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Contact Officer:  John Hamilton, Tel: 01865 815584 
 

Division(s): Chalgrove 
 
 

PLANNING & REGULATION COMMITTEE – 11 JANUARY 2010 
 

DEMOLITION OF DETACHED TEMPORARY CLASSROOM/ 
COMMUNITY RESOURCES BUILDING AND BRICK BUILT STORE 

AND THE ERECTION OF A SINGLE STOREY BUILDING TO 
PROVIDE A CHILDREN’S CENTRE, AND THE ERECTION OF 
EXTENSIONS TO THE EXISTING SCHOOL TO PROVIDE A 

REPLACEMENT CLASSROOM AND COMMUNITY RESOURCES 
FACILITY, A READING ROOM AND A REPLACEMENT STORE 

ALONG WITH ASSOCIATED EXTERNAL WORKS 
 

Report by Head of Sustainable Development 
 

Location:  Great Milton C of E School, The Green, Great Milton 
 
Application No:  R3.0188/09 
 
District Council Area: South Oxfordshire 
 

Introduction 
 
1. This is an application for the removal of an existing temporary building used 

as a classroom and for community purposes, demolition of a brick built 
storage building and the erection of a detached single storey building to 
provide a children’s centre on the school site.  The application also involves 
the erection of extensions to the existing school building to provide 
replacement accommodation for the temporary classroom and community use 
building and the store, together with the creation of a new reading room for 
the school. 

 
2. The children’s centre element of the application forms part of the strategy 

aimed at ensuring that by 2010, every community is expected to be served by 
a Sure Start Children’s Centre offering permanent universal provision of 
childrens’ services across the country so that every child is given every 
opportunity to get the best start in life. 

 
Location 

 
3. Great Milton is located about 16 km (10 miles) east of Oxford. The M40 

passes about 1.2 km (0.75 miles) to the north of the village and the A329 
Thame-Wallingford Road about 300 metres to the south. 

 



PN6 
 
 

PNJAN1110R04_v10.doc 

The Site and its Setting 
 
4. The Primary School is located centrally in this linear village on the eastern 

side of the settlement.  The existing school buildings are situated in the north 
west corner of the school site immediately behind the residential properties 
that front onto Lower End.  The school playing field areas are to the east and 
south of the main school buildings. 

 
5. Immediately to the north are allotment gardens and to the east open 

agricultural land.  The village recreation ground abuts the school to the south.  
Residential properties abut the site to the west.  The latter are included within 
Great Milton Conservation Area (see Plan 1). 

 
6. There are a number of trees within the school site including along the access 

road to Lower End. 
 

Details of the Development 
 
7. This planning application can be divided into two elements; a new children’s 

centre and extensions to the existing school building. 
 
8. The Sure Start Childrens’ Centre programme is a vital part of national 

government’s ten year strategy aimed at enabling all families with children to 
have access to an affordable, flexible, high quality childcare place for their 
child.  Local authorities, including the County Council, have been given 
strategic responsibility for the delivery of children’s centres.  Phases 1 and 2 
of the children’s centre programme were approved in 2005 and 2006 and 
have been aimed at those areas in greatest need for the services.  The Great 
Milton project is part of Phase 3 of the programme and is aimed at improving 
access to services for families living in less disadvantaged and more affluent 
areas.  The services to be potentially provided from the centre would include 
outreach services to vulnerable families and communities (this would be home 
support i.e. the centre staff would go to them) plus amongst other things: 

 
• Drop-ins for parents and their young children (where information, advice 

and staff support would be available) 
• small groups for parents e.g. delivering parenting programmes 
• delivery of health services such as post and ante natal groups 
• provision of advice and information e.g. how to find childcare and adult 

learning provision 
• one to one advice, information and support sessions 
• small meetings of practitioners from a range of social and care 

professions 
• a variety of Stay & Play opportunities. 

