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SUMMARY OF RECOMMENDATIONS

The Committee is recommended to delegate approval of the application, subject to any objections received from Rother District Council, and to grant planning permission subject to conditions as set out in paragraph 8.1

CONSIDERATION BY DIRECTOR OF TRANSPORT AND ENVIRONMENT

1.
The Site and Surroundings

1.1. The application premises comprise a two storey building plus basement on the north side of the High Street within the Rye Conservation Area. It lies towards the western end of the street at about the point where High Street meets The Mint.

1.2. The immediate surroundings are made up of commercial and service type uses with a solicitor’s office opposite, as well as 3 banks, shops and food & drink establishments in the vicinity.

1.3. The premises are the former Woolworth’s store which have been vacant since January 2009 and comprise approximately 300m² on the ground floor, basement storage with direct access to the rear service yard and ancillary office and staffroom accommodation on the first floor.

1.4. The rear service yard is approached via Market Road to the east which is a single lane, one way road. 

2. The Proposal

2.1. The proposal involves external alterations and a first floor rear extension to facilitate the use of the building as a library which was granted planning permission in October 2009.

2.2. The proposed rear extension is a small lightweight structure to be constructed to the east side of the first floor rear extending the existing corridor outwards to provide a lobby area for a new lift. It would measure approximately 0.8m wide, 4.4m in length and 2.8m high incorporating a flat roof and clad in tiles to match those existing. 

2.3. The alterations to the first floor involve replacing the existing first floor steel framed toilet windows with PVCu windows to match the existing, insertion of a new door alongside the existing PVCu casement window on the east facing elevation to provide maintenance access to the flat roof, replacement windows and door blocked up to the west elevation and an existing window blocked up to a new store room. The existing ventilation plant at first floor level on the flat roof is to be removed to make way for a new air handling plant and associated ductwork.

2.4. At ground floor level, the front entrance double doors to the existing shop front are to be replaced with new automatic bi-parting glazed doors similar to the existing design with new fan lights above. At the rear, new windows are to be inserted to a new disabled toilet and baby changing facilities together with a new fire escape door facing west. This door would lead onto a new fire escape providing access to the rear service yard. The steps up from the rear yard would be remodelled to provide a safer fire escape route and an underground water storage tank is proposed to be inserted within the rear yard, which require ground works.

3.
Site History
3.1. 2009 - RR/2847/CC – Granted. Change of use from retail and ancillary accommodation (Use Class A1) to library use (Use Class D1(f)).

4. Consultations and Representations 

4.1. Rother District Council – No comments received at time of writing.  Any received will be reported orally at the meeting.

4.2. Rye Town Council – Objection on grounds of insufficient information with regards the community help point and other non library services.

4.3. County Archaeologist – No objection subject to a condition requiring a ‘programme of archaeological works’.

4.4. Neighbours – One letter of objection and four letters of concern have been received and are summarised as follows:

· The objection letter relates to the air handling unit and ductwork which would be noisy, unsightly, highly visible, resulting in visual and audible intrusiveness.

· The letters of concern raise issues of loss of parking, access for deliveries, the intended use of the building, separate B1 office use, internal layout, library facilities, loss of commercial vitality and viability of the high street. These comments are not relevant to this application for alterations and a first floor rear extension. The premises already benefit from planning permission for change of use to a library granted in October 2009.

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

5.1. The South East Plan 2009: Policies CC4 (Sustainable Design and Construction), CC6 (Sustainable Communities and Character of the Environment), BE6 (Management of the Historic Environment).

5.2. Rother District Local Plan 2006:  Policies RY1 (Planning Strategy for Rye), GD1 (General Development Criteria).

5.3. East Sussex and Brighton & Hove Waste Local Plan 2006: Policy WLP11 (Reduction, Re-use and Recycling during Demolition and Design.

6. Considerations

Impact on the appearance of the building and the character or appearance of the Rye Conservation Area

6.1. Policy BE6 of the South East Plan 2009 supports proposals which, amongst others, protect, conserve and enhance the historic environment. Policy CC6 of the South East Plan requires development to respect and enhance the character and distinctiveness of the locality, promote design to create a high quality built environment and a sense of place.

6.2. Policy RY1 of the Rother District Local Plan requires development to be compatible with and contribute positively to maintain the small market town, residential and employment functions, character and to protect the unique historic Citadel, its landscape and setting. Policy GD1 of the Rother District Local Plan requires that development proposals successfully integrate within its setting in terms of scale, form, layout, design and materials. 

