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Proposal: 
Erection of temporary mobile classroom village 
to facilitate future refurbishment and extension 
of existing Harberton North Special School, 
comprising 3 no. 2-storey blocks of temporary 
classroom accommodation, temporary hard 
play areas, temporary staff and visitor parking 
areas, tree removal and landscaping.  
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Harberton North Special School  
29a Fortwilliam Park 
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Recommendation: Approval subject to conditions 
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Education Authority  
40 Academy Street 
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Pearl Assurance House 
1 Donegall Square East 
Belfast 

Date Valid:  31/07/2025 
 

Target Date:  26/02/2026 
 

Contact Officer: Lisa Walshe, Principal Planner (Development Management)  
 

Executive Summary: 
This application seeks the erection of temporary mobile classroom village to facilitate future 
refurbishment and extension of existing Harberton North Special School. The proposal comprises 
of 3 no. 2-storey blocks of temporary classroom accommodation, temporary hard play areas, 
temporary staff and visitor parking areas, tree removal and replacement and landscaping. 
 
The proposal seeks temporary permission until the refurbishment and extension works to the 
existing school buildings and campus, anticipated for completion in September 2030. 
 
The key issues are: 

 Principle of development 

 The impact of the proposal on the conservation area and setting of listed buildings 

 Trees and landscaping 

 The impact on the amenity of adjacent land users 

 Access, movement, and parking  

 Climate change 

 Drainage and sewage infrastructure  

 Noise, air quality and other environmental impacts including contamination  

 Ecological issues 
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The site is located within the settlement limit within Belfast Urban Area Plan (BUAP) and Draft 

Belfast Metropolitan Area Plan 2015 (versions 2004 and 2014) and within the Somerton Road / 

Chichester Park Conservation Area. The site is near a number of listed buildings.  

The proposal includes the removal and replacement of a number of trees to facilitate the temporary 

buildings, parking and access. Temporary parking arrangements will also be provided to the rear 

of the site to offset the loss of spaces currently located where the temporary buildings are proposed. 

There are no objections from any consultees, including the BCC Tree and Conservation Sections, 
DFI Roads, and Environmental Health.  
 
Two representations have been received raising issues with trees being felled and impact to 
residential amenity namely loss of light, privacy and increased noise / traffic levels. All issues are 
considered in the report. 
 
Recommendation 
Having regard to the development plan and other material considerations, the proposal is 
considered acceptable for a temporary period. It is recommended that planning permission is 
granted subject to conditions.  
 
Delegated authority is sought for the Director of Planning and Building Control to finalise response 
conditions and deal with any other matters that may arise, provided that they are not substantive. 
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 Officer Report 

1.0 Drawings 

1.1 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
1.2  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
1.3 
 
 
 
 
 
 
 
 
 

Fig 1. Site Location Plan   
 

 
 
Fig 2. Proposed site Layout  
 
 

 
 
Elevations:  Front/Side/Rear 
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1.4 
 

 

 
 
Overall Existing Layout: temporary parking highlighted yellow 

 
 

2.0  Characteristics of the Site and Area 
 

 
2.1 
 
 
 
 
 
 
 
 
 
 
 
 
 
2.2  
 

 
The site is located in North Belfast at an existing school facility known as “Harberton 
Special School”. The wider campus is broadly rectangular in shape and approximately 3.1 
hectares in size. It comprises a series of linked buildings in a broadly “L” shaped layout 
orientated west-to-east towards the front of the site and parallel to the northern and 
eastern site boundaries. The main section of the school comprises buildings largely two 
and three stories in height, stepping down to single storey along/adjacent to the eastern 
boundary. To the rear of the main building the site is largely hard surfaced comprising 
playground areas and former gravel sports/play area, vehicular access lanes and parking. 
Whilst the topography of the site is broadly level, the main central section of the site is 
slightly elevated above existing development adjacent to the west and south and falls 
towards the eastern boundary. There are a number of mature trees along the site frontage 
with Fortwilliam Park, with additional mature trees along/adjacent to the western, eastern, 
and southern site boundaries. 
 
There are two existing vehicle accesses  off Fortwilliam Park at the front of the site 
facilitating “one way” entrance and exit, with a further two-way access lane in the 
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2.3 
 
 
 
 
 
 
2.4 

southwestern corner of the site from Somerton Road, which runs parallel to the site to the 
west. There are a total of 56 marked parking spaces and associated access road along the 
site frontage, with a further 7 no car spaces and 2 no bus spaces centrally located to the 
rear of the existing buildings. A further access lane travers south and west adjacent to the 
western boundary onto Somerton Road.  
 
