DELEGATED REPORT            
Report considered and agreed by Head of Service, Planning Development Control
Tony Cook ………………….. date …26/7/11………

Report considered and agreed by Team Manager, Planning Development Control

Sarah Iles……………….. date …26 July 2011…………

	Report by:
	Director of Economy, Transport and Environment



	Proposal:
	Internal and external alterations including ramps to improve access.



	Site Address:
	Mountfield & Whatlington Church of England Primary School, John's Cross, Robertsbridge.



	Applicant:
	Director of Children's Services 



	Application No.
	RR/3020/CC



	Key Issues:
	(i) Need for the Development in the Countryside

(ii) Siting and Design

(iii) Impact on the High Weald AONB



	Contact Officer:    


	Andrew Thompson, Tel. 01273 335667

	Local Member: 

   
	Councillor Kathryn Field


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 paragraph 8.1 of this report.

CONSIDERATION OF RELEVANT PLANNING MATTERS

1.
The Site and Surroundings
1.1    Mountfield & Whatlington Church of England Primary School caters for 67 pupils aged between 5 and 11 years old. The School is located at John’s Cross, a linear village situated along the A21 Trunk Road approximately 2.5 kilometres to the south of Robertsbridge. The School lies on the north side of the A21/A2100 roundabout, with residential properties to the south east and retail units to the north- west. Open countryside borders the School site to the east and extends beyond the A21 to the west. The village is situated entirely within the High Weald Area of Outstanding Natural Beauty (AONB) and is not enclosed by a development boundary. 

1.2      The School site is roughly rectangular in shape and is arranged with the main School buildings in the south east of the site, a hard-surfaced play area and a car park in the south west of the site and playing fields in the north of the site. Vehicular access is from the A21, to the north of the roundabout, which leads to the car park via a dead-end access road that extends along the southern boundary of the School site. The principal pedestrian access is also from this access road and a footpath leads to the main entrance on the School building’s eastern elevation. The School buildings are a mixture of one and two storeys with high pitched roofs and are constructed in red brick with white UPV-C window frames and dark brown roof tiles.

2.
The Proposal
2.1    The proposal is twofold; firstly to raise the level of the footpath adjacent to the main entrance by a maximum of 0.4 metres to ensure the building is easily accessible for people with limited mobility and, secondly, for the installation of a ramped access with handrails, a replacement door and window and a single storey flat-roofed extension to the rear of the School. These proposals form part of a wider scheme of works which include the internal reorganisation of the eastern part of the building to provide office accommodation, an activity area and a care suite. The proposed extension would facilitate the relocation of the existing staff toilet so that this area can be used to form part of the new care suite. The ramped access and replacement door would ensure that the care suite and the rear of the School building are also easily accessible for people with limited mobility.  

3.
Site History

3.1 2010 – Granted – RR/2941/CC: Construction of a detached nursery building - single storey with timber framed brick clad walls and a pitched tiled roof together with the provision of parking.

3.2 2005 – Granted – RR/2360/CC: Extension to school hall for furniture and equipment.

3.3 1994 – Granted – RR/1586/CC: Extension to existing hard play area.

4.
Consultations and Representations 
4.1 Rother District Council – Raise no objections.

4.2 Mountfield Parish Council – Support the application.

4.3      Local Representations – None received.

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

5.1 South East Plan 2009: Policy C3 (development with the AONB).

On the 27 May 2010 the Secretary of State for Communities and Local Government highlighted the Government’s commitment to the intention to rapidly abolish Regional Strategies and return decision making powers on housing and planning to local Councils. On the 6 July 2010 the Secretary of State revoked, with immediate effect, Regional Strategies. However, a High Court decision on the 10 November 2010, has found that Regional Strategies could not be revoked in their entirety. The effect of this decision is to re-establish Regional Strategies as part of the development plan and due weight will therefore be given to The South East Plan policies.  However, the Government has indicated that it will enact its commitment to abolish Regional Strategies as part of the Localism Bill which began its passage through Parliament in December 2010. The Government’s intention to revoke Regional Strategies is therefore a material consideration in the decision making process.
5.2
Rother District Local Plan 2006: Policies DS4 (development boundaries) and GD1 (i) (ii) (iv) (v) (general development considerations)

6.
Considerations

Need for the Development in the Countryside

6.1    Policies within the Rother Local Plan seek to concentrate new development within the development boundaries of existing settlements. Policy DS4 states that proposals for development within the countryside must demonstrate that a countryside location is necessary for the development and must accord with relevant policies with the Plan.

6.2    The development would take place within an established School site and so the countryside location is clearly necessary for the purposes of the proposal. The applicant has confirmed that current access arrangements for people with limited mobility are inadequate. The main entrance is currently accessed via a step and the rear access is also unsuitable for wheelchair users. The proposal would therefore ensure that the access arrangements for people with limited mobility are adequate and the relocation of the staff toilet into the new extension would facilitate the provision of the new care suite. Consequently, I consider that the applicant has demonstrated a need for the development within the countryside. The proposal would accord with relevant policies within the Rother Local Plan and therefore meets the requirements of Policy DS4.

Siting and Design

6.3    Policy GD1 of the Rother Local Plan sets out a range of design criteria with which proposals for development must accord. These include ensuring that suitable access is provided for disabled users, that the character and appearance of the locality are respected and that the amenities of adjoining properties are not unreasonably harmed.

6.4    The purpose of the proposal is to provide easy access to the School building for disabled users and I consider the design of the access ramps to be appropriate for this objective. The site is not overlooked by the adjoining properties and, given the small scale of the development; I do not consider that the development would have any impact on the amenities of properties within the locality. The proposed extension would effectively infill a recess within the existing building and would therefore give this façade a more coherent appearance. In order to ensure that the appearance of the development respects the character of the existing building I am recommending that a condition is attached to require the materials used in the construction of the external surfaces of the extension to match those used in the existing building. Subject to the imposition of this condition I consider that the proposal is appropriate in terms of its siting and design and accords with Policy GD1 of the Rother Local Plan.

Impact on the High Weald AONB

6.5    Policy GD1 also states that proposals for development within the High Weald AONB must be compatible with the conservation of the natural beauty of the AONB. Policy C3 of the South East Plan further asserts that proposals for small scale development which support local communities will be encouraged provided they do not conflict with the aim of conserving and enhancing its natural beauty. 

6.6   The development is small in scale, would take place within discreet areas of an established School site and would have no detrimental impact on the natural beauty of the AONB. Moreover the proposal would support the needs of local communities by providing easy access to the School building for disabled users. The proposal therefore accords with relevant AONB policies. 

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 access arrangements at the School for people with limited mobility and will facilitate the internal reorganisation of the eastern part of the School to provide a care suite, office accommodation and an activity area. The design is considered to be appropriate for this purpose and for the School building. The proposal will have no adverse effects upon local amenity or the High Weald AONB. The proposal complies with Policy C3 of the South East Plan 2009 and Policies DS4 and GD1 of the Rother District 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 materials to be used in the construction of the external surfaces of the single storey extension shown on approved plan 2201.63.01 Rev 002 shall match those used in the existing building.


Reason: To ensure the development respects the character of the existing School building and to accord with Policy GD1 (iv) of the Rother District Local Plan 2006.

Schedule of Approved Plans

Rev 002 - Site Plan, 2201.63.01 Rev002 - Existing and Proposed Plan & Elevations, Minimisation of Waste and Design & Access Statement Rev 003 

RUPERT CLUBB

Director of Economy, Transport & Environment

26 July 2011
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