DELEGATED REPORT            
Report considered and agreed by Team Manager, Planning Development Control

Sarah Iles………………….. date …14 July 2011…………

Report considered and agreed by Principal Planner, Planning Development Control 

David Vickers…………………….. date ……11 July 2011……………………

	Report by:
	Director of Economy, Transport and Environment



	Proposal:
	External works to the front of the School, including extended parking facilities, an improved hard play area, a new enclosed front entrance canopy, new play canopy and associated landscaping.  



	Site Address:
	Highfield Junior School, The Hydneye, Eastbourne  



	Applicant:
	Director of Children's Services



	Application No.
	EB/3019/CC



	Key Issues:
	i. Siting and Design

ii. Flood Risk

iii. Ecology Implications

iv. Contaminated Land

v. Waste Minimisation



	Contact Officer:    


	Maresa Kingston  Tel:  01273 336697

	Local Member: 

   
	Councillor Mike Thompson


RESOLUTION OF THE DIRECTOR OF ECONOMY, TRANSPORT AND ENVIRONMENT:

Under the powers delegated to me by the Governance Committee on 30 January 2003, I resolve to approve the proposal subject to the conditions set out in the recommendation.

CONSIDERATION OF RELEVANT PLANNING MATTERS

1. The Site and Surroundings

1.1 Highfield Junior School caters for children aged between 7-11 years old and is located within a residential area of Hampden Park in Eastbourne. The surrounding area is predominantly residential with a recreation ground to the south of the site, which was a former landfill site and beyond the recreation ground to the south there is an industrial estate. 

1.2 The School occupies a large site on a relatively level ground, where the main school buildings are situated across the site from east to west. An area of amenity grass and car park lies in front (south) of the buildings with hard play to the rear. The main entrance to the School for pedestrians and vehicle access is located in the centre of the southern boundary off Dallington Road and runs parallel to the site’s southern boundary towards the eastern part of the site, where a small roundabout is situated in front of the main entrance to the School building. Secondary access to the north of the School is available from The Hydneye and Port Road.

1.3 The School site is within Flood Zone 3 and is situated within an Archaeological Notification Area. 

2. The Proposal

2.1 The proposal is for external works to the front of the School facing Dallington Road, including extending the parking facilities at the School required as a result of the amalgamation of two schools to one all-through Primary School. The merger will result in existing School staff 28 (FTE) and 297 existing pupils with 17 car parking spaces increasing to proposed school staff including Nursery staff, 35 (FTE) and 13 (non teaching FTE) with 420 proposed pupil places and will result in the creation of 36 new dedicated car spaces including 2 disabled spaces. The 8 car parking spaces that will be provided for the proposed mobile Nursery unit will be in addition to the main car parking spaces. It is also proposed to provide 3 secure motorcycle spaces (2 for the School use and 1 for the nursery) and staff cycle stands (4 in total). These are to be located at the front entrance of the School with additional pupil cycle parking (10 spaces) to be located adjacent to the existing cycle parking within the northern playground.

2.2 It is also proposed to provide a glazed canopy in front of the existing, single storey south facing classrooms. The new glazed canopy will comprise a flat roof, white, coated steel structure projecting 2 metres from the south elevation of the School, with existing brick planters along the southern elevation and new timber planters placed beneath the steel pillars, along the canopy structure. The proposal also includes a triangular shaped glazed front entrance canopy, which will project 2 metres at its widest, from the main elevation of an enclosed lobby area beneath. The lobby will have full height glazed, casement and louvre windows with new entrance doors to form a secure lobby entrance to the School.

2.3 The proposal includes a new pedestrian access along the main access from Dallington Road. A new green chain link fence will also be erected along that boundary. The existing security fence that currently runs alongside that access route will be repositioned approximately 21 metres from the southern boundary to the School (currently set back 7 metres) to allow for widening of the access route into the School. The security fence will run alongside the west elevation to the proposed new lobby entrance to the School and proceed as a curved feature behind the turning circle to the front of the School. Two new entrance gates are proposed into the School building and the fence line will run in front of the classrooms to the south of the School towards the car park area of the Nursery.  New entrance gates are to be provided in front of the existing classrooms to allow access to a trim trail and to Year 1 and Year 2 teaching areas.

3. Site History

3.1
2011. EB/3018/CC. Pending decision. Extension north of school to provide a three classroom extension. Play canopy and hardstanding to south side of existing block of three classrooms. New platform lift extension to north-south corridor link. Temporary removal of pedestrian gate to Port Road to form construction access. Replacement windows to main school. Hard and soft landscaping.

