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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
Helenswood Upper School occupies a large site on high ground adjoining The Ridge in the north-east of Hastings. The site is located on land that slopes down from north to south, on the southern side of the B2093 The Ridge. School buildings are a mixture of ages and heights, but are mostly built of dark-brown brick, with flat roofs, white window frames and coloured panels. The School buildings are located at the front of the site, with playing fields and hard-play areas behind. The site is bordered by housing to the east, west and south and by The Ridge to the north, on the other side of which is Hastings Cemetery.  

2.
The Proposal
2.1
It is proposed to replace the existing windows and curtain wall system, on 6 elevations of the School buildings. This includes two elevations at the front of the site and four elevations at the rear of the site, and affects windows on up to three storeys of the buildings. 

2.2
The existing windows are single glazed with steel (Crittal) frames, painted white. The existing wall system comprises solid panels, painted blue. The proposed windows would be double glazed with white, powder-coated aluminium frames, and the wall system would include mint green coloured panels, to match more recently replaced panels. The proposed fenestration would closely resemble the existing arrangement.

2.3
It is understood that the windows and wall system on those building elevations not subject to the current application have been replaced recently, mostly within the last six years. Consequently, the current proposal seeks to replace the remaining windows and wall panels that have not been renewed in the last six years.

3.
Site History

3.1
The School has been the subject of a number of planning applications since 1979, including:

2007 – Granted – HS/2577/CC - The provision of a new reception area, waiting area, passenger lift and IT Suite in a two storey block.

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

4.
Consultations and Representations 
4.1 Hastings Borough Council – raises no objections.

4.2
Public Representations – None received.

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

5.1 South East Plan: Policy CC2 (Climate Change)

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 Act which received Royal Assent on 15 November 2011. An Order is now required to revoke the Regional Strategy. The Government’s intention to revoke Regional Strategies is therefore a material consideration in the decision making process.

5.2 Hastings Local Plan 2004: Policy DG1 (b, e) (Development Form).

5.3 East Sussex and Brighton & Hove Waste Local Plan 2006: Policy WLP11 (Construction Waste).

5.4
East Sussex, South Downs and Brighton & Hove Submission Waste & Minerals Plan – June 2012: Policy: WMP2d (Minimising and Managing Waste During Construction, Demolition and Excavation).

On 1 June 2012, the East Sussex, South Downs and Brighton & Hove Waste and Minerals Plan was submitted to Government for examination. Public Examination Hearings were held between 18 September and 28 September 2012. Only 1 Main Modification is proposed. The Plan sets out the strategic policy decisions for waste and minerals in the Plan Area up to 2026. Following adoption of the Plan, programmed for early 2013, a Waste and Minerals Sites Document will be produced. The Submission Plan is a material consideration when assessing the application, and in certain circumstances considerable weight may be attached to its policies. At the moment though, the East Sussex and Brighton & Hove Waste Local Plan 2006 remains in full as part of the development plan of the area.

5.5
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 can continue for development plan documents adopted since 2004 even if there is a limited degree of conflict. In other cases and following this 12 months period, due weight should 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.

5.6
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

Need for the Development
6.1
Policy CC2 of the South East Plan seeks to reduce carbon dioxide emissions in the region through measures including (i) improving the energy efficiency and carbon performance of new and existing buildings. Policy DG1 of the Hastings Local Plan seeks to ensure that new development (f) protects the living conditions of existing and future occupants. Policy WLP11 of the Waste Local Plan and Policy WMP2d of the Submission Waste & Minerals Plan seek to minimise waste generated during construction and demolition activities.

6.2
The applicant has confirmed that the proposed development is required in order to replace windows that are no longer fit for purpose. The applicant considers that the existing windows are beyond economical repair and no longer provide the necessary level of protection from the weather, or thermal insulation. 

6.3
It is clear that some of the windows to be replaced are in a state of disrepair, and some openings are not functional. The proposed windows would be thermally insulated, which should improve the energy efficiency of the building, as well as providing a more comfortable environment for occupants, in accordance with Policy CC2 (i) of the South East Plan and Policy DG1 (f) of the Hastings Local Plan. 

6.4
The applicant has confirmed that any of the old window frames that can be salvaged will be taken to an appropriate facility for recycling, together with the existing glazing, in accordance with Policy WLP11 of the Waste Local Plan and Policy WMP2d of the Submission Waste & Minerals Plan.

Effect on the External Appearance of the Building

6.5
Policy DG1 of the Hastings Local Plan seeks to ensure that new development is (b) sympathetic to the appearance and character of the area, and is of a suitable design using appropriate materials.

6.6
The applicant considers the proposed development would improve the overall appearance of the Helenswood Upper School buildings. The design of the windows and wall system would closely resemble the existing windows and wall system. The design and materials would be in keeping with those elevations of the buildings that have been more recently renewed. It is considered that the recent renewal of some of the elevations has improved the appearance of the building, and the current proposal would further improve the building’s appearance, in accordance with Policy DG1 (b) of the Hastings Local Plan. This is on the basis that the colour of the panels would match the colour of those panels which have already been replaced, and a condition is proposed to secure this.

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
Subject to the recommended conditions, it is considered that the proposed development would result in an overall improvement to the external appearance, comfort and energy efficiency of the School building, and is therefore, acceptable. The proposal complies with Policy CC2 of the South East Plan 2009, Policy DG1 (b, f) of the Hastings Local Plan 2004, Policy WLP11 of the East Sussex and Brighton & Hove Waste Local Plan 2006, and Policy WMP2d of the East Sussex, South Downs and Brighton & Hove Submission Waste & Minerals Plan – June 2012.

7.3
There are no other material considerations and the decision should be taken in accordance with the development plan. 

7.4
In considering this planning application, the County Planning Authority has worked with the applicant in a positive and proactive manner based on seeking solutions to problems arising in relation to dealing with the planning application by liaising with consultees, respondents and the applicant/agent and discussing changes to the proposal where considered appropriate or necessary. 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.

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.
The colour of the panels to the curtain walling hereby permitted shall be coloured RAL 6033 (Mint Green) unless otherwise approved in writing with the Director of Economy, Transport and Environment.


Reason: To match the colour of the existing curtain wall panels at the site in the interests of visual amenity and to comply with Policy DG1 (b) of the Hastings Local Plan 2004.

Schedule of Approved Plans

Site Location Plan (scale 1:2500), 13-24-13-3-1152/101 - Existing and Proposed Elevations, 13-24-13-3-1152/102A - Existing Floor Plans, Design and Access Statement 

RUPERT CLUBB

Director of Economy, Transport & Environment

25 April 2013
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