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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Redevelopment of the existing educational facility including part demolition of the existing infant school to provide a standalone nursery facility, together with the erection of new infant block to the rear of the new nursery building, alongside additional car parking. Soft and hard landscaping treatment and vehicular and pedestrian access works off Greenacre Street.


	Site Address/Location:
	St James C of E Primary School Greenacre Street Clitheroe

		

	CONSULTATIONS
	

	Parish/Town Council:
	No observations received.
 

	LCC Archaeology:
	Negligible archaeological potential.


	Cadent Gas:
	Advise developer to contact before works are commenced.


	LLFA:
	(revised response) No objection subject to conditions.


	LCC Highways:
	(revised response) Asked for site access to be repositioned slightly. No objection to revised plan received.


	Environment Agency:
	(revised response) No objection subject to condition relating to flood compensatory storage on the site.


	United Utilities:
	No objection subject to appropriate drainage conditions.


	
Neighbour Comments:

5 letters and a petition containing 36 signatures has been received objecting on the following grounds:

· The new building will be very large and block light, cast shadow onto properties and cause flooding to properties;
· Not in keeping with the local character;
· Future problems will be caused by any alterations to the existing school;
· There will be more parking issue that already exit, the plans and amended plans are misleading and ambiguous;
· Lack of consideration for safety;
· There will be a lot of noise from the demolition and build;
· Can the school not refurbish what already exists if they want to upgrade without causing a huge disturbance;
· Movement of the ground will make the foundations will change the current watercourse run off and put the houses on Woone Lane at higher risk of flooding;
· The drains are all blocked and not working on Woone Lane on the road both sides , they haven’t been cleaned out in years. With lack of maintenance and more ground water this will have a serious impact on our houses;
· If any flooding, water damage or subsidence occurs to my property RVBC and the school will be held liable;
· Removal of trees will add to the water impact;
· In the event of a fire at the school the risk to safety of residents and adjacent properties is very high due to the how close the block is proposed to be built;
· All the houses on Woone Lane have a Right to Light having been here since 1890with uninterrupted light to the back of the houses;
· The proposed building is an expected 42m in length and 4.5m high which is huge, the height is closer to the kitchen roofs of the 2 bed terraces .  It is supposed to be one -story building;
· How are people working from home supposed to concentrate on their work? Are people that work nights to go to work with no sleep?
· There doesn’t appear to be any designated drop off/pick up points;
· There are currently 16 parking spaces – The highways agency have 26 parking spaces on their report.  The amended application states currently 19 spaces with proposed 20 spaces when completed – so how many spaces?
· The new trees will provide children with assistance to climb up into the school property;
· The proposed materials of cedar wood cladding and metal roof is not in keeping with the surrounding properties;
· Future buyers will be put off buying a house with increased flood and fire risks;
· People linked to the school have said this proposal is because a local business owner has offered to help fund the building in exchange for a larger car park for exclusive use out of hours for the business;
· Would it be more cost effective to refurbish the existing?  Has this been investigated?  Can the school afford the work?
· Why has no flood report to assess the impact of proposed movement of ground to accommodate foundations been done for the housing outside of the school boundary?
· Is there a TPO order on any of the trees marked for removal?
· There are several bat roosts in the area as well as tawny owls and smaller varieties of sparrows; and
· Huge privacy issues for residents as the building will be built backing onto our properties and there will be windows allowing visibility in and out.

	RELEVANT POLICIES.:

	
Key Statement DS1 – Development Strategy
Key Statement EN4 – Biodiversity and Geodiversity 
Key Statement EN5 – Heritage Assets 

Policy DMG1 – General Considerations 
Policy DMG2 – Strategic Considerations 
Policy DMG3 – Transport and Mobility 
Policy DME1 – Protecting Trees and Woodlands 
Policy DME3 – Site and Species Protection and Conservation
Policy DME4 – Protecting Heritage Assets
Policy DME6 – Water Management

National Planning Policy Framework (NPPF) 


	Relevant Planning History:

3/2018/0383 – Provision of new 2.4m high welded mesh security fence to be installed within the playground along East side.  It will be places in front to the East boundary with a small access strip to allow maintenance to the existing wall with a small access gate within the fence line.  Existing wall cracks will be strapped to prevent further wall movement. 2Nr trees at the back of the wall to be removed and reduction of soil level behind wall – Approved.

3/2018/0038 – Rebuilding east boundary wall owing to tree damage.  Reconstruction of new wall to be on a new line, with concrete blocks and a sand cement rendered face to match existing school perimeter walls.  The new wall to include welded mesh security fencing on the top to bring the overall height of the wall and fence at 2.8m – Withdrawn.

3/2010/0215 – Erection of free standing canopy close to the school building to shelter activities from the weather – Approved.

3/2009/0324 – Proposed new freestanding canopy, located to the south elevation of the west side building of the school, to provide an outdoor covered play area for the children – Approved.

3/2007/0642- Construction of new boiler house to Infant Block of school – Approved.


