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	Report by:
	Director of Transport and Environment



	Proposal:
	Part retrospective planning application for the installation of a 10m x 5m Polytunnel with a 1.8m chain fence enclosing an ecology garden adjacent to the north eastern boundary.  



	Site Address:
	Willingdon Community School, Broad Road, Eastbourne.



	Applicant:
	Director of Children's Services 



	Application No.
	WD/2873/CC



	Key Issues:
	i) Need

ii) Siting and design

iii) Waste minimisation



	Contact Officer:    


	Richard Elder, tel: 01273 481833

	Local Member: 

   
	Councillor Daniel Shing and Stephen Shing


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. Willingdon Community School is located in the north western outskirts of Eastbourne off the A22 Eastbourne Road and lies at the foot of the South Downs within the Polegate and Willingdon development boundary.

1.2. The School is co-educational and caters for Key Stage 3 and Key Stage 4 students. There are 950 pupils on roll.

1.3. The School occupies a relatively flat L shaped site covering approximately 5.7 hectares. It is arranged with the main school buildings situated in the south east corner, with a playground to the rear and substantial playing fields to the north west and south west. The school was constructed in 1956 and comprises rectilinear blocks varying between 1 and 2 storeys, with the greater majority of buildings being two storeys in height.

1.4. The school is bound to the south east by Broad Road. To the north east the school boundary is shared with gardens of houses in a neighbouring residential street. The large playing fields to the north west and south west boundaries also back onto gardens of houses.

1.5
The part of the campus affected by this application is close to the north eastern boundary with bungalows in Farmlands Avenue.

2.
The Proposal
2.1. The part retrospective application involves the erection of a polytunnel and a 1.8 metres high chain link fence with integral concrete posts to enclose an ecology garden adjacent to the north east boundary of the school.

2.2. The polytunnel has an arched shape section constructed of steel tube framing and measured 3.3 metres high to the apex of the arch, 10 metres long and 5 metres wide. 

2.3. The steel tube frame of the polytunnel (but not the polythene covering) had been erected approximately 0.9 metres from the rear boundaries of nos. 10 and 11 Farmlands Avenue which comprises a low chainlink fence with some low trees and bushes. The frame has since been removed from this position. A revised proposal has been submitted relocating the polytunnel to the west corner of the ecology garden, approximately 6 metres from the school boundary adjacent to a pitched roof garage. The height of the polytunnel would be reduced to 3 metres high, similar in height to the roof ridge of the existing garage, but would remain 10 metres long and 5 metres wide. It is to be covered in polythene.

2.4. The proposal also involves the insertion of a French drain along the school boundary to help address the flooding of this area after heavy rainfall. 

3.
Site History

3.1. 2010. WD/2884/CC. Granted. New two storey classroom block providing 4 new classrooms, staircase and platform lift.  

3.2. 2009. WD/2793/CC. Granted. Installation of solar panels on the south eastern roof.

3.3. 2005. WD/2724/CC. Granted. Provision of two additional single mobile classrooms to be located adjacent to existing mobile units.

3.4. 2005. WD/2364/CC. Granted. Extension to existing staff room and staff toilet facilities.

3.5
2003. WD/391/CM. Granted. Deposit of clay spoil to form landscape earth bund.

3.6
2002. WD/2148/CC. Granted. Two storey extension to existing school building including relocation of 2 no. existing classroom mobile classrooms, the removal of a single classroom mobile and the demolition of a classroom unit.

3.7
2001. WD/2046/CC. Granted. Installation of new treble mobile classroom unit.

3.8
1999. WD/1468/CC/1. Granted. Retention of a double mobile classroom unit to house two music classrooms.

3.9
1998. WD/1874/CC. Granted. Single storey extension to provide a hearing impaired unit with a storeroom and a 1:1 room.

3.10
1998. WD/1846/CC. Granted. Provision of a six classroom unit, a single classroom drama unit and the extension of an existing classroom unit.

3.11
1997. WD/1836/CC. Granted. Two storey extension to provide disabled lift, WC, changing room, office and first floor link to stores.

