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AGENDA ITEM 5a 

  

DR/12/15 
 

 
committee  DEVELOPMENT & REGULATION 
 
date   24 April 2015 
 

COUNTY COUNCIL DEVELOPMENT  
Proposal: Construction of a two-storey, two-form entry Primary School with 
associated hard and soft play space, vehicle access and parking, hard and soft 
landscaping, drainage, lighting and fencing. 
Location: Former Severalls Hospital Site, Northern Approach Road (Phase 3), 
Colchester, Essex, CO4 5HG. 
Ref: CC/COL/52/14 
Applicant: Essex County Council 
 
Report by Director of Operations, Environment and Economy 

Enquiries to: Shelley Bailey Tel: 03330136824 
The full application can be viewed at www.essex.gov.uk/viewplanning  
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1.  BACKGROUND & SITE 
 
The 2.1ha application site is located in north Colchester, approximately 1.8 miles 
north of the town centre, on land which formed part of the former Severalls Hospital 
site. The application site specifically comprised the former orchard of the Isolation 
Hospital, which closed in 1998. The overall Severalls Hospital site closed in the year 
2001. 
 
The site benefits from outline planning consent for a residential and mixed use 
development including a maximum of 1500 dwellings and school under ref 
COL/01/1624, granted by Colchester Borough Council. The outline consent provides 
for a primary school site on the land the subject of this application. 
 
A blanket Tree Preservation Order (TPO) covers the application site. At present, the 
site is unmaintained land including trees, saplings and hedgerows. 
 
The entire Severalls Hospital site is designated Grade II on the Register of Historic 
Parks and Gardens. 
 
The public highway to serve the site, namely Northern Approach Road Phase 3 
(NAR3) is currently nearing completion to the east of the application site. A 2m high 
bund has been constructed between NAR3 and the proposal site, as required by the 
Masterplan. It will be topped by a 2m high fence as part of the wider development 
proposals.  
 
To the east of NAR3 are approximately 250 new build homes located off Mill Road, 
currently under construction. 
 
An area of land to the south benefits from outline consent for a community centre, as 
set out within the overall Severalls Masterplan. 
 
Tower Lane Avenue is a public footpath running horizontally along the northern 
boundary of the site from Boxted Road to Mill Lane.  
 

2.  PROPOSAL 
 
The application is for the construction of a part two-storey building containing 14 
classrooms; large and small halls; specialist areas for a Learning Resource Centre 
and ICT; a catering kitchen; staff and administration areas. There would also be grass 
playing pitches located towards the north of the site and hard surfaced games courts 
to the adjacent north of the building. Habitat areas would be included within the 
landscaping proposals. 
 
Vehicular access would be via NAR3 to the south of the site. 
 
The development would have capacity for 420 pupils. Staff car parking is proposed for 
28 cars including 2 disabled spaces. Spaces for 32 bicycles and 36 child scooters 
would be provided. 
 
 
 



   
 

3.  POLICIES 
 
The following policies of the Colchester Core Strategy, (CCS), Adopted December 
2008, the Colchester Development Policies Development Plan Document, (CDP), 
Adopted October 2010, the Colchester Site Allocations Development Plan Document, 
(CSA), Adopted October 2010, all as amended by the Colchester Local Plan Focused 
Review, (CFR), Adopted July 2014, provide the development plan framework for this 
application.  The Myland Parish Plan (July 2012) and Myland Design Statement 
(August 2010) contain relevant adopted guidance. The following policies are of 
relevance to this application: 
 

  
  CCS CDP 

 
CSA 

Sustainable Development Locations SD1   

Delivering Facilities and Infrastructure SD2   
Community Facilities SD3   
Regeneration Areas  UR1   
Built Design and Character UR2   
Environment ENV1   
Energy, Resources, Waste, Water and 
Recycling 

ER1   

Appropriate Uses within the North Growth 
Area 

  SA 
NGA1 

Design and Amenity  DP1  
Community Facilities   DP4  
Historic Environment 
Assets 

  DP14  
 

Accessibility and Access   DP17  
Parking Standards   DP19  
Flood Risk and 
Management of Surface 
Water Drainage 

  DP20  

Nature Conservation 
and Protected Lanes 

  DP21  

    
The National Planning Policy Framework (NPPF), published in March 2012, sets out 
requirements for the determination of planning applications and is also a material 
consideration.  
 
Paragraph 214 of the NPPF states that, for 12 months from the day of publication, 
decision-takers may continue to give full weight to relevant policies adopted since 
2004 even if there is a limited degree of conflict with the Framework. 
 
The Colchester Core Strategy, (CCS), Adopted December 2008, the Colchester 
Development Policies Development Plan Document, (CDP), Adopted October 2010, 
and the Colchester Site Allocations Development Plan Document, (CSA), Adopted 
October 2010, are considered to fall into paragraph 214. 
 
Paragraph 215 of the NPPF states, in summary, that following this 12 month period, 
due weight should be given to relevant policies in existing plans according to their 



   
 

degree of consistency with the Framework.  
 
As such, Colchester Borough Council adopted the Local Plan Focused review on 16th 
July 2014, which ensures conformity with the NPPF. 
 

4.  CONSULTATIONS 
 
COLCHESTER BOROUGH COUNCIL – No objection, subject to conditions relating 
to: 
 

- Cycle provision in line with the adopted standards at the time of opening of the 
school. Any phased expansion to 420 places also to be accompanied by cycle 
provision in line with the standards; 

- Landscaping to appropriately screen the noise attenuation bund and fence 
along NAR3; 

- The layout of the western pedestrian access to be implemented as proposed 
in order to connect with proposed pedestrian and cycle networks within the 
wider Severalls development; 

- The submission and approval of a code of construction statement prior to 
commencement; 

- Lighting; 
- Approval of details of the 4m high western bund to ensure no overlooking of 

residential development; 
- Screening of external roof plant, excluding the south facing elements of the PV 

panels. 
 

 Requests assurance that Essex County Council has ensured that its position 
in respect of the transfer of the land and funding recompense for any ‘forward 
funding’ are adequately protected. This is due to the fact that existing 
education obligations are linked to the S106 attached to the outline consent ref 
COL/01/1624, which this application is not linked to. 