The application site is located in the northeast of the site and currently comprises the 
current main car park area. It also further extends along the frontage to the west and 
includes the current access lane and soft landscaping areas with associated mature trees 
adjacent to the front site boundary with Fortwilliam Park. The topography of this area is 
broadly level but falls towards the eastern site boundary at/from a point adjacent to the 
eastern gable of the main existing school building.  
 
To the north/opposite the site is a Secondary School “Dominican College”. Immediately 
adjacent to the east largely comprises detached two storey dwellings on Dunlambert Drive. 
The rear of these dwellings are orientated towards the eastern boundary of the school 
campus, save for 31 Fortwilliam Park which is orientated gable onto the eastern site 
boundary. To the west of the site there is a church and nursing home facility. Fortwilliam 
monument and grounds are located to the southeast/adjacent to the southern boundary of 
the campus and detached 2-storey housing. 
 

3.0 Description of Proposal 

 
3.1 
 
 
 
 
3.2 
 
 
 
3.3 
 
3.4 

 
Erection of temporary mobile classroom village to facilitate future refurbishment and 
extension of existing Harberton North Special School, comprising 3 no. 2-storey blocks of 
temporary classroom accommodation, temporary hard play areas, temporary staff and 
visitor parking areas, tree removal and landscaping.  
 
The mobile blocks measure approx. 20.2m in length, 9.4m in width and 7.9m in height with 
a floorspace of approx. 190 sqm per floor. The temporary blocks span over two floors which 
equates to a floor space of 380 sqm per unit. 
 
There are 3 no. of temporary mobile blocks totalling approx. 1,140 sqm of floor space.  
 
Each floor will consist of two classrooms arranged either side of core accommodation 
including, a foyer, stairs, lift, accessible toilet and stores. The layout of the temporary 
accommodation, together with proposed fencing will define two temporary hard play areas 
with direct access from the units. 
 

4.0 Planning Policy and Other Material Considerations 

 
4.1 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Development Plan – Plan Strategy 
 
Belfast Local Development Plan: Plan Strategy 2035 
 
Policy DES1 – Principles of urban design 
Policy CI1 - Community Infrastructure 
Policy TRAN1 – Active Travel 
Policy TRAN2 – Creating an accessible environment 
Policy TRAN6 – Access to public roads 
Policy TRAN8 – Car parking and servicing arrangements 
Policy ENV1 – Environmental quality 
Policy ENV2 – Mitigating environmental change 
Policy ENV3 – Adapting to environmental change 
Policy ENV4 - Flood Risk  
Policy ENV5 – Sustainable Drainage 
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4.2 
 
 
 
 
4.3 
 
 
 
4.4 
 
 
 
 
4.5 

Policy BH1 – Listed Buildings  
Policy BH2 – Conservation Areas 
Policy OS1 – Protection of Open Space 
Policy TRE1 – Trees 
 
Development Plan – zoning, designations and proposals maps 
Belfast Urban Area Plan (2001) BUAP 
Draft Belfast Metropolitan Area Plan 2015 (v2004) 
Draft Belfast Metropolitan Area Plan 2015 (v2014) 
 
Regional Planning Policy 
Regional Development Strategy 2035 (RDS) 
Strategic Planning Policy Statement for Northern Ireland (SPPS) 
 
Other Material Considerations 
Developer Contribution Framework (BCC) 
Belfast Agenda (Community Plan) 
Creating Places (DfI) 
 
Relevant Planning History 
 
- LA04/2023/2654/F - 29a Fortwilliam Park,  Belfast,  BT15 4AP - Provision of lift and 

internal reconfiguration to include for new unisex toilets – PERMISSION GRANTED  
- LA04/2023/3099/DCA - 29a Fortwilliam Park,  Belfast,  BT15 4AP - Part demolition of 

Existing External Wall – CONSENT GRANTED  
 

5.0 Consultations and Representations 
 

 
5.1 
 
 
 
 
5.2 
 
 
 
 
5.3 
 
 
 
 
 
 
5.4 
 
 
 
 

 
Statutory Consultations 
DfI Roads – No objections subject to conditions 
NI Water – Approval  
NIEA – Further info requested, dealt with via pre-commencement condition  
 
Non-Statutory Consultations 
BCC Environmental Health – No objections subject to conditions  
BCC Conservation team – No Objection subject to  
BCC Trees – No objections subject to conditions  
 
Representations 
The application has been advertised and neighbours notified. The Council has received two 
representations which raise the following concerns: 

 Unclear number of trees to be felled; 

 Impact on residential amenity i.e. loss of light, privacy; 

 Increased noise, activity and traffic levels. 
 
