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Reference: Site:
17/01171/FUL Smurfit Kappa Lokfast Site
London Road
Purfleet
RM19 1QY
Ward: Proposal:
West Thurrock and | Proposed construction of part three / part four-storey, 6-form
South Stifford entry secondary school for 1,150 students (including 250 sixth
form pupils) in 8,850 sq.m. new school building

Plan Number(s):

Reference Name Received
17075-LSI-A1-GF-DR-A- | Site Location Plan 30.08.17
1170

17075-LSI-A1-GF-DR-A- | General Arrangement Plan Existing Site Plan 30.08.17
1200

17075-LSI-A1-GF-DR-A- | General Arrangement Plan Proposed Ground 30.08.17
1300 Floor

17075-LSI-A1-01-DR-A- | General Arrangement Plan Proposed First 30.08.17
1301 Floor

17075-LSI-A1-02-DR-A- | General Arrangement Plan Proposed Second | 30.08.17
1302 Floor

17075-LSI-A1-03-DR-A- | General Arrangement Plan Proposed Third 30.08.17
1303 Floor

17075-LSI-A1-RF-DR-A- | General Arrangement Plan Proposed Roof 30.08.17
1304

17075-LSI-A1-ZZ-DR-A- | General Arrangement Elevations Proposed — 30.08.17
1350 Teaching Block 1 of 2

17075-LSI-A1-ZZ-DR-A- | General Arrangement Elevations Proposed — 30.08.17
1351 Teaching Block 2 of 2

17075-LSI-A1-ZZ-DR-A- | General Arrangement Elevations Proposed — 30.08.17
1352 Sports Block

17075-LSI-A1-ZZ-DR-A- | General Arrangement Sections Proposed — 30.08.17
1370 Teaching Block 1 of 2

17075-LSI-A1-ZZ-DR-A- | General Arrangement Sections Proposed — 30.08.17
1371 Teaching Block 2 of 2

17075-LSI-A1-ZZ-DR-A- | General Arrangement Sections Proposed — 30.08.17
1372 Sports Block

17075-LSI-A1-XX-DR-A- | Visualisations Key Views 30.08.17
1400

D2505 L.001 Rev. A Proposed Landscape Masterplan 30.08.17
D2505 L.002 Rev. A BB103 Areas Calculation Plan 30.08.17
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D2505 L.003 Rev. A Landscape Access Strategy Plan 30.08.17

D2505 L.201 Rev. A Proposed Landscape Boundaries and Fencing | 30.08.17
Plan

D2505 L.205 Rev. A Hard Landscape General Arrangement Plan 30.08.17

D2505 L.300 Rev. A Soft Landscape General Arrangement Plan 30.08.17

D2505 L.400 Rev. A Landscape Site Sections Sheet 1 of 2 30.08.17

D2505 L.401 Rev. A Landscape Site Sections Sheet 2 of 2 30.08.17

The application is also accompanied by:

e Acoustic Strategy Report;

e Construction Management Plan;

e Design Panel Review Feedback;

e Design and Access Statement;

e Flood Risk Assessment and Drainage Strategy;

e Interim School Travel Plan;

e Land Quality Statement and Controlled Waters Detailed Quantitative Risk
Assessment;

¢ Noise Impact Assessment;

e Planning Statement;

e Preliminary Ecological Appraisal;

e Transport Assessment

Applicant: Validated:

Kier Construction Ltd. 31 August 2017
Date of expiry:

30 November 2017
Recommendation: Grant planning permission subject to conditions.

1.0 DESCRIPTION OF PROPOSAL

1.1 In summary, this application proposes the redevelopment of the site to construct a
6 form entry secondary school for 1,150 pupils, including 250 sixth form pupils. The
key components of the proposals are described in the table below:

Site Area 2.67Ha

Proposed Floorspace Teaching block: 7,600 sq.m.

Sports hall: 1,250 sq.m.

TOTAL: 8,850 sq.m.

Height Teaching block: four-storeys c¢.15.8m above finished
ground level

Sports hall: two-storeys ¢.10m above finished ground
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1.2

1.3

1.4

1.5

level

No. of staff 120 full time equivalent

Parking 76 car parking spaces (including 4 spaces for disabled
users

Cycle parking

School Sports Areas 1 no. grass football pitch (c.82m x ¢.50m)

3 no. external hardsurfaced multi use games areas
(basketball, tennis etc.

Sports Hall: 4 courts

The proposed school, to be known as Harris Academy Riverside, would be
operated by the Harris Federation who currently operates over 40 academy schools
(primary, secondary and sixth form) throughout London and surrounding areas,
including the Harris Academy and Harris Primary Academy, both at Chafford
Hundred.

Site Layout:

Two buildings to serve the school are proposed to be broadly located in the centre
of the site, east of the access onto London Road. The proposed part two-storey
sports hall would be located closest to the London Road frontage, with the four-
storey teaching block positioned approximately mid-way between the railway line
and London Road. The existing point of vehicular access onto London Road would
be re-located a short distance to the west and access for pedestrians into the site
would be adjacent to the new vehicular access. A main car park would be located
on the western part of the site and to the rear of existing dwellings at nos. 1-7
Southland Terrace. The far western corner of the site, which is a somewhat
awkward triangular shape, would remain as a soft-landscaped area, with ecological
enhancements.

The central part of the site, adjacent to the teaching block and sports hall would be
occupied by the multi-use games area (MUGA) and a hard-surfaced area to be
used as ‘social space and external dining’. A soft-landscaped buffer is proposed
adjacent to the railway line. The eastern part of the site would be occupied by a
natural grass football pitch, with further soft landscaping adjacent to the boundary
with London Road.

Proposed Buildings:

As noted above, two school buildings are proposed. A sports hall building would be
positioned a minimum of c. 7.5m from the London Road frontage. This structure
would measure c. 34m in length (as seen from London Road), with a width
(measured north to south) of c. 29m. The proposed sports hall would be a
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1.6

1.7

1.8

1.9

maximum c.10m in height above finished ground levels, incorporating a full-height,
4 court hall with part two-storey changing rooms, fitness studio etc. The sports hall
would be a flat-roof building with finishing materials comprising facing buff-coloured
brickwork, insulated light-coloured render and profiled metal cladding in an orange-
colour to match elements of the school uniform.

The proposed teaching block would be sited c. 45m south of the London Road
frontage and c. 22m east of the rear garden of no. 7 Southland Terrace. The
external footprint of the building would measure c. 35m wide ( as seen from London
Road) with a length (measured north to south) of c.63m. At ground floor level the
main entrance would be positioned at the north-eastern corner of the block. This
level would contain the larger spaces associated with the school such as assembly
halls, dining hall, kitchen, drama, music and ancillary floorspace. At first floor level
science teaching rooms would be arranged around the perimeter of the building
with a central void over the ground floor assembly halls. Similarly teaching spaces
at second and third floor levels would be generally arranged around a central void
above the ground floor halls. Teaching spaces for 6th form students would be
located on the third floor.

The teaching block would be a flat-roof building with a maximum height of c. 15.8m
above finished ground levels. The entrance located at the building’s north-eastern
corner would be defined by a two-storey glazed, curtain wall feature. The ground
floor ‘plinth’ of the block would be constructed from a buff-coloured brick, with upper
floors finished with an insulated render system graded from dark grey (first floor) to
light grey (third floor). The three full-height stairwells would be finished with
insulated metal cladding in a colour to match the proposed sports hall. All
elevations would incorporate regularly-spaced aluminium frame window openings
with an integral louvre system.

Access and Parking:

As noted above, the proposed point of access for vehicles and pedestrians would
be close to the existing access onto London Road. South of the new access a two-
way road would lead to a main car parking area providing 68 car parking spaces
and a refuse storage area. The proposed arrangement of this main car park would
enable vehicles to turn. A smaller area of parking for 8 cars, including spaces for
disabled users, would be positioned closer to the main entrance of the teaching
block. A bicycle storage area would be positioned adjacent to the sports hall.

Associated Application:

The same applicant has submitted an associated full planning application (ref.
17/01176/FUL) proposing site enabling and preparation works to facilitate the
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construction of the school, should planning permission be granted. The scope of
this associated planning application includes:

e site investigation works comprising ground gas monitoring;

e monitoring and management of Japanese Knotweed on-site;

e construction of a haul road at the new site access;

o lifting of existing ground floor slabs and crushing for re-use on the site;

e remediation of any contaminated sub-soils; and

e ground re-profiling to achieve finished ground levels across the site of between
+1.5m to +5m.

This associated planning application will be determined under delegated powers as
the proposals do not raise any strategic issues which would require consideration
by the Planning Committee.

SITE DESCRIPTION

The application site comprises an irregular-shaped parcel of land located on the
southern side of London Road (A1090), to the east of Purfleet railway station. The
site covers an area of c.2.67 hectares, with a frontage to London Road (measured
east to west) of ¢.190m and a maximum depth (measured north to south) of
c.170m.

Historically the site formed the western part of the larger Thames Paper / Board
Mills factory site and large areas of the application site were occupied by industrial /
warehouse buildings and hardstandings associated with this former use. The
majority of buildings associated with the former use were demolished in recent
years. Historic mapping suggests that the far-western part of the site, although part
of the former factory site, has always remained open. This western part of the site,
which is triangular in shape, is currently overgrown with vegetation. The central
part of the site comprises the ground slab and hardstandings associated with the
former buildings occupying the site. The eastern part of the site is also
hardsurfaced but is actively used for open storage by the adjoining occupier
(International Timber).

London Road forms the northern boundary of the site. Residential uses,
comprising two-storey terraces and three-storey flats are located on the northern
side of London Road. To the west of the site and on the southern side of London
Road are two-storey terraces of late Victorian / early 20t Century houses. The
Purfleet to Grays railway line forms the southern boundary of the site. To the east
of the site is the International Timber site, used for the storage and distribution of
timber products. Two modern buildings associated with International Timber,
comprising a sawmill and warehouse adjoin the site’s eastern boundary.
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The site is accessed via an existing crossover onto London Road located close to
the western boundary. The site’s boundaries to London Road and the railway line
are marked by trees and shrubs. The site is located within the high-risk flood zone
(Zone 3a), although it benefits from flood defences adjacent to the River Thames.
The site are generally flat and low-lying, although the ground slab of former
buildings is elevated above the rest of the site and there is a pronounced drop
between levels on London Road (c.3.5m — 3.8m) and the northern part of the site
(c.1.0m—=1.1m).