	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area

The site relates to two areas of land, separated by a central weir, associated with Clitheroe St. James’ Church of England Primary School and Bowland Preschool, located within the settlement of Clitheroe. The immediate surrounding area is characterised by a mixture of residential properties mostly terraced dwellings and commercial uses.

Access to the school is from Greenacre Street and the site is adjacent to Clitheroe Conservation Area. The rear of the site boundary bounds on to Primrose Lodge Biological Heritage Site to the south.  There are a number of listed buildings in the vicinity, none of which would be directly affected by the proposal.

The site lies within Flood Zones 2 and 3 and required a Flood Risk Assessment to be submitted.

Proposed Development for which consent is sought

The proposals seek to redevelop the existing educational facility including part-demolition of the existing infant school (north east element) to provide a nursery facility, together with the erection of an infant school together with additional car parking, soft and hard landscaping and new vehicular access off Greenacre Street.

The existing Junior School is to be retained in the same position.

The proposed nursery and infant school would be located to the western edge of the site to the rear of the demolished infant building to be configured in a linear format adjacent to providing approximately 187m2 and 347m2 of functional floorspace respectively.

The material palette for the new build will comprise a mixture of composite horizontal timber cladding and natural treated Cedar horizontal timber cladding.  The roof will be profiled metal composite in Dark Brown. Opaque rooflights and slot louvre windows together with power coated aluminium doors in Grey.

The existing infant building to be partially retained will be refurbished to accommodate an infant hall, staff room, toilet facilities, storage areas and nursey with secure outdoor play area for the reception class and nursery. Composite horizontal timber classing and a white render finish will be applied to the external walls. The existing profiled metal rood/membrane rood and concrete tiled roof will be retained.

The car parking arrangement would be altered with the level of existing car parking increased by 1 space. The proposals seek to reconfigure the existing car park and provide 7 no. parking spaces accessed from the new access point off Greenacre Street located where the existing infant school building is located and to be partly demolished. The reminder of the spaces would be accessed of the existing access on Greenacre Street in front of the Junior School building.

The car parks will provide 2 no. electric vehicle charging points as well as secure, covered cycle shelter with provision for 5 no. bicycles.


	Principle of Development:

The application has been previously subject to pre-application advice with the principle considered acceptable. Given its location within the key Settlement of Clitheroe the principle of redevelopment is appropriate. The provision of new educational floorspace is supported by both National and local planning policy. 

However, due to objections from the Environment Agency relating to flood risk issues the decision was taken to relocate the building to the current location in order to overcome the objections.

Impact on Residential Amenity:

The proposed new build element will be sited nearer to existing residential properties on Woone Lane which tend to three storeys with two storey outriggers to the rear. No.’s 1 to 17 will have views of the proposed entrance/car parking and the existing infant block to be retained and used as a nursery.  No.’s 19 to 35 would have views of the rear elevation of the proposed new build Infant school. The existing stone boundary wall on the northwest side would be retained with the addition of pleached trees to provide some screening, softening and interest to the scheme.

The windows on the rear (northwest elevation) are proposed to be slot louvres with opaque rooflights which would not result in any undue loss of privacy or overlooking issues to neighbouring properties.

When taking into account the limited height and that the roof slopes away from the residential properties of by 3m to 4.4m from west to east which reduces the impact together with distances of approximately 11m from rear of existing outriggers to existing stone boundary wall and approximately 13.5m to the rear elevations of the existing and proposed school buildings, the proposal is not considered to result in an unacceptable overbearing impact on the neighbouring properties to the west, nor result in an unacceptable loss of light.

The proposal will not result in an increase in pupil numbers and therefore it is not anticipated that the development would result in additional impacts for the neighbouring over and above the existing situation in terms of noise levels associated with a school / nursery use and vehicle movements.

It is therefore considered that that the proposal would not result in any significant impact on neighbouring dwellings and would comply with policy DMG1 and the NPPF in respect of amenity. 

Visual Amenity/Design and Materials:

The topography of the land falls in the direction from south east to north west and the single storey nature of the proposed new build, combined with the effectiveness of the existing stone wall and proposed landscaping would result in the new build being largely hidden at ground level. 

It is considered that the buildings would be viewed within the existing school context and although contemporary in design these would be acceptable in terms of visual impact. The new build element will be viewed from the rear of Woone Lane with the main element screened by the existing stone wall. The single storey nature and design make it subservient to the main building. 

The design and materials proposed are considered appropriate in this location and would comply with policy DMG1 and the NPPF in respect of design.

Impact on Heritage Assets:

St. James’ C of E Primary School is not listed and has been the subject of numerous alterations and extensions previously. The site is adjacent to Clitheroe Conservation Area and close to (approx. 27m to the nearest building at present) Holmes Mill Grade II listed building.  This revised proposal now seeks to remove the building closest to Holmes Mill and erect a new building further away (approx. 41m).  

The application site is not referred within the Conservation Area Appraisal and therefore its significance is not considered to be of importance.

Paragraph 205 of the NPPF requires great weight to be given to an asset’s conservation when considering the impact of a proposed development upon its significance. In this respect the impact on the Conservation Area and its setting and the setting of Holmes Mill would be minimal with the new build element sited and detached from the main frontage with the conservation area. 

