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To: Planning & Regulatory Committee Date: 7 December2022 S U R R E Y

COUNTY COUNCIL

By: Planning Development Manager
District(s) Tandridge District Council Electoral Division(s):
Caterham Hill
Mr Webster
Case Officer:
Janine Wright
Purpose: For Decision Grid Ref: 531419 154933

Title: Surrey County Council Proposal TA/2021/1213

Summary Report
St Peter and St Paul CE Infant School, 93 Rook Lane, Chaldon, Caterham, Surrey CR3 5BN

The construction of a single storey extension to the existing school to accommodate the expansion of
the school from a 1FE Infant School to a 1FE Primary School, including the construction of teaching

classrooms with related support accommodation, WCfacilities, library, enlargement of the existing
hall and associated off-site highway works (AMENDED).

The proposal comprises of the construction of a new building at the rear of the existing school to provide
fourteachingclassrooms, extension to the hall, WCfacilities, library and associated off-site highway
works. Nine trees will be removed to accommodate the development, however, the applicantis
proposing replacement planting. The retained trees will be protected throughout the developmentand
root protection zonesintroduced to ensure thattrees are adequately protected during the construction
works. The proposed developmentincludes mitigation measures for trafficmanagement during the
construction and operational phases of the development.

The County Highway Authority raised aninitial objection to the proposal on highway safety grounds.
However, following further discussions with the applicantthe scheme was revised toinclude anumber
of off-site highway works toimprove the safety of pedestrians/ pupils travelling to and from the school.
The proposed amendmentsincludethe introduction of speed cushions, speed control zones and lay -by
parking provisions. As well as the widening of the school entrance to facilitate safe passage for pupils
and the submission of adetailed Travel Plan.

The off-site highway works include the introduction of a 20mph speed zone along Rooks Lane as well as

speed tablesand cushions. Additional parking provisions are also proposed alongthe eastern approach
to the school.

The proposal would resultinthe expansion of St Peter and St Pauls CE Infant School to a one form entry
(1FE) primary school for pupils aged 4 to 11 years, offering a capacity of 210 places across receptionto
national curriculumyear6. Thiswouldresultinanincrease of 120 pupilsacrossall yeargroups. ltis
proposed that the school would be at full capacity as a 1FE primary school by September2027/28. In
September2022, an additional Year 3 class of 24 pupils commenced without the existing building (this
did not require planning permission).

TDP require that the highway works are carried out priorto the occupation of the new extension, in
orderto overcome the original highway objection. No objections have been received fromthe other
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statutory consultees. 74 letters of representation have been received. 51 objections, 13insupportand
11 comments have beenreceived.

The letters of representation have been summarisedinthe report.

The proposal has been assessed and subject to the implementation of the off-site highway works and

other planning conditions, the proposal is considered to comply with the relevant Development Plan
Policies.

That, pursuant to Regulation 3 of the Town and Country Planning General Regulations 1992, planning
applicationref: TA/2021/1213 be permitted subjectto conditions.

Application details

Applicant
SCC Property

Date application valid

22 June 2021 (The application has been amended since it was originally submitted)

Period for Determination
21 September2021

Amending Documents

Email received from applicant dated 27July 2022, attaching document 29-07-22
0706_R01_REVC_Preliminary Ecological Appraisal OPT

Additional documentation has been submitted as part of the application.
- Preliminary Ecological Appraisal ref: 20-07-22 0706_R01_Rev C

- Stage 1 RSA and Designerresponse documentref: 5116044 doc 01 and RW Ltd Designers
response RSA

- TreeSurvey, Arboricultural implications Assessment and outline method statement ref: 2063-
WWA-ZZ-XX-RP-L-0601-PLO3 dated March 2022.

- Heritage Statement ref: R14943 dated April 2022

- Landscape assessment dated May 2022

- Environment Noise Assessment ref: 220516 status S3 prepared by Mach Group

- PlantNoise Assessment ref: RP210716 status S1 prepared by Mach Group.

- UpdatedPlanningand Green Belt statement prepared by Vail Williams dated July 2022

- Transport statementref:4874/002/001A prepared by Robert Westdated June 2021

- TrafficManagementPlan ref: 4874/002/002B prepared by Robert West dated October 2021
- Transport addendum ref: 4874/002/005B prepared by Robert West dated April 2022.

- Construction Logistics Plan ref: 4874/002/007 prepared by Robert West dated May 2022

- Stage 1 Safety Audit submitted by email on 14.9.22 by the applicant.
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- Emailreceived fromapplicant dated 16.9.22 attaching an updated school travel plan ref:
4874_002_006D

- Emailreceived fromthe applicant dated 17.11.22 attachingrevised Landscape planting plan with

biodiversity enhancements (ref: 0434-22-B-1A) and ecological mitigation and management plan
report (ref:16-11-22 0706_R02_Rev A).

Summary of Planning Issues

This section identifies and summarises the main planningissuesin the report. The full text should be
considered before the meeting.

Is this aspect of the Paragraphs in the report
proposal in accordance where this has been
with the developmentplan? discussed
Principal of Development and Yes 42-55
Educational Need
Design and Visual Amenity Yes 56-64
Residential Amenity Yes 65-82
Trees, Landscapingand Ecology | Yes 91-124
Highway Considerations Yes 125-157
GreenBelt Yes 183-209
Sport Pitch Yes 174-182
SuDS Yes 83-90
Heritage Yes 158-173
lllustrative material
Site Plan
Plan1 Site Location Plan and Application Site
Aerial Photographs
Aerial 1Surrounding Area
Aerial 2 Application Site
Site Photographs
Photo1 Approachingschool fromthe west along Rook Lane
Photo2 &3 View from the car park opposite the school
Photo4 &5 Entrance of School
Photo 6 View along Rook Lane from the school entrance
Photo7-10 Views along Rook Lane
Photo 11 & 12 View of Mount Avenue
Photo 13 & 14 View of the rear of the school
Photo 15 Play area at school
Photo 16 & 17 School Parking Area
Photo 18 Wiley Broom Lane
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Background

Site Description

St Petersand St Pauls Church of England Infant School lies to the east of Chaldon Village. The school
buildingwas constructedin the 1960’s and is set back from Rooks Lane. Accessto the schoolisviaa
footpath and vehicularentrance which leads to the main school building. The Chaldon Village hall is
situated adjacent to the entrance and fronts onto Rooks Lane.

2. Residential properties are located to the north, south and east of the site. The school playing
fields are located at the rear of the school building with a maintenance access off Willey Broom Lane.
A staff car park is located on the western side of the school, behind the village hall and provides 17
staff parking bays.

3. Theschool buildingis contained within the site and the buildingis predominantly single storey
with the exception of the hall which has an elevated roof. The buildingis constructed from brick.

4. St PetersandSt Pauls Church of England Infant School provides co-educational schooling for4 —
7 yearold pupils within the village of Chaldon. The school has an intake of 30 pupils peryeargroup
(YearR-Year 2). In September 2020 the school expandedtoinclude an additional year R bulge intake.
It was furtherexpanded in September 2022 to include ayear 3 intake.

5. InSeptember 2022, provisions weremade to further expandthe school toincorporate ayear3
intake. The SEN/wraparound care room was altered in orderto provide an additional year3
classroom.

6. Theapplicationsite is withinthe Metropolitan Green Beltandisalsowithinan Area of Great
Landscape Value.

Planning History

2008/1619 | Erection of a single storey flatroofed rearextensionto | Approved

provide aclassroom, store room and disabled WCand
erection of retaining wall

2002/1198 | Erection of single storey extension to north, west and Approved

south elevations of school building.

2002/1149 | Continued stationing of temporary classroom building | Withdrawn

for a further period of one year.

2001/0750 | Retention of temporary building Approved

2000/1003 | Temporary stationing of demountable classroom unit Refused
for 1year.

92/353/A Extension to school to enlarge staff room, office and Approved

head teacher’sroom. (amended parking layout)

The proposal
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7. Theproposalisfor the construction of a single storey extension to the existing school to
accommodate the expansion of the school from a 1FE infant school to a 1FE primary school, including

the construction of four teaching classrooms with related supportaccommodation, WCfacilities,
library, enlargement of the existing hall and associated off-site highway works.

8. The proposedexpansionwillallow forthe inclusion of key stage 2, providing education for4-11
yearolds.

9.  The Pupil Admission Number (PAN) will remain at 30 (except forthe additionalintake admitted

inSeptember 2020 and September2022). The resultingnumberonrole (NOR), includingthe
additional year groups, willbe 150 increasing to 240 pupils. In2027/2028 the NOR will reduce to 210.

10. The main school buildingislocated north of the site with the sport fields situated to the south.
A playgroundis located along the eastern side of the site and the staff car park is on the western side.

11. Thenewfacilities will be arranged around a central space and linked to the main school viathe
extended hall. The corridorlink from the hall will continue through to the playingfields.

12. The proposedsingle storey extensionincludes 4 general teaching classrooms with related
storage, a practical teachingarea, library area, pupil WC and an increase inthe size of the hall. The
kitchen facilities will be altered to allow for the expansionin pupil numbers.

13. The proposed extension comprises of asquare shape building with a central area corrid orlinking
the new and existing structures. The rear extension willmeasure approximately 18.83min length,
with a maximum width of 25.62m and a height of 4.3m. The existing hall willbe extended by 4.6m in
lengthand 8.2m in width and the height will be 4.4m extending overthe previous extension. Overall,
the proposal will have aninternal floorarea of 605m?2.

14. The buildingwill be clad in brickwork to match the existing building and will have white polyester
powder coated aluminium windowframes and contrasting doors and ironmongery. A green/blue roof
designed to assist with water attenuation and biodiversity enhancement has beenincorporated into
the design of the extension. Solar PV panel are also proposed toimprove the building’s energy
efficiency. The roof copingwill be pressed stainless steel sections with abalustrade edge protection.

15. The proposal alsoincludes the expansion of the staff car park from 17 to 26 parking bays,
resultingin 9 additional parking bays. The site entrance willbe improved to allow for pupilstoenter
and exit the site safely.

16. The off-site highway worksincludethe provision forvehicle and/or mini-bus lay-bys and speed
cushionsalong Rook Lane with a maximum speed limit of 20mph near to the school. The speed limits
inthe surroundingroads, Doctors Hill, Hill Top Lane and Church Lane, will be reduced to 30mph. A
park and stride is proposed from Mount Avenue and a park and ride is proposed from Westway
Community Centre.

17. The planningapplication has beenamended since itwas originally submittedinJune 2021. The
amendments to the proposal include off-site highway works.

Consultations and publicity

District Council

18. Tandridge Borough Council | write to advise you that this
Council asthe Local Planning Authority considerthatthe proposal would constitute inappropriate
development withinthe Green Belthoweveritis forthe County Council to consider whetherthere
area sufficient ‘Very Special Circumstances’ in this case to outweigh the resulting harm. The
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development would have no adverse impact upon amenities of neighbouring properties orthe
character and appearance of the locality. The District Council have requested atree protection
conditionto be added should the County Council be minded to grant planning permission. There are
potential highway concerns resulting from the additional trip generation associated with the
enlargement of the school and increase in pupil numbers however thisis also a matterfor the County
Council, and more specifically the County Highway Authority, to consider.

