access to the school is a private and no-through road and therefore this entrance to the school should not be open. 3) With regards to health and safety, children walk in the middle of the road and are in danger of on-coming traffic, particularly cars driven by parents who cause a general disturbance when reversing into residents’ drives to park.


5.
The Development Plan policies of relevance to this decision are:
5.1
The South East Plan, May 2009: Policies CC4 (sustainable design and construction) and S3 (education and skills).
5.2
Lewes District Local Plan 2003:  Policies ST3 (design, form and setting of development), ST6 (access for people with limited mobility) and ST11 (landscaping of development).
5.3 East Sussex and Brighton & Hove Waste Local Plan 2006: Policy WLP11
(reduction, re-use and recycling during construction).

6. Considerations
i) Need

6.1 Policy S3 of the South East Plan seeks improved accessibility to learning facilities for schools and the community and encourages greater participation, by providing community facilities in schools together with more “formal” education facilities.
6.2
The proposed development seeks to address the shortfall in permanent classroom accommodation, access within the school building and security issues for the school and thereby greatly improve the learning facilities of the school, in particular the ICT facilities. In terms of access, the school has a number of extensions on four different levels due to the steep gradient of the site, making accessibility a significant issue. The proposal will improve access around the school and together with the new classrooms; the extended ICT Suite and the creation of a secure entrance lobby will enable greater community facilities to be provided within the school. The applicant confirms that currently the ICT unit has evening lettings and that there is a small Internet Café used by parents. The proposal to increase the ICT facilities will greatly improve the facilities available to the local community groups. It is considered that there is an appropriate need for the development and the proposal accords with the above development plan policy.
ii) Siting and Design
6.3 Policy ST3 (a-d) of the Lewes District Local Plan sets out a broad range of criteria that all development is expected to satisfy in respect to the character of adjoining development in terms of scale, form, site coverage, density, use of materials and landscaping. Furthermore, this policy seeks to ensure that development does not result in any adverse impact on the amenities of occupiers of neighbouring properties and the local area in general, in terms of noise, privacy, natural daylight and visual amenities. Policy ST6 requires proposals to make appropriate provision for access for people with disabilities.

6.4 Policy CC4 of The South East Plan requires design and construction of new development to adopt and incorporate sustainable construction standards and techniques such as increasing the use of natural lighting, heat and ventilation, taking into consideration changing lifestyles and needs, to thereby ensure flexible use of new buildings.

6.5 The main element of the proposed development is the two storey extension and link bridge, sited at the rear of the school extending from an existing extension that is located on the south east elevation, running south to north. The proposed two storey extension and link bridge will be concealed from views to the west of the school site, being set back from existing school buildings, together with the significant distance from the western boundary of approximately 60 metres. 
6.6  To the south of the proposed development are the school playing fields with the southern boundary to the rear of properties in Quarry Lane being approximately 110 metres in distance. The proposed two storey extension and link bridge would not therefore impact these residential properties.