 

 Supports the application as delivering a key piece of community infrastructure, 
as supported by Core Strategy Policy SD3. 
 

 Notes that Myland Community Council has objected to the application but 
considers that none of the objections are so persuasive in material planning 
terms to warrant refusal of permission. 
 

 Comments that no agreement exists with Colchester Borough Council for the 
use of the proposed community centre development for parking, although it 
may be willing to explore temporary or shared use of the site. 
 

 Agrees with the conclusions of the Heritage Assessment and confirms that 
when considering the outline application it considered that a new primary 
school would not significantly harm the character of the Registered Park and 
Garden or the listed Administration Building. 

 
ENVIRONMENT AGENCY – No objection subject to a condition relating to 
adherence to the submitted Flood Risk Assessment. 
 



   
 

ENGLISH HERITAGE – Comments as follows: 
 

 Considers that there would be less than substantial harm to the Registered 
Park and Garden. The proposals would further erode the significance of the 
Registered Park and Garden.  

 

 Recommends that the County Planning Authority considers whether the 
proposed harm to the heritage asset is outweighed by the public benefit of the 
development, as set out in the NPPF. 

 

 Recommends that the County Archaeologist is consulted. 
 
GARDEN HISTORY SOCIETY – No comments received. 
 
ESSEX FIRE AND RESCUE – No comments received. 
 
ESSEX POLICE CRIME PREVENTION OFFICER – No comments received. 
 
VARIOUS UTILITY COMPANIES – No objections raised. 
 
HIGHWAY AUTHORITY – No objection subject to conditions relating to: 
 

- Implementation of the development in accordance with the submitted details; 
- Provision of a Travel Plan including Travel Plan Coordinator prior to 

occupation. 
 
Notes that the area intended for turning at the easternmost end of the car park should 
be deleted. 
 
Comment: A Travel Plan is considered to be most appropriately encouraged via 
informative.   
 
HIGHWAY AUTHORITY (Public Rights of Way) – No comments received. 
 
COUNTY COUNCIL’S NOISE CONSULTANT – No objection subject to conditions.  
 
COUNTY COUNCIL’S LIGHTING CONSULTANT – No objection. Confirms that the 
lighting should be installed as proposed with a tilt angle of 0 degrees and a height of 
4.5m.  Recommends that lighting switch off or dimming times are agreed prior to the 
opening of the school. 
 
PLACE SERVICES (Ecology) – No objection subject to conditions relating to the 
submission of further surveys if development does not commence within 1 year 
Considers that the proposed lighting would not have significant detrimental impact on 
bat roosts in Severalls Hospital. Requests that the times lighting is on is limited so 
that some dark periods are provided. Horizontal spill should be avoided. 
 
PLACE SERVICES (Trees) – No objection subject to conditions relating to tree 
protection. 
 
PLACE SERVICES (Urban Design) – No objection. 



   
 

 
PLACE SERVICES (Landscape) – No comments to make. 
 
PLACE SERVICES (Historic Environment) – No objection subject to a condition 
relating to a programme of archaeological work prior to commencement followed by a 
publication report. 
 
PLACE SERVICES (Historic Buildings) – No objection subject to a condition relating 
to details of proposed perimeter fencing. 
 
Comment: Details of fencing have now been agreed in the form of green mesh. 
 
SUSTAINABLE DRAINAGE TEAM – Supports the application subject to a condition 
requiring the development to be carried out in accordance with the submitted FRA 
and drainage layout drawing. 
 
MYLAND COMMUNITY COUNCIL –  
 

 Comments overall that the site identified for a school is no longer fit for 
purpose. 

 Considers that under 5’s provision across Mile End is not adequately catered 
for and that the proposed development should include 2 x 30 place reception 
classes and reduce the primary places to 330. 

 Despite assurance to the contrary from the applicant, considers that the school 
would attract pupils (240) from other areas (Chesterwell, Severalls Phase 1 
and Northfields and northern villages) by September 2016, with the resultant 
possibility of more car journeys to the site. Only 250 of 1500 properties in the 
wider Severalls development are close to completion. 

 Considers that ECC should support MCC in its attempt to relocate the 
Community Centre site, and that ECC should acquire the land for possible 
under 5’s provision and service access. 

 Raises concerns that the baseline traffic movement figures do not 
acknowledge the Vectos & Royal Haskoning studies/transport assessments of 
2013. The road to the school serves the Severalls site and a commercial/ 
community facility, is the preferred future bus route and the possibility of the 
Boulevard  being a private vehicle “rat run”  from the A134 has been previously  
acknowledged by ECC Highways. 

 Objects to the erection of the timber fence for acoustic/pollution control. 
Requests a planning condition to ensure monitoring and remedial action on 
any underperforming highway matters. 

 Pollution issues mean that the site is not fit for purpose. Consider that the 
school site was not constrained by the location set out in the masterplan. 
Requests a condition to monitor and take remedial action on noise and fumes 
in classrooms and the hard play area at 3 monthly intervals.  

 Confirms its view that the pre-application engagement process was ineffective 
and that Myland Community Council was not consulted prior to one week 
before the September meeting. 

 Comments that it is not within the gift of ECC to make assumptions on the 
future management of the Community Centre car parking. 

 Considers that the modern, low rise, rectangular reflects neither the historic 
nor future Victorian Park ethos of the Severalls development and major east 



   
 

elevation. Reluctantly accepts the design. 

 Requests that the full response is shown to Members. 
 
LOCAL MEMBER – COLCHESTER – Mile End and Highwoods – Any comments 
received will be reported. 
 

5.  REPRESENTATIONS 
 
No properties were directly notified of the application since there are none adjacent to 
the site and there is therefore no requirement according to Essex County Council’s 
Adopted Statement of Community Involvement (SCI). No letters of representation 
have been received.   
 
Pre-application consultation has been undertaken by the applicant in accordance with 
the SCI. It took the form of direct consultation with statutory and non-statutory bodies 
and a public exhibition. It is understood that Myland Community Council (MCC) does 
not consider that it was engaged with appropriately. The applicant has sought to 
remedy this through several meetings with MCC during the formal application 
process. 
 

