SECTION D
DEVELOPMENT TO BE CARRIED OUT BY THE COUNTY COUNCIL

Background Documents: the deposited documents; views and representations received as
referred to in the reports and included in the development proposals dossier for each case;
and other documents as might be additionally indicated.

Item D1
Proposed 2 classroom extension, internal alterations,
playground area and fencing at St John’s CofE Primary
School, Grove Green, Maidstone - MA/13/15

(KCC/MA/0427/2012)
I

A report by Head of Planning Applications Group to Planning Applications Committee on 13
March 2013.

Application by Kent Council Children Property and Infrastructure Support for the proposed
construction of a 2 classrooms extension, internal alterations, new playground area and
associated fencing, at St John’s CofE Primary School, Provender Way, Grove Green,
Maidstone — MA/13/15.

Recommendation: Permission be granted subject to conditions.

Local Member: Mr Paul Carter Classification: Unrestricted

Site

1. St John’s CofE Primary School is a well established and high achieving Primary School
serving the Grove Green estate, which lies to the east of the town of Maidstone. The
school is accessed via Provender Way, a main route through the Grove Green
development. The application site is approximately 2.45ha in total, and is entirely bound
by residential development, with facing properties in Provender Way to the north, and a
number of small residential ‘closes’ to the south, east and west. Built in 1987, the
Primary School has undergone minor alterations in recent years, and has had a 2
classroom extension in 2008 to replace temporary mobile accommodation on site.
Consisting mainly of mono-pitched roofs with shallow falls finished in copper and dark
red/brown facing brickwork, the single storey school building has a contemporary
appearance. The school building also hosts a joint Anglican and Methodist church
congregation on Sundays, as well as the usual activities associated with a primary
school during the week.

2. The school building is located to the north of the site, with playing fields extending to the
south. Landscaping is well established, with many of the trees on site planted when the
school was originally constructed. Hard play areas wrap around the building from the
reception class onto a larger tarmac area, incorporating play equipment, located
immediately to the south of the building. There are no Listed Buildings on the site, or in
close proximity to it, and the site is not within a Conservation Area, or subject to any
other Development Plan designations. A Public Right of Way runs along Provender
Way, to the north of the site boundary.

A site location plan is attached.
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Proposed 2 classroom extension, internal alterations, playground
area and fencing at St John’s Primary School, Maidstone - MA/13/15

Background

3.

The applicant advises that currently there is an increasing demand for school places in
the Bearsted/Weavering area, as is the case in many urban and rural areas across
Kent. St John’s CofE Primary School has recently attained academy status and has
been designated for expansion to a 2FE school. Although the County Planning Authority
would not normally process planning applications for development at this type of
academy school, the development proposed is part of the County wide Basic Needs
Programme, funded and promoted by Kent County Council. As the County Council is
the applicant in this particular case, the County Planning Authority was deemed to be
the appropriate determining Authority.

This application proposes the first phase of a larger scheme which would complete the
accommodation required for the 2FE expansion. The second phase of the development
will propose 6 classrooms, an extended hall, group rooms and associated toilet facilities
and circulation space. It is intended to provide this accommodation to the south of the
existing building, and a planning application for these works is expected in the coming
months. The second planning application will address highway and access issues, on
and off site, arising as a result of the expansion to a 2FE Primary School.

Proposal

5.

This application has been submitted by Kent County Council Property and Infrastructure
Support and proposes the construction of a 2 classroom extension to the north of the
school building, to the school frontage, and internal alterations. Externally it is proposed
to create a new play area to the north of the proposed classroom extension, with
associated fencing. The extension would accommodate 2 new classrooms, with
associated toilet facilities, storage and circulation spaces, and internal alterations to
improve existing toilet provision and circulation routes. The additional floor space
proposed totals 184m?® The brief for the extension is to provide permanent teaching
accommodation which is compliant with Building Bulletin 99 to ensure that the school is
compliant with the area requirements moving towards a 2FE school.

