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Site: Barn Cottage Pavilion Barn Cottage Lane Haywards Heath West Sussex
RH16 3QW

Proposal: Variation of condition No: 2 of planning permission DM/21/1758 for a
new mixed-use purpose built community centre with use by day nursery,
with an outdoor play area not attached to the existing pavilion building.

Applicant: Mr Alan Dyke - Chairman - MSDC District Scouts

Category: Minor Other

Target Date:

12th February 2024




Parish: Haywards Heath

Ward Members: | Clir Anthony Platts / Clir Alison Rees /

Case Officer: Anna Tidey

Link to Planning Documents:

https://pa.midsussex.gov.uk/online-

applications/applicationDetails.do?active Tab=summary&keyVal=S4JDDKKT0D200
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Purpose of Report

To consider the recommendation of the Assistant Director for Planning and
Sustainable Economy on the application for planning permission as detailed above

Executive Summary

This application seeks planning permission under S73 of the Act to vary planning
condition No: 2 of planning permission DM/21/1758 which refers to the approved
plans for a new mixed-use purpose built community centre with use by day nursery,
with an outdoor play area next to the existing pavilion building at Barn Cottage
Pavilion, off Barn Cottage Lane in Haywards Heath.

The application is being reported to committee as MSDC is the landowner.

The proposal follows the approval under DM/21/1758 by the Planning Committee on
13" August 2021 for a ‘new mixed use purpose-built community centre with use by
day nursery together with joining tunnel to existing pavilion’. A further approval was
permitted under DM/23/0690, as detailed below.

The proposed footprint for the new building remains unchanged. The alterations
which are shown on the submitted plans include changes to the external finishes and
fenestration details on each of the elevations of the building, the addition of a new
pedestrian access path to serve a new open porch canopy on the southern elevation
of the building, changes to the roof lights on the east and west facing roof slopes and
alterations to a feature dormer which is positioned on the eastern facing roof slope.
The previously approved dormer on the eastern facing roof slope of the building has
been reduced in width from 7.2m wide to 6.5m, and increased in height from 2m high
to 2.05m.

The principle of the proposed building has been accepted. It will improve the existing
community facilities for the area and meet the aims of Policies DP24 and DP25 of the
District Plan. The proposed alterations to the building are considered to be of an
appropriate design that would not harm neighbouring amenity and would meet the
requirements of Policy DP26 of the Mid Sussex District Plan and Policy E9 of the
Haywards Heath Neighbourhood Plan.

The application is therefore recommended for conditional approval as set out in full at
Appendix A.



https://pa.midsussex.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=S4JDDKKT0D200
https://pa.midsussex.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=S4JDDKKT0D200
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Recommendation

It is recommended that permission be granted to vary planning condition No: 2 of
planning permission DM/21/1758, subject to the conditions listed at Appendix A.

Summary of Representations

No representations received.

Summary of Consultations

(Full responses from Consultees are included at the end of this report as Appendix
B.)

WSCC Highways - No Objection. The plan appears to include a path from the public
footway to the new building. No objections raised, but advise the path should ideally
be 2m in width.

Environmental Health Officer — | have no comment to make on the variation of condition
2 and the changes to the proposed layout.

MSDC Drainage - No objection, subject to the previously recommended drainage
condition.

Street Naming and Numbering Officer - Requests that the street naming and
numbering informative is added to the decision notice.

Town Council Observations

No comment.
Introduction

This application seeks planning permission under S73 of the Act for the addition of a
new community building adjacent to the existing pavilion at the recreation ground off
Barn Cottage Lane in Haywards Heath.

The application is submitted under Section 73 of the Town and Country Planning Act
1990. The Act states that:

'On such an application the local planning authority shall consider only the question
of the conditions subject to which planning permission should be granted, and

(a) if they decide that planning permission should be granted subject to
conditions differing from those subject to which the previous permission was
granted, or that it should be granted unconditionally, they shall grant planning
permission accordingly, and

(b) if they decide that planning permission should be granted subject to the same
conditions as those subject to which the previous permission was granted,
they shall refuse the application.’

The application is being reported to the Planning Committee as MSDC is the
landowner.
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Relevant Planning History

DM/23/0690. Improved community facilities at Barn Cottage, including a single storey
extension, a new accessible front entrance and energy efficiency measures.
Approved May 2023.

