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	Report by:
	Director of Transport and Environment



	Proposal:
	A new Pre-School located towards the northern site boundary between the existing netball court and football pitch.  



	Site Address:
	Bonners C of E Primary School, High Street, Maresfield.  



	Applicant:
	Director of Children's Services



	Application No.
	WD/2899/CC



	Key Issues:
	i.     Siting and Design

ii.    Ecology

iii. Archaeology

iv. Highway Matters

v. Waste Minimisation



	Contact Officer:    
	Maresa Kingston – 01273 336697

	Local Member: 

   
	Councillor Tony Reid


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.
Bonners Church of England Primary School caters for children between the ages of 4 and 11 years old. The School is located towards the south east edge of Maresfield village, and is approximately 0.5km from the centre of the village.  The school is sited to the east of the High Street (School Hill) and is over one metre above the level of the High Street with residential properties located to the north and south of the school. Pedestrian and vehicle access to the school is from the High Street to the north of the main school building.

1.2
Bonners School is Victorian in origin, comprising red face brick elevations, under tiled pitched roofs with high cilled, tall window openings. Over the years several flat roofed, modern, rendered extensions have been erected to the rear of the school.

1.3
 The land is level in the vicinity of the school buildings and falls away to the south and east across the school’s playing field. Along the northern and eastern boundaries there is dense mature planting and trees, leading to Ancient Woodland beyond the school boundary. Along the southern boundary to the school playing field there is a public footpath.

1.4
The site lies immediately adjacent to the medieval core of Maresfield Village and therefore has the potential to be of archaeological importance.

2.
The Proposal
2.1 The proposal is part of the ‘Wave 3’ ESCC’s Early Years and Childcare Programme, following a 2008 Childcare Sufficiency Audit, which identified a need for suitable Pre-school facilities in Maresfield. The existing provision is split between Fairwarp and villages surrounding Maresfield. Therefore, the proposal is to construct a single storey Pre-School building that will provide full day care to thirty 2-5 year olds incorporating morning, lunchtime and afternoon sessions. The Pre-school will have level access throughout the building, including flush thresholds to the main entrance and external doors, which will have access to external play areas.  It is proposed to site the Pre-School to the rear of the school, to the north east of the school site.

2.2 The proposed dimensions include a depth of approximately 11.2 metres and a width of 13.5 metres, with a height to eaves of 3.9 metres. The proposed elevation treatment for the building will comprise, off-white render and red stock facing brick with dark grey, polyester powder coated aluminium windows and doors. The roof will be a pitched standing seam together with front and rear canopies.  North facing roof lights and a variety of window openings will provide natural ventilation throughout the building.  

2.3 External play for the Pre-School will be accessed directly to the north with sheltered play provided under a polycarbonate roof canopy on a hard tarmac surface, to the east of the Pre-School. Provision will be made for a buggy and Cycle Park (up to 4 bicycles) located to the west of the building. It will be enclosed by 900mm high, green coated wire mesh fence. A new pathway will be provided to the south west of the Pre-School to connect to an existing path that leads from the main school buildings.  

2.4 The applicant has submitted revised detailed drawings to show the re-orientation of the building, which will be nearer to the existing hard play area to the north west corner of the school site. The re-orientation of the building will reduce the area of tarmac proposed to the north of the building, which will increase the Pre-School garden area. A 5 metre buffer zone is proposed along the northern boundary to protect the adjoining Ancient Woodland. Replacement trees (2 for 1) are to be planted to the east of the development with a more simplified planting scheme along the northern boundary.

2.5  The Pre-School will require 5 teaching staff plus 1 part-time administrator, which is the full time equivalent of 5 staff. The proposal makes provision for 4 additional car parking spaces, which will increase the parking provision on site from 19 to 23.    

3.
Site History

3.1.
2008. WD/6/TC. Granted. The installation of a 15 metre telegraph pole supporting 1 square panel antenna. 

3.2.
2007. WD/2554/CC. Granted. Replacement of existing metal Crittal windows to the school with new double glazed pvc-u units.

4.
Consultations and Representations 
4.1
 Wealden District Council - Raise no objection to the proposal subject to the consideration of the aluminium PPC fascia standing seam roof being in a matt rather than shiny finish.

4.2
 Maresfield Parish Council -   The Parish Council recommends approval of this application.

4.3
 Sport England - Raise no objection to the application

4.4
 Sussex Police - Raise no objection to the proposed development which is within a relatively low crime risk area.

4.5
 Highway Authority – Raise no objection to the proposal subject to various conditions being attached to any grant of planning permission in respect of; vehicle wheel washing equipment, parking and turning areas provided in accordance with the approved plans and that the existing School Travel plan is updated within 12 months of the occupation of the pre-school.

