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Report by:			Head of Planning and Environment

Proposal:	Replacement of external fire escape, replacement rear windows and masonry clearing at Hastings Library

Site Address:	Hastings Central Library, 13 Claremont, Hastings, TN34 1HE

Applicant:			Mrs Clare Rowsell, Property Services, ESCC

Application No.		HS/3531/CC

Key Issues:			i) 	Principle of the development
				ii)	Acceptability of the works

Contact Officer:		Richard Aspital – 01273 481626

Local Member:		Councillor Godfrey Daniel
	
RESOLUTION OF THE HEAD OF PLANNING AND ENVIRONMENT:
Under the powers delegated to me by the Governance Committee, I resolve to approve the proposal subject to the conditions set out in this recommendation.

CONSIDERATION OF RELEVANT PLANNING MATTERS
1. The Site and Surroundings
1.1	Hastings Central Library is a Grade II listed four storey building within the Town Centre Conservation Area on the western side of Claremont, a short distance from the seafront. Originally built for Thomas Brassey (1878-1881) as a multi –purpose building, it was presented to the town in 1888 to house a library, museum and Schools of Arts and Science. It has been a public lending library since 1914 and is constructed in a Gothic revival style with Italianate influences, including a balcony at third floor level and a two-storey bay fronted window. The main entrance is from Claremont through an arched porch located at the ground floor of the stair tower to the left hand side of the principal façade. The tower has a series of windows corresponding with the various landings and is crowned by a steeply pitched hipped roof with a flat top. The fire escape, which is the subject of this application, backs onto an alleyway which surrounds the rear of the site and exits onto Claremont.

1.2	The surrounding buildings are predominantly three to four storeys in height, although some have five or six storeys. The library building underwent extensive refurbishment, which was completed in 2018, in addition to obtaining listed building consent in 2023 for the maintenance and repair of the front elevation, rub down of the tower roof and preparation of the internal stairwell to receive new lime-based plaster.

1.3	The site is within the town centre, with the Priory Meadow Shopping Centre a short distance to the east and Hastings Railway Station some 400 metres to the north. The surrounding roads are characterised by a typical town centre mix of shops, cafes and other related uses at ground floor level, with residential above.

2. The Proposal
2.1	It is proposed to remove and replace the existing rear fire escape, clean the masonry of the rear of the building and replace the windows of the rear of the building to the ground, first and second floor. The proposed fire escape will be greater in width by approximately 30cm, but be visually similar in colour, material and form. The proposed windows will be visually similar the existing but will utilise double glazed panelling instead of the existing single glazing. Other fire escape routes would be retained whilst the works are carried out.

2.2	The application comes in response to the substantial corrosion that the existing rear fire escape has received, placing it at risk of structural failure and condemnation. Planning permission HS/3509/CCLB permitted temporary scaffolding to affix the fire escape to the rear façade, however a permanent replacement option is now sought. Given the proposed replacement fire escape, the applicant considers it reasonable and necessary to additionally carry out the works to the masonry and windows in conjunction with the fire escape works.

2.3 A separate application for listed building consent for the same works is being considered alongside this planning application. 

3. Site History
3.1	HS/3301/CCLB and HS/3302/CC – Granted February 2016 – Works to refurbish the building.

3.2	HS/3484/CCLB – Granted April 2023 – Works to repair the front elevation, rub down the tower roof and prepare the internal stairwell to receive new lime-based plaster.

3.3	HS/3507/CCLB – Granted November 2024 – Additional scaffolding to the turret and to bridge between the two approved towers to allow access to the front of the building at the higher floors. Repair to the stone mullions and cills including removal of the painted finish and stabilisation of the stonework. Repair to stonework columns along the balcony. Repair to brickwork panels along the balcony including loose bricks within the existing lintels. Additional areas of repointing to the front of the building and around the other parts of the tower, not already approved.  Repair to crack along the chimney breast/party wall.  Reroofing works to the tower. Treatment and minor repairs to corroded steels within the lightwell within the centre of the building.