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

4.2. Willingdon and Jevington Parish Council - No objection. Members are pleased that residents concerns have been taken into account.

4.3. Local representations – 4 letters of objection were received in response to the initial siting objecting to the adverse visual impact of the polytunnel and its height. In response to re-consultation on the revised scheme, these residents have withdrawn their objections. 

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

5.1. The South East Plan 2009: Policy S3 (Education and Skills):-
On 27th May 2010 The Secretary of State for Communities and Local Government highlighted the Government’s commitment to the intention to rapidly abolish Regional Strategies and return decision making powers on housing and planning to local councils. He asked Local Planning Authorities to have regard to this as a material planning consideration. The thrust of the specific relevant Regional Strategy policy in this case is reflected in PPS1 in that planning should ensure that development supports existing communities and contributes to the creation of key services for all members of the community, as well as the objectives for community services in Local Plan documents. Due weight will therefore be given to The South East Plan policies.

5.2. Wealden Local Plan Adopted 1998: Policy EN27 (scale and design) 

5.3. Non Statutory Wealden Local Plan 2005: Policy BE1 (design and impact on amenities) 

5.4. East Sussex and Brighton & Hove Waste Local Plan 2006: Policy WLP11 (reduction, re-use, recycle).

6.
Considerations

Need

6.1. Policy S3 of the South East Plan states that Local Planning Authorities should ensure adequate provision of school and community learning facilities.

6.2. The polytunnel and associated ecology garden is to support the curriculum delivery of horticulture. The polytunnel will offer opportunities for pupils to gain experience in growing vegetables and follow produce from earth to kitchen.

6.3. It is therefore considered that the need for the polytunnel is justified and would accord with Policy S3 of the South East Plan. 

Siting and Design

6.4. 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.

6.5. The steel tube frame of the polytunnel had initially been erected 0.9 metres from the boundaries with nos.10 and 11 Farmlands Avenue. It was considered that the siting of such a large and highly visible structure close to residential properties was inappropriate and resulted in a visually overbearing and intrusive feature, especially when the polythene covering is attached, when viewed from the rear of houses along Farmlands Avenue. Given the considerable size of the school grounds at 5.7 hectares, the siting was also considered to be unreasonable and un-neighbourly.      

6.6. Consequently the proposal has since been revised relocating it to the west corner of the ecology garden, approximately 6 metres from the school boundary adjacent to an existing pitched roof garage. The new location for the polytunnel would be significantly less intrusive and its visibility would be much reduced as a result. It is to be reduced to 3 metres high which would be no higher than the adjacent garage. The adjoining residents been re-consulted and have withdrawn their objections. 

6.7
Therefore, it is considered that the revised siting and design of the polytunnel is acceptable and would not cause any adverse harm to residential amenity in accordance with Policy EN27 of the adopted Wealden Local Plan and Policy BE1 of the Non-Statutory Wealden Local Plan.

Waste Minimisation

6.8
Policy WLP11 of the East Sussex and Brighton & Hove Waste Local Plan seeks to minimise the disposal of waste and encourage the recycling of materials.

6.9
A Waste Minimisation Statement 
which accompanies the application states that the polytunnel is delivered in kit form and very minimal waste is expected. Any excess soil will be recycled or reused within the structure of the polytunnel.

6.10
It is considered that this is appropriate given the nature of the proposal and therefore the development complies with Policy WLP11 of the Waste Local Plan.

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 erection of a polytunnel within an ecology garden close to the north eastern boundary of the school site. The proposal is unlikely to result in any significant unacceptable impact on local residential amenity. As such, the proposal complies with Policy S3 of The South East Plan 2009, Policy EN27 of the adopted Wealden Local Plan, Policy BE1 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 plans listed in the Schedule of Approved Plans.


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

Schedule of Approved Plans

Ref 1 - Site Plan, Design and Access Statement, Waste Minimisation Statement, WCS/01B Plans Sections Elevations

RUPERT CLUBB

Director of Transport & Environment

9 June 2010
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