4.6
 County Landscape Officer - Raise no objection to the proposal.

4.7
 County Ecologist - Raise no objection to the scheme subject to the provision on site of bat and bird boxes as set out in the applicant’s submitted ‘Extended Phase 1 Habitat Survey Report’ dated February 2010. 

4.8
 County Archaeologist - Raise no objection to the proposal subject to a condition attached to any grant of planning permission for the applicant to submit a programme of archaeological work in accordance with a written scheme of investigation.

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

5.1 Wealden Local Plan December 1998: Policies: EN1 (Sustainable Development);  EN13 (Ancient Woodlands); EN27 (Design Criteria);  EN28 (Disabled Access) and TR3 (Transport and New Development)

5.2
Non-statutory Wealden Local Plan 2005:  Policies BE1 (Design Criteria); BE2 (Disabled Access); NE15 (Protection of Trees, Hedgerows and Woodland); NE16 (Ancient Woodland); TR2 (Transport and new development)

5.3  East Sussex and Brighton & Hove Waste Local Plan 2006:  Policy WLP11 (Reduction, Re-use and Recycling during Construction)

6.
Considerations

Siting and Design

6.1
Policy EN1 of the Wealden Local Plan seeks to ensure sustainable development in terms of design, location and effect on the environment, incorporating renewable energy and waste management proposals.

6.2 Policy EN27 of the Wealden Local Plan and Policy BE1 of the Non-statutory Wealden Local Plan, sets out a broad range of criteria that all development is expected to satisfy in respect to the character of adjoining development, having regard to the scale, form, site coverage, density, use of materials and landscaping. Furthermore, consideration needs to be given to any adverse impact on the amenities of occupiers of neighbouring properties and any visual impact on the surrounding area. Policy EN28 of the Wealden Local Plan and Policy BE2 of the Non-statutory Wealden Local Plan requires development proposals to make appropriate provision for access for people with disabilities.

6.3
The applicant has confirmed that the proposal aims to achieve a BREEAM (Building Research Establishment Environmental Assessment Method) rating of “Good” and has been designed to satisfy the County Council’s own Corporate Sustainable Buildings policy including Sustainable Design Indicators. Therefore, taking into consideration the aims of Policy EN1 of the Wealden Local Plan, the proposed BREEAM rating is welcomed.

6.4
As a result of the proposed single storey development the impact on the surrounding area will be minimised. However, the proposed Pre-School will be visible from houses (mainly Nos. 1-2) to the south west of the application site. This is considered not to be of significant concern given that the minimum separating distance will be approximately 80 metres, which will not result in any adverse impact in terms of overlooking or loss of privacy and will not have an overbearing impact on nearby residential properties or the surrounding area. Therefore, it is considered that the proposal will satisfy the aims of Policy EN27 of the Wealden Local Plan and BE1 of the Non-statutory Wealden Local Plan. 

6.5
The use of materials for the Pre-School will include render over a low level red stock facing brick plinth and standing seam pitched roof. This will visually complement the existing school building, whilst retaining its own distinct character as a Pre-School and is considered to be an acceptable approach that accords with Policy EN27 of the Wealden Local Plan and Policy BE1 of the Non-statutory Wealden Local Plan. However, it is considered that the precise details of the materials to be used for the proposed building should be subject to a condition attached to any grant of planning permission.

6.6
The proposed building has been designed to provide ease of access throughout the Pre-School. In addition, a new pathway will be provided, which will connect to an existing path that leads to the main school entrance. This is welcomed and will satisfy Policy EB28 of the Wealden Local Plan and Policy BE2 of the Non-statutory Wealden Local Plan.

Ecology
6.7 Policy EN13 of the Wealden Local Plan and Policy NE16 of the Non Statutory Wealden Local Plan make reference to the need to protect against development that would threaten to seriously damage Ancient Woodland and its ecology. 

6.8 The applicant has undertaken an Extended Phase 1 Habitat Survey Report and in accordance with its recommendations, a 5 metres wide development buffer zone and wildlife area between the proposal and the nearest canopy of the Ancient Woodland, will be created. This will minimise any disturbance to the Woodland, in terms of shading from the proposed building, whilst enhancing the habitat to include native wildflower, grassland and native tree planting. This is to be welcomed and will accord with the above mentioned policies. The applicant will need to submit full planting details that will be subject to a condition attached to any grant of planning permission.

