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	Proposal(s)

	Erection of a part single/part two storey extension to the east wing, single storey extension to the west wing, new landscaping and the installation of new pedestrian and vehicular entrance gates, windows and associated alterations to an existing school (Class D1).

	Recommendation:
	Grant planning permission under Regulation 3 subject to a shadow s106 Agreement

	Application Type:
	Full Planning Permission


	Conditions or Reasons for Refusal:
	Refer to Draft Decision Notice

	Informatives:
	

	Consultations

	Adjoining Occupiers: 
	No. notified


	30

	No. of responses


	17

	No. of objections


	17


	Summary of consultation responses:


	Site Notice: 28/12/2012 - 18/01/2013
Press Notice: 10/01/2013 – 31/01/2013
16 letters of objection have been received to date which raise the following concerns:

- Noise / dust / pollution and the impact which this would have on the health of children attending Fleet School.
- Loss of privacy as windows on the side of the proposed east wing extension would overlook the playground.
- Scaffolding would need to be erected on the Fleet School playground in order to facilitate the development’s construction.

- Construction works should take place during the school holidays.

- The height of the 2/3 storey extension would impinge on the open feel of the playground.

Officer’s comment: These matters are addressed in the Assessment section of this report.

In addition, a letter of objection was received from the Chair of Governors of Fleet School. It should however be noted that during the determination of this application a significant number of meetings took place between Fleet School and the applicants. Through the submission of amended plans many of these concerns have been fully addressed. The original concerns are provided below:
- Fleet Primary School welcomes the project to redevelop Agincourt House. However, we have concerns about both the design and the building works. While many of these concerns, particularly with the design, have been ironed out during the course of the consultation, we feel that the health, safety, welfare and well being of our community has not been considered adequately.

- The Governing Body of Fleet Primary School takes its statutory responsibility for the health, safety and welfare of its children and staff very seriously and the way in which this project has progressed has meant that we have been unable to act with due diligence in this respect. We have not had the time, nor access to the relevant expertise to consider the impact of the project on our school in the detail that we would want to.

- The proposal was submitted on 24th December when the architect and project manager knew that we were unhappy about the plans and the proposal said that we had agreed to aspects which we had not. We have had very little time to consider the proposals and consult with our community of 235 children, 160 families, 35 staff and 18 governors. We have had to spend considerable time, with no expertise, to make sure that the concerns of our school have been considered. This lack of respect for our needs and time frames has continued and most recently new plans were submitted 48 hours before the extended deadline of the consultation, giving us no time the  consider the plans in detail or to canvas the views of our community. We cannot allow this project to progress to the detriment of our children's education and well being.

- Our primary concerns around the design were to do with the windows onto our playground. These have now been significantly reduced in size and while some in our community feel there should be no windows, the majority of people believe that it would be detrimental to the people working in the building to have no windows. The newest plans have now included screenings on the borders between the two schools which we welcome. However, we have asked for the shared MUGA between the two schools to be refurbished. It is currently in very poor condition. There is a problem with the drainage which, we have been advised, would not be able to be fixed once the new buildings have been built. It is therefore imperative that this is done as part of the project.
Officer’s comment: There is no requirement to improve the drainage of the MUGA as it falls outside of the development proposals and the minor increase in the number of people using it does not require for a contribution to be made towards it being upgraded.
- As the development would more than double the number of children on the site, the outdoor space available at Agincourt House, the courtyard, is too small. The importance of exercise and fitness for the health and well being of children and adults is obvious. We think that repairing, resurfacing and equipping the MUGA should be a requisite part of the development in order to support the children in both settings as well as providing a community resource.
Officer’s comment: The applicants have confirmed that the number of children attending the school would increase from 30 to 60 which would lead to a slight increase in use of the MUGA though not affecting the time available for Fleet Primary School to use it. Currently 265 children from both schools use the facility and as this increase would be minor in comparison Officers are not requiring a financial contribution towards the facility being upgraded.

The proposals would result in the reduction in the total area of the playground around Agincourt House, however development vastly improves its quality through the provision of a boxing and gym area and outside dining area. The MUGA facility is also considered to adequately cater for the children’s play needs.
- We have been told that no risk assessment has been done for the project. It is clear that there are risks to the members of both schools and the local community and this applies to the new buildings as well as to the construction process. We are particularly concerned about the vulnerable children, including those with SEN, in both communities. We would like a full risk analysis, by a qualified health and safety risk assessor, to be carried out including the risks to the children and adults at Fleet Primary School.
Officer’s comment: The applicant’s have confirmed that an Equalities Impact Assessment was carried out for the project, which assessed the possible impacts on various groups from the project and whether measures were needed to mitigate the risks.  In addition, the project has a risk register which has been used to identify possible risks and impacts, and to put in place measures to manage the risks.  