Due to the single storey nature of the existing primary school building, the extension
proposed is also single storey. The site upon which the extension is proposed is
currently amenity grassland, with a high flanking wall of an existing classroom to the
east, and the windows of existing staff accommodation and a music room to the south.
The proposed extension would not extend any further north than the existing classroom
to the east of the application site, and seeks to mimic the scale and materials of the
existing building, with additional contemporary features, such as coloured high level
cladding panels. The proposed building would be of a timber frame construction, with
facing brickwork to match the existing school building, and light weight high level
cladding panels in various muted shades of green. The roof is proposed to be finished
with a single ply membrane, with welded joints, coloured and textured to replicate
copper, to match the existing building. The applicant advises that due to the current
high level re-sale of copper, its use would not be possible within the building budget.

The two proposed classrooms would have a single external access point onto the
proposed playground, which would be in the centre of the northern building elevation,
demarcated by a new entrance canopy. The proposed playground area would be same
width as the classroom extension, and would be almost triangular in shape. The
western and northern boundaries of the play area are proposed to be secured with 1.8
metre high weld mesh fencing, finished in RAL 6005 which is dark green. The eastern
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Proposed 2 classroom extension, internal alterations, playground
area and fencing at St John’s Primary School, Maidstone - MA/13/15

boundary of the play area, which would be within the secure boundary of the school
site, contained by the weld mesh fencing detailed above, would be demarcated with a
timber picket fence, with rounded toped posts, at 0.9 metres high.

A total of 4 trees would require removal to accommodate the extension and additional
playground space. The applicant advises that two of the trees are Acers and the other
two Beech, and that the largest is 11 metres in height, and the smallest 7 metres.

The applicant advises that the current transport arrangements would remain unchanged
for this phase of the works, but that the phase 2 application would address car parking
and on/off site highway matters. However, the applicant is proposing to provide secure
cycle storage for 10 cycles. The parking facilities are proposed to the western side of
the school building, adjacent to existing car parking/turning areas. | am advised,
however, that the cycle parking would be moved to a different location as part of the
phase 2 application.

The application is accompanied by a Design and Access Statement.

Planning Policy

10. The following Guidance/Statements and Development Plan Policies summarised below

(i)

are relevant to the consideration of the application:
The National Planning Policy Framework (NPPF)

The NPPF is planning policy guidance and a material consideration for the
determination of planning applications. It does not change the statutory status of the
development plan which remains the starting point for decision making. The NPPF
replaces the majority of the Planning Policy Guidance Notes (PPGs) and Planning
Policy Statements (PPSs), although PPS10 relating to Planning for Sustainable
Waste Management is currently retained.

The NPPF contains a presumption in favour of sustainable development. The
Framework refers to the UK Sustainable Development Strategy Securing the Future
which sets out 5 guiding principles for sustainable development: living within the
planet's environmental limits; ensuring a strong, healthy and just society, achieving a
sustainable economy; promoting good governance and using sound science
responsibly. In terms of the planning system, the NPPF identifies that there are 3
dimensions to sustainable development which create 3 overarching roles in the
planning system - economic, social and environmental. These roles are mutually
dependent. Within the over-arching roles there are 12 core principles that planning
should achieve. These can be summarised as:

1. be genuinely plan-led;

2. a creative exercise in finding ways to enhance and improve the places people live
their lives;

3. proactively drive and support sustainable economic development;

4. secure high quality design and a good standard of amenity;
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area and fencing at St John’s Primary School, Maidstone - MA/13/15

5.

10.
11.

12.

take account of the different roles and character of different areas, including
protecting Green Belts, recognising the intrinsic character and beauty of the
countryside and supporting thriving rural communities;

. support the transition to a low carbon future, taking account of flood risk and costal

change and encourage the reuse of existing resources and the development of
renewable energy;

. contribute to conserving and enhancing the natural environment and reducing
pollution;
. encourage the effective use of land by reusing brownfield land, providing that it is not

of high environmental value;

. promote mixed use developments;

conserve heritage assets;

manage patterns of growth to make fullest use of public transport, walking and
cycling and focus significant development in locations which can be made
sustainable;

take account of strategies to improve health, social and cultural well being, and
deliver sufficient community and cultural facilities and services to meet local needs.

