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	Site Address:
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	Key Issues:
	I. Need

II. Siting and Design

III. Contaminated Land

IV. Waste Minimisation



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
Chailey School occupies a large site on the southern side of Mill Lane in the western part of the small settlement of South Chailey, which is approximately 6.5km north of Lewes. The surrounding area is predominantly residential; housing lies to the east and west of the School site and on the opposite side of Mill Lane. Open fields and areas of woodland lie beyond the housing. The School is not located in an area designated for its landscape or ecological value and it is within the development boundary of South Chailey.

The School is arranged with car parking and space for vehicle manoeuvring at the front of the site, with School buildings and a hard play area beyond, and playing fields at the rear.  The School lies on ground which slopes gently down from north-west to south-east so that the School buildings are situated at a lower level than the public highway to the north. School buildings are mostly of one and two storeys and are built of brown brick, with white window frames and a mixture of flat and pitched roofs. There is a new two storey entrance block currently under construction in the central part of the site. 

The area to which the current planning application relates is in the west of the site, on a small grassed area situated between a car-parking area and an existing service area in front of the School building. 

2.
The Proposal
It is proposed to erect a new oil storage tank constructed in green coloured polyethylene enclosed with metal palisade fencing. The tank measures approximately 3.05 metres by 2.89 metres at a height of 3.18 metres although it is proposed to partially set it into the ground by approximately 0.6 metres. It has a curved exterior and a domed top. The applicant is proposing to provide ornamental planting and several trees in the vicinity of the oil tank to provide some screening of it.  There will be associated underground pipe-work leading from the tank to the School building. An existing access road to the west of the proposed tank will be widened by approximately 2.27 metres to form a lay-by for an oil tanker

The tank is required to replace an old oil storage tank which was housed within a building adjacent to the playground and close to the School’s main entrance. The old building measured approximately 12.35 by 3.38 metres at a height of 2.44 metres and it, and the old storage tank, have now been removed from site.

3.
Site History

There have been a number of developments at the School over the past 32 years, including:

2006 – Granted - LW/2475/CC - Demolition of existing entrance extension and the erection of two storey extension providing School administration facilities.

2006 – Granted – LW/2513/CC - Construction of new access and access road from Mill Lane to provide new pick up/drop off facility for school buses. Landscaping and associated works to provide visitor parking on existing bus parking area and provision of staff car parking west of school.
4.
Consultations and Representations 
Chailey Parish Council -  supports the application.

Lewes District Council -  raises no objections.

The Environment Agency -  raises no objections but has requested the imposition of conditions related to infill material and contamination.

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

East Sussex and Brighton & Hove Structure Plan 1991-2011: Policy W10 (Construction waste)

Lewes District Local Plan 2003: Policies: ST3 (Design, Form and Setting of Development), ST14 (Water Supply), ST24 (Contaminated land)

East Sussex and Brighton & Hove Waste Local Plan 2006: Policy WLP11 (Waste Minimisation)

6.
Considerations

Need 

The applicant states that whilst undertaking ground works as part of the development approved under planning permissions LW/2475/CC and LW/2513/CC, it was discovered that the site had been contaminated by oil from the old storage tank. As a result of this, the tank and associated building have been removed from site, requiring the School to find a new location for an oil tank to serve its needs. 

The oil tank is required in its proposed location in order to maintain a gravity feed to the existing boilers and to enable oil deliveries to be received with minimum disruption to the School’s operation. It is preferable to use a gravity feed in order to avoid the use of mechanical pumps which would require maintenance. 

The need for the development in the proposed location is therefore justified.

Siting and Design

Policy ST3 of the Lewes District Local Plan requires development to (a) respect the overall scale, height, massing, landscaping, character and layout of neighbouring buildings and the local area more generally, (b) use materials of a quality, type, colour and design which is appropriate to the character of the local area, and (g) use landscaping to enhance and complement new development where appropriate.