Amended plans were received which relocated the classroom blocks. The application was 
re-neighbour notified and advertised. Whilst no further comments were received, the issues 
raised have been fully assessed within the planning assessment section of the report below.  
 

6.0 PLANNING ASSESSMENT 

 
6.1 
 
 

 
Key Issues  
The key issues relevant to consideration of this application are: 

 Principle of development 
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6.2 
 
 
 
 
6.3 
 
 
 
 
6.4 
 
 
 
 
 
 
 
6.5 
 
 
6.6 
 
 
 
 
 
 
 
 
6.7 
 
 
 
 
 
 
6.8 
 
 
 
 
6.9 
 
 
 

 The impact of the proposal on the Conservation Area and setting of Listed Buildings 

 Trees and landscaping 

 The impact on the amenity of adjacent land users 

 Access, movement, and parking  

 Climate change 

 Drainage and sewage infrastructure  

 Noise, air quality and other environmental impacts including contamination  

 Ecological issues 
 
Development Plan Context 
Section 6(4) of the Planning (Northern Ireland) Act 2011 states that in making any 
determinations under the Act, regard is to be had to the local development plan, and the 
determination must be made in accordance with the plan unless material considerations 
indicate otherwise. 
 
Section 45(1) of the Act states that in determining planning applications, the Council must 
have regard to the local development plan, so far as material to the application, and to any 
other material considerations. 
 
The Belfast Local Development Plan (LDP) when fully completed will replace the Belfast 
Urban Area Plan 2001 as the statutory Development Plan for the city. The Belfast LDP will 
comprise two parts. Part 1 is the Plan Strategy (PS), which contains strategic and operational 
policies and was adopted on 02 May 2023. Part 2 is the Local Policies Plan, which will 
provide the zonings and proposals maps for Belfast and has not yet been published. The 
zonings and proposals maps in the Belfast Urban Area Plan 2001 (‘Department 
Development Plan’) remain part of the statutory local development plan until the Local 
Policies Plan is adopted. 
 
Operational policies – the Plan Strategy contains a range of operational policies relevant to 
consideration of the application. These are listed at para 6.1.  
 
Proposals Maps – until such time as the Local Policies Plan is adopted, the Council must 
have regard to the land-use zonings, designations and proposals maps in the Belfast Urban 
Area Plan 2001, both versions of the draft Belfast Metropolitan Area Plan (v2004 and v2014) 
(draft BMAP 2015) and other relevant area plans. The weight to be afforded to these 
proposals maps is a matter for the decision maker. It is considered that significant weight 
should be given to the proposals map in draft BMAP 2015 (v2014) given its advanced stage 
in the development process, save for retail policies that relate to Sprucefield which remain 
contentious. 
 
Existing School Facility 
 
The existing school comprises a current enrolment of 222 pupils with 30 full time teachers 
and 86 support staff. Pupils are typically present 08.45 – 15.00, with teaching staff on site 
from 8.30-16.00 (16.45pm on Mondays). 
 
 
Principle of development 
 
The proposed development lies within the development limit for Belfast and within the 
Somerton Road / Chichester Park Conservation area.  
 
Policy CI1 of the Plan Strategy highlights that planning permission will be granted for the 
provision of new and improved community infrastructure (which includes education facilities) 
at appropriate and accessible locations within the urban area, subject to the nature and 
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6.10 
 
 
 
 
 
 
 
6.11 
 
 
 
 
 
6.12 
 
 
 
6.13 
 
 
 
 
 
 
 
 
 
 
6.14 
 
 
 
 
 
 
 
 
6.15 
 
 
6.16 
 
 
 
 
 
 
6.17 
 
 

location of any proposals.  The principle of development of this use in this location has 
already been established through its current use as an educational facility. The temporary 
mobile village is necessary to allow for the redevelopment of the existing school and maintain 
teaching functions. The principle of the proposal aligns with CI1 of the Plan Strategy. 
 