In terms of delivering sustainable development in relation to this development

proposal, the following NPPF quidance is particularly relevant:

The NPPF sets out the Government’s objectives for promoting sustainable growth
and prosperity, whilst planning for strong vibrant and healthy communities. Good
design is identified as important for sustainable development, with the planning
system expected to promote good design for all development. As part of the
Government’s objective to promote healthy and sustainable communities, paragraph
72 of the NPPF states that Local Planning Authorities should give great weight to the
need to create, expand or alter schools, ensuring that a sufficient choice of school
places is available to meet the demand of existing and new communities. The
Framework also requires that local planning authorities should look for solutions
rather than problems. It states that those determining applications should seek to
approve applications for sustainable development where possible. The NPPF also
sets out planning’s important role in tackling climate change, protecting the natural
environment, protecting and enhancing biodiversity, limiting noise and light pollution,
and protecting the historic environment. Section 7 of the NPPF (in particular
paragraphs 56-64) sets out guidance to achieve good design.

Policy Statement — Planning for Schools Development (15 August 2011) which
sets out the Government’s commitment to support the development of state-funded
schools and their delivery through the planning system.

The adopted South East Plan 2009:

Policy CC1 Seeks to achieve and maintain sustainable development in the
region.

Policy CC4  Refers to sustainable design and construction.

Policy CC6 Refers to sustainable communities and character of the environment.
D1.10
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Proposed 2 classroom extension, internal alterations, playground
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Policy T4 Refers to parking standards and the provision of adequate secure
cycle parking.

Policy NRM5 Requires Local Planning Authorities and other bodies to avoid a net
loss of biodiversity, and actively pursue opportunities to achieve a
net gain across the region.

Policy BE1 Local Authorities and their partners will use opportunities associated
with new development to help provide significant improvements to
the built environment.

Policy S3 States that, local planning authorities, taking into account
demographic projections, should work with partners to ensure the
adequate provision of pre—school, school and community learning
facilities.

Policy S6 Encourages the mixed use of community facilities, and requires
community facilities to be located and designed appropriately.

Policy W2 Encourages sustainable design, construction and demolition.

Important note regarding the South East Plan:

Members will already be aware of the relevant South East Plan policy considerations
in relation to the proposed development, in that The Plan was revoked and later
reinstated pending the enactment of the Localism Bill. Members will also be aware
that they have to have regard to the policies in the SEP and the Government’s
intention to abolish the Regional Spatial Strategies (RSS) as material considerations.
However the weight to be accorded is a matter for the decision makers. Members
will be aware that the Localism Bill was subsequently enacted. At the time of writing,
| understand that the South East Plan will be formally revoked on the 25" March
2013.

(iv) The adopted Maidstone Borough Wide Local Plan 2000:

Policy ENV6 In appropriate cases the Borough Council will require a landscape
scheme, including surfacing and boundary treatments, to be carried
out as part of development proposals.

Policy EN26 Planning permission will not be granted for development affecting
any Public Right of Way, unless the proposals include either the
maintenance or the diversion of the Public Right of Way as a route
no less attractive, safe and convenient for public use.

Policy CF9 The Borough Council will seek to ensure, where appropriate, the
providers of educational facilities to make provision for dual use of
facilities in the design of new schools and will encourage the dual
use of educational facilities (new and existing) for recreation and
other purposes. Development proposals which incorporate dual use
will be permitted except where the increased level or duration of
activities is incompatible with local residential amenity.

Policy T13  Refers to appropriate parking standards.
D1.11
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(v) Maidstone Local Development Framework: Core Strategy (2011) Public
Consultation Policies

Policy CS1 Seeks new development to be focused within and next to Maidstone’s
urban areas and infrastructure to be bought forward in a timely way to
provide for the needs arising from development.

Policy CS3 Seeks development within the urban boundary of Maidstone that
contributes positively to the locality’s distinctive character.

Policy CS6 Seeks sustainable design and development that responds positively to
and maintains local distinctiveness and townscape.

Policy CS7 Seeks to guide the location of development in order to reduce the
need for private transport and maintain highway safety, and ensure
the highways, public transport, walking and cycling needs arising from
development are satisfied.

Consultations

11. Maidstone Borough Council raises no objection to the application, and comment as

follows:

‘The loss of landscaping which would result from the proposed development is
considered to be regrettable, and Maidstone Borough Council would seek
compensatory planting to mitigate this loss to be secured by way of condition.’