6.  APPRAISAL 
The key issues for consideration are:  
 

A. Need and Principle 
B. Policy considerations 
C. Landscape and visual Impact 
D. Noise and Pollution 
E. Traffic and highways 
F. Heritage impact and design 

   
A NEED AND PRINCIPLE 

 
Principle 
 
The application is for the development of a 420 place primary school.  
 
The provision of such an education facility is a requirement of the S106 Agreement which 
accompanies the wider outline planning consent for the Severalls Development (ref 
COL/01/1624). The S106 Agreement requires that the school site is transferred to Essex 
County Council for development as a school. It also requires that the vehicular access to 
the south is constructed, adopted as public highway and fully serviced with utilities.  
 
It is noted here that Colchester Borough Council (CBC) has raised concerns about 
funding recompense for Essex County Council, due to the fact that the current 
application has been made in full and not as a reserved matters application in relation to 
outline consent ref COL/01/1624. 
 
ECC as Local Education Authority has confirmed that it has ‘forwarded funded’ the land 
transfer for a nominal fee. 
 
The funding of the school build itself, at the time of writing is likely to be forward funded. 



   
 

This is due to the delay in the implementation of the main phase of the wider Severalls 
development. 
 
ECC has identified a need for the proposed development to meet the demand for school 
places in the area (explained further in the report). The proposals are for the full capacity 
to be built at the outset; rather than the phased approach set out within the S106. The 
applicant has confirmed that there is a need to forward fund the development to ensure 
the statutory child school places are not at risk.  
 
A statement to this effect has been sent to CBC. 
 
The school is supported by CCS Policies SD2 (Delivering Facilities and Infrastructure) 
and SD3 (Community Facilities), which in summary require contributions from developers 
for the provision of community facilities. Colchester Borough Council has confirmed that 
the development would provide a key piece of community infrastructure in accordance 
with CCS Policy SD3. 
 
The provision of a school is also fully supported by CCS Policy UR1 (Regeneration 
Areas), which, in summary, seeks to focus regeneration in North Colchester and the 
Severalls site in particular, among other areas.  
 
CSA Policy SA NGA1 (Appropriate Uses Within the North Growth Area) promotes the 
development of a primary school as a use which could be appropriate within the 
Severalls Hospital redevelopment. 
 
CDP Policy DP4 (Community Facilities) supports the provision of new community 
facilities where they positively contribute to the quality of local life and the maintenance 
of sustainable communities. 
 
It is therefore considered that the principle of the development of a school in the 
proposed location is fully established. 
 
Need  
 
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; and 

 Work with schools promoters to identify and resolve key planning issues before 
applications are submitted.’ 

 
Furthermore, Essex County Council (ECC) has a duty to provide a school place every 
year for each child in Essex. A document ‘Primary School Places in Colchester’ was 
published by ECC in November 2013. It sets out the predicted need for up to 8 additional 
forms of entry (fe) over the next 4 years (from 2014/15). The deficit is based on data 
provided by Health Authorities showing the number of children registered with a GP. 
 



   
 

In order to meet the demand, a new 420 place (2 fe) primary school is being built in the 
Braiswick area of Colchester and a further 2 fe primary school is proposed at the 
application site. It is anticipated that the school would initially have an intake of 60 
reception age pupils and a smaller intake in Years 1 and 2. 
 
Three other existing schools in Colchester have been identified for expansion.  
 
The applicant has explored options for expanding the two closest schools to the 
catchment area of the Severalls Hospital site (the Myland Community Primary School 
and the Queen Boudica Primary School), however neither has capacity. 
 
Taking all of the above into account, it is therefore considered that the need for the 
development is unchallenged. 
 
It is noted here that Myland Community Council (MCC) has raised concerns regarding 
the provision of places for children aged under 5 years. It suggests that the number of 
primary places should be reduced and replaced with additional capacity for under 5’s. It 
also suggests that the land proposed for a Community Centre should be acquired by the 
applicant to provide for under 5’s capacity. 
 
The applicant has expressed sympathy with MCC’s desire to relocate the Community 
Centre. However, the area is outside of the application site and is not required for the 
development proposed.  
 
The applicant has recognised that there is an overall shortage of Early Years places 
available within the North of Colchester, which includes the Myland Parish. Following a 
meeting with Myland Community Council the ECC Early Years team has agreed to work 
with the Community Council to build additional capacity within the area and to assist with 
developing the market of private, voluntary and independent sector childcare providers to 
deliver additional under 5’s provision. However, this provision does not form part of the 
current planning application. 
 

B POLICY CONSIDERATIONS 
 
The development is proposed in a sustainable location according to CCS Policy SD1 
(Sustainable Development Locations). 
 
The NPPF contains a presumption in favour of sustainable development. It states that 
there are 3 dimensions to sustainable development: Economic, social and 
environmental. Gains in each of these areas should be sought jointly and simultaneously 
through the planning system. 
 
Additionally, CDP Policy DP1 (Design and Amenity) requires demonstration of social, 
economic and environmental sustainability. 
 
In terms of socio-economics, it has been considered previously in the report that there is 
a demonstrable need for the proposed school places, thereby achieving social benefits. 
The development would be located within approximately 800m of significant existing and 
proposed residential areas, providing accessibility on foot or by bicycle.  
 
The applicant has suggested that the development would create approximately 56 



   
 

fulltime equivalent new jobs. 
 
It is therefore considered that the social and economic strands of sustainable 
development would be achieved through the proposed development. The environmental 
aspect, and the full appraisal of CDP Policy DP1, will be considered further in the report. 
 

C LANDSCAPE AND VISUAL IMPACT 
 
CSA Policy SA NGA1 (Appropriate Uses Within the North Growth Area) requires that all 
development seeks to draw on the character of the existing landscape, within and 
adjacent to individual sites. 
 
CDP Policy DP21 (Nature Conservation and Protected Lanes), in summary, supports 
development only where appropriate ecological surveys have been provided; biodiversity 
value has been conserved or enhanced; opportunities for the restoration, enhancement 
and connection of natural habitats have been maximised; appropriate biodiversity and 
habitat creation has been incorporated. 
 