The south-eastern corner of the site is within the ‘Outer Zone’ allocated around the
Esso Purfleet Fuels terminal large scale petrol storage site. The site is allocated
within an employment as defined by the Policies Map accompanying the adopted
LDF Core Strategy.

RELEVANT HISTORY
The site has an extensive planning history associated with its historic use for

commercial purposes. The most recent planning history is set out in the table
below:

Application Reference | Description of Proposal Decision

11/50401/TTGOUT Demolition of existing buildings; site | Approved
preparation; redevelopment of the
application site for a mix of uses
including; Residential (up to 3,000 units);
Retail Floorspace - Use Class A1,
Financial & Professional Services
Floorspace - Use Class A2, Food & Drink
Facilities - Use Classes A3, A4 & A5
(6,900sg.m.); Employment & Business
Uses — Use Classes B1, B2 & B8
(31,000sg.m.); Hotel — Use Class C1
(3,300sgm); Community, School & Civic
Facilities - Use Class D1 and Leisure
Uses — Use Class D2 (6,500sq.m.); Car
Parking Spaces; Relocation of Existing
Station Ticket Hall; Public & Private Open
Space and Landscaping, Highways,
Access, Engineering and Associated
Works.

14/01127/DMI Demolition of former Smurfit Kappa | Lapsed
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factory and warehouse building.

15/00009/FUL

Change of use of land and warehouse for
the storage of plant, vehicles and building
materials.

Approved

16/01368/SCO

Request for an Environmental Impact
Assessment (EIA) Scoping Opinion:
Proposed residential-led,  mixed-use
redevelopment comprising residential
uses, community uses (including a new
primary  and secondary  school),
commercial floorspace including business
and retail (including food and beverage
retail), hotel floorspace, railway station,
studio and energy centre uses together
with associated infrastructure, amenity
space and landscaping.

Advice Given

17/00080/DMI

Application for prior notification of
proposed demolition: Demolition of the
existing building on Former Smurfit
Kappa site.

Approved.

17/01023/SCR

Request for EIA Screening Opinion -
Proposed construction of a part three /
part four-storey, 6-form entry secondary
school for 1,150 students (including 250
sixth form pupils) in 8,820 sq.m. new
school building.

EIA Not
Required

17/01176/FUL

Enabling works (associated with the
proposed development of Harris
Riverside Academy - planning application
ref.  17/01171/FUL) including site
investigation works; Japanese knotweed
management; haul road construction; the
liftng and removing of ground
obstructions; the crushing of concrete
from slab and obstruction removal;
remediation works; site profiling; and
service disconnections and diversions.

Under
consideration

This site is located within the larger Purfleet Centre regeneration masterplan area,

promoted by Purfleet Centre Regeneration Ltd. (PCRL).

Although there is an

extant outline planning permission for the Purfleet Centre scheme (ref.
11/50401/TTGOUT) this permission is unlikely to be implemented. It is understood
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4.7

that PCRL are working towards the future submission of a planning application
based on revised parameters from the outline consent.

CONSULTATIONS AND REPRESENTATIONS

Detailed below is a summary of the consultation responses received. The full
version of each consultation response can be viewed on the Council’s website via
public access at the following link: www.thurrock.gov.uk/planning

PUBLICITY:

This application has been advertised by way of individual neighbour notification
letters (sent to 424 addresses), press advert and public site notices which have
been displayed nearby. The application has been advertised as a major
development and as a departure from the development plan. Two letters of
objection have been received raising concerns regarding:

e potential overlooking;
e |oss of views;

e additional traffic;

e increased pollution;

e litter; and

® noise.

One letter has been received expressing support for the principle of the
development, but also raising concerns regarding:

e impact on air quality;
e increased traffic; and

e need for improved footpath / cycle links.

ANGLIAN WATER:
No objections.
ENVIRONMENT AGENCY:

No objections, subject to conditions addressing ground contamination and flood
risk.

ESSEX COUNTY COUNCIL (ARCHAEOLOGY):

No objections.


http://www.thurrock.gov.uk/planning
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4.14

4.15

4.16

417

ESSEX & SUFFOLK WATER:
No objection.

NETWORK RAIL:

No response received.
PURFLEET VILLAGE FORUM:
No response received.

SPORT ENGLAND:

The principle of development is supported by Sport England as a non-statutory
consultee. Advisory comments are offered regarding the design and layout of the
proposed sports hall. The applicant is urged to consider providing an artificial grass
pitch rather than a natural turf pitch. A number of conditions to be attached to any
grant of planning permission are suggested.

EDUCATION:
No objection.

ENVIRONMENTAL HEALTH:

Air Quality — no air quality issues;

Land Contamination — the site will be suitable for the proposed use if the recommended
measures are completed;

Noise — no significant impacts;

External Lighting — no objections, subject to condition;

Construction Impacts — no objections, subject to implementation of a construction
management plan.

FLOOD RISK MANAGER:

No objection subject to condition.
HEALTH & WELLBEING:

No response received.

HIGHWAYS:



| Planning Committee 02.11.2017 | Application Reference: 17/01171/FUL

4.18
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5.1

5.2

No objections, subject to conditions and obligations.
LANDSCAPE & ECOLOGY:

No objections. The conclusions of the applicant’'s ecological appraisal are
considered to be appropriate. The proposals would not result in visual, landscape
or ecological harm.

SPORT & LEISURE:

Purfleet has extremely limited sports facilities and in particular sports fields. The
proposed sports hall, fitness suite, pitch and MUGA which will be available for
community use are welcomed. However, serious concerns are raised regarding the
provision of a single grass pitch. This pitch will have limited ability to meet school
needs and will be unusable at times. The pitch would have very limited community
use. Provision of an artificial-surface floodlit pitch is suggested which could enable
more intensive use, including community use. Although initially more expensive, an
artificial pitch would provide income opportunities for the school.

POLICY CONTEXT
National Planning Guidance

National Planning Policy Framework (NPPF)

The NPPF was published on 27" March 2012. Paragraph 13 of the Framework
sets out a presumption in favour of sustainable development. Paragraph 196 of the
Framework confirms the tests in .38 (6) of the Planning and Compulsory Purchase
Act 2004 and s.70 of the Town and Country Planning Act 1990 and that the
Framework is a material consideration in planning decisions. Paragraph 197 states
that in assessing and determining development proposals, local planning
authorities should apply the presumption in favour of sustainable development.

The following headings and content of the NPPF are relevant to the consideration
of the current proposals:

4. Promoting sustainable transport;

7. Requiring good design

8. Promoting healthy communities;

10. Meeting the challenge of climate change, flooding and coastal change; and
11. Conserving and enhancing the natural environment.
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5.4
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Planning Practice Guidance (PPG)

In March 2014 the Department for Communities and Local Government (DCLG)
launched its planning practice guidance web-based resource. This was
accompanied by a Written Ministerial Statement which includes a list of the
previous planning policy guidance documents cancelled when the NPPF was
launched. PPG contains 48 subject areas, with each area containing several
subtopics. Those of particular relevance to the determination of this planning
application comprise:

e Climate change;

e Design;

e Determining a planning application;

e Flood risk and coastal change;

e Health and wellbeing;

e Land affected by contamination;

e Natural environment;

e Noise;

e Open space, sports and recreation facilities, public rights of way and local
green space;

e Renewable and low carbon energy;

e Travel Plans, Transport Assessments and Statements; and

e Use of planning conditions

The ‘Policy statement — planning for schools development’ (2011) is also relevant to
this case.

Local Planning Policy

Thurrock Local Development Framework

The Council adopted the “Core Strategy and Policies for the Management of
Development Plan Document” (as amended) in 2015. The following Core Strategy
policies apply to the proposals:

Spatial Policies:

e (CSSP2 (Sustainable Employment Growth);
e (CSSP3: Sustainable Infrastructure); and
e OSDP1 (Promotion of Sustainable Growth and Regeneration in Thurrock)

Thematic Policies:
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e CSTP6: Strategic Employment Provision

e CSTP10 (Community Facilities)

e (CSTP12 (Education and Learning)

e CSTP14 (Transport in the Thurrock Urban Area: Purfleet to Tilbury)
e CSTP19 (Biodiversity)

e CSTP22 (Thurrock Design)

e CSTP25 (Addressing Climate Change)

e CSTP26 (Renewable or Low-Carbon Energy Generation)

e CSTP27 (Management and Reduction of Flood Risk)

Policies for the Management of Development:

+  PMD1 (Minimising Pollution and Impacts on Amenity)

+ PMD2 (Design and Layout)

+ PMDS5 (Open Spaces, Outdoor Sports and Recreational Facilities)
+ PMD?7 (Biodiversity, Geological Conservation and Development)

+ PMDS8 (Parking Standards)

+  PMD9 (Road Network Hierarchy)

+ PMD10 (Transport Assessments and Travel Plans

+ PMD12 (Sustainable Buildings)

+ PMD13 (Decentralised, Renewable and Low Carbon Energy Generation); and
+ PMD15 (Flood Risk Assessment)

+ PMD16 (Developer Contributions)

Thurrock Core Strateqy Position Statement and Approval for the Preparation of a
New Local Plan for Thurrock

The above report was considered at the February 2014 meeting of the Cabinet.
The report highlighted issues arising from growth targets, contextual changes,
impacts of recent economic change on the delivery of new housing to meet the
Borough’s Housing Needs and ensuring consistency with Government Policy. The
report questioned the ability of the Core Strategy Focused Review and the Core
Strategy ‘Broad Locations & Strategic Sites’ to ensure that the Core Strategy is up-
to-date and consistent with Government Policy and recommended the ‘parking’ of
these processes in favour of a more wholesale review. Members resolved that the
Council undertake a full review of Core Strategy and prepare a new Local Plan.

