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	Report by:
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	Proposal:
	Installation of dormer roof addition to provide an internal wheelchair platform lift adjacent to School offices, together with small infill extension to the enclosed Courtyard to provide a second internal wheelchair platform lift from the Main Hall.



	Site Address:
	St Leonards C of E Primary School, Collinswood Drive, St Leonards on Sea



	Applicant:
	Director of Children's Services 



	Application No.
	HS/3009/CC



	Key Issues:
	(i) Need

(ii) Siting and Design

(iii) Waste Minimisation



	Contact Officer:    


	Andrew Thompson – tel. 01273 335667

	Local Member: 

   
	Councillor Joy Waite


RESOLUTION OF THE DIRECTOR OF ECONOMY, TRANSPORT AND ENVIRONMENT:

Under the powers delegated to me by the Governance Committee on 30 January 2003, I resolve to approve the proposal subject to the conditions set out in the recommendation.

CONSIDERATION OF RELEVANT PLANNING MATTERS

1.
The Site and Surroundings
1.1
St Leonards Church of England Primary School caters for 314 pupils aged between 5 – 11 years old and is located within a residential area of West St Leonards, on the southern side of Collinswood Drive. Residential properties on Collinswood Drive adjoin the northern and western boundaries of the School, whilst properties on Cavendish Avenue adjoin the site’s southern boundary, and part of the eastern boundary. A substantial area of allotment gardens is located to the north east of the site. Public footpaths bound the School site to the north and west. 

1.2
The site is arranged with the car park in the north west, adjacent to the vehicular access from Collinswood Drive, the main School building in the west of the site, and hard-surfaced and grassed play areas to the east. The School building is predominantly single storey in height, constructed in dark red brick with brown window frames and has a pitched roof with brown tiles. Due to the topography of the School site, the southern part of the School is on a lower level to the northern part and is therefore accessed via internal staircases in two locations.

2.
The Proposal
2.1
The proposal is for the installation of two internal wheelchair platform lifts to provide easy access for pupils with mobility problems between the northern and the southern parts of the School. The first platform lift would be located within a courtyard, in an area currently occupied by a raised brickwork flower bed. Part of the flower bed would be removed and a small single-storey extension would be created to house the lift and to provide a turning lobby for a wheelchair.

2.2
The second lift would be located at the eastern end of the Headteacher’s office and adjacent to a staircase, close to the main entrance to the School. A partition wall would be installed to enclose the lift and another small turning lobby, which would be accessed from the main corridor. Due to the pitch of the roof and the recommended minimum clear headroom requirement of 2 metres, the applicant is also proposing the installation of a small dormer roof to the western elevation of the School.

3.
Site History

Recent development includes:

3.1
2010 – Granted – HS/2928/CC: Extensions to the existing St Leonards C of E Primary School to create a pre school facility and replacement classroom.

3.2
2004 – Granted – HS/2296/CC: Extension to two classrooms and creation of teacher resource area, with external wheelchair ramp.

4.
Consultations and Representations 
4.1
Hastings Borough Council – Raise no objections

4.2
Local Representations – No representations received

5.
The Development Plan policies of relevance to this decision are:

5.1
Hastings Local Plan 2004: Policies DG1 (b) (development form) and CN1 (access for people with disabilities) 

5.2
East Sussex and Brighton & Hove Waste Local Plan 2006: Policy WLP 11 (waste reduction, re-use and recycling)

6.
Considerations

Need

6.1
Policy CN1 of the Hastings Local Plan requires that proposals for development, including alterations to buildings to which the public have access, must include adequate facilities for people with restricted mobility. The existing arrangements for wheelchair users at the School are considered to be unsatisfactory. There are currently no provisions to facilitate easy navigation between the different levels of the School building for pupils with restricted mobility. The applicant has confirmed that since a pupil with mobility problems joined the School roll this academic year, the pupil has regularly been required to use external pathways to navigate between the northern and southern parts of the School. 