CDP Policy DP20 (Flood Risk and Management of Surface Water Drainage), in 
summary, supports development only where it has demonstrated compliance with 
national flood risk requirements and includes satisfactory flood mitigation measures, 
such as SUDs. 
 
CCS Policy ENV1 (Environment), in summary, supports development at appropriate 
locations to improve public access, visual amenity and rehabilitate the natural 
environment. This policy seeks to conserve and enhance the natural and historic 
environment, countryside and coastline. It also seeks to direct development away from 
land at risk from flooding. 
 
CDP Policy DP1 (Design and Amenity), in summary and among other requirements, 
directs all development proposals to respect and enhance the character of the site, 
including its landscape setting. It also requires the incorporation of SUDs, where 
appropriate. 
 
The height of the school building and roof design has been carefully considered to 
reduce visual impact. It would be seen from the upper levels of the development to the 
east, from the Severalls development to the west (although it would be screened by 
planting), and from the south but in the context of the access point and proposed 
planting. 
 
The application proposes the removal of trees and hedgerows in the centre of the site, 
but where possible trees along the western and eastern edges are proposed to be 
retained. Tree protection measures during construction have been proposed and the 
Tree Officer has raised no objection. 
 
No habitats of ecological significance have been recorded within the site. Although bats 
and badgers have been found to be present in the wider area, none have been recorded 
on site. 
 
A comprehensive scheme of external lighting has been included with the application. 
Neither the Lighting Consultant nor the County Ecologist have raised objection to the 



   
 

scheme, although both require that exact timings are agreed prior to the opening of the 
school in order to reduce visual/ecological impact. It is considered that such a condition 
could be imposed in the event that permission is granted. 
 
Colchester Borough Council has requested that a condition is imposed requiring the 
approval of details of the 4m high western bund to ensure no overlooking of residential 
development. It is considered that such a condition could be imposed in the event that 
permission is granted. 
 
With regard to flooding and drainage, the site is located within Flood Zone 1 – the low 
probability flood zone. 
 
Incorporated into the landscaping of the site are a variety of sustainable urban drainage 
(SuDS) schemes. These include an infiltrating sports pitch, porous car parks, swale, filter 
drain and bio-retention area.  
 
The Environment Agency has raised no objection to the proposals. 
 
It is therefore considered that the proposed development would comply with CSA Policy 
SA NGA1, CDP Policies DP1, DP20 and DP21 and CCS Policy ENV1. 
 

D NOISE AND POLLUTION 
 
CDP Policy DP1 (Design and Amenity), in summary, requires all development to be 
designed to a high standard, avoiding unacceptable impacts on amenity. It requires the 
protection of existing residential and public amenity, including privacy, overlooking, 
security, noise, pollution, daylight and sunlight. 
 
The application includes information to suggest that noise from the school use would not 
unduly impact on future noise sensitive receptors. This is particularly true when 
considered against background levels associated with the operational NAR3. However, 
the Noise Consultant has recommended conditions relating to the protection of 
surrounding amenity, which it is considered could be imposed in the event that 
permission is granted. 
 
It is noted that Myland Community Council has raised concerns about the location of the 
school due to proximity to NAR3 and potential pollution for school users. In response, it 
is noted that an alternative location is not before the County Planning Authority for 
consideration. The proposed school site already has outline planning permission and its 
location is enshrined in Colchester Borough Council’s Local Development Framework. In 
this respect, the principle of the location has already been accepted, as discussed 
previously in the report. 
 
The building would be mechanically ventilated to ensure that noise impact is not an 
issue; however opening windows would be incorporated to ensure flexibility of 
environmental control. Additionally, the eastern 2m high bund and 2m high fence 
(required by the wider Severalls scheme) would provide screening from NAR3. 
 
In light of the existing acceptance of the proposed site, it is considered that the 
imposition of conditions relating to acoustic/pollution control and remedial control would 
be an unreasonable burden on the developer, not meeting the tests for conditions set out 



   
 

in the NPPF. 
 
It is considered that the proposed development would comply with the amenity provisions 
of CDP Policy DP1. 
 

E TRAFFIC AND HIGHWAYS 
 
CDP Policy DP19 (Parking Standards) refers developers to the Essex Planning Officers 
Association (EPOA) Vehicle Parking Standards and requires cycle parking in all 
developments. 
 
CDP Policy DP1 (Design and Amenity), in summary and among other requirements, 
directs that pedestrian, cycling and public transport access is given priority, as well as 
provision for disabled people. 
 
CDP Policy DP17 (Accessibility and Access), in summary, encourages all development 
to incorporate pedestrian, cycling and public transport access. The access and traffic 
generated should not unreasonably harm the surroundings and a Transport 
Assessment/Statement and Travel Plan should be included. 
 
A Travel Plan and Transport Statement have been submitted with the application. 
 
As stated, vehicular access would be via the Northern Approach Road – Phase 3 (NAR3) 
to the south of the site. At the time of writing, NAR3 is scheduled to be open on 10th April 
2015. The access road from NAR3 would also serve a community centre and the 
residential development to the west. 
 
There are no bus stops on NAR3, but it is a bus route and the redevelopment of the 
wider Severalls Hospital site is expected to provide opportunities to enhance public 
transport in the area. 
 
Pedestrian and cycle access would be available from the west as well as from the south. 
NAR3 will have a shared 3m footway/cycleway on both sides of the road. It is subject to 
a speed limit of 40mph and has three Toucan crossings and a single Pegasus crossing 
at the Tower Lane Avenue bridleway. 
 
In terms of transport linkages, NAR3 will connect Junction 28 of the A12 to the existing 
Northern Approach Road at its junction with Mill Road. To the south of the Mill Road 
junction, the Northern Approach Road provides a direct link to the town centre. 
 
NAR3 will connect Junction 28 of the A12, Axial Way and United Way to the existing 
Northern Approach Road to create a transport corridor between the town centre, the 
railway station, the Colchester North Growth Area (including the Severalls Hospital site) 
and the strategic highway network at the A12. It will also provide a priority route for future 
Colchester park and ride services operating from Cuckoo Farm to the north of Junction 
28 of the A12. 
 