3.4	HS/3509/CCLB – Granted November 2024 – The erection of temporary support scaffolding to the existing fire escape.

4. Consultations and Representations
4.1	Hastings Borough Council – Raises no objection to the proposal.

4.2	Hastings Borough Council Conservation Officer – Raises no objection to the proposal.

4.3	No other representations were received from any neighbours or other public members.

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

5.1	Hastings Planning Strategy 2011-2028 (adopted February 2014): Policies EN1 (Built and Historic Environment) & FA2 (Strategic Policy for Central Area).

5.2	Hastings Development Management Plan (adopted September 2015): Policies HN1 (Development Affecting the Significance and Setting of Designated Heritage Assets), and HN4 (Development affecting Heritage Assets with Archaeological and Historic Interest or Potential Interest).

5.3	National Planning Policy Framework (NPPF), 2024: Paragraph 8(c) aims to achieve sustainable development and states that there is a social objective “to protect and enhance our natural, built and historic environment”. Paragraph 208 outlines that Local Planning Authorities should “consider the impacts of a proposal on heritage assets, to avoid or minimise conflict between the heritage asset’s conservation and any aspect of the proposal”.

5.4	East Sussex Climate Emergency Plan 2023-2025 – This Plan outlines that the Council has declared a climate emergency and is committed to getting to net zero as soon as possible, and by 2050 at the latest. This is to ensure that the Council makes its fair contribution to cutting carbon emissions, that it adapts to the effects of climate change that are unavoidable, and that it maximises the many benefits of transitioning to become a net zero council, including reducing energy costs, having healthier and more active staff, and improving local air quality.

5.5	The Environment Act 2021 - Schedule 14 of The Environment Act requires that from the 12 February 2024 (for major applications) and 02 April 2024 (for minor applications), all development (apart from those meeting the criteria for exemption) provide a minimum of 10% biodiversity net gain (BNG), although local planning policy may require higher levels. The biodiversity gain objective must be met in relation to development for which planning permission is granted, demonstrated through the completion of the Statutory Metric and Biodiversity Gain Plan. The proposed development meets the criteria for exemption by de minimis and is therefore not required to deliver 10% biodiversity net gain.
6. Considerations

Principal of the development

6.1	Policy EN1 of the Hastings Planning Strategy 2011-2028 sets out a presumption in favour of the conservation of heritage assets and their settings and expects particular care to be given to protecting the significance and setting of listed buildings and conservation areas. Policy FA2 sets out a strategy for the Central Area, within which the site is located, with Policy FA2(k) seeking to protect and enhance architectural heritage, particularly in the conservation areas.

6.2	Weathering has corroded the steel of the rear fire escape, threatening collapse of the structure and damage to the building fabric, as well as posing a danger to members of the public. Although scaffolding to secure the fire escape and prevent collapse has been erected under planning permission HS/3509/CCLB, it is now sought to replace the fire escape to prevent further danger to the public, ensure safe egress in the event of a fire, and prevent any further damage to the building by way of structural collapse. The windows to the ground, first and second floor are proposed to be replaced with fire rated replicas, and masonry cleaning to visually restore the exterior of the building is proposed.

6.3	The purpose of the development is therefore considered to be justified, and the additional works to the windows and masonry are considered to be within scope and justified given the primary works to the fire escape. Therefore, it is considered that the proposal meets the policy requirements above.

Acceptability of the works

6.4	Policy HN1 of Hastings Development Management Plan states that permission will be given for schemes that show a full understanding of the significance of the asset and convincingly demonstrate how their chosen design sustains and enhances the significance of any heritage assets affected, including conservation areas. Policy HN4 expects all applications affecting heritage assets with archaeological or historic interest or potential interest to include an appropriate, Historic Environment Record (HER) desk-based assessment and, where necessary, the results of a field evaluation.

6.5	The proposed fire escape closely matches the existing, and is to be constructed of galvanised steel, powder coated black. The proposed fire escape staircase will be an additional 290mm in width, and the existing structural supports will be removed and replaced with new foundations and columns which will allow the staircase to become a standalone structure. The areas on the rear elevation where the existing structural supports are fixed will be repaired with new lime render to match the existing. The ground floor fire escape staircase will be retained.

6.6	It is considered that the increased width of the proposed fire escape will not affect the utilisation of the alley by pedestrians as the structure is primarily above ground floor height. Despite the increased width of the proposed fire escape, it is also considered that the proposal will have no adverse visual impact on the exterior of the rear of the building and will improve the appearance of the building exterior by way of restoration. 