6.9 The Habitat Survey Report has concluded that the Woodland, Grassland and Hedgerow features within the Site together with the school building offers the potential for bird nesting and bat roosts, even though there were no signs of any bird nests or bat roosts when the Habitat Survey was undertaken (February 2010). However, it is proposed to provide Tree Protective Fencing around the nearest trees to the development and the adjacent Ancient Woodland, to avoid any likely disturbance to bats. In addition, it is recognised that in order to increase the future potential for bat roosts and nesting birds and enhance the biodiversity of the site, it is proposed to install bird and bat boxes on trees and hedgerow within the application site. Details with regard to the siting of the bird and bat boxes have not been submitted as part of the application and, therefore, it is recommended that such details are provided in accordance with a condition attached to any grant of planning permission. 

6.10 The proposal includes the installation of downward facing lighting on the building to avoid direct light from the development and thereby minimise the impact on nearby trees, the Ancient Woodland and wildlife.

6.11 It is considered that the proposal provides a sensitive approach to the protection of trees and the nearby Ancient woodland area, which is of significant amenity value whilst encouraging bat and bird habitat and will enhance the appearance of the new development. Therefore, the proposal will satisfy the aims of Policy EN13 of the Wealden Local Plan and Policy NE16 of the Non-Statutory Wealden Local Plan

Archaeology

6.12
The proposed development is of archaeological interest due to its location being within close proximity to the medieval core of Maresfield village and immediately to the north of a probable site that was used as a royal hunting lodge. Therefore, during the proposed works it is important that any archaeological deposits and features that are found can be properly recorded. It is recommended that a condition is attached to any grant of planning permission, which states that the area affected by the proposal should be the subject of a programme of archaeological works. This is considered to be acceptable and will be in accordance with PPG16: Archaeology and Planning.

Highway Matters  

6.13
Policy TR3(1) of the Wealden Local Plan and Policy TR2(1) of the Non-Statutory Wealden Local Plan, seeks to ensure that new development does not create or result in unacceptable traffic conditions in terms of road safety, traffic congestion and parking in the surrounding areas. Pedestrian and vehicle access into the school site is via the existing entrance from the High Street, with the car park located north of the main school building.   

6.14
The proposed Children’s Centre will be a local facility close to areas of identified need and as such offers the potential for users to walk to the new Pre-School, particularly families who currently drive to Bonners School to drop off older children then drive to Fairwarp to attend the local Pre-School. Therefore, as a result of the new school facility it is anticipated that there will be no increase in traffic and drop off requirements for the Pre-School.

6.15 There has been no objection to the proposal on highway grounds, however the parking layout has been amended with regard to the provision of 10 tandem parking bays (Nos. 4 – 12 shown on site plan) that would restrict movement of the parked cars. The applicant has confirmed that the tandem car spaces will be reserved for full time staff only, given that they should not require access to their cars on a regular basis. 

6.16 The comments from the Highway Authority are noted and in accordance with those comments it is recommended that the specific Highways conditions are attached to any grant of planning permission.

Waste Minimisation

6.17
Policy WLP11 of the East Sussex and Brighton & Hove Waste Local Plan has regard to the need to minimise, re-use and recycle waste generated in the construction phase of any new development. A Waste Management Plan has been submitted by the applicant, however in the absence of an appointed contractor, the report is lacking in detail about site specifics and these should be provided in order to satisfy WLP11. It is therefore recommended that a condition is attached to any grant of planning permission requiring such details to be approved before development commences.

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 enhance the range of educational facilities available at the school in a well designed scheme that is considered not to harm the character or appearance of the locality particularly the nearby Ancient Woodland or neighbouring residential amenities. The proposal therefore complies with Policies EN13, EN27, EN28 and TR3 of the Wealden Local Plan December 1998; with  Policies BE1, BE2; NE15, NE16 and TR2 of the Non-statutory Wealden Local Plan 2005 and with Policy WLP11 of the East Sussex and Brighton & Hove Waste Local Plan 2006.

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 hereby permitted shall be carried out in accordance with the approved plans listed in Schedule 1.


Reason: For the avoidance of doubt and in the interests of proper planning.

3.
No construction may take place above ground level until details and samples of the materials to be used in the construction of the external surfaces of the building hereby permitted have been submitted to and approved in writing by the Director of Transport and Environment. Development shall be carried out in accordance with the approved details.


Reason: To ensure the appropriate appearance of the development in the area in accordance with Policy EN27 of the Wealden Local Plan, December 1998.

4.
The development shall not be occupied until the parking and turning areas have been provided in accordance with the approved plans and the areas shall thereafter be retained for that use and shall not be used other than for the parking and turning of motor vehicles.


Reason: To ensure the safety of persons and vehicles entering and leaving the access and proceeding along the highway.