Thurrock Local Plan

In February 2014 the Council embarked on the preparation of a new Local Plan for
the Borough. Between February and April 2016 the Council consulted formally on
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an Issues and Options (Stage 1) document and simultaneously undertook a ‘Call
for Sites’ exercise. It is currently anticipated that consultation on an Issues and
Options (Stage 2 Spatial Options and Sites) document will be undertaken in late
2017 / early 2018.

ASSESSMENT

The planning issues to be considered in this case are:

l.

1.
1.
V.
V.
VI.
VII.
VIII.
IX.

Development Plan designation & principle of development
Site layout and design issues

Impact on amenity

Highways & transportation

Noise

Flood risk

Ground conditions

Ecological considerations

Energy & sustainability.

|. DEVELOPMENT PLAN DESIGNATION & PRINCIPLE OF DEVELOPMENT:

The ‘Policies Map’ accompanying the adopted Core Strategy and Policies for
Management of Development (as amended) (2015) identifies the site as within a
‘Primary Industrial and Commercial Area’, reflecting the historic use of the site as
part of the larger ‘Thames Paper / Board Mills’ site. For this reason the proposal
has been advertised as a departure from the development plan. However, the Core
Strategy defines Purfleet as a ‘Regeneration Area’ and makes the following
references to its future growth and redevelopment:

Chapter 3 — The Future of Thurrock (para.3.10) — “Purfleet will have a new
centre with a thriving community at its heart”.

Para.3.20 — “(Purfleet) Regeneration will be founded on the development of a
mix of dwellings, employment and community facilities focused around a new
centre adjoining the railway station and riverside”.

Strategic Spatial Objectives: SS01 — “Achieve sustainable communities in
Thurrock with regeneration and growth focused in the existing urban areas
(Purfleet ...)”

Strategic Spatial Objectives: SS06 — “Secure and make provision for health and
education, and other community facilities that will enhance Thurrock’s
community wellbeing by addressing current deficits and the requirements
arising from new development focused on the urban areas (Purfleet ...)”

Policy CSSP3 (Sustainable Infrastructure) identifies a list of Key Strategic
Infrastructure Projects which are essential to the delivery of the Core Strategy,
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including (under the heading of “Secondary Education”) “new build, refurbishment
and expansion of existing mainstream secondary schools”. This development plan
policy therefore identifies the general need for new build secondary schools as
items of key infrastructure. Data from the Council’s current ‘Pupil Place Plan 2017-
2021’ indicates that only one of the two existing secondary schools in the ‘West
Planning Area’ (Ormiston Park Academy) has available capacity. The other
secondary school in this area (Ockendon Academy) experiences projected pupil
numbers in excess of its published admission number. The five secondary schools
within the adjoining ‘Central Planning Area’ are all projected to experience
projected pupil numbers in excess of the published admission numbers in future
years. The Pupil Place Plan therefore demonstrates a clear need for additional
secondary school places in the centre and west of the Borough.

Policy CSTP12 (Education and Learning) sets out a general approach which
includes:

“l. the Council’s objective and priority to maximise the benefit of investment in
buildings, grounds and ICT, to achieve educational transformation;

Il. the provision of pre-school, primary school, high school, further education and
special education facilities meets current and future needs”.

Under the heading of ‘Secondary Education” CSTP12 goes on to state that “To
meet the educational, training and community needs of young people and their
families for the period of this plan, the Council is committed to replace and improve
mainstream secondary school provision and will work with partners to identify
and/or confirm sites of an appropriate size and location for schools”.

Therefore, in general terms Core Strategy policies support the provision of
education facilities, including new build schools. As work on the Council’s
emerging Site Specific Allocations Plan was suspended pending preparation of a
new Local Plan, a specific location for a new secondary school in Purfleet has not
been identified.

The planning history section of this report (above) includes reference to the extant
outline planning permission for the Purfleet Centre regeneration scheme (ref.
11/050401/TTGOUT).  Although it is unlikely that this permission will be
implemented due to its replacement with a revised masterplan, the outline
permission nevertheless established the principle of new education uses within the
masterplan area. The extant permission included the provision of a new three-form
entry primary school indicatively located within Botany Quarry on land which is also
designated for employment uses by the Policies Map accompanying the Core
Strategy.
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Although a revised planning application for the Purfleet Centre masterplan is
awaited, indicative land use parameters for the master plan which are publically
available suggest the allocation of an education uses on the current application site.
Consequently, there is a degree of comfort that this application is consistent with
the expected Purfleet Centre submission.

Under the heading of ‘Promoting healthy communities’ paragraph NPPF para 72 of
the NPPF states:

“The government attaches great importance to ensuring that a sufficient choice of
school places is available to meet the needs of existing and new communities.
Local planning authorities should take a proactive, positive and collaborative
approach to meeting this requirement, and to development that will widen choice in
education. They should:

* give great weight to the need to create, expand or alter schools

* work with schools promoters to identify and resolve key planning issues before

applications are submitted.”

Although not a part of either the NPPF or PPG, the national policy paper “Planning
for Schools Development” (2011) is relevant to this application. This paper sets out
a commitment to support the development and delivery of state-funded schools
through the planning system. Furthermore the policy paper refers to the
Government’s belief that the planning system should operate in a “positive manner”
when dealing with proposals for the creation, expansion and alteration of state-
funded schools. Finally, the policy paper sets out the following principles:

* There should be a presumption in favour of the development of state-funded
schools, as expressed in the National Planning Policy Framework;

» Local authorities should give full and thorough consideration to the importance
of enabling the development of state-funded schools in their planning decisions

» Local authorities should make full use of their planning powers to support state-
funded schools applications

* Local authorities should only impose conditions that clearly and demonstrably
meet the tests set out in Circular 11/95

* Local authorities should ensure that the process for submitting and determining
state-funded schools’ applications is as streamlined as possible

* A refusal of any application for a state-funded school, or the imposition of
conditions, will have to be clearly justified by the local planning authority

* Appeals against any refusals of planning permission for state-funded schools
should be treated as a priority
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* Where a local planning authority refuses planning permission for a state-funded
school, the Secretary of State will consider carefully whether to recover for his
own determination appeals against the refusal of planning permission.

In summary under this heading, the site is on land allocated as a ‘Primary Industrial
and Commercial Area’ by the Policies Map accompanying the adopted Core
Strategy. Nevertheless, the Core Strategy promotes a new town centre at Purfleet,
with large-scale residential development and, as a consequence, the need for
associated community uses including schools. Policies CSSP3 and CSTP12
generally support new and enhanced educational facilities. National planning
policies also provide clear and strong encouragement to new school provision and
set out a “presumption in favour of the development of state-funded schools”. In
light of the Development Plan and national planning policies set out above the
principle of the proposed development is supported.

[I. SITE LAYOUT & DESIGN ISSUES

The site is irregular in shape and constrained by the railway line to the south,
London Road to the north and the timber storage and processing buildings to the
east. The footprint of the proposed school buildings broadly replicates the position
of the recently demolished structures and the proposed point of access onto
London Road is in a similar position to the existing crossover. The shape of the site
and position of the access largely dictate the position of the car park and sports
pitch. Furthermore, due to the presence of the ‘outer consultation zone’ around the
Esso Purfleet Fuels Terminal it is not possible to locate the school buildings on the
eastern part of the site. It is also the case that the available site area is, at 2.67 Ha,
is small. Given these constraints, it is considered that the proposed arrangement of
car parking on the western part of the site, school buildings at the centre of the site
and open space to the east is logical and makes efficient use of the available
space.

Prior to the submission of the planning application, the applicant sought advice from
Officers and presented the emerging proposals to a CABE Design Review. The
response from Officers included the following key points:

e car parking should be relocated from the London Road frontage to the western
part of the site;

e the natural grass surface football pitch should be replaced by a more resilient
synthetic surface; and

e the elevations of the buildings should be more distinctive.

The CABE Design Review of the emerging proposals was undertaken in July, with
the salient points of the review comprising:
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e the proposals should present a more distinctive identity (this is seen as
particularly important as the school is likely to be the first building delivered in
the Purfleet Centre Regeneration scheme;

e ajoined-up approach to regeneration projects in Purfleet is required; and

e the proposed entrance to the site is car dominated and should operate as a
civic space.

The current proposals have been revised, to a degree, since July, though within the
budget constraints applying to the development of new schools. In particular, car
parking has been relocated from the London Road frontage to a less prominent
position on the western part of the site. A previously proposed separate in / out
access arrangement for vehicles has also been replaced with a single two-way
road, resulting in a less ‘engineered’ and parking dominated frontage to London
Road.

With regard to the external appearance of the school buildings, the applicant’s initial
proposals involved a flat roof design, similar to the current proposals, with a simple
white-coloured render to the upper floors of the teaching block and sports hall. This
approach to finishing materials was proposed to reflect the appearance of the
Harris Academy at Chafford Hundred. Members of the Committee will be aware
that the Council adopted the Thurrock Design Strategy earlier this year. The key
aims of the strategy are to ensure that new development is of the highest possible
design quality and responds appropriately to the local context. It is considered
unfortunate and perhaps a missed opportunity that the external appearance seeks
to respond to the Harris Academy ‘family’ of buildings rather than adopting a
bespoke design.

The current proposals now propose a graded three-tone render, ranging from mid-
grey (first-floor) to light-grey (third-floor). This has assisted in providing some
definition to the appearance of the teaching block. However, it is considered that
the external appearance of the proposed buildings do not define a unique character
for the Academy in this prominent location in Purfleet and fail to ‘announce’ the
development as the first buildings within the new centre for Purfleet.

As a counter-argument to these shortcomings in the design of the proposals, it is
clear that the applicant is working within the constraints of a fixed budget and
timeframe for delivering the Academy. The applicant is also constrained by
Education Funding Agency (EFA) guidance on baseline designs for schools. This
guidance, dating from 2014, followed a 2011 review of education capital which
called for a suite of standardised drawings and specifications which could be
applied across a wide range of educational facilities. The baseline designs are
costed on a fixed build cost per square metre of floorspace. In particular, the
baseline designs incorporate:
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o efficient wall to floor ratios within the parameters of the design solution (for
example, ‘superblocks’ as opposed to ‘fingerblocks’;

e using orthogonal forms with no curves or ‘faceted’ curves, having minimal
indents, ‘dog legs’ and notches in the plan shapes;

e maximising stacking where possible;

e design replication / repetition for example, limiting the range of window
sizes/types;

e external envelope specifications (e.g. low cost envelope materials such as
render or metal panel).