Boxley Parish Council no comments received to date

The Divisional Transportation Manager comments as follows:

“The application proposes 2 additional classrooms with 2 additional members
of staff to be employed. No alterations are proposed to the access
arrangements and no additional parking spaces are proposed. The application
forms the 1st phase in the expansion of the school to a 2 form entry school
which will in effect double the size of the school. Pre application discussion
have taken place and a Transport Statement has been requested to address
the highway issues arising from the full expansion which should include
additional parking and drop off facilities together with a revised Travel Plan. |
had understood that additional parking would be provided for the phase 1
proposal. The Kent & Medway Vehicle Parking Standards recommend a
maximum of 1 car parking space per staff +10% and 1 cycle space per 50
pupils. Therefore the phase 1 extension for the 2 new classrooms and 2
additional staff would require 2 additional parking spaces and additional cycle
parking under this criteria. The application does not include details of existing
cycle storage and | would recommend that if there is not any existing provision
that facilities be provided. With regards to car parking, the provision of the
additional spaces would be desirable however as the parking standards
recommend a maximum of 2 for this size of expansion, the lack of additional
provision would not be a reason for refusal. Therefore subject to the provision
of cycle parking | would not wish to raise objection to this proposal, however |
do have concerns relating to parking and the safe dropping off and picking up
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of children with the further expansion of the school and this should be
addressed when this application is submitted.”

Environment Agency has no objection to the application, and no further comments to
make.

Public Rights of Way Officer no comments received to date.
Local Member

12. The local County Member, Mr Paul Carter, was notified of the application on the 21
December 2012.

Publicity

13. The application was publicised by an advertisement in a local newspaper, the posting of
2 site notices and the individual notification of 15 neighbouring residential properties.

Representations

14. To date, | have received 2 letters of representation from local residents. A summary of
the main issues raised/points made is set out below:

Highways/Access

¢ No additional car parking is proposed, despite the proposed increase in staff and
pupils;

o Existing car parking and highway problems will be made worse by the expansion of
the school;

e The school is positioned between two dangerous bends on Provender Way;

e The road is already dangerous;
Parents park in local roads, which is a nuisance to residents, blocks driveways, and
is very dangerous;

¢ Something drastic needs to be done to provide additional parking;

General
e The two phases of the development should have been submitted as one application;

Noise

¢ Increased noise pollution from increased pupils at play/break times. Residents will be
stuck inside their homes with the windows shut.

Discussion
Introduction

15. This application seeks planning permission for the construction of a 2 classroom
extension, internal alterations, a new playground area, and associated fencing, at St
Johns CofE Primary School in Grove Green, Maidstone. In considering this proposal
regard must be had to the Development Plan Policies referred to in paragraph (10)
above. Section 38(6) of the Planning and Compulsory Purchase Act (2004) requires
applications to be determined in accordance with the Development Plan, unless
material considerations indicate otherwise. Therefore, this proposal needs to be

D1.13



item D1

Proposed 2 classroom extension, internal alterations, playground
area and fencing at St John’s Primary School, Maidstone - MA/13/15

16.

considered in the context of the Development Plan Policies, Government Guidance and
other material planning considerations arising from consultation and publicity. Issues of
particular relevance include access and highway issues, and general amenity impacts.

In this case the key determining factors, in my view, are the impact upon the local
highway network and local amenity, and the policy support for the development of
schools to ensure that there is sufficient provision to meet growing demand, increase
choice and raise educational standards, subject to being satisfied on amenity and other
material considerations. In the Government’s view the creation and development of
schools is strongly in the national interest and planning authorities should support this
objective, in a manner consistent with their statutory obligations. In considering
proposals for the creation, expansion and alteration of schools, the Government
considers that there is a strong presumption in favour of state funded schools, as
expressed in the National Planning Policy Framework. Planning Authorities should give
full and thorough consideration to the importance of enabling such development,
attaching significant weight to the need to establish and develop state funded schools,
and making full use of their planning powers to support such development, only
imposing conditions that are absolutely necessary and that meet the tests set out in
Circular 11/95.

Design, siting and massing

17.

18.

