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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 to the south of 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 erection of 8 floodlighting columns and 16 floodlights (2 floodlights per column) to illuminate the new ‘all weather pitch’ located to the rear of the College granted planning permission in May 2010 (Ref no. RR/2885/CC). The floodlighting columns would measure 12 metres high and are to be sited just outside of the 3 metres high perimeter fence. The columns are to be constructed of self finished milled aluminium maturing to a dull light grey appearance. The floodlights are to be a Thorn Champion 3272 model and constructed of die cast aluminium incorporating 2KW high pressure sodium lamps. They are also to incorporate Ultra Low Glare Internal Baffles to further reduce light spillage. 

2.2. The proposed hours of use are 09.00 to 19.00, Monday to Friday during the period of 15th September to 31st October, 09.00 to 20.00 Monday to Friday during the rest of the year, 09.00 to 18.00 on Saturdays and 10.00 to 13.00 on Sundays. These hours are consistent with the hours granted for the use of the all weather pitch in 2010. The floodlights are to be set on a timer to ensure they are switched off on the allotted times. Each 12m column has two floodlights mounted at zero degrees tilt, thus achieving a full horizontal cut-off solution.

3.
Site History

3.1. 2010 – Granted – RR/2885/CC – Provision of an `All Weather Pitch` with 3 metres high ball stop secure perimeter fencing to replace existing grass football pitch. 

3.2. 2010 – Granted - RR/2879/CC – Erection of a single storey Outreach Creative Learning Centre. 

3.3. 2009 – Granted – RR/2841/CC - Retention of 1 double mobile classroom.

3.4. 2008 – Granted – RR/2727/CC - Erection of polytunnel on the western side of the college site.

3.5. 2005 – Granted - RR/2401/CC - Retention of 2 double mobile classrooms.

3.6. 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 ESCC being satisfied that the lights will not cause light spillage to surrounding residents, conditions controlling the hours of use and the tennis court floodlights being time limited in use or shielded from bats. 

4.2. Battle Town Council – No objection

4.3. Highway Authority – No comment 

4.4. County Landscape Officer – The lighting scheme can be supported as the local impacts are slight adverse and are mitigated by surrounding trees and the approved scheme. 

4.5. Environmental Advice Officer – No objection

4.6. Sport England – No objection

4.7. High Weald AONB Officer - Potential significant impact on the character of the landscape and intrusion into the AONB.

4.8
Local Representations – Two letters of objection and three letters of concern have been received and are summarised as follows:


The lights are very high at 12 metres and highly visible. Would be an eyesore in the AONB. Additional noise from increased use of the all weather pitch. Additional light pollution into surrounding residential windows and unlit gardens. Detrimental impact on bat habitats, feeding times and foraging areas. Increased traffic. Switch tennis courts floodlights off at same time as new floodlights.  

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

5.1. The South East Plan 2009: S5 (Cultural and Sporting Activity), S6 (Community Infrastructure), C3 (Areas of Outstanding Natural Beauty).

On the 27 May 2010 the Secretary of State for Communities and Local Government highlighted the Government’s commitment to the intention to rapidly abolish Regional Strategies and return decision making powers on housing and planning to local Councils. On the 6 July 2010 the Secretary of State revoked, with immediate effect, Regional Strategies. However, a High Court decision on the 10 November 2010 found that Regional Strategies could not be revoked in their entirety. The effect of this decision is to re-establish Regional Strategies as part of the development plan and due weight will therefore be given to the South East Plan policies.  However, the Government has indicated that it will enact its commitment to abolish regional Strategies as part of the Localism Bill which began its passage through Parliament in December 2010.  The Government’s intention to revoke Regional Strategies is therefore a material consideration in the decision making process.

5.2. Rother District Local Plan 2006: Policies GD1 (general development considerations), DS1 (development strategy) and CF1 (New Community Facilities).

6.
Considerations

Need

6.1. Policy CF1 of the Rother District Local Plan states that proposals outside development boundaries should demonstrate need and community benefits. 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. The College has been granted Specialist Sports College status. 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.

6.3. 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 former Department for Children, Schools and Families (DCSF) for the provision of a new synthetic turf pitch. The lack of floodlighting and high quality pitches is a limiting factor in the use of the pitches for training and competition. 

6.4. As such, it is considered that this proposal would benefit the College’s sporting curriculum and floodlighting could increase community use in West Rother in accordance with Policies S5 and S6 of The South East Plan and Policy CF1 of the Rother District Local Plan.