6.3. The proposed rear extension would be a modest addition to the first floor east facing elevation on top of the existing rear flat roof. It is to enlarge a small area of the internal corridor to provide a lobby area for the new lift. It would match the height of the existing first floor and be clad in tiles to match the existing building. The existing PVCu casement window in the existing elevation would be reused within the new extension. The rear of the building has no significant historic or architectural merit incorporating some modern window alterations and a relatively recent small staircase addition to the back and therefore this small extension would not appear out of place. 

6.4. Due to the length of the ground floor projection and the depth of the adjoining building to the east, it would be relatively hidden from view. Therefore, it is considered that due to its modest size, matching materials and discreet location, it would not have any significant impact on the appearance of the building or the character or appearance of the Rye Conservation Area.  

6.5. The replacement of the existing steel windows with PVCu windows would be consistent with the existing PVCu windows at the rear. The insertion of a door providing access to the first floor flat roof, the new windows and blocked up windows are relatively minor alterations which would have no significant impact on the appearance of the building. 

6.6. A new air handling plant is to be located on the flat roof, enclosed on three sides by the north facing elevation and east facing elevations of the existing building and the west facing first floor flank elevation of the neighbouring building. The associated ductwork is to be light grey in colour and is to run over the top of the flat roof.  As with the extension, it would be positioned further in and closer to the main rear elevation than the existing ventilation plant and would not be highly visible from the public realm or residential properties to the rear.            

6.7. The existing front entrance doors are to be replaced with new aluminium bi-parting doors, similar to the design of the existing doors with new fan lights above, the glazing bars of which would align with the door frames below. The materials, design and appearance of the doors would be consistent with that of the existing aluminium shop front, in keeping with its overall appearance. 

6.8. A new fire escape is proposed to be attached to the west side elevation extending from the rear service yard to ground floor level replacing a fire escape which has already been removed. It would be accessed via a new fire escape door inserted at ground floor level. The existing fire escape attached to the north facing rear elevation which facilitated a fire escape route over the roof would be removed. 

6.9. The steps up from the rear service yard toward the new fire escape are to be remodelled to provide a safer fire escape route. In addition, an underground water storage tank is proposed to be inserted within the rear yard. As the site is located within an archaeologically sensitive area and both operations require ground works, a condition is recommended requiring a programme of archaeological works. 

6.10. The proposal was discussed with the Rother District Council Conservation Officer prior to submission who provided advice on the proposal. Therefore it is considered that the proposal would not detract from the appearance of the building, the character or appearance of the Conservation Area or the historic interest of the Citadel. As such, the proposal accords with Policies RY1 and GD1 of the Rother District Local Plan and Policies BE6 and CC6 of the South East Plan.

Impact on Residential Amenity

6.11. Policy GD1 of the Rother District Local Plan states that development should be in keeping with and not unreasonably harm the amenities of adjoining properties.

6.12. An objection has been raised concerning the visual and audible intrusiveness of the air handling unit and associated ductwork. The height of the first floor flat roof of the building would be approximately level with the roof ridges of the residential properties in Jarretts Close to the rear of the application premises. The flat roof also spans a considerable distance of 24.5 metres from the main first floor rear elevation to the edge of the roof. The air handling unit would be set well back, approximately 18 metres from the end of the flat roof. Given this and the lower level of residential properties to the rear by approximately 1 storey, it is unlikely that the unit and ductwork would be visible from the rear first floor windows of these residential properties.

6.13. With regard to noise impact, the applicant’s agents have confirmed that the new air handling unit would be quieter than the existing plant and fitted with noise attenuators. Noise specification details have been submitted for the proposed unit which indicate that noise levels from the machinery will not have any significant impact on residential amenity due to the distance from the rear of residential properties and its height above these properties. The County Council’s Environmental Advice team have been consulted and consider that the times of use of the air handling unit should be conditioned so that the air handling unit is in use only while the building is occupied. This would prevent any unnecessary late night use that may disturb residents along Jarretts Close to the rear.   

6.14. In terms of overlooking, the proposal does not involve the insertion of any new windows or doors overlooking residential properties. As such the proposal would not result in any overlooking or loss of privacy to surrounding residential occupiers.

6.15. Therefore, it is considered that the proposal is acceptable and would not cause any significant harm to residential amenity in accordance with Policy GD1 of the Rother Local Plan.  