DM/21/1758. New mixed use purpose-built community centre with use by day
nursery together with joining tunnel to existing pavilion. Approved August 2021.

DM/19/1624. New purpose built community centre with joining tunnel to existing
pavilion. Approved July 2019.

HH/007/98. Construction of pavilion. Removal of existing changing facilities.
Approved March 1998.

Site and Surroundings

The application site is land on the recreation area sited to the south of the existing
pavilion at Barn Cottage Lane, off America Lane in the built up area of Haywards
Heath.

There is an existing single storey pavilion building at the site. The building is in use
by Willow Tree Pre-school on weekdays, during term times, between the hours of
9am to 3.30pm. To the north of the building there is an associated fenced in play
area which is used for outdoor play activities by the pre-school children, and to the
north of that there is an equipped childrens play area. The land to the east is laid out
as a football pitch and is surrounded on three sides by adjacent residential roads. To
the south of the building there is currently an octagonal, open sided covered shelter.

Application Details

This application seeks permission for a variation of planning condition 2, of planning
permission DM/21/1758, which refers to the approved plans for the proposal.

The applicant’s planning statement explains the need for the changes and sets out
the proposed amendments subject of this application as follows:

e The new community centre will provide mixed-use space for the growing
community needs and provide a building with a much higher design quality to
establish a new hub within the area.

e The centre will provide a day nursery facility with an outdoor play area.

e The plot currently includes an octagonal covered shelter, which is to be relocated.

e The application aims to revise and make changes to the approved design for the
construction of the building.

e The initial proposal was raised, to be level with the higher street, but the latest
design is placed on the land, reducing the amount of concrete to be used.

e The dormer has been reduced in size and will be clad in tile hanging, to be in
keeping with the surrounding materials.

e The new scheme ensures the continuity of level access from the street to the
playing fields.

e the amount of glazing has been reduced, whilst retaining the essential glazed
areas to provide a reasonable amount of daylight into the building.
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e The timber facade treatment has been substituted with a 3D relief brick design.
This creative use of a single material provides visual depth while using robust
materials.

e The layout of the building has been consolidated to be more efficient and to
create a less wasteful layout.

e The new scheme has three toilets.

e The new layout also provides two good sized offices

¢ Whilst not included in the planning statement the proposal now also includes roof
mounted solar panels.

Legal Framework and List of Policies

Planning legislation holds that the determination of a planning application shall be
made in accordance with the Development Plan unless material considerations
indicate otherwise. Using this as the starting point the development plan for this part
of Mid Sussex consists of the District Plan and the Haywards Heath Neighbourhood
Plan and the Site Allocations Development Plan Document.

National policy (which is contained in the National Planning Policy Framework and
National Planning Policy Guidance) does not form part of the development plan, but
is an important material consideration.

The District Plan was adopted at Full Council on 28th March 2018.
Relevant policies:

Policy DP24: Leisure and Cultural Facilities and Activities

Policy DP25: Community Facilities and Local Services

Policy DP26: Character and Design

Policy DP28: Accessibility

Policy DP39: Sustainable Design and Construction

Site Allocations Development Plan Document

Mid Sussex District Council adopted its Site Allocations Development Plan Document
on 29th June 2022. The Site Allocations DPD identifies sufficient housing sites to
provide a five year housing land supply to 2031 and also makes sure that enough
land is allocated to meet identified employment needs.

There are no policies deemed relevant to this application.
Haywards Heath Neighbourhood Plan — Made December 2016.

The relevant policies are:

e Policy E1: Green infrastructure
e Policy E9: Design
e Policy L9: Existing playing fields and sporting facilities

Mid Sussex District Plan 2021 - 2039 - Submission Draft (Regulation 19)
The District Council is reviewing and updating the District Plan. Upon adoption, the

new District Plan 2021 - 2039 will replace the current District Plan 2014-2031 and its
policies will have full weight. In accordance with the NPPF, Local Planning
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Authorities may give weight to relevant policies of the emerging plan according to the
stage of preparation; the extent to which there are unresolved objections to the
relevant policies; and the degree of consistency of the relevant policies in the
emerging plan to the NPPF. The draft District Plan 2021-2039 (Regulation 19) was
published for public consultation on 12th January 2024 for six weeks. At this stage
the Local Planning Authority does not know which Policies will be the subject of
unresolved objections and therefore only minimal weight can be given to the

Plan. As such, this planning application has been assessed against the polices of
the adopted District Plan.

