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SUMMARY OF RECOMMENDATIONS

1.
To grant planning permission subject to conditions as set out in paragraph 8.1 of this report.

CONSIDERATION BY DIRECTOR OF TRANSPORT AND ENVIRONMENT

1.
The Site and Surroundings
1.1 Claverham Community College is situated on the western outskirts of Battle on the A271 North Trade Road and within the High Weald Area of Outstanding Natural Beauty (AONB). The school buildings are predominantly one and two storeys in height and built mostly of brown brick with white window frames incorporating a mix of flat and pitched roofs. There are also several temporary classrooms on the site varying in appearance.

1.2 The site slopes downwards to the south with the school buildings arranged along the road frontage on the higher ground with extensive playing fields to the rear. The school has residential neighbours to the east and west and its buildings are within the defined built-up area of Battle in the Rother Local Plan while the playing fields are not. Pedestrian access and existing parking is located at the north-east corner at the main site entrance from North Trade Road, with parking for the College adjacent to the swimming pool, located along a College perimeter access road.

2.
The Proposal
2.1. The application involves the erection of a single storey Outreach Creative Learning Centre to be used to deliver the new Environmental and Land Based Diploma qualification for 14 – 19 year olds. It is to be sited close to the centre of the site to the south east of the main cluster of school buildings, on the lower ground immediately to the north of the existing tennis courts. It would look out over the playing fields to the south and sit approximately 6 metres from a proposed ‘all weather pitch’ to the south west (see paragraph 3.1).

2.2. The building will be approached from the east along a new level tarmac footpath connecting to the existing path running north-south, linking from the nearby social space.

2.3. The overall size of the building comprises 117m2 gross internal space, providing space for up to 30 learners. This will include approximately 84m2 of teaching space, a locker/boot room, toilet allowing for disabled use, and storage for the classroom and services. A veranda is also to be provided as an external extension to the teaching space, and will also provide a cover for the entrance to the building. The building will benefit from the installation of projectors, screens and compatible computers, wireless connectivity, sound system, video conferencing and web cam. Materials are to include rammed earth walls, cedar cladding, sustainable insulation products (sheep’s wool, recycled newspaper), green roofs and sustainable heating sources and drainage. The building has been specified to achieve BREEAM ‘Excellent’.

2.4. The main structure of the building is to be clad with locally sourced timber cladding with a flat green roof made up of a wildflower and grass seed mix and incorporating two sun pipes and a windcatcher. Due to the sloping ground and the sloping flat roof, the south elevation would measure 4.3m high and the north elevation would measure 3.2m to the top of the flat roof. The height of the building has been carefully considered to allow views over the green roof from the windows of the building to the north of the social space, whilst providing level access from the nearby path. The footprint measures 16.9 metres long and 10.3 metres wide (gross) inclusive of the veranda. The windows and double fully glazed entrance doors are to be dark green powder coated aluminium. The windows are to be triple glazed casement windows, some of which incorporate louvres to the bottom just above the cills.   

2.5. The area immediately to the north of the building is to be used as an external teaching resource enclosed by a 1.1m high timber picket fence with dark green powder coated steel frames and posts and would incorporate access gates to the south east corner where a new DDA compliant footpath is to be located.

2.6. The main car park is located to the front of the College and is accessed from North Trade Road, with supplementary parking to the east of the site. No additional parking is proposed for the new building as the Diploma lines offered do not increase student roll or staff numbers. Any out-of-hours use will be catered for within the existing car parking stock.

2.7. The initial proposal involved the siting of the building 25 metres to the west. However, this location encroached into an area where an ‘all weather pitch’ is to be sited, (which is subject to a separate planning application currently under consideration) and an existing soak away. The application has been revised and re-consulted upon accordingly. 

3.
Site History
3.1. RR/2885/CC – This application for an ‘all weather pitch’ is currently being considered. 

3.2. 2009 – Granted – RR/2841/CC - Retention of 1 double mobile classroom.

3.3. 2008 – Granted – RR/2727/CC - Erection of polytunnel on the western side of the college site.

3.4. 2005 – Granted - RR/2401/CC - Retention of 2 double mobile classrooms.