The Essex Parking Standards: Design and Good Practice, dated September 2009, 
require a maximum of 1 car parking space per 15 pupils. Cycling provision is required to 
be a minimum of 1 space per 5 staff plus 1 space per 3 pupils and disabled parking is 
required to be a minimum of 1 bay or 5% of total capacity. 



   
 

 
The development would have capacity for 420 pupils and 56 employees are anticipated. 
Staff car parking is proposed for 28 cars including 2 disabled spaces, which accords with 
the Standards. Spaces for 32 bicycles and 36 child scooters would be provided. This is 
below the standards, which would require 152 spaces. It is noted that Colchester 
Borough Council has requested that the standards are met at the time of the school 
opening. However, the applicant has justified the level of cycle parking on the basis that 
it is appropriate for the age group (4 – 11 years) and cycle proficiency. It is proposed that 
the Travel Plan is monitored and that cycle spaces are increased if demand arises.  
 
Additionally, the proposed Community Centre is anticipated to have a 32 space car park. 
The applicant has suggested that this has potential to be used for drop-off/pick-up of 
school pupils; however it is noted that there is currently no formal agreement between 
the applicant and Colchester Borough Council. Whilst the use of the Community Centre 
parking would be desirable, the lack of formal agreement is not considered to be a 
material consideration warranting refusal of this planning application. 
 
The Highway Authority’s request for the provision of a Travel Plan is considered most 
appropriately requested as an informative, left to be controlled outside of the Planning 
realm. The Travel Plan would also provide a way of monitoring highway impacts, as per 
Mayland Community Council’s request, albeit outside of the control of the planning 
permission. 
 
The development overall is therefore considered to comply with CDP Policies DP1, DP17 
and DP19. 
 

F HERITAGE IMPACT AND DESIGN 
 
CDP Policy DP14 (Historic Environment Assets), in summary, does not permit 
development that would adversely affect a listed building, historic park or garden or 
important archaeological remains. It requires development to seek to preserve or 
enhance the heritage asset and Heritage Statements and/or Archaeological Evaluations 
are required to accompany applications. 
 
CCS Policy UR2 (Built Design and Character) is relevant in that it requires, in summary, 
high quality design in all developments. Developments that are discordant with their 
context and fail to enhance the character, quality and function of an area will not be 
supported. The Council is committed to enhancing Colchester’s unique historic character 
and archaeological assessments will be required where necessary. 
 
The application site is located within the Grade II Registered Park and Garden known as 
‘Severalls Hospital’, which is a former Asylum constructed in 1910. It was subsequently 
listed in the year 2003. 
 
The site is also located approximately 500m to the east of the Grade II Listed 
‘Administration Building at Severalls Hospital’, which is a building located at the heart of 
the hospital complex. The surrounding hospital buildings are not listed, but are 
considered to form part of the curtilage of the Administration Building. The proposal site 
is shielded from the listed building by the hospital buildings and planting. 
 
A Heritage Assessment has been submitted with the application in accordance with the 



   
 

requirements of the NPPF and CDP Policy DP14. 
 
Section 66 (1) of the Listed Buildings and Conservation Areas Act 1990 (LBA) states, 
inter-alia that; in considering whether to grant planning permission for development 
which affects a listed building or its setting, the local planning authority shall have special 
regard to the desirability of preserving the building or its setting or any features of special 
architectural or historic interest which it possesses. 
 
The NPPF states in paragraphs 128 to 134 that heritage assets are an irreplaceable (and 
therefore finite) resource and should be conserved in a manner appropriate to their 
significance and notes that any harm or loss should require clear and convincing 
justification.  It requires applicants to describe the significance of heritage assets 
including any contribution made by their setting.  
 
The NPPF defines the “Setting of a heritage asset” as “The surroundings in which a 
heritage asset is experienced. Its extent is not fixed and may change as the asset and its 
surroundings evolve. Elements of a setting may make a positive or negative contribution 
to the significance of an asset, may affect the ability to appreciate that significance or 
may be neutral.” 
 
The NPPF defines “Significance (for heritage policy)” as “The value of a heritage asset to 
this and future generations because of its heritage interest. That interest may be 
archaeological, architectural, artistic or historic. Significance derives not only from a 
heritage asset’s physical presence, but also from its setting.”   
 
At paragraph 134 of the NPPF is stated: 
 
“Where a development proposal will lead to less than substantial harm to the significance 
of a designated heritage asset, this harm should be weighed against the public benefits 
of the proposal, including securing its optimum viable use.”  
 
English Heritage (now Historic England) considers that the proposals would cause less 
than substantial harm to the Registered Park and Garden. It considers, however, that the 
proposals would further erode the significance of the Registered Park and Garden. 
Accordingly, English Heritage recommends that the County Planning Authority considers 
whether the proposed harm to the heritage asset is outweighed by the public benefit of 
the development, as set out in the NPPF. 
 
English Heritage has not commented further on the potential impact on the Grade II 
Listed Building. 
 
Place Services (Historic Buildings) agree that there would be less than substantial harm 
to the setting of the Listed Building and the Registered Park and Garden. 
 
The advisor also considers that there would be significant public benefit associated with 
the proposals. The advisor raises no objection to the flat-roofed design and comments 
that the timber cladding would result in a relatively low impact development. 
In accordance with the Listed Buildings and Conservation Area Act, planning permission 
should normally be refused unless there are any material considerations (when balanced 
against the harm caused by the development upon the setting of the Listed Building) to 
rebut that presumption.  In other words, there is statutory presumption in favour of 



   
 

preserving the setting of the Listed Building. 
 
In considering whether there are any material considerations powerful enough to 
overcome the harm to the heritage assets, the following considerations should be taken 
into account: 
 

 The development already benefits from outline planning permission;  

 The provision of a school on the proposal site is protected by several policies 
within the Colchester Development Plan; and, 

 There is considered to be a pressing need for school places in this area of 
Colchester. 