Development Plan Policies promote high quality design, sustainable development, and
significant improvements to the built environment. Although no objections to the design
and general principle of the proposed development have been received, it is important
to discuss these matters to ensure that the proposal is in accordance with the general
design principles expressed in Development Plan Policies. The proposed single storey
extension would be located to the front of the existing school, to the north of the main
building, and would provide an additional 184 m? of floor space. The extension would
not extend any further north than the existing adjacent classroom to the east of the
proposed building, and would be lower than the existing roofline of the adjacent
classroom. The 2 classroom extension and associated playground would be built upon
an area of existing amenity grassland, and would necessitate the removal of four trees
(to be discussed below). However, the proposed location of the classroom extension
would not be particularly prominent from Provender Way and/or surrounding residential
properties and the scale and massing as proposed is, in my opinion, appropriate and
acceptable, complimenting the existing school buildings. The location of the extension
also links well with the existing building on site, with only minor internal alterations
needed to modify the space to meet the accommodation requirements of the School. |
therefore see no reason to refuse the application on the grounds of siting and massing.

The extension has been designed to respect the individual design features of the
existing school building. The proposed mono-pitched roof would be finished in a single
ply membrane, with welded joints, coloured and textured to replicate the copper of the
existing building, with facing brickwork to match the existing and high level cladding
panels in various muted shades of green. In my view, the extension would compliment
the existing school, and would read as part of the original building when completed.
Subject to the imposition of a condition requiring the submission and approval of all
materials to be used externally, | see no reason to refuse the application on design
grounds.
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Landscaping

19.

20.

As outlined in paragraph 8 of this report, a total of 4 trees would require removal to
accommodate the extension and associated playground. The applicant advises that two
of the trees are Acers and the other two Beech, the largest being 11 metres in height,
and the smallest 7 metres. Although regrettable that 4 trees would be lost as a result of
this development, the site would remain well screened from Provender Way, with a
number of mature trees and a substantial boundary hedge retained. Maidstone Borough
Council have raised no objection to this application but consider ‘the loss of
landscaping’ to be regrettable. The Borough Council consider that compensatory
planting to mitigate the loss should be secured by way of condition. | agree with this
view, and consider it appropriate in this instance to require details of a scheme of
landscaping and replacement tree planting to be submitted pursuant to condition,
should permission be granted. | also consider that details of tree protection methods, to
protect trees to be retained from construction activities, should be submitted pursuant to
condition in order to ensure retained trees are not damaged or adversely affected by
the development.

The proposed playground area would be secured to the north and west with 1.8 metre
high weld mesh fencing, finished in RAL 6005 which is dark green. The eastern
boundary of the play area, which would be within the secure boundary of the school
site, contained by the weld mesh fencing detailed above, would be demarcated with a
0.9 metre timber round top picket fencing. | consider both of these fencing
specifications to be appropriate and acceptable and, should permission be granted, a
condition of consent should be imposed to ensure that the fencing is installed in
accordance with the details provided.

Access and highways

21.

22.

Local residents have raised objection to this application on the grounds that the
increase in staff and pupils would exacerbate existing highway and access problems.
As outlined in paragraph 14 of this report, local residents consider that additional car
parking should be provided as parking on local roads by parents at peak school times is
both dangerous and a nuisance. As detailed in paragraph 4 of this report, this
application is proposing the first phase of a larger scheme which would provide the
accommodation required for an expansion from 1FE to 2FE. The second phase of the
development would be subject to a separate planning application, which is due for
submission in the coming months, and will propose 6 classrooms, an extended hall,
group rooms and associated toilet facilities and circulation space. That application will
address highway and access issues, on and off site, and is expected to include
additional car parking and drop off facilities to accommodate the additional car journeys
resulting from the increase in form entry.

This application for the first phase of the expansion proposes only a 2 classroom
extension, with associated facilities. Although it is acknowledged that this application
would result in an increase in pupil numbers and 2 additional staff, Kent County Council
Highways and Transportation raise no objection to this application. As a result of the
increase in staff, Kent Vehicle Parking Standards would require 2 additional car parking
spaces and additional cycle parking. However, it is recognised that the more significant
highway implications of the school expansion are to be addressed in the forthcoming
phase 2 application, and that the requirement for 2 additional car parking spaces would
not warrant refusal of this application without such provision. 10 secure cycle spaces
are proposed as part of this application and that is more than sufficient to satisfy the
requirements of Kent Vehicle Parking Standards.
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23.

