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	Report by:
	Director of Transport and Environment



	Proposal:
	Retrospective application for the removal of existing front entrance path/ramp/steps with a new disabled access ramp and extension to the existing lift shaft.  



	Site Address:
	Battle Youth Centre, High Street, Battle.



	Applicant:
	Director of Children's Services  



	Application No.
	RR/2867/CC



	Key Issues:
	i. Need

ii. Siting and Design

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



	Contact Officer:
	Maresa Kingston – 01273 336697



	Local Member:
	Councillor Kathryn Field


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 as set out in the recommendation.

CONSIDERATION OF RELEVANT PLANNING MATTERS

1.
The Site and Surroundings
1.1
In 1968 Battle Youth Centre was purpose built as a civil defence training centre.  In more recent years the building has been used as a Library and is currently used as a Youth Training and Education Centre.

1.2
The Youth Centre lies within the development boundary of Battle.  It is situated on the eastern edge of London Road, opposite a busy roundabout that leads into the northern approach to the Town Centre.  To the north west of the site is Battle Police Station and to the north and east boundaries of the site are residential properties. An Ambulance Station and Fire Station are located along the southern boundary of the application site.

1.3
The Youth Centre building is located in the north-east corner of the site which covers an area of approximately 1.78 hectares that falls from the north-east to the south west. The Youth Centre building is a two storey part brick / part rendered building with a pitched dark grey tiled roof and white U-pvc windows.  A single storey flat roofed extension wraps around the front and side of the main building.

1.4
The Youth Centre is set back 30 metres from the front boundary of the site and a skateboard ramp and a disabled access route has been constructed on the land at the front.  

2.
The Proposal

2.1
Planning permission was granted in 2009 (RR/2776/CC) for a new lift enclosure to the northern elevation of the Youth Centre.  The lift structure has been constructed, however the applicant has confirmed that there have been changes made to the design of the lift due to the unsuitability of the previously approved lift. This has resulted in the need to increase the height of the lift shaft by 948mm in order to meet Health and Safety regulations.

2.2
 In addition, two existing footpaths to the front of the Youth Centre have been altered and re-laid to provide a new ramped access. This includes a dwarf brick wall and railings along part of the access ramp that leads from the main highway along the southern boundary of the site leading to a second pathway that has been re-laid for the new ramped access resulting in the loss of existing steps. The ramped access runs along the south eastern boundary of the site adjoining the Fire Station, up to the main entrance of the Youth Centre. The access ramp has a 1 in 20 fall with rest areas situated at appropriate points.  In terms of landscaping, spoil removed as a result of the ramped access has been laid around the grassed banked area at the most northern corner to the site.  A new Beech hedge has been planted within the original opening to the steps. 

3.
Site History

3.1
2009 – Granted – RR/2776/CC.  Construction of new disabled person’s toilet and external brick lift enclosure with flat roof and glazed access corridor to existing building at first floor level.

4.
Consultations and Representations 
4.1 Rother District Council - Raise no objection

4.2
Battle Town Council - Raise no objection

4.3
Highway Authority – Raise no objection

4.4
Landscape, Environmental Advice – Raise no objection

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

5.1 The South East Plan, May 2009:  Policies CC4 (Sustainable Design and Construction); CC6 (Sustainable Communities and Character of the Environment) and C3 (Areas of Outstanding Natural Beauty).

5.2 Rother District Local Plan 2006 : Policies DS1 (Development Site Considerations), DS1 (6) (AONB) and GD1 (1, 2, 4 and 5) (Successful integration of development within its setting)

5.3 East Sussex and Brighton & Hove Waste Local Plan 2006: Policy WLP11 (Construction Waste)

6. Considerations

i)  Need

6.1
Policy CC4 (iv) of the South East Plan seeks to ensure that development adopts and maintains sustainable construction standards to ensure flexibility and adaptation to reflect changing lifestyles and needs.  The provision of the lift and ramped access allows easier access to the facilities for people with disabilities and/ or mobility issues and ensures that there is equal opportunity to benefit from the Youth Centre facilities and contribute to a better quality of life. In addition, the aims of Policy GD1 (1) of the Rother Local Plan states that development should meet the needs of future occupiers through the provision of appropriate access for disabled users.  It is considered that the development satisfies the aims of Policy GD1 (1) of the Rother Local Plan.

ii)  Siting and Design
6.2 Policy CC6 of the South East Plan requires development to meet a range of criteria that includes: i) development respects and enhances the character and distinctiveness of the locality; ii) promotes design to create a high quality built environment and a sense of place and iii) the need for environmental sensitive development to meet sustainable objectives.