 
9. The children’s centre is proposed to be a free standing independent building 

located in close proximity to the school entrance so that it can function 
independently of the existing school activities and not compromise them, but 
can be easily seen by visitors to the school without compromising school 
security. 
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10. The proposed building measures just over 24m by 9m and would be sited 

immediately to the south of the main entrance into the school (see plan 1).  It 
would be brick built with a clay tiled roof to match the existing school 
buildings.  The height of the building would be 4.3m to the roof ridge line, and 
2.3m to eaves level.  There would be a gap of 1.2m between the new building 
and the boundary wall running along the rear of the gardens of adjacent 
properties (Clematis Cottage, Woodbine Cottage and Old Cottage).  An 
existing single storey brick built storage building and three trees would be 
removed to make way for the new building. 

 
11. The second part of this application proposes three extensions to the existing 

school building.  The existing school comprises a single storey brick built 
development incorporating shallow pitched tiled roofs with gable ends.  The 
school hall area is higher than the rest of the building.  The extensions 
proposed are: 

 
(a) a classroom/community resources extension attached to the northern 

elevation of the school.  The extension would be built in brick with a 
pitched roof to match the existing building.  It would be linked to the 
school via a small flat roofed lobby area.  As part of the proposal the 
temporary classroom building that previously provided a classroom and 
community resources accommodation would be removed from the site.  
A single tree on the northern boundary would also have to be removed; 

 
(b) a flat roofed infill extension on the eastern elevation of the building.  

Again it would be brick built to match the existing building; 
 

(c) a small lean-to extension to the west elevation to provide a 
replacement furniture store for the storage building to be removed.  
The store extension would be brick built with a tiled roof to match the 
existing. 

 
12. The school has 16 parking spaces in regular use within the school site.  

These are provided as properly constructed parking bays, on tarmac widening 
of the road along the access driveway and on an area of hardstanding closer 
to the school building.  The proposed extensions to the school do not involve 
any increase in staff or pupil numbers to the site.  No additional parking is 
proposed in connection with this element of the development.  As part of the 
children’s centre project, it is proposed to provide 3 additional on site parking 
spaces.  Given the restrictive nature of the site, these spaces may not be to 
full parking specification. 

 
13. At the time of the original submission of the planning application, it was the 

intention that temporary parking accommodation be provided on the adjoining 
recreation ground for the duration of construction (it is proposed to use the 
existing school car park as the contractor’s compound for the period of 
building works).  This option is not now available and the project architect is 
looking to secure alternative temporary parking arrangements close to the 
school. 
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Consultation Responses 

 
14. South Oxfordshire District Council – object for the following reasons: 
 

• Children’s centre  
 

o Have concerns with the size and location of the building.  Given its 
location it will affect views into and out of the conservation area from 
the High Street/Lower End eastwards.  The building fails to reinforce 
local distinctiveness and is therefore harmful to the character, 
appearance and setting of the conservation area.  It is therefore 
contrary to Policy CON7 of the South Oxfordshire Local Plan. 

 
o In addition there are concerns over the impact on neighbouring 

properties.  The trees to be removed are of low amenity value but do 
provide a degree of screening to adjacent properties.  The proposal 
would have an oppressive and overbearing impact on the neighbouring 
dwellings.  The proposal is therefore contrary to Policy CF2 of the 
South Oxfordshire Local Plan. 

 
o The canopy proposed to the north west elevation of the new building 

would be very close to the Sugar Maple tree (a high quality tree in the 
conservation area).  Such proximity could lead to pruning of the tree in 
the future contrary to Policy C9 of the Local Plan. 

 
• Reading Room extension – no objection. 
 
• Furniture Store – no objection. 

 
• New classroom/community resources extension 

 
o Will require the removal of an important tree and will have significant 

impact on another.  Although loss of the trees will have a limited impact 
on the amenity of the area, it will have a detrimental impact on the 
ecological, environmental and social benefits the trees bring to the 
school.  The development is therefore contrary to Policy C90 of the 
Local Plan. 