 
Accordingly, it is considered that the public benefits arising from the proposal are 
significant and are therefore considered powerful enough to overcome the less than 
substantial harm caused to the designated heritage assets - both the Listed Building and 
Registered Park and Garden.  The proposal is considered to comply with the NPPF in 
this respect and, whilst planning permission should normally be refused if any harm 
exists to the setting of the Listed Building (to comply with the Listed Buildings and 
Conservation Area Act) on this occasion it is considered that the public benefit of 
providing a school to meet a demonstrable need is a significant material consideration to 
override this presumption. 
 
It is noted that the Historic Buildings advisor has suggested that alternative sites should 
be considered in order to assess whether or not the impact is justified.  However, there is 
considered to be no requirement for an assessment of alternative sites in this case, given 
that outline planning permission is already in place and that the development plan, as 
referred to earlier, is supportive of the school in the proposed location.  
 
Overall, it is therefore considered that the proposed development would comply with 
CDP Policy DP14 and CCS Policy UR2 with regard to consideration of the historic 
environment. 
 
With regard to archaeology, an archaeological desk-based assessment has been 
submitted with the application, in accordance with CDP Policy DP14 and CCS Policy 
UR2. It indicates that there is some potential for surviving, previously undiscovered, 
deposits of local importance in the surrounding area. Trial trenching to the south east of 
the site along the line of NAR3 did not identify any significant deposits and there is 
considered to be low potential for deposits within the application site.  
 
Place Services (Historic Environment) has raised no objection subject to the imposition 
of a condition relating to the provision of a programme of archaeological work prior to 
commencement followed by a publication report. It is considered that a suitably worded 
condition could be imposed to require this, in the event that permission is granted.  
 
Design  
 
CDP Policy DP1 (Design and Amenity), in summary and among other requirements, 
directs that the character of the site is respected in terms of its architectural approach, 
height, size, scale, form, massing, density, proportions and detailed design features. 
Development should create a safe and secure environment, minimise energy 
consumption and incorporate recycling and waste facilities. 



   
 

 
CCS Policy ER1 (Energy, Resources, Waste, Water and Recycling), in summary, 
promotes the efficient use of energy and resources, waste minimisation and recycling. It 
supports sustainable construction and high quality design. 
 
The location of the building towards the south of the site would result in an obvious main 
entrance for visitors to the school. 
 
The proposed design is contemporary, including a level roof. Generous eaves overhangs 
would aid shading and the vertical window layout balances the overall horizontal 
scheme. Larch timber cladding with coloured and white render complements the modern 
design. The timber cladding identifies the halls and kitchen as distinct from the main 
academic areas. The reception classrooms contain a secure external zone with brightly 
coloured feature fencing. 
 
80m2 of photovoltaic (PV) panels are proposed on the roof. It is noted that Colchester 
Borough Council has requested a condition requiring details of roof plant screening, 
excluding the southern facing PV panels. It is considered that a condition could be 
imposed to this effect in the event that permission is granted. 
 
In terms of materials, an aluminium standing seam roof is proposed and the window and 
door frames would be grey aluminium.  
 
The building would be designed to meet the requirements of the Equality Act 2010 and 
Building Regulations Part M. 
 
With regard to sustainability, the scheme aims to achieve a BREEAM ‘very good’ rating. 
The proposed refuse enclosure would include bins for the separation of all types of 
waste. 
 
It is noted that the Urban Design consultant has raised no objection to the proposals. 
 
It is therefore considered that the proposed development would comply with CDP Policy 
DP1 and CCS Policy ER1. 
  

7.  CONCLUSION 
 
In conclusion, it is considered that the principle of a primary school in the proposed 
location is well established and in accordance with CCS Policies SD2 (Delivering 
Facilities and Infrastructure), SD3 (Community Facilities) and UR1 (Regeneration Areas), 
CSA Policy SA NGA1 (Appropriate Uses Within the North Growth Area) and CDP Policy 
DP4 (Community Facilities). 
 
The need for the school is considered to have been proven and the requirement within 
the NPPF for great weight to be given to the need to create, expand or alter schools has 
been taken into account. 
 
The design of the school is considered to be well thought-out with a level roof and 
planting to complement the landscape and reduce visual impact. No ecological issues 
have been identified and the scheme incorporates sustainable drainage. Further, the 
scheme has been designed with several sustainable measures included. It is therefore 



   
 

considered that the proposed development would comply with CSA Policy SA NGA1 
(Appropriate Uses Within the North Growth Area), CDP Policies DP1 (Design and 
Amenity), DP20 (Flood Risk and Management of Surface Water Drainage) and DP21 
(Nature Conservation and Protected Lanes) and CCS Policies ENV1 (Environment) and 
ER1 (Energy, Resources, Waste, Water and Recycling). 
 
Providing that conditions can be imposed relating to noise impact, it is considered that 
the development would not have unacceptable detrimental impact on surrounding 
amenity, in accordance with the provisions of CDP Policy DP1 (Design and Amenity). 
 
In terms of highway impact, the application proposes parking provision in accordance 
with the Adopted Parking Standards and it is noted that the Highway Authority has raised 
no objection. In this respect, the development is considered to comply with CDP Policies 
DP1 (Design and Amenity), DP17 (Accessibility and Access) and DP19 (Parking 
Standards). 
 
Despite being a contemporary design, it is considered appropriate within the context of 
the Registered Park and Garden taking account of the wider re-development of the area. 
Importantly, there are considered to be public benefits arising from the proposal which 
are powerful enough to overcome the less than substantial harm caused to the 
designated heritage assets as well as overriding the presumption to refuse permission as 
set out in the Listed Buildings and Conservation Areas Act.  Archaeological impact is 
considered to be sufficiently mitigated through the imposition of conditions, in compliance 
with CDP Policy DP14 (Historic Environment Assets) and CCS Policy UR2 (Built Design 
and Character). 
 
The development is proposed in a sustainable location according to CCS Policy SD1 
(Sustainable Development Locations). 
 
Finally, it is considered that gains would be made in the 3 dimensions of sustainable 
development: economic, social and environmental and that the development would fully 
comply with CDP Policy DP1 (Design and Amenity). There is therefore a presumption in 
favour of the development according to the NPPF. 
 

