DELEGATED REPORT            
Report considered and agreed by Team Manager, Planning Development Control

Sarah Iles…………………….. date …16th September 2010………

Report considered and agreed by Principal Planner, (Development Control)

David Vickers………………….. date …16th September 2010…………

	Report by:
	Director of Transport and Environment



	Proposal:
	The refurbishment and alteration of the second floor to provide additional non-self contained accommodation and new toilet, shower and kitchen facilities accessed via a new internal staircase, removal of rear external staircase and external door to top, replacement of two second floor rear windows, removal of two second floor rear windows, installation of a timber casement window to new second floor shower room and associated minor alterations.



	Site Address:
	56 - 58 Seaside, Eastbourne.



	Applicant:
	Director of Children's Services 



	Application No.
	EB/2944/CC



	Key Issues:
	i) Impact on the character and appearance of the Conservation Area and historic interest of the building. 

ii) Waste minimisation. 



	Contact Officer:   
	Richard Elder, Tel: 01273 481833

	Local Member: 

   
	Councillor Beryl Healy


RESOLUTION OF THE DIRECTOR OF TRANSPORT & 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. 56-58 Seaside is a Grade II Listed pair of buildings located on the west side of Seaside between the junctions of Ceylon Place and Langney Road to the south side of Eastbourne. The site is also within the Town Centre and Seafront Conservation Area. They have at some time been joined to form a single building and associated use. The building dates to the mid C19th, built for the Duke of Devonshire’s estate.

1.2. The building comprises 3 storeys plus basement with 2 no. 3 storey rear projecting wings with ground floor additions. The main part of the building incorporates a concealed slate roof behind the front parapet and the rear wings both have pitched roofs hipped at the ends. The exterior of the building is finished in stucco render which is painted at the front but not at the rear.

1.3. The front elevation has 2 full height curved bays, one fronting each building. There is a moulded band above the 2nd floor windows and a band of interlocking circles below the 2nd floor windows. The front first floor windows are very tall with unusual horizontal glazing bars and the ground floor windows have windows without glazing bars. The first floor retains elaborate cast iron railings to the front balcony. The rear of the property has an unkempt appearance incorporating a dilapidated external iron staircase with balustrade and handrail which currently provides access to the 2nd floor of no 58 Seaside. The 2nd floor cannot currently be accessed internally.

1.4. The building is currently in use as a Youth Access Centre provided by the YMCA in partnership with East Sussex County Council and Eastbourne Borough Council. The centre offers a range of support to vulnerable young people aged 11-21. The second floor of the building is currently vacant, unused and not fit for habitable use. 

2.
The Proposal
2.1. The proposal involves the provision of additional non self-contained accommodation on the second floor to provide 2 bedrooms, a staff bedroom with en-suite, a lounge/bedroom, a kitchen and 2 shower rooms facilitated by a new internal staircase.

2.2. The existing rear external iron staircase will be removed and the external door to the top blocked up. Two windows to the back of the rear projection at 3rd floor level, either side of the central sliding sash window are to be removed and blocked up and a new 2nd floor timber casement window to the side serving one of the new shower rooms is to be inserted. A PVCu window to the back of the 2nd floor rear projection to no.56 and the 2nd floor window to the main rear elevation of no.58 Seaside Road are to be replaced with new timber sliding sash windows to match the existing.

2.3. Other minor external alterations involve the insertion of a boiler flue at the rear and external waste and rain water pipes at the rear.

3.
Site History

3.1.
No documented site history.

4.
Consultations and Representations 
4.1. Eastbourne Borough Council – No objection. The proposed works comply with the advice given by the Council’s Design and Conservation officer at pre-application stage.

4.2. English Heritage – Do not wish to offer any comments, and recommends that the application is determined in accordance with national and local policy guidance and on the basis of expert conservation advice.