 
 Great Milton Parish Council – Whilst supporting the proposed upgrading of the 

school facilities, the Parish Council originally objected to the children’s centre 
on the following grounds: 

 
• severe inaccuracies in the supporting documentation 
• overdevelopment of the site 
• encroachment on the conservation area 
• strong objections from neighbours 
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 Following a meeting at the Parish Council, attended by the project architect 
and council officers, further information has been submitted and consulted on.  
As a result, the Parish Council have commented as follows: 

 
 The re-submitted proposal corrects the errors of the original submission but 

there are no other tangible differences to the original proposal.  None of the 
issues raised in our objections have been addressed and our objections 
remain.  In summary, the Parish Council supports the principle of childrens’ 
centres, but is opposed to the establishment of the proposed centre in Great 
Milton for the following reasons: 

 
• Suitability of location 

o supply driven, not demand led; 
o conclusions are based on flawed data; 
o needs inadequately researched; 
o inappropriate motivation; 
o inappropriate and misleading propaganda from the school. 

 
• Funding 

o long term availability of funding; 
o misuse of budgets. 

 
• Impact on immediate neighbours. 
 
• Traffic generation, parking and safety. 

 
• Impact on the conservation area. 

 
• Overdevelopment of the site. 

 
 Environment Agency – No objection.  Applicant should consider the drainage 

of surface water from the site using a sustainable drainage approach to 
surface water management. 

 
 English Heritage – Do not wish to offer any comments.  The application 

should be determined in accordance with national and local policy guidance, 
and on the basis of your specialist conservation advice. 

 
 County Archaeologist – The building lies within an area of some 

archaeological interest.  However, it would seem unlikely that the small scale 
nature of the proposals would justify an archaeological investigation.  
Archaeological Informative is required. 

 
 Transport Development Control 
 

• The Travel Plans team know from experience that where schools have 
children’s centres, there tends to be an increase in the number of 
journeys to the site by non sustainable means.  It is important that the 
headteacher and manager of the children’s centre work together to lessen 
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the impact of these additional journeys on the school and local 
community. 

 
• Concerned that the children’s centre will give rise to an increase in 

vehicles parking on the site.  Recommend that the area currently not 
dedicated as parking be made available as an overspill parking area. 

 
• There is no indication of how the construction phase will be managed.  If 

no agreement can be secured for off-site parking during building works, 
would be concerned that vehicles may park on the surrounding highway 
network.  Further consideration needs to be given to temporary parking 
provision during construction phase and further information is needed 
about how parking is to be managed during this period. 

 
• A further response from Transport DC adds:   

 
o Further information on temporary parking arrangements is required to 

be submitted to the local highway authority. 
o Reference is noted of the provision of 3 extra parking spaces as 

overspill parking.  The school is to update its existing Travel Plan.  Both 
of these are considered acceptable to the local highway authority.  A 
condition should be included to require the submission and agreement 
of a construction traffic management plan. 

 
 County Forester 
 

• The loss of the tree to allow for the classroom/community resources 
extension would not be significant in amenity terms.  Indeed there may 
soon be a need to reduce the number of trees in this part of the site to 
allow the better trees to develop to their full potential as specimen trees. 

 
• The construction of pile and beam foundations can be undertaken in the 

development to minimise damage to tree roots.  Root protection areas are 
required for trees to be retained. 

 
• The reading room and store extensions have no direct affect on trees. 

 
• The children’s centre has similar tree issues to the classroom extension.  

There is no reason why this building cannot be constructed, with little or 
no damage to tree roots, provided adequate care is taken. 

 
 County Ecologist – No objection subject to conditions to cover the following 

issues: 
 

• Existing pond not to be removed until a new pond is created in a location 
to be agreed.  Existing pond should be removed outside the months of 
August, September and October. 

• No trees to be removed except between September and February (to 
avoid bird breeding season). 

• Habitats for bats should be created in the new buildings. 
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• If works are planned after April 2010, further protected species surveys 
will be required. 

• If any protected species found, all work to cease and details of a strategy 
and securing of a licence to deal with them agreed with Natural England 
before work can re-commence. 

 
 Third Party Representations (copies of these letters are 

available in the Members Resource Centre) 
 
15. 5 responses of support have been received to the application. 
 
