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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 paragraph 8.1 of this report.

CONSIDERATION OF RELEVANT PLANNING MATTERS

1.
The Site and Surroundings
1.1 Grove Park School is a special needs school dating from the 1950’s located within a residential area in the north-eastern part of Crowborough. It occupies an irregular shaped site of approximately 4 hectares shared with Beacon Community College and the ground falls gently to the east. The School buildings lie mainly to the south of the site and tennis courts and playground to the south west. They are mainly brick built buildings dating to the mid 20th Century, interspersed with more modern buildings, all under flat roofs.

1.2 Crowborough Hill, a main road through Crowborough, runs parallel to part of the southern boundary from which the School has a pedestrian entrance gate within a mesh boundary fence. The main vehicular entrance to the School is via North Beeches Road and an exit via East Beeches Road. There are residential properties to the east on North Beeches Road and to the south and south east on Crowborough Hill. 

1.3 The application site is located south of the School buildings on an area of grassed amenity land adjacent to the existing car park and playground/tennis courts.

2.
The Proposal
2.1 The proposal involves the erection of a single storey indoor special needs swimming pool incorporating changing, shower and toilet facilities, plant room and associated stores. It is to be sited on a grassed amenity area to the south of the School buildings. Between the application site and the School buildings is a car parking area extending from the eastern part of the site.

2.2 The building is to be constructed of brick incorporating a grey concrete tiled pitched roof, hipped at both ends. An air terminal is to be inserted into the west side hipped roof slope protruding approximately 300mm above the roof slope. The building is to have high level PVCu windows positioned at eaves level for privacy and safety. It measures approximately 17.6 metres long, 10.1 metres wide, 2.35 metres to eaves height and 5 metres high to the roof ridge. The western elevation incorporates timber louvred doors to the plant and chemical storage rooms. The eastern elevation comprises the main entrance to the pool building via an aluminium glazed door and sidelight and 2 windows either side. The southern elevation comprises an aluminium glazed emergency exit door and 3 windows. The northern elevation incorporates 3 windows only.

2.3 The building would be sited approximately 40 metres from the nearest residential property to the east and approximately 40 metres to the edge of Crowborough Hill. Three disabled parking spaces are to be provided within the adjacent car parking area. Landscaping proposed as part of the application is limited to a hard paved path around part of the perimeter of the building. 

2.4 Access to the building will be via a level access from the car park. It is envisaged to be open all year round essentially for use by pupils attending the School.  

3.
Site History

3.1
None of relevance to this application.

4.
Consultations and Representations 
4.1 Wealden District Council – No objection

4.2 Crowborough Town Council – No objection in principle. The design could be improved given the buildings prominent position.

4.3 Local Representations – One representation has been received which suggests that tree planting to the southern boundary along Crowborough Hill has not been included in the proposals and should be secured by a condition to soften the visual impact of the building and noise. 

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

5.1 Wealden Local Plan Adopted 1998: Policies EN27 (scale and design) and EN28 (disabled access).

5.2 Non Statutory Wealden Local Plan 2005: BE1 (design and impact on amenities) and BE2 (access for people with mobility concerns). 

5.3
Wealden District (incorporating part of the South Downs National Park) Local Development Framework, Core Strategy Submission Document – August 2011.

On 5 August 2011, Wealden District Council submitted their "Submission Core Strategy" for independent examination.  The Core Strategy is the Key policy document setting out the strategic vision and objectives for the Wealden District.  To accompany the Core Strategy a Strategic Sites Development Plan Document (DPD) and Delivery and Site Allocations DPD will be produced (and collectively known as Site Allocation DPDs). It is believed that specific development management policies will be set out within the Site Allocations DPDs.  The Submission Core Strategy 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 Wealden District Local Plan remains as part of the development plan of the area. 

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 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

Siting and Design

6.1. Policies EN27 of the adopted Wealden Local Plan and BE1 of the Non-Statutory Wealden Local Plan require development to have regard to the existing character of the area, respect the scale and height of adjacent buildings and the wider setting and should respect the amenities of adjoining properties.

6.2. The grassed amenity land where the building is to be sited is not used for any playground or playing field function. The building would be relatively close to the existing School buildings divided only by a car parking area to be utilised by the users of the pool. 

6.3. Crowborough Town Council has responded to the consultation on the proposal stating whilst they have no objection in principle, the design could be improved given the building’s prominent position.  Whilst the design of the building is utilitarian, the simplicity of the design reflects the building’s function as an indoor swimming pool, with high level windows, brick construction and pitched tiled roof. It is in keeping with the appearance of the existing School buildings and as such it is not considered that it will appear out of place in this location.  Details of the external brickwork to be used have not been submitted with the application.  It is therefore recommended that a condition is attached to any grant of planning permission to require the submission of details of the materials to be used on the proposed building to ensure a satisfactory external appearance.