3.2
2011. EB/3010/CC. Granted. Provision of mobile nursery with new landscaped area and 8 car park spaces, to be located to the south east of the main school building for a temporary period of 5 years to August 2016.

3.3      2007. EB/2635/CC. Granted. Replacement of existing windows and doors.

3.4
2006. EB/2487/CC. Granted. Formation of grass blocks surfacing to the south boundary to form ten car parking spaces.

4.
Consultations and Representations 
4.1
 Eastbourne Borough Council – No response has been received.

4.2
Environment Agency - No response has been received

4.3
Southern Water Services Ltd - Raise no objection to the proposal

4.4
 Sussex Police - Raise no objection to the proposal and considers that the proposal will provide a safe and secure environment for the pupils, staff and visitors of the facility.

4.5
 Highway Authority – Raise no objection to the proposal subject to various conditions being attached to any grant of planning permission, which includes; suitable wheel washing equipment provided within the site and an updated Travel Plan.

4.6
 County Archaeologist – The application site is within an Archaeological Notification Area, however the only area of archaeological potential interest has been identified along Dallington Road for works to the front of the School. The proposed works are not within this area and will have no archaeological impact.

4.7
 Local Residents – No representations have been received. 

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

5.1
Eastbourne Borough Plan 2001-2011 Policies UHT1 (Design of New Development), UHT4 (Visual Amenity) and UHT7 (Landscaping), TR6 (cycle parking), TR11 (Car Parking); NE16 (Development within 250 metres of a Former Landfill Site); NE5 (Minimisation of Construction Waste) and US4 (Flood Protection and Surface Water Disposal).

5.2
East Sussex and Brighton & Hove Waste Local Plan 2006:  Policy WLP11 (Reduce, Reuse and Recycle of Waste)

6. Considerations

Siting and Design

6.1 Policy UHT1 of the Eastbourne Borough Plan requires all new development to satisfy a wide range of criteria in respect of design, access and impact on its surroundings. Policy LCF18(c, d) of the Eastbourne Borough Plan aims to ensure that new educational facilities provide suitable means of access for the needs of people with disabilities and mobility problems. Policy UHT7 of the Eastbourne Borough Plan seeks to ensure that improvements are made to the physical environment through landscaping proposals.  Policy UHT4 judges proposals on their effect on visual amenity, whilst Policy HO20 addresses the impact of a particular development proposal on the amenity of neighbouring residents. Policies TR6 and TR11 seeks to ensure that extensions to existing premises comply with approved maximum car and cycle parking standards.

6.2
In terms of design the proposals to the front of the School building will include a new glazed canopy comprising a white coated steel structure and a further white coated steel canopy with a glazed lobby below, to the main School entrance. These lightweight structures will complement the existing white framed windows and red brickwork to the school and will be appropriate in scale and form. 

6.3
In addition, the canopy to the front of the School has been designed to provide shade to the south facing classrooms whilst maintaining the daylight and will also provide outdoor teaching/play space. The proposed entrance canopy and enclosed lobby area will help identify the main entrance to the School as well as provide shelter and security for the School and its visitors.

6.4 The applicant has submitted a landscaping scheme for the application site; however some of the planting is inappropriate for a school as well as for maintenance. A temporary planning permission for a Nursery within a mobile unit to the south west of the School site has been granted (EB/3010/CC) with a condition attached to the grant of planning permission requiring a landscape plan. Therefore, for consistency a landscape plan, including a detailed planting scheme will need to be submitted for both applications and that such details be the subject of a condition of the grant of planning permission.

6.5 The proposed alterations to the front of the School will not impact on the amenity of neighbouring residents given that there are no residential properties near to this part of the School premises. Therefore, the proposal is considered to be acceptable and will satisfy the above mentioned policies

Flood Risk

6.6 Policy US4 of the Eastbourne Borough Plan requires all development to make adequate provision for floodplain protection and surface water drainage, in order to minimise the risk of flooding on site without increasing the risk of flooding elsewhere. 

6.7 Highfield School is located within Flood Zone 3, which is identified as a high flood risk area on the Environment Agency Flood Risk Maps. The applicant has undertaken a Flood Risk Assessment (FRA) that concludes the area benefits from coastal flood defences, which reduces the risk of flooding to low.

6.8 The FRA considers that given the car park area to the front of the School will be constructed in permeable paving this will reduce the rate of runoff from this area into the local drainage network together with overall storm water runoff from the site into the local storm sewer network and will reduce flooding for those downstream of the site.  It is considered that the development will be safe without increasing the flood risk elsewhere and will satisfy Policy US4 of the Eastbourne Borough Plan.