It is considered that these budget-driven design stipulations highlighted by the EFA
will limit the ability of the design to respond to local context and to be truly
distinctive. As an aside, there is perhaps a tension between paragraph 58 of the
NPPF which aims to ensure that developments, inter-alia, “establish a strong sense
of place ... respond to local character and history, and reflect the identity of local
surroundings and materials ...” and the more standardised approach to new school
design stipulated by the EFA’s baseline designs.

Although the layout of the development is logical and has responded to pre-
submission comments from Officers and CABE, the external appearance of the
school buildings is disappointing and these structures would not create the
distinctive landmark which would ideally be required for the first buildings within the
Purfleet Centre redevelopment. Nevertheless, there is clearly a limited budget for
new school buildings, with a fixed build cost per square metre floorspace and a set
of design guidelines required by the EFA. Although these guidelines arguably run
contrary to elements of the NPPF, on balance it is not considered that an objection
to the proposals could be sustained to the external appearance of the development.

At pre-submission stage the proposals presented to Officers included a single
natural grass surface playing pitch measuring ¢.82m x ¢.50m (suitable for the under
13 / under 14 age group) to serve the school. Both Sport England and Officers
commented at that stage that a synthetic surface would be more hardwearing and
would offer opportunities for wider community use. In particular, Sport England
considered it “essential that any new secondary school sports facility provision is
planned to help meet the needs of the wider community as this presents a rare
opportunity for addressing facility deficiencies associated with both the existing
population and the additional population associated with planned growth and
regeneration ... due to the carrying capacity of natural turf pitches and the
constraints imposed by the weather, surface conditions and maintenance budgets,
a single pitch for serving a school of this size is likely to get significantly overplayed
which will have a consequential impact on its quality and availability to the school
and is likely to prejudice any potential community use”. For these reasons the
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applicant was advised to consider the alternative of providing an artificial grass
pitch (AGP) with a 3G surface instead of a natural turf pitch.

The current proposals retain a single natural grass surface playing pitch and
therefore do not respond to the pre-submission comments. The Council’s Sports &
Leisure Policy & Development Manager has commented on the current proposals
and confirmed the limited availability of existing sports and leisure facilities to
Purfleet residents. Serious concerns are raised that the single grass pitch
proposed will have limited ability to meet the needs of the school and very limited
ability to meet wider community needs. An artificial floodlit pitch, suggested as an
alternative, would enable intensive use by the school and wider community use.

Policy CSTP9 (Well-Being: Leisure and Sports) inter-alia supports the provision of
‘high quality sports and leisure facilities” and “facilities for schools and other
institutions which can be linked and shared with the community”. Thematic policy
CSTP12 (Education and Learning) is also relevant and sets out the Council’s
general approach including “the integration of schools into multi-functional hubs
with linkages to key facilities such as sports and leisure facilities ... facilities in
schools are fully integrated into community use where possible”.

Although the submitted Planning Statement refers to out of hours community use of
the school (main halls / dining rooms / food preparation areas / playing pitch /
MUGA / sports hall) through the use of strategically placed doors, there is concern
that the proposed natural grass pitch would not comprise the “high quality sports
facilities” supported by Policy (CSTP9) and that such a surface would not enable
wider community use of the pitch, as mentioned by both policies CSTP9 and
CSTP12. As with the concerns regarding the external appearance of the school
buildings, it is likely that the costs of providing an artificial surface pitch compared to
a natural grass surface pitch may have influenced the proposals. Sports facilities
costs provided by Sport England for 2017 suggest a capital cost of ¢.£845,000 to
provide a full-size (106m x 70m) artificial surface pitch with fencing and lighting,
whereas a natural turf pitch of the same dimension can be provided for ¢.£85,000.
Although an artificial surface pitch could potentially provide a future source of
income, there is clearly a significant difference in the initial capital cost of providing
a natural or synthetic surface. It is disappointing that an artificial surface, with its
clear benefits, is not currently proposed. Furthermore, it is considered likely that in
future years the Academy would seek to replace the natural surface with an artificial
surface. In this respect the proposals represent something of a missed opportunity.
Nevertheless, in light of the strong national policy support for new school provision,
it is considered on balance that an objection to this element of the proposals on the
basis of failure to comply with policies CSTP9 and CSTP12 would be difficult to
sustain.
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1. IMPACT ON AMENITY

The closest ‘sensitive’ receptors to the site are residential occupiers along London
Road to the west (Southland Terrace) and north (Heberden Court / Storas Court /
Bradfield Court / Riverview Flats) of the site.

Southland Terrace comprises a terrace of two-storey houses on the south side of
London Road and to the west of the site. Up until its demolition earlier this year, an
industrial / warehouse building (constructed in the late 1950’s) occupied a position
almost directly behind the rear garden of no. 7 Southland Terrace and c. 34m from
the rear wall of this dwelling. In comparison with this recently demolished structure,
the proposed teaching block would be positioned c. 22m to the east of the adjoining
rear garden and c. 36m from the rear wall of no. 7. The proposed teaching block
can therefore be described as occupying a position further away from the nearest
neighbour (measured east-west) though in a broadly similar position (as seen from
London Road) compared to the former industrial / warehouse building. The
footprint of the proposed building would therefore ‘open-up’ the outlook from the
rear of the neighbouring residential terrace compared with the former structure.

As the former industrial / warehouse building has now been demolished it is not
possible to confirm its exact height. However, it is estimated that the proposed
teaching block, with a height of ¢.15.8m above finished ground levels, would be
taller than the former structure which had a convex-curve or barrel roof form.
Nevertheless, as noted above, the footprint of the proposed block would be in a
better position in relation to Southland Terrace, allowing more open views to the
south.

The Design and Access statement accompanying the application includes a ‘Sun-
Path Analysis’ and modelling of shadows for mid-summer and mid-winter. At mid-
summer the proposed teaching block would cast no shadows beyond the site’s
boundaries, although during the morning at midwinter there would be
overshadowing of adjoining rear gardens to the west. Nevertheless, this impact
should be seen in the context of the former impact of the recently demolished
industrial / warehouse building which was much closer to gardens. The impact of
the proposals on daylight, sunlight and overshadowing would certainly be no worse
that the former relationship and consequently no objections can be raised on this
point.

With regard to privacy, windows serving classrooms are proposed on the north and
west-facing elevations of the proposed teaching block at first, second and third-floor
levels. If the requirements of retained Annex 1 of the Local Plan (Control of
Development in Residential Areas) are applied to the proposals in respect of
privacy and overlooking from principal windows, the minimum 20m separation
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distance is met suggesting that there will be no unacceptable overlooking.
Although the perception of overlooking from a school building may be different from
the former industrial / warehouse building, which had far fewer window openings,
this factor is clearly offset by the position of proposed teaching block further from
neighbouring properties.

To the north of the site on the opposite (northern) side of London Road are three-
storey flats constructed in the late 1980s / early 1990’s. The proposed sports hall
building would be sited c. 23m from windows serving non-habitable rooms within
the flank wall of Storas Court. Given the presence of existing tree planting which
would filter views towards the site and the fall in ground levels to the south, the
proposed buildings would not result in harm to residential amenity by way of loss of
light, outlook or privacy. There are no current proposals for illumination of the grass
pitch and the details of any proposed external lighting in and around the school
buildings could be controlled by planning condition.

The noise implications of the proposals are considered elsewhere within this report.
However, any potential for disturbance from the ‘main’ car park would be mitigated
by its position c.11m from the neighbouring rear gardens, by the presence of
planting and by the limited use of the car park related to term times and school
hours.

V. HIGHWAYS & TRANSPORTATION

The planning application is supported by an Interim School Travel Plan and a
Transport Assessment.

The ‘Thurrock Parking Standards and Good Practice (Draft) (2012)' suggest a car
parking provision of 1 space per 15 pupils for primary or secondary schools. Based
on the projected 900 pupil capacity of years 7-11, the provision of 60 parking
spaces is suggested to meet the draft Parking Standards. As the proposals also
include provision of a sixth form for 250 pupils, the Draft Parking Standard for
further and higher education is also applicable and refers to 1 parking space per 15
students for staff plus 1 space per 15 students for student parking. In total, in order
to meet suggested Draft Standards for the 1,150 pupil capacity, 93 parking spaces
would need to be provided. The proposals include parking for 76 cars, a shortfall of
17 spaces.

Baseline Conditions:

London Road (A1090) forms the northern boundary of the site and is subject to a
30mph speed limit. Both sides of the carriageway are subject to double-yellow line
waiting restrictions, although on-street parallel parking bays are positioned on both
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the eastbound and westbound carriageways. A controlled parking zone operates in
the area, including the on-street parking bays, restricting parking to permit holders
only between 10am and 3pm on Mondays to Fridays. There are existing pedestrian
footpaths on both sides of London Road adjacent to the site, although the footpath
on the southern side is narrow and partially overgrown. There are no existing at-
grade crossing facilities on London Road close to the site. The Council-operated
Cornwall House public car park, providing 100 off-street spaces, is located c. 370
walking distance to the west of the site.

With regard to public transport, Purfleet railway station is sited c. 275m walking
distance to the west of the site. The station is served by 5 westbound services and
5 eastbound services between 8am and 9am on weekdays and 2 westbound
services and 2 eastbound services between 3pm and 4pm on weekdays. There
are 2 bus services close to the site: route no. 44 (linking Purfleet, Grays and
Lakeside) passes along London Road with a weekday peak frequency of 2 buses
per hour and route no. 11 which terminates at the railway station has a weekday
frequency of 90 minutes.

