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	Report by:
	Director of Transport and Environment



	Proposal:
	The provision of a new reception area, waiting area, passenger lift and IT Suite in a two storey block.


	Site Address:
	Helenswood (Upper) School, The Cleeve, The Ridge, Hastings.


	Applicant:
	Director of Children's Services


	Application No.
	HS/2577/CC


	Key Issues:
	(i) Need

(ii) Siting and design

(iii) Waste Minimisation Statement



RESOLUTION OF THE DIRECTOR OF 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.
Helenswood School caters for approximately 600 pupils and occupies a large site on high ground. It is situated in north-east Hastings on land that falls to the south-east. Helenswood School lies to the south of the Ridge, a busy road that straddles the northern edge of Hastings, and is bounded by residential housing to the south, east and west.

1.2.
The school site is arranged with the main school buildings occupying the northern area, fronting the Ridge, with the playing field and hard-play areas to the south. The main school buildings are a mixture of styles and ages, but the majority have flat roofs, walls of dark brown brick and coloured panels with window frames painted white.

1.3.
The main vehicular and pedestrian access to Helenswood School is via The Ridge and the school is partially screened from it by a row of mature trees.

1.4.
The application proposal concerns the main school entrance. It is of single storey construction between two existing school blocks of traditional construction situated adjacent to the northern school boundary to The Ridge. The existing entrance has an aluminium screen wall finish with similar internal draught lobby and has not been altered since construction in the 1960s. 


2.
The Proposal
2.1. It is proposed to provide Helenswood School with a new main entrance, separate visitor and pupil entrances, and a new IT suite. The development involves the refurbishment and extension of the main entrance with a first floor extension. This extension is sited over the adjacent hall and library and between two existing blocks and will house the IT suite. Additionally, the installation of a new passenger lift adjacent to a new stair and circulation route, will link the existing first floor accommodation of the school with the link to the “tower block”. 

2.2.
Ancillary to the main development is construction of a new fully DDA compliant entrance as well as new curved steps to replace the existing external steps. The area around the new external steps is to be redesigned to accommodate a disabled parking space with new paved space fronting the entrance.

2.3 The new extension stands to a height of approximately 7.2 metres and will have a flat roof of single ply membrane. The north elevation will be constructed with a mixture of glazing and pastel turquoise (RAL 6034), light grey (RAL 7035) and slate grey (RAL 7015)-coloured infill panels to the north elevation. The south-eastern elevation of the extension has walls of brickwork that matches the adjacent technology block and slate grey coloured (RAL 7015) doubled glazed aluminium windows. The new entrance incorporates a curved glass canopy extending over the main entrance doors and the proposed extension is of a modern, contemporary design.

2.4.
The proposal requires demolition of the existing entrance and corridor areas together with the breaking up of existing paved area to provide foundations for the new front screen.

2.5.
The proposal aims to improve the visual appearance of the existing run-down school entrance and the architectural relationship between adjoining blocks. The development will provide new disabled access into the school and a lift to enable access to the first floor IT classroom, IT office and associated store; a new reception, school office and secure waiting area will also be provided on the ground floor.

3.
Site History

3.1. 
Helenswood School has been subject of a number of planning applications over the last 28 years, the most recent being:

3.2.
2007-HS/2566/CC. Granted. Replacement of existing curtain walling and glazed windows

3.3.
2006-HS/2515/CC. Granted. Installation of a temporary portacabin for use as a special needs classroom

3.4.
2006-HS/2496/CC. Granted. Refurbishment and extension of the existing main school entrance

3.5.
2002-HS/2136/CC. Granted. Retrospective application for the retention of 1 double prefabricated classroom for 5 years.

3.6.
2002-HS/2123/CC. Granted. Single storey drama studio to the west of existing gym/hall.

4.
Consultations and Representations 
4.1.
Hastings Borough Council: No comments received
4.2.
Sussex Police: Raise no objection and comment that: 1) The new entrances are ideal, provided an access control  system is included. 2) The reception is ideally positioned to monitor entry into the new facility. 3) The IT classroom will be more secure on the proposed 1st floor than ground level. 4) The external fire escape will be removed and thus eliminate a further risk. It is recommended to secure the IT store through installation of a solid core construction with solid core door fitted outward opening and with two BS3621 locks. 
4.3.
Neighbours: No representations received.

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

5.1. East Sussex and Brighton & Hove Structure Plan 1991-2011: Policies EN1 (environmental considerations), S1 (b) (sustainable development), TR3 (f) (access for people with disabilities) W10 (construction waste)

5.2. East Sussex and Brighton & Hove Waste Local Plan 2006: Policy WLP11 (reduce, re-use, recycle)

5.3. Hastings Local Plan 2004: Policies DG1 (b) and (e) (development principles) and CN1 (accessibility)

6.
Considerations

(i) Need

6.1. The applicant confirms that the proposed development is required due to the poor condition of this existing school elevation. The existing entrance area suffers from degradation, poor disabled access and mixed pupil and visitor entrances. Additionally the reception and office are located some distance from the present entrance so visitors can enter Helenswood School unsupervised and there are insecure waiting areas.