5.
Development shall not commence until details of wheel washing facilities have been submitted to and approved in writing by the Director of Transport and Environment. The approved facilities shall be made available at all times during the construction period and shall be used by any construction vehicle carrying mud, dust or other debris on its wheels before leaving the site. No construction vehicle associated with the development shall leave the site carrying mud, dust or debris.


Reason: In the interests of highway safety and the amenity of the locality and to enable the Local Planning Authority to control and regulate the development.

6.
No development shall take place until plans and full details of both hard and soft landscaping works have been submitted to and approved in writing by the Director of Transport and Environment and these works shall be carried out as approved. These details shall include:


Hard Landscaping


 - Means of enclosure


 - Other vehicle and pedestrian access and circulation areas


 - Hard surfacing materials


 - Minor artefacts and structures (e.g.  bat and bird boxes, play equipment, refuse or other storage units, signs, lighting etc)


 - Proposed and existing functional services above and below ground (e.g. drainage power, communications cables, pipelines etc indicating lines, manholes, supports etc.)


Soft Landscaping


 - Planting plans


 - Written specifications (including cultivation and other operations associated with plant and grass establishment)


 - Schedules of plants, noting species, plant sizes and proposed numbers/densities where appropriate


 - Implementation programme


The landscaped areas shall be maintained thereafter in accordance with the approved management plan.


Reason: To integrate the development effectively into the surrounding environment and to comply with Policies EN13 and EN27 of the Wealden Local Plan 1998 and NE15 and NE16 of the Non-statutory Wealden Local Plan 2005.

7.
Any trees, shrubs or hedges on the site which within a period of five years from the occupation of the development are removed uprooted or destroyed or which become seriously damaged or diseased or die shall be replaced in the next planting season with others of similar size and species, unless the Director of Transport and Environment gives prior written consent to any variation. 


Reason: To ensure for the proper integration of the development into the site and to comply with Policy EN13 of the Wealden Local Plan 1998 and Policies NE15 and NE16 of the Non-statutory Wealden Local Plan 2005.

8.
In this condition `retained trees` means an existing tree which is to be retained in accordance with the approved plans and particulars and paragraphs (a) and (b) below shall have effect until the expiration of 5 years from the completion of the development.


(a) No retained tree shall be cut down, uprooted or destroyed, nor shall any retained tree be topped or lopped other than in accordance with the approved plans and particulars, without the written approval of the local planning authority. Any topping or lopping approved shall be carried out in accordance with British Standard [3998 (Tree Work)]. 


(b) If any retained tree is removed, uprooted or destroyed, becomes seriously damaged or diseased or dies, another tree shall be planted at the same place and that tree shall be of such size and species, and shall be planted at such time, as may be specified in writing by the Director of Transport and Environment.


(c) The erection of fencing for the protection of any retained tree shall be undertaken in accordance with the approved plans and to BS 5837 before any equipment, machinery or materials are brought on to the site for the purposes of the development [commencement of the development and shall be maintained until all equipment, machinery and surplus materials have been removed from the site. Nothing shall be stored or placed in any area fenced in accordance with this condition, nor any fires lit, and the ground levels within those areas shall not be altered, nor shall any excavation be made, or operations carried out without the prior written consent of the Director of Transport and Environment.


Reason: In the interests of visual amenity and to comply with Policy EN13 of the Wealden Local Plan 1998 and Policies NE15 and NE16 of the Non-statutory Wealden Local Plan 2005.

9.
Within 12 months of the occupation of the approved development the existing School Travel Plan shall be updated to reflect the use of the development hereby permitted.  The updated School Travel Plan shall be submitted to and approved in writing by the Director of Transport and Environment and fully implemented thereafter.       


Reason: To help manage the travel implications of the site and increase awareness and use of alternative modes of transport for school related journeys in accordance with Policy TR3  of the  Wealden Local Plan 1998 and TR2 of the Non-statutory Wealden Local Plan 2005.

10.
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 a written scheme of investigation including a timetable for the investigation, which has been submitted by the applicant to and approved in writing by the Director of Transport and Environment.  The works shall be undertaken in accordance with the approved details. 


Reason:  The development is likely to disturb remains of archaeological interest and an opportunity should be provided to allow investigation of the archaeological potential of the site in accordance with the recommendations of Planning Policy Guidance (PPG) 16: Archaeology and Planning.

Schedule of Approved Plans

5321/LOC - Location Plan, 5321/130 - Section, 5321/100 Rev G - Site Plan, 5321/110 Rev C - Floor Plan, 5321/120 Rev C - Elevations, LLD230/01 Rev 2  - Landscape Masterplan Strategy

RUPERT CLUBB

Director of Transport & Environment

16 July 2010
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