During the planning process, the proposals were re-assessed in response to the risks and issues raised by the school and others, and the design of the building was changed in order to reduce the impact and remove risks.  Particular attention has been paid to how to keep sufficient separation between the children at the school and Agincourt House, for example by positioning and size of windows, reducing opportunities for children to climb onto the roof, and screening at the front of Fleet school.
- In terms of the construction process, we have concerns about noise and the impact on the education of our children. We have several children in our school with sensory issues who find continuous noise very challenging and noise during the school day will impact on their concentration and therefore access to the curriculum. We have asked that very noisy works take place outside of school hours. The site is very near some of our classrooms. We have been told that it is not possible to restrict noisy works to out of school hours as this may disturb local residents. We believe that our children's education should not be compromised because of this proposal and given the length of the school holidays, it should be possible for very noisy works, on the area of the site that is close to our classrooms, to be done outside of school hours.

- Responding to this planning application has taken considerable time and patience. It is further complicated as it is Camden land on both sides with Camden considering the planning application. We do not have relevant expertise in our staff or governors. We understand that Hawley Infants School had an independent adviser when a hall of residence was built on their playground. We would therefore like the project to fund support for our school in terms of independent advice as the project progresses into the building stage. This would include but would not be limited to access to independent legal advice, architects, acoustic engineers, surveyors and health and safety risk assessors.



	CAAC/Local groups comments:


	Mansfield CAAC: No objection


	Site Description 

	The application site is a Victoria school building dating from 1884 and identified as making a positive contribution to the Mansfield Conservation Area within which it is located. Adjoining the site to the south east is Fleet School and there is an Ambulance Station to the north west. To the rear (south) of the site is a shared MUGA and residential dwellings beyond that. On the opposite (north) side of Agincourt Road to the school’s main entrance is a terrace of three storey houses.


	Relevant History

	2006/0370/P - Erection of a single storey side extension and first floor infill extension to north west elevation of place of education (Class D2) – Granted 17/03/2006

	Relevant policies

	Local Development Framework (2010):
Core Strategy
CS5 (Managing the impact of growth and development)

CS10 (Supporting community facilities and services)

CS11 (Promoting sustainable and efficient travel)

CS13 (Tackling climate change through promoting higher environmental standards)

CS14 (Promoting high quality places and conserving our heritage)

CS15 (Protecting and improving our parks and open spaces and encouraging biodiversity)

CS16 (Improving Camden’s health and well-being)

CS18 (Dealing with our waste and encouraging recycling)

CS19 (Delivering and monitoring the Core Strategy)

Development Policies
DP15 (Community and leisure uses) 

DP16 (The transport implications of development)

DP17 (Walking, cycling and public transport)

DP18 (Parking standards and limiting the availability of car parking)

DP19 (Managing the impact of parking)

DP20 (Movement of goods and materials)

DP22 (Promoting sustainable design and construction)

DP23 (Water)

DP24 (Securing high quality design)

DP25 (Conserving Camden’s heritage)

DP26 (Managing the impact of development on occupiers and neighbours)

DP28 (Noise and Vibration)

DP29 (Improving access)

DP31 (Provisions of, and improvement to, open space and outdoor sport and recreation facilities)

Camden Planning Guidance (2011):

CPG 1 (Design)

CPG 3 (Sustainability)

CPG 6 (Amenity)

CPG 7 (Transport)

CPG 8 (Planning Obligations)
Mansfield Conservation Area Appraisal and Management Strategy 2008
The London Plan 2011

NPPF 2012


	Assessment

	Background

The London Borough of Camden created the Camden Centre for Learning (CCfL) to provide a new vision for provision of education for students with Social, Emotional and Behaviour Difficulties (SEBD) across the borough. Prior to the submission of this application a feasibility study was carried out to review all the current sites that cater for students with SEBD: 
· Chalcot school is a special school which caters for KS3 (aged 11 - 14) and KS4 (aged 14 - 16) male students.
· Agincourt House is a KS4 pupil referral unit which caters for mixed students for a short time when they are excluded from school, usually one or two terms, after which they return to mainstream education.