6.2.
There is therefore considered to be a demonstrable need for the development at Helenswood School. 

(ii) Siting and Design 

6.3.
Policy DG1 of the Local Plan requires development proposals to (b) have sympathy with the appearance and character of the area, be suitable in scale, massing, design, appearance, materials, layout and siting, both in itself and in relation to nearby buildings, spaces and views; and (e) have suitable layout and design features to ensure personal and general safety and security. Policy EN1 of the Structure Plan requires development and change to sustain, conserve and where possible enhance the character and the quality of the natural and built environment whilst Policy S1 (b) requires development to minimize impact on the environment, including residential areas.

6.4.
Currently the main entrance to Helenswood School, sited adjacent to The Ridge, suffers from insecure waiting areas, poor disabled access and mixed visitor and pupils entrances. It does not present a welcoming or attractive school frontage and lacks definition when viewed from public areas.

6.5. This application proposes alterations to both the ground and first floors with installation of a new lift improving internal accessibility. The new extension is in keeping with the existing two storey element present on site, but has a modern design which improves the visual appearance of the site by adding architectural interest to the main school building. The curved glazed canopy over the main entrance with the two storey curtain wall of glass and green infill panels linking the two existing buildings is considered be a significant improvement to this school campus. The design of the proposal in terms of appearance is acceptable in scale and is appropriate to the appearance of existing buildings. The proposal seeks to improve the both the school facilities and external appearance of Helenswood School and therefore accords with the above policies.

6.6.
The existing external steps are to be replaced with new curved steps offering a more direct route to the school entrance and this area has been redesigned with new block paving and a disabled parking space. The relocated reception and school office will have direct views and control over both entrances and a new entrance lobby and secure waiting area will ensure improved safety and a greater level of security. The proposal, therefore, accords with the above Policy TR3 of the Structure Plan. 

6.7. Helenswood School entrance is visible from public areas but is located over 50 metres from the nearest residential property. It is considered that the changes proposed by the development, including new school lettering and logo set onto the existing brick panel adjacent to the main entrance, improve the visual appearance of the School, are positive and do not harm residential amenity.

6.8.
Policy TR3 (f) of the Structure Plan promotes provision of appropriate access for people with physical disabilities and Policy CN1 of the Local Plan seeks to ensure that public buildings have adequate facilities and access for people with mobility concerns. The proposal seeks to improve access for all through the provision of a fully DDA compliant entrance as well as a new passenger lift - ensuring access to the first floor level.

(iii) Waste Minimisation

6.9.
Policy W10 of the Structure Plan seeks a reduction in construction waste and Policy WLP11 of the Waste Local Plan requires development proposals to demonstrate that waste generated in the demolition or construction phases is minimized, re-used or recycled.

6.10.
The applicant has submitted as a Waste Minimisation Statement in support of the application, and proposes the re-use of soil on site. General site and all other waste, including timber and metal, will be transported to an off-site waste transfer station, separated into recyclable materials and inert waste to be disposed of accordingly. This approach fulfils the basic requirements of the above policies. 

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 create a more visually appealing entrance to Helenswood School with improved access for people with disabilities as well as improving the facilities available. It will not have an adverse impact on the surrounding environment or residential amenity and therefore complies with Policies S1, EN1, TR3 (f) and W10 of the East Sussex and Brighton & Hove Structure Plan 1991-2011 and Policy WLP11 of the East Sussex and Brighton & Hove Waste Local Plan 2006. It accords with Policies DG1 and CN1 of the Hastings Local Plan 2004.

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 shall be implemented in accordance with the submitted Waste Minimisation Scheme, dated February 2007.


Reason: To minimise the amount of construction waste to be removed from site for final disposal in accordance with Policy W10 of the East Sussex and Brighton & Hove Structure Plan 1991-2011 and Policy WLP11 of the East Sussex and Brighton & Hove Waste Local Plan 2006.

3.
The development hereby approved shall be carried out wholly in accordance with the approved plans.


Reason: For the avoidance of doubt and to enable the Local Planning Authority to control and regulate the development and to comply with Policy S1 of the East Sussex and Brighton & Hove Structure Plan 1991-2011.
BOB WILKINS

Director of Transport & Environment

7 June 2007
Contact Officer: Kirsty-Ann Taylor
Tel. No. 01273 481833
Local Member:   Councillor Jeremy Birch
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