Consultees (Statutory and Non-Statutory)

19. Arboriculturalist No objection subjectto
planning conditions.

20. CaterhamValley Parish Council No commentsreceived.

21. Ecologist: No objection subject to
planning conditions

22. Godstone Village Association No comments received.

23. CountyLlandscape Consultant No objection, overall the landscape and
ecological mitigation proposalis welcome and should resultin enhancements to biodiversity and
habitat connectivity withinthe site and adjacentland. Whilstthere is some tree removal new trees
and extensive native hedgingis proposed plus wildflowerand green roof areas.

24. RPS-Noise: No objection, subjectto
planning conditions.

25. RPS-—Lighting No objection, subject to
planning conditions.

26. Sport England: Objection Withdrawn, as the
land does not constitute playing
fields underthe statutory
definition.

27. SuDS: No objection, subjectto
planning conditions.

28. Surrey Wildlife Trust: No response received.
29. CountyHighways Authority: Objection Withdrawn, subject

to mitigation measures
proposed and planning

conditions.
30. Heritage Conservation Team: No objectiontothe proposal.
31. Chaldon Village Council Supports the school expansion plans but

has grave fears over the safety of the proposed trafficmanagement plan. Theidea of sending
minibuses and parents’ cars down single-track lanes (Church Lane and Doctors Lane) neither of which
have pavements nor street lighting), whilst school children and parents are trying to walk on the
roads at the same time is not a sensible approach. These roads are dangerous enough at present
with some residents reporting damage to their property caused by cars trying to pass each other.
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Many otherbetteroptions could be found and once they are in place we will fully support the
expansion plans.

32. Archaeological Officer: No objectionto the proposal due tolow
archaeological potential onsite.

33. Legrew Memorial Charity Chaldon Village The parking design proposed blocks
the fire escape route forusers of the village hall. The proposal needsto be amendedto allow awidth
of 120cm free access to the east side gate. The area of land shown for extracar parkingspacesis
currently ona grassed area. Thisarea is frequently wet and spongy underfoot and slopes gently
downwards towards the Hall boundary fence and tarmac area. The drainage channel alongthe
easternside would be easily overwhelmed by surface water flowing rapidly from a more solid car
park area. The hallskitchen hasflooded following heavy rain. Action needs to be taken to prevent
water running off the car parkinto the hall. Wiley Broom Lane isa narrow unadopted gravel track.
Unlessthe ‘turnleft’ requirementisrigorously enforced together with aban on U-turns, there could
well be increased safety risks outsidethe School and Hall. School users think that the village hall car
park belongs tothe school and attemptto park or turn there. Withincreased numbers of parents
dropping off children and greaterafterschool use, thisis likely to get worse. Overall, the trustees
strongly supportthe call for a properly researched, realistictraffic management plan and travel plan
and will be happy to cooperate in any way to reach solutions.

34. Officers have considered the comments raised by the Legrew Memorial Charity Chaldon Village
and respond as follows:

- The proposed scheme willincludearange of sustainable drainage features which will take the
site constraintsinto consideration. The Lead Local Flood Authority (LLFA) have reviewed the
proposal and are satisfied that the development would notincrease flood risk elsewhere.

- Detailsof the designas well as a verification report, to ensure that the sche meis properly
implemented and maintained throughout the lifetime of the development, willbe submitted to
the LLFA for approval.

- Theapplicantwill be requiredto carry out a highway safety audit to ensure that the proposed
highway works are safe for all highway users.

- Thevillage carpark is situated on private land and does not form part of the pending application.
Officers are therefore unable to commenton the use of this area.

Summary of publicity undertaken and key issues raised by public

35. The application was publicised by the posting of site notices and an advert was placed inthe
local newspaper. Further consultations were undertaken in August 2022 by posting site notices.

36. A total of 104 owner/occupiers of neighbouring properties were directly notified by letter. A
total of 74 letters of representation have beenreceived. 51 letters of objection, 11letters of no
commentand 13 letters of support have beenreceived.

37. Thefollowingconcerns have been raised within the letters of representation:-

e Significantincreaseintrafficvolumes/congestion

e Limited parkingalong Rooks Lane

e Parked car restricting trafficflow and causing trafficjams

e Highway safety concernsforroad users and pupils/pedestrians
e Speedingtraffic

e Impact oncharacter of Village
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e |nadequate sports facilities forschool pupils

e Restricted accessforresidents along Rooks Lane

e Loss of school sports fields to facilitate the expansion of the school

e Loss of trees, shrubs and wildflowers

e Disruptiontolocal residents

e Limitedsite creatingacramped environment

e Impact on Green Belt

e Rooklane isa countyroad and a mainroute to the M25 whichisalready congested

e Previousplanstoexpand the school were refused due to highway safety

¢ |Inadequate broadband and mobile phone services available at the school, restricting education

e Side Roads not suitable for parking

o Difficultforroad users, delivery vans, HGVs and buses to use Rook Lane during school drop off
and pick ups

e Impact onresidential amenity

e Statutory Nuisance - breach of rights underarticle 8 of the Environmental Protection Act 1998

e Increased noise disturbances, often out of hours

e Unsuitable forexpansion

e Restricted accesstothe school

e Extendedopeninghoursof the school during evenings and weekends causing disruption to local
residents

e AcousticBarriershould be builtalongthe southern boundary of the school to reduce the noise
levels

o |llegal parkingalong private road (Willey Broom Lane)

e Parkingrestrictions should be imposed

e Road Rage due to commuterstravelling dangerously fastalong Rook Land

e Trafficcalming measuresto be imposed andrestricted speed limits

e Staggered drop off and collection times would be problematicfor residents and would resultin
prolonged periods of traffic

e ‘GreenSchool’ measuresto slow trafficand reduce trafficmust be part of the school’s ethos to
reduce its carbon footprint. Few parents walk to school, as the very least school buses and walk
and cycle routes must be insisted upon

e Location of school, why does the village school not serve the village of Chaldon.

e Unsuitable pedestrian access due to narrow footpaths and overgrown hedges

e Disruption during construction works

e Proposal would endangerthe lives and welfare of the neighbourhood, residents and pupils
attendingthe school

e Thetransport of the children has notbeen adequately researched.

e Doctors Laneis a narrow road with no passing spaces which would be problematicforthe
minibus routes resultingin the use of Rooks Lane. Doctors Lane isa quietreside ntialarea
without lighting or pavements adding buses twice a day would cause a hazard to residents.

Representations received in support of the application have raised the following points: -

e Chaldonisaunique villagecentred around avibrantschool, churchand community centre

e StPetersandSt PaulsInfant School provides outstanding education.

e Failuretogrowthe school could see its closure.

e Objectorsshouldbe fully aware that without this approval the village will suffer, families will
leave and a once thriving school will be shut down with its land sold off for flats
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e The expansion of the school would enable families livinginimmediate village to reduce theircar
usage

e Theschools’ expansionwould resultin more local family placements reducing the overall
catchmentarea and pupils travellingin from further afield

e Theincreaseintrafficmanagementhasbeen given careful consideration and the proposals have
been prepared to manage the impact of the increase in pupil numbers

e Staggereddrop-off and pick-up times and increase wrap-around care have beenintroduced

e The expansion of St Petersand St Pauls School and the removal of year 3 at St Johns School
would be beneficial to trafficflow inthe immediatevicinity and wider Caterham area.
Parents/guardians who travel between both schools by carwould nolongerhave todo so,
reducingjourneys across town and making other modes of transport much more viable

e Theexpansion of St Peterand St Paul School isthe best optionto meetincreasingneedforhigh
quality primary educationinthe area.

38. Officers have considered all the comments raised by the representatives and has respond as
follows:

- Appropriate highway safety audits will be undertaken priorto the implementation of the
highway works. Slowerspeed limits will also beneficial the residents within the locality.

- Theapplicantwill be required to submitarevised Travel Plan which meets the requirements of
the Modeshift Stars Programme in conjunction with the County Highways Authority.

Planning considerations

Introduction

39. The guidance on the determination of planning applications contained in the
Preamble/Agenda frontsheet is expresslyincorporatedinto thisreportand mustbe readin
conjunction with the following paragraphs.

40. In thiscase the statutory development plan for consideration of the application consists of
the Tandridge District Core Strategy 2008 (TDCS) and the Tandridge Local Plan: Part 2
(TDLPP2). Caterham, Chaldon and Whyteleafe Neighbourhood Plan 2021 and Guidance on
Parking Standards. In consideringthisapplication the acceptability of the proposed development
will be assessed against relevant development plan policies and material considerations

41. Inassessingthe application against development plan policy it will be necessary to determine
whetherthe proposed measures for mitigating any environmental impact of the development are
satisfactory. Inthis case the main planning considerations are: principle of development, design and
visual impact, residentialamenity, highways, biodiversityand Green Belt.

Principle of Development and Educational Need

Tandridge District Core Strategy 2008 — Policies CSP13 and CSP18

Tandridge Local Plan Part 2: Detailed Policies 2014-2029 - Policies DP1, DP18
National Planning Policy Framework 2021 — paragraph 95

42. Paragraph 95 of the NPPF statesthatlocal planningauthorities should give great weight to the
needto create, expand oralter schools. Policy DP1of the TDLPP2 states that the Council will take a
positive approach that reflects the presumptionin favour of sustainable development containedin

the National Planning Policy Framework. Planning applications that accord with the policies will be

approved without delay, unless material considerations indicate otherwise.

Page 45



43. Policy CSP13 of the TDCS states that improved community facilities that meet the needs of all
sections of the community will be encouraged. Policy DP18 of the TDLPP2 states that the provision of

new community facilities will be encouraged where they are sustainably located and are suitable to
meetthe needs of the local community.

44. St Peterand St Paul CE infantschoolisa one formentry (1FE) Infant school for pupilsaged4to 7
years with a published admission number (PAN) of 30 places and permanentaccommodation forup
to 90 pupils. The school is voluntary aided and part of the Diocese of Southwark.

45. Surrey County Council, in partnership with the Governing Body of St Peterand St Paul CE Infant
School and the Diocese of Southwark, are proposing to expand St Peterand St Paul CE Infant School
froma 1FE infant School to a 1FE primary school from September 2023.

46. The proposal would allow for St Peterand St Paulsinfant CE school to expandtoa 1FE primary
school with a total capacity of 210 pupilsfromyearR to year6. Providingan opportunity forpupils
and siblings to remain atthe school during their primary school education. The proposal would also
provide modern and improved facilities forthe pupils.

47. The Local Authority has a statutory duty to ensure that there are sufficient school placesin

Surrey. This proposal provides Surrey County Council with the opportunity to re -organise school
placesinthe area of Caterham.

48. The primary projections for Caterham primary places over a ten-year period are shown below:-

Caterham
Yoar Yeaar

School (4 Year R  Surplus / 3 Year 3  Surplus/
year PAN Forecast Deficit PAN Forecast Deficit

2021-22 270 283 -13 270 241 28 |
2022-23 | 270 | 278 -8 270 264 3]
2023-24 | 270 273 -9 270 293 -23
2024-25 | 270 | 282 -12 270 284 =14
2025-26 270 283 =13 270 279 =9
2026-27 270 280 =10 270 278 -8
2027-28 270 281 -11 270 279 9
2028-29 | 270 282 -12 270 - 278 | -8
2029-30 270 283 -13 270 275 -5

49. Currentforecastsindicate an ongoingdemand for primary school places and a deficit of places
across the area. The applicant had considered expanding other schools within the Caterham area,

however, the expansion of St Peters and St Pauls Infant school and the removal of a year3 PAN at St
Johns CE primary school was considered to be the mostviable solution.