8.  RECOMMENDED 
 
That pursuant to Regulation 3 of the Town and Country Planning General Regulations 
1992, planning permission be granted subject to the following conditions:   
 
 
1. The development hereby permitted shall be begun before the expiry of 5 years from 

the date of this permission. Written notification of the date of commencement shall be 
sent to the County Planning Authority within 7 days of such commencement. 
 

2. The development hereby permitted shall be carried out in accordance with the details 
of the application dated 28/11/14, together with: 

 
- Utility Services Statement by Silcock Dawson & Partners;  
- URS Travel Plan 47072325 Rev 1 dated November 2014; 
- URS Transport Statement  47072325Rev 1 dated November 2014; 
- Sustainability Report by Silcock Dawson & Partners dated November 2014; 



   
 

- Archaeological Desk-Based Assessment dated October 2014; 
- Statement of Community Involvement by Dalton Warner Davis dated 24 

November 2014; 
- Planning and Heritage Statement by Dalton Warner Davis dated 24/11/14, as 

amended by Heritage Assessment by Dalton Warner Davis Rev B dated 03/03/15; 
- Arboricultural Impact Assessment by Arboricultural Solutions LLP Rev November 

2014; 
- External Lighting Analysis by Silcock Dawson & Partners dated October 2014; 
- Landscape and Ecological Management Plan ref SS-HED-DOC-LA-108 version 3 

dated 19/11/14; 
- Primary School Places in Colchester dated November 2013; 
- Site Investigation Report dated 13/11/14; 
- Baseline Ecology Report and Assessment by Richard Graves Associates dated 

November 2014; 
- URS Land Drainage Schedule; 
- Construction Environment and Management Plan dated 06/02/15; 
- External Lighting Analysis dated October 2014; 
- External Lighting Calculation by Silcock Dawson & Partners dated 15/02/15 
- Flood Risk Assessment and Drainage Strategy Report ref SS-STL-D-REP-0061 

rev P02 dated 21/11/14; 
- Arboricultural Scheme of Supervision dated 10 March 2015; 
- Written Scheme of Investigation for archaeological trial trenching and excavation 

dated 10/03/15. 
 
together with drawing numbers: 

 
- SS-KSS-DWG-A-P003 Rev E dated 20/11/14; 
- SS-KSS-DWG-A-P4600 Rev A dated 20/11/14; 
- SS-KSS-DWG-A-P301 Rev D dated 20/11/14; 
- SS-KSS-DWG-A-P300 Rev D dated 20/11/14; 
- SS-KSS-DWG-A-P201 Rev A dated 20/11/14; 
- SS-KSS-DWG-A-P200 Rev D dated 20/11/14; 
- SS-KSS-DWG-A-P102 Rev D dated 20/11/14; 
- SS-KSS-DWG-A-P101 Rev C dated 20/11/14; 
- SS-KSS-DWG-A-P100 Rev C dated 20/11/14; 
- SS-KSS-DWG-A-P004 Rev B dated 20/11/14; 
- SS-KSS-DWG-A-P002 Rev A dated 20/11/14; 
- SS-KSS-DWG-A-P001 Rev A dated 20/11/14; 
- TCP_SEVERALLS_1 Rev A dated October 2013; 
- SS-HED-DWG-LA-105 Rev B dated 19/11/14; 
- SS-HED-DWG-LA-104 Rev D dated 19/11/14; 
- SS-HED-DWG-LA-103 Rev C dated 19/11/14; 
- SS-HED-DWG-LA-101 Rev F dated 18/11/14; 
- SS-HED-DOC-LA-109 Rev A dated 19/11/14; 
- SS-HED-DWG-LA-100 Rev C dated 19/11/14; 
- SS-KSS-PRES-A-P001 Rev A dated 20/11/14 (Materials Sample Board) 
- SS-STL-D-DWG-3000-01 rev P01 dated 21/11/14; 
- 46384669/C/0516 Rev F dated August 2014; 
- 46384669/C/0515 Rev E dated August 2014; 
- 46384669/C/0525 Rev D dated September 2014; 
- SS-SDP-DWG-E-600 rev P7 dated 27/02/15; 



   
 

- SS SKC SPC C FEN1 dated 09th March 2015; 
 
together with: 
 
- Covering Letter by Dalton Warner Davis dated 28/11/14, letter from DWD dated 

06/02/15, letter from DWD dated 27/02/15, letter from DWD dated 18/03/15, letter 
from Richard Graves Associates dated 09 March 2015 and letter from ECC 
Infrastructure Delivery dated 02/04/15; 

- Emails from Skanska dated 09/01/15 and 16/01/15, emails from DWD dated 
06/02/15 and 10/02/15, email from ECC Infrastructure Delivery dated 07/04/15 

 
and the contents of the Design and Access Statement ref SS-KSS-REP-A-P001 Rev 
D 
 
and in accordance with any non-material amendment(s) as may be subsequently 
approved in writing by the County Planning Authority, except as varied by the 
following conditions:  
 

3. The development hereby permitted shall not take place unless in accordance with the 
Flood Risk Assessment and Drainage Strategy Report ref SS-STL-D-REP-0061 Rev 
P02 dated 12/01/15 and drawing ref SS-STL-D-DWG-3000-01 Rev P01 dated 
21/11/14. 

 
4. The noise rating value of the fixed plant associated with the expansion of the school, 

derived in accordance with the methodology of BS 4142:2014, shall not exceed the 
representative background noise level (LA90,T) at any existing or permitted noise 
sensitive property, the locations of which shall have been approved in advance in 
writing by the County Planning Authority. 

 
5. Noise emanating from any activities associated with the school, including the use of 

the access road, playground and sporting activities, shall not result in an increase in 
ambient noise level (LAeq,1hr) at any nearby sensitive receptor by more than 3 dB 
LAeq,1hr. 

 
6. No development or preliminary ground-works shall commence until a programme of 

archaeological work has been secured and undertaken in accordance with a Written 
Scheme of Investigation, which has been submitted to and approved in writing by the 
County Planning Authority. 

 
7. Following the completion of the archaeological work approved under Condition 6 of 

this permission (within six months of the completion date, unless otherwise agreed in 
advance with the planning authority) a full site archive and report for deposition at the 
local museum, and publication report to an appropriate level (to be agreed by the 
County Planning Authority) shall be submitted by the applicant. 