Ecology Implications

6.9
Policy NE23 of the Eastbourne Plan states that planning permission will be refused for developments, which would have a significant effect either directly or indirectly on habitats and species of flora and fauna.

6.10
Under Section 40 of the Natural Environment and Rural Communities (NERC) Act 2006, all public bodies (including local authorities) have a duty to have regard for biodiversity in the exercise of their functions. Planning Policy Statement 9 (PPS9) Biodiversity and Geological conservation requires that plan policies and planning decisions should aim to maintain and enhance, restore or add to the biodiversity and geological conservation interests.

6.11
The applicant has undertaken an Ecology Phase 1 Habitat Survey Report and Protected Species Assessment. The Survey found that the application site comprises; Species-Poor Intact Hedge of Common Privet, some Improved Neutral Grassland to the School frontage, scattered trees of Flowering Cherry, the Ivy clad eastern elevation to the School buildings has some potential for roosting/hibernating Bats and various flowering shrubs. The Survey concludes that the western and southern edges of the School site provides suitable habitat for foraging and nesting Birds, Bats, Invertebrates and limited habitat potential for Protected Species of Reptile. As a result of the Survey’s conclusions it is recommended that a condition is attached to any grant of planning permission that if during the works on site protected species such as bats, birds, reptiles etc. are found, work must stop immediately to protect the species and a statement be submitted and approved in writing by the Director of Economy, Transport and Environment, setting out the measures that will be taken to protect the species when work recommence on site.

6.12
The applicants Extended Phase 1 Habitat Survey sets out proposals to enhance the ecological interest of the site and, in particular, to provide bird and bat boxes around the site with refuges to be created using dead wood and brush piles.  It is considered that in order to ensure that these proposals are implemented a condition is attached to the grant of planning permission for the submission and approval of such details.

6.13
Therefore, as a result of the proposed remediation measures, it is considered that the proposal will have a minimum impact on nature conservation interest and will enhance the local biodiversity in a way that will address the NERC Act and PPS9; Biodiversity and Geological Conservation and will satisfy Policy NE23 of the Eastbourne Borough Plan.

Contaminated Land

6.14
Policy NE16 of the Eastbourne Borough Plan states that planning permission will be refused for development within 250 metres of a known former landfill site, unless the risk have been identified and remedial action appropriate for the proposed development can be taken.

6.15
The proposed glazed lobby area will be constructed within 250 metres of a former landfill site that is currently used as recreational grounds.  There is a risk from the ingress of landfill gas which can be generated by old tip material and the Council’s Waste Operations Officer recommends that certain safety measures need to be in place, which includes the provision of a gas impermeable membrane in a competent floor slab. These are standard building regulations for buildings, on or close to a landfill site and therefore, it is recommended that an informative is attached to the grant of planning permission advising the applicant of the need to undertake these safety measures, which will satisfy Policy NE16 of the Eastbourne Borough Plan.

Waste Minimisation

6.16
Policy WLP11 of the East Sussex and Brighton & Hove Waste Local Plan requires that all development has regards to the need to minimise, re-use and recycle waste generated in the construction phase of new developments. Policy NE5 of the Eastbourne Borough Plan requires development to minimise construction industry waste.

6.17
The Waste Minimisation Statement submitted in support of the application acknowledges that further details will be required from the Contractor on appointment and submitted to the Planning Authority when available.  These further details need to be agreed prior to the commencement of development in order to fully comply with Policy WLP11 of the East Sussex and Brighton & Hove Waste Local Plan, which should be secured by condition.

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 new access arrangements, additional hard play areas, and improved educational facilities to provide free-flow learning, a secure entrance lobby and focal point for the amalgamated Schools. In addition, the appropriate mitigation measures to alleviate the ingress from landfill gas, and flood risk, which is unlikely to have any undue effect on existing flood defences or on surface water drainage and measures to enhance the ecological interest of the site will enhance the local biodiversity. The proposals therefore complies with Policies UHT1 (Design of New Development), UHT4 (Visual Amenity), UHT7 (Landscaping), LCF18 (Traffic), NE16 (Development within 250 metres of a Former Landfill Site), NE5 (Minimisation of Construction Waste) and US4 (Flood Protection and Surface Water Disposal).

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 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.
Development shall not commence until details of wheel washing facilities have been submitted to and approved in writing by the Director of Economy, 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 County Planning Authority to control and regulate the development.

4.
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 Economy, 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.