The impact of the proposal on the conservation area and setting of listed buildings 
 
Regional policy aims to enhance the character or appearance of the area where an 
opportunity to do so exists, or to preserve its character or appearance where an opportunity 
to enhance does not arise. There is also a general presumption against demolition of unlisted 
buildings that should only be relaxed in exceptional circumstances.  The proposal does not 
include any demolition of the existing school building under this application.  
 
BCC Conservation Section advise that, given the substantially altered immediate context of 
this section of the Conservation Area, there would be no objection to the location of 
temporary classrooms in the grounds of the school for a time limited period, subject to 
assurances that the classrooms will not have a detrimental impact on boundary landscaping 
elements.   
 
Policy BH2 of the LDP Plan Strategy is therefore relevant, stating that planning permission 
will only be granted for new or replacement buildings in conservation areas subject to 5 
criteria A-E. 
 
Criterion A requires the preservation or enhancement of the character and appearance of 
the area and criterion B requires proposals to respect the built form. The scale, height and 
massing of the proposed buildings are considered acceptable given the height of the 
adjacent existing school buildings. The location, design and materials of the buildings are 
acceptable given they are for a limited period and the community benefit of ensuring 
educational functions for vulnerable pupils continue at the site pending the ongoing 
redevelopment of the wider school campus. Taking account of the Conservation response, 
the proposed buildings would not satisfy the preserve or enhance policy test, however the 
associated harm/visual impacts are mitigated by the temporary period for which they are 
sought and screening provided by landscaping along the site frontage. 
 
Criterion C relates to key views and their protection. The eastern site boundary also 
constitutes a boundary of the wider Conservation Area boundary. Views of the site from 
public locations are limited due to screening provided by existing matures trees along the 
frontage of the site from Fortwilliam Park. Limited views are possible from Dunlambert Park 
to the east, through gaps in buildings and associated built form. Views from the south and 
west of the application site and wider campus are obscured by existing built form, boundary 
treatments, and vegetation. On balance it is therefore concluded that views would not be 
adversely impacted. 
 
Criterion D relates to the protection of Trees, archaeological or other landscape features. 
This criterion will be considered in conjunction with related policies BH1 and TRE1 below.  
 
Criterion E requires proposal to have regard to relevant supplementary planning guidance. 
The Somerton Road/Chichester Park Conservation Area was designated in 2000. BMAP 
2014 (legal challenge) states “The area is predominantly residential with some institutional, 
ecclesiastical and commercial uses. The principal townscape features are the detached, 
semi-detached and terraced buildings set in generous plots, with mature landscaping.” (page 
112). There are no specified requirements specifically for the application site. 
 
Within draft BMAP 2004, the Conservation is designated under BT028 and includes 5 design 
criteria. Of these 3 are relevant, in summary requiring the relationship between buildings and 
boundaries are retained; trees and soft landscaping between the building line and 
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6.18 
 
6.19 
 
 
 
 
 
 
6.20 
 
 
 
 
6.21 
 
 
 
 
 
 
6.23 
 
 
 
 
 
 
 
 
 
6.24 
 
 
 
 
 
 
6.25 
 
 
 
 
 
 
 
 
 
 
 
 
 

road/footway boundary are not removed; and hedging and boundary treatments shall be in 
keeping with those traditionally in the area. This matter will be considered under Trees and 
Landscaping below. There are no specified requirements specifically for the application site. 
 
There is no other supplementary guidance of material relevance to the proposal. 
 
The proposed site is in close proximity to a number of listed buildings. Policy BH1 advises 
that planning permission will be granted for new development affecting the setting of listed 
buildings where criteria A-E are met. Historic Environment Division (HED)\ have been 
consulted and considers the proposal to be sufficiently removed from the nearby buildings 
and their settings as to have no impact, ensuring compliance with BH1 of the LDP: Plan 
Strategy. 
 
Policy BH5 relates to the protection of archaeological assets. Whilst the wider campus site 
abuts an archeological asset to the south, the application site is a significant distance from 
this and not within or immediately adjacent to such assets. Accordingly, the proposal will not 
adversely impact on any archeological assets and is compliant with this policy. 
 
Trees and landscaping 
 
In line with Policy TRE1, the council will seek to protect existing trees from new development, 
particularly those that are of visual, biodiversity or amenity quality and significance, and there 
will be a presumption in favour of retaining and safeguarding trees that make a valuable 
contribution to the environment and amenity.  
 
