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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
Cradle Hill County Primary School is located to the east of Lexden Road and to the south of Lexden Drive, in Seaford. It is situated within a predominantly residential area of the northern fringes, approximately 2km north of the town centre.

1.2
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). The main access into the school site is from Lexden Road (to the North West).

1. 3
In the north east corner of the school site there is a grassed banked area that includes an enclosed disused swimming pool and two temporary mobile classrooms. The temporary classroom that is sited in the most northerly part of the site will be relocated further to the south of the site to allow for the construction of the new Children’s Centre in this location.

1. 4
Directly to the north of the application site are the rear gardens and residential properties in Lexden Drive. Rear gardens and properties in Jubilee Gardens and Pitt Drive back on to the eastern boundary of the site. To the west of the application site is the main school building that is orientated east to west across the northern section of the site with the Infant School to the west and the Junior School to the east (approximately 395 pupils in total). To the south, is the second temporary classroom and playground, with the southern boundary to the playground forming the northern edge of the school’s playing field.

2.
The Proposal
2.1 The proposal is to remove an existing temporary mobile classroom, which is located at the north east corner of the school site and construct a new purpose built Children’s Centre and Pre-School. The Children’s Centre will accommodate up to 20 adults and 20 children with 6 part time staff. The Pre-School will have a maximum of 30 places for 2–5 year olds and 5 full time staff. 

2.2 The proposed building will be a detached, single storey structure, with a depth of 11.7 metres and a width of 27.4 metres, and a part mono pitched roof and part flat roof. The proposed mono pitched roof will slope from the north (rear of the new building) up to the central, southern part of the roof, having a height of 3.8 metres to the highest part of the ridge. The roof will drop down approximately 1.6 metres to a south facing flat roof that will have a height of 2.5 metres. The southern fascia wall created between the adjoining roofs will incorporate a band of clerestory windows (seven in total) to allow additional light into the central part of the Children’s Centre and Pre-School. Further light into the building is proposed with the insertion of six sun pipes within the lower flat roof. The applicant has confirmed that a proposed palette of materials will be used to complement the existing school with part render and timber cladding over a stock facing brick plinth together with polyester powder coated aluminium windows and doors.  

2.3
The main secure entrance to the Children’s Centre will be from the south of the building with 4 covered cycle stands and buggy parking located outside of the entrance. External hard and soft play areas are proposed to the east and north of the building, which will result in the disused swimming pool being in-filled and resurfaced to provide a new safety play area. The play areas will be enclosed by existing boundary walls and fences together with a new 1.2 metres high, green coated wire mesh fence to be sited to the north west and south east of the site.

2.4
The finished floor level for the Children’s Centre will ensure that the building has level access from the new access path/road that will link from the extended car park (west) to the eastern playground and the proposed Children’s Centre.

2.5
The location for the new Children’s Centre will be screened by existing mature trees and planting that will be reinforced with additional buffer planting along the site boundaries to the north and east. The applicant has advised that during construction works temporary Heras type fencing will be used to protect the existing trees to be retained on site.

2.6
The car park area to the west of the proposed Children’s Centre provides 15 car park spaces. It is proposed to extend the car park by cutting 2.5 metres into the grassed banking further to the east of the existing car park to provide 8 additional dedicated car spaces including one disabled space together with a secure motorcycle space, for the new facility. The applicant has confirmed that parking provision for the Children’s Centre will only be required to serve 5 full time, pre-school staff together with the occasional 6 part time staff and up to 20 adults attending the Children’s Centre. The applicant has now amended the scheme to provide a further four dedicated car parking spaces on the main access road into the school.  It is proposed that the 4 car spaces will be drop-off only spaces dedicated to the Children’s Centre. A 1.2m high, blue painted steel barrier will be located opposite the drop off parking, along the edge of the path to ensure segregation from the school children walking into school and vehicle traffic. 

2.7
The applicant has confirmed that the new Pre-School will accommodate children from an existing Pre-School located 250m to the east known as ‘Good Times’ Pre-school. The applicant has stated that 6 staff (5 out of 6 have children at the school) currently walk to work and will continue to do so. Furthermore, 70% of the children who will attend the Pre-School have siblings at the School.