50. To meettheimmediate demandandtoenable childrentobe placedlocally, an additional
reception class was formed at St Peters and St Paul’s CE infant school within the existing buildingin
September2020. A new year 3 class also commencedin September 2022, also withinthe existing
building ahead of the proposed permanent expansion of the school.

51. The proposed expansion allows St Peterand St Paul CE infant school to offeradditional junior
placesandin turn supports the reduction of ayear 3 intake at St John’s CE primary school. Both
schools are underfinancial pressure, as overall capacity is reduced, due mainlyto the organisation of
places. Additionalfunding willbe allocated to St Peters and St Paulsinfantschool to reduce the
financial pressure and improve overall capacity numbers, ensuring that both schools share the
organisation of juniorschool places withinthe area.
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52. The expansion of the school would enable pupils to continue their primary education at St Peters
and St Paul’s school minimising disruption to theirlearning and promoting health and well-being
duringthis crucial stage of theirlearning development.

53. As part of the school’s expansion, breakfast and afternoon club provisions will be extended.
The extended hours would accommodate earlier drop of fs and later pickups for pupils at the school,
facilitating the changing needs of the local school community.

54. The proposed expansion of the school would supportthe learning developmentand educational
needs of local children as well as creating a sustainable future for the school.

55. Giventhe above, officers are satisfied thatthe applicant has demonstrated an educational need
for the expansion of the school as proposed.

Design and Visual Amenity

Tandridge Local Plan Part 2: Detailed Policies 2014-2029

DP7: General Policy for New Development

Tandridge District Core Strategy 2008

Policy CSP18: Character and Design

National Planning Policy Framework 2021 — paragraphs 123, 126, 130

56. Policy DP7 of the TLPP2 states that proposals should respectand contribute to the distinctive
character, appearance and amenity of the areain whichitis located.

57. Policy CSP18 of the TDCS states that new developmentis of a high standard of design that must
reflectand respectthe character, settingand local context, including those features that contribute
to local distinctiveness.

58. Paragraph 123 of the NPPF states that Local Planning Authorities should support proposals that
(b) make more effective use of sites that provide community services such as schools, provided this
maintains orimproves the quality of service provision. Subsection a, b, c and f of paragraph 130 of
the NPPF states that planning decisions should ensurethat developments function well and add to
the overall quality of the areaoverthe lifetime of the development; are visually attractive as a result
of good architecture, layoutand appropriate and effectivelandscaping; sympatheticto local
character and history, including built environment and landscape setting; creating places that are
safe, inclusive and accessible and which promote health and well-being, with a high standard of
amenity for existing and future users.

59. Paragraph 126 of the NPPF states thatthe creation of high-quality, beautiful and sustainable
buildings and placesis fundamental to what the planning and development process should achieve.
Good designisa key aspect of sustainable development, creating better placesin whichtolive and
helps make development acceptable to communities.

60. The proposed development would comprise of asingle storey extension to the existing building,
providing 4teaching classrooms, a practical teaching area, library area with cloakroom/WC facilities
and the enlargement of the main school hall. The buildingwould have a predominantly flat
biodiversegreenroof with solar PV panelstoincrease the energy efficiency of the building. The
materials to be used on the extension would match those onthe existing building. The existingle an-
to-roof of the hall will be replaced and will match the height of the existing hall. The main pedestrian
entrance, off Rook Lane, will be widened to allow for pupils to enter and exit the school safely.

61. Althoughthe proposeddevelopmenthasafootprintwhichisalmostdouble thatof the existing
building, the applicant has sought to reduce the mass of the building by keepingitaslow as possible.
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The flat roof of the building enables the installation of solar PV panels and a biodiversity/rain water
attenuation green/blue roof, toimprove the energy efficiency of the building and promote
biodiversity opportunities.

62. The proposed extension will be located atthe rear of the existing school building. Thislocation
isconsideredto be the most practical location forthis development, as it minimises the loss of the
outdoorand playingareas. The design and proposed materials will ensure thatthe new addition
integrates appropriately with the existing building.

63. Assetoutabove,the proposal will be located at the rear of the school building and would not be
visible from Rook Lane. The building would however be partly visible from Willey Broom Lane (public
footpath) whichis situated along the western boundary of the school. Althoughitwould be partly
visible, mainly during the winter months, the extension would be within the main school complex,
appearingsubservientandin keeping with the existing built form on site.

64. Officersconsiderthatthe proposed development doesreflectand respectthe character,
appearance and amenity of the existing building. As such officers considerthatthe proposal accords
withthe development plan policiesin this regard.

Residential Amenity

Tandridge Local Plan Part 2: Detailed Policies 2014-2029
DP7: General Policy for New Development

Tandridge District Core Strategy 2008

Policy CSP18: Character and Design

65. Policy DP7 of the Tandridge Local Plan Part 2 states that proposals should not significantly harm
the amenities and privacy of occupiers of neighbouring properties by reason of pollution (noise, air
and light), trafficor othergeneral disturbances. Proposals should provide a satisfactory environment
for the occupiers of both the existingand new development.

66. Policy CSP18 Tandridge District Core Strategy requires that development does notsignificantly
harm the amenities of the occupiers of neighbouring properties through overlooking, overshadowing,
visual intrusion, noise and traffic.

67. The main impacts onresidential amenities arising from the proposal are considered to be noise,
trafficgeneration and construction works.

68. The nearestresidential propertiesare 91, 97 and 99 Rook Lane and Reculverand Shadoes
located along Willey Broom Lane. Oak Cottage, Willey Broom Lane is situated at the rear of the school
buildingand sharesthe southernboundary. Due to the location of the extension and the orientation
of the school site, the proposal would not cause overlooking, overshadowing or visual intrusion to the
occupants of these residential properties. The existingand proposed landscaping, along the western
elevation of the site, would further screen the proposal from views. The existing vegetation along the
southern boundary, shared with Oak Cottage, will remain unchanged and the proposal would be fully
screened from this viewpoint. The screening,location of the extension and the separation distances
betweenthe proposed developmentand the neighbouring residential properties lead officers to
conclude thatthere would be no harm, caused by overlooking, overshadowing orvisual intrusion to
the residentialamenities of these properties.

Lighting

69. The applicant has submitted aplanshowingthe external lighting, ref: 4495-E100 Rev P2. The
drawing shows that the security lightingisto be installed around the buildingand no lightingis
proposed withinthe carpark area. Low level bollards are to be installed toilluminate the footpath
and lux levels demonstrate no off-site light spillage.
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70. The County light consultant has reviewed the planand application documentation and is
satisfied with the information which has been provided. The proposed external lightingis not
consideredto have animpact on the nearby residential properties at Wiley Broom Lane provided that
the levels of light generated do not exte nd beyond the site boundaries. A planning conditionis
recommendedtoensure thatany external lightingisinstalled downwards.

71. The proposed developmentis likely to cause noise disturbances during the constructionand
operational phases of the development. As part of the application a Noise Assessment (NA) and
Plant Noise Impact Assessment (PNIA) has been prepared and submitted.

72. The submitted NAand PNIA hasidentified noise disturbances during the construction and
operational phases of the development as:-

- noise caused by the construction of the development
- installation of new plantequipment

- anincreaseinvehiculartraffic

- anincreaseinthe numberof users (pupils)

Construction phase

73. lItisacknowledgedthatthere would anoise impact, as a result of the construction works, on the
residentialamenities of the nearby occupants. The applicant has suggested thata Construction
Environmental Management Plan (CEMP) be prepared forthe development. The CEMP will contain
established control measures for environmental protection that will be adopted during the
construction works. A planningconditionisrecommended to secure the submission of the CEMP
priorto the commencement of the development.

74. The County Noise consultant has reviewed the submitted documentation and recommended
that an hours of working condition be imposed to ensure thatthe impact onthe nearby residential
propertiesisreduced duringthe construction phase of the development. The proposed hours of
construction are:

Monday to Friday: 07:00 to 18:00 hours
Saturday: 07:00 to 13:00 hours
Sundays or Publicand Bank Holidays: No works to take place

75. Officers have considered the noiseimpacts and are satisfied that the mitigation through the
noise monitoring, restricted working hours and the submission of a CEMP would overcome any harm
to the neighbouring residential amenities. It isalso noted that some construction works will occur
during school hours and as such the noise levels would be kept to a minimumto ensure thatthe
pupils are able to fully engage with theirlearning.

76. ltisalso acknowledgedthatthe construction works willbe temporary and once completed the
potential adverse impacts on the nearby residents would cease. Officers therefore considerthatany
harm caused by the construction phase of the development, though minimised by the submission of
a CEMP and a condition controlling hours, is not a reason to withhold planning permission.

Operational phase

77. Thenoise generated duringthe operational phases are considered to include vehicular traffic,
plantequipmentandanincrease in pupil numbers.

78. The proposed expansiontoa 1FE Primary School will resultin anincrease in trafficgenerationin
the locality, particularly along Rook Lane. The increase in trafficgeneration will resultin some noise
and disturbancestolocal residents, particularly those situated within close proximity to the school
site. However, it must be noted thatthe site isan existing school and some disturbances, to local
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residents, already occur duringthe morning and afternoon peak periods. The peak periods are
limitedto two small periods (drop off and pick up) during the school day, termtime only.

79. Officers have consideredthe impact of the trafficgeneration, and thisis considered within the
Highway section of the report. Officers have concluded that the proposedincrease in traffic
generation would cause some harmto the amenities of the occupiers of neighbouring properties,
however, the needforschool places and the community facilities are considered to outweigh any
harm caused by the additional trafficdisturbances. Furthermore, thesedisturbances are likely to
occur for short periods of time twice a day during school peak periods, termtime only.

80. Theincreaseinpupil numbershasthe potential to cause some noise disturbances from children
playinginthe outdoorareas. The school play areas are located to the south of the main buildingand
the closestresidential properties are those situated along Wiley Broom Lane. The proposed
extension would be built on a section of the existing play area, along the south westernside of the
school and would screen some of the noise generated from the remaining play areas. Existing fencing
and landscaping would attenuate any source noise and as such officers considerthatanincreasein
the noise levels, generated by the additional pupils, would not be significant overthe existing
situation

81. The applicant has advised that new plantequipmentwill be installed during the building works.
The proposed plant equipmentincludes air source heat pumps which will provide an underfloor
heating system. The County Noise consultant has reviewed the application and submitted
documentation and hasrecommended a planning condition to ensure that the noise levels from the
plantequipment do not have animpact on the residential amenities of the nearby neighbours.

82. Overall, officers are satisfied that the proposal would not cause significant harm to the
neighbouring residential amenities. The proposal is therefore considered to comply with
development plan policiesinthis regard.

Flooding And SuDS

Tandridge Local Plan Part 2: Detailed Policies 2014-2029
Policy DP21 (d)

Tandridge District Core Strategy 2008

Policy CSP15: Environmental Quality

National Planning Policy Framework — paragraph 167

83. Paragraph 167 of the NPPF statesthatin determining planningapplications, local planning
authorities should ensure that flood riskis notincreased elsewhere. Where appropriate applications
should be supported by a site-specific Flood Risk Assessment (FRA).

84. Policy DP21(d) of the TDLPP2 refers to Flood Risk. The policy seeks to secure opportunities to
reduce the cause and impact of flooding, through the use of green infrastructure and sustainable
drainage systems (SuDS). The SuDS systems should ensure that the discharge of surface run off is
restricted to that of the pre-developmentsite. Consideration should also be given to the future
maintenance of any proposed SuDS schemes.

