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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.
Battle Youth Centre was built as a civil defence training centre in 1968 but is currently employed as a youth and adult training centre. It lies within the development boundary of Battle in a mixed use area. The youth centre is situated on the eastern edge of London Road opposite the roundabout, south of the town centre. To the north and east are residential properties, principally two storey high dwellings, and to the south an ambulance and fire station. The whole of Battle is situated within the High Weald Area of Outstanding Natural Beauty (AONB).  

1.2.
The youth centre is located on a gently sloping site, steepest to the north-east and sloping downwards towards the south-west. It comprises a pitched roof two storey building with a single storey flat roofed element that wraps around the front and side of the main building. The youth centre is constructed in red brick with white rendering to the first floor. The majority of windows are white pvc-u and the existing roof tiles are dark grey in colour.   

1.3.
The youth centre building is situated in the north-eastern corner of the site, with a skateboard ramp situated in the south-east; the rest comprises maturing trees and grass.  There is no on-site parking provision but a pedestrian pathway leads from London Road and a stepped entrance runs alongside the youth centre boundary with the fire and ambulance station to the entrance of the facility. 

1.4.
The youth centre building is set back from the front boundary by over 30 metres and is less than 5 metres from the residential properties of Mount Joy to the north-east and is over 10 metres from the adjacent property of 5 London Road to the north-west. 

2.
The Proposal
2.1.
Planning permission is sought to construct a disabled toilet and an external disabled persons lift and glazed access corridor at first floor level to the western elevation of Battle Youth Centre. The development seeks to ensure appropriate access throughout the facility for people with disabilities. An access audit undertaken in 2003 by East Sussex County Council highlighted disabled access issues at Battle Youth Centre.

2.2.
The proposed flat roofed development provides an additional 143m² of floor space and has a maximum height of 5.2 metres, but does not exceed the eaves’ height of the existing building. It has been designed so that it is in keeping with the existing youth centre building: matching brick walls with sand cement render will be finished in the same manner as the existing and decorated in white masonry paint to match existing. The windows will be white painted aluminium and the agent confirms that the windows set in the north-east elevation shall be glazed with obscure glass of obscurity level equivalent to scale 5 on the Pilkington Glass Scale. In addition the agent confirms that additional trees will be planted as part of a landscaping scheme to reduce visual impact and to better integrate the development in its setting. 

3.
Site History

3.1.
No relevant planning history.

4.
Consultations and Representations 
4.1. Rother District Council: Raise no objection subject to the following:
1)
The development hereby permitted shall be begun before the expiration of three years from the date of the permission.

2)
At the time of construction and prior to the first use of the first floor level glazed walkway hereby approved, the windows set in the north east elevation, as indicated on the approved drawing no. 4, date stamped 23 March 2009, shall be glazed with obscure glass of obscurity level equivalent to scale 5 on the Pilkington Glass Scale and shall thereafter be retained in that condition.

3)
Before the extension hereby permitted is brought into use, its external walls shall be rendered and colour washed with a colour previously approved in writing by the Planning Authority.

4.2. Battle Town Council: Raises no objection.
4.3.
Local residents: No objections received.

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

5.1.
 South East Plan 2009; This Plan is a full revision of Regional Planning Guidance for the South East 9 (RPG9) to cover the period to 2026. As well as replacing RPG9 it supersedes the Structure Plan. In respect of this application the policies of particular relevance to this proposal are CC1 (sustainable development), CC4 (sustainable design and construction) CC6 (sustainable communities and character of the environment) and C2 (AONB).
5.2.
East Sussex and Brighton and Hove Waste Local Plan 2006: Policy WLP11 (construction waste).

5.3
Rother District Local Plan, 2006: Policies DS1 (development site considerations) (vi) (AONB), and GD1 (iii, iv, v) (sustainability).

6.
Considerations

Siting and design

6.1. Policy CC1 (v) of the South East Plan seeks to achieve and maintain sustainable development by achieving safe, secure and socially inclusive communities and ensuring that the most deprived people also have an equal opportunity to benefit from and contribute to a better quality of life. This development performs an important function of providing valuable facilities and appropriate access throughout the community facility for people with disabilities and or mobility issues. It accords with the aims of Policy CC1 and Policy GD1 (1) of the Local Plan, which states development should meet the needs of future occupies through provision of appropriate access for disabled users. 