· 115 Brecknock Road is a KS3 pupil referral unit that caters for mixed students for a short time when they are excluded from school, usually one or two terms, after which they return to mainstream education.
In addition to the above, Jack Taylor school was included in the study as this was due to close when the students moved to the new Swiss Cottage School.
The study concluded that the requirements of the educational vision for the CCfL could best be met by remodelling and extending Chalcot School and Agincourt House allowing for disposal or reuse of Jack Taylor School and 115 Brecknock Road.  

The proposed CCfL, based at two former sites (Chalcot School (KS3 campus) and Agincourt House (KS4 campus)), would bring together the students that currently attend the special school and pupil referral units and provide a comprehensive state of the art provision for the Local Authority’s young people with SEBD and their families divided up by key stage not type of provision.  The proposal would also collocate and combine with the health services elements for the same group making full use of the sites to be refurbished, remodelled and extended. It is intended that this should reduce costs of using out of borough facilities and improve efficiency of the provision of the respective services.

CCfL would provide a total of 100 spaces across the two sites, 40 spaces at Chalcot (which is the smaller site) and 60 places at Agincourt House.

Planning permission was granted in February 2013 for the alterations to Chalcot School which will be remodelled and extended to become the KS3 campus and will cater for the KS3 aged students who currently attend 115 Brecknock Road and Chalcot School (ref: 2012/6614/P). This application to extend and redesign the courtyard areas at the Agincourt House site has been submitted to provide for the additional KS4 school places required by the CCfL.
The Proposals
The application proposes the following:
· Demolition of an existing outbuilding and extension;

· Erection of a part single / part two storey extension to the east wing;
· Erection of a single storey extension to the west wing;
· New cycle parking spaces; 
· Timber pedestrian gate, screens and decorative fencing the front boundary;

· Landscaping of the rear playground area.
Assessment
The main planning considerations which need to be addressed have been identified as:
- Principle of development 

- Design / impact on the character and appearance of the conservation area
- Amenity

- Transport
- Landscaping/trees/biodiversity
- Sustainability 

These are considered below in the context of planning policy and other material considerations.
Condition/shadow Section 106 Agreement

The Council is the land owner and therefore planning conditions would be used instead of a s106 legal agreement to secure appropriate controls, mitigation and compensation measures for the scheme. In the event of the Council disposing of its interest in the land prior to implementation and/or occupation of the scheme it would be necessary to secure certain measures as part of a legal agreement. Therefore a condition/shadow s106 legal agreement would be prepared in tandem with the decision notice which would secure certain conditions as heads of terms.
Revisions
Through ongoing discussion between the neighbouring Fleet School, the applicants and Officers the following revisions have been made to the proposed development:

· Rearrangement of the some the windows and roof lights on the side elevation of proposed east wing extension;
· A screen on the east side boundary at the rear of the proposed extension - between the MUGA and Fleet School’s playground;

· Modifications to internal arrangements.
Principle of Development

The main policy context from the core strategy is CS10 which states that the Council will work with its partners to ensure that community facilities and services are provided for Camden’s communities and people who work in and visit the borough. This includes a range of improvements to 16 schools and educational facilities across the borough by 2014, a notion which is further supported by policy DP15 of Development Policies document.

In addition, the Council have the ‘Camden Centre for Learning’ which is an initiative to join-up resources and improve the offer for some of the most vulnerable children and young people in Camden: 

· children and young people with special educational needs 

· children and young people with emotional, behavioral and social difficulties who are struggling or who have been excluded from mainstream schools.

The application seeks to improve the existing educational provisions at Agincourt House, a school which provides for the children with emotional, behavioral and social difficulties. The principle of development is therefore supported by planning policy, subject to the scheme addressing the other planning considerations below.
Design / impact on the character and appearance of the conservation area
At the rear of the site there is an old wood store and boiler house which is proposed to be demolished.  This structure is not mentioned in the conservation area statement as making a positive contribution to the area although this is more likely to be because it was not surveyed.  An assessment of the structure reveals it to contain remnants of a number of structures including the chimney of a now demolished school building and wood store.  The existing structure has little architectural or historic interest and appears to be in a poor condition.  Irrespective of the quality of the replacement building no objection is raised to the demolition of this building. As the structure measures less than 115 cubic metres there is no requirement for this planning application to be accompanied by an application for conservation area consent for it to be demolished.
Front boundary works

The existing high level fencing to the front boundary wall proposed is to be replaced.  Presently this is in a poor condition and somewhat utilitarian in appearance.  Replacing it would be a more decorative fence of the same size which would be an improvement over the existing.  In order to reduce the impact of the fencing and not draw too much attention to it, the decoration would be on the lower part with the upper section being more lightweight and transparent.  