85. Policy CSP15 of the TDCS states that in orderto promote high quality flexible, safe living
environments and to minimise the impact onthe natural resources the Council will require
Sustainable Drainage Systems (SuDS)to be included where necessary; encourage innovative
construction methods, such as ‘green roofs’ toimpede the flow of surface water run -off.

86. The applicationsiteislocated within Flood Zone 1and therefore thereis alow risk of flooding.
The developmentis therefore appropriate forthe Flood Zone and does not require the Sequential
Testnor Exception Test.
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87. Theapplicanthas submitted aFRA and drainage strategy, dated 28 May 2021, in support of the
application. The proposed development will be builtin accordance with BS8533:2017 ‘Assessingand
managingfloodriskin development’.

88. Thesubmitted drainage strategy statesthat the proposal will manage runoff from the new
extension through the use of a blue/green roof and swale structures. The blue/green roof will be laid
on all available areas on the new extension and should discharge waterinto the swale through the
use of downpipes and appropriate outlets. The swale would be located around the extensiontothe
eastand south, with an engineered falltowards the west of the site. A pipe will convey the surface
waterout of the swale and into the existing foul water network whichis already serving the school.
The proposed scheme will integrate arange of features, inline with the SuDS Manual philosophy,
takinginto consideration site constraints. The maintenance details regardingthe SuDS on site are set
out within paragraph 5.7 of the FRA, ensuringthat the SuDS operate effectively forits lifetime.

89. The Lead Local Flood Authority (LLFA) have reviewed the FRA and has raised no objections to the
proposal, subject to planning conditions which include the submission of details of the design as well
as a verificationreport, toensure thatthe scheme is properly implemented and maintained
throughout the lifetime of the development.

90. The proposeddevelopmentis consideredto be appropriate inflood riskterms and would accord
with development planinthisregard.

Trees, Ecology, Landscaping

Tandridge Local Plan Part 2: Detailed Policies 2014-2029

DP7(12 and 13): General Policy for New Development

DP19: Biodiversity, Geological Conservation & Green Infrastructure
Tandridge District Core Strategy 2008

Policy CSP17: Biodiversity

Policy CSP18: Character and Design

91. Policy DP7(12) of the TDLPP2 states that proposals should ensure thatlandscapingis anintegral
elementin layout design, making provision for suitable new planting, trees and boundary treatments
to enhance the appearance, characterand amenity of the site fromthe outset. The proposalisalso
expectedtoretain existingimportant features such as trees and hedgerows where possible. Part 13
statesthat where trees are presenton a site, alandscaping scheme should be submitted alongside
the planningapplication which makes provision for the retention of existing trees that are important
by virtue of theirsignificance within the local landscape. Theirretention should be reflected in the
proposed development layout, allowing sufficient space for new and young trees to grow to maturity,
both above and below ground.

Landscaping

92. The applicationsite is situated within the Area of Great Landscape Value (AGLV), alocal landscape
designation. The rear of the school grounds are within the Chaldon Chalk Down with Woodland (CD4)
landscape characterarea, and adjoins an area of designated ancient woodland (Willey Broom Wood).
To the west of the site, a publicfootpath (FP112) runs along Willey Broom Lane ina north-south
direction. The Surrey Hills AONB lies approximately 500m to the south-west of the application site.

93. Alandscape appraisal (LA) and landscape planting plan (LPP) have been prepared by the
applicantand submitted as part of the application.
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94. The LA has provided an overview of the potential landscape and visual effects arisingfromthe
off-site highway works along Rook Lane.

95. The LA has concludedthat the proposed highway works would resultin adegree of urbanisation
through the loss/reduction of the grass verge, introduction of new speed cushions and raised tables,
as well asthe road signage. The County Landscape Architect (CLA) was consulted on the application
and comments thatinterventions need to be carried out to ensure thatthe rural/semirural character
of the area is maintained. The CLA has requested a planning condition to ensure that the materials
used on the highways works are in keeping with the rural character of the area. Officers suggest that
an informative is more appropriatein thisregard as the details of materials, used in highways works
are subjecttootherrequirements relating to safety and noise and are controlled underother
legislation.

96. Officers considerthatthe proposed highwayimprovements are necessaryin this case inorderto
overcome the highways objections. The proposed works are limited in scale and as such the harm to
the Landscape Character is not significant or overriding. On balance, the benefits of the scheme are
consideredto be greaterthanthe limited harm.

Trees

97. ATree and Aboricultural Implications Assessment (dated March 2022) has been submitted as
part of the application. The document statesthat9 trees will be removed as a result of the proposed
development. The treesto be removedinclude 7low quality ordyingtrees and 2 mature treesof a
moderate quality. Replacement ornamental trees will be planted adjacent to the footpath along the
south elevation of the proposal. The locationandtree species are shown onthe landscape planting
plan with biodiversity enhancements, plan reference 0434/22/B/1A dated September 2022.

98. Thetree removal will take place outside of the bird nesting season, however, if thisis not
possible the trees will be inspected by acompetent person, preferably a qualified ecologist, before
the removal commences. If any active nests are found, the tree removal willbe delayed untilthe
nestsare no longeractive.

99. Existingtreesonsite will be retained and protective measures, such as fencing, putin place
during the construction works. A planning condition will ensure thatthe retained trees will be
adequately protected during the construction works.

100. Every effort will be made to avoid cutting or severingany roots of the retained trees. Where
excavation works or the removal of existing paving reveals roots of 25mm or greaterin diameter,
works will temporarily cease and advice sought from an arboricultural consultant. Hand digging will
beinstructedifitis consideredto be necessary to protectthe tree roots.

101. A 15m bufferzone will be putinplaceinorderto protect the Ancient Woodland, located along
the southern boundary outside of the application site. No construction works or materials will be
place and/orstored withinthisarea. The proposed bufferzone willbe installed in accordance with
Natural England’s standard advice. The County ecologist has requested confirmation fromthe
applicantthata gap will be left between the ground and heras fencing, to allow for badgers (if
present) to access the site. The applicant has confirmed that, if present, badgerwillnot be obstructed
by the construction works.

102. The applicant has advised that all new planting, including the rain garden, will be watered and
maintained during the first two full growing seasons in accordance with the BS8545:2015. Future
watering will be undertaken asrequiredto maintain health and growth. All dyingordead trees will
be replaced to the same specifications. A planning condition will be imposed to ensure that this
requirementis met.
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103. The County Aboricultural Officerand County Landscape Architect have been consulted onthe
aboricultural aspects of the proposal and have raised no objections, subject to planning conditions.

Ecology

104. Paragraph 174 of the NPPF requires that planning decisions contributeto and enhance the
natural environment by minimisingimpacts on and providing net gains for biodiversity.

105. Policy DP19 of the TDLPP2 states that there will be apresumptionin favour of development
proposals which seek to protect, enhance orincrease provisions of multi-functional green
infrastructure and promote nature conservation and management. Part B states that proposals
which wouldresultinsignificant harmto local and national sites willbe refused planning permission
unlessthe proposal incorporates measuresto avoid the harmful impacts arising.

106. A Preliminary Ecological Appraisal (PEA) dated 5July 2022 has been submitted as part of the
application. The PEA hasidentified protected species and habitats within the site and the widerarea.

107. The school site is surrounded by residential development with abroadleaved ancient woodland
situatedtothe south. The widerareacomprises predominantly of residential development, patches
of broadleaved woodland and arable fields.

108. The PEA has considered the potential impacts of the proposal on the ecological features
identified withinthe application site. These include:-

- Foragingand commuting bats
- Hazeldormouse

- Badger

- Hedgehogs

- Nestingbirds

- Greatcrested newts

109. Foragingand commutingbats;there are unlikely to be any impacts on the bats, however,
careful consideration should be given to any lighting designs.

110. Hazeldormouse; may be present withinthe surroundingwoodland and area. Small areas of
shrubs will be removed to facilitatethe proposal, including dense cherry laurel along the western
boundary and an area of overgrown shrub atthe north-eastern corner of the site. The loss of these
small areas of shrub will notseverany habitat corridors or impact connectivity within the locality.

111. Badger; no signs of badgeractivity have beenrecorded within the site. However, thereisthe
potential forbadgersetts withinthe ancient woodland, to the south of the site. The constructionsite
lies approximately 30m from this area of woodland and therefore any impactsto a badgerwhilstitis
occupyingitssettisunlikely. The applicant has confirmed that badgers would have accesstothe
widersite and would not be obstructed by the construction phase of the works.

112. Hedgehogs; the proposalis unlikely to have animpact on hedgehog populations. Precautionary
measuresto reduce the risk of killing orinjuring hedgehogs will be putin place.

113. Nestingbirds;itis unlikely that that the proposal will have animpact on the bird nesting habitats
for commonand widespread bird species, as well asthose listed as Red and Amber within the bird of
conservation concern. Mitigation measures will be putin place toensure thatthe bird nesting season
isavoided.

114. Great crested newts; there are two ponds both located within 150m from the site boundary.
These ponds may provide suitableaquatichabitatto support great crested newts. Greatcrested
newts typically disperseduring the breeding season to suitable terrestrial habitat that are within
250m. The proposalisto be constructed largely on areas of existing hardstandingand short sward
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length grassland, which constitutes negligible and low quality terrestrial habitats for great crested
newtspecies. The pond atthe south-eastern corner of the site provides terrestrial habitat of
moderate suitability for great crested newts, if present. The highway worksinclude impactstoa
small area of neutral grassland that comprised long sward length at the time of the survey. This area
providesterrestrial habitat of moderate suitability for great created newts, if present. Due to the
strict legal protection afforded to the habitat of great crested newts, adistrictlevel licensing scheme
will be enteredinto as an alternative to undertaking presence /absence survey work of off-site ponds.

115. The PEA has also provided suitable mitigation measures to ensure that habitats and woodland
are protected duringthe construction works. These are set outinsection 12 of the PEA and include:

116. A 15m bufferzone between the construction siteand the woodland will be putin place. No
heavy machinery or materials will be stored or operated within this areaand refuelling, repairor
maintenance to equipment or machinery should not be carried out within 30m of the woodland.
Dust suppression measure should be putin place, if appropriate, and aspill management plan should
be in place during the construction works. Waste materials should be safely stored and removed from
site as soon as possible.

117. Works to vegetation and trees shall be undertaken outside of the bird nesting season and should
this not be possible anesting bird survey should be undertaken by an experienced ecologist at least
48 hours priorto any works. If nesting birds are found, no further works should commence thatare
likely to damage orsignificantly disturb anest. Site clearance works willbe carried outby hand ina
sensitive mannerto minimise potentialharmto habitats. It isrecommendedthatthe small onsite
pond be drained with care between November and February to minimise impacts to aquaticlife. Any
closeboarded fencing will be fitted with small openings to ensure that badgerand hedgehogs have
access throughout the site. All holes and excavations should be covered over each night to prevent
animalsfrom beingtrapped orinjured. Lighting columns will be keptlow to avoid any light spillage
and LED lighting should be used on site to avoid light trespass.

118. The applicant has proposed enhancements measures which are considered to have the potential
to improve the value of habitats within the site. The proposed measuresinclude:

119. Enhanced grassland areas around the site to provide habitats for wildlife such as mammals,
mice, birds and invertebrates. Appropriate management of the grassland toinclude plantssuch as

common knapweed, birdsfoot trefoil, daisy and field flowers to encourage butterflies and
bumblebees.

120. Log pileswould be created and placed within the site to provide hibernating and sheltering
opportunities forreptiles, amphibians and small mammals.

121. Tree planting within the site and along the verge will be beneficial for nesting birds and foraging

bats. Plantingaround the building extensions would include flower rich species to enhance
biodiversity.

