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	Proposal:
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	i. Need

ii. Siting and Design and the impact upon the High Weald Area of Outstanding Natural Beauty

iii. Waste Minimisation
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	Maresa Kingston - 01273 336697

	Local Member: 

   
	Councillor Angharad Davies


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
Beckley School is an all through primary school with 103 children currently on the roll and is situated on the south side of the B2088, the main road that runs through the village. The School site is flanked either side as well as opposite by residential properties. The School itself appears to date from Victorian times with red facing bricks and stone detailing around window openings and a steeply pitched slate roof. The School has been extended westwards in the 1980’s, closer to its neighbour at Old School Teachers House. Beckley is within the High Weald Area of Outstanding Natural Beauty.

1.2
The site of the School is rectangular in shape, approximately 0.38 hectares in area, with the main School buildings on the higher part of the site in the western corner with a hard play area behind that is approximately 1 metre higher than the School building. Directly to the south are fields and immediately to the east of the School is a hard play area and the School playing field beyond, further to the east that falls gently away to a woodland border and fields.  

1.3
The application site is within an Archaeological Notification Area.

2.
The Proposal
2.1
The applicant seeks planning permission to install a temporary double ‘mobile’ classroom for a temporary period of 7 years (up to August 2020). The new unit will be located on the upper playground to the rear (south) of the main School building, within close proximity to the south west boundary of the site. Given the limited amount of space in the main School building for both pupils and staff the new double mobile unit will accommodate Foundation pupils as well as a staff room.  

2.2
The proposed mobile unit will be painted East Sussex green with uPVC windows and grey single ply ‘flat’ roof. The proposed dimensions for the double mobile unit will be; 16.8 metres in length, a width of 7.95 metres and height of 3 metres. The proposed mobile unit will be served by a ramp and steps for access. It is also proposed to provide a free-standing timber canopy with a bronze, polycarbonate mono-pitched roof that will adjoin the north east elevation of the mobile unit. This will provide an outside, covered play/learning area for pupils and staff.

3.
Site History

3.1
2010 – Granted -  RR/2917/CC.  Alterations to building entrance and erection of a single storey side extension.

3.2 2005 – Granted – RR/2457/CC. Covered glass canopy over play area to rear of the school.

3.3
1990 – Granted – RR/1187/CC. Conversion of roof space to form additional classroom, and single storey disabled toilet.

3.4
1983 – Granted – RR/734/CC. Erection of staff/group room and office.

4.
Consultations and Representations 
4.1 Rother District Council - No response has been received

4.2
Beckley Parish Council - No response has been received

4.3
Councillor Angharad Davies - Councillor Davies supports the application and has responded that given the site is very restricted, as much space as possible should be provided to further the educational needs of Beckley children.

4.4
Local Representations – No representations have been received

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

5.1
Rother District Local Plan 2006: Policy GD1 (General Development Criteria) and DS1 (6) (Development Principles). 

In July 2012, Rother District Council determined that virtually all its 2006 Rother District Local Plan policies were compliant with the National Planning Policy Framework. Policies in the Rother District Local Plan 2006 will continue to be used to determine planning applications alongside the NPPF. 

5.2
East Sussex, South Downs and Brighton & Hove Waste & Minerals Plan – February 2013: Policy: WMP3d (Minimising and Managing Waste During Construction, Demolition and Excavation).

5.3
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.

5.4
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 the 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

6.1 The existing School building serves the small surrounding community within a Victorian brick-built building that has limited space. The School has been extended and modified over the years including the conversion of the roof space. Currently the main hall has a multi-function use, alternating between teaching space and assembly space. Also, there is lack of space in the staff room with the increase in numbers of staff working at the School. The applicant has stated that pupils and staff have to walk to the Village Hall for certain activities and assemblies. As a consequence of this Ofsted has recognised that the loss of teaching time to transfer from one function to another is problematic. 

