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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 Roselands County Infant School is located within the residential Roselands area of Eastbourne, to the north-east of the town centre. The School site is enclosed by the rear gardens of residential properties on Woodgate Road to the north, St Phillip’s Avenue to the west and Ringwood Road to the south. The main pedestrian access is via an alleyway from Ringwood Road and the vehicular and a secondary pedestrian access is from Woodgate Road. 

1.2 The School lies on a relatively flat L-shaped site with the School buildings to the north and south of the site and a hard surfaced play area to the east. The School buildings are predominantly single storey and are constructed of red brick, with a mixture of pitched and flat roofs. 

1.3 There are two areas of the site involved in this application: (i) A grassed area, including pathways, in the south-west corner of the site immediately adjacent to the south-western elevation of three classrooms. Located to the south of this area are the rear gardens of residential properties. There is a fence approximately 1.8 metres high separating the School and these gardens; and (ii) A tarmac area approximately 7 metres in width and 10 metres in length located in the north-eastern part of the site. To the west of this area is the School Hall, and to the east the garden of a residential property separated by a fence approximately 1.8 metres high. To the north and south the tarmac area narrows as the School buildings extend. Presently this area is used as a footpath linking the front and rear of the School.

2.
The Proposal
2.1
There proposal is formed of two parts: (i) The construction of two canopies adjacent to the school building. The supporting structure will be white power coated aluminium and the panelling comprising a clear twinwall polycarbonate material. At their highest point (against the building) the canopies will be 2.75 metres and at the lowest (eaves level) 2.3 metres. This design matches the existing canopies at the School. The western canopy will be 10 metres in length and 3 metres wide, with the eastern canopy 13.5 metres in length and 4 metres wide. The existing footpaths in this area would be realigned. The purpose of these canopies will be to provide a covered and safe external teaching area, as well as offering a protected play area; and (ii) The construction of a link corridor, which would be located adjacent to the School Hall with an adjacent canopy, located on the tarmac area. This link corridor will permit access between the School offices and classrooms to the south of the School Hall and to those classrooms north of the Hall. Double doors would be provided mid way along the corridor to provide access from the footpath. The canopy would cover this entrance and would measure 6.2 metres in length and 2.5 metres in width and would use the same materials described under (i) above. While the tarmac area will be narrowed by the link corridor, the footpath between the front and the rear of the School will remain.

3.
Site History

3.1
2011 – Granted – EB/3079/CC: Partial infill of internal courtyard to form new group room.

3.2
2011 – Granted – EB/2988/CC: Storage unit for children's toys and playground equipment.  

3.3 
2009 – Granted – EB/2782/CC: Extension to existing school office and library to provide larger accommodation.

3.4 
2005 – Granted – EB/2455/CC: Erection of 5m by 5m canopy to south boundary for quiet play area and replacement of metal windows with UPVC windows.

3.5
2003 – Granted – EB/2194/CC: Retention of two single mobile classrooms. 

3.6
2003 – Granted – EB/2180/CC: 3 classroom extensions to the north of the existing school plus erection of temporary classroom for duration of building works.

3.7
2000 – Granted – EB/1761/CC/1: Retention of a single prefabricated classroom unit.

3.8
1998 – Granted – EB/1882/CC: The provision of a single mobile classroom unit.

3.9
1998 – Granted – EB/1875/CC: Ground floor extension for the use of a Reception, staffroom and library, allowing development of existing staffroom and reception for special needs and medical inspection rooms respectively.

3.10
1996 – Granted – EB/1761/CC: The provision of a single relocatable classroom unit.

4.
Consultations and Representations 
4.1
Eastbourne Borough Council has not submitted any observations.

4.2
Local Representations: none received.

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

5.1
The Eastbourne Borough Plan - Saved Policies (2007): LCF18 (Extension of Educational Establishments); US4 (Flood Protection and Surface Water Disposal); UHT1 (Design of New Development).
5.2
National Planning Policy Framework March 2012 

The National Planning Policy Framework (NPPF) was published on 27 March 2012 and the Framework applies with immediate effect. It does not change the status of the development plan as the starting point for decision making. It constitutes guidance as a material consideration in determining planning applications. For 12 months following publication, full weight was given to development plan documents adopted since 2004 even if there was a limited degree of conflict. Following the expiry of this 12 months period, due weight should now be given to relevant policies in existing plans according to their degree of consistency with the NPPF. At the heart of the NPPF is a presumption in favour of sustainable development. The NPPF does not contain specific waste policies but regard should be had to NPPF policies so far as relevant. There are policies facilitating the use of minerals and there are provisions covering transport, good design, protecting the natural environment and references to avoiding noise giving rise to significant adverse impacts and limiting light pollution.