As such, this planning application has been assessed against the polices of the
adopted District Plan.

Relevant policies:

DPB1 Character and Design

DPS2 Sustainable Design and Construction

DPS3 Renewable and Low Carbon Energy Schemes

DPS6 Health and Wellbeing

DPN7 Noise Impacts

DPT1 Placemaking and Connectivity

DPT4 Parking and Electric Vehicle Charging Infrastructure
DP15 Open Space, Sport and Recreational Facilities

DP16 Community and Cultural Facilities and Local Services

Reference has also been made to the Design Principles contained in the Mid Sussex
Design Guide Supplementary Planning Document (SPD) — 2020.

The Council has adopted a 'Mid Sussex Design Guide' SPD that aims to help deliver
high quality development across the district that responds appropriately to its context
and is inclusive and sustainable. The Design Guide was adopted by Council on 4th
November 2020 as an SPD for use in the consideration and determination of
planning applications. The SPD is a material consideration in the determination of
planning applications.

National Policy

National Planning Policy Framework (NPPF — December 2023)
National Planning Policy Guidance
Assessment

The principle of the development has already been established through the approval
of the original permission DM/21/1758. Whilst the result of this application would be
the issue of a new planning permission, it is not necessary to go through all of the
planning issues which were considered by the Planning Committee when determining
DM/21/1758. The main issues with the current application are the changes to the
external design and materials of the new community building, as well as the inclusion
of roof mounted solar panels, which were not included in the original proposal.

The proposed development remains in accordance with the aims of District Plan
Policies DP24 and DP25 and Neighbourhood Plan Policies E1 and L9.
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Design

Policy DP26 of the Mid Sussex District Plan states:

‘All development and surrounding spaces, including alterations and extensions to
existing buildings and replacement dwellings, will be well designed and reflect the
distinctive character of the towns and villages while being sensitive to the
countryside. All applicants will be required to demonstrate that development:

is of high quality design and layout and includes appropriate landscaping and
greenspace;

contributes positively to, and clearly defines, public and private realms and should
normally

be designed with active building frontages facing streets and public open spaces
to animate

and provide natural surveillance;

creates a sense of place while addressing the character and scale of the
surrounding

buildings and landscape;

protects open spaces, trees and gardens that contribute to the character of the
area;

protects valued townscapes and the separate identity and character of towns and
villages;

does not cause significant harm to the amenities of existing nearby residents and
future

occupants of new dwellings, including taking account of the impact on privacy,
outlook,

daylight and sunlight, and noise, air and light pollution (see Policy DP29);
creates a pedestrian-friendly layout that is safe, well connected, legible and
accessible;

incorporates well integrated parking that does not dominate the street
environment,

particularly where high density housing is proposed;

positively addresses sustainability considerations in the layout and the building
design;

take the opportunity to encourage community interaction by creating layouts with
a

strong neighbourhood focus/centre; larger (300+ unit) schemes will also normally
be

expected to incorporate a mixed use element;

optimises the potential of the site to accommodate development.

Policy E9 of the Haywards Heath Neighbourhood Plan states:

‘Developers must demonstrate how their proposal will protect and reinforce the local
character within the locality of the site. This will include having regard to the following
design elements:

height, scale, spacing, layout, orientation, design and materials of buildings,

the scale, design and materials of the development (highways, footways, open
space and landscape), and is sympathetic to the setting of any heritage asset,
respects the natural contours of a site and protects and sensitively incorporates
natural features such as trees, hedges and ponds within the site,

creates safe, accessible and well-connected environments that meet the needs of
users,
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*  Will not result in unacceptable levels of light, noise, air or water pollution,

* Makes best use of the site to accommodate development,

» Car parking is designed and located so that it fits in with the character of the
proposed development.

Proposals affecting a listed building, conservation area, building of local interest or
public park of historic interest or their setting should preserve or enhance their
special interest and/or distinctive character.’