6.2 The School therefore, requires the additional accommodation to fulfil its statutory functions and to effectively deliver the curriculum. The applicant has advised that it would be desirable to provide a more permanent building, however it is important to establish that there is a long term demand for additional places before extra permanent accommodation is provided. This will ensure that the risk of additional permanent School places does not result in surplus capacity that may create viability issues in times of low pupil numbers. However, if the need for additional places at the School becomes a long term trend then additional permanent accommodation will be considered. Currently, the School has 103 pupil numbers on the roll, this is an increase of 45% since 2010/2011 when there were 71 pupils on the roll.  However, the applicant has advised that the pupil numbers are likely to be sustained at this level until at least the end of the decade.   

6.3 The proposed mobile unit will allow the School to accommodate Foundation pupils as well as a staff room, thus freeing up space to allow for a small hall within the main School building. This will help the School to meet the Ofsted requirements which requires some internal adaptations at the School due to the main hall currently having a multi-function use alternating between assembly space and teaching space and therefore resulting in the loss of teaching time due to this transition.   

6.4
The applicant seeks a temporary consent for 7 years (August 2020). It is not considered acceptable in planning terms to allow temporary structures of this type to remain for this amount of time without monitoring.  A period of 5 years is considered acceptable and should allow the applicant to both observe the admissions at the School and to consider whether more permanent accommodation is viable. This time period would also be in line with other recent permission for temporary classroom accommodation in the County.

Siting, Design and the impact upon the High Weald Area of Outstanding Natural Beauty

6.5  In determining whether development is appropriate in a particular location Policy DS1 (6) of the Rother District Local Plan seeks to ensure that the character and qualities of the environment are not prejudiced particularly the High Weald Area of Outstanding Natural Beauty. Furthermore, Policy GD1 (2 and 4) of the Rother District Local Plan requires that development does not unreasonably harm the amenities of adjoining occupiers and should not detract from the character and appearance of the locality. 

6.5.1 The National Planning Policy Framework, Paragraph 115, makes reference to great weight being given to conserving the landscape and scenic beauty in Areas of Outstanding Natural Beauty.

6.5.2 Taking into consideration the siting of the mobile unit, being within an Area of Outstanding Natural Beauty, it is proposed to locate the unit to the rear of the main School building within a discrete corner to the south west of the School playground.  The structure will not be visible from the main road to the north west of the School and directly to the south of the proposed mobile unit is open farmland.

6.5.3 The western boundary alongside the proposed unit also runs along the rear garden (to the east) of the former School House which is now used as a private residential use. This section of the boundary exhibits dense planting with mature trees inside the residential garden.  Given the site levels a lower boundary fence continues further to the north between the bungalow (School House) and main School building. The eastern side of the bungalow will be viewed from the application site; however, views up towards the proposed mobile unit from the neighbouring residential property will be partly obscured by the boundary fence and only part of the mobile unit. Therefore, it is considered that the proposed siting of the mobile unit will not result in any significant harm in terms of overlooking and loss of privacy to the occupiers of the neighbouring residential property.  

6.6
It is noted that the proposal will result in the loss of part of the hard play surface area to the rear of the School.  The applicant has advised that the new temporary classroom building including the timber ramp and steps involves a footprint of 161 sq metres. The area of existing hard play surface at the School is approximately 1176 sq metres which means a loss of approximately 14% of hard play surface area, as a result of the proposal. The applicant has advised that there is adequate hard play surface, plus the School playing fields, to provide for the new intake of pupil numbers. It is noted that the County Council does not have specific school play space standards and that Sport England provides specific calculations for any proposed loss of playing fields, which is not relevant in this instance. However, it is considered that, in planning terms, overall there is enough provision for play provision. 
6.7
In terms of its design, the proposed mobile classroom is utilitarian that has no particular design merit being a temporary solution to provide essential accommodation for the School. It will include a classroom, staff room, lobby space and toilets. It will have textured ‘East Sussex green’ elevations, white uPVC window frames and a flat bituminous felt roof that will harmonize with the nearby mature planting and open countryside and to help minimise the potential impact on the locality. Furthermore, it is considered that the landscape character of the site and surrounding area is of moderate sensitivity to change and low visual sensitivity.
6.8
 It is considered that the proposed development will be a minor change in the context of the village setting and the overall impact will be low and not be significant within the wider AONB.
6.9
Consequently, it is considered that the proposal will accord with Policies DS1 and GD1 of the Rother District Local Plan and the aims of the NPPF (Paragraph 115).