16. 20 members of the public have objected to the planning application.  Whilst a 

number of these responses also support the proposed extensions to the 
school, they object to the children’s centre.  The objections cover a range of 
points, including: 

 
• traffic congestion and associated problems already exist around the 

school, this proposal will only add to these problems 
 
• no genuine parking solution has been put forward.  Even a temporary site 

to cater for construction has not been found 
 

• size and location of children’s centre is excessive and involves a clear 
overdevelopment of the site 

 
• Great Milton is not an area of deprivation the majority of the target market 

(i.e. disadvantaged families) does not live in the village 
 

• public transport links to and from the village are inadequate and would 
lead to increased use of private transport to access the site 

 
• Children’s centre should be located in existing accommodation rather than 

a new building where future funding may be in doubt 
 

• siting, mass and design of building is harmful to character of this part of 
the village – a conservation area with a number of listed buildings 

 
• overbearing and intrusive on nearby properties, especially Clematis 

Cottage and Woodbine Cottage 
 

• choice of location for children’s centre is based on flawed information, site 
was not chosen by a competitive procurement process.  It was chosen as 
it was the only site that put itself forward 

 
• irresponsible to construct a new building at considerable expense when 

there is considerable office and storage space available locally 
 

• Consideration of alternative sites 
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• the ‘hub’ to service a wide area should be centrally located in that area.  
Great Milton is not central, and not as accessible as other locations e.g. 
Wheatley 

 
• inaccuracies in the documentation supporting the application 

 
• proposed light pollution from the development 

 
• proposal is not about creating a resource for the local community – it is 

about spending a grant because it is available 
 

• Children’s centre should not receive visitors until 9.30 am and no visitors 
after the school closes, thereby avoiding the busiest times 

 
• loss of trees 

 
• village does not have the infrastructure to support such an application 

 
• proposal does not represent sustainable development 
 
Relevant Planning Policies 
 

17. The South East Plan Spatial Strategy 2026 (RSS) 
 

CC1 – The principal objective of the Plan is to achieve and to maintain 
sustainable development in the region. 
 
CC6 – Development should i) respect, and where appropriate enhance the 
character and distinctiveness of settlements and landscapes; and ii) use 
innovative design process to create a high quality built environment which 
promotes a sense of place. 
 
BE1 – Local authority to use opportunities associated with new development 
to help provide significant improvements to the built environment. 
 
BE6 – Local authority to support proposals which protect, conserve and where 
appropriate enhance the historic environment and the contribution it makes to 
local and regional distinctiveness and sense of place. 
 
NRM4 – In considering planning applications local authorities in conjunction 
with the Environment Agency should require incorporation and management 
of sustainable drainage systems and other measures to minimise direct 
surface water run-off. 
 

18. South Oxfordshire Local Plan 2011 (SOLP) 
 

G2 – The district’s countryside, settlements and environmental resources will 
be protected from adverse developments. 
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G6 – Planning permission will not be granted for proposals which are not of a 
high quality and inclusive design, which fail to protect and reinforce local 
distinctiveness, or which are of a scale or type that is inappropriate to the site 
and its surroundings. 
 
CF2 – Proposals that would result in the provision of additional community 
facilities or services within settlements will be permitted, provided that there 
are no overriding amenity, environmental or traffic objections to the proposals 
and that there is no conflict with the other policies in this plan. 
 
D1 – The principles of good design and the protection and reinforcement of 
local distinctiveness should be taken into account in all new development 
through: 
(i) the provision of a clear structure of spaces; 
(ii) providing for a choice of routes and transport modes to the 

development; 
(iii) providing landscape structure as a framework for new development; 
(iv) respecting the character of the existing landscape; 
(v) respecting distinctive settlement types and their character; 
(vi) providing good quality site and building design and appropriate 

materials; and 
(vii) providing well-designed external areas. 

 
C9 – Any development that would cause the loss of landscape features will 
not be permitted where those features make an important contribution to the 
local scene. 
 
CON7 – Permission will not be granted for development which harms the 
character or appearance of a conservation area.  Proposals for development 
outside a conservation area which would have a harmful effect on the 
conservation area will not be permitted. 
 
Comments of the Head of Sustainable Development 

 
19. In my view, the main issues for consideration regarding the planning merits of 

this application relate to: 
 

(i) the acceptability of the proposed use on the site; 
(ii) the size and scale of the development proposed and impact on 

neighbours 
(iii) the design of the proposed buildings and their impact on the setting of 

the conservation area 
(iv) the impact on trees within the site 
(v) the traffic and parking implications of the development. 

