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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. 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 College 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 College buildings arranged along the road frontage on the higher ground with extensive playing fields to the rear. The College 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.

1.3. A Sports Centre, used by the College and community, is located to the east side of the College site behind the main College building. It is accessed from North Trade Road via a service road parallel to the east boundary of the site and benefits from a large car park. 

2.
The Proposal
2.1. The proposal involves the provision of an ‘all weather pitch’ on the west side of the College site close to the south west side cluster of College buildings. It would replace an existing grass football pitch on the sloping lower ground directly west of the existing 3 hard court tennis courts. It is intended for the new facility to be used by the College and local community through a dual use arrangement with the adjoining Sports Centre. 

2.2. The facility would provide a 3G Tiger Turf Challenger 40 synthetic surface made up of a sand and rubber crumb fill, primarily for football and hockey use. It would be surrounded by a black, 3 metres high, 50mm x 50mm galvanised weldmesh ball stop fence and 60mm x 40mm galvanised hollow section posts set in concrete. Two sets of single leaf gates measuring 1.2 metres wide and 2 metres high are to be situated within the north east and south west corners of the fence to facilitate pedestrian access. A set of double gates measuring 3 metres wide and 2 metres high are proposed to be located within the south east corner of the fence to facilitate maintenance and disabled access.  

2.3. Due to the existing sloping ground, the laying out of the surface would involve a ‘cut and fill’ operation to level out the ground. Thus, a retaining wall measuring approximately 0.75 metres high and 40 metres long is required to be erected along the eastern boundary of the pitch alongside the perimeter fencing and a sloping bank would be created to the north side.       

2.4. The proposed hours of use are 09.15 to 21.00, Monday to Friday, 09.00 to 18.00 on Saturdays and 09.00 to 13.00 on Sundays. Outside of College hours and at weekends, the facility would be managed through a dual use arrangement with the adjoining Sports Centre. No floodlighting is proposed. It should be noted that the applicants may submit a planning application for floodlighting sometime in the future.

2.5. The proposal does not include any additional car parking on the College site as parking will be accommodated both within the College car parks and within the Sports Centre car park.

3.
Site History

3.1. 2010 – Granted - RR/2879/CC – Erection of a single storey Outreach Creative Learning Centre. 

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 College buildings.

4.
Consultations and Representations 
4.1. Rother District Council – No objection subject to no floodlighting and conditions requiring restricted hours of use, tree protection and noise levels. 

4.2. Battle Town Council - The Town Council has no comments to make.

4.3. Highway Authority – No objection subject to the College car park being available for parking outside College hours. 

4.4. County Landscape Officer – No objection subject to conditions requiring a landscaping scheme and tree protection. 

4.5. Environmental Advice Officer – No objection subject to conditions relating to restriction of hours of use to 20.00 on weekdays and provision of an acoustic barrier.

4.6. Sport England – No objection

4.7. Sussex Police – No objection

4.8 Local Representations – 5 letters of objection and 1 letter of concern have been received and are summarised as follows:

Increased noise from out of hours community use, cars parking, alarms, slamming of doors. Cumulative impact of noise from all sports and activities on site. Will increase traffic along the busy North Trade Road which will bring additional noise and lower air quality. There is no increase in parking proposed. No landscaping measures are proposed to reduce noise from use of pitch. Perimeter fence will not be visually pleasing and will look like a prison enclosure within the AONB.

Objections have been raised concerning potential light pollution from floodlights and from existing floodlights on the tennis courts. However, no floodlights are proposed in this application.  

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

5.1. South East Plan 2009: Policies CC4 (Sustainable Design and Construction). S5 (Cultural and Sporting Activity), S6 (Community Infrastructure) and C3 (Areas of Outstanding Natural Beauty).
5.2. Rother District Local Plan 2006: Policies GD1 (general development considerations), DS1 (development strategy), CF1 (New Community Facilities) 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. Policies S5 and S6 of the South East Plan 2009 states that sporting and community facilities should be located and designed appropriately taking account of local needs, joint service provisions and encouraging increased physical activity.

