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RESOLUTION OF THE DIRECTOR OF COMMUNITIES ECONOMY AND TRANSPORT:

Under the powers delegated to me by the Governance Committee on 3 July 2012, I resolve to approve the proposal subject to the conditions set out in the recommendation.

CONSIDERATION BY THE DIRECTOR OF COMMUNITIES, ECONOMY AND TRANSPORT

1. The Site and Surroundings


1.1
Whitehill County Infant School is located to the west of Luxford Road, in the south-east area of Crowborough. The School is situated within a predominantly residential area of the town and the site is bordered to the north, south and west by the rear gardens and grounds of residential properties. The School site is accessed from Luxford Road which borders the site to the east.

1.2
The School site is roughly rectangular in shape and is arranged with the access road and car parking facilities along the southern boundary, the School buildings and hard-surfaced playgrounds in the west of the site and a woodland area in the north and east of the site. 

1.3
There is a separately managed Nursery within the School which operates from a classroom located at the south-east corner of the building. 

2.
The Proposal

2.1
Planning permission is sought for a temporary classroom to be located on a grassed area to the east of the School building, immediately outside of the classroom that is used by the Nursery.  Currently, this location is used as a play area, there are several pieces of timber play equipment and other structures that will need to be removed/relocated to accommodate the temporary classroom. 

2.2
A single classroom unit is proposed, 7.95m wide x 9.15m long and 3.80m to the highest point of the gently sloping roof. As the site slopes gently downwards from south-west to north-east, the classroom will be on a raised plinth with a minimum height of 300mm at the north-western end, rising to a maximum height of 800mm. The main access door is on the south west elevation, via a ramp to provide level access. The door opens onto a cloakroom area with 2 toilets, with the main classroom area leading off to one side. 

2.3
There will be 4 windows on the north west elevation, four windows and the main entrance door on the south-west elevation and fire escape door with external stepped access on the south-east elevation. Two air-conditioning units are proposed – one on the south east elevation, the other on the north east elevation. The building will be finished with textured paint finish in East Sussex Green. The plinth will be bordered by hit-and-miss natural finish timber.

2.4
The gross area of the footprint of the proposed development is approximately 70 square metres. Planning permission is sought for a period of five years. 

3.
Site History

3.1   
2011 – Granted – WD/3056/CC – Retention of storage shed to south east boundary.

3.2
2007 – Granted – WD/2616/CC: Variation of condition no. 6 of approval WD/1640/CC to include the erection of a new front entrance gate to a height of 2.3m.

3.3     2007 – Withdrawn – WD/2578/CC: Erection of a 12m high pole, mounted with Iskra AT5-1 5kw wind turbine comprising 3 no. turbine blades, 5.4m overall diameter with 3.75m rotor blade.

3.4    2007 – Withdrawn – WD/2571/CC: Variation of Condition No 6 of approval WD/1640/CC to include the erection of a new front entrance automated gate to a height of 2.3m.

3.5   2006 – Granted – WD/2511/CC: Erection of storage shed to south east boundary.

3.6    2005 – Granted – WD/2414/CC: Addition to form staff study room and a deputy heads office.

3.7     1995 – Granted – WD/1640/CC: Erection of new infants school to replace Whitehill C I School, Widening of Luxford Road and construction of footway.

4.
Consultations and Representations 
4.1
Wealden District Council - The District Council initially raised an “in principle” objection to the proposal. No evidence had been provided with which to carry out an Appropriate Assessment of the traffic impact of the proposals on the Ashdown Forest and in particular whether or not there might be a likely significant increase in traffic generation.  However, in the light of a Transport Statement subsequently provided by the applicant, the District Council has withdrawn its objection.   

4.2
Crowborough Town Council – In view of the fact that ESCC is having to propose temporary classrooms at Whitehill Infants School to cater for this coming year’s intake, it is hoped that ESCC is looking ahead three years and considering how increased numbers will be accommodated at Herne School. There have been applications in the past for temporary classrooms at Herne and they have not been the best teaching environments, especially over winter. This increase in year intake can only be compounded with housing developments such as those proposed at Walshes Manor, so it is hoped that adequate provision is being made to accommodate the larger intake in three years’ time rather than just ignoring it and going down the temporary classroom route at Herne in the future.

4.3
Highway Authority – Does not wish to restrict grant of consent on the basis that a single classroom would occupy 30 pupils to accommodate growth over a 5 years period. It is likely that the occupants accessing the site would be Crowborough based trips. Whitehill Infant school has the benefit of breakfast and afterschool clubs and this allows arrival and  departure peaks to be spread from 0800-0900 and from 1530 onwards respectively. 