Although it is recognised that parents of pupils do park on the local highway, which is a
nuisance for local residents, Kent County Council Highways and Transportation are of
the opinion that this application would not significantly increase on street car parking
over and above the existing. Unfortunately, parents’ parking in local roads is an issue
associated with all schools, and although considered by local residents to be dangerous
and a nuisance, in this instance Kent County Council Highway’s and Transportation do
not consider it to be a highway safety concern. Therefore, in light of the views of the
Highway Authority, | consider that subject to a condition requiring the provision of the
secure cycle parking prior to occupation of the development, that the development
would not have a significantly detrimental impact on the local highway network. |
therefore see no reason to refuse the application on this ground.

Noise

24.

A local resident has objected to this application on the ground of increased noise
generated from additional children at play. First, it should be noted that outside play is
only for short periods throughout the day, and is not a constant source of noise. In
addition, in my view, the noise generated by additional pupils would not be detectable
over and above the existing level. The new playground space to the front of the
proposed 2 classroom extension is not adjacent to residential properties, and is
separated from the nearest properties by landscaping and tree planting, and Provender
Way in the case of facing properties. | do not consider that this application would lead to
an increase in noise nuisance, and see no reason to refuse the application on this
ground.

Construction

25.

26.

27.

Given that there are neighbouring residential properties, if planning permission is
granted it would, in my view, be appropriate to impose a condition restricting hours of
construction to protect residential amenity. | would suggest that works should be
undertaken only between the hours of 0800 and 1800 Monday to Friday and between
the hours of 0900 and 1300 on Saturdays, with no operations on Sundays and Bank
Holidays. It is also good practice on school sites for contractors to be required under
the terms of their contract to manage construction traffic/deliveries to minimise conflict
with traffic and pedestrians at the beginning and end of the school day.

In addition, | consider it appropriate that details of a Construction Management Strategy
be submitted for approval prior to the commencement of development. The strategy
should include details of the methods of working, location of site compound and
operative/visitors parking, details of site security and safety measures and details of any
construction accesses and lorry routing. Should permission be granted, a Construction
Management Strategy would be required pursuant to condition and the development
would thereafter have to be undertaken in accordance with the approved strategy.

In addition to the above, should permission be granted, conditions of consent would
ensure that dust, mud on the local highway network, and other matters associated with
construction, would be mitigated as far as reasonably possible so as to minimise
disruption to local residents.
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Conclusion

28. In my view, the development would not give rise to any significant material harm and is
in accordance with the general aims and objectives of the relevant Development Plan
Policies. In addition, the development is in accordance with the principles of the
National Planning Policy Framework and the Planning Policy Statement for Schools
(2011). | consider that, subject to the imposition of appropriate planning conditions, this
proposal would not have a significantly detrimental effect on the local highway network
or local amenity. In my view the development is sustainable and there are no material
planning considerations that indicate that the conclusion should be made otherwise.
However, | recommend that various conditions be placed on any planning permission,
including those outlined below.

Recommendation

29. | RECOMMEND that PLANNING PERMISSION BE GRANTED SUBJECT to conditions,
including conditions covering:

the standard time limit;

the development to be carried out in accordance with the permitted details;

the submission of details of all materials to be used externally;

details of all external lighting;

a scheme of landscaping, including hard surfacing, its implementation and
maintenance;

measures to protect trees to be retained;

no tree removal during the bird breeding season;

fencing to be installed in accordance with the submitted details;

cycle parking to be provided prior to occupation of the development;

hours of working during construction and demolition to be restricted to between 0800
and 1800 Monday to Friday and between the hours of 0900 and 1300 on Saturdays,
with no operations on Sundays and Bank Holidays;

construction management plan, including access, parking and circulation within the
site for contractors and other vehicles related to construction and demolition
operations;

measures to prevent mud and debris being taken onto the public highway.

Case officer — Mary Green 01622 221066

Background documents - See section heading
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