BCC Tree and Landscape team advise that the majority of the trees to be removed (10 – 13 
x trees) are considered to be poor in terms of specimen quality and crown shapes / 
structures. Furthermore, 14 x replacement trees are proposed, a net gain in trees of tree 
cover for the application site. Species include oak, birch, cherry, pine, ash, cherry and hazel 
which are acceptable. Planting locations are located at the front boundary of the site which 
would promote/maintain amenity value and screening to the front site. Works in close 
proximity to retained trees will utilise tree protection measures which the Tree section 
confirm are acceptable. Appropriate conditions are necessary to ensure the development is 
carried out in accordance with the submitted details. 
 
In relation to the design criteria as set out in dBMAP 2004, as discussed above, limited 
weight can be afforded to these criteria give the draft status of the plan. Taking account of 
the health and condition of the existing trees and the assessment by the Tree section, this 
consideration also outweighs the dBMAP design criteria requirements. It is therefore 
concluded that the proposal satisfies LDP associated LDP policies in TRE1 and BH2 criteria 
D. 
 
Protection of Open Space 
 
The proposal would result in the loss of small, landscaped areas of open space within the 
school campus to facilitate car parking, access facilities, and hard surfaced playground 
areas. The majority of the area / location of the temporary buildings are located within an 
existing hard surface car park area. Given the small quantum of space that be removed, 
temporary nature of the proposal, and community benefit of securing ongoing delivery of 
educational facilities for vulnerable groups at this location, the loss of open space is 
considered acceptable on balance. Accordingly, the proposal is considered appropriate 
when considering Policy OS1. 
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6.30 
 
 
 
6.31 
 
 
 
6.32 
 
 
 
 
 
 
 
6.33 
 
 
 
 
6.34 
 
 
 
 

The impact on the amenity of adjacent land users 
 
The proposed development is two storeys in height (max height – approx. 7.9m). The 
separation distance from the closest block to the residential property at No. 31 will range 
from approx. 21.5m to 22.9m in varying locations. Officers note the change in levels from 
the neighbouring property but consider the separation distances to be sufficient to ensure 
no adverse impact regarding loss of light or dominance. The original proposal layout has 
been revised relocating the siting of the temporary building perpendicular to adjacent 
properties to the east of the site. The application was re-neighbour notified, and no further 
comments were received.  
 
The side elevation will face onto No. 31 but will have no window openings, only doors and 
as such will not cause any overlooking concerns.  It is considered that the proposal would 
not result in any unacceptable overlooking, loss of light, overshadowing, loss of outlook or 
other harmful impacts on adjacent land users taking account of the separation distances 
provided and mature vegetation along this boundary.  
 
 
Access, movement, and parking  
 
The proposal will make use of the existing vehicular access and exit from Fortwilliam Park. 
These accesses will be linked, providing 32 car parking spaces and a layby for bus and taxi 
drop-offs etc.  
 
The temporary mobile village will be situated on land that is currently used as the main car 
park to serve the existing school. 47 existing spaces are located in this area. The proposal 
has incorporated parking spaces to the front of the site and demonstrated that the displaced 
parking from this area (56 spaces) can be accommodated to the rear of the site. The 
proposal will not therefore result in a net loss of parking for the current school requirements. 
 
The application site has good links to existing cycling, walking and public transport 
infrastructure. DFI Roads have been consulted and have provided no objection to the 
proposal subject to recommended conditions. 
 
It is considered the proposal complies with Policies TRAN1 (Active Travel), TRAN2 (Creating 
an Accessible environment), TRAN6 (Access to public roads) and TRAN8 (Car parking and 
Servicing Arrangements).  
 
Climate change 
 
With regard to policies ENV3 (Adapting to environmental change) and ENV5 (Sustainable 
drainage systems (SuDS), planning permission will be granted for development that 
incorporates measures to adapt to environmental change and should include, where 
appropriate, SuDS measures to manage surface water effectively on site, to reduce surface 
water runoff and to ensure flooding is not increased elsewhere.  
 
The supporting drainage assessment (DA) discounts the use of rainwater harvesting, green 
and blue roofs due to the temporary nature of the proposal and associated building design, 
pending the redevelopment of the wider school campus. The DA notes that there is scope 
for surface infiltration and that adequate attenuation to a combined sewer can be facilitated. 
 