3.5. 2004 – Granted – RR/2314/CC - New double mobile classroom to the south of the existing school buildings.

4.
Consultations and Representations 
4.1 Rother District Council – No objection.

4.2 Battle Town Council – No objection.

4.3 County Landscape Officer – No objection subject to a condition requiring details of hard and soft landscaping and a revised Landscape Masterplan Strategy.

4.4 County Ecologist – No objection subject to conditions requiring details of bird and bat boxes to be provided and details of planting specifications and locations.  

4.5 Local representations – One letter of concern was received in response to the first public consultation exercise and is summarised as follows:

The Design and Access statement is confusing and misleading. The public consultation undertaken by the School is not valid. Information is poorly presented. There could be an impact upon car parking if facility is used for community use.   

5.
The Development Plan policies of relevance to this decision are:

5.1. South East Plan 2009: Policies C3 (AONB), S3 (Education and Skills) and CC4 (Sustainable Design and Construction).
5.2. Rother District Local Plan 2006: Policies GD1 (general development considerations), DS1 (development strategy) and TR3 (Provision of Parking Facilities).

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

6.
Considerations

Need

6.1. Policy S3 of the South East Plan states that Local Planning Authorities should ensure adequate provision of school and community learning facilities.

6.2. Capital Funding has been secured by East Sussex County Council’s Children’s Services Department to develop a network of Creative Learning Centres (CLCs) to deliver the new Environmental & Land Based Diploma qualification offered to 14 – 19 year olds. The showcase for this Programme is the construction of the Creative Learning Centre at Beacon Community College in Crowborough which was approved by Planning Committee on 24 March 2010. This will be supported by a number of smaller Outreach CLC’s located across East and West Sussex including this one. Some of these sites require a new building, whilst others require only ICT works.

6.3. At the heart of the network of Creative Learning Centres will be an Advanced Virtual Learning Environment Technology (AVLET) and interactive 3D Information Technology, to enable pupils across East and West Sussex to remotely access learning.

6.4. It is therefore considered that the need for the building is justified and would accord with Policy S3 of the South East Plan. 

Siting and Design

6.5. Policy GD1 of the Rother District Local Plan requires development proposals to be of a suitable scale, form and design in relation to the surrounding environment, to respect the character of adjoining development. 

6.6. The building would be situated on the edge of the Battle Development Boundary; in an area of the school campus surrounded by school buildings to the north, east and west and the tennis courts to the south and would not be readily visible from surrounding residential properties or from the public realm. The building’s visual impact would be minimised by its location close to the existing cluster of school buildings, and its considerable distance to surrounding residential properties outside the boundary of the school grounds (approximately 100m to the nearest property) and would not intrude in to the open areas of the AONB landscape. The County Landscape Officer has been consulted and raises no objection to the proposal subject to a condition requiring the submission of a landscaping scheme which would help to soften its visual impact and integrate the building into the landscape. As such, it is considered that the proposed siting of the building is acceptable. 
6.7. The design concept for the building is based around sustainable construction techniques to achieve a BREEAM ‘excellent’ rating and the proposed use of the building for environmental and land based studies to be taught within it. It is intended to provide a high tech, high specification, sustainable building within the site with a strong sense of identity. It is considered that the concept, the overall aesthetics and sustainable design features would result in an attractive, modern eco-design. In terms of scale, the proposed building would be in keeping with the height and bulk of the main school buildings to the west. 

6.8. It is considered, therefore, that the design and location of the building is acceptable and would not have any adverse impact on the High Weald AONB in accordance with Policy GD1 and DS1 of the Rother District Local Plan and Policies CC4 and C3 of The South East Plan.

Traffic and Highway Matters

6.9. Policy TR3 of the Rother District Local Plan seeks to ensure that development does not create or perpetuate unacceptable traffic conditions. 
6.10. Concern has been raised by a local resident with regard to the impact on parking if used for community use. The building is for use as a single classroom for teaching purposes and the extent of any community use is not known. However, due to the size of the building, any community use would be minor. 
6.11. No additional parking is proposed for the new building as the Diploma lines offered do not increase student roll or staff numbers. Any out-of-hours use will be catered for within the existing car parking areas. The Highway Authority has been consulted and raise no objection to the proposal. As such, the proposal accords with Policy TR3 of the Rother District Local Plan.