3.
Site History
3.1
Recent development includes:

3.2
2009 – Granted – LW2809/CC. Two storey extension together with a ‘bridge’ link to the rear of the school and a single storey extension to the existing ICT suite and single storey entrance foyer to the main entrance to the west of the school site.

3.3
2008 – Granted – LW/2647/CC.  Replacement windows and doors.

3.4
2005 - Granted - LW/1971/CC/1.  Retention of one double classroom.

3.5
2001 - Granted -   LW/2080/CC.  Erection of security fence and gates up to 2.4 metres in height to school boundary.

3.6
2001 - Granted - LW/2037/CC.  Erection of new fencing and replacement of existing front gates with new repositioned gates.

3.7
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; Raises no objection

4.2
Seaford Town Council; Welcomes the application.

4.3
Sussex Police; Confirm that they do not identify any major concerns with the proposal.

4.4 Southern Water Services; Supports the application and recommends that any consent includes an informative with regard to a formal application for connection to the public sewerage system.

4.5 Highway Authority; Raises no objection subject to conditions being attached to the grant of planning permission with regard to; vehicle wheel washing equipment; the provision of car parking and cycle parking areas being provided prior to the development being occupied; the submission of an up to date Travel Plan prior to the development being occupied to ensure all means of non-car modes of travel to and from the school are maximised.

4.6
Local Representations; Two letters of objections have been received from local residents on the following grounds: 1) the likely noise and disturbance due to construction work, which will take place within 100 feet from the resident’s property in Pitt Drive and is likely to continue for a least 7 months, from 7.30am until 6.00pm and on Saturday from 8.00am. 2) The lower part of Pitt Drive where this is a pedestrian access to the school is a private and no-though road and this entrance should not be available to the school or parents. If this happens parents should be made to pay a parking charge for the use of Pitt Drive together with the on-going maintenance of the private road.  3) Loss of privacy, noise, disturbance and increase in traffic in Pitt Drive, due to the proposed development 

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 and associated parking provision); ST6 (Access for People with Limited Mobility), T1 (Travel Plans); T7 (Cycle Parking), T14 (Parking Provision and Access) 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

Need

6.1 Policy S3 (Education and Skills) of the South East Plan 2009 supports the development of education facilities and the provision of pre-school, school and community learning facilities, to ensure access to education facilities for all and  developing healthy sustainable communities. Policy ST6 of the Lewes Local Plan aims to ensure that the development of such educational facilities provides suitable means of access for people with disabilities. 

6.2 The applicant has advised that the 2008 Childcare Sufficiency Audit, identified gaps in the quality, sustainability and availability of childcare in East Sussex. To overcome this deficiency and together with the increased demand for pre-school places in Seaford, Cradle Hill School site has been selected for a Children’s Centre partly as it is in close proximity to the area of highest need in Seaford.

6.3 The proposed Children’s Centre will provide formal drop-in training and consultation facilities, such as parenting classes for local families together with the availability of child-care facilities, which includes indoor and outdoor play space, whilst parents receive training.

6.4 It is considered that in principle the proposed Children’s Centre will satisfy the South East Plan Policy S3 by improving choice, participation and attainment levels in the Seaford area in order to meet local, regional and national identified targets. In terms of meeting the needs of people with disabilities the proposed Children’s Centre being a single storey building, will provide a flush entrance to the reception area leading from a new path to the front entrance. In addition, the building will have level access throughout, which is welcomed and will satisfy Policy ST6 of the Lewes Local Plan.

Siting and Design

6.5 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 of the character of adjoining development having regard to the scale, form, site coverage, density, use of materials and landscaping. In addition Policy ST11 of the Lewes District Local Plan requires that planning applications for development include details of a landscaping scheme and its future maintenance.

6.6
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.

6.7
The proposed single storey building will be located within the north east corner of the site and has been designed to respond to existing site conditions and maximise the use of the surrounding landscaping, which includes mature trees and planting. It is proposed to enhance the existing tree cover with additional native tree, hedge, and shrub planting together with a native wildflower grassland area to the western, southern and northern edges of the proposed development area, which is welcomed.