The existing area of the site is currently subject to hard surfacing, and the proposal would 
not significantly alter related drainage impacts. Notwithstanding this a planning condition can 
facilitate a requirement for use of permeable hard surfacing material which, in itself would 
provide a net reduction in surface water run-off. This is one of the listed measures in ENV5 
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6.42 
 
 
 
 
6.43 
 
 
 
 
 
 

developers are asked to consider. Given the circumstances of this case, the proposal is 
considered acceptable in relation to policies ENV2, ENV3 and ENV5.  
 
Drainage and sewage infrastructure  
 
A Drainage Assessment was submitted in accordance with policy ENV4.  
 
NI Water (NIW) provided comment on the proposal in relation to wastewater capacity, 
advising of no objections.  On this basis the proposal is considered compliant with ENV4. 
 
 
Noise, air quality and other environmental impacts including contamination  
 
BCC Environmental Health (EHO) have been consulted and considered the proposed 
development and associated technical supporting information in terms of noise, air pollution, 
general amenity, ambient air quality, contaminated land and other considerations.  
 
EHO are content with the findings contained within the Noise Impact Assessment. There will 
be no demolition work or a need for foundations it is not considered that construction works 
for the temporary mobile village will be significant or intrusive in terms of noise impact. Whilst 
the external play areas are closer to some residential premises, it is a temporary 
arrangement and the nature of the noise generated will be typical and ordinary in terms of 
the current extant use of the site as a school. Subject to a condition for plant, EHO provided 
no objection. On this basis the proposal is considered acceptable in relation to these issues 
and associated policy requirements of ENV1. 
 
Ecological issues 
 
Policy NH1 relates to the protection of natural heritage resources. The Preliminary Ecological 
Appraisal has confirmed that no NI priority habitats were recorded on site, with habitats 
present largely consisting of bare ground and amenity/improved grassland. 
 
Given the felling of trees, DEARA Natural Environment Division (NED) recommended a 
condition regarding the use of a “soft-felling technique” for the tree. The Tree and Landscape 
team were also consulted and had no objections.   
 
Given that potential roosting features for bats will be lost to facilitate the development, NED 
requested the submission of amended plans to show compensation through the installation 
of bat box(es) on site. The agent requested that this be dealt with via a pre-commencement 
planning condition, rather than delaying the application, which is considered to be acceptable 
given the circumstances of this case and community benefits of ensuring continued provision 
of educational facilities. Therefore, should planning permission be granted a pre-
commencement condition will be placed requesting this information.  
 
Pre application community consultation  
 
For applications for major development there is a legislative requirement for applicants to 
consult the community in advance of submitting the application. 
 
Applicants are required to submit to the council a Proposal of Application Notice (PAN) in 
advance of making the application, which sets out the proposal for community consultation. 
LA04/2025/0859/PAN was received 27/05/2025. The application was supported by a PACC. 
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6.47 

The applicant sought the views of the public and stakeholders with regards to this 
development by utilising the following methods of engagement:  
 

 Distribution of an information leaflet. A total of 61no. leaflets were issued to 
properties neighbouring the proposal; 

 Hosted a public exhibition event at the site; 

 Issued a press notice; 

 Elected members of the Castle (DEA) within the Belfast City Council area, along 
with local Belfast MLAs were notified of the submission of the PAN via e-mail; 

 The North Belfast Community Partnership (Local Community Group) was notified of 
the submission of the PAN via e-mail. 

 
It is considered that the Pre-Community Consultation Report submitted has demonstrated 
that the applicant has carried out their duty under Section 27 of the Planning Act (NI) 2011 
to consult the community in advance of submitting an application. 
 
Planning History: 
 
There is no planning history of relevance to the current proposal. The Council has received 
a full application, reference LA04/2025/2140/F for the refurbishment and extension of the 
school campus. At the time of writing processing of this application has not commenced as 
supporting information to satisfy legislative requirements remains outstanding. 
 
Representations: 
 
Issues raised in the 2 representations received have been fully considered in the 
assessment set out above. 
 

7.0 Recommendation 
 

7.1 
 
 
 
7.2 
 

Having regard to the development plan and other material considerations, the proposal is 
considered acceptable on a temporary basis. It is recommended that planning permission is 
granted until September 2030, subject to conditions.  
 