6.2. Policy CF1 of the Rother District Local Plan states that proposals outside development boundaries should demonstrate need and community benefits.

6.3. The need for a new training facility in Battle, specifically at Claverham Community College, to satisfy the needs of community users and meet the demand in West Rother is incorporated into and documented within a report prepared by Capita Symonds and commissioned by Hastings Borough Council, Rother District Council, East Sussex County Council and Sport England entitled ‘Hastings and Rother – Leisure Facilities Strategy (2009 – 2020)’. This study sought to identify optimum locations and levels of provision to help establish sustainable facilities, including any additions or changes to existing facilities and to ensure viability throughout the period of strategy (2009 – 2020). Funding for the facility has been secured from the DCSF for the provision of a new synthetic turf pitch.

6.4. The College was granted Specialist Sports College status and at present, the playing fields and outdoor facilities are not capable of heavy use in the Winter time. Thus, the quality of the existing facilities is the main barrier for the College to improve provision and performance in sports development and learning in order to fulfil the specialist sports college status.

6.5. The proposal seeks to provide a versatile pitch which can be used in all weather for a variety of sports and recreational play for young people and the wider community throughout the year. At present, the existing grass pitches are used at the weekends by Battle Baptist FC, Battle Rangers FC, Mountfield FC and Mountfield U11 FC. In addition, facilities are currently available to the College’s feeder primary schools and local hockey clubs (South Saxons), rugby and cricket teams. It is clear then that there is currently a significant community use and a new pitch would cater for this and any future demand and it is proposed that this is managed by the adjoining Sports Centre. 

6.6. As such, it is considered that this proposal would benefit the College’s sporting curriculum and additional community use and that there is a specific need for the facility in accordance with Policies S5 and S6 of the South East Plan and Policy CF1 of the Rother District Local Plan. 

Siting and Design

6.7. Policy GD1 of the Rother 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. 

6.8. The design and proposed materials are considered to be appropriate for a facility such as this and would be in keeping with the nature of the educational use of the site and the boundary treatment to the adjacent tennis courts. 

6.9. The facility is to be situated on the site of the existing football pitch, towards the centre of the site between the hard court tennis courts directly to the east and the western boundary of the College. It would be used in conjunction with the adjoining Sports Centre (facilities of which are currently used by the College) which is located approximately 80 metres to the east side of the College campus. It is not feasible to locate the proposed all weather pitch within the development boundary of Battle part of the site. 

6.10. To the south of the proposed pitch is a line of trees which demarcates the change in ground levels down to more playing fields located on the lower, open part of the College site. Directly to the north on the higher ground is a Polytunnel and shed within the Colleges ecology garden and a single storey College building. Beyond this are the rear gardens to residential properties along the south side of North Trade Road. The nearest residential properties of ‘Little Tower Hill’ and ‘Hedge End’ are approximately 100 metres to the north west and it is approximately 50 metres to their rear garden boundaries.

6.11. The facility would be partially visible from residential properties along the south side of North Trade Road, but would not be readily visible from properties along Claverham Close or Claverham Way. Additionally, the visual impact of the facility and 3 metres high perimeter fencing will be minimized by screening from existing College buildings, and rows of tall mature trees along the western and southern boundary of the facility. 

6.12. The siting is, therefore, considered to be appropriate and the design is in keeping with the existing educational and sports/recreational use of the site. It is well-located in terms of serving the community and would therefore accord with Policy GD1 of the Rother District Local Plan. 

Impact on Landscape and High Weald AONB

6.13. Policy C3 of The South East Plan and Policy GD1 (v) of the Rother District Local Plan seek to ensure that proposals for development should have regard to the setting of AONB’s and proposals should not conflict with the aim of conserving and enhancing the natural beauty of the High Weald AONB. 

6.14. The entire College site is located within the High Weald AONB. The proposed facility in isolation would have a potential adverse impact on the AONB landscape mainly due to the visually prominent perimeter fence. However, the location of the pitch is visually contained by belts of trees to the south and west and would be located within the more active and built up area of the College grounds close to the existing cluster of College buildings and would not intrude significantly into the open areas of the AONB landscape.

