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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
Chailey School occupies a large site on the southern side of Mill Lane in the western part of the small settlement of South Chailey, approximately 6.5 kilometres north of Lewes. The surrounding area is predominantly residential; housing lies to the west, in The Martlets, and to the east of the School site and on the opposite side of Mill Lane to the north. Open fields and areas of woodland lie beyond the housing. 

1.2
The School is arranged with car parking and space for vehicle manoeuvring at the front of the site and more recently additional car parking between the school and its western boundary has been provided. There are extensive playing fields at the rear. The site is on ground which falls gently from the north-west to south-east so that the School buildings are at a lower level than the public highway to the north. The school buildings are mostly of one and two storeys and are built of brown brick with a mixture of flat and pitched roofs. 

2.
The Proposal
2.1
The proposal is to erect a single storey Children’s Centre between the school and its western boundary with housing in The Martlets. A Children’s Centre offers formal and informal training and consultation facilities, such as parenting classes, for local families together with ancillary childcare. The typical model offers a core multi-use space for up to 20 adults together with smaller meeting rooms and internal and external play space for a similar number of children. Up to 6 staff could be based at a Centre although this might simply be a base from which to service a number of similar Centres in a given area. The emphasis is on flexibility of use and operation in order to best meet locally identified needs. Proposed hours of operation are within 0800 to 1800 hours, Monday – Friday although based on similar Centres elsewhere the applicant’s agent emphasises that maximum occupancy of 20 adults and 20 children happens only occasionally.   

2.2
The building itself would be sited on levelled land and comprise a low brick plinth surmounted by rendered and timber clad elevations under a low pitched metal clad roofing material. Windows would be contained in grey coloured aluminium frames. Externally 8 additional car parking spaces are proposed (including 1 suitable for use by drivers with disabilities), with bicycle and motorcycle parking and a play area, together with additional landscaping.

3.
Site History

3.1
There is a long planning history comprising mainly of temporary classrooms and applications for their retention. The most recent applications at the site are:-

2006 – Granted – LW/2513/CC. Construction of new access and access road from Mill Lane to provide new pick up / drop off facility for school buses.  Landscaping and associated works to provide visitor parking on existing bus parking area and provision of staff car parking west of school.

2006 – Granted – LW/2475/CC. Demolition of existing entrance extension and the erection of two storey extension providing school administration facilities.

2005 – Granted – LW/2415/CC. Single storey extension to west elevation.  Extension of existing hard court playground to south east of school building.

2005 – Granted – LW/2400/CC. The complete refurbishment of the ROSLA block to include a new front extension to house the access stairs new timber cladding windows and doors and a new steel fire escape stairs.

4.
Consultations and Representations 
4.1
Lewes District Council; The Council has no objections to raise subject to inclusion of various conditions to control materials, landscaping, parking provision and construction hours.   

4.2
Chailey Parish Council; The Parish Council supports the proposal but asks that any additional car park lighting would not adversely affect the amenities of nearby residents.

4.3
Sussex Police; The site is located in a relatively low crime risk area and no major concerns are identified from a crime prevention point of view.

4.4
Highway Authority; It is understood from the information supplied that the use would not be for a nursery school where parents drop off children for the day/half a day. The facility would be primarily for training and support for local parents whilst children are looked after in the adjacent crèche and may not be held every day of the week.  It is also noted that cycle and motorcycle parking is shown to be provided as well as the additional parking spaces. Therefore although concern is expressed at the extra traffic movements to the site, given the information supplied a strong highway objection would be difficult to justify in this instance provided the proposed vehicle and cycle parking is implemented. Conditions should therefore be included in any grant of consent to ensure vehicle and cycle parking is provided.      

4.5
Local Representations; Four letters and emails have been received from adjoining residents in The Martlets objecting to continuing disruption and disturbance caused by yet more building work at the school and the adverse impact on quality of life (one resident works night shift), increased traffic, effect on views, overlooking and loss of privacy as well as the overbearing impact.  

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), 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), T7 (cycle parking), T14 (parking provision and access).