5.
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 Economy, Transport and Environment and these works shall be carried out as approved. These details shall include:


Hard Landscaping

  - 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.)

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

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 surrounding area to comply with Policy UHT7 of the Eastbourne Borough Plan 2001-2011 

6.
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 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 County Planning Authority. Any topping or lopping approved shall be carried out in accordance with British Standard [3998 (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 Economy, 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 [commencement 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 Economy Transport and Environment.


Reason:  In the interests of visual amenity and to comply with Policy UHT7 of the Eastbourne Borough Plan 2001-2011.

7.
Any trees, shrubs or hedges on the site which within a period of five years from the occupation of the development are removed uprooted or destroyed or which become seriously damaged or diseased or die shall be replaced in the next planting season with others of similar size and species, unless the Director of Economy, Transport and Environment gives prior written consent to any variation. 


Reason: To ensure for the proper integration of the development into the site and to comply with Policy UHT7 of the Eastbourne Borough Plan 2001-2011

8.
Should  bats be found prior to the removal of any trees or vegetation, work on site must cease and a method statement shall be immediately submitted  for the written approval of the Director of Economy, Transport and Environment of the measures to be taken to avoid risk to the bats that are protected under the Wildlife and Countryside Act 1981.  Any further works at the site shall take place strictly in accordance with the approved method statement.


Reason:  To safeguard the ecology of the area and ensure that a habitat remains for bats in accordance with Policy NE23 of the Eastbourne Borough Plan 2001-2011

9.
Following the completion of the development hereby granted planning permission, details of the measures to enhance the ecological interest of the site as set out in the Extended Phase 1 Habitat Survey Report and Protected Species Assessment, April 2011, which includes the provision of bird and bat boxes and the creation of refuges, shall be submitted to and approved in writing by the Director of Economy, Transport and Environment and shall be undertaken in accordance with the approved details.


Reason: To enhance the ecological interests of the site and local biodiversity and to ensure habitat connectivity between habitats within the site and surrounding area.  In accordance with Policy NE23 of the Eastbourne Borough Plan 2001-2011

10.
Before the occupation of the classroom extension approved under EB/3018/CC the parking areas shall be provided in accordance with the approved plans or details which have been submitted to and approved in writing by the Director of Economy, Transport and Environment and the areas shall thereafter be retained for that use and shall not be used other than for the parking of school related motor vehicles.


Reason:  To ensure adequate parking provision within the school site in accordance with Policy TR11 of the Eastbourne Borough Plan 2001-2011

11.
Within 12 months of the occupation of the approved development a Travel Plan shall be submitted to and approved in writing by the Director of Economy, Transport and Environment.  The Travel Plan shall be implemented thereafter and reviewed biannually or as otherwise agreed in writing with the Director of Economy, Transport and Environment.


Reason:  To help manage the travel implications of the site and increase awareness and use of alternative modes of transport for school related journeys in accordance with Policy LCF18 of the Eastbourne Borough Plan 2001-2011

12.
Before the occupation of the classroom extension approved under EB/3018/CC the cycle parking areas shall be provided in accordance with the approved plans or details which have been submitted to and approved in writing by the Director of Economy, Transport and Environment and the cycle parking shall thereafter be retained.


Reason:  To ensure adequate parking provision within the school site in accordance with Policy TR6 of the Eastbourne Borough Plan 2001-2011


INFORMATIVES

1.
The enclosed glazed lobby area to the School hereby granted planning permission is within 250 metres of a former landfill site, where there is a risk from the ingress of landfill gas. Provision should be made for a gas impermeable membrane in a competent floor slab and above ground entry of services such that the floor slab is maintained intact.  Due regard should be given to relevant guidance such as the Building Research Establishment document BR212 `Construction of new buildings on Gas Contaminated Land` which contains specifications for gas resistant membranes, the Approved Document C (Building Regulations 2000) and Waste Management Paper 27 DoE 1991 and relevant revisions.  

2.
A formal application for connection to the Public Surface Water Sewerage system is required in order to service the development hereby granted planning permission.  The applicant is advised to contact Atkins Limited, Anglo St James House, 39A Southgate Street, Winchester SO23 9EH (Tel: 01962 858688) or www.southernwater.co.uk.

Schedule of Approved Plans

5627 102 Rev A - Site Plan, 5627 201 Rev B - Proposed Front Entrance, LLD360/1 - Tree Constraints Plan, LLD360/2 - Tree Retention and Protection, LLD/360/3 - Soft Landscape Proposals

RUPERT CLUBB

Director of Economy, Transport & Environment

14 July 2011
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