6.2.
Policy GD1 of the Local Plan requires development to meet a range of criteria including (ii) being in keeping and not unreasonably harming the amenities of adjoining occupiers, (iv) respecting and not detracting from the character and appearance of the locality and Policy CC6 of the South East Plan provides criteria for development to meet sustainable objectives that includes (i) respecting the character and distinctiveness of settlements and landscape and (ii) uses of design to promote a sense of place that considers accessibility, social inclusion, the need for environmentally sensitive development and crime reduction.

6.3.
Despite its elevated position the proposed development is set back from the front boundary with London Road by over 30 metres and does not extend beyond the front building line. It is not a stand alone structure. The proposed height and form of the extension is in keeping with the existing building, thus reducing the visual impact, and is not considered to be overbearing. In addition the materials to be used in the external surface will match those of the existing building. The agent also confirms that, in line with the recommendations of Rother District Council, obscure glazing will be used for the glazing set in the north east elevation to ensure residential amenity is not adversely affected. It is considered that the proposed siting and design of the development is acceptable and accords with the Policies GD1 and CC6.

Impact on High Weald Area of Outstanding Natural Beauty and residential amenity

6.4.
Policies DS1 (vi) and GD1 (5) of the Local Plan aim to ensure that development does not prejudice the character, appearance or qualities of the AONB. These aims are reflected in Policy C2 and CC6 (ii) of the South East Plan.

6.5.
In this case, despite the application site being within the AONB, it is close to Battle town centre and surrounded by mixed development. I do not consider that it will be unacceptably prominent from any surrounding area. The agent confirms that there will be additional planting but a condition will be attached to the permission requiring a landscaping scheme to be submitted to ensure no unacceptable impact on the AONB.

6.6. Policy GD1 (ii) of the Local Plan seeks to ensure that development does not unreasonably harm the amenities of adjoining properties. Battle Youth Centre is bounded to the east and north by residential properties, with those off to the east being in closer proximity. However the development is situated further from the houses than the existing building and is over 20 metres from the closest dwelling.  Additionally there is some screening afforded by a mature boundary hedgerow and, as discussed above, obscure glazing is also proposed. It is considered that the development will not adversely impact residential amenity.   

Waste Minimisation

6.7.
Policy WLP11 of the Waste Local Plan seeks to minimise the disposal of waste and encourage the recycling of materials and Policy CC4 (iii) of the South East Plan states that all new development is expected to secure the reduction and increase in recycling of construction and demolition waste and procurement of low-impact materials. 

6.8.
A Waste Minimisation Statement submitted with the application explains that Battle Youth Centre does not have vehicular access and delivery of individual skips is problematic. The Waste Minimisation Statement does provide details of expectant waste types and amounts, however it considered to be insufficiently detailed and to ensure that the objectives of both policies are met a condition requiring additional details will be attached to the permission.
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 provides the users of the youth centre with disabled access and toilet facilities. It is considered to have an appropriate siting and design and complies with Policies CC1, CC4 (iii), CC6 of the South East Plan 2009 and Policy WLP11 of East Sussex and Brighton & Hove Waste Local Plan 2006. It also accords with Policies DS1, DS3 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.
At the time of construction and prior to the first use of the first floor level glazed walkway hereby approved, the windows set in the north east elevation, as indicated on the approved drawing no. 4, shall be glazed with obscure glass of obscurity level equivalent to scale 5 on the Pilkington Glass Scale and shall thereafter be retained in that condition.


Reason: To preserve the residential amenities of the locality in accordance with Policy CC6 of the South East Plan 2009.

3.
No development shall take place until full details of soft landscaping works have been submitted to and approved in writing by the Director of Transport and Environment and these works shall be carried out as approved. These details shall include:


Soft Landscaping


 - Planting plans


 - Written specifications (including cultivation and other operations associated with plant and grass establishment)


 - Schedules of plants, noting species, plant sizes and proposed numbers/densities where appropriate


 - Implementation programme


The landscaped areas shall be maintained thereafter in accordance with the approved management plan.


Reason: To integrate the development effectively into the surrounding environment and to comply with Policies CC6 and C2 of the South East Plan 2009.

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 and Policy CC4 (iii) of the South East Plan 2009.

RUPERT CLUBB

Director of Transport & Environment

8 December 2009
Contact Officer: Kirsty-Ann Taylor
Tel. No. 01273 481833

Local Member:   Councillor  Kathryn Field
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