122. Bird boxes would be integrated into the building. The boxes should be located close to eaves
and on the north or east elevations to avoid direct sunlight. Bird boxes could also be installed within
the site on mature trees.

123. The County Ecologist has reviewed the accompanyinginformation and has raised no objections
to the proposal, subjectto planning conditions and informatives.

124. Overall, officers are of the opinion that the proposal would not have an adverse impactonthe
habitats within or nearto the application site. The proposed green/blue roof of the extension and the

enhancement measures will provide biodiversity opportunities onsite. Therefore, subjectto
planning conditions the proposal is considered to accord with the development plan policies.

Highway Safety and Design
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Tandridge Local Plan Part 2: Detailed Policies 2014-2029
policy DP5: Highway Safety and Design
National Planning Policy Framework — paragraphs 95, 110, 111 and 113

125. Thissection of the report considers the trafficgeneration and access arrangements, the impacton

the highway network and the accessibility of the site. The applicationisaccompanied by aTransport
Statement (TS), Addendum to the Transport Statement (TA) and aninterim Travel Plan (TP).

126. Paragraph 95(a) of the NPPF states that planningauthorities should give great weightto the need to
create, expand oralterschools.

127. Paragraph 110 of the NPPF statesthatin assessing planning applications fordevelopmentitshould
be ensured that;

a) appropriate opportunities to promote sustainable transport modes can be, orhave been, taken
up, giventhe type of developmentandits location;

b) safe and suitable accesstothe site can be achieved forall users;

d) any significantimpacts from the development onthe transport network (in terms of capacity and
congestion), oron highway safety can be cost effectively mitigated to an acceptable degree.

128. Paragraph 111 of the NPPFfurtherstatesthatdevelopmentshould only be prevented orrefused on
transport groundsif there would be an unacceptable impact on highway safety orthe residual
cumulative impacts on the road network would be severe. Paragraph 113 states developmentthat
will generate significantamounts of movement should be required to provide atravel plan, and the

application should be supported by atransport statement ortransport assessment sothatthe likely
impacts of the proposal can be assessed.

129. Policy DP5 of the TDLPP2 statesthat development will be permitted where the proposal complies
with the highway authority’s design guidance; it does notimpede on free flow of trafficon the

existing network or create hazards to trafficand otherroad users; provision for safe and suitable
access to the site must be achieved by all users.

130. The applicationwas originally submittedinJune 2021. The County Highway Authority originally
raised an objection to the proposal on highway safety grounds and following discussions the
proposal has been revised toinclude off-site highway works. These works comprise of:

- thewideningofthe pedestrian access,

- onstreetlay-by parking provisions (option 1to include 20 vehicle bays and option 2 to include
14 vehicle bays and 3 minibus bays),

- reductioninspeedlimits along Rook Lane to 20mph and 30mph limits on adjoining roads,

- installation of speed tables and cushions along Rook Lane,

- park and stride facilities at Mount Avenue,

- park and ride facilities off-site at Westway Community Centre.

131. The proposal includesthe construction of asingle storey rear extension to provide teaching
classrooms, library space, WCfacilities and a plant room. The proposal alsoincludesthe expansion
of the school hall and the internal refurbishment of the existing kitchen, enabling the expansion of
the school froma 1FE infant school to a 1FE primary school. There will also be anincrease in the
number of staff members and the projectedincrease is anticipated to be 33 staff members, with 25
beingonsite at any one time.

132. The proposed developmentwillbe accessed off Rook Lane, immediately to the east of Chaldon
Village Hall. Apedestrianaccessis provided by asegregated footway. Boththe vehicle and
pedestrian accesses are individually gated from Rook Lane.
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The TS states that the designated parking areas are situated to the west of the main school building.
The parking bays are unmarked and provide space forapproximately 17 vehicles. The car parking
provision onsite will increase to 26 spaces (including 2 disabled spaces)to allow foradditional
parking provisions for staff members. Cyclingand scooter provisions will be accommodated onsite.

The TA has provided information on current pupil and staff travel modes. Paragraph 3.7 of the TA
providesatable (3.1) which shows the current mode of transport used by pupils and staff members.
The table shows that the majority of pupils and all staff (70%) currently travel to school by car.
Eighteen pupils travelfrom Chaldon and the remaining pupils and staff travel from Caterham and
South Croydon. Twelve (12%) pupils walk to school and one (1%) pupil cycles. Four (4%) pupils
arrive by taxi and thirteen (13%), siblings and colleagues, car share. These results are characteristic
for a school situated within aremote area.

The projected trip generation forthe school, following the expansion and including the netincrease,
for pupils and staff membersis shownin paragraph 3.11 of the TA (table 3.2). The figuresare based
on the assumption that pupils will continueto travel to and from school as perthe travel survey.

Table 3.2 of the TA shows that the pupil trip generation by vehicle modes would increase by ninety -
one vehicle trips (including car, car share and taxis) with eight additional vehicle trips expected to
be generated by staff. Walking and cycling will increase to twenty-five and two respectively.

Overall the expansionis expected to generatean additional 73 pupil vehicletrips and 8 staff vehicle
trips. The staff vehicle trips are expected to occur outside of the morning and afternoon peak drop
off hours. In addition, the school offers breakfastand wrap around childcare provisions. These
provisions furtherreduce the number of vehicles at peak hour drop off as vehicle journeys would be
staggered.

The proposed expansion of the school to afull primary school would increase the ability for siblings
to attend the school and would partially reduce traffic congestion for parents travelling between
the infantschool and other primary schools. It would also allow forthe use of other non-car modes,
as the school would be more attractive forlocal families.

The expansion of the school will resultin anincrease in additional trafficgeneration and the
demandforon-street parking provisions. The applicant has held discussions with the County
Highway Authority and is proposing mitigation measures to ensure thatthe proposal does not
impactthe road network or compromise highway safety.

The proposed mitigation measuresinclude the following:-

Improvements tothe accessto allow forthe widening of the pedestrian footpathto 3m where

possible. This would allow for passing places along the existing footpath for multiple pedestrians
and would clearanyimpasse.

The speed limitthrough the village will be reduced to 20mph to create a 20mph zone between
Mount Avenue and Hill Top Lane. Trafficcalming measure by way of tables and cushions will be
constructed to implement the speed reductions.

The introduction of road tables and speed cushions are proposed between 65m to 100m intervals
to encourage driversto adhere to the speed limits. Raised tables and speed cushions marked with
arrows indicating bi-directional trafficflow are proposed along Rook Lane, in between raised road
tables.

A preliminary design for car parking provisions along Rook Lane has been proposed. The design
accommodates 14 car parking spacesin lay-bysand three minibus spacesin lay-bys. Parking
restrictions would be in operation during the school collection period to ensure that the minibus
lay-bys are available foruse. These lay-bys would be available to vehicles duringthe morning drop-
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off periods. Therefore the maximum car parking capacity along Rook Lane duringthe morning
would be 20 cars reducingto 14 during the afternoon.

Alongside the inclusion of lay-bys, provisions to improve the footways running alongside the new

lay-bys are proposed and the existing footway, immediately adjacent to the carriageway, will be
extendedtoallow forparentsand children to easily pass.

Mount Avenue is aresidential street, cul-de-sac, located approximately 700m east of the school.
The road lies tothe south of Rook Lane and is connected viathe southernfootway. Itis proposed
that Mount Avenue would provideinformal parking provisions for parents to utilise as apark and
stride. The walk from Mount Avenue to the entrance of the school is app roximately nine minutes
(based on an adultwalking speed), althoughitis acknowledged that this time may vary depending
on the age of the children. Itis estimated that parents would take 20-30 minutesto use Mount
Avenue as a park and stride point.

A number of park and ride sites have been considered and provide further mitigation measures for
the expansion of the school. The mostappropriate parkandride location isthe Westway
Community Centre (WCC) whichis located approximately 2km to the northwest of the school in
Caterham, where the majority of the school’s catchmentarealies.

The WCC has beenidentified as a location and waiting areafor parents and pupils using the park
and ride. Thesiteis considered to be the most suitable to provide minibus transportation, in
supportof the school’s proposal. The park and ride provisions would be required during the
afternoon collection period. Drop off and collection points are proposed in minibus lay -bys along
Rook Lane and parking restriction willbe imposed to ensure that parkingis available forthe
minibuses. Officers have considered the park and ride with minibus provisions and are of the
opinionthatfurtherinformationandinputisrequired fromthe school to ensure the long-term
viability of the minibus service.

The proposed highway works will be carried out within the extents of the public highway and will be
maintained at publicexpense. The final details of the trafficcalming scheme willbe confirmed
during the detailed design stage, following the recommendation of the Road Safety Audit. The
works will be supervised by the Highway Authority.

The mitigation measures proposed above would be implemented on a phased basis as the school
expands and details of the phasing will be required to be submitted by planning condition.

The mitigation measures proposed by the applicantare required in orderto provide asafer

environment forthe expansion of the school and overcome highway objections. The increase in the
PAN will lead toincreased vehicular trafficand parking provisions at and around the school.

Rook Lane isusedas a main route forcommuters and is a fast stretch of road. The proposed
scheme would introduce a20mph speed zone controlled by speed cushions and tables with
additional parking provisions along the approach to the school. The proposed provisions along
Rook Lane would be beneficial for parents and pupils attending both the school and nursery, atthe
Chaldon Villagehall.

To ensure that that the proposal does not have an impact on highway safety or cause severe traffic
and transportimpacts on the highway network, itis proposed that the mitigation measures put
forward by the applicant are implemented beforethe first occupation of the school’s extension.
The CHO has assessed the application on safety, capacity and policy grounds and has recommended
planning conditions be imposed. Assuch, the original objectionfromthe County Highways
Authority has been satisfactorily addressed and overcome, subject to the inclusion of planning
conditions.
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As setoutabove, the proposed off-site highway works would improve highway safety and reduce
congestion along Rook Lane, providing benefits to the school, communityand residents within the
village.

As part of the application, aninterim Travel Plan (TP) has been submitted. The TP is designed to
encourage staff, pupils and visitors to:

- minimisethe impact of trafficon the local community and promote sustainable transport choices;

- improve trafficconditions within the local area;

- reduce adverse effects on health associated with increased vehicle use;

- reduce air pollution and consumption of fossil fuels;

- increase attractiveness of transport such as walking and publictransport;

- promote social inclusion;

- reduce cost of staff and pupil journeys promoting alternatives that are cheaperand more
environmentally friendly;

The TP will include management measures for the school site, Mount Avenue and other off -site
locations. These measures will be set out withinthe TP and distributed to all staff and parents. The
interim TP will need to be upgraded toinclude input from the parents and staff in accordance with
the standard requirements by the Modeshift Stars Programme. A planning condition s
recommendedto secure the submission of an appropriate and up to date TP.

The County Highway Officer has been consulted on the revised proposal and has raised no
objections, subjectto the inclusion of planning conditions. The assessment has been undertakenin
relation to highway safety, net additional trafficgeneration, access arrangements and parking
provisions. The highways officeris now satisfied that subject to the proposed off site highway
works the proposal would not have a material impact on the safety and operation of the adjoining
publichighway, subject to the inclusion of planning conditions. The proposal, subjectto compliance
with the conditions, is considered to accord with development plan policies in this regard.

Heritage

Tandridge Local Plan Part 2: Detailed Policies 2014-2029
Policy DP20: Heritage Assets
National Planning Policy Framework — paragraphs 189-203

158.

