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Proposal:
(1) Change of use of: (i) First and Second Floors from B1 office use to C2 residential institutional use; (ii) Part Ground Floor between B1 Office and D1 non-residential use; & (iii) Rear detached bungalow from B1 office use to C2 residential institutional use. (2) Revised car parking and hard landscaping works.
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(i) Need




(ii) Effect on amenity




(iii) Traffic and parking

(iv) Ashdown Forest
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RESOLUTION OF THE HEAD OF PLANNING AND ENVIRONMENT:

Under the powers delegated to me by the Governance Committee on 30 July 2003, 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
The application site is located to the west of Crowborough Town Centre within a predominantly residential area comprising detached properties and flats in Goldsmiths Avenue and Beacon Road. It is a corner plot that is effectively screened by mature trees to the east along the A26 Beacon Road and the south along Goldsmiths Avenue. The main vehicular and pedestrian entrance to the application site is from Goldsmiths Avenue.

1.2
Hookstead was built in the early 1970s and comprises a three storeys (plus basement) red brick building that occupies the western side of the site, including an extension eastwards. A detached bungalow is also present within the site to the north east of the main building. 

1.3
At present, the basement comprises ancillary plant rooms, service accommodation and garaging for 4 vehicles. The west and north wings of the ground floor accommodate a Class D1 non-residential use (day care provision) and the east wing comprises both Class B1 use (offices) and D1 non-residential use (day care provision). The first and second floors (both east and west wings) comprise a Class B1 office use, including the Registration Service. A Class B1 office use currently also applies to the detached bungalow.

1.4
The application site is within the development boundary for Crowborough as defined in the Wealden Local Plan 1998 and is also within 7 kilometres of the Ashdown Forest Special Protection Area (SPA), Special Area of Conservation (SAC) and Site of Special Scientific Interest (SSSI).    

2. The Proposal

2.1
Planning permission is sought to change the use of:

(i) The ground floor west wing from Class D1 non-residential use to Class B1 office use (Registration Service). The north wing would remain in a D1 non-residential use;

(ii) The ground floor east wing from Class B1 office use to Class D1 non-residential use plus a reduced Class B1 office use (drop-in centre for ESCC staff);

(iii) The first and second floors accommodation from Class B1 office use to Class C2 residential institutional use; and

(iv) The detached bungalow from Class B1 office use to Class C2 residential institutional use.

2.2
Hookstead would be refurbished and provide the associated facilities and access arrangements for the proposed uses. The existing Registration Service will be retained and will be a self-contained unit with no access to the remaining accommodation. The proposed C2 residential accommodation at the first and second floor levels will be used to re-locate three separate services currently provided in detached residential bungalows elsewhere in the County. 

2.3
Access would remain unchanged from Goldsmiths Avenue. The existing on site car parking provision of 36 spaces plus two minibus spaces would be increased to 46 spaces plus the minibus spaces and would require the removal of several trees. 

2.4
The residential use would require access at all times, whereas the proposed hours of use for the day care service would be from 08.00 to 18.00 Mondays to Fridays. The Registration Service would be used between the hours of 10.00 to 18.00 on Saturdays and the drop-in centre would generally operate between the hours of 09.00 to 17.00 Mondays to Fridays.

3. Site History

3.1
In 1992, planning permission was granted (ref. WD/1390/CC) for the conversion of a home for the elderly to a resource centre for the care of the elderly.

3.2
In 2013, permission was granted (ref. WD/3179/CC) for a change of use of the building from a residential C2 use and non-residential D1 use to a non-residential D1 use and B1 office use.

4. Consultations and Representations

4.1
Wealden District Council notes that subject to the County Council being satisfied that the proposal would not have a likely significant effect on the interest features of the Ashdown Forest SPA, SAC and SSSI, no objections are raised.

4.2
Crowborough Town Council has not submitted any observations.

4.3
Highway Authority notes that the anticipated vehicle trips are likely to remain below the pre-2013 levels and no objections are raised. It is also recommended that the proposed parking accommodation is provided in accordance with the submitted plan and prior to commencement of the use.  

4.4
Natural England raises no objections and comments that providing the application is undertaken in accordance with the submitted details, it is not likely to have a significant effect on the interest features for which the Ashdown Forest SPA has been classified. An Appropriate Assessment is considered not to be required to assess the implications of the proposal on the site’s conservation objectives. Similarly, it is also considered that the interest features of the Ashdown Forest SSSI would not be adversely affected.

4.5
ESCC Flood Risk Management Team considers that the development is at low risk regarding surface water flooding.

4.6
Representations: None received.
5. The Development Plan and other policies of relevance to this decision are:

5.1
Wealden District (incorporating part of the South Downs National Park) Local Development Framework, Core Strategy Adopted 2013: Policy WCS12 (Biodiversity).