Waste Minimisation

6.16. Policy WLP11 of the Waste Local Plan also seeks to minimise use of raw materials as well as encouraging re-use and recycling during the construction process. The Waste Minimisation Statement submitted in support of the application states that the waste materials produced during the contract will be dealt with by the main contractor and a further waste minimisation statement will be required from the contractor on appointment and submitted to the County Planning Authority prior to the contractor starting on site.
6.17. Waste materials and site materials left over after demolition and building works will be the responsibility of the Contractor and should be disposed of to a registered recycling centre or a registered tip and there will not be any burning on site. The reuse of any materials from the project will be identified at tender stage and allowed within the tender. Careful ordering would be used to prevent wastage. Any waste identified as reusable, but not used on this site would be transferred to the contractor’s yard for later use on alternative contracts. 

6.18. It is therefore recommended that a condition be attached requiring a detailed strategy and method statement outlining how the construction waste is to be disposed of and reused within the development to be submitted and approved prior to the commencement of works. The proposal would thereby comply with Policies CC4 of the South East Plan and WLP11 of the East Sussex and Brighton & Hove Waste Local Plan 2006.
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, which involves minor alterations to the building and a small first floor extension, would not detract from the appearance of the building, the character or appearance of the conservation area or the historic interest of the Citadel. It is unlikely to result in any significant unacceptable impact on local residential amenity. As such, the proposal complies with Policies BE6, CC4 and CC6 of The South East Plan 2009, Policies RY1 and GD1 of the Rother District Local Plan 2006 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 recommend the Planning Committee approve application RR/2875/CC subject to the following procedure and to authorise the Director of Transport and Environment to;

a)
refer the matter back to the Planning Committee if Rother District Council object to the application by 26 February 2010, or 

b)
upon receiving confirmation that Rother District Council do not object, or in the event of no comments being received from Rother District Council by 26 February 2010, 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.
Development shall not commence until full details of the aluminium shop front doors, windows and fire escape hereby permitted have been submitted to and approved in writing by the Director of Transport and Environment. Development shall be carried out in accordance with the approved details.


Reason: To ensure the appropriate appearance of the development within the Rye Conservation Area in accordance with Policies GD1 and RY1 of the Rother District Local Plan 2006 and Policies BE6 and CC6 of the South East Plan 2009.

3.
The materials to be used in the construction of the external surfaces of the first floor rear extension hereby permitted shall match those used in the existing building.


Reason: To ensure the appropriate appearance of the development within the Rye Conservation Area in accordance with Policies GD1 and RY1 of the Rother District Local Plan 2006 and Policies BE6 and CC6 of the South East Plan 2009.

4.
No development shall take place until the applicant, or their agents or successors in title, has secured the implementation of a programme of archaeological work in accordance with a written scheme of investigation, including a timetable for the investigation, which has been submitted by the applicant and approved in writing by the local planning authority and the works shall be undertaken in accordance with the approved details.


Reason: To ensure there is no unacceptable disturbance to remains of archaeological interest and in accordance with Policy BE6 of The South East Plan 2009.

5.
The air handling unit hereby permitted shall not be in use other than between the hours of 0800 and 1900 on Monday to Friday inclusive and the hours of 0800 and 1800 on Saturdays and at no time on Sundays, except for works of essential maintenance or which are to respond to an emergency. 


Reason: To safeguard the amenities of the occupiers of properties in the vicinity of the site and to comply with Policy GD1 of the Rother District Local Plan 2006.

6.
No works shall commence on site including the carrying out of any works of demolition until a detailed strategy and method statement for securing and demonstrating that the amount of construction waste resulting from the development has been reduced to smallest amount possible has been submitted to and approved in writing by the Director of Transport and Environment. The statement shall include details of the extent to which waste materials arising from the demolition and construction activities will be reused on site and demonstrating that maximum use is being made of these materials. If such reuse on site is not practicable, then details shall be given of the extent to which the waste material will be disposed of for reuse, recycling, composting or other method in accordance with the best practicable environmental option. All waste materials from the demolition and construction associated with the development shall be reused, recycled and dealt with in accordance with the approved strategy and method statement.


Reason: To minimise the amount of construction waste to be removed from site for final disposal in accordance with Policy WLP11 of the East Sussex and Brighton and Hove Waste Local Plan 2006.

RUPERT CLUBB

Director of Transport & Environment

16 February 2010
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