Delegated authority is sought for the Director of Planning and Building Control to finalise 
conditions and deal with any other matters that may arise, provided that they are not 
substantive. 
 

DRAFT CONDITIONS: 
 
 

1. The development hereby permitted shall be removed and the land restored to its former 
condition on or before 30 September 2030.  
 
Reason: The development is subject to temporary permission and to protect the character, 
amenity, and landscape features of the area. 

 
2. No works shall commence on site, unless further information has been submitted to and 

agreed with the Council in writing demonstrating compensatory roosting opportunities, in 
suitable locations on site as determined by a suitably qualified ecologist. The agreed details 
shall be carried out prior to the occupation of any part of the development hereby permitted 
and retained thereafter. 
 
Reason: In the interests and protection of natural heritage assets. 
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3. The rating level (dBLAr,T) from the operation of all combined plant and equipment at the 
hereby approved development must not exceed the existing daytime and night-time 
background sound levels at the nearest noise sensitive premises, when measured or 
determined in accordance with BS4142:2014+A1:2019 ‘Methods for rating and assessing 
industrial and commercial sound’. 
 
Reason: Protection of residential amenity. 
 

4. The development hereby permitted shall not become operational until hard surfaced areas 
have been constructed and permanently marked in accordance with Drawing Nos.02C (front 
of site) & 10 (rear of site) uploaded to the Planning Portal 25th February 2026 and 27th 
February 2026 respectively, to provide for parking within the site.  No part of these hard 
surfaced areas shall be used for any purpose at any time other than for the parking and 
movement of vehicles in connection with the approved development. 
 
REASON: To ensure adequate provision has been made for parking within the site. 
 

5. All landscaping works shall be carried out in accordance with the approved details on 
drawing no HSS-MLA-XX-XX-DR-L-0001. The works shall be carried out prior to the 
completion of the development unless otherwise agreed in writing by the Council. Any trees 
or plants indicated on the approved scheme which, within a period of five years from the 
date of planting, die, are removed or become seriously damaged, diseased or dying shall 
be replaced during the next planting season with other trees or plants of a location, species 
and size, details of which shall have first been submitted to and approved in writing by the 
Council. 
 
Reason: In the interests of the character and appearance of the area 
 

6. All trees and planting within the site shall be retained unless shown on the approved 
drawings as being removed. Any trees or planting indicated on the approved drawings 
which, within a period of five years from the date of planting, die, are removed or become 
seriously damaged, diseased or dying, shall be replaced during the next planting season 
(October to March inclusive) with other trees or plants of a location, species and size to be 
first approved in writing by the Council. 
 
Reason: In the interests of visual amenity 
 

7. Prior to any work commencing all tree protective measures, protective barriers (fencing) and 
ground protection is to be erected or installed as specified and in accordance with the British 
Standard 5837: 2012 (section 6.2) on any trees to be retained within the site, and must be 
in place before any materials or machinery are brought onto site for demolition, development 
or soil stripping. Protective fencing must remain in place until all work is completed, and all 
associated materials and equipment are removed from site.  No works shall be carried out 
on site unless written notification has been given to the Council at least 14 days prior to the 
commencement of works. 
 
Reason: To ensure the protection of, and to ensure the continuity of amenity afforded by 
any existing trees to be retained within the site and on adjacent lands. 
 

8. No storage of materials, parking of vehicles or plant, temporary buildings, sheds, offices or 
fires within the Root Protection Areas (RPA) of trees within the site and adjacent lands during 
the construction period. 
 
Reason: To avoid compaction within the RPA of existing trees to be retained. 
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9. All hard landscaping works shall be carried out in accordance with the approved details. 
The works shall be carried out prior to the occupation of any part of the development 
unless otherwise agreed in writing by the Council. All hard surface treatment of open parts 
of the site shall be permeable or drained to a permeable area. All hard landscape works 
shall be permanently retained in accordance with the approved details. 

Reason:  In the interests of the character and appearance of the area. 
 

10. Any excavation within Tree Protection Areas shall be carried out using non mechanised 
hand tools only. All roots that are uncovered during excavation and which are in excess of 
2.5cm in diameter shall be protected and treated in accordance with BS 3998: 2010 
Recommendations for Tree Work (or any guidance revoking and/or re-enacting it) and 
foundations bridged around them.  

            Reason: To safeguard existing tree(s) in the interests of visual amenity. 
 

 