The Core Strategy is the key policy document setting out a strategic vision, objectives and spatial strategy for the area up to 2027. This Plan only replaces parts of the Wealden Local Plan 1998. Some policies from this earlier plan are still “saved” where they remain of relevance and until they are superseded by further development plan documents. 

5.2
Wealden Local Plan 1998:  Saved Policies: GD1 (Development within the Development Boundary); EN15 (Nature Conservation); EN27 (Layout and Design criteria); EN28 (Access for Disabled); HG11 (Special Needs Housing in Development Boundaries); TR3 (Traffic Impact of New Development).  

Wealden District Council has not formally determined whether its Saved Policies in the Wealden Local Plan are in general conformity with the NPPF. The above referenced Saved Policies are considered by the County Planning Authority to be in general conformity with the overarching principles of the NPPF. 

5.3
National Planning Policy Framework (NPPF) 2012 

The NPPF does not change the status of the Development Plan as the starting point for decision making and constitutes guidance as a material consideration in determining planning applications. At the heart of the NPPF is a presumption in favour of sustainable development. There are policies covering transport, good design, protecting the natural environment and references to avoiding noise giving rise to significant adverse impacts. The NPPF also requires local planning authorities to plan for a mix of housing and the needs of different groups within the community, including people with disabilities. 

6. Considerations
Need

6.1
Wealden Local Plan Saved Policy GD1 states that new development within the development boundary will be permitted provided it is in accordance with other policies and proposals in the Plan. Saved Policy HG11 states that proposals for special needs housing will be permitted when appropriate community facilities are reasonably accessible. Saved Policy EN27 requires development to meet certain layout and design criteria and Saved Policy EN28 requires that proposals for buildings open to the public or used for employment purposes should provide suitable access and facilities for people with disabilities. 

6.2
The proposed change of use at Hookstead follows an Adult Social Care Services (ASC) consolidation proposal. This would involve the closure of the Learning Disability Day Service at Southview Close in Crowborough and the Learning Disability residential provision at Beacongate and The Gables, also in Crowborough, together with the closure of similar residential provision at Greenacres in Chailey. These services would be re-located to Hookstead and the existing offices at Hookstead would be re-located to Lewes and Eastbourne. A drop-in service would be retained at Hookstead, albeit at a reduced capacity and the Registration Service would continue to operate from the building at its current size.

6.3
The proposed mixed use at Hookstead, particularly between the residential and day care uses and the Registration Service, does not, on the face of it, appear to be a comfortable mix of uses. However, the need to consolidate services within the Council has led to this proposal and the Council, as providers of Adult Social Care and the Registration Service, consider the uses to be compatible.

6.4
Due to the County Council’s consolidation of services and the closure of facilities, there is a resulting need to use Hookstead for residential care, while maintaining the Registration Service, and providing alternative accommodation for office based staff. Hookstead has previously been used for specialist residential care and Saved Policy HG11 of the Wealden Local Plan supports special needs housing provision. The overall layout and design of the development is considered to be acceptable under Saved Policy EN27 of the Wealden Local Plan, as well as the provision of suitable access for persons with disabilities, supported under Saved Policy EN28. As such, the proposal can be supported in planning terms.

Effect on amenity

6.5
In terms of protecting amenity, Saved Policy EN27 of the Wealden Local Plan seeks to ensure that proposed development should not create an unacceptable adverse effect on the amenities of adjoining developments and neighbourhood by reason of, inter alia, its scale, noise and traffic movements. 

6.6
Dense planting and mature trees surround the boundary of the application site, which forms a natural screen. Residential properties opposite the application site in Goldsmiths Avenue are set back from the road and are enclosed by high hedges, with the nearest property being 30 metres in distance from Hookstead. To the west and north of Hookstead are residential flats with Conan Doyle Court being approximately 13 metres distant (west) and Beaconfield Court, about 16 metres distant (north). Given the configuration and distance of these buildings, it is not considered that the proposal will lead to an unacceptable loss of visual amenity. 

6.7
In 2013, when application WD/3179/CC was being considered, a number of representations were submitted which raised concerns regarding the effect of visitors to Hookstead associated with the proposed Registration Service. At the time, officers noted that existing activities at Hookstead included a day care facility which attracted frequent visitors, staff and traffic to the premises and that the building had previously been used as a residential care home with staff and vehicular access being required 24 hours a day. In considering the proposal for the Registration Service, it was concluded that the proposal would be unlikely to create an undue adverse effect on the amenities of adjacent residential properties in terms of noise and disturbance. Since planning permission was granted for that use, no complaints have been received by the County Planning Authority regarding noise and loss of amenity.

6.8
With regard to the current proposal, the Registration Service will be retained at its current capacity. The existing B1 office use will largely be replaced by residential use and the existing day care use would continue. Hookstead has been used for C2 residential purposes in the recent past and therefore, would not represent an entirely new use at the site. 