6.3
Policy GD1 of the Local Plan requires development to meet a range of criteria including; (2) being in-keeping with and not unreasonably harming the amenities of adjoining occupiers, (4) respecting and not detracting from the character and appearance of the locality.

6.4
Following the grant of planning permission for the brick lift enclosure (RR/2776/CC) the applicant has confirmed that during its construction it was discovered that the design of the lift was unsuitable for the needs of the Youth Centre.  A more acceptable lift shaft was instead installed and has resulted in an increase the height of the lift shaft by a further 948mm. 

6.5
It is considered that the increase in height of the lift shaft does not detract from the character and appearance of the Youth Club, which comprises single storey and two storey building heights that have pitched and flat roofs.  The use of the red brick to match existing complements the part render and part glazed elevations and is considered to balance and complement the architectural composition of the Youth Club.

6.6
The siting of the lift shaft is not considered to result in any detrimental visual impact on the surrounding area, despite its elevated position, being set back approximately 39m from the main road.  No objections have been received concerning the lift shaft structure and therefore, it is considered that the siting and design of the development is acceptable and accords with Policy CC6 of the South East Plan and Policy GD1 of the Rother District Local Plan.

6.7
The external ramp has been constructed to provide a 1 in 20 gradient from the back edge of pavement to the main highway (High Street) into the site along the south west boundary and following the removal of existing steps, turning, to run along the southern boundary that is shared with the Fire Station.  It is noted that a stepped entrance to the pathway running along the southern boundary of the site has been removed and a new hedge planted with chestnut paling fitted either side of the new planting to protect the hedge until it has matured.  The 1.5m hedging to the west, south and eastern boundaries prevents the access ramp being visible within the street scene and surrounding area and therefore, satisfies Policy CC6 of the South East Plan and Policy GD1 (2) and (4) of the Rother District Local Plan.

iii)  Impact on High Weald Area of Outstanding Natural Beauty (AONB)and residential amenity

6.8 Policies DS1 (6) and GD1 (5) of the Rother District Local Plan seeks to ensure that development does not prejudice the character, appearance or qualities of the AONB.  These aims are reflected in Policy C3 of the South East Plan.

6.9 The application site and the town is within the High Weald Area of Outstanding Natural Beauty, but is close to the Town Centre, being   surrounded by mixed use development. Therefore, it is considered that the lift shaft does not appear as unacceptably prominent and is not detrimental to the character or appearance of that part of the High Weald AONB.

6.10 The access ramp leading to the Youth Centre is screened by planting and is not clearly visible from the main road.  Therefore, the access ramp does not prejudice the appearance or qualities of the AONB and is considered to satisfy the above mentioned policies.

6.11 Policy GD1 (2) of the Rother District Local Plan seeks to ensure that development does not unreasonably harm the amenities of adjoining properties.  Battle Youth Centre is bounded to the north west and north east by residential properties.  The lift shaft is approximately 27m from the nearest residential property to the north west.  Additionally, there is some screening from planting along the northern boundary and it is therefore considered that the development does not adversely impact on residential amenity.
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 development has been appropriately designed and sited to improve the access facilities for the users of the Youth Centre, without resulting in any visual harm to the quality and appearance of the surrounding area, the High Weald Area of Outstanding Natural Beauty or the amenities of adjoining residential properties.  Therefore, it is considered that the development complies with Policies CC3, CC4 and CC6 of the South East Plan, May 2009 and Policies DS1 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.

RUPERT CLUBB

Director of Transport & Environment

12 January 2010
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