The MSDC Design Guide contains design principles for High quality and Sustainable
Building Design in Chapter 6.

Paragraph 131 of the NPPF concerns achieving well designed places. It states:

‘131. The creation of high quality, beautiful and sustainable buildings and places is
fundamental to what the planning and development process should achieve.
Good design is a key aspect of sustainable development, creates better
places in which to live and work and helps make development acceptable to
communities. Being clear about design expectations, and how these will be
tested, is essential for achieving this. So too is effective engagement between
applicants, communities, local planning authorities and other interests
throughout the process.’

The proposed pavilion will be new and of a complementary appearance compared to
the existing pavilion building. However, the new building will have brickwork walls and
similar roofing materials to match.

The proposed alterations to the building as approved are outlined above. It is
considered that these alterations, including more brickwork elements and tile hanging
to the smaller proposed dormer, result in a building which would be appropriately
designed and will accord with the requirements of District Plan Policy DP26, Palicy
E9 of the Haywards Heath Neighbourhood Plan, NPPF and the Design Guide
principles.

12.10 Sustainability

12.11 District Plan Policy DP39 is relevant in the determination of this application. This

states:

‘All development proposals must seek to improve the sustainability of development
and should where appropriate and feasible according to the type and size of
development and location, incorporate the following measures:

* Minimise energy use through the design and layout of the scheme including
through the use of natural lighting and ventilation;

* Explore opportunities for efficient energy supply through the use of communal
heating networks where viable and feasible;

* Use renewable sources of energy;

+ Maximise efficient use of resources, including minimising waste and maximising
recycling/ re-use of materials through both construction and occupation;

» Limit water use to 110 litres/person/day in accordance with Policy DP42: Water
Infrastructure and the Water Environment;

+ Demonstrate how the risks associated with future climate change have been
planned for as part of the layout of the scheme and design of its buildings to
ensure its longer term resilience.’
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addition to the details provided in the original submission which confirmed that the
proposal includes a series of energy efficiency and sustainability measures including:
natural lighting, the proposed use of high energy rated appliances, low energy
lighting and water conserving toilet and tap fittings, to ensure an energy efficient
building.

It is considered that the proposal has been demonstrated to represent a sustainable
development on this site and therefore would accord with the requirements of District
Plan Policy DP39.

Habitats Regulations Assessment for Ashdown Forest

Under the Conservation of Habitats and Species Regulations 2017 (as amended)
(the ‘Habitats Regulations’), the competent authority — in this case, Mid Sussex
District Council — has a duty to ensure that any plans or projects that they regulate
(including plan making and determining planning applications) will have no adverse
effect on the integrity of a European site of nature conservation importance. The
European site of focus is the Ashdown Forest Special Protection Area (SPA) and
Special Area of Conservation (SAC).

The potential effects of development on Ashdown Forest were assessed during the
Habitats Regulations Assessment process for the Mid Sussex District Plan. This
process identified likely significant effects on the Ashdown Forest SPA from
recreational disturbance and on the Ashdown Forest SAC from atmospheric pollution.

A Habitats Regulations Assessment screening report has been undertaken for the
proposed development.

Recreational disturbance

Increased recreational activity arising from new residential development and related
population growth is likely to disturb the protected near-ground and ground nesting
birds on Ashdown Forest.

In accordance with advice from Natural England, the HRA for the Mid Sussex District
Plan, and as detailed in District Plan Policy DP17, mitigation measures are necessary
to counteract the effects of a potential increase in recreational pressure and are
required for developments resulting in a net increase in dwellings within a 7km zone of
influence around the Ashdown Forest SPA. A Suitable Alternative Natural Greenspace
(SANG) and Strategic Access Management and Monitoring (SAMM) mitigation
approach has been developed. This mitigation approach has been agreed with Natural
England.

This planning application does not result in a net increase in dwellings within the 7km
zone of influence and so mitigation is not required.