6.7	Extant permission HS/3509/CCLB, which permitted the erection of scaffolding to secure the existing fire escape, is conditioned to require all fixing holes to be repaired with lime mortar and finished to match the surrounding building fabric once the scaffolding is removed. Therefore, the usage of matching lime render is considered to be appropriate in regard to the existing building fabric and will match the mortar used to repair the scaffolding fixings once they have been removed. It is also considered that the proposed lime render will restore the building in accordance with its heritage appearance. A condition is recommended requiring the proposed repairs to the building fabric to utilise matching lime render and mortar to ensure consistency in the works to the building fabric and to protect the architectural and historic interest of the listed building.

6.8	Given accordance with the recommended condition above, it is considered that the proposed fire escape and related repair works are in accordance with Policy FA2(k) of the Hastings Planning Strategy 2011-2028, and Policy HN1 of the Hastings Development Management Plan 2015. 

6.9	It is proposed to replace the existing windows to the rear elevation to ensure that they are fire rated. The replacement windows are to match the existing fenestration and will be constructed of painted Accoya acetylated wood. The proposed windows will be double glazed, whereas the existing windows are single glazed. The usage of double glazing and acetylated wood is proposed such to fire rate the windows, reduce maintenance requirements, improve the thermal efficiency of the building and ensure a long-term replacement option. 

6.10	It is considered that the replacement windows will closely match the existing windows in form and therefore preserve the heritage and appearance of the building’s exterior. A condition is recommended requiring the frames of the proposed windows to be coloured white to ensure that they match the existing windows in colour in order to protect the architectural and historic interest of the listed building. 

6.11	It is also considered that the proposed windows will be sufficiently fire rated, will reduce the maintenance requirements due to the material specification of the windows. It is also considered that the replacement windows will improve the thermal efficiency of the building due to the utilisation of double glazing. Given accordance with the recommended condition above, it is considered that the proposed windows are in accordance with Policy FA2(k) of the Hastings Planning Strategy 2011-2028, Policy HN1 of the Hastings Development Management Plan 2015 and the East Sussex Climate Emergency Plan 2023-2025. 

6.12	It is proposed to undertake cleaning to the external masonry prior to the installation of the proposed fire escape. Low-pressure steam cleaning will be utilised to remove biological growths from the buildings surface, as well as to remove graffiti from the ground level of the rear elevation. The applicant outlines that it is key to undertake these works prior to the installation of the proposed fire escape to not only visually restore the appearance of the building, but also to allow the new lime plaster repairs to adhere properly to the building fabric. 

6.13	It is considered that the cleaning of the external masonry is necessary for the proper installation of the proposed fire escape and will additionally visually restore the building exterior. The proposed low-pressure steam cleaning is considered to be suitable and will avoid damage to the building’s exterior by way of abrasive or chemical wearing. Therefore, it is considered that the proposed masonry cleaning is in accordance with Policy FA2(k) of the Hastings Planning Strategy 2011-2028, and Policy HN1 of the Hastings Development Management Plan 2015. 

6.14	Overall, it is considered that the proposed replacement fire escape, windows and masonry cleaning will provide a safe egress route from fire, ensure the windows to the rear elevation are fire rated, and visually restore the rear elevation. It is also considered that the proposal will preserve the heritage and have no adverse impact on the setting and design of the listed building. Following a satisfactory field evaluation as required by Policy HN4 of the Hastings Development Management Plan, it is considered that the proposal is in accordance with Policies EN1 and FA2 of the Hastings Planning Strategy 2011-2028 and Policies HN1 and HN4 of the Hastings Development Management Plan 2015, the East Sussex Climate Emergency Plan 2023-2025 and is supported by paragraphs 8(c) and 208 of the NPPF 2024.