 
8. No development or any preliminary groundworks shall take place until: 
 

a. All trees to be retained during the construction works have been protected by 
fencing of the ‘HERAS’ type or similar. The fencing shall be erected around the trees 
and positioned in accordance with British Standard 5837:2012, and; 
b. All weather notices prohibiting accesses have been erected on the fencing 



   
 

demarcating a construction exclusion zone as detailed in BS5837:2012 section 6. 
 
c. Notwithstanding the above, no materials shall be stored or activity shall take place 
within the area enclosed by the fencing. No alteration, removal or repositioning of the 
fencing shall take place during the construction period without the prior written 
consent of the County Planning Authority. 

 
9. Unless otherwise approved in writing by the County Planning Authority, no retained 

tree shall be cut down, uprooted or destroyed, nor shall any retained tree’s branches, 
stems or roots be pruned. 

 
10. If the development hereby approved does not commence within 1 year of the date of 

the planning consent, the approved ecological measures shall be reviewed and, 
where necessary, amended and updated. The review shall be informed by further 
ecological surveys commissioned to i) establish if there have been any changes in 
the presence and/or abundance of protected species and ii) identify any likely new 
ecological impacts that might arise from any changes. 
 
Where the survey results indicate that changes have occurred that will result in 
ecological impacts not previously addressed in the approved scheme, the original 
approved ecological measures will be revised and new or amended measures, and a 
timetable for their implementation, will be submitted to and approved in writing by the 
local planning authority prior to the commencement of development. Works will then 
be carried out in accordance with the proposed new approved ecological measures 
and timetable. 
 

11. No development shall take place beyond the installation of a damp proof membrane 
unless full details of the screening of all external roof plant excluding the south facing 
photovoltaic panels have been submitted to and approved in writing by the County 
Planning Authority. The details shall include the location of the proposed screening 
on the roof, height, materials and colours of the proposed screening. The screening 
shall thereafter be implemented in accordance with the approved details prior to the 
beneficial occupation of the school. 
 

12. No fixed lighting (as approved under Condition 2 of this permission) shall be 
illuminated on site until precise details of the hours of use, automatic sensors and 
use of dimmer switches have been submitted to and approved in writing by the 
County Planning Authority. The fixed lighting shall thereafter be illuminated only in 
accordance with the approved details.  

 
13. The western 4m high grassed earth mound, as indicated on drawing ref SS-HED-

DWG-LA-101 Rev F dated 18/11/14, shall be constructed in accordance with the 
details shown on drawing ref SS-HED-DWG-LA-101 Rev F dated 18/11/14, unless 
otherwise approved in writing by the County Planning Authority. 

 

14. No beneficial occupation of the development hereby permitted shall take place until 
details of covered cycle parking provision, as indicated on drawing ref SS-KSS-
DWG-A-P003 Rev E dated 20/11/14, have been submitted to and approved in writing 
by the County Planning Authority. The details shall include the design, location and 
number of spaces for cycle parking to be provided prior to the beneficial occupation 
of the development hereby permitted and details of additional cycle spaces including 



   
 

the number, location, design and timeframe for implementation based on a specified 
methodology to identify any additional need. The development hereby permitted shall 
be carried out in accordance with the approved details and shall thereafter be 
retained and maintained for the duration of the development hereby permitted. 

 
15. The planting shown along the eastern boundary of the site adjacent to the acoustic 

bund shall be implemented in accordance with the details shown on drawing ref SS-
HED-DWG-LA-101 Rev F dated 18/11/14. The planting shall be implemented within 
the first available planting season (October to March inclusive) following completion 
of the development hereby permitted and maintained thereafter in accordance with 
Condition 16 of this permission. 

 
16. Any tree or shrub forming part of a landscaping requirement approved in connection 

with the development under Condition 15 of this permission that dies, is damaged, 
diseased or removed within the duration of 5 years during and after the completion of 
the development shall be replaced during the next available planting season 
(October to March inclusive) with a tree or shrub to be agreed in advance in writing 
by the County Planning Authority. 
 

17. The western pedestrian access shall be implemented as shown on drawing ref SS-
KSS-DWG-A-P003 Rev E dated 20/11/14 in order to connect with proposed 
pedestrian and cycle networks within the wider Severalls development. 

 
18. The development hereby permitted shall not be constructed unless in accordance 

with the Construction Environment and Management Plan dated 06/02/15. 
 

19. No construction of the ‘staff parking’ area, as shown on drawing ref SS-HED-DWG-
LA-101 Rev F dated 18/11/14, shall take place unless a drawing showing the 
removal of the eastern turning head within the ‘staff parking’ area has been 
submitted to and approved in writing by the County Planning Authority. The car park 
shall be implemented in accordance with the approved details prior to the beneficial 
occupation of the development hereby permitted. 

 

 BACKGROUND PAPERS 
 
Consultation replies 
 

 THE CONSERVATION OF HABITATS AND SPECIES REGULATIONS 2010 (as 
amended) 
 
The proposed development would not be located adjacent to a European site.  
 
Therefore, it is considered that an Appropriate Assessment under Regulation 61 of The 
Conservation of Habitats and Species Regulations 2010 is not required. 
 

 EQUALITIES IMPACT ASSESSMENT 
 
This report only concerns the determination of an application for planning permission.  It 
does however take into account any equality implications.  The recommendation has 
been made after consideration of the application and supporting documents, the 
development plan, government policy and guidance and all other material planning 
considerations as detailed in the body of the report. 



   
 

 

 STATEMENT OF HOW THE LOCAL AUTHORITY HAS WORKED WITH THE 
APPLICANT IN A POSITIVE AND PROACTIVE MANNER  

 
The County Planning Authority has engaged with pre-application discussions with the 
applicant to establish the content of the planning application and to provide advice. 
Throughout consideration of the application, the applicant has been informed of 
consultation responses. The opportunity has been given for issues to be addressed 
through the submission of additional supporting information, with the result of a timely 
decision. 
 

 LOCAL MEMBER NOTIFICATION 
 
COLCHESTER – Mile End and Highwoods. 
 

  
 