The proposed oil tank and its enclosure are of a relatively small size. They are proposed adjacent to an area of the School currently used for services and deliveries. Although the development is proposed in front of existing School buildings, it is separated by approximately 12 metres and will not have any unacceptable impact on the building. It will not be prominent from any public area due to good screening at the front of the School, and its location on lower ground than the road to the north. Properties to the west of the School may have a view of the tank but any view will be minor and form a part of the already established view of the School. The appearance of the tank will not harm any views from neighbouring properties.

The proposed tank is of a standard, plain design, coloured dark green and enclosed by a metal palisade fence. The applicant has submitted a landscaping scheme that proposes ornamental planting and some trees around the tank, to complement the landscaping approved under planning permission LW/2513/CC. While the intention of the landscaping is not to screen the tank, I consider that it will be effective in softening its visual impact.

I consider that the development is appropriate in terms of its siting and design and that the proposal therefore accords with relevant parts of Policy ST3 of the Lewes District Local Plan.

Contaminated Land

Policy ST24 of the Lewes District Local Plan requires developers to carry out site investigations of potential hazards, and where appropriate to propose necessary remedial measures to deal with the hazards, when proposing development on sites with known or suspected contamination. Policy ST14 seeks to ensure that development does not have an unacceptable effect on the quality of groundwater.

The proposed development includes the laying of underground pipe-work to carry oil from the new tank to the School building. Some of this underground work is likely to take place in an area previously contaminated by oil from the old oil tank. The Environment Agency has confirmed that it has no objections to the proposed development but has requested the imposition of two conditions in order to prevent pollution to groundwater. One of these conditions requires the developer to investigate any previously unidentified contaminated material, should this arise during development. I have recommended the inclusion of these two conditions, which will ensure the proposed development accords with Policies ST24 and ST14 of the Lewes District Local Plan.

Waste Minimisation

Policy W10 of the Structure Plan seeks a reduction in the amount of construction industry waste arising in the Plan area through measures including the adoption of construction practices which minimise the use of raw materials and encourage the use of recycled waste, if possible on site. Policy WLP11 of the Waste Local Plan requires all development proposals to have regard to the need to minimise, re-use and recycle waste generated during the construction phase. 

An outline Waste Management Plan has been submitted as part of the application, which the applicant informs me will be further developed by the main contractor at tender stage. The Plan confirms that the small amount of existing topsoil affected by the works will be reused within the site confines for new landscaped areas as part of the works approved under planning permission LW/2513/CC. No topsoil will be removed from site. The applicant is proposing to set aside topsoil and subsoil materials from the excavation for re-use elsewhere on site. Only excess waste subsoil is to be removed from site.

I consider that with the imposition of a condition requiring the submission of a detailed Waste Management Plan, the proposal will accord with the Waste Minimisation requirements set out by Policy W10 of the Structure Plan and Policy WLP11 of the Waste Local Plan. 

7.
Conclusion and reasons for approval

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. The proposed development will provide a necessary facility for the School. It is of a small scale and is acceptable in terms of its siting and design. Conditions will ensure that pollution to groundwater is prevented. 

The proposal therefore complies with Policies ST3, ST14 and ST24 of the Lewes District Local Plan 2003, 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.

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.
Development shall not commence until a detailed Waste Management Plan has been submitted to and agreed in writing by the Director of Transport and Environment. All works shall be carried out in accordance with the approved Plan.


Reason: To minimise the amount of construction and demolition waste generated on site 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.
Only clean, uncontaminated rock, subsoil, brick rubble, crushed concrete and ceramic shall be used as infill material, if this is required in the laying of the new pipework.


Reason: To prevent pollution of controlled waters in accordance with Policy ST14 of the Lewes District Local Plan 2003.

4.
If during development, any visibly contaminated or odorous material not previously identified is found to be present at the site, it shall be investigated immediately. The County Planning Authority shall be informed immediately of the nature and degree of contamination present. The developer shall submit a method statement to the County Planning Authority which details how this unsuspected contamination shall be dealt with.


Reason: To prevent pollution of controlled waters in accordance with Policies ST14 and ST24 of the Lewes District Local Plan 2003.
BOB WILKINS

Director of Transport & Environment

2 March 2007
Contact Officer: Holly Bonds
Tel. No. 01273 481595
Local Member:  Councillor Meg Stroude
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