 
(i) The acceptability of the proposed use on the site 
 

20. This proposal involves the improvement of education provision at this school 
by the extensions proposed.  In addition it proposes a children’s centre, one of 
a number of centres that are currently proposed (and have been approved) on 
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primary school sites across the county.  Policy CF2 of the SOLP supports, in 
principle, the provision of additional community facilities provided they do not 
conflict with other planning policies, whilst Policy CC1 of the RSS seeks to 
achieve sustainable communities.  It is my view that the school building 
extensions are acceptable, and that the loss of one tree in order to construct 
the classroom extension on the northern elevation of the building, is more 
than outweighed by the benefits that the new accommodation would provide 
for the education of the children at the school. 

 
21. The principle of allowing a children’s centre on a primary school site is 

acceptable and similar proposals have been approved elsewhere in 
Oxfordshire.  It would provide a valuable community service in accordance 
with Policy CF2 of the Local Plan provided that other issues (discussed later) 
are satisfactory or can be satisfactorily managed by conditions on any 
approval that might be given. 

 
(ii) The size and scale of the development proposed and impact on 

neighbours 
 

22. The existing school building is primarily single storey with the school hall 
element slightly higher.  Policy G6 of the SOLP requires development to be of 
a scale that is appropriate to the existing site and surrounding area.  The 
proposed extensions are low key and fit in with the scale of the existing 
building and as such I consider are acceptable.  The children’s centre building 
would be single storey and replace a smaller, single storey storage building.  
It would be in keeping with the scale of buildings on the school site. 

 
23. The District Council has objected to this proposal on the grounds that its size 

and location close to the site boundary with neighbouring properties would 
have an overbearing and oppressive impact on these dwellings contrary to 
Policy CF2 of the Local Plan.  This view is supported by a number of local 
residents. 

 
24. The children’s centre building would be sited immediately to the rear of the 

properties known as Clematis Cottage, Old Cottage and Woodbine Cottage.  
The building would be located 1.2 metres away from the rear wall which runs 
along the rear gardens of these properties.  The garden wall is approximately 
1.5m high.  The dwellings have fairly long gardens, the western wall of the 
children’s centre being 34m from the rear elevation of Clematis Cottage (the 
nearest property).  The only windows in the western elevation facing the 
garden of the above properties are to be high level strip windows which would 
be obscure glazed. 

 
25. Three trees would be removed within the footprint of the children’s centre.  

Whilst both the County Forester and District Council agree that these trees 
are of low grade quality, it could be argued that they do form part of the 
screen of planting that residents currently enjoy.  However, other larger, more 
significant trees in the locality would be retained and it is my view that, given 
the existence of the remaining trees, boundary wall and outbuilding to the rear 
of the gardens, the lack of windows with clear glazing overlooking the 
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residential properties, and the distance between the new building and the 
existing dwellings, the impact on the residential amenities of these properties 
through loss of light, privacy or the size of the new building is not significant.  
As such I disagree with the District Council on this point and consider that the 
children’s centre building accords with Policy CF2 of the SOLP. 

 
(iii) Design of the development and impact on the conservation area 

 
26. As already mentioned the existing school comprises a modern, primarily 

single storey building which is fairly spread out and is broken up into linked 
smaller blocks.  The proposed extensions and the detached children’s centre 
building would be brick built with tiled roofs and to a design to match the 
existing school building.  Policy CC6 of the RSS requires new development to 
respect and where appropriate enhance the character and distinctiveness of 
settlements to create a high quality environment and sense of place.  Policies 
G6 and D1 of the SOLP also require new development to be of a high quality 
design and respect the character and appearance of the surrounding area.  I 
consider that the new works proposed clearly reflect the design and 
appearance of the existing school buildings on this site and that it is 
preferable to reflect these buildings with common use, rather than surrounding 
residential buildings.  I consider the design approach is consistent with the 
aim of the policy. 

 
27. Comments have been received that the design and appearance of the new 

works, particularly the detached children’s centre, are unacceptable especially 
located close to the old properties in the adjacent conservation area along 
Lower End.  The school however is not within the conservation area and is 
tucked behind the older properties that front onto Lower End.  Given this 
location, I consider it appropriate that any new buildings on the school site 
which relate to the school should reflect the design of the school rather than 
the character of the buildings in the conservation area. 