Waste Minimisation

6.10
Policy WMP3d of the East Sussex, South Downs and Brighton & Hove Waste and Minerals Plan requires that all development proposals minimise the waste arising from construction, demolition and excavation activities.

6.11
The applicant has not submitted any details with regard to waste disposal arising from the proposed development and therefore, it is recommended that a condition is attached to any grant of planning permission to require these details, prior to the installations of the mobile unit.

Archaeology

6.12
Section 128 of the NPPF provides that Local Authorities should require an applicant to submit an appropriate desk-based assessment where a site has potential to include heritage assets with archaeological interest.

6.13
The proposed development is situated within an Archaeological Notification Area defining the medieval and post medieval village of Beckley.  Although only a temporary mobile unit is proposed the applicant’s architect has identified that there will be groundwork to a depth below the level of the made ground. There is the potential that archaeological remains will be disturbed and mitigation of this damage will be required through archaeological monitoring and recording during the groundwork phase of construction. Therefore in light of the potential for loss of heritage assets on the site resulting from the development, the area affected by the proposal should be the subject of a programme of archaeological works.  

6.14
The applicant has submitted a written scheme of investigation (WSI) for an archaeological watching brief at the site. In order to ensure that the archaeological and historical interest of the site is safeguarded it is recommended that a condition to require an archaeological site investigation and post investigation is attached to any grant of planning permission. 
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 proposed temporary mobile classroom is not considered to be detrimental to the character or appearance of the High Weald AONB and will not result in any undue loss of amenity to the nearby neighbouring property.  The site is within an Archaeologically Sensitive Area and a Programme of Archaeological Works will be secured through a planning condition. It is considered appropriate to approve a temporary consent for a period of 5 years only. The proposal complies with Policies DS1 (Development Principles) and GD1 (General Development Criteria) of the Rother District Local Plan 2006. 
7.3
There are no other material considerations and the decision should be taken in accordance with the development plans. 

7.4
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. The 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 temporary mobile classroom and canopy hereby permitted shall by the 31 August 2018 be removed and the land restored to its former physical state as a hard surfaced play area.


Reason:  To enable the County Planning Authority to control and regulate the development and ensure the removal of the temporary structure, in the interests of visual amenity in accordance Policy GD1 of the Rother District Local Plan, July 2006.

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.
No development shall take place until the applicant, or their agents or successors in title, has secured the implementation of a programme of archaeological work in accordance with the submitted Written Scheme of Investigation (dated July 2013), including a timetable for the investigation, which has been submitted by the applicant and approved in writing by the Director of Economy, Transport and Environment.  The works shall be undertaken in accordance with the approved details.


Reason: To ensure that the archaeological and historical interest of the site is safeguarded and recorded to comply with the National Planning Policy Framework (Paragraph 128).

4.
No works shall commence on site 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 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 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 WMP3d of the East Sussex, South Down and Brighton & Hove Waste and Minerals Plan 2013.

Schedule of Approved Plans

Block & Location Plan 08.01.2013 Ref:1836-C-101, Proposed Partial Site Plan 1836C-103 Rev A, Proposed Elevations 1836C-121 Rev A, Written Scheme of Investigation for a Watching Brief

RUPERT CLUBB

Director of Economy, Transport & Environment

27 August 2013
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