6.9
The Traffic Report, which accompanies the application, identifies a small increase of 5 trips per week in the number of trips generated. The currently approved use of the site identified a reduction in trips of 31 per week when the assessment was carried out, compared to the previous use. Therefore, the estimated increase for the current proposal will still leave the weekly trips below the pre-2013 use level.

6.10
Taking these matters into account, it is not considered that the proposal will result in any adverse effects that would result in a loss of amenity in the locality, thereby according with Saved Policy EN27 of the Wealden Local Plan.      

Traffic and parking

6.11
Saved Policy TR3 of the Wealden Local Plan requires development not to create or perpetuate unacceptable traffic conditions and that appropriate access is provided.

6.12
The Traffic Report, referred to above, deals with issues relating to the likely level of trips generated by the proposed change of use in relation to the trip generation of the existing and previous uses, together with the proposed parking arrangements.

6.13
The site is served by vehicular and pedestrian access directly onto Goldsmiths Avenue, a short distance from its junction with Beacon Road (A26) with a further pedestrian access directly onto Beacon Road. Goldsmiths Avenue is a major access road serving residential properties along its frontage together with several other residential access roads. There are no parking restrictions except at the immediate junction with Beacon Road. The vehicular access is wide with room for cars to pass and has very good pedestrian and vehicular visibility in both directions.

6.14
Currently, 36 parking spaces and 2 mini-bus spaces are present at the site. This will be increased to 46 spaces comprising 40 car parking spaces, 4 garage spaces and 2 disabled spaces, as well as retaining the 2 mini-bus spaces. The on site car parking arrangements provide drop off and turning head facilities within the site. The Highway Authority considers the parking arrangements to be acceptable.  

6.15
The Traffic Report notes that overall, there would be an estimated increase in 5 trips per week in the number of trips generated on a weekly basis; this is based on a worst case situation in terms of all trips being undertaken by single occupants. However, trips relating to the current ASC Learning Disability Residential and Day Care facilities are already based in Crowborough at Southview Close, Beacongate and The Gables and so the associated trips will not be new to the local network. Moreover, the Highway Authority raises no objections, particularly as the estimated increase for the current proposal will still leave the weekly trips below the pre-2013 use level.

6.16
The estimated increase in trips is marginal and would have no adverse effect on traffic conditions in the locality, thereby complying with Saved Policy TR3 of the Wealden Local Plan.

Ashdown Forest

6.17
Saved Policy EN15 of the Wealden Local Plan seeks to safeguard designated nature conservation sites by resisting development or land use changes which would be likely to adversely affect their nature conservation value. The NPPF also gives weight to protecting sites of nature conservation importance. Policy WCS12 of the Wealden Core Strategy refers to the avoidance of adverse effects on the integrity of the Ashdown Forest SPA and SAC, but this relates to the recreational impact of visitors resulting from new housing development. 

6.18
The District Council considers that all planning applications within 7 kilometres of Ashdown Forest are required to be subject to The Conservation of Habitats and Species Regulations 2010 (as amended) (The ‘Habitat Regulations’), which protect the Ashdown Forest SPA and SAC. In the District Council’s view, the application should be assessed under these Regulations where the principle issue would be air quality on sensitive roads over the Ashdown Forest.

6.19
While the proposal is estimated to result in 5 additional weekly trips compared to the existing use, it represents a marginal increase and remains below the level associated with the previous use. Moreover, three services, which would be re-locating to Hookstead, are already based in Crowborough and so the associated trips would not be new to the local network. 

6.20
Natural England has considered the matter in relation to the Habitat Regulations and states that the proposal would be unlikely to have a significant effect on the interest features of the SPA and advises that the County Council is not required to undertake an Appropriate Assessment to assess the implications of the proposal on Ashdown Forest’s conservation objectives. Natural England also considers that there would be no adverse effects on the interest features of Ashdown Forest as a SSSI.

6.21
The proposed uses are not anticipated to result in recreational visits to the sensitive areas of Ashdown Forest and it is not considered that the proposal would be likely to have a significant effect on the conservation interests of the area. Therefore, it is considered that there would be no conflict with policies to safeguard Ashdown Forest.    

Biodiversity

6.22
Policy WSC12 of the Wealden Core Strategy seeks, inter alia, to prevent the loss of biodiversity and where possible achieve a net gain. Saved Policy EN15 of the Wealden Local Plan seeks, inter alia, to minimise any damage to nature conservation interests. The NPPF states that the planning system should contribute to, and enhance, the natural and local environment by, inter alia, minimising impacts on biodiversity and providing net gains where possible. Saved Policy EN14 of the Wealden Local Plan seeks appropriate landscaping for development proposals including, inter alia, the retention of trees.