Atmospheric pollution

Increased traffic emissions as a consequence of new development may result in
additional atmospheric pollution on Ashdown Forest. The main pollutant effects of
interest are acid deposition and eutrophication by nitrogen deposition. High levels of
nitrogen may detrimentally affect the composition of an ecosystem and lead to loss of
species.
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The potential effects of the proposed development are incorporated into the overall
results of the transport model prepared for the Site Allocations DPD, which indicates
there would not be an overall impact on Ashdown Forest. This means that there is not
considered to be a significant in combination effect on the Ashdown Forest SAC by
this development proposal.

Conclusion of the Habitats Regulations Assessment screening report

The screening assessment concludes that there would be no likely significant effects,
alone or in combination, on the Ashdown Forest SPA and SAC from the proposed
development.

No mitigation is required in relation to the Ashdown Forest SPA or SAC.

A full HRA (that is, the appropriate assessment stage that ascertains the effect on
integrity of the European site) of the proposed development is not required.

Planning Balance and Conclusions

It has previously been considered that the principle of this development is
acceptable, as detailed under planning application DM/21/1758, the permission for
which expires on 13" August 2024.

The proposal will enhance community facilities, in accordance with Polices DP24 and
DP25 in the District Plan and Neighbourhood Plan Policies E1 and L9.

The proposed pavilion building will relate well to the existing pavilion on the site and
be in keeping with the character and appearance of the surrounding residential area
and will not cause significant harm to the amenities of existing nearby residents. The
amended design and materials will accord with the requirements of District Plan
Policy DP26 and Policy E9 of the Haywards Heath Neighbourhood Plan.

The proposal has been enhanced by the addition of solar panels on the upper roof
slopes in accordance with the aims of District Plan Policy DP39 (Sustainability) and
this represents a sustainable addition to the development proposal.

The screening assessment concludes that there would be no likely significant effects,
alone or in combination, on the Ashdown Forest SPA and SAC from the proposed
development. No mitigation is required in relation to the Ashdown Forest SPA or SAC.
A full HRA of the proposed development is not required.

In light of the above it is recommended that the application is approved, subject to
appropriate planning conditions repeated from DM/21/1758.



APPENDIX A — RECOMMENDED CONDITIONS

The development hereby permitted shall be begun before 13th August 2024.
Reason: To comply with Section 91 of the Town and Country Planning Act 1990.
Approved plans

The development hereby permitted shall be carried out in accordance with the plans
listed below under the heading "Plans Referred to in Consideration of this
Application".

Reason: For the avoidance of doubt and in the interest of proper planning.

No development shall be carried out unless and until samples of materials and
finishes to be used for external walls, the roof, dormer and new external doors and
fenestration of the proposed building have been submitted to and approved by the
Local Planning Authority. The works shall be carried out in accordance with the
approved details unless otherwise agreed with the Local Planning Authority in writing.

Reason: To enable the Local Planning Authority to control the development in detail
in the interests of amenity by endeavouring to achieve a building of visual quality and
to accord with Policy DP26 of the Mid Sussex District Plan 2014 - 2031 and Policies
E9 and L9 of the Haywards Heath Neighbourhood Plan.

The development hereby permitted shall not commence unless and until details of
the proposed foul and surface water drainage and means of disposal have been
submitted to and approved in writing by the Local Planning Authority. No building or
parts of building shall be occupied until all the approved drainage works have been
carried out in accordance with the approved details. The details shall include a
timetable for its implementation and a management and maintenance plan for the
lifetime of the development which shall include arrangements for adoption by any
public authority or statutory undertaker and any other arrangements to secure the
operation of the scheme throughout its lifetime. Maintenance and management
during the lifetime of the development should be in accordance with the approved
details.

Reason: To ensure that the proposal is satisfactorily drained and to accord with the
NPPF requirements, Policy DP41 of the District Plan (2014 - 2031) and Policies E9
and L9 of the Haywards Heath Neighbourhood Plan.

The premises shall not be open for use except between the hours of 0700 to 2200
hours Monday to Sunday and on Public/Bank holidays (and there shall be no external
illumination on the premises except between the above-mentioned hours).

Reason: To safeguard the amenities of nearby residents and to accord with Policy
DP26 of the Mid Sussex District Plan 2014 - 2031 and Policy L9 of the Haywards
Heath Neighbourhood Plan



No deliveries or collections in relation to the use hereby permitted shall take place
other than between the hours of 0700 and 2200 Monday to Sunday and on
Public/Bank holidays.