159.

Section 66(1) of the Planning (Listed Building and Conservation Area) Act 1990 statesthatin
consideringwhetherto grant planning permission for development which affects alisted building or
its setting, the Local Planning Authority shall have special regard to the desirability of preserving the
building oritssetting orany features of special architectural or historical interest which it
possesses.

One of the core principles of the NPPFisthat heritage assets should be conservedinamanner
appropriate totheirsignificance. Paragraphs 189-199 sets out the framework for decision making
in planning applications relating to heritage assets and this application takes account of the relevant
considerationsinthese paragraphs. Paragraph 195 sets out that ‘Local Planning Authorities should
identify and assess the particularsignificance of any heritage asset that may be affected by a
proposal (including development affecting the setting of a heritage asset) takinginto accountthe
available evidence and any necessary expertise. Paragraph 199 furtherstates that ‘when
consideringthe impact of the proposed development on the significance of adesignated heritage
asset, great weightshould be givento the asset’s conservation (and the more important the asset,
the greaterthe weightshould be).

Page 58



160. Paragraph 202 of the NPPF outlinesthat where aproposal will lead to less than substantial harmto

161.

the significance of adesignated heritage asset, this harm should be weighed against the public
benefits of the proposal.

Policy DP20 of the TDLPP2 states that there isa presumptionin favour of development proposals
which seek to protect, preserve and wherever possible enhance the historicinterest, cultural value,
architectural character, visual appearance and setting of the districts heritage assets and
environment. When granting planning permission the Council will require the worksto be
sympathetictothe heritage assetand/orits settingin terms of quality of design and layout (scale,
form, bulk, character and features) and materials; the development conserves orenhances the
character of the area and its setting, including protecting any existing views into or out of the area.

162. In accordance with paragraph 194 of the NPPF, the applicationis supported by a Heritage
Statement (HS). The HS hasidentified three Grade Il listed building as being within close proximity to
the applicationsite. Theseinclude:

- Rook Cottage,
- Barn 15 Yards North of Rook Farm House
- Rook Farm House

163. The Chaldon Conservation Areais located approximately 325m north west of the proposed
development, with existing vegetation, woodland and built form development separating the
Conservation Areaand the applicationsite. The HS has concluded thatthe proposed development
would have noimpact on this heritage asset and the County Historic Buildings Officer (CHBO) isin
agreement.

164. There are no known heritage assets recorded within the application site boundary and the
proposal would notresultinthe alteration ordemolition of alisted building. Therefore, itis
appropriate to assess whetherthe proposal, including the highway works, would harm the setting of
the listed buildings identified and/ortheirsignificance.

Rook Cottage, Rook Lane

165. Rook Cottage is a Grade Il listed building situated to the north of Rook Lane. The buildingis
identified as late 16" century, with a timberframe, red and brown brick witha thatched roof with
end stacks. The two storey building has casement windows across the first floor. Its historical interest
is derived fromitbeingone of the few houses which would have been presentin the late 16™
century, itsthatched roof emphasises Chaldon’s rural origins. The cottage is of regional significance
and has a medium heritage value.

166. The proposed development would not be visible from Rook Cottage due tothe location of the
developmentand the existing built form. However, the proposed off-site highway works, would
introduce speed cushions and parking provisions (lay-bys) along Rook Lane, with the parking
provisions partially eroding the existing verge. Although the building would have historicallybeen
located within arural setting, this setting has been altered largely due to the surrounding built form
and the modern highway. Therefore, officers are of the opinion that the harm caused by the
proposed development, including the off-site highway works, are considered to be less than
substantial.

Barn 15 Yards North of Rook Farm House

167. Barn 15 is a Grade Il listed building situated to the south of Rook Lane at the junction with
Doctor’s Lane. The barn is identified asa 17" century, with 18" century additions, timberframed
barn with weatherboard cladding and a thatched roof. The barn is of regional significance and hasa
medium heritage value.
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168. The proposal would notbe visible fromthe Barn due to the location of the development and the
existing built form. However, the proposed off-site highway works, including the introduction of
raised tables atthe junction of Rook Lane and Doctors Lane and the parking provisions (Lay -bys)
along Rook Lane, would partially erode the verge. Whilst the Barn would have historically been
situated within arural setting, this setting has been altered through otherforms of development and
as such officers are of the opinion that the harm caused by the proposed development, including the
off-site highway works, are considered to be less than substantial.

Rook Farm House

169. Rook Farm House is a Grade Il listed building situated to the south of Rook Lane at the junction
with Doctors Lane and Rook Lane. Rook Farm House is identified as a late 17t century, restoredin
20" century, 2 storey building with knapped flint brick dressings, a plain tiled roof with casement
windows across the first floorand casement doors to ground floor (left). A 20™ century addition brick
porch issetback on the lefthandreturn. The house isone of a few which would have been present
inthe 17" century and some of its historical interestisin relation to other post-medieval landscape
features, notably Rook Cottage and Barn 15. Rook Farm House is of regional significanceand has a
medium heritage value.

170. The proposal would not be visible from Rook Farm House due to the location of the
development and the existing builtform. However, the introduction of raised tables at the junction
of Rook Lane and Doctors Lane, and the formation of parking spaces (lay-bys) within the verge to the
west, would erode the verge. Whilst historically the building would have been setinopen
countryside, some of the rural character has been lostand as such officers are of the opinion that the
harm caused by the proposed development, including the off-site highway works, are considered to
be less than substantial.

171. The County Historic Buildings Officer (CHBO) has reviewed the submitted HS and historic
records. The officer has noted thatthe historicand architectural significance of the buildingsliein
theirstatus as surviving vernacularbuildings fromthe 17th century and their use of traditional
materialsincluding thatch, flintand timber framing. The officer has stated “that whilst historicallythe
buildings would have beensetin open countryside, some of this has been lost as a result of
developmentonthe south side of the road. The remainingrural character makes some contribution
to theirsignificance, however, the appearance of the roadis modern and does notreveal anything
aboutthe listed buildings”.

172. The CHBO has considered the impact of the proposal and the off-site highway works on the

historicassets listed above and has concluded that the proposal would resultin less than substantial
harm.

173. Officers have considered the impact of the proposed development, in accordance with
paragraph 199 of the NPPF, on the significance of the heritage assets. Greatweightshould be given
to the asset’s conservation (and the more important the asset the greaterthe weightshould be).
Officers consider that the educational benefits of the proposal, including the improved highway
safety measures, are considered to outweigh the less than substantialharm caused to the heritage
assetsand theirsetting. The proposal is therefore considered to accord with the development plan
policies.

School Playing Pitch

Tandridge District Core Strategy 2008
Policy CSP13: Community, Sport and Recreational Facilities and Services
National Planning Policy Framework — paragraph 99
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174. Paragraph 99(b) from the NPPF states that existing open space, sports and recreational buildings
and land, including playing fields, should not be built on unless the loss resulting from the proposed
development would be replaced by equivalent or better provisions in terms of quantity and qualityin
a suitable location.

175. Policy CSP 13 of the TDCS states that existing sport facilities willbe safeguarded. New orimproved
facilitiesto meetthe needs of all sections of the community will be encouraged. The Council will
encourage the dual use of community and sport facilities.

176. The proposed extension will be constructed atthe rear of the school buildingand will encroach
ontoa hard surface areaas well asthe school’s playing fields.

177. Aninitial consultation with Sports England, raised an objection. However, following discussions
with the applicant the objection hasbeen removed.

178. Sport England advised thatthe “statutory definition of “playing fields” underthe 1996 Orderis the
whole of the site which encompasses at least one playing pitch. A “playing pitch” is a delineated area
which, together with any runoff area, is of 0.2 hectares or more and which is used for association
football, American football, rugby, cricket, hockey, lacross, rounders, baseball, softball, Australian
football, Gaelic football, shinty, hurling, polo orcycle polo.” The 1996 Order, referred to by Sport
England, has been superseded by the 2015 Development Management Procedure Order.

179. Sport England have assessed the application and do not consider that the site contains or has
contained a ‘playing pitch’ of 0.2ha or more underthe statutory definition. Therefore the site would
not meet the Sport England consultation threshold.

180. There are no marked playing pitches atthe school. The land at the rear of the site is used informally
by pupils as a kickaboutand forest school tuition. Itisacknowledged that part of this area will be
lost, however, the applicant has agreed to provide asmall pitch with markings to formalise the
playingfields.

181. Officersrecognisethatthe proposal wouldresultin encroachment onto playing field at the rear of
the school. However, the area of land south of the proposal, would continue toremain as a playing
fieldand would provide sporting opportunities for the pupils atthe school.

182. Officersconclude thatalthoughthe proposal would not wholly accord with the development plan
policies, regarding the safeguarding of sports facilities, the inclusion of a small playing pitch and the
educational benefits of the proposal are outweighed by the partial loss of the playing area.

GreenBelt

Tandridge Local Plan Part 2: Detailed Policies 2014-2029
Policy DP10(b): GreenBeltDevelopment
Policy DP13: Buildingsin the Green Belt

National Planning Policy Framework — paragraphs 137, 147-148

183. The Government attaches greatimportance to Green Belts, with an aim to prevent urban sprawl by
keepingland permanently open. The essential characteristics of the Green Beltis the opennessand
the permanence.

184. Paragraph 147 of the NPPF states thatinappropriate development, is by definition, harmful tothe
GreenBeltand should notbe approved exceptin ‘very special circumstances’. Paragraph 148 of the
NPPF furtherstates, when considering planning applications, Local Planning Authorities should
ensure that substantial weightis given to any harm to the Green Belt. ‘Very special circumstances’

will not exist unless the potential harm to the Green Belt, by reason of inappropriateness, and any
otherharm resulting from the proposal, is clearly outweighed by other considerations.
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192.

Paragraph 149 of the NPPF statesthatthe Local Planning Authority should regard the construction
of new buildings asinappropriatein the Green Belt. The paragraphlistsa number of exceptions,
and sub-section (c) includes the extension oralteration of a building provided that it does not result
indisproportionate additions overand above the size of the original building.

Policy DP10(b) of the TDLPP2 states that within the Green Belt, planning permission forany
inappropriate development which is, by definition, harmfulto the Green Belt, will normally be
refused. Proposalsinvolvinginappropriate developmentinthe Green Belt will only be permitted
where very special circumstances exist, to the extent that other considerations clearly outweigh any
potential harmtothe Green Belt by reason of inappropriateness and any otherharm.

Policy DP13 of the TDLPP2 refers to buildings withinthe Green Belt. The policy states thatunless
very special circumstances can be clearly demonstrated, the Council will regard the construction of
new buildings asinappropriate in the Green Belt. Parte) of the policy refersto exceptionsand lists
extensionsand alterations. The policy further states that extensions or alterations of buildi ngs
withinthe Green Belt, where the proposal does not resultin disproportionate addition overand
above the size of the original building asitexisted at 1 July 1948, or if constructed afterthe relevant
date, as it was built originally. When assessing proposals for the extension of rebuilt buildings, the
Council will considerthe original building (as defined in criterion 'E') in comparison with the present
building and the proposed extension, in orderto determine whetherthe proposal would resultina
disproportionate addition.

Harm

The proposed development comprises of alarge buildinglocated at the rear of the existing school
buildingwith aninternal floorarea of 605m?. The proposed extension will extend southward
toward the school playing field and as such part of the playing field will be lost.