 
28. Mention has been made that views from Lower End (and conservation area) 

to the east towards the school playing fields and views in the opposite 
direction would be affected by the construction of the children’s centre 
building.  Policy CON7 of the SOLP states that proposals for developments 
outside a conservation area, but adversely affecting it will not be permitted.  
Views from Lower End are already obscured by existing trees alongside the 
school access road, the existing furniture store and existing school buildings.  
Lower End is also some 40m away.  In the light of this I consider that the 
views from Lower End eastwards would not be significantly affected by the 
construction of the children’s centre. 

 
29. Planning Policy requires new development to incorporate high standards of 

sustainable design (Policy CC1 of RSS).  A measurement of the sustainable 
design and construction of a new development is the BREEAM (Building 
Research Environmental Assessment Method) rating.  This project is aiming 
for a BREEAM rating of Very Good. 
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(iv) The impact on trees within the site 
 
30. The proposal would result in the removal of a number of trees from within the 

site.  None are within the conservation area nor are they protected by Tree 
Preservation Orders. 

 
31. One tree would be removed to build the classroom/community resources 

extension on the north elevation of the main school building.  The District 
Council consider this to be a good quality tree.  They consider that although 
the tree has limited amenity value, its loss would have a detrimental impact on 
the ecological, environmental and social benefits the tree brings to the school.  
As such they consider the proposal conflicts with Policy C9 of the SOLP.  The 
County Forester however has no objections to the removal of the tree (he 
agrees it is not significant in amenity terms).  Indeed he considers that further 
trees may well need to be removed in this area for better trees to develop and 
thrive.  The school are also prepared to accept the removal of the tree and I 
agree with the County Forester’s view that removal of one tree is acceptable 
subject to remaining trees being properly protected by root protection area. 

 
32. Three trees would need to be removed to build the children’s centre.  Both the 

District Council and County Forester agree that these trees are of low quality.  
I consider that their removal should not adversely impact on the visual 
amenities of the area, particularly as larger, more significant trees close by 
are to be retained.  It is important that should permission be granted, 
appropriate tree root protection areas are agreed for these retained trees 
before any works commence on site.  The County Forester does not raise any 
concerns relating to the proximity of a sugar maple tree (within the 
conservation area) to the proposed development. 

 
33. In the light of the above comments, I consider that the impact of this proposal 

on trees within the site is acceptable and does not in my view conflict with the 
provisions of Policy C9 of the SOLP. 

 
(v) Impacts on local people (including traffic implications) 
 

34. The proposed site is close to nearby dwellings and visitors to the site have to 
access it through the village.  SOLP policy CF2 requires that new 
developments do not impact on amenity or give rise to traffic or highway 
safety concerns.  In particular this policy supports the provision of community 
facilities provided there is no overriding amenity, environmental or traffic 
objections. 

 
35. From the responses received from local residents, the main objection to this 

application would seem to be the traffic generation that would be created by 
the new development and the impact this would have on residents around the 
school in particular and in the village in general. 

 
36. The school has 16 parking spaces in regular use within the school site.  There 

are also areas where overspill parking occurs on school occasions, although 
these are not designated as parking spaces by the school.  The proposals for 
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the extensions to the school would not involve any increase in staff or pupils 
to the school so no additional parking is proposed as part of this aspect of the 
development. 

 
37. It was originally proposed that there would also be no additional on-site 

parking as part of the children’s centre development.  This was based on the 
presumption that the children’s centre staff are primarily ‘outreach’ staff who 
are out in the community much of their time.  The view was taken by the 
headteacher and the centre manager that the existing parking arrangements 
were manageable and there was no need for extra spaces as the centre staff 
have already been operating from the school site since April this year.  
However, Transport Development Control are concerned that the children’s 
centre will give rise to an increase in vehicles parking on site.  The applicant 
has confirmed that 3 additional spaces can be provided on site as overspill 
parking.  Although not to full parking specifications, Transport Development 
Control have confirmed they consider this is acceptable. 