Ecology

6.12. Policy GD1 (vii) of the Rother District Local Plan states that particular regard will be had to protect habitats of ecological value and incorporate, wherever practicable, features that enhance the ecological value of the site, with particular regard to wildlife refuges or corridors.

6.13. An Extended Ecology Phase 1 Habitat Survey Report has been submitted to support the application. The report concludes that the development site area has ‘low ecological value’. However, there is ‘moderate’ potential for bats to roost within the trees surrounding the development area. The Landscape and Ecological Design Strategy states that the proposals offer the opportunity to install bird and bat boxes beneath the eaves of the overhanging roof and within the veranda area. Therefore, a condition is recommended requiring details and locations of these boxes to be submitted for prior approval.

6.14. The Design Strategy also recommends a soft landscape planting area to be planted with flowering shrubs and plants which would attract and encourage foraging invertebrates and other wildlife. This, however, refers to the previous location for the proposed building. Therefore, a condition is recommended requiring further details of the planting specification, and locations together with a revised Landscape Masterplan Strategy plan.

6.15. The County Ecologist has been consulted and raises no objection to the proposal subject to conditions outlined above. It is therefore considered that the proposal would not have any undue impact on any protected species or local wildlife and would accord with Policy GD1 (vii) of the Rother District Local Plan.

Access for People with Limited Mobility

6.16. Policy GD1 (i) of the Rother District Local Plan states that development should meet the needs of future occupiers and provision of appropriate means of access for disabled users.

6.17. Claverham Community College is sited on sloping ground and the new facility has been designed to ensure that all areas within the new development are accessible for ambulant disabled and wheelchair users. The entrance would provide level access to the building and access throughout the building is wheelchair compliant. As such, the proposal accords with Policy GD 1 (i) of the Rother District Local Plan. 

Waste Minimisation

6.18. Policy WLP11 of the Waste Local Plan seeks to minimise use of raw materials as well as encouraging re-use and recycling during the construction process.

6.19. The development does not involve the removal of any existing buildings or structures from the site. It is intended that the contractor will submit a Waste Minimisation Statement prior to commencement of works. As a contractor has not been appointed at this time, it is recommended that a condition be attached requiring a detailed strategy and method statement outlining how the construction waste, including any excavated materials, is to be disposed of and reused within the development to be submitted and approved prior to the commencement of works. This should ensure that the proposal accords with Policy WLP11 of the Waste Local Plan.

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 involves the construction of a single storey Creative Learning Centre within an existing college facility. The contemporary design and sustainable design features would result in an attractive design. Its visual impact would be minimised by its location close to existing school buildings, and its considerable distance to surrounding residential properties. As such, the proposal is unlikely to result in any significant unacceptable impact on local residential amenity or intrude significantly into the open area of the AONB. The proposal, therefore, accords with policies CC4, S3, C3 of The South East Plan 2009; with Policies GD1, DS1 and TR3 of the Rother District Local Plan 2006 and with Policy WLP11 of the East Sussex and Brighton & Hove Waste Local Plan 2006. There are no other material considerations and the decision should be taken in accordance with the development plan.

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.
The development hereby permitted shall be carried out in accordance with the approved plans listed in Schedule 1.


Reason: For the avoidance of doubt and in the interests of proper planning.

3.
No development shall take place until a revised Landscape Masterplan Strategy drawing 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 shall include details of: 


 - Hard landscaping materials


 - 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


 - Planting of trees to south east of the building 


 - Implementation programme


 - Management plan


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


Reason: To integrate the development effectively into the surrounding environment and to comply with Policy GD1 of the Rother District Local Plan 2006 and Policy C3 of the South East Plan 2009.

4.
The development shall not be occupied until full details and locations of the bird and bat boxes 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 for the proper integration of the development into the site and to comply with Policy GD1 of the Rother District Local Plan 2006. 

5.
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.

Schedule 1 – Approved Plans

Landscape and Ecological Design Strategy, Design and Access Statement, 001 Rev D - Site Layout , 002 Rev D - Plans and Elevations

RUPERT CLUBB

Director of Transport & Environment

12 April 2010
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