The existing vehicular gates are to be replaced but as these are modern no objection is raised to this.  A new pedestrian gate is to be inserted next to this but this would be small in scale and leave the majority of the wall unbroken.

It is proposed to replace the existing pedestrian gate on the Agincourt Road boundary of the site. A closer inspection of this reveals it to be an ornate metal design and although it has been reinforced it is of interest and should be retained.
Bulk and Massing of extensions
The proposals include the an part single / part two storey extension to the east side wing of the building which measures 28.5m (l) x 10.5m – 17.5m (w) x 3.5m – 9.5m (h) with a GIA of approx. 310sqm. The single storey extension to the west side wing measures 27.5m (l) x 7.3m (w) x 3.75m (h) with a GIA of approx. 200sqm.
The key feature of the existing building is the rhythm and form of the four gable walls fronting on Agincourt Road. The two extensions proposed on either side of the building would be well set back from this frontage and would still allow this form to be read.

The proposed western block would be largely screened in oblique views along Agincourt Road by the existing school building and the Ambulance Building. Views would therefore be largely from immediately opposite the school. Although a canopy projects beyond the line of the Ambulance Building, the bulk of the building sits behind, this gives it sense of subservience.

Longer views of the school building are possible from the east along Agincourt Road which makes this side of the school building more sensitive to alteration.  The single storey extension gives way to a two storey structure at the back of the site on the eastern elevation.  Such an approach works as the single storey element remains well below the eaves of the existing school building.

Although the two storey block is taller than the original school it sits so far back from the frontage that is appears detached from the original school and would not obscure views of the main building.

Detailed design
The design for the two storey block seeks to provide a connection with the existing building but because of its scale (in relation to the existing) it needs to read as distinctly separate.  The offset roof form provides this visual link but reinterprets it in a modern form.  

As the eastern extension will be taller than the original building its design is more muted in response to the more ornate and richly detailed original school building.  Subtle details such as coloured glazing and tiles, recessed gutter detailing and variation in coursing of the roof material are used to add interest to the façade but without creating too elaborate a building which would compete with the original school. 

In reference to the two colours used in the original building (yellow stocks with red brick dressings) a lighter brick is proposed with elements picked out is green ceramic tiles.  Both materials are intentionally different from the original building so as not to appear to be replicating them which would be unconvincing on a building of this scale.

Although the green colour of the tiles is not found in the conservation area it is acknowledged that the facades where there are used are pushed well back from the Agincourt Road frontage and would not compete with the original main facade.

Given the proposed extension’s simple strong form the success of the building will come down to the fine detailing. Officers therefore require that detailed drawings and samples of materials should be attached as conditions to ensure the design quality comes through in the building’s final design.
Replacement windows

It is proposed to replace the windows on the front elevation with double glazed units.  In principle no objection is raised as given the thick framing of the existing windows a similar design should be able to support the extra weight of double glazed units.   Detailed drawings should be required by way of condition so as to ensure that the detailed design does not significantly change.
Amenity 

Given the siting of existing surrounding residential dwellings the proposed development would not result in a loss of outlook or increased sense of enclosure. In addition, there would be no loss of privacy or harm caused through lightspill as a result of the proposed extensions.

The applicant has submitted a daylight study which focuses on the potential impact of the east wing extension on the Fleet School playground which lies along the site boundary. The findings of the study are such that there is marginal overshadowing between 12:30 and 15:00 throughout the year. However, there when the playground is in use over the busy lunch time period (12:00 – 13:30) there is unlikely to be any overshadowing at all. The proposals would therefore not undermine the function of the playground and is therefore acceptable. 

Concerns have been raised by parents of children who attend Fleet School that the proposed east wing extension would have an overbearing impact upon its playground. The proposal’s design has regard to this issue by the focusing the main bulk of the building towards the rear of the site. The single storey element of the extension would follow the length of the playground, however this would only protrude approx. 1m above the height of the existing boundary wall and is therefore acceptable.