6.7 The new classroom facilities will allow for the removal of two temporary mobile classrooms located in the junior play area to the east of the proposed two storey extension. This will result in the east elevation to the proposed two storey extension being visible from the rear of residential properties in Pitt Drive. It is not considered that the development would result in any significant impact on privacy and outlook to the occupiers of neighbouring properties in Pitt Drive. 
6.8 The local resident who has objected to this application raises concerns with regard to the increased noise and use of the playground as a result of the removal of the mobile classrooms and the size increase of the playground. The existing mobile classrooms are within close proximity to the eastern boundary of the site. It is considered that, currently, the classroom and school movement generates more noise throughout the day being close to the eastern boundary of the site and not just noise at break times and games periods (proposed situation). In addition, it is not proposed to change the existing situation where the number of pupils using the play area is currently up to 270 seven to eleven year olds.  Therefore, noise and disturbance to properties in Pitt Drive will not significantly increase as a result of the proposed development and would not warrant a reason to refuse the application in this instance.
6.9 In addition, the local resident raised further concerns over the loss of privacy and general disturbance as a result of the school using Pitt Drive as pedestrian access into the school site, which is a private, no through road which has no public rights of way. This application does not propose any development to this part of the school site.  The applicant has been informed of the objection.
6.10
Taking into consideration the distance from the boundaries with properties in Lexden Drive and Lexden Road together with the increased height of the land to the north it is considered that the proposed single storey extension ICT suite will be concealed from views to neighbouring properties and would not be detrimental to the character or the amenities of the adjoining residential properties or local area. 
6.11
Given the scale and lightweight appearance of the proposed glazed extension to the main school entrance which would not project beyond the existing building line, it is not considered that it would be overbearing or overly prominent when viewed from outside the site. It is noted that the proposal necessities the re-alignment of the fence to the Infants playground with a 1.8 metre high close boarded timber fence, 2 metres away from the school entrance extension, which is welcomed.
6.12 In terms of the design and appearance of the proposed development, the two storey extension and glazed link bridge will be sympathetic to the existing architectural composition of the school, with the vertical elevations made up of windows and infill panels set within a brick elevation. The sloped mono pitched roof form contrasts with the existing flat roofs, a prominent feature of the existing school buildings. It is considered that the proposed contemporary architectural solution adds visual interest to the school building, which is further enhanced with the contrasting glazing to the bridge structure and the more solid built form to the school buildings that adjoin the bridge structure. The proposed development successfully compliments the existing school building whilst addressing the school’s concerns with the need to make appropriate provision for access for people with disabilities.
6.13 The proposed extension for the ICT suite includes rendered elevations with chamfered corners to the standing seam, shallow pitched roof. The proposed extension will project northwards beyond the existing building line, thereby emphasising the contrasting built form. It is considered that this element does not complement the architectural composition of the existing school building being solid, square, brick structure. The applicant confirms the design concept for the proposed extension will be to provide interest to the bland northern elevation and to allow pupils to sit within a radial arrangement around the teacher. It is considered that, in this instance, it would be unreasonable to refuse planning permission on design grounds, given that it is a single storey structure concealed from the surrounding area. 
6.14 The proposed lightweight, glazed extension to the front entrance is considered to achieve a good standard of design. It is seen against the brick elevations of the school, which will  easily identify the main entrance and will provide a light and welcoming entrance space. This is a vast improvement to the existing situation, with it being within a recessed entrance located off the Infants’ school playground and enclosed by a 1.6 metres high close boarded timber fence. 
6.15 The sustainable design and construction principles for the development are welcomed however the appearance of the proposed two storey extension will need to match the existing building in every way to ensure that there is no differentiation to highlight the fact that the extension does not form part of the original building and where relevant materials successfully complement the existing built form. It is therefore recommended that such details are submitted and agreed before development commences and are controlled by way of  a condition.
6.16 In order to ensure optimal integration of the development with the surrounding environment it is proposed to provide a landscaping scheme that will take account of the ecology report submitted as part of the application, which includes maximising wildlife potential by the use of native species on site together with achieving the BREEAM targets and the requirements of the school. The landscaping scheme including the provision for future maintenance will need to be submitted as part of the provisions of a landscaping condition. 
iii) Traffic and Parking

6.17 The vehicle access from Lexden Road will not be altered and the proposed works to the staff parking area (North West) will improve the present situation and allow for a refuse vehicle to turn round and exit the site in a forward gear. The enlarged car parking area will create 3 new car parking spaces, however existing staff and pupil numbers are to remain constant and expected levels of traffic on the local highway will not rise as a result of the increased provision.  
6.18
The Highway Authority has not raised any objections. A condition should be imposed to provide further details on the proposed parking layout. 
iv) Waste Minimisation 
6.19
Policy WLP11 of the Waste Local Plan requires all development to have regard to the need to minimise, re-use and recycle waste generated in the construction phase of new developments. A Waste Minimisation Statement has been submitted with the application, which confirms that the proposal does not involve any demolition works as the existing mobile classrooms will be removed from site by East Sussex County Council. However, there will be some small scale demolition works to remove services, foundations and drainage connections to the mobile classrooms.  