6.15. The proposed 3 metres high perimeter fence and supporting columns would provide the main visual element of the proposed facility. This is proposed to be constructed from a finer than usual 50mm x 50mm weld mesh and hollow section steel supporting posts measuring 60mm x 40mm and painted black. It is considered that the height and type of fencing proposed would have a less intrusive nature and a more of visually permeable and subtle appearance. The black colour of the fence would be less conspicuous against the back drop of existing buildings and other development along this ridge, trees to the south and west and the tennis court perimeter fence to the east. In addition, the ‘cut and fill’ operations to level out the ground for the new facility would result in the ground level of the pitch to the north side being 0.2 metres to 1.4 metres lower than the existing ground levels directly to the north. The lower lie of the pitch will also help to reduce the visual impact of the perimeter fence.  

6.16. The County Landscape Officer raises no objection to the proposal subject to a landscaping scheme to mitigate any adverse visual impact the facility may have on the AONB. An associated tree and planting scheme would also serve to enhance the appearance of the AONB. This would include tree and under storey woodland planting on the triangular section of land between the pitch and the existing poly-tunnel and filling gaps in the southern tree belt with suitable tree species to ensure a long term tree screen to long views into the site.

6.17. It is considered, therefore, that the proposed facility and materials would be sympathetic to its surroundings and the proposal will not detract from the appearance of the wider AONB. The tree belts to the south and west together with a comprehensive landscaping scheme would help to screen the proposed facility and aid in reducing its visual impact. As such, it is considered that the proposal would accord with Policy C3 of The South East Plan and Policy GD1 (v) of the Rother District Local Plan.

Impact on Residential Amenity

6.18. Policy GD1 of the Rother District Local Plan states that development proposals should not unreasonably harm amenities of adjoining properties.

6.19. The facility has potential for increased periods of noise from shouting, conversation and whistles generated by the players than the use of the existing pitch due to the more intensive use of the pitch all year round. There is also potential for noise from balls hitting the metal perimeter fence which does not arise from the existing pitch due to the absence of a perimeter fence. The proposed hours of use are 09.15 to 21.00, Monday to Friday, 09.00 to 18.00 on Saturdays and 09.00 to 13.00 on Sundays. These will only be achievable in the summer. 

6.20. Local residents have expressed concern over potential increased noise and disturbance from the facility after College hours in the evening and at weekends. The proposed facility is to replace an existing football pitch which is currently used by the College during opening hours and by the local community at weekends but not in poor weather conditions. The existing pitch has no restriction on its hours of use and could be used at anytime. The nearest residential properties of ‘Little Tower Hill’ and ‘Hedge End’ are located to the north west, approximately 100 metres from the northern boundary of the proposed pitch. These properties have long gardens and the rear boundaries would be approximately 50 metres from the pitch. Sport England advice states that Multi Use Games Areas should be at least 12 metres and ideally 30 metres from other residences. The Noise Assessment which accompanied the application concluded that the facility would not have any significant impact on the closest residential properties. 

6.21. The dissipation of noise would be helped by the pitches location within a relatively open area of the College grounds and open area of the AONB directly to the south and west. The pitch itself would be located at a lower level than the existing pitch where additional acoustic mitigation would be afforded by the resulting sloping bank to the north side of the pitch.   

6.22. The County Environmental Advice Officer has been consulted and raises no objections subject to a condition restricting the hours of use to 20.00 on weekdays due to the reduced background ambient noise levels recorded after this time.

6.23. The nearest residential occupiers are situated a considerable distance from the proposed pitch and would be partially visually shielded from the pitch by new planting between the pitch and the polytunnel and along the rear boundaries of the above mentioned properties. 

6.24. As such, it is considered that the proposed facility is not likely to have a significant unacceptable noise impact on the amenities of surrounding residential occupiers and I consider that the proposal would accord with Policy GD1 of the Rother District Local Plan.

Traffic and Highway Matters

6.25. Policy TR3 of the Rother Local Plan seeks to ensure that development does not create or perpetuate unacceptable traffic conditions. 