In order to estimate the likely trip generation by mode the applicant was asked to
use survey data from the Ormiston Park Academy Travel Plan. The applicant has
adjusted this modal share data to account for the better access to public transport
and rail services in particular. An estimate of modal share based on full occupation
of the proposed academy and prior to the completion of the Purfleet Centre
regeneration scheme is presented in the table below:

Mode Pupils Staff
Modal share Number Modal share Number
(%) (%)

Walking 25% 288 23% 28
Cycling 2% 23 4% 5
Car 15% 173 61% 73
Car sharing 3% 35 9% 11
Public bus 20% 230 3% 3
Private school bus 20% 230 - -
Taxi 3% 35 0% 0
Train 12% 138 0% 0
TOTAL 100% 1,152 100% 120

Transport Assessment

The applicant’s TA includes the results of traffic monitoring undertaken in June
2017 at London Road east of the level crossing and at 4 further agreed locations
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nearby. This monitoring included an automatic traffic count survey which recorded
the following average weekday peak movements:

London Road - westbound 8am — 9am 3pm —4pm
242 252

London Road - eastbound 8am — 9am 3pm —4pm
130 150

The TA models predicted inbound movements of 161 vehicles for the weekday
morning peak (8am — 9am) and 116 outbound vehicle movements during the
afternoon peak (3pm — 4pm). This modelling is based upon a high share of
sustainable transport modes for pupils. With regard to the potential impact on
surrounding junction capacity, the TA concludes:

e Arterial Road / Tank hill Road junction — negligible impact;

e Arterial Road / Purfleet Bypass / Botany Way junction — no impact on operation;

e Stonehouse Corner junction — predicted increases in the ratio to flow capacity
on the east arm during the morning peak and the west arm during the afternoon
peak;

e London Road / St. Clements Way junction — small impact;

e Purfleet Station level crossing — queuing would not extend as far as the
proposed access apart from during the longest morning peak queue.

Nevertheless, the TA acknowledges that measures are required in order to mitigate
the predicted traffic impact of the development. These measures comprise:

e new Puffin crossing across London Road adjacent to the proposed site access;

e proposed pupil drop-off / pick-up point located at the Cornwall House public car
park, with a supervised ‘walking bus’ between the school and the car park. The
proposed use of the car park would be subject to the agreement of the Council
as operator;

e ‘Railway Level Crossing Marshal’ — a member of staff would be allocated to
supervise pupils at peak hours;

e private school bus service — the Harris Federation would provide a private bus
service to assist in the relocation of pupils from the Chafford Hundred site to the
new school; and

e a Travel Plan.

Travel Plan

In order to achieve the modal share targets referred to by the table at paragraph
6.35 above, an Interim School Travel Plan accompanies the application. This
document refers to a package of measures to be incorporated in a Full Travel Plan
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which would be secured through a s106 planning obligation. These measures
comprise:

e appointment of a Travel Plan Co-ordinator;

e covered and secure cycle parking;

e secure motorcycle parking;

e dedicated car sharing bays;

e no car parking for sixth-form students;

e provision of sustainable travel information;

e staff induction;

e Walking Bus between the school and Cornwall House car park sites;
e potential staggered arrival and departure times;
e cycle safety awareness course;

e encouragement of car sharing;

e sustainable transport events; and

e personal travel planning.

The Interim School Travel Plan acknowledges that most of the ‘soft’ measures will
be provided based on demand, whereas the provision of physical infrastructure will
occur prior to occupation.

Comments received from the Council’'s Highways Officer raise no objection, but
note that a package of measures will be required to mitigate the impact of the
development. In particular, the Officer notes that the condition of existing footpaths
could be unsuitable for pedestrian movements associated with the school and that
improvements are required. Although the TA correctly identifies the controlled
parkin zone (CPZ) operating in the area, the hours when the CPZ is in operation do
not align with school opening and closing hours. Although the assessed negligible
impact on junctions is agreed, the following obligations are recommended by the
Highways Officer:

financial contribution of £20,000 towards the amendment of parking controls
locally;

new signalised crossing facility on London Road;

enhanced walking / cycling facilities on the northern side of London Road,;
footpath improvement on south side of London Road;

school bus service for use by pupils outside of Purfleet;

access / management controls for the car park area;

provision of a ‘walking bus’ service; and

employee and pupil travel plan.

Iltem (vi.) could be secured through a planning condition requiring a car park
management plan. The submitted Travel Plan also promotes the measures
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referred to by items (v.), (vii.) and (viii) and the mitigation measures in the TA
include item (ii.) The recommendations for footpath, walking and cycling
improvements are not detailed further and these do not form items on the
Infrastructure Requirements List. Furthermore, the extent of the adopted highway
is limited along London Road such that the scope for physical improvements is
severely constrained, unless private land is acquired. It is not considered that
obligations requiring such improvements would meet the policy test of being fairly
and reasonably related in scale and kind to the development.

V. NOISE

The planning application is accompanied by both an ‘Acoustic Strategy Report’
which assesses the internal acoustic environment within the school buildings and a
‘Noise Impact Assessment’ which considers how existing noise sources could affect
the development.

The Acoustic Strategy Report and Noise Impact Assessment conclude that
adequate internal noise levels are achievable, although internal spaces which
require a lower ambient noise level will need to be located within the southern part
of the teaching block. Criteria for limiting noise from items of fixed plant are
proposed based on the lowest measured background noise levels. The documents
also assess potential noise emissions from use of the proposed sports pitch and
conclude that impact on the closest residential properties is unlikely to be
significant. Although the site is bordered by the railway line to the south and the
International Timber site to the east, road traffic noise from London Road is the
dominant source of noise affecting the site.

Comments received from the Environmental Health Officer confirm that the
assessment of noise from plant is satisfactory and that noise levels from this source
should not exceed specified levels. A planning condition can be used to address
this issue. It is also agreed that noise generated by users of the sports pitch will not
result in a significant impact.

The hours of use, and hence potential for noise, of both the MUGA and the sports
pitch are clearly influenced by available natural light and whether the outdoor sports
facilities will be externally lit. The landscaping plans accompanying the application
suggest that the hard-surfaced MUGA will be externally, illuminated although no
further details of the lighting are provided. At this stage there is no suggestion that
the sports pitch would be illuminated. If Members were minded to approve the
application planning conditions addressing details of external lighting and proposed
hours of use for the external sports facilities would be necessary.

VI. FLOOD RISK
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As noted above, the site is located in the High Risk flood zone (Zone 3a) although
the site and the wider area benefits from tidal defences adjacent to the River
Thames. These defences protect the area up to the 1 in 1,000 year flood event.
The application is accompanied by a Flood Risk Assessment (FRA) which identifies
the primary source of potential flooding which could affect the site is inundation as a
result of a tidal surge along the River Thames. The ‘top’ level of the tidal defences
varies between 6.9m and 7.2m AOD and the modelled peak water level for the
Thames is 6.35m AOD for the 1 in 1,000 year tidal event. The risk of defences
being overtopped is considered to be low, although the FRA includes a breach
analysis to model a scenario where the defences fail. In the event of a breach if
defences close to the site for the 1 in 200 year tidal event the site would flood to a
maximum water level of 5.08m AOD.

National PPG includes a Flood Risk Vulnerability Classification which defines
educational establishments, including schools, as ‘More Vulnerable’. In these
circumstances the proposals are subject to the Exception Test, as well as the
Sequential Test.

Sequential and Exception Tests

The general aim of the Sequential Test is to steer new development to areas with
the lowest probability of flooding. However, PPG notes that the Sequential Test
does not need to be applied for individual sites which have been allocated in a
Development Plan through the Sequential Test. Policy CSTP27 (Management and
Reduction of Flood Risk) refers to the Thurrock Strategic Flood Risk Assessment
and this document’s confirmation that the majority of the Thurrock Urban Area
(including Purfleet) is located within the high risk flood zone. The policy goes on to
note that it has not been possible to allocate all areas for new development in areas
of the lowest flood risk. The policy confirms that the five broad areas for
regeneration (including Purfleet) have all been subject to the Sequential Test.
Accordingly, it is not necessary to consider the Sequential Test any further.

For the Exception Test to be passed, the following elements need to be satisfied:

1. it must be demonstrated that the development provides wider sustainability
benefits to the community that outweigh flood risk, informed by a Strategic
Flood Risk Assessment where one has been prepared

2. a site-specific flood risk assessment must demonstrate that the development
will be safe for its lifetime taking account of the vulnerability of its users, without
increasing flood risk elsewhere, and, where possible, will reduce flood risk
overall.
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With regard to the first element of the Test, the applicant promotes the following
sustainability benefits for the wider community:

e a new school improving opportunities and reducing distance to school for local
children and young people;

e the provision of employment opportunities as well as benefits to the local
environment;

e the provision of three MUGA sports pitches as well as a grass sports playing
field, which improves the quality and quantity of sports facilities within the
community. These will be accessible to the community after general school
hours.

e improving opportunities for children and young people in the local area;

e reducing transport distances for school children in the local area;

e enhanced access, open space and recreation opportunities;

e the creation of new employment opportunities;

e the provision of new and sustainable infrastructure;

e SuDS and water efficiency measures;

e an Energy Strategy that is based on the philosophy of “Be Lean”, “Be Clean”
and “Be Green” where energy use is minimised by passive designs and energy
efficiencies prior to introduction of zero to low carbon technologies; and

e a target to achieve BREEAM “Very Good” rating with an aspiration to achieve
BREEAM “Excellent” rating in terms of energy targets.

In light of the above factors it is considered that the first requirement of the
Exception Test is satisfied. The submitted FRA includes an analysis of all potential
sources of flooding which could affect the site and includes a drainage strategy and
management / mitigation measures. The second element of the Exception Test is
therefore satisfied.

Comments received from the Environment Agency confirm that the site is protected
by flood defences and that modelled flood levels would reach up to 5.08m AOD
during a 1 in 200 year event and up to 5.2m AOD during a 1 in 1,000 year event.
As proposed site levels would be c. 2.5m — 2.6m AOD actual on-site water levels
would be c. 2.5m above finished ground levels. However, finished first floor levels
at c. 6.2m AOD would be above the modelled breach event levels and would
provide a dry refuge. The Agency therefore suggests a planning condition to
achieve these floor levels.