6.2
I consider that there is a clear need for the development. The proposal would facilitate easy, internal navigation around the School for pupils with limited mobility and therefore accords with Policy CN1 of the Hastings Local Plan. 

Siting and Design

6.3
Policy DG1 of the Hastings Local Plan sets out a range of general design criteria with which development must accord. These include ensuring that proposals are sympathetic to the appearance and character of the area and are suitable in terms of scale, design, siting and use of materials. 

6.4
The proposed works are considered to be small in scale and would involve only minimal external works. Indeed the first lift and turning lobby would not be visible from any public spaces, being located within the courtyard. Furthermore, materials have been selected to match the existing walls in order to properly assimilate the extension into the courtyard. The installation of the small dormer roof to house the second lift would not have any significant effect on the appearance of the School building. The dormer would be finished in charcoal cladding with a white PVCu fascia. I am satisfied that the proposed materials are appropriate for the design of the School building and that the development would have no detrimental impact on the character of the local area, or on the visual amenity of users of the public footpath on the School’s western boundary. The proposal therefore accords with Policy DG1 of the Hastings Local Plan. 

Waste Minimisation

6.5
Policy WLP11 of the East Sussex and Brighton & Hove Waste Local Plan seeks to minimise the waste generated during construction and asserts that any generated waste is either re-used on site or taken to facilities which can recycle the materials. The policy also requires high quality design and construction to maximise the lifespan of the development.

6.6
The applicant has submitted a Waste Minimisation Statement with the application, which sets out how the waste materials generated by the development would either be reused on site or removed from site for recycling. It is proposed that a number of materials including roof tiles, brickwork, concrete and a door would be reused as part of the development. Waste materials which cannot be used on site would be sorted and taken to an appropriate facility for recycling and recovery. Materials used during construction would be of a high quality in order to maximise the lifespan of the development. It is recommended that a condition is attached to ensure that works are carried out in accordance with the approved Waste Minimisation Statement. Subject to the imposition of this condition, the proposal accords with Policy WLP11 of the East Sussex and Brighton & Hove Waste Local Plan.

7.
Conclusion and reasons for approval

7.1
In accordance with Section 38 of the Planning and Compulsory Purchase Act 2004 the decision on this application should be taken in accordance with the development plan unless material considerations indicate otherwise.

7.2
The proposal will significantly improve the ease with which pupils with limited mobility can access the different levels of the School building. The existing arrangements are considered to be unsatisfactory and the proposal is welcomed. The development is appropriately sited and designed and will have no detrimental impact on the character of the School building or the local area. The waste generated by the development will either be reused on site or will be removed from site for recycling. Subject to the imposition of the recommended conditions, the proposal complies with Policies CN1 and DG1 (b) of the Hastings Local Plan 2004 and Policy WLP11 of the East Sussex and Brighton & Hove Waste Local Plan 2006. 

7.3
There are no other material considerations and the decision should be taken in accordance with the development plans. 

8.
Recommendation     

8.1
To grant planning permission subject to the following conditions:-

1.
The development hereby permitted shall be commenced before the expiration of three years from the date of this permission.


Reason: To comply with Section 91 of the Town and Country Planning Act 1990.

2.
The development hereby permitted shall be carried out in accordance with the plans listed in the Schedule of Approved Plans.


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

3.
The works hereby approved shall be undertaken in accordance with the Site Waste Minimisation Plan received 2 June 2011 unless otherwise agreed to in writing by the Director of Economy, Transport and Environment.


Reason: To enable the Local Planning Authority to control and regulate the development and to comply with Policy WLP11 of the East Sussex and Brighton & Hove Waste Local Plan 2006.

Schedule of Approved Plans

Design and Access Statement, 2201.61.06 - Proposed Elevations, 2201.61.04a - Courtyard Extension, 2201.61.01 - Site Location Plan, 2201.61.03a Proposed Plan - Headteachers Office, 2201.61.09 - Proposed Roof Plan, Site Waste Minimisation Plan received 2 June 2011

RUPERT CLUBB

Director of Economy, Transport & Environment

15 June 2011
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