The proposal would see asubstantial buildingintroduced in an area of the site thatis currently free
of builtformand would therefore have an adverse impact on the spatial aspect of the Green Belt
openness. The proposal would therefore notfall within the exception set outin paragraph 149 (c) of
the NPPF. Accordingly for planning permission to be granted ‘very special circumstances’ should be
demonstrated.

The proposal is considered to be inappropriate developmentinthe Green Belt. The NPPF
establishes that substantial weight should be givento any harm to the Green Belt, and development
should not be approved expectinvery special circumstances.

The proposed developmentis fora new single storey extension to the rear of an existing school.
The harm caused to the openness of the Green Belt would be as a result of the increase inthe
footprint of the buildingand the ancillary hard surfaces. The footprint of the extension would be
approximately 605m? and the proposed materials, design, scale and mass would closely match the
existingbuilding. Officers considerthatthe spatial harmto the Green Belt, giventhe
disproportionate nature of the proposed extension, is moderate (takinginto accountthata smaller
extensiontothe building could be considered proportionate and therefore appropriate). However
giventhe sympatheticdesign and scale of the extension and location at the rear of the site the
visual impactonthe Green Beltis lessthan moderate. Officerstherefore conclude thatthe harm
causedto the Green Beltin this case would be moderate and not significant.

The proposed off-site highway works will resultin alternations being carried out along Rook Lane.
These alterationsinclude raised tables and cushions, signage, removal of part of the existingverge
and vegetation to accommodate lay-by parking provisions. Local transportinfrastructure and
engineering operations can be considered to be appropriate developmentin the Green Beltwhere
those works preserve openness and do not conflict with the purposes of Green Belt. Officers
considerthatinthis case the erosion of part of the grassed highway verge alongside the road,
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including the removal of existing vegetation and the laying of hardstanding to create parking
provisions, would cause harmto the rural appearance of the area and visual openness of the Green
Belt. As such officers considerthat less than moderate harm would be caused to the openness of
the Green Beltas a result of the urbanised appearance.

Officerstherefore considerthat the built form of the proposal and the off-site highway works would
overall cause moderate harmtothe openness of the Green Belt by virtue of inappropriate
development and loss of openness. Therefore, the proposal may only be permitted where very
special circumstances are demonstrated and which clearly outweigh all resulting harm, which in this
case alsoincludesthe harm caused tothe heritage assets asidentified in the preceding section of
thisreport.

The applicant has submitted a Green Belt Statement (GBS) setting out the very special
circumstances forthis development. The following considerations have been putforward to
demonstrate ‘very special circumstances’:-

Educational Need
The applicant has submitted an Educational Justification Statement (EJS) as part of the application.

The EJS outlines that the proposal provides an opportunity to re-organise the primary school places
inthe Caterhamareaby providingan all-through primary school at St Peters and St Pauls Infant
School. The proposed expansion would be in partnership with the Diocese of Southwark and the
Governing Body of the school.

The expansion of the school would allow forsiblings and pupils to remain at St Peters and St Pauls

through-outtheir primary school education, easing the transition from key stage 1to key stage 2
and improvingthe health and wellbeing of the pupils.

It would allow for St Peters and St Pauls School to offeradditional placestolocal pupilsandinturn
support St Johns CE Primary School by allowingthemtoreduce theirYear 3 intake. Both schools are
facing financial pressures, due to below overall capacity, and the reorganisation of the school places
would benefit each institution by ensuring that all pupils are placed inalocal school.

The County Council seeksto support, where possible, the availability of local schools forlocal
children. Securingan all-through primary school creates a sustainable future forthe school and
allows the school to adapt to the changing needs of the local community.

The proposed expansion would alsoresultin new and improved facilities, creatinga largersports
hall forindoorand recreational events.

As part of the expansion, the school isintending to offer additional wrap around childcare
provisions to assist parents. The before and after school provisions would also alleviate the traffic
congestion along Rook Lane during the peak drop off and pick up times.

Improved Road Network

The applicant has stated within the planning statement that the proposal would resultin less
congestion onthe immediateand widerroad network as parents/carers would not have to travel to
other primary schools to drop off and collection pupils. Thiswouldresult inareductioninvehicle
journeys, reducing congestion and allowing families to make environmentally friendly choices to
walk or cycle to school.

The proposed off-siteroadworks would provideimproved safety measures for pupils and would
improve parkingand footpath provisions along Rook Lane as well as reducing the speed limits
withinthe villageand surroundingroads. These measures would benefit the wider community.

Alternative Sites
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204. The expansion of the school would allow forlocal placement applications and would reduce the
needforpupilstotravel to otherprimary schools. Furthermore, the school is an established

educational facility within the village which has successfully supported pupils and residents since
the 1960s.

205. A comprehensive review of alternative sites, within the area, have been considered and have been
foundto beinappropriate. St Petersand St Pauls School has been foundto be the most suitable to
accommodate the growthinschool places and as such would secure the future viability of both St
Peters and St Pauls School and St John School. The proposal would also enable siblings to be placed
at the school, thereforeavoiding unnecessary journeys to otherschools.

206. Overall,inthe opinion of the applicant, the very special circumstances put forward clearly outweigh
the harm by reason on inappropriatenessand any otherharm. Assuch very special circumstances

existand the proposal accords with paragraph 148 of the NPPF and policy DP10(b) and DP13 of the
TDLPP2.

Green Belt conclusion

207. Officers have foundthatthe proposal would be inappropriate developmentinthe Green Belt. The
NPPF establishes that substantialweight should be given to any harm to the Green Belt, and
development should not be approved exceptinvery special circumstances. The proposal would
also have a moderate adverse impact on the openness of the Green Belt and would cause less than
substantial harmto the existing heritage assets. Veryspecial circumstances will not exist unless the
harm to the Green Beltand any other harm are clearly outweighed by other considerations.

208. Officers have reviewed the considerations put forward by the applicant. Officers acceptthe County
Education Authority’s view that the proposed extension of this school isneeded to secure the
longerterm provision of school placesin this area by ensuring the viability of both St Peters and St
Pauls School in Chaldonand St Johns Schoolin Caterham. Officersconsiderthatgreatweightcan
be attributed to providinglocal school places for pupils and ensuring their safe passage to and from
school. Paragraph 95 of the NPPF states thatlocal planning authorities should give great weight to
the needto create, expand oralterschools. The highways works arising fromthe proposal are
requiredtorenderitacceptable on highway safety ground and officers consider that these
measures will also improve highway safety for the wider community.

209. On balance officers concludethat very special circumstances have been demonstrated which
outweigh the moderate harm caused to the open character of the Green Belt and the less than
substantial harm caused to the heritage assets and therefore planning permission should be
granted.

Human Rights Implications

210. The Human Rights Act Guidance forInterpretation, contained inthe Preamble to the Agendais
expressly incorporated into this reportand must be read in conjunction with the following
paragraph.

211. Iltisrecognisedthatthe development hasthe potential to have animpacton the local environment
and local amenity. Officers considerthat these impacts can be addressed through the imposition of
planning conditions and that the scale of any potential impacts are not sufficienttoengagein
Article 8 or Article 1. Assuch the proposalisnot consideredtointerfere with any Convention right.

Conclusion

212. The proposed developmentinvolves the construction of asingle storey extension to the existing
school to accommodate the expansion of the school from a 1FE infant school to a 1FE primary
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school, including the construction of teaching classrooms with related support accommodation, WC
facilities, library, enlargement of the existing hall, and associated off-site highway works.

The scale, design and location of the proposed extension will make a positive contribution to the
existingschool and the surrounding built form. The applicant has selected materials which are in
keeping with the existing building and has chosen to install agreen/blueroof to allow for
biodiversity opportunities and sustainable drainage systems.

Giventhe reasonable separation distances between the nearest residential properties and the
existingand proposed landscaping provisions, officers are of the opinion thatthe re would be no
adverse impact caused toresidents. Itishoweveracknowledged thattheirwould be adisruptionto
residents duringthe construction of both the rear extension and the off-site highway works.

The arboricultural, landscaping, ecological and surface water drainage impacts of the proposal have
beenassessedanditisconcludedthatthese would notgive rise to any adverse impacts onthe
locality, subject to planning conditions.

Itisrecognisedthatthe proposed development would encroach onto the school’s playing fields.
The applicant has agreed to provide a small pitch with markings toformalise the playing fields.
Sport England have raised no objections to the proposal and as such officers support the expansion
and formalisation of the outdoor areas, including the provision of asmall playing pitch.

It isacknowledged thatthe expansion of the school would generate additional trafficon the
highway network. The additional trafficwould be fora limited period during the peak drop off and
collection of pupilsinthe morningand afternoon. The proposed off-site highway works would
resultinsafetyimprovements and would improve parking provision and pedestrian footwaysalong
Rook Lane.

Officers consider that the proposed development would be inappropriate development within the
Green Beltand would cause harm to both the openness of the Green Beltand harm to the heritage
assets, that cumulative harmis moderate. Inappropriate developmentis, by definition, harmful to
the Green Beltand should not be approved exceptinvery special circumstances. Very special
circumstances will notexist unless the potentialharm tothe Green Belt by reason of
inappropriateness and any otherharm resulting fromthe proposal is clearly outweighed by other
considerations. On balance officers concludethat very special circumstances have been
demonstrated which outweigh the moderate harm caused to the open character of the Green Belt
and less than substantial harm caused to the heritage assets. Therefore planning permission should
be granted, subject to planning conditions.

Recommendation
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That, pursuantto Regulation 3of the Town and Country Planning General Regulations 1992,
planningapplication ref: TA/2021/1213 be permitted subject to the following conditions:

Conditions:

IMPORTANT - CONDITION NO(S) [INSERTNO'S] MUST BE DISCHARGED PRIOR TO THE
COMMENCEMENT OF THE DEVELOPMENT.

1 The development to which this permission relates shallbe begun notlaterthan the
expiration of three years beginning with the date of this permission.

2. The development hereby approved shall be carried outin all respectsin accordance with the
following plans/drawings:

253296-D01 Rev A Location Planas Existingdated 6 July 2021
253296-D10 Rev ASite Plan As proposed dated 6July 2021
253296-D11 Rev A Ground Floor Plan as Proposed dated 6 July 2021
253296-D12 Elevationas Proposed dated 6 July 2021

253296-D15 Rev A Block Plan As Proposed dated 6 July 2021

0434-22-B-1 Rev A Landscape Planting Plan with Biodiversity enhancements dated 17
November 2022

4495-E100 RevP2External Lighting Plan dated 7 July 2021

3. Priorto the commencement of the development hereby permitted full details of the
associated off-site highways works as detailed on plan drawing nos 4874-008a Rev P01,
4874-008b Rev P01, 4874-008c Rev P01 and 4874-009a Rev P05, 4874-009b Rev P05, 4874-
009c Rev P03 shall be submitted to and approved inwriting by the County Planning
Authority to demonstrate how these works will be delivered in phasesto accord with the
requirements of condition 4and shall include results of full surveys and safety audits of the
highway.

4, The extension to the school building hereby permitted shall not be occupied unless and until
the off-site highways works associated with the development (as referred to in condition 3)
have been fullyimplemented on Rook Lane in accordance with the approved details,
including any phasing.