 
38. As well as parking for staff, the centre would also generate additional 

movements to the school site by the public.  The intensity of the use can be 
gauged by an indication of the services the centre would provide (see 
paragraph 8).  Like the majority of schools across the county, congestion can 
occur outside the school entrance at the beginning and the end of the school 
day.  I would not wish to add to that congestion at that time and would 
recommend that, if planning permission is to be given, the hours that the 
children’s centre is open to the public, should be controlled to ensure there is 
no conflict with peak hours for traffic to the school.  Indeed in the supporting 
documentation with the application, it is proposed that the centre should not 
open before 9.30 am and should close by 2.30 pm during term time. 

 
39. Transport Development Control are aware that locating children’s centres on 

school sites can lead to an increase in the number of journeys to the site by 
non sustainable means.  They consider it important that the school and 
children’s centre work together to lessen the impact of these additional 
journeys on the school and local community.  Updating the school Travel Plan 
to take account of this new development should go some way to addressing 
traffic concerns.  Such a requirement should be the subject of a condition 
should permission be granted for this development. 

 
40. Transport Development Control have also raised a concern about the 

temporary parking arrangements at the school during the construction period.  
The existing car park area would be used for the contractor’s compound and 
access and would be lost therefore for this temporary period.  Alternative 
provision should be secured before any consent is issued for this 
development.  Initially, the intention was to use the nearby recreation ground 
for parking whilst building work took place on site but this is now not available.  
The project architect has been working as an alternative and is close to 
securing temporary parking provision at Combe Farm just over 300m to the 
east of the school, a five minute walk from the school (see plan 2).  Transport 
Development Control is prepared in principle to accept these revised 
temporary parking arrangements subject to planning consent being obtained. 
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Other Matters 

 
41. The responses received on this application have also raised two issues which 

I consider to be non planning matters in relation to the consideration of this 
application.  Firstly, local residents and the Parish Council have raised serious 
concerns about the process and background work that the applicant has 
undertaken in reaching the decision to site the children’s centre at Great 
Milton School and the funding that is available specifically for the children’s 
centre development.  How the applicant has arrived at the decision to site the 
children’s centre at this school, and how the project is to be financed is not 
relevant to the consideration of the planning merits of the application that has 
been presented to this Committee for determination.  It is important that the 
Committee concentrates on consideration of the planning merits of the 
application as submitted.   

 
42. The applicant and project architect have also considered the feasibility of 

splitting this scheme into two separate applications, one for the school 
extensions and one for the children’s centre (a suggestion of the Parish 
Council).  They have concluded that the  project can be delivered most 
efficiently and with least disruption to the operation of the school and 
minimisation of disturbance to the village through a phased construction 
programme for the whole scheme as this would involve the children’s centre 
building being used initially for decanting purposes whilst other building work 
progresses. 

 
 Conclusion 
 
43. This proposal would provide the opportunity to locate an important community 

facility for Great Milton as well as provide significantly improved educational 
accommodation at Great Milton School.  My view on the main issues raised 
with this application are: 

 
• the siting of a building for use as a children’s centre on the school site is 

appropriate given the linkages in use between the centre and the school 
 
• the scale and design of the development is acceptable, relating to the 

modern school building as it does 
 

• the children’s centre building is to be located close to the boundary with 
neighbouring properties.  Although some trees are to be removed, other 
more significant ones would be retained.  In addition, the building is to be 
single storey, there would be no windows overlooking the gardens and the 
actual properties are some distance away.  As such I consider that there 
should not be any significant adverse impact on the residential amenities 
of these neighbouring properties 

 
• the traffic concerns and adverse effects can be mitigated by the provision 

of on-site parking, the imposition of conditions to control the hours that the 
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children’s centre can operate and the requirement for the school to update 
its Travel Plan to take account of this new development 

 
• temporary parking provision must be provided for the duration of the 

construction period however and must be secured before any planning 
consent for this development is issued.   

 
Subject to this latter proviso I consider that the proposal is acceptable on its 
planning merits and recommend approval subject to the conditions outlined 
below. 