6.20
In addition, given the gradient of the school site, construction works for the new building will necessitate some re-grading of the land.  To the north of the school there is an area of spoil that will be levelled to accommodate the enlarged car park, the ICT Suite extension and emergency access. The excess spoil will be redistributed to the south of the school site and used as ‘fill’ to raise the level of the existing hard play area.  Demolition waste including crushed concrete or recycled glass sand will be used in the proposed construction.
6.21
The applicant has confirmed that the materials used for the development will be obtained from local suppliers and subcontractors, cut to standard sizes for sheet materials to reduce waste, and that they will use prefabricated elements where possible to reduce on site, cutting and adaptation. In addition, waste materials will be separated into skips or crane bags for storage and made available as necessary.
6.22
The principles set out above are welcomed.  However, it is considered that further details are required in terms of waste arising during construction, to be managed in a sustainable way. It is recommended that further details should be submitted and agreed prior to the commencement of the development and that this should be controlled by a condition attached to any consent.
7.
Conclusion and reasons for approval
7.1
In accordance with Section 38 of the Planning and Compulsory Purchase Act 2004 the decision on this application should be taken in accordance with the development plan unless material considerations indicate otherwise.

7.2
The proposal is considered to enhance the educational facilities available at Cradle Hill Community Primary School in a well designed scheme that will not harm the character or appearance of the locality or neighbouring residential amenities. Furthermore, it is considered that the proposal will not cause any increase in traffic in the surrounding area. The proposal, therefore, complies with Policies CC4 and S3 of The South East Plan 2009 and with Policy WLP11 of the East Sussex and Brighton & Hove Waste Local Plan 2006.  It also accords with Policies ST3, ST6 and ST11 of the Lewes District Local Plan 2003.

7.3
There are no other material considerations and the decision should be taken in accordance with the development plans. 
8.
Recommendation

8.1
To recommend the Planning Committee to grant planning permission subject to the following conditions:-

















1.
The development hereby permitted shall be commenced before the expiration of three years from the date of this permission.


Reason: To comply with Section 91 of the Town and Country Planning Act 1990.

2.
Development shall not commence until samples of the materials to be used in the construction of the external surfaces of the extension hereby permitted have been submitted to and approved in writing by the Director of Transport and Environment. Development shall be carried out in accordance with the approved details.


Reason: To ensure the appropriate appearance of the development in the area in accordance with Policy ST3 (b) of the Lewes District Local Plan March 2003.

3.
No development shall take place until details of car parking and turning facilities within the site have been submitted to and approved in writing by the Director of Transport and Environment. The building/development shall not be occupied until the car parking and turning facilities have been provided and completed in accordance with the approved details and shall thereafter be maintained in a condition suitable for use for car parking/turning during the continuation of the use hereby permitted.


Reason: To ensure the parking facilities in relation to the authorised use of the development and in accordance with Policy ST3 (e) of the Lewes District Local Plan March 2003

4.
Development shall not commence until details of wheel washing facilities have been submitted to and approved in writing by the Director of Transport and Environment. The approved details shall be implemented in full before the commencement of development and the facilities shall be maintained in working order during the construction period and shall be used by any vehicle carrying mud, dust or other debris on its wheels before leaving the site. No vehicle associated with the development shall leave the site carrying mud, dust or debris.


Reason: In the interests of highway safety and the amenity of the locality and to enable the Local Planning Authority to control and regulate the development to accord with Policy ST3 (d) of the Lewes District Local Plan March 2003

5.
Construction works shall not take place outside the hours of 8am to 6pm Mondays to Fridays and 8am to 1pm on Saturdays and at no time on Sundays, Public or Bank Holidays.


Reason:  In the interests of the amenities of the locality in general and adjoining residential properties in particular and to accord with Policy ST3 (d) of the Lewes District Local Plan March 2003.

6.
No development shall take place until plans and full details of both hard and soft landscaping works have been submitted to and approved in writing by the Director of Transport and Environment and these works shall be carried out as approved. These details shall include:


Hard Landscaping


 - Proposed finished levels or contours


 - Means of enclosure


 - Car parking layout and proposed lighting to the car park


 - Other vehicle and pedestrian access and circulation areas


 - Hard surfacing materials


 -  Proposed and existing functional services above and below ground (e.g. drainage power, communications cables, pipelines etc indicating lines, manholes, supports etc.)


 - Retained historic landscape features and  proposals for restoration, where appropriate.