5. Priorto the commencement of development hereby permitted a Construction Transport
Management Plan (CTMP), shall be submitted to and approved in writing by the County
Planning Authority. The CTMP shall include details of:
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a) parking of vehicles of site personnel, operatives and visitors

b) loading and unloading of plantand materials

c) storage of plantand materials

d) programme of works (including measures for traffic management)

e) HGV deliveries and hours of operation

f) No HGV movements to or from the site shall take place between the hours of 08:30 and

9:15am and 15:00 and 16:00 nor shall the contractor permitany HGVs associated with the

development at the site to be laid up, waitingin Rook Lane, Mount Avenue, Chaldon
Common Road, Doctors Lane, Linden Drive or Church Lane duringthese times.

g) On-site turning for construction vehicles.
Only the approved details shall be implemented during the construction of the development.

6. The development hereby permitted shall not be first occupied until aschool travel plan has
been submitted toand approvedinwriting by the County Planning Authority. The submitted
details shall include details of measures to promote sustainable modes of transportand
provisionsforthe maintenance, monitoring and review of the impact of the Plan and its
further development. The development shall thereafter be carried outin accordance with
the approved details.

7. SuDS

The installation of the drainage measures in connection with the development hereby
permitted shall not commence until details of the design of asurface water drainage scheme
have been submitted toand approved in writing by the County Planning Authority. The
design must satisfy the SuDS Hierarchy and be compliant with the National Non-Statutory
Technical Standards for SuDS, NPPF and Ministerial Statement on SuDS. The required
drainage details shall include:

A) Evidence thatthe proposed final solution will effectively managedthe 1in30 & 1in
100 (+20% allowance for climate change) storm events, during all stages of the development
. The final solution should followthe principles setoutinthe approved drainage strategy. If
deep-bore infiltration is deemed unfeasible, associated discharge rates and storage volumes
shall be provided usinga maximum discharge rate of 11/s.

B) Detailed drainage design drawings and calculationstoinclude: afinalised drainage
layout detailing the location of drainage elements, pipe diameters, levels, and longand cross
sections of each elementincluding details of any flow restrictions and maintenance/risk
reducing features (silt traps, inspection chambers etc).

Q) A planshowingexceedance flows (i.e. during rainfall greaterthan design events or
during blockage) and how property on and off site will be protected fromincreased flood
risk.

D) Details of drainage management responsibilities and maintenance regimes for the

drainage system.
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E) Details of how the drainage system will be protected during the construction and
how runoff (including any pollutants)from the developmentsite will be managed before the
drainage systemis operational.

The development shall be undertakenin accordance with the approved details.

Priorto the first occupation of the development, a verification reportcarried outbya
qualified drainage engineer must be submitted to and approved by the County Planning
Authority. This must demonstrate that the surface waterdrainage system has been
constructed as perthe agreed scheme (ordetail any minorvariations), provide the details of
any management company and state the national grid reference of any key drainage
elements (surface water attenuation devices/areas, flowrestriction devices and outfalls),
and confirm any defects have been rectified.

Priorto the commencement of the development hereby permitted a plan showingthe
location and details of the proposed Tree Protection fencing shallbe submitted to and
approved in writing by the County Planning Authority and thereafter the protective
measures as approved shall remainin place until all works are completed.

The development hereby permitted shallbe implemented fully in accordance with the
recommendationsinthe Aboricultural implications Assessment ref: 2063-WWA-ZZ-XX-RP-L-
0601 Rev PLO3 dated 17.02.22. The developmentshallthereafterbe carried outin
accordance with the approved details.

The permitted hours for construction works are:
Monday to Friday 07:00 to 18:00 hours
Saturday 07:00 to 13:00 hours

Sunday and publicand bank holidays

Details of any works required outside of these permitted hours should be submitted to and
approved inwriting by the County Planning Authority beforehand.

Priorto the commencement of the development, an assessment should be submitted to,
and approved by, SCC,demonstrating that the Rating Level, LAr,Tr, of the noise emitted from
all plantand equipment associated with the application site shall not exceed the existing
representative LA90background sound level at any time by more than +5 dB(A) atthe
nearest noise sensitive receptor (NSR). The assessment shall be carried outin accordance
with British Standard (BS) 4142:2014+A1:2019 ‘Methods forrating and assessingindustrial
and commercial sound’.

The existing representative LA90background sound level shall be determined by
measurement that shall be sufficient to characterise the environment. The representative
level should be justified following guidance contained within BS4142:2014+A1:2019 and
agreed with the County Planning Authority (CPA).

The development hereby permitted shallbe carried outin accordance with the submitted
Landscape Planting Plan with biodiversity enhancement as shown on drawing number
0434/22/B Rev 1A dated September 2022.

Any trees, shrubs or planting forming part of the approved landscaping schemethat are
foundto be dead, dying, severely damaged or diseased within five years of the completion
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of the buildingworks or five years of the carrying out of the landscaping scheme (whichever
islater) shall be replacedinthe next planting season by specimens of similar size and species
inthe first suitable plantingseason andinthe same positions.

15. The development hereby permitted shall be carried outin accordance with the submitted
Habitat Mitigation and Enhancement planref: 0706_R02_EMMP dated 16 September 2022.
The development shall thereafterbe carried outin accordance with the approved details.

16. The development hereby permitted shallbe carried outin accordance with the submitted
extension external lighting plan drawing number 4495 E100 rev P2 dated 07.07.21 and
thereafterretained.

Reasons:

1 To comply with Section 91 (1)(a) of the Town and Country Planning Act 1990 as amended by
Section 51 (1) of the Planningand Compulsory Purchase Act 2004.

2. For the avoidance of doubtand inthe interests of proper planning.

3. To ensure that the development does not prejudice highway safety or cause inconvenience
to other highway usersandisin accordance with policy DP5 of the TDLPP2.

4, To ensure thatthe development does not prejudice highway safety or cause inconvenience
to otherhighway usersandisin accordance with policy DP5 of the TDLPP2.

5. To ensure thatthe development does not prejudice highway safety, nor cause inconvenience
to other highway users and accords with the National Planning Policy Framework and policy
DP5 of the TDLPP2.

6. To ensure thatthe development does not prejudice highway safety, nor cause inconvenience
to other highway users and accords with the National Planning Policy Frame work and policy
DP5 of the TDLPP2.

7. To ensure thatthe design meets the National Non-Statutory Technical Standards for SubDS
and the final drainage design does notincreaseflood risk on or off site in accordance with
policies DP21 of the TDLPP2 and NPPF.

8. To ensure that the drainage system s constructed to the National Non-Statutory Technical
standards for SuDS and to comply with policy DP21 of the TDLPP2.

9. To mitigate the loss of trees and to protect and enhance the character and appearance of
the surrounding areaand to comply with policy CSP21 of the TDLPP2.

10. To protectthe retainedtrees and to comply with policy CSP21 of the TDLPP2.

11. To protectthe amenity of noise sensitive receptors during the construction phase of the
development and in accordance with policy DP7 of the TDLPP2.

12. To protectthe amenity of noise sensitive receptors during the construction phase of the

development andinaccordance with policy DP7 of the TDLPP2.
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15.

16.

To ensure thatthe developmentintegrates well withits surroundings and protects the
amenities of the localityin accordance with Policy DP7 of the TDLPP2.

To ensure that the developmentintegrates well with its surroundings and protects the
amenities of the localityin accordance with Policies DP7 of the TDLPP2.

In the interests of biodiversity and in accordance with policies DP19 of the Tandridge District
Local Plan Part 2 and CSP18 of the Tandridge District Core Strategy.

To safeguard and protect the residential amenities and in accordance with policy DP7 of the
TDLPP2.

Informatives:

1

The attention of the applicantis drawn to the requirements of Sections 7and 8 of the
Chronically Sick and Disabled Persons Act 1970 and to Department for Children, Schools and
Families Building Bulletin 102 'Designing for disabled children and children with Special
Educational Needs' published in 2008 and Department of Education Building Bulletin 104
'‘Areaguidelines for SEND and alternative provision' December 2015, or any prescribed
documentreplacingthese notes.

Thisapproval relates only to the provisions of the Town and Country Planning Act 1990 and
must not be taken to imply or be construed as an approval underthe Building Regulations
2000 or for the purposes of any other statutory provision whatsoever.

In determiningthis application the County Planning Authority has worked positively and
proactively with the applicant by: (delete as appropriate) enteringinto pre -application
discussions; scoping of the application; assessing the proposals against relevant
Development Plan policies and the National Planning Policy Framework including its
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associated planning practice guidance and European Regulations, providing feedback to the
applicantwhere appropriate. Further, the County Planning Authority has: identified all
material considerations; forwarded consultation responses to the applicant; considered
representations frominterested parties; liaised with consultees and the applicanttoresolve
identified issues and determined the application within the timeframe agreed with the
applicant. Issues of concern have been raised with the applicantincludingimpacts of and on
noise/traffic/odour/air quality/dust/heritage/flooding/landscape/ecology/visual
impact/Green Beltand addressed through negotiation and acceptable amendments to the
proposals. The applicant has also been given advance sight of the draft planning conditions
and the County Planning Authorityhas also engaged positively in the preparation of draft
legal agreements. This approach has beenin accordance with the requirements of paragraph
38 of the National Planning Policy Framework 2021.

4, The applicantis advised that, underthe Wildlife and Countryside Act 1981, as amended
(Section 1), itis an offence to remove, damage or destroy the nest of any wild bird while that
nestisin use orisbeingbuilt. Planning consentforadevelopmentdoes not providea
defence against prosecution under this Act. Trees and scrub are likely to contain nesting
birds between 1 March and 31 Augustinclusive. Treesand scrub are presentonthe
application site and are assumed to contain nesting birds between the above dates, unlessa
recentsurvey has been undertaken by acompetent ecologist to assess the nestingbird
activity duringthis period and shownitis absolutely certain that nesting birds are not
present.

National Planning Policy Framework Planning Practice Guidancewaste; travellersites; planning for
schools development; sustainable drainage systems; parking and Starter Homes.

Contact Janine Wright

Tel. no. 020 8541 9897

Background papers

The deposited application documents and plans, including those amending or clarifying the proposal,
and responsesto consultations and representations received, as referred toin the reportand
includedinthe applicationfile.

For this application, the deposited application documents and plans, are available to view on our

online register. The representations received are publicly available to view on the district/borough
planningregister.

The Tandridge District Council planning registerforthis application can be found underapplication
reference TA/2021/1213.

Other documents

The following werealsoreferred tointhe preparation of this report:

Government Guidance

National Planning Policy Framework
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https://www.gov.uk/government/collections/revised-national-planning-policy-framework
http://planningguidance.communities.gov.uk/
https://www.gov.uk/government/publications/national-planning-policy-for-waste
https://www.gov.uk/government/publications/planning-policy-for-traveller-sites
https://www.gov.uk/government/publications/planning-for-schools-development-statement
https://www.gov.uk/government/publications/planning-for-schools-development-statement
https://www.parliament.uk/documents/commons-vote-office/December%202014/18%20December/6.%20DCLG-sustainable-drainage-systems.pdf
https://www.parliament.uk/business/publications/written-questions-answers-statements/written-statement/Commons/2015-03-25/HCWS488/
https://www.parliament.uk/written-questions-answers-statements/written-statement/Commons/2015-03-02/HCWS324
file://///DEF.surreycc.local/MasterGov/Template/Planning_wp_Template/reports/online%20register
https://www.gov.uk/government/collections/revised-national-planning-policy-framework

Planning Practice Guidance

The Development Plan
Tandridge District Core Strategy 2008 (adopted October 2008)

Tandridge Local Plan: Part 2 Detailed Policies 2014 (adopted July 2014)

Caterham, Chaldon and Whyteleafe Neighbourhood Plan 2018 to 2033 (adoptedJune 2021)

Other Documents
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http://planningguidance.communities.gov.uk/
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