Comments received from the Flood Risk Manager raise concerns regarding the
submitted surface water drainage strategy, with particular regard to the treatment of
surface water. It is considered that the deficiencies in the strategy can be
addressed by the use of a planning condition attached to any grant of planning
permission.
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VIl. GROUND CONDITIONS

In light of the former commercial use of the site the application is accompanied by a
‘Land Quality Statement & Controlled Waters Detailed Quantitative Risk
Assessment’. In summary, the site is underlain by made ground above alluvium,
gravels and chalk at depth. Indications of hydrocarbon contamination were
recorded in the made ground and top levels of alluvium within the centre of the site.
There are also elevated levels of lead and other metals within soils, along with the
frequent occurrence of asbestos chrysotile fibres, albeit at low concentrations.
Accordingly, the site currently presents a moderate contamination risk to end users,
underground services and groundworkers. In order to address these risks the
applicant promotes a range of remedial actions.

The Council’s Environmental Health Officer is satisfied that the site will be suitable
for the proposed end-use as a secondary school if the recommendations promoted
within the Land Quality Statement are implemented. The consultation response
received from the Environment Agency also refers to the risks from contamination
and recommends ‘standard’ planning conditions requiring risk assessment, site
investigation, a remediation strategy, a verification plan, monitoring and measures
to deal with any unforeseen contamination.

Subject to these conditions, no objections are raised on the basis of ground
conditions and contamination.

VIll. ECOLOGICAL CONSIDERATIONS

The site does not form part of any area of designated nature conservation
importance on either a statutory or non-statutory basis. However, the railway
‘corridor’ adjoining the southern boundary is defined as a ‘Local Nature Reserve’ on
the Policies Map accompanying the Core Strategy. Policy CSTP19 (Biodiversity)
refers to Local Nature Reserves as part of the “biodiversity network” and states that
these sites should be safeguarded and enhanced. Policy PMD7 (Biodiversity,
Geological Conservation and Development) also general requires retention and
enhancement of ecological assets, although development affecting such interests
may be permitted where impacts can be mitigated or compensated.

A ‘Preliminary Ecological Appraisal’ which includes a Phase 1 habitat survey
accompanies the planning application. The survey records that the majority of the
site comprises areas of hardstanding which have negligible ecological interest.
There is an area of ephemeral / short perennial habitat on the western part of the
site and the maijority of the London Road boundary comprises scrub and scattered
trees. These two habitats are of some ecological value and have the potential to
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support protected species (reptiles and nesting birds). Therefore, mitigation
measures are recommended in the form of:

e retention and management of habitat along the northern boundary;
e new ‘wildlife-friendly’ landscaping and planting;
e habitat creation in the form of habitat piles, hibernacula, bird and bat boxes.

The habitat survey records the presence of two invasive plant species (Japanese
knotweed and giant hogweed) located close to the access onto London Road.
Giant hogweed is considered to be a health hazard and the applicant’s appraisal
recommends that both species are eradicated from the site. However, the ‘Early
Works Construction Methodology’ accompanying the applicant’'s associated
planning application for site preparation (ref. 17/01176/FUL) notes that the
Japanese knotweed will be monitored and segregated only. Although there is no
legal requirement to remove Japanese knotweed, the landowner could be
prosecuted (via the Wildlife & Countryside Act) for causing a nuisance if the plant is
allowed to grow on adjoining property. An informative advising the applicant of
good practice in the management of Japanese knotweed should be attached to any
grant of planning permission.

The proposals will result in the loss of approximately four trees in order to
accommodate the revised access proposals adjacent to the London Road frontage.
However, this loss would be compensated by potential new tree planting adjacent
to the southern boundary.

The Council’'s Landscape and Ecology advisor has raised no objections to the
application. Therefore under this heading it is concluded that subject, to mitigation
to be secured through planning conditions, there are no objections to the proposals
on ecological grounds.

IX. ENERGY & SUSTAINABILITY

Policies PMD12 and PMD13 are applicable to the proposals and require the
achievement of a BREEAM ‘excellent’ rating and that 15% of the energy
requirements of the development are generated through decentralised, renewable
or low carbon means. Both of these sustainability requirements may be relaxed
where it can be adequately demonstrated, by way of viability assessment, that
compliance with the policy requirements renders the proposals unviable.

The applicant has confirmed that the scheme will “target BREEAM ‘Very Good’ as it
is economically unviable to achieve anything higher in this case”. However, the
applicant has not offered any further evidence or justification to support this
position, which is disappointing. Nevertheless, in light of the strong national policy
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support for new school provision, the budget constraints and the timetable within
which the applicant is working it would be difficult to object to the development on
this basis. Notwithstanding a planning condition is justified to ensure that the “very
good” target is met.

With reference to policy PMD13, the applicant’'s Design and Access Statement
(DAS) models several options for on-site decentralised, renewable and low carbon
energy in order to meet the 15% target. The DAS does not present a preferred
option, but notes there are several options that can be delivered in the next design
stages. A planning condition can be used to require compliance with this
development plan policy.

CONCLUSIONS AND REASONS FOR RECOMMENDATION

The principle of the proposed land use raises no conflict with Core Strategy policies
which promote Purfleet as a regeneration area where a new town centre,
residential uses and supporting facilities will be delivered. The proposed school is
also likely to be compatible with the emerging masterplan proposals promoted by
Purfleet Centre Regeneration Limited. National planning policies strongly support
the provision of new state-funded schools.

With regard to site layout and design issues, the available site area is relatively
small for a new secondary school, however the broad arrangement of school
buildings, parking areas and play facilities is considered to be logical. However, the
proposed outdoor playing pitch would comprise a natural grass surface. It is very
doubtful whether such a surface would withstand intensive use by pupils and, as a
corollary, is it questionable whether the pitch would be able to provide meaningful
use as a community facility. Both Sport England and the Council’s sports and
leisure manager raise concerns regarding the surface of the pitch and this issue
was raised at the pre-submission stage. The applicant has not proposed an
artificial surface which would allow for more intensive use and this is considered to
be a missed opportunity. Although this element of the scheme is disappointing, it is
apparent that there are budget pressures acting upon the development. Therefore,
as a matter of judgement given the strong national policy support, an objection to
the natural surface could not be reasonably sustained.

It is very likely that the proposed school will be the first built development delivered
as part of Purfleet Centre. It is disappointing that the external appearance of the
school buildings refer to the architectural language and materials used by
completed Harris Academy buildings elsewhere, rather than delivering a unique
design response for the site and for Purfleet. This shortcoming has also been
recognised by a CABE Design Review. Nevertheless, it is recognised that the
applicant is limited to an extent by both budget constraints and national baseline
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designs for new school buildings. There is perhaps a tension between adherence
to these baseline designs and the aspirations of both the NPPF and local guidance
to achieve high quality design which responds to local context. Nevertheless, as
with the surface of the playing pitch, on balance it is considered that an objection
would be difficult to sustain given the urgent need to deliver new school places.

Subject to mitigation to be secured through planning conditions there are no
objections to the proposals on the grounds of noise, flood risk, ground conditions,
ecology or impact on amenity. The buildings are not ‘policy compliant’ with regard
to their BREEAM rating and no documentary evidence has been submitted to
further explain how compliance with policy would render the scheme unviable.
However, the benefits of the development in delivering new school places would
weigh in favour on this point.

Subject to mitigation to be secured via planning conditions and obligations the
impact on the highways network would not be severe.

As the Council still owns part of the application site is not possible to grant planning
permission subject to the ‘normal’ requirement for a s106 legal agreement (as the
Council cannot contract with themselves to bind their legal interest in the site).
However, Counsel advice has been sought and legal opinion is that it would be
appropriate in this case for planning permission to be granted subject to a
negatively worded condition that development shall not commence until a s106
agreement has been completed. The agreement would secure the highways
mitigation measures referred to above.

RECOMMENDATION

Grant planning permission subject to:
The following planning conditions:
s.106:

1. No development shall commence until a s106 legal agreement has been
completed and signed so as to bind all relevant interests in the site. The s106
agreement shall include to the following heads of terms:

e a financial contribution of £20,000 (index linked) to be paid prior to the first
use or operation of the development to enable the local highways authority
to amend parking controls locally;

e provision of a new signalised crossing facility on London Road, (in a position
shown indicatively on the drawing at Appendix 12 of the submitted Transport
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Assessment) to be provided as a Toucan Crossing with Puffin Crossing
grade technology and available for use prior to first use or operation of the
development;

e details of the provision and maintenance of a private school bus service to
assist with the relocation of pupils / students from Harris Primary Academy
Mayflower to Harris Riverside Academy and to minimise the number of
additional car trips London Road as a result of the development;

e details of the provision and maintenance of a pupil and student pick-up /
drop-off point at the Cornwall House car park site and details of the
provision, and maintenance of the associated ‘walking bus’ scheme; and

e establishment, operation and review mechanisms for a Sustainable Travel
Plan for Academy employees and pupils / staff to follow the ‘Modeshift
STARS' Travel Plan system (or similar approved local authority system).

Time Limit:

2. The development hereby permitted shall be begun before the expiration of
three years from the date of this permission.