 
RECOMMENDATION 

 
44. The Committee is RECOMMENDED to approve Application No. 

R3.0188/09 (for the demolition of a temporary classroom/ community 
resources building and brick built store and the erection of a single 
storey building to provide a children’s centre, and the erection of 
extensions to provide replacement classroom and community resources 
facility, reading room and replacement store, along with associated 
external works; at Great Milton C of E School) subject to: 

 
(a) the applicant first (before a permission is issued) securing and if 

necessary obtaining planning permission for suitable alternative 
temporary arrangements for parking for use by the school during 
the period of construction 

 
(b) to conditions to be determined by the Head of Sustainable 

Development to include the following matters: 
 

1. That the development must be carried out strictly in 
accordance with the particulars contained in the application 
and the plans accompanying subject to conditions below. 

2. That the development shall commence within 3 years of the 
date of the permission. 

3. That samples of the external materials proposed to be used 
shall be submitted to and approved in writing by the Head 
of Sustainable Development prior to the commencement of 
development. 

4. That no development shall take place until the trees on the 
site which are to be retained and which are adjacent to or 
within the development area, have been protected during 
building operations by means of a protective fence around 
the edge of the canopy of the trees. 

5. That the site be landscaped and planted with trees 
(including replacement trees) and shrubs in accordance 
with a comprehensive planting and landscaping scheme 
first approved by the Head of Sustainable Development. 

6. That all planting, seeding or turfing comprised in the 
approved details of landscaping shall be carried out in the 
first planting season following the occupation of the 
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buildings or the completion of the development, whichever 
is the sooner. 

7. The hours of operation of the children’s centre for use by 
the public shall be restricted to between 9.30 am and 2.30 
pm Monday to Friday during term time. 

8. The hours of use of the children’s centre at other times 
(outside school hours) shall be submitted for agreement by 
the Head of Sustainable Development before any use of the 
Centre commences. 

9. That the high split level windows on the western elevation 
of the proposed children’s centre building shall be frosted 
or glazed with obscure glass. 

10. That prior to the commencement of the development full 
details of any additional proposed lighting, shall be 
submitted to and approved by the Head of Sustainable 
Development. 

11. That prior to the first occupation of the children’s centre 
building the existing school Travel Plan for the site shall be 
updated and submitted to the Head of Sustainable 
Development for approval. 

12. That prior to the commencement of the development details 
of a sustainable drainage scheme for the proposed site 
shall be submitted to and approved in writing by the Head 
of Sustainable Development. 

13. Vegetation removal should not take place during the bird 
breeding season, which is March-August inclusive.  If any 
trees and/or bushes need to be removed during this time, 
they will need to be checked over by an ecological 
consultant immediately prior to removal to ensure there are 
no nesting birds present.  If nesting birds are present, the 
vegetation cannot be removed until the birds have fledged. 

14. If any protected species not initially surveyed for are found 
at any point, all work should cease immediately.  Work 
should not recommence until a full survey has been carried 
out, a mitigation strategy prepared and licence obtained (if 
necessary) in discussion and agreement with Natural 
England. 

15. The existing pond shall not be removed until a new pond is 
created in a position to be agreed by the Head of 
Sustainable Development. 

16. The existing pond shall not be removed except in the 
months of August, September and October.  The pond shall 
be drained gradually and the plant material removed from it 
should be stacked by the side of the pond for at least 24 
hours to allow any animals trapped to escape before the 
vegetation is removed. 

17. Details of the proposals to create habitats for bats in the 
new buildings shall be submitted for agreement by the 
Head of Sustainable Development. 
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18. If any works are planned to occur later than April 2010, the 
submitted protected species survey must be updated. 

19. Details of proposals for the formation of 3 additional on site 
parking spaces shall be submitted and agreed by the Head 
of Sustainable Development before development 
commences. 

20. Details of a construction traffic management plan (to 
include details of times of delivery of materials) shall be 
submitted and agreed by the Head of Sustainable 
Development before development commences. 

 
Archaeological Informative – if archaeological finds do occur 
during development the County Archaeologist shall be notified in 
order that he may visit the site and advise as necessary. 

 
 
 
CHRIS COUSINS 
Head of Sustainable Development 
Environment & Economy 
 
Background Papers: File Ref: R3.0188/09 
 
December 2009 
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