Agenda Item No.

	Committee: 
	Regulatory 

Planning Committee



	Date:
	20 October 2010


	Report by:
	Director of Transport and Environment



	Proposal:
	Construction of a detached nursery building - single storey with timber framed brick clad walls and a pitched tiled roof together with the provision of parking spaces.  



	Site Address:
	Mountfield & Whatlington Primary School, John's Cross, Robertsbridge.



	Applicant:
	Director of Children's Services 



	Application No.
	RR/2941/CC



	Key Issues:
	i. Need

ii. Impact on the AONB

iii. Car parking

iv. Waste minimisation



	Contact Officer:    


	Clare Farrands, Tel. 01273 482394

	Local Member: 

   
	Councillor Kathryn Field


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
Mountfield and Whatlington Primary School is situated in the open countryside on the north side of the A21 at St John’s Cross, within the High Weald Area of Outstanding Natural Beauty. The access road to the School is the former A21 and the rearrangement of this road and creation of a new roundabout with the A2100 has left a section of the former road that has been made into a 24 space car park with a circulation area around the spaces. 

1.2
The small School and adjacent large tarmacadamed playground abut the road. To the north is a substantial playing field, while to the east is a fenced off pond and wildlife area close to a sewerage treatment plant which sits in the easternmost corner of the School site.  Open fields abut the site to the north. Young fruit trees are growing on the land proposed for the nursery.

1.3
A number of residential properties are situated to the east with large Motor caravan and Horse and Rider retail units immediately to the west.

1.4
The main School building is single storey and has a combination of pitched and flat roofs. The pitched roof is finished with grey roof tiles, the brickwork is a red multi stock and the window frames are timber, painted white.

1.5
There is a line of scattered trees and remnant hedgerow along the north-eastern boundary of the site and, to the east, several mature trees including Oak, Ash and Hornbeam.  

1.6
There is a vehicular access to a garage and hard standing between the School and the proposed nursery around the eastern end of the school building.

2.
The Proposal

2.1
It is proposed to erect a 12 metres by 8 metres pitched roof building to house a nursery with a kitchen, toilets, store and staff office on the rough grassland adjacent to the pond and sewerage treatment plant to the east of the playing field. The proposed nursery will have concrete foundations but will be of a timber framed construction clad with West Hoathly facing bricks above the damp proof course. The concrete roof tiles will be grey. An open porch with a pitched roof is set on the southern elevation facing the School.

2.2
The building is to be sited 8.3 metres away from the northern hedgerow and trees. The area under the crown of these trees will remain grassed whilst an 8.4 metres by 3.8 metres rubber bed tarmac play area is to be laid to the east of the building.  Picket fencing 0.9 metres high is to be erected to the east and north west of the nursery building to secure the area.

2.3
A disabled toilet is provided within the nursery unit and there is level access to the front door. A disabled parking space is proposed adjacent to the garage using the existing access from the road alongside the eastern elevation of the School. The adjacent Cherry tree will remain undisturbed whilst the fruit trees on the site of the proposed nursery building will be transplanted elsewhere on the School site.

2.4
The nursery will provide 16 spaces and will require 4 members of staff adding to the 70 existing pupils and 15 staff. 

2.5
Pedestrian access will be from the eastern end of the School. The contractor’s access will be on the same route but any arrangements will have to meet health and safety requirements.

2.6
The proposal includes allocation of 6 spaces for the nursery within the 24 spaces of the car parking area to the west of the School. Currently this area is owned by the Highway Agency but there are negotiations to return this land to the County Council as was originally proposed when the road scheme was carried out.

3.
Site History

3.1
RR/1586/CC – Granted – 1996. Extension to playground

3.2
RR/2360/CC – Granted – 2005. Extension to school hall

4.
Consultations and Representations 
4.1
Rother District Council – No objection subject to sufficient parking, protection of trees on boundary and any protected species if identified.

4.2
Mountfield Parish Council - support the development subject to the resolution of the outstanding issue of inadequate parking serving the School (and proposed nursery).
4.3
Whatlington Parish Council - strongly support the application

4.4
Sport England – no comment

4.5
Highway Authority – Does not wish to restrict grant of consent and agrees that the provision of 6 spaces is acceptable.

4.6
Environment Agency – low environmental risk, no comment

4.7
Local Representations - two local objectors are concerned about the provision of car park spaces for the nursery and the transfer of the car park to the Education Authority, for continued use but sole use by the School, and hence loss of use of car parking spaces to others than the School.

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

5.1
Rother District Local Plan 2006; Policies DS1 (vi) (Protection of AONB), (v) Best use of existing infrastructure including community facilities GD1, (v) (compatible with conservation of natural beauty of AONB), (vii) (protect and enhance ecological value of the site), (ix) (infrastructure and facilities necessary for the development of the site is available), CF1 (support for improved community facilities)

5.2
East Sussex and Brighton & Hove Waste Local Plan 2006; Policy WLP11 (reduction and recycling during demolition, design and construction of new developments)

6.
Considerations

Need 

6.1
The provision of a nursery school in this countryside location will be an addition to local community facilities and is supported by Policy CF1 of the Rother District Local Plan.  Locating the nursery unit within an existing School site is supported by Policy DS1 (v) that seeks to make the best use of the existing infrastructure and facilities. It will also ensure that the infrastructure such as electricity and water are already available for the development in compliance with Policy GD1 (ix).

Impact on AONB

6.2
Policies DS1 (vi) and GD1 (v) of the Rother District Local Plan both seek to protect the landscape qualities of the High Weald Area of Outstanding Natural Beauty. This proposal to erect a building to house a nursery within the grounds of Mountfield and Whatlington Primary School is unlikely to have an impact on the AONB because the proposed building is set close to the existing main School building and is well screened from all parts of the site that could be viewed by the public. The building is to be in materials that match those of the School and a close match with these materials can be ensured by the use of a planning condition requiring samples of the building materials to be submitted for approval. 