5.3 East Sussex and Brighton & Hove Waste Local Plan 2006: Policy WLP11 (reduction, re-use and recycling during construction).

6.
Considerations

Need

6.1
Policy S3 of The South East Plan seeks improved accessibility to learning facilities for schools and the local community thereby encouraging greater participation by providing community facilities in schools together with more ‘formal’ education facilities.
6.2    The proposal is part of ‘Wave 3’ of Children’s Centres around East Sussex with Chailey having been identified by the education authority as a priority area. The School site has been selected due to its proximity to the area of identified need and the proposal is therefore considered to be broadly in compliance with Policy S3 of the South East Plan. 


Siting and Design

6.3
Policy ST3 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, having regard to the scale, form, site coverage, density use of materials and landscaping.  Furthermore it seeks to ensure that the development would 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 of the Lewes District Local Plan requires development proposals to make appropriate provision for access for people with disabilities.  

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

6.5
The proposal will not be immediately obvious from the entrance to the site off Mill Lane being tucked away around the side of the school buildings and is not therefore ideal from that point of view. Conversely its siting is discreet and will have no impact upon the Mill Lane street scene nor will its siting impinge upon the school playing fields and it could be approached without conflicting with the school’s general operation.     

6.6 
The design and appearance of the proposal reflects that of the more recent parts of the main building rather than the original school. This is considered an acceptable approach although the precise materials to be used should be subject to specific approval. The layout and approaches to the building are fully accessible to all with level access throughout and large wc areas in accordance with Policy ST6 in the Lewes District Local Plan.  

6.7
The proposal aims to achieve a minimum BREEAM (Building Research Establishment Environmental Assessment Method) rating of “Good” and maximises natural lighting and ventilation. It has also been designed to satisfy the County Council’s own Corporate Sustainable Buildings policy. The sustainable design and construction principles for the development are welcomed and will accord with the aims of Policy CC4 of The South East Plan.

6.8
The bulk of the building is minimised by the single storey construction and particularly the low pitch of the roof. It would be visible from the communal play area of The Martlets housing development to the west above the 1.8 metres high boundary fence. It would also be visible from some of the houses (mainly nos. 6 - 9). However, there will be a minimum separating distance of approximately 22 metres between the proposed Children’s Centre and houses in The Martlets. This is considered sufficient to avoid any adverse impact to adjacent residents by overlooking or overbearing impact. The upper parts of windows in the south west elevation of the Children’s Centre are likely to be visible from The Martlets play area and it is therefore recommended these windows be obscure glazed to avoid the possibility of mutual overlooking. The rooms within the Centre served by these windows are also lit by windows on other elevations and by rooflights and therefore the amenities of the building’s users should not be seriously affected by such measures.  There are mature trees between nos. 1 – 5 The Martlets which will substantially screen the Children’s Centre from their views. Comments about continuing construction at the school are noted, however this is not a reason to withhold consent. A condition is recommended to control construction hours in acknowledgement of the proximity of the application site to The Martlets and the possibility of disturbance during construction.  


6.9
The Centre has been sited to avoid mature trees in the vicinity, although an Ash, in poor condition, is to be removed. The proposal is supported by a Landscaping Strategy which aims to protect existing landscape features of value and to add to the landscape and wildlife interest of the immediate area by further planting particularly along the boundary with The Martlets. This approach is supported and in accordance with Policy ST3 of the Local Plan although further details of species and densities should be approved as part of any permission. 
6.10
The comments of the Parish Council about possible lighting and impact on The Martlets are noted. The application proposes low level bollard type lighting of the car park and some ‘bulkhead‘ type lighting of external areas around the building. There is a balance to be struck between ensuring safety and security without harming user’s amenities or those of third parties. There is no reason why this balance cannot be achieved.  However, as no specific details have been included in the application, a condition is recommended to ensure that it is achieved. 

Highway Matters

6.11
Policies T7 and T14 in the Lewes District Local Plan seek to ensure appropriate provision of cycle parking and vehicle parking as part of new development whilst taking into account existing local provision.