6.8 The design and scale of the proposed single storey building, which includes a low pitch roof, will reduce any likely impact on neighbouring properties that are located to the north and east of the application site, given that the proposed building will be 1.2 metres (maximum) below existing ground floor levels. Furthermore, the use of different materials (render with timber cladding over a low level stock facing brick plinth) will complement the existing school, whilst being a distinctly separate entity for the new facility.  It is considered that the proposed Children’s Centre will be perceived as a complementary addition to the existing group of school buildings and together with the landscaping proposals will successfully reflect the character of the area and adjoining properties, thereby satisfying Policies ST3 and ST11 of the Lewes District Local Plan.

6.9 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. In terms of sustainability all windows to teaching spaces will be south facing and together with the variety of window heights including first floor windows within the southern façade, and providing glazed doors throughout, the development will maximise the use of natural light and natural cross ventilation to the building.  It is considered that this will reflect the sustainability aims as set out in Policy CC4 of the South East Plan.

6.10 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. It is recommended that the landscaping scheme including the provision of adequate planting around the tarmac play area, the detailed planting proposals and maintenance will need to be submitted and agreed before development commences and are controlled by way of a condition.

Effect on Residential Amenity

6.11 Policy ST3 (c-d) of the Lewes District Local Plan 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 amenity. 

6.12
It is proposed that the Children’s Centre and Pre-School will be open between the hours of 0800 until 1800 Monday – Friday. It is considered that the operation of the Children’s Centre within the context of a school site for these hours would not unduly affect the amenities of occupiers of neighbouring properties in terms of noise and disturbance.

6.13 The concerns raised by local residents include increased noise from construction work. In response to this concern it is considered that given the Children’s Centre will be located approximately 50 metres away from the local resident’s property (to the north of the application site) together with the  current noise levels that  emanate  from the use of the site as a  teaching and  play area,  the construction works would not result in any significant increase in noise and disturbance to neighbouring residential properties to warrant the refusal of  planning permission in this instance.  It is recommended that a condition is attached to any grant of  planning permission to restrict the hours of construction works, to take place  between the hours of 8am – 6pm Monday to Friday and 8am – 1pm on Saturday, and that no construction will take place on Sundays, Public or Bank Holidays.  

6.14 A local resident in Pitt Drive has raised a further concern over the loss of privacy, increased noise and general disturbance with the additional use of Pitt Drive as a pedestrian access together with associated on-street car parking for the school.  The application does not propose any development to this part of the school site although the applicant has been informed of the representation. 

Traffic and Parking

6.15
Policy ST3 (d and e) of the Lewes District Local Plan requires that development proposals should not result in any detriment to the character or amenities of the area through increased traffic levels, congestion and noise. In addition, Policy T1 seeks to encourage new development through the submission of a Travel Plan, to provide measures to ensure the provision on non-car modes of travel. Policies T7 and T14 of the Lewes District Local Plan seeks to ensure appropriate provision of cycle parking and vehicle parking as part of a new development whilst taking into account existing local provision.

6.16 The proposed Children’s Centre and Pre-School is intended to be a local facility close to areas of identified need and therefore, offers the opportunity for users to walk when visiting the premises.  In this instance the agent has advised that the majority of the users of the Children’s Centre are expected to come from the housing estate to the east of the School site with the new Pre-School being provided for children from an existing Pre-School.
6.17 The operation of the Children’s Centre will vary throughout the day and therefore, there will not be any morning and afternoon traffic ‘peaks’ that are typically associated with the beginning and end of the school day. Therefore, pedestrian and vehicular traffic linked to the Children’s Centre will tend to be spread more evenly throughout the day compared with the main school.

6.18 The parking provision for the Children’s Centre, is considered to be adequate to meet maximum staff demands without placing additional demand on existing school parking, which is at a premium during the school operation. The applicant has amended the proposed parking provision, which will include a further 4 dropping off car spaces dedicated for the Children’s Centre and located on the main access road into the school. The Highway Authority has raised no objections to the proposal and it is recommended that specific Highways conditions are included as part of any permission. 

6.19
It is considered that the proposal is acceptable and will encourage non car modes of transport by walking or cycling to the school, thereby ensuring a sustainable development, which accords with Policies ST3, T1, T7 and T14 of the Lewes District Local Plan.  

