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	Report by:
	Director of Transport and Environment



	Proposal:
	Replacement of timber windows and doors with uPVC


	Site Address:
	Mount Denys, 187 The Ridge, Hastings


	Applicant:
	Adult Social Care Department, Adult Social Care Department


	Application No.
	HS/2532/CC


	Key Issues:
	(i) Siting and design

(ii) Waste Minimisation



RESOLUTION OF THE DIRECTOR OF 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 Mount Denys is a retirement home situated near to the Conquest Hospital and itlies adjacent to The Ridge (B2039), a busy road along the northern boundary of suburban Hastings. The surrounding area comprises, predominantly, two storey detached residential properties.
1.2.
Mount Denys is a two storey property with two rear wings projecting south and originally dates from the 1960s. It is constructed in light and dark brown brick, has flat roofs and white painted timber windows. To the front elevation is a small car park with facilities for the disabled; a small number of mature trees and a knee-high brick retaining wall forming the site boundary with the Ridge.
1.3.
The retirement home is on a site which slopes downwards to the north east.  The main vehicular and pedestrian access is via The Ridge. 

2.
The Proposal
2.1. This application is for the replacement of rotten timber windows and doors with white PVCu, double glazed units. 

3.
Site History

3.1.
No relevant history

4.
Consultations and Representations 
4.1.
Hastings Borough Council:
 Raise no objection


4.2.
Neighbours: No representations received
5.
The Development Plan policies of relevance to this decision are:

5.1.
East Sussex and Brighton & Hove Structure Plan 1991-2011: Policies S1 (sustainability principles); EN1 (environment); W10 (waste reduction)

5.2
East Sussex and Brighton & Hove Waste Local Plan 2006:  Policy WLP11 (reduction, re-use, recycle)

5.3.
Hastings Local Plan 2004: Policy DG1 (development principles)

6.
Considerations

(i) Siting and design

6.1.
Policy S1 (b) and (f) of East Sussex and Brighton & Hove Structure Plan seeks to minimize the impact of development on the environment and protect and enhance the attractiveness and individual character of urban environments. Policy EN1 requires that developments sustain and conserve the character and quality of the landscape.  Policy DG1 of the Hastings Local Plan requires development to have sympathy with the appearance and character of the area and suitability in scale, massing, design, appearance, materials, layout and siting, both in itself and in relation to nearby buildings, spaces and views. It also requires development to have respect for site levels and characteristics.

6.2     An original proposal was considered to be too complicated and would have resulted in “cluttered” elevations. In contrast the amended design has been submitted which is simple and is considered to respect the character of the existing development and neighbouring properties. Mount Denys is visible from The Ridge, but with some screening by mature trees along the site boundary. Currently the external appearance of Mount Denys is considered to be “drab” and “tired” and the proposal should ‘lift’ its appearance. 

6.3 In addition, the replacement windows and doors have been designed according to current DDA guidelines, which includes long glazed door panels. It is considered that the proposed development is acceptable in terms of design and impact and therefore accords with the above planning policies.

(ii) Waste Minimisation

6.4.
Policy W10 in the East Sussex and Brighton & Hove Structure Plan encourages a reduction in the amount of construction industry waste by minimizing initial use of raw materials, demolition and generation of waste and maximizing re-use of existing buildings and waste recycling, if possible on site. Policy WLP11 in the East Sussex and Brighton & Hove Waste Plan also seeks to minimize use of raw materials as well as encouraging re-use and recycling during the construction process.

6.5   The Waste Minimisation Statement submitted in support of the application states that the design of the replacement windows and doors will improve thermal insulation reducing heat loss suffered with the existing frames and windows. These frames cannot be reconditioned due to their condition and together with the glazing will be taken to a registered facility for recycling.  It also states that waste generated from the development will be separated into four different types of materials (timber only, timber and glass, metal and glass and glass only) and loaded into separate skips. It is therefore considered that the Waste Minimisation statement accords with the above 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 improve the external appearance of Mount Denys and has been designed in accordance with DDA regulations. It is considered acceptable in its design and impact on surrounding area. It therefore complies with Policies S1, EN1, W10 of East Sussex and Brighton & Hove Structure Plan; with Policy WLP11 of the East Sussex and Brighton & Hove Waste Local Plan 2006 and with Policy DG1 of the Hastings Local Plan 2004.

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.
BOB WILKINS

Director of Transport & Environment

22 December 2006
Contact Officer: Kirsty-Ann Taylor
Tel. No. 01273 481833
Local Member:   Councillor Jeremy Birch
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