6.26. The proposal does not include any additional car parking on the College site as out of hours parking will be accommodated within the existing College car parks and the Sports Centre car park which amounts to approximately 150 spaces in total. 

6.27. The Highways Authority have been consulted and raise no objection to the proposal. It is considered, therefore, that the proposal will have no significant adverse traffic or parking impacts on surrounding local residents. As such the proposal accords with Policy TR3 of the Rother Local Plan. 

Waste Minimisation 

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

6.29. The waste minimisation statement states that the proposed installation of the new pitch will have little requirement for waste removal. The ‘cut and fill’ approach will ensure that all excavated spoil is retained on site. Waste materials and site materials left over after building will be the responsibility of the Contractor and will be disposed of to a registered recycling centre or to a registered tip. 

6.30. It is therefore recommended that a condition be attached to ensure that the development is constructed in accordance with this submitted statement. It is considered that this is appropriate given the nature of the proposal and complies with Policies CC4 of the South East Plan and WLP11 of the East Sussex and Brighton & Hove Waste Local Plan 2006.

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. This scheme provides an upgraded sporting facility for use by the College and the wider community. It is considered that the proposal is not likely to result in an unacceptable impact on local residential amenity. The proposal therefore complies with policies CC4, S5, S6 and C3 of The South East Plan 2009; with Policies GD1, CF1, and TR3 of the Rother District Local Plan 2006 and 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 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 plans listed in the Schedule of Approved Plans.


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

3.
The pitch shall not be used other than between the hours of 0900 and 2000, Monday to Friday, 0900 and 1800 on Saturday and 1000 and 1300 on Sundays  except for works of essential maintenance which are to be carried out in accordance with a schedule first submitted to and approved by the Director of Transport and Environment.


Reason: To safeguard the amenities of the occupiers of properties in the vicinity of the site and to comply with Policy GD1 of the Rother District Local Plan 2006.

4.
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


 - Vehicle and pedestrian access and circulation areas


 - Hard surfacing materials


 - Proposals for restoration to new banking


Soft Landscaping


 - Planting plans to triangular area between pitch and polytunnel, the gaps within the tree belt to the south and along the boundary with Little Tower Hill and Hedge End.


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


 - 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 secure appropriate landscaping at the site in the interests of the amenity of the locality and the landscape character of the High Wield AONB in accordance with Policies C3 of The South East Plan 2009 and Policy GD1 (v) of the Rother District Local Plan 2006.

5.
A 1.2 metres high protective fence to protect the tree root areas of trees within the tree belts to the south and west of the pitch hereby permitted shall be erected in accordance with the Children’s Services Tree Study plan dated 13 November 2009 and 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 the amenity of the locality and the landscape character of the High Wield AONB in accordance with Policies C3 of The South East Plan 2009 and Policy GD1 (v) of the Rother District Local Plan 2006.

6.
The pitch hereby permitted shall not be artificially illuminated at any time.  


Reason: To safeguard the amenities of the occupiers of properties in the vicinity of the site and to comply with Policy GD1 of the Rother District Local Plan 2006.

7.
The mound highlighted in red on drawing no. CLA2457/10 shall be seeded with a High Weald Meadow Mix prior to the facility being brought into operation. 


Reason: To secure appropriate landscaping at the site in the interests of the amenity of the locality and the landscape character of the High Wield AONB in accordance with Policies C3 of The South East Plan 2009 and Policy GD1 (v) of the Rother District Local Plan 2006.

8.
The development shall be implemented in accordance with the submitted Waste Minimisation Scheme, contained within the Design and Access Statement dated February 2010.


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 of Approved Plans

CLA2457-01 - Site Location Plan, CLA2457-02 Rev A - Existing Site Plan, CLA2457-03 Rev C - Proposed Site Plan, CLA2457-04 Rev C - Proposed Site Sections, Site Justification, Design & Access Statement, Waste Minimisation Statement, Location of spoil heaps

RUPERT CLUBB

Director of Transport & Environment

21 February 2011
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