Waste Minimisation

6.20
Policy WLP11 of the Waste Local Plan requires that all development has regard to the need to minimise, re-use and recycle waste generated in the construction phase of new developments.

6.21   A Site Waste Management Plan was submitted with the application and confirms that the waste arising from the foundations of the proposed building is to be retained on site and used to fill in the former swimming pool. Surplus spoil from ground works are to be used to landscape existing banks to the south of the school building. Furthermore, rubble is to be re-used as sub-base for hardstandings.  It is anticipated that suppliers will remove packaging from site and that paper, aluminium cans, printer cartridges etc. that will be generated on site during the construction period, are to be separated into designated skips on site.

6.22
It is considered that in principle the Site Waste Management Plan is acceptable. However, it is not considered that the submitted details adequately covers the required information as set out in Policy WLP11 of the Waste Local Plan, in terms of the re-use of buildings, the separation, storage and collection of recyclables and what sort of waste will be generated, and therefore, it is recommended that a condition is attached that further details should be submitted and agreed prior to the commencement of the development. 

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 will provide an important educational facility within the Cradle Hill School site that will meet a recognised need within the community. It is considered that the proposed development is a well designed, sustainable building that, together with a landscaping scheme, will sensitively integrate into the area whilst retaining a distinct character using an appropriate palette of materials. Therefore, it is considered that the proposal complies with Polices CC4 and S3 of The South East Plan May 2009; with Policy WLP11 of the East Sussex and Brighton & Hove Waste Local Plan February 2006 and policies ST3, ST6, ST11, T1, T7 and T14 of the Lewes District Local Plan, March 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 building  hereby permitted have been submitted to and approved in writing by the Director of Transport and Environment. The 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 Policies ST3 (b) of the Lewes District Local Plan, March 2003.

3.
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, in accordance with Policy ST3 (c) of the Lewes District Local Plan, March 2003

4.
The development shall not be occupied until cycle parking areas have been provided in accordance with the approved plans and the areas 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 and to comply with Policy ST3 of the Lewes District Local Plan 2003.


5.
The development shall not be occupied until parking areas have been provided in accordance with the approved plans, which have been submitted to and approved in writing by the Director of Transport and Environment and the area shall thereafter be retained for that use and shall not be used other than for the parking of motor vehicles


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.
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.

7.
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 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)


 - 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


 - Proposals for restoration, where appropriate


 - Proposed planting around the tarmac play area


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


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.  Furthermore, 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 of 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 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 development shall take place until there has been submitted to and approved in writing by the Director of Transport and Environment a plan indicating the positions, design, materials and type of boundary treatment to be erected. The boundary treatment so approved shall be completed before the development is occupied in accordance with a timetable approved in writing by the Director of Transport and Environment.


Reason: To integrate the development effectively into the surrounding environment and to comply with Policies ST3 (h) of the Lewes District Local Plan, March 2006

10.
Development shall not commence until a scheme for the disposal of foul and surface water, which shall include provision for the prevention of pollution of any bore hole, well, spring or watercourse have been submitted to and approved in writing by the County Planning Authority in consultation with Southern Water.


Reason: To ensure satisfactory drainage of the site and to prevent water pollution and to comply with Policy WLP38 of the East Sussex and Brighton & Hove Waste Local Plan 2006.

11.
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.

12.
Prior to the occupation of the Children's Centre hereby permitted a Travel Plan shall be submitted to and approved in writing by the Director of Transport and Environment setting out the proposed measures to be taken to encourage the use of non car modes of travel and shall include at the start of the first year of operation a detailed survey showing the methods of transport used by all those users of the building to and from the site and how this compares with the proposed measures and any additional measures to be taken to encourage the use of public transport, walking and cycling to the school site.


Reason: In order that the use of non-car based travel is encouraged and maintained in accordance with Policy T1 of the Lewes District Local Plan 2003

INFORMATIVE

1.
  Following the grant of planning permission the Applicant should obtain a formal application for connection to the public sewerage system in order to service this development.  To initiate a sewer capacity check to identify the appropriate connection point for the development please contact Atkins Ltd, Anglo St James House, 39A Southgate Street, Winchester SO239EH (Tel: 01962 858688), or www.southernwater.co.uk

RUPERT CLUBB

Director of Transport & Environment

10 June 2013
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