To ensure that the privacy of staff and children at Fleet School is retained all of the windows at ground floor level are required to be obscurely glazing. Through discussions with the school the application has also been amended to include a screen above an existing wall which would ensure that there is no overlooking between the users of the MUGA and school. The details and retention of this screen would be required through a planning condition. 
In terms of the use of the MUGA, the applicants have confirmed in writing that this would be unaffected by the increase in pupils numbers at Agincourt House so the time set aside for use by the Fleet Primary School will not change.

Transport
Cycle Parking

Camden's Parking Standards for cycles DP18, states that one storage or parking space is required per 250sqm of Class D1 usage. The school already has a cycle storage area but as part of this development is looking to significantly increase cycling as a mode used to access the school by constructing a 36 space storage facility. This will more than meet Camden’s minimum requirements and is supported by officers. Details of the cycle parking spaces and facilities are required to be provided through a condition.
Car free 

The site has a Public Transport Accessibility Level of (PTAL) of 4 (good) and is within a Controlled Parking Zone. The proposed development is not proposing any new parking requirements and therefore complies with the Car Free Policy of Camden Council. 

Construction

Due to the level of works that will need to take place in order to build the proposed extension to the school and the challenging levels of access to the site it has been necessary to consider the need for a Construction Management Plan (CMP). Normally CMP’s are reserved for proposals to create more than 10 residential units or 1,000sqm of commercial property however there are cases where the impact of a build process for a small development will have a significant impact on the local area and in these cases a CMP can be considered. In this case the developer has provided a partial CMP covering operation times and vehicle access routes and types that goes some way to providing confidence in the construction of this extension. However, a full CMP is required to provide more detail and specifically to ensure that local residents are consulted with about the full development. It would also be advised that works take place outside of term time and where possible away from transport rush hours. 

Landscaping / trees / biodiversity
The scheme results in the removal of 3 birch trees and a one cockspur horn from the grounds at the rear of main school buildings. The submitted landscape plan identifies that three new medium sized trees would be planted within the courtyard to the east. These trees are considered by Officers to represent adequate replacements for those being removed. The application also proposes to make various alterations to the rear courtyard area by proposing a one to one garden, an outside gym and boxing area and a dining/classroom area. A new stepped access to the existing MUGA is also proposed. All of these measures to improve the use of the courtyard are acceptable, however Officers consider that a landscaping condition should be appended to any planning approval which would require for further details to be submitted and approved
As part of this submission the applicants put a significant amount of resources into ensuring that the design and materials used in the construction of the building would not pose a potential health and safety risk to users of the application site and neighbouring sites. Whilst the provision of green / brown roofs encourage biodiversity and would be applicable in this instance significant concerns have been raised by the applicants and Fleet Primary School that the installation of such roofs would invite to climb on the roof and destroy it, causing a health and safety hazard by stones and turf being thrown down into the playgrounds below. In light of these considerations Officers and willing to adopt a pragmatic approach by recommending that a green / brown roof is not required in this instance.
In line with requirements of CS15 Officers would expect to see landscaping that is beneficial to the site’s biodiversity, including bats. The development should therefore incorporate the provision of bird/bat bricks into the facades, the details of which should be secured through a condition.
Sustainability

Camden’s Core Strategy policy CS13 and Development Policies DP22 and DP23 require all developments to contribute to the mitigation of and adaptation to climate change, to minimise carbon dioxide emissions and contribute to water conservation and sustainable urban drainage. In order to address these requirements the applicant has submitted an Energy Strategy for the development. 

The overall approach to reducing CO2 emissions should be through a range of measures in line with a 3-step hierarchy of i) using less energy; ii) supplying energy efficiently; and iii) using renewable energy. The benchmark used is the Part L 2010 Building Regulations over which a 25% improvement should be achieved in the period 2010-2013.
The proposed energy efficiency measures for the new extensions include a well insulated building fabric (including upgrading the existing school building), high levels of air tightness and heat recovery beyond. Other measures proposed include green roofs and photovoltaic panels. The submitted report confirms that the building would be responsible for 28% fewer CO2 emissions than the ‘notional’ building due to passive design features and the incorporation of renewable / low carbon technologies. A condition/clause in the shadow s106 would ensure the proposed targets are met.
Recommendation: The application should be approved subject to conditions / shadow s106 agreement.