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

Accordance with plans:

3. The development hereby permitted shall be carried out in accordance with the
following approved plans:

Reference Name Received
17075-LSI-A1-GF-DR-A- | Site Location Plan 30.08.17
1170

17075-LSI-A1-GF-DR-A- | General Arrangement Plan Existing 30.08.17
1200 Site Plan

17075-LSI-A1-GF-DR-A- | General Arrangement Plan Proposed 30.08.17
1300 Ground Floor

17075-LSI-A1-01-DR-A- | General Arrangement Plan Proposed 30.08.17
1301 First Floor

17075-LSI-A1-02-DR-A- | General Arrangement Plan Proposed 30.08.17
1302 Second Floor

17075-LSI-A1-03-DR-A- | General Arrangement Plan Proposed 30.08.17
1303 Third Floor

17075-LSI-A1-RF-DR-A- | General Arrangement Plan Proposed 30.08.17
1304 Roof
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17075-LSI-A1-ZZ-DR-A- | General Arrangement Elevations 30.08.17

1350 Proposed — Teaching Block 1 of 2

17075-LSI-A1-ZZ-DR-A- | General Arrangement Elevations 30.08.17

1351 Proposed — Teaching Block 2 of 2

17075-LSI-A1-ZZ-DR-A- | General Arrangement Elevations 30.08.17

1352 Proposed — Sports Block

17075-LSI-A1-ZZ-DR-A- | General Arrangement Sections 30.08.17

1370 Proposed — Teaching Block 1 of 2

17075-LSI-A1-ZZ-DR-A- | General Arrangement Sections 30.08.17

1371 Proposed — Teaching Block 2 of 2

17075-LSI-A1-ZZ-DR-A- | General Arrangement Sections 30.08.17

1372 Proposed — Sports Block

17075-LSI-A1-XX-DR-A- | Visualisations Key Views 30.08.17

1400

D2505 L.001 Rev. A Proposed Landscape Masterplan 30.08.17

D2505 L.002 Rev. A BB103 Areas Calculation Plan 30.08.17

D2505 L.003 Rev. A Landscape Access Strategy Plan 30.08.17

D2505 L.201 Rev. A Proposed Landscape Boundaries and 30.08.17
Fencing Plan

D2505 L.205 Rev. A Hard Landscape General Arrangement | 30.08.17
Plan

D2505 L.300 Rev. A Soft Landscape General Arrangement | 30.08.17
Plan

D2505 L.400 Rev. A Landscape Site Sections Sheet 1 of 2 30.08.17

D2505 L.401 Rev. A Landscape Site Sections Sheet 2 of 2 30.08.17

Reason: For the avoidance of doubt and to ensure that the development is
carried out in accordance with the details as approved with regard to policies
PMD1 and PMD2 of the adopted Thurrock LDF Core Strategy and Policies for
the Management of Development (as amended 2015).

Details of materials:

4. Notwithstanding the information on the approved plans, no development shall
commence above finished ground levels until written details or samples of all
materials to be used in the construction of the external surfaces of the
development hereby permitted have been submitted to and approved in writing
by the local planning authority. The written details or samples shall include
specifications for bricks, render, cladding and window / door frames. The
development shall be carried out using the materials and details as approved.

Reason: In the interests of visual amenity and to ensure that the proposed
development is integrated with its surroundings in accordance with policy PMD2
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of the adopted Thurrock LDF Core Strategy and Policies for the Management of
Development (as amended 2015).

Boundary treatments:

5.

Prior to the first use or operation of the development, details of the design,
materials and colour of the fences and other boundary treatments shown on
drawing no. D2505 L.201 Rev. A shall be submitted to and approved in writing
by the local planning authority. The fences and other boundary treatments as
approved shall be completed prior to the first use or operation of the
development and shall be retained and maintained as such thereafter.

Reason: In order to safeguard the amenities of neighbouring occupiers and in
the interests of the visual amenity of the area in accordance with policies PMD1
and PMD2 of the adopted Thurrock LDF Core Strategy and Policies for the
Management of Development (as amended 2015).

External lighting:

6.

Prior to the first use or operation of the development, details of the means of
any external lighting on the site, including any illumination of the outdoor play
facilities, shall be submitted to and agreed in writing with the local planning
authority. The details shall include the siting and design of lighting together
with details of the spread and intensity of the light sources and the level of
luminance. The lighting shall be installed in accordance with the agreed details
prior to first use or operation of the development and retained and maintained
thereafter in the agreed form, unless otherwise agreed in writing by the local
planning authority.

Reason: In the interests of highway safety and residential amenity and to
ensure that the development can be integrated within its immediate
surroundings in accordance with Policies PMD1 and PMD2 of the adopted
Thurrock LDF Core Strategy and Policies for the Management of Development
(as amended 2015).

Hours of use — outdoor play facilities:

7.

Prior to the first use or operation of the development, details of the proposed
hours of use of the outdoor play facilities shall be submitted to and agreed in
writing with the local planning authority. The play facilities shall thereafter be
used in accordance with the agreed details, unless otherwise agreed in writing
by the local planning authority.
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Reason: In the interests of residential amenity and to ensure that the
development can be integrated within its immediate surroundings in
accordance with Policies PMD1 and PMD2 of the adopted Thurrock LDF Core
Strategy and Policies for the Management of Development (as amended 2015).

Soft landscaping:

8.

Within the first available planting season (October to March inclusive) following
the commencement of the development the soft landscaping works as shown
on drawing number D2505 L.300 Rev. A shall be implemented. If within a
period of five years from the date of the planting of any tree or plant, or any tree
or plant planted in replacement for it, is removed, uprooted or destroyed or
dies, or becomes, in the opinion of the local planning authority, seriously
damaged or defective, another tree or plant of the same species and size as
that originally planted shall be planted at the same place, unless the local
planning authority gives its written consent to any variation.

Reason: To secure appropriate landscaping of the site in the interests of
ecology, visual amenity and the character of the area in accordance with
policies CSTP18, PMD2 and PMD?7 of the adopted Thurrock LDF Core Strategy
and Policies for the Management of Development (as amended 2015).

Ecological management:

9.

Prior to the first use or operation of the development an Ecological
Management Plan (EMP) detailing arrangements for the long-term
management and maintenance of areas of retained and newly created habitats
on-site shall be submitted to and agreed in writing with the local planning
authority. The habitats shall thereafter be managed and maintained in
accordance with the agreed EMP unless otherwise agreed in writing by the
local planning authority.

Reason: In order to retain and enhance the on-site ecological interests in
accordance with policy PMD7 of the adopted Thurrock LDF Core Strategy and
Policies for the Management of Development (as amended 2015) and in
accordance with the recommendations of the submitted Ecological Appraisal.

Car parking provision:

10. The development hereby permitted shall not be used or operated until such

time as the vehicle parking, turning and coach drop-off areas shown on drawing
number D2505 L.205 Rev. A, including any parking spaces for the mobility
impaired, has been hard surfaced, sealed and marked out as shown on this
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drawing. The vehicle parking area, turning and coach drop-off areas shall be
retained in this form at all times thereafter and shall not be used for any
purpose other than the parking and manoeuvring of vehicles that are related to
the use of the approved development.

Reason: In the interests of highway safety and to ensure that adequate car
parking provision is available in accordance with policies PMD8 and PMD9 of
the adopted Thurrock LDF Core Strategy and Policies for the Management of
Development (as amended 2015).

Cycle parking:

11. Prior to the first use or operation of the development hereby approved details of
the number, size, design and materials of secure and weather protected cycle
parking facilities to serve the secondary school shall be submitted to and
agreed in writing with the local planning authority. The agreed facilities shall be
installed on-site prior to the first use or operation of the secondary school and
shall thereafter be permanently retained for sole use as cycle parking for the
pupils, students and staff of the secondary school.

Reason: To reduce reliance on the use of private cars, in the interests of
sustainability, highway safety and amenity in accordance with Policies PMD2
and PMD8 of the adopted Thurrock LDF Core Strategy and Policies for the
Management of Development (as amended 2015).

Flood Risk Assessment:

12. The development permitted by this planning permission shall be carried out in
accordance with the approved Flood Risk Assessment (FRA) prepared by
Waterman (reference WIE13022-100-R-1-2-1-Flood) and dated August 2017
and the following mitigation measures detailed within the FRA:

¢ finished ground floor levels set no lower than 2.60 metres above Ordnance
Datum (AOD).

¢ finished first floor levels set no lower than 6.20 metres above Ordnance
Datum (AOD).

The mitigation measures shall be implemented prior to first use or operation of
the development and subsequently in accordance with the timing / phasing
arrangements embodied within the FRA, or within any other period as may
subsequently be agreed, in writing, by the local planning authority.

Reason: To ensure that adequate flood protection measures are installed for
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the safety of the building and for the safety of all users of the development in
accordance with policy PMD15 of the adopted Thurrock LDF Core Strategy and
Policies for the Management of Development (as amended 2015).

Surface water drainage:

13. No development shall commence until an updated surface water drainage
strategy, responding to the planning application consultation comments from
Essex County Council (dated 29t September 2017), has been submitted to and
approved in writing by the local planning authority. Thereafter the surface
water drainage system(s) shall be constructed in accordance with the approved
strategy and maintained thereafter.

Reason: To ensure the incorporation of an appropriate drainage scheme and
to avoid pollution of the water environment and to minimise flood risk in
accordance with policies PMD1 and PMD15 of the adopted Thurrock LDF Core
Strategy and Policies for the Management of Development (as amended 2015).

Flood Warning and Evacuation Plan:

14. Prior to the first use or operation of the development a Flood Warning and
Evacuation Plan (FWEP) for the development shall be submitted to and
approved in writing by the local planning authority. The approved measures
within the FWEP shall be shall be implemented on first use or operation of the
development, shall be made available for inspection by all users of the
development and shall be displayed in a visible location all times thereafter.

Reason: To ensure that adequate flood warning and evacuation measures are
available for all users of the development in accordance with policy PMD15 of
the adopted Thurrock LDF Core Strategy and Policies for the Management of
Development (as amended 2015).

Contaminated land:

15. No development approved by this planning permission shall take place until a
scheme that includes the following components to deal with the risks
associated with contamination of the site has each be submitted to, and
approved in writing by the local planning authority:

(i.) based on the submitted preliminary risk assessment and site investigation
scheme, an options appraisal and remediation strategy giving full details
of the remediation measures required and how they are to be undertaken.

(ii.) a verification plan providing details of the data that will be collected in
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16.

17.

order to demonstrate that the works set out in the remediation strategy in
(i.) are complete and identifying any requirements for longer-term
monitoring of pollutant linkages, maintenance and arrangements for
contingency action.

Any changes to these components require the express written consent of the
local planning authority. The scheme shall be implemented as approved.

Reason: To ensure that risks from land contamination to the future users of the
land and neighbouring land are minimised, together with those to controlled
waters, property and ecological systems, and to ensure that the development
can be carried out safely without unacceptable risks to workers, neighbours and
other offsite receptors in accordance with policy PMD1 of the adopted Thurrock
Core Strategy and Policies for the Management of Development (as amended
2015).