6.3
In view of the countryside location within the AONB it is important that the construction compound be returned to its original grassland after the completion of the development. This can be ensured by condition.

6.4.
The District Council has expressed concerns about the trees on the boundary and any possible protected species on site, in line with Policy GD1(ix) of the Local Plan that seeks to respect the importance of the countryside in terms of its distinct landscape character, natural resources, woodland and agriculture. Revised plans have been submitted locating the building 2 metres further south, away from the boundary trees.  A planning condition is proposed to protect these boundary trees during construction.  An ecology study was submitted with the application and no protected species were found on the site. It has been recommended in that study that the School consider creating log piles in the wild area; place bat boxes in the nearby trees and possibly altering or relocating the pond.  Discussions can take place with the County Ecologist on these issues should the School wish to do so.

6.5
In the light of the considerations above I feel the development will not affect the character and appearance of the local distinct area or the High Weald Area of Outstanding Natural Beauty nor will it have any adverse impact on ecology at the site.  The proposal therefore accords with Policies DS1(vi) and GD1(v), (vii) of the Rother District Local Plan.

Car parking

6.6
Rother District Council and Mountfield Parish Council have expressed concerns over the car parking at the School. The School is set in an isolated countryside location with only a few houses and businesses nearby. The majority of the pupils are brought to the School in vehicles.

6.7
A disabled parking space is proposed between the rear of the School building and the proposed nursery, adjacent to an existing garage. Whilst it is not ideal to encourage cars to be manoeuvring in close proximity to the nursery or School buildings it is unlikely to be heavily used and it is preferable for such a space to be close to the facility being provided.

6.8
Currently the car park area to the south west of the School is owned by the Highway Agency but there are negotiations to return this land to the original owners, the County Council.  At present there are 24 marked spaces outside the School that are available for use by the School as well as the general public. In the past 8 years, since construction of the roundabout, customers of the local businesses have used the spaces when there is no space on the commercial sites in question. An owner of the local business has not objected in principle to the proposal to create a nursery, but has raised concerns regarding the proposed allocation of 6 of the car park spaces for use by the nursery staff and visitors. In view of the fact that there is a large space available for parking; that many of the spaces will be used temporarily at the start and end of the day as children are dropped off and picked up; and that the School is closed for a number of weeks during the year I do not consider this objection is sufficient reason to refuse planning permission.  A condition is proposed requiring the provision of six spaces allocated to the nursery.  The applicant has been advised of the local concerns regarding the car park.

Waste Minimisation

6.10
Policy WLP11 of the Waste Local Plan requires new buildings be designed and constructed to maximise the life of the development, minimise wastage of raw materials and materials generated by the development and where appropriate minimise the waste materials removed from the site. This proposal is designed in brick and concrete tiles that will have a good lifespan.  A Waste Minimisation Statement has been submitted with the application and I consider the proposal meets the requirements of Policy WLP 11 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 is for a building to be constructed with traditional materials of bricks and concrete roof tiles.  It is well screened and set within the confines of the School site and will not have an effect on the High Weald Area of Outstanding Natural Beauty.  It adds to the range of community facilities in the local area, and makes best use of the existing infrastructure that will be available for the proposal and as such complies with Policies DS1 (vi) & (v), GD1 (v), (vii) and (ix) and CF1 of the Rother District Local Plan 2006. The Waste Minimisation Statement meets the requirement of Policy WLP 11 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 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.
Prior to the commencement of any works on site and before any equipment, machinery or materials are brought on to the site for the purposes of this development, a 1.2 metres high chestnut pale fence to meet BS5837 shall be erected 6 metres distant from the northern boundary for a length of 27 metres from the north east corner of the site, with a return section to the boundary to create an enclosure. This shall be maintained on site until all equipment, machinery and surplus materials have been removed from the site. Nothing shall be stored or placed in any of the fenced area, nor any fires lit. The ground level within this area shall not be altered, nor shall any excavation be made, nor operations carried out without the prior written consent of the Director of Transport and Environment.


Reason: In the interests of the visual amenity of the High Weald d Area of Outstanding natural Beauty to comply with Policies DS1 (vi) and GD1 (v) of the Rother District Local Plan 2006.

4.
Before commencement of any works on site a plan at a scale of 1:200 indicating the site of the construction compound shall be submitted for approval by the Director of Transport and Environment. The compound shall not be sited within 8.5 metres of the trees on the northern boundary of the site. This area shall be returned to its original state as grassland within 1 month of the occupation of the nursery.


Reason: In the interests of amenity and to conserve the qualities of the High Weald Area of Outstanding Natural Beauty and to comply with Policies DS1(vi) and GD1 (v) of the Rother District Local Plan 2006.

5.
Development above ground 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. 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 DS1(vi) and GD1 (v) of the Rother District Local Plan 2006.

6.
Whilst the nursery unit hereby permitted is in use, 6 parking spaces shall be provided for the use of the staff (4 spaces) and visitors (2 spaces).


Reason:  To ensure the provision of adequate parking spaces in accordance with Policy GD1 (ix) of the Rother District Local Plan 2006.

Schedule of Approved Plans

Design and Access Statement, 1214/02 - Plan as existing, 1214/04B - Windows, 1214/05A - Proposed Elevations, 1214/06A - Site Plan as proposed Scale 1:100, 1214/01A -Revised location plan + car parking, 1214/03C-Site Plan as proposed Scale 1:200 + disabled car parking, 1214/07-Allocation of 6 parking spaces

RUPERT CLUBB

Director of Transport & Environment

20 October 2010
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