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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
Bodiam Primary School caters for 75 pupils aged between 5 and 11 years old and is sited on the eastern side of the C19 Bodiam Road, in the south of the village. The School is located within the High Weald Area of Outstanding Natural Beauty (AONB) and open countryside lies to the west, south and east. The site itself is bordered to the north and east by Bodiam Manor School and to the south by a detached house. A small number of residential properties lie further south. 

1.2
The School site is roughly rectangular in shape and is arranged with a car park and play area abutting Bodiam Road with the School buildings behind, and a hard-surfaced playground to the south. Vehicular and pedestrian access to the School site is from Bodiam Road. The School buildings are generally single storey dating from the 1970’s and comprise a mix of flat and pitched roofs with buff coloured brick walls and white timber and PVC framed windows. The main entrance to the School is accessed by a set of three steps and is served by a small canopy structure measuring approximately 1.7 metres wide x 2 metres deep.    

2.
The Proposal
2.1
The proposal is to create a secure “storm lobby” by infilling the northern elevation of the area under the canopy with PVC panelling and windows and the western elevation (the entrance) with a set of PVC double doors. By utilising the existing canopy roof and the existing wall to the east, the proposal would create a secure entrance area. 

2.2
The proposal would increase the flat area immediately outside the existing double doors to approximately 1.7 metres wide x 3 metres deep. A new set of steps would therefore be installed approximately 1 metre further west than the existing, with a handrail on the northern side. The base of the structure would be finished in buff brick to match the existing building and the PVC elements finished in white.

3.
Site History

3.1
2011 – Granted – RR/2999/CC: Demolition of the existing kitchen and associated stores and the provision of a new single storey extension to include a new classroom and kitchen.

3.2
2009 – Granted – RR/2777/CC: Proposed external deck and stage area for Under 5's.

3.3
2008 – Granted – RR/2725/CC: Replace timber windows with PVCu units to head teacher's office and secretary's office.  
3.4
2007 – Granted – RR/2593/CC: New staffroom and ICT Suite to the rear of the site as well as the refurbishment of the existing children's wc. 

3.5
2005 – Granted – RR/2403/CC: Single storey extension to front elevation and formation of new doorway and steps.

3.6
2004 – Granted – RR/2280/CC: Erection of single storey flat roof extension to north east side of school building to form new library and store. Excavation of bank between existing hall and north east boundary and erection of retaining wall.
3.7
2001 – Granted – RR/2034/CC: Change of use of land opposite from agricultural to educational use for Bodiam C E School. 
4.
Consultations and Representations 
4.1
Rother District Council – Raises no objections.
 

4.2
Bodiam Parish Council – No comments received.

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 within 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 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 Act which received Royal Assent on 15 November 2011. An order is now required to revoke the Regional Strategy. 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: Policy GD1 (General Development Considerations).

5.3
Policy Statement on Planning for Schools Development:  On the 15 August 2011 the Government issued, with immediate effect, a new policy statement on planning for school development.  In this context, the policy statement states that the planning system, when dealing with planning applications for state-funded schools should operate positively and there should be a presumption in favour of the development of state-funded schools. The policy statement encourages a collaborative approach to applications, particularly encouraging pre-application discussions and the use of planning obligations to help mitigate adverse impact of developments.  It further asserts that where it is necessary to impose conditions, they should be necessary in order to make the development acceptable and be clearly justified, thereby demonstrably meeting the tests as set out in Circular 11/95.  The policy statement indicates that the Secretary of State will be minded to consider refusal of any application for state-funded schools to be unreasonable conduct, unless it is supported by clear and cogent evidence.  

6.
Considerations

Siting and Design 

6.1
Policy GD1 of the Rother District Local Plan requires that proposals for development respect and do not detract from the character of the locality, must not unreasonably harm the amenities of adjoining properties and should be compatible with deterring crime.

6.2
The applicant has advised that the existing main entrance presents security problems for the School and considers that the proposal is necessary in order to improve security. The existing double doors are somewhat dated and I accept that the proposal would assist in this regard. Given the scale of the proposal and the proposed use of matching materials, I do not consider that the development is likely to have an adverse impact on the character of the locality or on residential amenity. Construction of the storm lobby would take only a limited amount of time and would be scheduled to take place during a School holiday period so as to minimise the impact on users of the building. I am however recommending a condition to require construction materials to match those used on the existing School building to ensure that the appearance of the building is not adversely affected. Subject to the imposition of this condition, the proposal accords with Policy GD1 of the Rother District Local Plan.

6.3
The applicant has confirmed that an alternative proposal to install an access ramp instead of steps was explored and was not considered to be feasible in this location. Whilst it would be preferable for an access ramp to be installed to the main entrance, it should be noted that there are two existing level entrances which serve the School, including one on the western elevation. Moreover, the provision of a handrail should improve accessibility and I am satisfied that access arrangements at the School for people with limited mobility are acceptable in this case. 

Impact on the High Weald AONB

6.4
Policy C3 of the South East Plan and Policy GD1 of the Rother District Local Plan assert that development within the AONB must be compatible with the conservation of the natural beauty of the AONB and Policy C3 indicates that small scale development may be supported where it meet the social and economic needs of local communities. 

6.5
In view of the scale and nature of the proposal, the development is considered to be compatible with the conservation of the High Weald AONB. The proposal would take place on an established School site, would improve access to the School and should have no adverse impact on the character of the School site. Consequently, I consider that the proposal 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 provide a secure entrance area including new double doors and steps with a handrail which will improve access arrangements and security at the School. The development will have no adverse impact on the character of the School site, on the residential amenity of adjoining properties or on the High Weald AONB. Subject to the imposition of the recommended conditions the proposal complies with Policy C3 of the South East Plan 2009 and Policy GD1 (ii) (iv) (v) (xi) 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 development hereby permitted shall match those used in the existing building.


Reason: To ensure the appropriate appearance of the development within the High Weald AONB in accordance with Policy C3 of The South East Plan 2009 and Policy GD1 (iv) (v) of the Rother District Local Plan 2006.

Schedule of Approved Plans

Design and Access Statement, Waste Management Plan, 2215.03 - Location Plan, 2215.03.104 - Proposed Layout, 2215.03 - 103 Rev A - Proposed Elevations

RUPERT CLUBB

Director of Economy, Transport & Environment

14 February 2012
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