Siting and Design

6.5. 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. 

6.6. The proposal involves the provision of 8 columns in total measuring 12 metres high sited just outside the existing 3 metres high perimeter fencing along the north and south sides of the pitch. The proposed floodlights have a rudimentary design and are to illuminate the all weather pitch recently granted planning permission in May 2010, situated towards the centre of the site between the hard surfaced tennis courts directly to the east and the western boundary of the College. The facility is to 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. 

6.7. To the south of the 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 College’s 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.

6.8. The floodlights and columns would be 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 floodlights and columns would be mostly obscured by screening from existing College buildings, and rows of tall mature trees along the western and southern boundary of the facility. 

6.9. The siting and design of the floodlights and columns is considered appropriate and would accord with Policy GD1 of the Rother District Local Plan. 

Landscape and High Weald AONB Impact

6.10. Policies GD1 (v) and DS1 (vi) of the Rother District Local Plan and Policy C3 of The South East 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. 

6.11. The Institute of Lighting Engineers (ILE) ‘Guidance Notes for the Reduction of Obtrusive Light’ provides advice as to the appropriate environmental zone classification a site would fall into according to the prevailing lighting conditions in the immediate surrounds. In this case, due to the proximity of surrounding residential receptors around the site and the College’s location within the AONB, it would fall into class E1, intrinsically dark areas. The entire College site is located within the High Weald AONB but also within the suburban residential area on Battle Ridge. The main consideration here is the potential adverse impact of the height of the lighting columns and potential light spill, glare and sky glow on the character of the landscape and intrusion into the AONB. Consequently, there is a potential conflict between the needs of this Specialist Sports College and conservation and enhancement of the natural beauty of the High Weald AONB.

6.12. The pitch and floodlights would be 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. The floodlight units to be used are the most technologically advanced lights available which significantly reduce glare and light spill to areas around the pitch. In addition, the lights will realistically be used for approximately 6 months of the year during the winter months and are not to be used any later than 20.00.  

6.13. The existing tree screen on the south side of the pitch varies between 10-15 metres in height. This and the tree belts on the outer boundaries of the school site will provide screening of the ground level lit area of the pitch from surrounding areas. The approved landscaping scheme pursuant to condition 4 of planning permission RR/2885/CC includes tree planting to fill gaps in this southern tree line to reduce the visibility of the pitch from the wider AONB in the long term. The top of the columns and lamps may be visible in glimpsed views to the site, particularly in winter when the leaves are not on the trees. However, the proposed woodland planting will screen the lit pitch as it matures; the average growth for woodland planting is 2 metres after 5 years, 6 metres after 10 years and 8 metres after 15 years. The woodland planting would therefore ultimately screen the top of the light columns from the properties on North Trade Road as the pitch is at a lower level. 
6.14. Substantial woodland planting has also been approved to the north of the pitch between houses along North Trade Road and the pitch to reduce the visibility of the pitch. These planting initiatives should also help to reduce the effect of the lights on the wider AONB and on surrounding residential occupiers. This will take some years to mature but will begin to afford screening between the properties and the lit area of the pitch from 5 years after planting.

6.15. The option of reducing the height of the lighting columns to 10 metres has been considered to minimise the visual impact of the lights on the immediate surroundings during daylight hours and reduce horizontal light spill around the pitch during the hours of darkness. However, the lighting consultants consider that there would be a substantial increase in vertical light spill around the pitch, light trespass, sky glow and sky luminance during the hours of darkness. In comparison, the lighting consultants report shows that 12 metres high columns are likely to have no light trespass, negligible sky glow and negligible sky luminance during the hours of darkness. In addition, at a height of 10 metres, the angle of the floodlights would need to be increased resulting in the internal lamps being more visible to the eye, thus increasing the source intensity measured at the nearest residential properties and increasing the apparent and actual brightness of the floodlights. The lighting consultants’ assessment confirms that there would be less glare and upward spill afforded by higher columns than lower columns as the light will be directed straight down by the horizontal lamps.

6.16. Lighting consultants have been employed by the County Council to assess the lighting details submitted with the application. The lighting consultants report concludes that the impact of glare and light presence will be slight adverse in the local area and negligible in terms of sky glow and sky luminance.