Reason: To safeguard the amenities of nearby residents and to accord with Policy
DP26 of the Mid Sussex District Plan 2014 - 2031 and Policy L9 of the Haywards
Heath Neighbourhood Plan.

The octagonal shelter which will be demolished to allow for the construction of the
new community building shall be relocated to a new position before the opening of
the new community centre, unless otherwise agreed in writing by the Local Planning
Authority.

Reason: To safeguard the amenities of nearby residents and to accord with Policy
DP25 of the Mid Sussex District Plan 2014 - 2031 and Policy L9 of the Haywards
Heath Neighbourhood Plan.

The nursery / children shall use the garden area only between 09:00 and 17:00 hours
Mondays to Fridays excluding Public Holidays.

Reason: To safeguard the amenity of residents and to comply with Policies DP26 and
DP29 of the Mid Sussex District Plan 2014 - 2031.

The use of the community building hereby permitted shall not commence until details
of the intended means of enclosing the outdoor nursery play area have been
submitted to and agreed in writing by the Local Planning Authority.

Reason: In the interest of the visual amenities of the area in accordance with DP26 of
the Mid Sussex District Plan 2014-2031.

INFORMATIVES

1.

In accordance with Article 35 Town and Country Planning (Development
Management Procedure) (England) Order 2015, the Local Planning Authority has
acted positively and proactively in determining this application by identifying matters
of concern within the application (as originally submitted) and negotiating, with the
Applicant, acceptable amendments to the proposal to address those concerns. As a
result, the Local Planning Authority has been able to grant planning permission for an
acceptable proposal, in accordance with the presumption in favour of sustainable
development, as set out within the National Planning Policy Framework.

Your attention is drawn to the requirements of the Environmental Protection Act 1990
with regard to your duty of care not to cause the neighbours of the site a nuisance.

Accordingly, you are requested that:

o Hours of construction/demolition on site are restricted only to: Mondays to
Fridays 0800 - 1800 hrs; Saturdays 0900 - 1300 hrs; No
construction/demolition work on Sundays or Public Holidays.

o Measures shall be implemented to prevent dust generated on site from
crossing the site boundary during the demolition/construction phase of the
development.

o No burning of materials shall take place on site at any time.



If you require any further information on these issues, please contact

Environmental Protection on 01444 477292.

3. The proposed development will require formal address allocation. You are advised to
contact the Council's Street Naming and Numbering Officer before work starts on

site. Details of fees and advice for developers can be found at
www.midsussex.gov.uk/streetnaming or by phone on 01444 477175.

Plans Referred to in Consideration of this Application

The following plans and documents were considered when making the above decision:

Plan Type Reference Version Submitted Date
Location and Block Plan 774 EX 101 22.11.2023
Levels 774 EX 102 22.11.2023
Sections 774 EX 103 22.11.2023
Proposed Block Plan 774 PL 300e 22.11.2023
Proposed Floor Plans 774 PL 301e 22.11.2023
Proposed Elevations 774 PL 302e 22.11.2023
Proposed Sections 774 PL 303e 22.11.2023
Planning Statement 22.11.2023

APPENDIX B — CONSULTATIONS

Haywards Heath Town Council

No comment.
WSCC Highways

Condition 2 refers to plans relating to the planning permission of which there are not any. |
have reviewed the plan submitted which appears to include a path from the public footway to
the new building. This is acknowledged and no objections raised, we would advise a path
should ideally be 2m in width to be of suitable use.

Environmental Health Officer

| have no comment to make on the variation of condition 2 and the changes to the proposed
layout.

MSDC Drainage
The flood risk and drainage team have no objection to the proposed variation of condition 2

for the above application. This is subject to the previously recommended drainage condition
being placed on this altered development.



Street Naming and Numbering Officer

Please can you ensure that the street naming and numbering informative is added to any
decision notice granting approval in respect of the planning application as the application will
require address allocation.

Informative (Info29) The proposed development will require formal address allocation. You
are advised to contact the Council's Street Naming and Numbering Officer before work starts
on site. Details of fees and advice for developers can be found at
www.midsussex.gov.uk/streethnaming or by phone on 01444 477175.



http://www.midsussex.gov.uk/streetnaming