4.3. County Archaeologist – No objection

4.4. Local Representations – None received
5. The Development Plan policies of relevance to this decision are:

5.1.
Eastbourne Borough Plan 2003: Policies UHT1 (Design of New Development), UHT15 (Protection of Conservation Areas), UHT17 (Protection of Listed Buildings and their Settings) 

5.2.
East Sussex and Brighton & Hove Waste Local Plan 2006: Policy WLP11 (Reduction, Re-use and Recycling during Demolition and Design, and Construction of New Developments).

6.
Considerations

Impact on the character, appearance of the Conservation Area and historic interest of the building.

6.1. Policy UHT1 of the Eastbourne Borough Plan requires all development to harmonise with the appearance and character of the local environment respecting local distinctiveness; be appropriate in scale, form, materials, setting and layout.

6.2. Policy UHT15 of the Eastbourne Borough Plan requires that planning applications in Conservation Areas preserve or enhance their character or appearance.   
6.3. Policy UHT17 of the Eastbourne Borough Plan seeks to preserve the inherent character of the listed building and its features of special architectural or historic interest.
6.4. The removal of the rear external iron staircase, which is not an original feature of the building, will significantly improve the appearance of the rear of the building and will aid restoration of the building to its former layout.

6.5. No objection is raised to the removal of the 2 redundant rear windows to the back of the rear projection which will be blocked up and rendered to match the existing stucco. These windows are unlikely to be original and their removal will not adversely affect the character, appearance or historic interest of the building.

6.6. Two new 3 over 3 timber sliding sash windows to replace a PVCu window to the back of the 2nd floor rear projection to no.56 and 2nd floor window to the main rear elevation of 58 Seaside would match the design and specification of the existing windows at the rear incorporating an identical glazing bar design and frame dimensions.

6.7. Concrete tile vents are to be inserted into the roofs of the rear projections to be used for the bathroom and kitchen extract terminals instead of PVCu extract terminals to the side elevations in order to minimise clutter on the rear elevation of the building. 

6.8. The Borough Council’s Design and Conservation Officer has been consulted and raises no objection to the proposed external alterations. It is considered, therefore, that the alterations to the building are acceptable and would enhance the character and appearance of the Conservation Area and preserve the inherent character of the listed building. There would be no adverse impact on its historic interest and the proposed alterations would actually help in restoring the building to its original form. As such, the proposal accords with the requirements of Policies UHT1, UHT15 and UHT17 of the Eastbourne Borough Plan.

Waste minimisation

6.9. Policy WLP11 of the Waste Local Plan seeks to minimise use of raw materials as well as encouraging re-use and recycling during the construction process.

6.10. A Waste Minimisation Statement has been submitted in which it states that the contractor will submit a Waste Minimisation Statement on appointment. As a contractor has not been appointed at this time, it is recommended that a condition be attached requiring a detailed strategy and method statement outlining how the construction waste is to be reduced to the smallest amount possible and how it is to be disposed of to be submitted and approved prior to the commencement of works. 

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. It is considered that the proposed external alterations to the Grade II listed building would not detract from the character or appearance of the Conservation Area and would have no adverse impact on the character or historic interest of the building. It therefore complies with Policies UHT1, UHT15 and UHT17 of the Eastbourne Borough Plan 2003.

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.
Development shall not commence until full details and samples of the materials to be used in the alterations 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 in the area in accordance with Policies UHT1 and UHT17 of the Eastbourne Borough Plan 2003. 

4.
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.

Schedule of Approved Plans

Design and Access Statement, Heritage Statement, ESC2505-101 - Site Location Plan, ESC2505-102 - Existing Floor Plans, ESC2505-103 - Existing Roof Plan Section AA, ESC2505-104 - Proposed floor plans, ESC2505-105 - Proposed Roof Plan Section AA, ESC2505-106 - Existing Elevations, ESC2505-108 - Proposed Staircase, ESC2505-109 - Condition Survey, ESC2505-107B - Proposed Elevations

RUPERT CLUBB

Director of Transport & Environment

15 December 2010
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