Soft Landscaping


 - Planting plans including tree planting to replace existing trees on a two for one basis, native planting and habitat creation (in accordance with the submitted Ecological Report January 2009)


 - Written specifications (including cultivation and other operations associated with plant and grass establishment)


 - Schedules of plants, noting species, plant sizes and proposed numbers/densities where appropriate


 - Implementation programme


All hard and soft landscape works shall be carried out in accordance with the approved details and in accordance with the relevant recommendations of appropriate British Standards or other recognised Codes of Good Practice. The works shall be carried out prior to the occupation of any part of the development or in accordance with the timetable agreed with the Local Planning Authority.  Any trees or plants that, within a period of five years after planting are removed, die or become, in the opinion of the Local Planning Authority seriously damaged or defective, shall be replaced as soon as is reasonably practicable with others of species, size and number as originally approved, unless the Local Planning Authority gives its written consent to any variation.


Reason: To ensure the provision, establishment and maintenance of a reasonable standard of landscape in accordance with the approved designs and to secure appropriate landscaping at the site in the interests of the amenity of the locality and the landscape character of the surrounding environment in accordance with Policies ST3 (g)  and ST11 of Lewes District Local Plan March 2003.

7.
No development shall take place until details of earthworks have been submitted to and approved in writing by the Director of Transport and Environment. These details shall include the proposed grading and mounding of land areas including the levels and contours to be formed, showing the relationship of the proposed mounding to existing vegetation and surrounding landform. The development shall be carried out in accordance with the approved details.


Reason: To secure appropriate landscaping at the site in the interests of the amenity of the locality and the landscape character of the surrounding area in accordance with Policy ST11 of the Lewes District Local Plan March 2003.

8.
In this condition `retained trees` means an existing tree which is to be retained in accordance with the approved plans and particulars and paragraphs (a) and (b) below shall have effect until the expiration of 5 years from completion of the development.


(a) No retained tree shall be cut down, uprooted or destroyed, nor shall any retained tree be topped or lopped other than in accordance with the approved plans and particulars, without the written approval of the local planning authority. Any topping or lopping approved shall be carried out in accordance with British Standard 3857 Tree Work.


(b) If any retained tree is removed, uprooted or destroyed, becomes seriously damaged or diseased or dies, another tree shall be planted at the same place and that tree shall be of such size and species, and shall be planted at such time, as may be specified in writing by the Director of Transport and Environment.


(c) The erection of fencing for the protection of any retained tree shall be undertaken in accordance with the approved plans and to BS 5837 before any equipment, machinery or materials are brought on to the site for the purposes of the development and shall be maintained until all equipment, machinery and surplus materials have been removed from the site. Nothing shall be stored or placed in any area fenced in accordance with this condition, nor any fires lit, and the ground levels within those areas shall not be altered, nor shall any excavation be made, or operations carried out without the prior written consent of the Director of Transport and Environment.


Reason: In the interests of visual amenity and to comply with Policy  ST3 (f) of the Lewes District Local Plan March 2003.

9.
No works shall commence on site including the carrying out of any works of demolition until a detailed strategy and method statement for securing and demonstrating that the amount of construction waste resulting from the development has been reduced to smallest amount possible has been submitted to and approved in writing by the Director of Transport and Environment. The statement shall include details of the extent to which waste materials arising from the demolition and construction activities will be reused on site and demonstrating that maximum use is being made of these materials. If such reuse on site is not practicable, then details shall be given of the extent to which the waste material will be disposed of for reuse, recycling, composting or other method in accordance with the best practicable environmental option. All waste materials from the demolition and construction associated with the development shall be reused, recycled and dealt with in accordance with the approved strategy and method statement.


Reason: To minimise the amount of construction waste to be removed from site for final disposal in accordance with Policy WLP11 of the East Sussex and Brighton and Hove Waste Local Plan 2006.

10.
No development or demolition shall take place until details indicating how the measures set out in the Ecology Assessment Report January 2009 will be implemented and maintained so as to provide a suitable habitat for bats and birds, have been submitted to and approved in writing by the County Planning Authority.


Reason:  To safeguard the ecology of the area and to ensure that the habitat remains for bats and birds after development.  In accordance with Policy ST3(g) of the Lewes Local Plan March 2003


INFORMATIVE

1.
The Applicant's attention is drawn to the provisions of The Wildlife and Countryside Act 1981 (as amended), particularly with regard to the protection of Great Crested Newts, bats and nesting birds which may be affected during construction.

RUPERT CLUBB

Director of Transport & Environment

27 July 2009
Contact Officer: Maresa Kingston
Tel. No. 01273 482394

Local Member:   Councillor Jon Freeman
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