6.17. It could be argued that a floodlighting scheme such as this is not compatible within an Area of Outstanding Beauty. However, it is considered that the location of the floodlights and columns within the more active and built up area, within the grounds of this Specialist Sports College would not intrude significantly into the open area of the AONB. The floodlights and columns would be for the most part visually shielded by existing tree lines to the south and west and in years to come by tree planting to the north. The height of the lighting columns, albeit higher than desired, would result in less glare and upward spill than lower columns in hours of darkness. As such it is considered that the proposed lighting scheme endeavours as far as practicable to minimise the lighting impacts on the surrounding landscape and would not prejudice the character of the open area of the High Weald AONB. It is considered, therefore, that the proposal accords with Policy C3 of the South East Plan and Policies GD1 (v) and DS1 (vi) of the Rother District Local Plan.

Ecological Impact
6.18. Policy GD1 (vii) of the Rother District Local Plan states that proposals should 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.

6.19. An ecologist’s report ‘Ecological Survey to Assess the Impact on Bats and Bat Roosts’ has been undertaken and accompanies the planning application and assesses the impact of the proposal on bats and bat roosts. The survey states there are recorded long eared bat roosts within close proximity of the College and there may be further roosts within the immediate vicinity which have not been recorded. This species of bat are particularly sensitive to light and may already be coping with the floodlights of the adjacent tennis courts. The bats may occasionally fly over the area of the all weather pitch but it is more likely that they use the tree lines and hedgerows to the south and west to navigate and forage. An activity survey has not been undertaken to determine this. The applicants justification for this is that if the lights are switched off at the recommended times, then disturbance to bats should be minimal as it will not affect flight paths, foraging areas or feeding times. I consider this to reasonable in the circumstances.

6.20. The ecologists report recommends light spillage should be reduced to minimum levels by using some form of baffles around the tree lines to the south and west which are almost certainly used by bats. The applicants have provided further lighting calculations with the incorporation of Ultra Low Glare Internal Baffles to the lights. The independent lighting consultants report confirms that ecological receptors (bats) would experience impacts no greater than negligible in terms of glare, local sky glow and sky luminance and slight adverse in respect of light trespass and light presence. 

6.21. The application indicates that the vertical and horizontal light spillage levels in and around the areas of trees are very low and are unlikely to have any significant impact on bat foraging and social paths. The ecological survey recommends that the lights are not used any later than 20.00 and in particular no later than 19.00 between mid September and late October to enable bats to feed and put on body weight to sustain them through the winter. A condition is recommended to address the restricted hours of use accordingly. A further condition is recommended that the Ultra Low Glare Internal Baffles are installed to the floodlights prior to their first use.

6.22. The ecologist’s report recommends that the lighting equipment should preferably use low pressure sodium lamps as the light source. The consultants lighting report states that low pressure sodium is not a practicable light source for sports flood lighting due to its comparatively low power and the large physical size of the lamp. The Bat Conservation Trust and Institution of Lighting Engineers document ‘Bats and Lighting in the UK’ (version 3, May 2009) does not preclude the use of metal halide lamps provided the cover is made of glass, which filters out the troublesome UV content of the light. The proposed floodlights do incorporate glass covers which is considered acceptable.

6.23. The County Ecologist has been consulted and no objection is raised to the proposal subject to a condition controlling the hours of use as proposed. It is considered, therefore, that the proposed lighting scheme would not have any adverse impact on habitats of ecological value in accordance with Policy GD1 (vii) of the Rother District Local Plan.

Residential Amenity Impact

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

6.25. The introduction of floodlights has the 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 longer and more intensive use of the pitch all year round. However, the proposed hours of use are within the hours of use approved for the use of the all weather pitch granted planning permission last year. It is considered, therefore, that the main consideration is the impact of the illumination during the hours of darkness on the surrounding residential occupiers and the visual impact of the lights from residential windows. 

6.26. The windows of the nearest houses are situated along the south side of North Trade Road, approximately 100 metres from the proposed pitch and would be partially visually shielded from the pitch by new tree planting between the pitch and the polytunnel. The nearest windows of houses in Claverham Close would be approximately 140 metres from the pitch and the nearest residential occupiers in Claverham Way would be approximately 115 metres from the pitch. Objections have been received from residential occupiers of Claverham Way and Claverham Close concerning the detrimental impact of additional light pollution shining into residential windows and unlit gardens and the visual impact of the columns and lights. In response to these objections, a large bank of mature trees lie between the school buildings and houses to the east on Claverham Way and Claverham Close which will help shield these properties from any light spillage or glare. In addition, due to the height of the trees, it is unlikely that they will afford any direct views of the floodlight lamps or columns. 