4.4 
Western Road Residents Association – No response received.

4.5
Local representations – None received.

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

5.1
The Wealden District Council (incorporating part of the South Downs National Park) Core Strategy Local Plan (adopted 19th February 2013); Policy WCS12 (Ashdown Forest SPA, SAC)

The Wealden District (incorporating part of the South Downs National Park) Core Strategy Local Plan was adopted on 19th February 2013. The Core Strategy Local Plan is the key policy document setting out a strategic vision, objectives and spatial strategy for the area up to 2027 but only replaces parts of the Wealden Local Plan 1998 with some policies still “saved” where they remain of relevance and until superseded by further development plan documents. A Draft Strategic Sites Development Plan Document (DPD) and Delivery and Site Allocations DPD has been produced (collectively known as Site Allocation DPDs) to accompany the Core Strategy and has recently been submitted to Government for Examination in Public (EiP) although a date has not yet been set. Policy WCS12 addresses biodiversity and in particular the impact of development upon the integrity of the Ashdown Forest Special Protection Area (SPA) and Special Area of Conservation (SAC). There are no other policies in the Core Strategy of direct relevance to this proposal.

5.2
Wealden Local Plan 1998 Saved Policy EN27 (layout and design of development) 

Saved development management policies contained in the Wealden Local Plan remain part of the Development Plan for the area. Wealden District Council has not formally determined whether its Saved Policies in the Wealden Local Plan are in general conformity with the NPPF. However the County Planning Authority has assessed the Saved Policies as being in general conformity with the overarching principles of the NPPF.

5.3
The National Planning Policy Framework, 2012 (NPPF): The NPPF 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. It advises 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.  Paragraph 72 advises Local Planning Authorities to give great weight to the need to alter or expand schools 

5.4
Policy Statement on Planning for Schools Development (2011): 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. 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
A need for additional Reception Year places has been identified due to an increase in the birth rate in Crowborough.  The provision of a temporary single classroom on the site is considered by the applicant to be the best solution for the School at this time and a period of five years has been requested.

6.2
The proposal is supported in principle by Paragraph 72 of the National Planning Policy Framework and by the Policy Statement on Planning for Schools Development.  The Local Education Authority usually addresses this need, in the short term at least, with temporary accommodation of the type proposed.  Should the need persist in the medium term and be anticipated into the long term then more permanent solutions would be considered. 

6.3
The comments raised by Crowborough Town Council are noted.  Planning permission was granted on 2nd July 2015 for a temporary classroom at Herne School, into which Whitehall County Infants School feeds.  This permission has been granted for a period of five years, during which the applicant will continue to review the long term need for permanent accommodation in schools that are experiencing demand for additional places.  Consequently, it is not considered that there is sufficient need identified to merit monitoring of the situation.
Siting, Design and Landscaping/Ecology
6.4
The temporary classroom is to be located close to the main School building on a grassed area that is currently used for play purposes. Although the albeit temporary loss of grassed play area is regrettable, it should be noted that the School is well served for play areas in general and also benefits from a wooded wildlife area to the east. 

6.5
The temporary classroom unit is of a standard functional and utilitarian design, with little architectural merit.  However, it will be set back from the main road by around 80m and therefore prominent views of it from the public realm and from the gardens of the residential properties that bound the site to the north, south and west will be limited. 

6.6
The nearest residential properties to the proposed siting of the temporary classroom are 90 metres away to the north and 45 metres to the south. Given this distance and the presence of dense tree and shrub cover on the School grounds and in the rear gardens of the properties, there will be no overlooking or daylight issues arising from the proposal.  The proposed air conditioning units could lead to a noise nuisance outside of School hours. In order to avoid this, it is recommended that the use of the air conditioning units is generally restricted to School hours, with allowance for emergency use or maintenance, and it is proposed to secure this by condition.  

6.7
The County Landscape Architect considers that the site and surrounding area are of moderate landscape/townscape character sensitivity as a typical 20th century suburban residential area and is not considered to be a valued landscape in the context of NPPF policy.  The site is of low visual sensitivity from the wider landscape and of moderate to high sensitivity from surrounding residential properties and the School road access. There are limited local views across the School site from the adjacent properties and it is recognised that the site constraints limit opportunities for locating the temporary building in a less prominent alternative location.  However, the most significant landscape features on the site are the mature trees, which are a constraint to the expansion of development on the site.  A condition is recommended to secure protection of the trees on site during construction, together with details of the location of service runs (water, electricity etc.).  
6.8
The County Ecologist advises that there are no sites designated for their nature conservation interest that are likely to be impacted by the proposed development.  The site currently comprises amenity grassland and is of relatively low ecological value, and is unlikely to support any protected species.  However, the site offers opportunities for ecological enhancement, including the provision of bird or bat boxes, and it is recommended that an informative be added to any grant of planning permission encouraging the applicant to take these matters into consideration.  