6.4. The site is screened by existing boundary trees and hedges, thereby minimising its visual impact, although there are currently some gaps in the boundary planting.  The applicant has indicated that hard paving will be provided partially around the building, but no further details have been provided.  It is considered that in order to reduce the visual impact of the building the boundary planting should be improved and further landscaping provided at the site.  It is therefore recommended that conditions are attached to any grant of planning permission requiring details of a hard and soft landscaping scheme and additional tree planting along the boundary with Crowborough Hill, which will minimise views of the building from outside the School site. 

6.5. Subject to the imposition of the conditions referred to above, it is considered that the design and location of the building is acceptable in accordance with Policy EN27 of the adopted Wealden Local Plan and BE1 of the Non-Statutory Wealden Local Plan.

Residential Amenity

6.6. Policies EN27 of the adopted Wealden Local Plan and BE1 of the Non-Statutory Wealden Local Plan propose that development should not create an unacceptable adverse impact on the privacy and amenities of adjoining developments and the neighbourhood by reason of scale, height, form, noise and traffic movements.

6.7. A suggestion has been raised by a local resident concerning the potential visual impact of the proposed building and this would incorporate tree planting along the boundary to Crowborough Hill to obscure its view.  In response to this, as detailed in paragraph 6.4 above, a condition requiring tree planting to gaps in the trees along this boundary is recommended and is supported by the County Landscape Architect. This will help screen the building from Crowborough Hill and houses opposite and therefore reduce and soften its visual impact.

6.8. With regard to potential noise from the proposal, the plant room is contained within the building and has been positioned to the western side of the building facing away from surrounding residential properties. Noise details submitted by the applicant indicate that noise from the plant room pumps, fans and air-handling de-humidifier will be low level and should not cause any unacceptable harm to residents, including during the evening hours and overnight when the fans will operate at a lower speed and therefore have a lower level of noise output.

6.9. Therefore, it is considered that the proposal is acceptable and would not cause any undue adverse harm to residential amenity and accords with Policies EN27 of the adopted Wealden Local Plan and BE1 of the Non-Statutory Wealden Local Plan.

Waste Minimisation

6.10
The applicant has advised that the construction costs for the project will be in excess of £300,000 and therefore, under the Site Waste Management Plans Regulations 2008, a Site Waste Management Plan (SWMP) will need to be undertaken and maintained by the applicant.  The Site Waste Management Plans Regulations will require that the applicant addresses the management of waste on and off the construction site, including recycling and re-use of waste.  Therefore, in this instance waste minimisation on site will be achieved in this way and the applicant is reminded of this by the inclusion of an Informative.  

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 involves the construction of a single storey building to provide an indoor swimming pool within an existing School facility. The design of the building is utilitarian but is in keeping with the appearance of the existing School buildings. Its visual impact would be minimised by its location close to existing School buildings, existing trees and boundary hedging.  Further planting of new trees to the boundary of Crowborough Hill is required. The proposal is unlikely to result in any significant unacceptable impact on local residential amenity. As such, the proposal complies with Policies EN27 and EN28 of the adopted Wealden Local Plan, Policies BE1 and BE2 of the Non Statutory Wealden Local Plan 2005.

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 plans listed in the Schedule of Approved Plans.


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

3.
Development above ground shall not commence until full 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 Economy, 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 Policies EN27 of the adopted Wealden Local Plan and BE1 of the Non-Statutory Wealden Local Plan. 

4.
Development above ground shall not commence until plans and full details of both hard and soft landscaping works have been submitted to and approved in writing by the Director of Economy, Transport and Environment and these works shall be carried out as approved. These details shall include:


Hard Landscaping


 - Means of enclosure


 - Hard surfacing materials


 - 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.)


 - Proposals for restoration, where appropriate


Soft Landscaping


 - Planting plans including trees


 - 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 EN27 of the adopted Wealden Local Plan and BE1 of the Non-Statutory Wealden Local Plan.

5.
In addition to the details required by Condition 4, development above ground shall not commence until full details of tree planting to gaps along the boundary frontage to Crowborough Hill have been submitted to and approved in writing by the Director of Economy, Transport and Environment. The trees shall be planted within the first planting season following completion of the construction of the building and shall thereafter be maintained and managed in accordance with the approved details.


Reason: In the interests of visual amenity and the environment.


INFORMATIVE

1.
The applicant is advised that in accordance with the Site Waste Management Plans Regulations 2008, a Site Waste Management Plan is required for the development hereby permitted.

Schedule of Approved Plans

Design and Access Statement, Map 1 - Grove Park, GP/SP/01 - Site Layout Plan, GP/PLEL/01 - Plan Layout and Elevations, Fan Data Sheet

RUPERT CLUBB

Director of Economy, Transport & Environment

1 September 2011
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