6.23
The application is supported by an Arboricultural Report, which identifies the trees which would be lost and the measures to protect the remaining trees. An Ecological Appraisal has also been included, which makes recommendations regarding the protection of ecological features, the mitigation of ecological impacts, and the enhancement of the ecology of the site post-construction. The habitat of greatest ecological importance at the site is the woodland, which provides potential foraging and commuting habitat for bats and breeding birds. Although some trees would be lost, the loss would not affect the overall amenity or biodiversity value of the tree cover at the site and therefore no planting is proposed. The majority of the woodland would be retained and the proposed ecological mitigation measures would seek to offset the loss to biodiversity.  

6.24
Therefore, subject to the recommended mitigation measures being carried out, the proposed development is unlikely to have a significant effect on biodiversity and can be supported. The site also offers opportunities for enhancement in line with the Natural Environment and Rural Communities Act 2006 and the NPPF and a condition is recommended to require such measures to be included. 

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 is for a change of use at Hookstead to accommodate a residential use for adults with learning disabilities and the retention of a day care centre, Registration Service and a drop-in centre for staff. The County Council is seeking to consolidate Adult Social Care services and this has resulted in the need to change the primary use at Hookstead and consequently, there is a substantive need for this development. Hookstead has previously been used for residential care and the proposal is not anticipated to result in any adverse effects to the amenities of the locality. Additional parking provision is proposed to accommodate the change of use and there would be a marginal increase in the estimated number of weekly trips. Despite this, there would be no associated adverse effects to the conservation interests of the Ashdown Forest or to the more general biodiversity interests of the Hookstead site. No objections have been raised by consultees and no representations from the public have been received. In taking all relevant matters into account, it is considered that the proposal complies with Policy WCS12 of the Wealden District Core Strategy Local Plan 2013, Saved Policies GD1, EN15, EN27, EN28, HG11 and TR3 of the Wealden Local Plan 1998 and the NPPF.      

7.3
In determining this planning application, the County Council has worked with the applicant 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 I 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 listed in the Schedule of Approved Plans.


Reason: For the avoidance of doubt and in the interests of proper planning.

3.
The day care facility shall not be carried out other than between the hours of 08.00 and 18.00 Mondays to Fridays inclusive (excluding Bank and Public Holidays) and The Registration Service shall not operate except on Saturdays between the hours of 10.00 and 1800, unless otherwise agreed in writing with the Head of Planning and Environment.


Reason: To safeguard the amenities of the occupiers of properties in the vicinity of the site and to comply with Saved Policy EN27 of the Wealden District Local Plan 1998.

4.
The development shall not be occupied until the proposed parking arrangements have been provided in accordance with the approved plan (Proposed Site Plan HBS-DR-B 013 P3) and the parking areas shall thereafter be retained for that use in accordance with the approved plan.


Reason:  To ensure the safety of persons and vehicles entering and leaving the access and proceeding along the highway. 

5.
The tree protection and management measures set out in the Arboricultural Report (June 2016) by The Mayhew Consultancy Ltd, submitted with the application, shall be implemented in full. 


Reason: In the interests of visual amenity and to comply with Saved Policy EN27 of the Wealden District Local Plan 1998.

6.
By 31 October 2016, the applicant shall submit details of the proposed measures for mitigation to the biodiversity interests of the site and the proposed measures for biodiversity enhancements at the site, to the Head of Planning and Environment for approval. Reference to such measures should be made to the Recommendations set out in the submitted Preliminary Ecological Appraisal (June 2016) by Urban Edge Environmental Consulting, submitted with the application. The approved details shall be implemented in full and shall include a timetable for implementation.


Reason: To safeguard and enhance the biodiversity interests of the site, in accordance with Policy WCS12 of the Wealden District Core Strategy Local Plan 2013, Saved Policy EN15 of the Wealden Local Plan 1998 and the National Planning Policy Framework 2012.


INFORMATIVE

1.
The Applicant's attention is drawn to the provisions of:-


The Wildlife and Countryside Act 1981, as amended (In particular the protection of bats and breeding birds)

Schedule of Approved Plans

010 Rev P2 - Location Plan, 011 Rev P2 - Block Plan, 012 Rev P2 - Existing Site Plan, 013 Rev P3 - Proposed Site Plan, 020 Rev P2 - Existing Floor Plans Ground Floor & Basement, 021 Rev P2 - Existing Floor Plans First & Second Floor, 025 Rev P3 - Proposed Floor Plans Ground Floor & Basement, 026 Rev P3 - Proposed Floor Plans First & Second Floors, 100 Rev P2 - Existing Elevations North & South, 101 Rev P2 - Existing Elevations East & West, 102 Rev P2 - Proposed Elevations North & South, 103 Rev P2 - Proposed Elevations East & West

EDWARD SHEATH
Head of Planning & Environmental Services
20 September 2016
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