7. Conclusions 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 proposed to remove and replace the existing fire escape, clean the masonry of the rear of the building and replace the windows of the rear of the building to the ground, first and second floor. The proposed fire escape is considered to be acceptable in scale, form and design, and will have no adverse visual impact on the listed building and its surroundings. The usage of matching lime render for the repair works to the existing fire escape fixing points is considered to be appropriate, consistent with the provisions of extant permission HS/3509/CCLB and will be controlled by condition. The proposed replacement windows are considered to adequately fire rate the rear elevation, visually match the existing, and have no adverse visual impact on the listed building or its surroundings. The proposed masonry cleaning is considered to be sufficient to visually restore the exterior of the building while avoiding any abrasive or chemical damage to the building fabric. It is considered that the proposal complies with Policies EN1 and FA2 of the Hastings Planning Strategy 2011-2028, Policies HN1 and HN4 of the Hastings Development Plan 2015, the East Sussex Climate Emergency Plan 2023-2025 and is supported by paragraphs 8(c) and 208 of the NPPF 2024.

7.3	In determining this planning application, the County Council has worked with the applicant and agent in a positive and proactive manner. The Council has also sought views from consultees and neighbours and has considered these in preparing the recommendation. This approach has been taken positively and proactively in accordance with the requirement in the NPPF, and as set out in the Town and Country Planning (Development Management Procedure) (England) Order 2015.

7.4	There are no other material considerations and the decision should be taken in accordance with the Development Plan. 

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 and documents listed in the Schedule of Approved Plans and Documents.
	
	Reason: For the avoidance of doubt and in the interests of proper planning.

3.	The existing fire escape fixing points will be repaired using lime mortar and render, unless otherwise agreed in writing by the Director of Head of Planning and Environment.
	
	Reason: To ensure consistency in the materials used to repair all aspects of the rear elevation to ensure that special regard is paid to protecting the special architectural and historic interest of the Grade II listed building in accordance with Policy EN1 of the Hastings Planning Strategy 2011-2028 and Policies HN1 and HN4 of the Hastings Development Management Plan 2015.

4.	The proposed windows shall be painted white, unless otherwise agreed in writing by the Head of Planning and Environment.
	
	Reason: To ensure that special regard is paid to protecting the special architectural and historic interest of the Grade II listed building in accordance with Policy EN1 of the Hastings Planning Strategy 2011-2028 and Policies HN1 and HN4 of the Hastings Development Management Plan 2015.

INFORMATIVES

1.	The effect of paragraph 13 of Schedule 7A to the Town and Country Planning Act 1990 is that planning permission granted for the development of land in England is deemed to have been granted subject to the condition ("the biodiversity gain condition") that development may not begin unless: (a) a Biodiversity Gain Plan has been submitted to the planning authority, and (b) the planning authority has approved the plan. The planning authority, for the purposes of determining whether to approve a Biodiversity Gain Plan if one is required in respect of this permission would be East Sussex County Council. There are statutory exemptions and transitional arrangements which mean that the biodiversity gain condition does not always apply. These are listed in paragraph 17 of Schedule 7A of the Town and Country Planning Act 1990 and the Biodiversity Gain Requirements (Exemptions) Regulations 2024.
	
	Based on the information available this permission does not require the approval of a biodiversity gain plan before development is begun because one of the statutory exemptions or transitional arrangements listed is relevant.

2.	The applicant is reminded that the fixing and anchor points of the scaffolding approved by planning permission HS/3509/CCLB are to be repaired with lime mortar and render once the scaffolding is removed from the building.

Schedule of Approved Plans and Documents

Hastings Library Statement, Dr B 1000 S4 P01 - Site Location/Block Plan, Dr B 2005 S4 P01 - Partial Proposed Ground Floor Plan, Dr B 2006 S4 P01 - Partial Proposed First Floor Plan, Dr B 2007 S4 P01 - Partial Proposed Second Floor Plan, Dr B 2008 S4 P01 - Pattial Proposed Third Floor Plan, Dr B 2400 S4 P01 - Windows Details Ground Floor, Dr B 2401 S4 P01 - Windows Details First Floor, Dr B 2402 S4 P01 - Windows Details Second Floor, Dr B 2202 S4 P02 - Rear Elevation A-A Proposed Staircase Design, Dr B 2203 S4 P02 - Rear Elevation B-B Proposed Staircase Design

Edward Sheath
Head of Planning and Environment,
Community Economy and Transport Department

Date: 16 September 2025

BACKGROUND DOCUMENTS
See Electronic Case File