This would result in a neutral impact on the setting of the adjacent Listed Buildings and the Conservation Area, and would comply with policy DME4 and the NPPF in respect of heritage.

Highways:

Based on amended plans and appropriate conditions LCC Highways have not raised any objections in terms of highway safety and provision of adequate parking facilities. The site itself is located within the centre of Clitheroe with public car parks and on street parking provision nearby.

The proposed new vehicular access off Greenacre Street is acceptable and the amount of vehicle parking including cycle provision and electric vehicle charging points is sufficient for the site.

This can be controlled by appropriate conditions attached to the permission. 

It is therefore considered that that the proposal would not result in any significant impact on neighbouring dwellings and would comply with policy DMG1 and the NPPF in respect of amenity. 


Drainage/Flood Risk:

Subject to appropriate conditions Lead Local Flood Authority and United Utilities are satisfied that an appropriate drainage scheme for the site can be achieved. 

Flooding on the site was a major concern initially that resulted in a total redesign of the scheme in order to alleviate this. The east of the site, where the new building was initially intended, is located within flood zone 3 (highest risk of flooding). In order to pass the flood risk sequential test the building is now proposed to the west of the site, which is within flood zone 2 and so the risk level is lower than zone 3. It would be impractical to locate the building within flood zone 1 (lowest risk) as this would involve moving it outside the school site. Therefore the sequential test is passed. The Environment Agency have agreed that the alterative scheme would not result in an unacceptable risk of flooding on and off the site subject to strict accordance with the submitted Flood Risk Assessment and details of the compensatory flood storage in accordance with CIRIA 624 (Development and flood risk being submitted and agreed prior to works commencing on the site.

This can be controlled by appropriate conditions attached to the permission.

Trees and Ecology:

An updated Arboricultural Impact Assessment has been submitted to support this planning application. The tree assessment identified 4 trees and 4 groups that are unsuitable for long term retention regardless of the proposed development.  The development itself would result in the removal of 3 low quality trees, one low quality group and part of second low quality groups as well as three lengths of low quality hedgerow. 

The proposed landscaping scheme would accommodate up to 17 trees of moderate to large growing species to assist with long term visual amenity.  A row of pleached copper beech trees has also been secured along the western boundary of the site.

The site lies on the southern boundary of Primrose Lodge BHS which has Mearley Brook (approx. 4m wide) running through the site and therefore appropriate pollution protection measures are required. 

Clitheroe Castle Knoll lies 0.6km to the north of the school grounds which has habitat connectivity to the site.

In terms of bats building (B1) in the ecology report was previously confirmed as supporting roosting bats with both foraging and commuting habitat supported onsite with connectivity to habitats in the wider area particularly to woodland to the south within the Primrose Lodge BHS with Mearley Brook acting as a feeding and commuting corridor.

Further surveys have been undertaken in May, June and July of 2023 with no bats observed emerging from either building with activity levels considered to be low with slightly higher levels during the second survey (June).

The adjacent woodland (recently subject to tree removal), scattered mature trees and hedgerows do provide high ecological and botanical value within the school grounds provide suitable habitat for hedgehogs and other small mammals, amphibians and invertebrates as well as suitable nesting and foraging habitat for a range of tree and shrub nesting birds.

Great Crested Newts are unlikely to be present on the site. 

The report considers that reasonable avoidance measure for bats and mitigation in the form of a bat box should be considered.  This can be controlled by an appropriate condition.

Hedgerows, trees and woodland habitats should be retained where possible. Clearance of scattered mature trees, three hedgerows and a small area of plantation woodland which connects to semi mature woodland with Primrose lodge BHS to the south are proposed to be removed, which together with works in proximity to trees to be retained have the potential to impact RPA’s.  As such these would impact on the biodiversity of the area.

Building B1 does have bat roosting potential and suitable entry points and whilst no bats were observed in the most recent surveys there is some potential for the infrequent use of the building for small day, night and/or transitional/occasional roosts for small numbers of common and soprano pipistrelle.  These would have low conservation significance.  

New lighting of the completed development could impact on foraging and commuting bats particularly if directed towards the woodland to the south.

Subject to the pleached hedge being planted along the northwest elevation between the rear of the proposed buildings and the existing stone wall this will assist in softening of the built form and replacement biodiversity as well as providing some screening of the built form from properties at 19 – 35 Woone Lane.

Overall it is considered that the proposal would be acceptable subject to all of the proposed mitigated measures being implemented during the construction phase and prior to the first use of the school and the submission of a Construction Environment Management Plan being submitted and agreed prior to work commencing on the site.

This can be controlled by appropriate conditions attached to the permission.


	Observations/Consideration of Matters Raised/Conclusion:

Taking into account all relevant local and national policies the proposed scheme would be acceptable subject to appropriate conditions relating to materials, rooflights, construction, access and parking, visibility splays, cycle storage, EV charging points, drainage, ecology and landscaping.


	RECOMMENDATION:
	That planning permission be granted subject to appropriate conditions.
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