6.12
The proposal includes 4 cycle stands under cover next to the Centre entrance. 8 car parking spaces are also proposed as an extension to the existing parking between the school and its western boundary and this provision includes 1 space for drivers with mobility difficulties.

6.13
A Children’s Centre is intended to be a local facility close to areas of identified need and therefore offers the opportunity for users to walk when visiting. Staff are, however, less likely to be local and therefore more likely to rely on cars or public transport. The numbers of vehicle parking spaces proposed are adequate to meet maximum staff demands without placing additional demand on existing school parking which is at a premium during school operation. Although a relatively high number, the 8 spaces proposed are considered an appropriate number to serve the Children’s Centre in this relatively remote location and are in accordance with Policy T14 in the Lewes District Local Plan. The comments of the Highway Authority are noted particularly in relation to the nature of the proposed use and it is therefore recommended that the specific Highways conditions are included as part of any permission.     


Waste Minimisation
6.14
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 development.  A draft Site Waste Management Plan has been submitted with the application which reflects the basic principles set out in Policy WLP11. However, perhaps understandably in the absence of an appointed contractor, it is lacking in detail about site specifics and these should be provided in order to satisfy WLP11. It is therefore recommended that a condition be attached to any consent requiring the detail to be approved before development commences.  
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 range of educational facilities available at Chailey School in a well designed scheme that is considered not to harm the character or appearance of the locality or neighbouring residential amenities. The proposal therefore complies with Policies CC4 and S3 of The South East Plan 2009; with Policies ST3, ST6, T7 and T14 of the Lewes District Local Plan 2003. It also accords with Policy WLP11 of the East Sussex and Brighton & Hove Waste Local Plan 2006. 

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 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 be occupied until details of the materials to be used in the construction of the external surfaces of the building 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 of the Lewes District Local Plan 2003. 

3.
Development shall not be occupied 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 layouts


 - Other vehicle and pedestrian access and circulation areas


 - Hard surfacing materials


 - Minor artefacts and structures (e.g. furniture, play equipment, refuse or other storage units, signs, lighting etc)


Soft Landscaping


 - Planting plans


 - 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


The landscaped areas shall be maintained thereafter in accordance with the approved management plan.


Reason: To integrate the development effectively and to enhance the surrounding environment and to comply with Policy ST3 Lewes District Local Plan 2003. 

4.
No artificial external lighting shall be installed in relation to the Children's Centre proposal other than in accordance with details submitted to and approved in writing by the Director of Transport and Environment


Reason: To minimise impact on the residential amenity of The Martlets and to comply with Policy ST3 of the Lewes District Local Plan 2003.

5.
The development shall not be occupied until car parking areas have been provided in accordance with the approved plans. Such areas thereafter be retained for that use and shall not be used other than for the parking of motor vehicles in connection with the Children's Centre


Reason: To ensure the safety of persons and vehicles entering and leaving the access and proceeding to the Children's Centre in accordance with Policy ST3 of the Lewes District Local plan 2003. 

6.
The development shall not be occupied until cycle parking facilities have been provided in accordance with the approved plans. These shall thereafter be retained for that use and shall not be used other than for the parking of cycles


Reason: In order that the development site is accessible by non car modes and to meet the objectives of sustainable development in accordance with Policy ST3 of the Lewes District Local Plan 2003. 

7.
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 any 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 & Hove Waste Local Plan 2006.

8.
The Children's Centre shall not be open at any time other than between the hours of 0800 and 1800 on Mondays to Fridays inclusive and not at any time on Saturdays, Sundays, Bank and Public Holidays.


Reason: To safeguard the amenities of the occupiers of properties in the vicinity of the site and to comply with Policy ST3 of the Lewes District Local Plan 2003.

9.
Construction of the proposal shall not take place at any time other than between the hours of 0730 and 1800 on Monday to Friday inclusive, except with the prior written consent of the Director of Transport and Environment.


Reason: To minimise the impact of construction upon the amenities of the occupiers of properties in The Martlets and to comply with Policy ST3 of the Lewes District Local Plan 2003.

RUPERT CLUBB

Director of Transport & Environment

1 September 2009
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