5.3
Policy Statement on Planning for Schools Development: On the 15 August 2011 the Government issued, with immediate effect, a new policy statement on planning for school development. In this context, the policy statement states that the planning system, when dealing with planning applications for state-funded schools should operate positively and there should be a presumption in favour of the development of state-funded schools. The policy statement encourages a collaborative approach to applications, particularly encouraging pre-application discussions and the use of planning obligations to help mitigate adverse impact of developments. It further asserts that where it is necessary to impose conditions, they should be necessary in order to make the development acceptable and be clearly justified, thereby demonstrably meeting the tests as set out in Circular 11/95. The policy statement indicates that the Secretary of State will be minded to consider refusal of any application for state-funded schools to be unreasonable conduct, unless it is supported by clear and cogent evidence.  

6.
Considerations

Siting, Design and Amenity

6.1
Policy UHT1 of the Eastbourne Borough Plan makes reference to the design and appearance of new development. In particular, proposals are required to be appropriate in scale, form, materials and layout and to make the most effective use of the site. This is supported by Policy LCF18 to the Eastbourne Borough Plan, which in addition seeks to ensure that the proposed development does not result in any significant detrimental effect in terms of residential, visual or environmental amenity.

6.2
The canopies will be constructed of the same materials used on previous canopies. Their size and massing is also similar. The siting of these canopies is dictated by the location of the classrooms.  While they are located close to the rear gardens of neighbouring properties, there is a substantial fence at the boundary of the school site, which should reduce any visual impact. It is not anticipated that there will be any additional noise beyond current levels. 

6.3
The link corridor will be constructed of brick and upvc glass windows and roof. These materials are similar to those found on the existing school building. The location of the link corridor is set by the location of the hall and classrooms. Although it is very close to the boundary of the School site, the existing fence between the garden of the adjoining residential property and the School does provide some visual screening. In addition, the purpose of the corridor is to allow movement between classrooms without going through the School Hall. Presently the school children have to cross this tarmac area and therefore, the construction of the link corridor will be likely to reduce the level of noise and visual intrusion from this area.

6.4
The design of these developments is in-keeping with the style and mass of the existing School building. Additionally, the development will not have an adverse impact on amenity. Therefore, the proposal is considered to fully accord with Policies UHT1 (a & b) and LCF18 of the Eastbourne Borough Plan.

Flood Risk

6.5 
The applicant has submitted a Flood Risk Assessment (FRA) that states the proposed development is within Flood Zones 2 and 3, as set out on the Environment Agency Flood Risk Maps.  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. 

6.6 
The proposed canopies and realignment of the footpaths do not significantly increase the overall hard surfaced area on the School site. Given their open nature, it is accepted that flood water would be able to flow underneath them. It is considered that these canopies will not result in any increase in flooding on site or cause any undue risk of flooding elsewhere and will satisfy Policy US4 of the Eastbourne Borough Plan.

6.7 
The link corridor is also sited on an existing hard surfaced area, and as such does not increase the overall hard surfaced area on the School Site. Furthermore, in accordance with Environment Agency Standing Advice the proposal will incorporate flood preventative measures including the waterproofing of walls up to 450mm above the finished floor level and all sockets would be placed 450mm above finished floor level. Therefore, taking into consideration these preventative measures, it is considered that the link corridor will not result in any increase in flooding on site or cause any undue risk of flooding elsewhere and will satisfy Policy US4 of the Eastbourne Borough 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 acceptable in terms of its scale, design and siting, and is well screened from neighbouring properties. The erection of the canopies is not considered to have an undue detrimental effect on the amenity of the neighbouring properties, and the link corridor will potentially improve the amenity for the neighbouring property. As such, the proposal complies with Policies LCF18 and UHT1 of the Eastbourne Borough Plan. Furthermore, the development will not result in any increase in flooding on site or any risk of flooding elsewhere and will satisfy Policy US4 of the Eastbourne Borough Plan.
7.3
In determining this planning application, the County Council has worked with the applicant in a positive and proactive manner. The Council has also sought views from consultees and neighbours and has considered these in preparing the recommendation. This approach has been taken positively and proactively in accordance with the requirement in the NPPF and as set out in the Town and Country Planning (Development Management Procedure) (England) (Amendment No.2) Order 2012. 

7.4
There are no other material considerations and the decision should be taken in accordance with the Development Plan. 

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.

Schedule of Approved Plans

Existing Plans, Elevation & Section - Drawing No. 2384.4-01 @ A1, Proposed Plan, Elevation & Section - Drawing No. 2384.4-05 @ A1, Location & Block Plans - Drawing No. 2384.4-04 Rev A @ A2, External Works Plan - Drawing No. 2384.4-06 @ A2

RUPERT CLUBB

Director of Economy, Transport & Environment

22 July 2013
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