6.27. The pitch surface (at 76 metres AOD
) is at a lower level than properties in North Trade Road (approximately 82 – 84 metres AOD). The independent lighting consultants report reassures that the light will be directed downwards onto the pitch resulting in the brightest area of lit pitch being below the sight line from surrounding houses. The lighting report concludes that residential receptors would experience impacts no greater than slight adverse impact in terms of ‘glare’, no light trespass, slight adverse impact from light presence, negligible local sky glow and negligible sky luminance. There may be some increased light glare but this will not have an undue effect.

6.28. In addition, as stated above, it is proposed to restrict the hours of use to no later than 20.00 throughout most of the year and no later than 19.00 between mid September and late October. It is considered that a condition to restrict the hours of use will significantly avoid any undue detrimental impact to residential amenity from the floodlights. 

6.29. New housing sites at Highgrove and Sunny Rise which have been constructed within the last 10 years have not been included in the submitted site location maps. These pockets of housing are located to the north and north west of the College respectively on the opposite side of North Trade Road. These housing areas are considered to be located too far away to be affected by the proposed floodlights. As such, their omission from the submitted site location maps is not considered to be material in this respect.

6.30. Rother District Council has asked that the existing tennis court floodlights adjacent to the all weather pitch be time limited in use or shielded also. In response to this, the tennis court floodlights are not the subject of this planning application. Furthermore, in the absence of any planning permission for these existing lights, the College have confirmed that these floodlights have been in place for approximately 20 years and cannot, therefore, be liable to any enforcement proceedings. This matter is therefore a management issue for the College.

6.31. It is therefore considered that the proposed floodlighting scheme is acceptable and is not likely to cause any significant harm to residential amenity in accordance with Policy GD1 of the Rother District 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 proposed floodlights facilitate a more intensive and flexible use of the new all weather pitch 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 the appearance or setting of the High Weald AONB, local residential amenity or ecology. It is considered that the proposed lighting scheme endeavours as far as practicable to minimise the lighting impacts on the surrounding landscape and would not prejudice the character of the open area of the High Weald AONB and on balance be compatible with the conservation of the AONB. The controlled hours of use are to protect bat foraging times and flight paths. The proposal therefore complies with Policies S5, S6 and C3 of The South East Plan 2009 and Policies GD1, DS1 and CF1 of the Rother District 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 floodlights, hereby permitted, shall not be used other than between the hours of 09.00 and 19.00, Monday to Friday during the period of 15th September to 31st October, and between the hours of 09.00 and 20.00, Monday to Friday during the period of 1st November to 14th September. At weekends, the floodlights shall not be used other than between the hours of 09.00 and 18.00 on Saturdays and 10.00 and 13.00 on Sundays. The floodlights shall not be used outside of these times except for works of essential maintenance which are to be carried out in accordance with a schedule first submitted to and approved in writing by the Director of Transport and Environment.


Reason: To safeguard the amenities of the occupiers of residential properties in the vicinity of the site and to minimise the impact on bat habitats in accordance with Policies DS1 and GD1 of the Rother District Local Plan 2006.

4.
The floodlights hereby permitted shall be fitted with Ultra Low Glare Internal baffles prior to the first use of the floodlights. The lights and baffles shall be permanently maintained as such thereafter. 


Reason: To protect residential amenity of the area and to comply with Policy GD1 of the Rother District Local Plan 2006.

5.
The alignment of the floodlights, hereby permitted, shall be permanently maintained as such in accordance with the approved details. Any light which becomes misaligned shall be adjusted or shielded within 5 days of it being brought to the College's attention.


Reason: To protect residential amenity of the area and to comply with Policy GD1 of the Rother District Local Plan 2006.

Schedule of Approved Plans

02-Nebb816-12m-Res-398-3272 - Lighting details, Horizontal illumination scheme - Ultra Low Glare Internal bafflles, Vertical illumination scheme - Ultra Low Glare Internal baffles, CLA2540-01 - Site Location Plan, Ecological survey to assess the impact on bats and bat roosts, CLA2540-02 - Existing Site Plan, Proposed Site Plan, Proposed Site Sections, Design Statement, Site Justification

RUPERT CLUBB

Director of Transport & Environment

14 February 2011
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