No use or operation of the development shall take place until a verification
report demonstrating completion of works set out in the approved remediation
strategy and the effectiveness of the remediation has be submitted to and
approved in writing by the local planning authority. The report shall include
results of sampling and monitoring carried out in accordance with the approved
verification plan to demonstrate that the site remediation criteria have been
met. It shall also include any plan (a "long-term monitoring and maintenance
plan") for longer-term monitoring of pollutant linkages, maintenance and
arrangements for contingency action, as identified in the verification plan. The
long-term monitoring and maintenance plan shall be implemented as approved.

Reason: To ensure that risks from land contamination to the future users of the
land and neighbouring land are minimised, together with those to controlled
waters, property and ecological systems, and to ensure that the development
can be carried out safely without unacceptable risks to workers, neighbours and
other offsite receptors in accordance with policy PMD1 of the adopted Thurrock
Core Strategy and Policies for the Management of Development (as amended
2015).

No development shall take place until a long-term monitoring and maintenance
plan in respect of contamination including a timetable of monitoring and
submission of reports to the local planning authority, has been submitted to and
approved in writing by the local planning authority. Reports as specified in the
approved plan, including details of any necessary contingency action arising
from the monitoring, shall be submitted to and approved in writing by the local
planning authority. Any necessary contingency measures shall be carried out
in accordance with the details in the approved reports. On completion of the
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18.

19.

monitoring specified in the plan a final report demonstrating that all long-term
remediation works have been carried out and confirming that remedial targets
have been achieved shall be submitted to and approved in writing by the local
planning authority.

Reason: To ensure that risks from land contamination to the future users of the
land and neighbouring land are minimised, together with those to controlled
waters, property and ecological systems, and to ensure that the development
can be carried out safely without unacceptable risks to workers, neighbours and
other offsite receptors in accordance with policy PMD1 of the adopted Thurrock
Core Strategy and Policies for the Management of Development (as amended
2015).

If, during development, contamination not previously identified is found to be
present at the site then no further development (unless otherwise agreed in
writing with the local planning authority) shall be carried out until the developer
has submitted a remediation strategy to the local planning authority detailing
how this unsuspected contamination shall be dealt with and obtained written
approval from the local planning authority. The remediation strategy shall be
implemented as approved.

Reason: To ensure that risks from land contamination to the future users of the
land and neighbouring land are minimised, together with those to controlled
waters, property and ecological systems, and to ensure that the development
can be carried out safely without unacceptable risks to workers, neighbours and
other offsite receptors in accordance with policy PMD1 of the adopted Thurrock
Core Strategy and Policies for the Management of Development (as amended
2015).

Construction methodology:

The construction phase of the development shall proceed in accordance with
the measures within the “Kier Construction London Harris Riverside Academy
Construction Methodology” accompanying the planning application, unless
otherwise agreed in writing by the local planning authority.

Reason: In order to minimise any adverse impacts arising from the
construction of the development in accordance with policy PMD1 of the
adopted Thurrock LDF Core Strategy and Policies for the Management of
Development (as amended 2015).

Playing pitch:
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20. No development shall take place until the following documents have been
submitted to and approved in writing by the local planning authority consultation
with Sport England:

(i) a detailed assessment of ground conditions (including drainage and
topography) of the land proposed for the playing field which identifies
constraints which could affect playing field quality; and

(i) based on the results of the assessment to be carried out pursuant to (i)
above, a detailed scheme which ensures that the playing field will be
provided to an acceptable quality. The scheme shall include a written
specification of soils structure, proposed drainage, cultivation and other
operations associated with grass and sports turf establishment and a
programme of implementation.

The approved scheme shall be carried out in accordance with a timeframe
agreed with the local planning authority. The land shall thereafter be
maintained in accordance with the approved scheme and made available for
playing field use in accordance with the scheme.

Reason: To ensure that the playing field is prepared to an adequate standard
and is fit for purpose and to accord with policies CSTP9, CSTP10 and PMD5 of
the adopted Thurrock LDF Core Strategy and Policies for the Management of
Development (as amended 2015).

MUGA:

21. No development above finished ground level shall commence until details of
the multi-use games area specifications including the surfacing, fencing and
line markings have been submitted to and approved in writing by the local
planning authority in consultation with Sport England. The multi-use games
area shall not be constructed other than in accordance with the approved
details.

Reason: To ensure the development is fit for purpose and sustainable in
accordance with policies CSTP9, CSTP10 and PMD5 of the adopted Thurrock
LDF Core Strategy and Policies for the Management of Development (as
amended 2015).

Community use:

22. Prior to the first use or operation of the development a community use
agreement shall be submitted to and approved in writing by the local planning
authority, in consultation with Sport England. The agreement shall apply to the
sports hall, fitness suite, multi-use games area, playing field and other suitable
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community facilities (such as the main hall, small hall, drama studio and dining
area) to be defined within the agreement and shall include details of pricing
policy, hours of use, access by non-educational establishment users,
management responsibilities and a mechanism for review, and anything else
which the local planning authority. in consultation with Sport England. considers
reasonably necessary in order to secure the effective community use of the
facilities. The development shall not be used at any time other than in
compliance with the approved agreement.

Reason: To secure well managed, safe community access to the sports and
other community facilities and to ensure sufficient benefit to the development in
accordance with policies CSTP9, CSTP10 and PMD5 of the adopted Thurrock
LDF Core Strategy and Policies for the Management of Development (as
amended 2015).

Mechanical noise:

23. The level of noise emitted from any mechanical plant installed on-site shall not
exceed the noise levels presented in Table 4 (page 18) of the “Noise Impact
Assessment (ref. PC-17-0115-RP1-Rev B).

Reason: In the interests of the amenity and to mitigate the impact of
development in accordance with by policy PMD1 of the adopted Thurrock LDF
Core Strategy and Policies for the Management of Development (as amended
2015).

BREEAM:

24. Unless otherwise agreed in writing by the local planning authority, the
development hereby permitted shall be built to the “Very Good” Building
Research Establishment Environmental Assessment Method (BREEAM) rating.
Within three months of the first use or operation of the development a copy of
the Post Construction Completion Certificate for the building verifying that the
“Very Good” BREEAM rating has been achieved shall be submitted to the local
planning authority.

Reason: In order to reduce carbon dioxide emissions in the interests of
sustainable development, as required by policy PMD12 of the adopted
Thurrock LDF Core Strategy and Policies for the Management of Development
(as amended 2015).

Renewable energy:
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25. Unless otherwise agreed in writing by the local planning authority, prior to the
construction above ground level of any of the buildings, details of measures to
demonstrate that the development will achieve the generation of at least 15% of
its energy needs through the use of decentralised, renewable or low carbon
technologies shall be submitted to and approved in writing by the local planning
authority. The approved measures shall be implemented and operational upon
the first use or operation of the development and shall thereafter be retained in
the agreed form.

Reason: To ensure that development takes place in an environmentally
sensitive way in accordance with policy PMD13 of the adopted Thurrock LDF
Core Strategy and Policies for the Management of Development (as amended
2015).

Car park management:

26. Prior to the first use or operation of the vehicle parking, turning and coach drop-
off areas shown on drawing number D2505 L.205 Rev. a written scheme for the
management of those areas shall be submitted to and approved in writing by
the local planning authority. The scheme shall, in particular, includes measures
for the restriction of unauthorised car parking. The approved scheme shall be
operated on the first use or operation of the vehicle parking, turning and coach
drop-off areas and maintained during the operation of the school thereafter.

Reason: In the interests of highway safety and to ensure that adequate car
parking provision is available in accordance with policies PMD8 and PMD9 of
the adopted Thurrock LDF Core Strategy and Policies for the Management of
Development (as amended 2015).

INFORMATIVES:

1. Japanese knotweed:

The applicant / developer should follow good practice in the management of
invasive species present on-site (Japanese knotweed). Further information
can be found at https://www.gov.uk/guidance/prevent-japaneseknotweed-
from-spreading

2. Nesting birds

The applicant is reminded that under the Wildlife and Countryside Act 1981 (section 1) it is
an offence to take, damage or destroy the nest of any wild bird while the nest is in use or
being built. Planning consent for a development does not provide a defence against
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prosecution under this Act. Trees and scrub are likely to contain nesting birds between 1
March and 31 July. Any trees and scrub present on the application site should be
assumed to contain nesting birds between the above dates unless survey has shown it is
absolutely certain that nesting birds are not present. Both the RSPB booklet “Wild Birds
and the Law” and the Guidance Notes relating to Local Planning and Wildlife Law produced
by NaturalEngland are useful.

3. Anglian Water

Any application to discharge trade effluent must be made to Anglian Water and must have
been obtained before any discharge of trade effluent can be made to the public sewer.
Anglian Water recommends that petrol / oil interceptors be fitted in all car
parking/washing/repair facilities. Failure to enforce the effective use of such facilities could
result in pollution of the local watercourse and may constitute an offence. Anglian Water
also recommends the installation of a properly maintained fat traps on all catering
establishments. Failure to do so may result in this and other properties suffering blocked
drains, sewage flooding and consequential environmental and amenity impact and may
also constitute an offence under section 111 of the Water Industry Act 1991.

4. Sport England:

The applicant is advised that the design and layout of the sports hall should comply
with the relevant industry Technical Design Guidance, including guidance published
by Sport England, National Governing Bodies for Sport. Particular attention is
drawn to the “Sports Hall Design & Layouts” design guidance note
http://www.sportengland.org/facilities-planning/tools-guidance/design-and-
costguidance/sports-halls/.

Town and Country Planning (Development Management Procedure) (England)
Order 2015 (as amended) - Positive and Proactive Statement:

The local planning authority has acted positively and proactively in determining this
application by assessing the proposal against all material considerations, including
planning policies and any representations that may have been received and
subsequently determining to grant planning permission in accordance with the
presumption in favour of sustainable development, as set out within the National
Planning Policy Framework.

Documents:

All background documents including application forms, drawings and other
supporting documentation relating to this application can be viewed online:

www.thurrock.gov.uk/planning
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