6.9
Although not suitable as a permanent form of development, on balance, it is considered acceptable in its visual impact on its surroundings for the temporary period, bearing in mind the need for additional teaching space arising from the ‘bulge’ year about to enter the School. It is therefore considered to comply with Saved Policy EN27 in the Wealden Local Plan 1998. 

Traffic Implications and the Impact on the Ashdown Forest Special Protection Area and Special Area of Conservation
6.10
Policy WCS12 of Wealden District Council’s Core Strategy has recently been altered in response to a Court of Appeal decision which removed reference to the 7 kilometres zone around Ashdown Forest. It now refers to an exclusion zone of 400 metres for net increases in dwellings. However, all planning applications will continue to be subject to Habitats Regulations which protect the Ashdown Forest Special Protection Area. The Conservation of Habitats and Species Regulations 2010 (as amended), require that any plans, projects or activities which are proposed and require permission, and may significantly affect any SAC or SPA, either alone or in combination with other plans or projects, be scrutinised for an ‘Appropriate Assessment’.

6.11
The Highway Authority does not wish to restrict grant of consent from a highway perspective. The purpose of the proposed classroom is to accommodate an identified demand from within Crowborough and this is confirmed in the Transport Statement. Traffic movements associated with the proposal will continue to be restricted to within the town and the development is therefore not expected to have a likely undue significant effect on the Ashdown Forest SAC or SPA regarding the conservation objectives or the interest features for which the Ashdown Forest SSSI has been notified. Therefore an Appropriate Assessment is not required under the Habitats Regulations 2010. The proposal therefore accords with Policy WCS12 of Wealden District Council’s Core Strategy. 

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 is supported in principle by Paragraph 72 of the National Planning Policy Framework and by the Policy Statement on Planning for Schools Development. It is unsuitable as a permanent form of development, however, the acute need to provide for additional school places is considered to outweigh the adverse impacts of the appearance of the building in the proposed location. The proposal is not expected to have an undue significant effect on the Ashdown Forest in its traffic impacts. On balance the proposal complies with Saved Policy EN27 in the Wealden Local Plan 1998 and with Policy WCS12 in the District Council’s Core Strategy 2013. Informatives are required reflecting the requirement to monitor the need for the temporary classroom, and to encourage the applicant to install bird and/or bat boxes.

7.3
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 responses in preparing the recommendation. 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) Order 2015.

7.4
There are no other material considerations and the decision should be taken in accordance with the development plan. 

8.
Recommendation

8.1
To recommend the Planning Committee 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 temporary building hereby permitted shall be removed from the site and the land restored to its former physical state of tarmac surface by 31 August 2020 or as otherwise agreed in accordance with a scheme submitted to and approved in writing by the Director of Communities Economy & Transport


Reason: The nature or form of development is only considered appropriate for a temporary period. 

3.
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.

4.
No development shall take place until full details of measures to protect the trees in the vicinity of the development hereby permitted have been submitted to and approved in writing by the Director of Communities, Economy and Transport and these works shall be carried out as approved.  Such details shall be in accordance with BS5837:2012 and shall also include a drawing showing the location of the service runs for water, foul water and electricity supplies.


Reason: In order to protect the tree in the interest of visual amenity in accordance with Save Policy EN27 of the Wealden Local Plan 1998.

5.
The two air conditioning units hereby approved shall only be operated between the hours of 0730 and 1730 on Mondays to Fridays, inclusive, during term times and at no other times, in the evenings, weekends, Bank or Public Holidays except for works of essential maintenance or which are to respond to an emergency, frost control or as otherwise agreed in writing by the Director of Communities, Economy and Transport.


Reason: In order to protect the amenity of adjoining residential occupiers.

INFORMATIVES

1.
It is expected that applications for further temporary permissions will be accompanied by evidence to demonstrate that permanent solutions have been considered by the Education Authority.

2.
The Applicant's attention is drawn to the provisions of:-


The Wildlife and Countryside Act 1981.


Conservation of Habitats and Species Regulations 2010 (as amended).


(Protection of certain wild animals in particular bats and nesting birds)


and the National Planning Policy Framework


The Applicant is encouraged to install bird and/or bat boxes at the site in order to enhance biodiversity within the site.

Schedule of Approved Plans

Design and Access Statement, 2029-D-100 - Proposed temporary classroom plan, 2021-TS1 24.07.15 - Transport Statement

RUPERT CLUBB

Director of Communities, Economy and Transport
12 August 2015
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