APP/15/01227/FUL (change of use) & /01228 (demolition)

11 East Street, Havant – Updated commernts

Preliminary response. (18/12/15)
I have taken a look at this scheme in advance of site meeting on 6 January. I am not quite sure why we are dealing as two applications. They could have been dealt with as one proposal since demolition in a conservation area is now subsumed into the mainstream planning process. The planning application doubles as what was previously a separate conservation area consent application
Basic issues I have are:-

· Principle of conversion I feel is ok. The conversion of upper floors agreed under earlier permission (2003) now expired. In policy terms I believe it is the loss of retail has been accepted. It therefore comes down to essentially a matter of design.

· There are some errors on the elevation drawings (East Street frontage drawings). Elements would also benefit from improvement/refinement. I have prepared a quick sketch to aid discussion.

· This relate primarily to the ground floor treatment.

· Have also suggested tweak to first floor windows.

· Unless I have overlooked something there does not appear to be any comment on the building to be demolished.
· Some basic comment has now been provided on the reason for the demolition. This can be explored more fully on site as to whether it is adequate or needs to be embellished. The usual practice is to grant work involving demolition in a CA tied to a contract for the redevelopment of the site. The reason being is to avoid the creation of vacant undeveloped areas in the town. I understand the demolition is necessary to get light to the rear of the property to make the residential units work. Several owners appear to be involved. When on site need to tie down the reparation work and relationsip with no. 13.

· Some further information has been provided on the wider vision. Will need to review how this is best addressed, particularly and reparation work. The ad hoc fashion in which these sites are coming forward is a matter of some concern. 
Updated Response
These comments are based on revised drawings and details (15/45/LO1/A; 15/45/PHOTOS; /BO1/A; PO2/C; /DO2 and /DO3). They follow a useful site meeting on 8 January involving the Agent and the two property owners involved.

The scheme forms part of a wider vision to regenerate East Street which is being progressed in an incremental way due to the fragmented ownership pattern. It is likely that the ownership pattern may change and be simplified in future. The current applications appear to be as much about establishing land values between the various parties. This is reflected in the current scheme involving demolition of buildings at the rear, required to facilitate basic amenity for the proposed flats but leaving a vacant area of land which is to be the subject of a separate application in due course.

The normal practice is to tie up demolition in a conservation area with a contract for the site’s redevelopment. This is principally to avoid the creation of gap sites or neglected untidy sites which could leave the local planning authority a hostage to fortune. There is a risk in granting piecemeal permissions. However, in the interests of stimulating regeneration it is felt to await a more comprehensive proposal would place the site and regeneration of the town more “at risk”. The approach I have taken is therefore to deal with the site in isolation but to ensure, as far as possible it covers comprehensively the making good of scarred/altered sections of retained buildings and to ensure the remaining (retained buildings) are secure so as not to become a problem in the future.

Demolition
The additional drawings 15/45/PHOTOS; /DO2 & /D03 are helpful in clarifying the extent of demolition and making good. It also provides some reassurance, with the boundary adjustment, that the buildings can be satisfactorily maintained in the future. The rerouting of the drainage from the valley gutter is cumbersome, but lies outside the control of the lpa. It was concluded at the site meeting, due to the amount of scarring resulting from the demolition to the rear, it is not feasible to retain the face brickwork and to patch in satisfactorily. Rendering of the rear elevation therefore provides the best solution. It is likely to require adjustments to the cills.

I am satisfied the demolition and making good information now supplied is generally acceptable and for expediency can be dealt with in combination with appropriate conditions (see below)

External Alterations 
I am satisfied with the proposed rear elevation which is informed by potential further development to the rear, hence the reduced number of windows. Discussion took place on site regarding the removal of the internal chimney breast to facilitate the rearranged stair access. The building is not listed and therefore there is limited control over internal works. The wider conservation interest is the significance of the external chimney stacks. No changes have been made to the plans so the stacks will require internal structural support. For the avoidance of doubt I am suggesting the imposition of a condition covering this point (see below).

The building has its primary visual impact on the East Street frontage. The scheme has now been revised to accommodate the majority of changes suggested. This is accordingly acceptable. The quality and standard of execution will be paramount to the success of the scheme. I am suggesting conditions to secure this.

CONCLUSION
I am satisfied we have reached a point where planning permission can be granted for the work, to serve as a stimulus to the regeneration of this part of East Street. I advise the imposition of the following conditions to ensure appropriate control over the work and standard of execution. 

1. The demolition work covered by this permission shall not be undertaken before a contract for the carrying out of the works of conversion of no.11 for full residential use has been entered into. This contract shall provide for the full reparation of the scarred elevations revealed and the blocking up of openings in the retained buildings at the rear to the complete satisfaction of the local planning authority. 

Reason: To ensure this important site in the conservation area is left in a clean and tidy state so as not to prejudice future development or compromise its character and appearance.

2. The reparation work shall be carried out in full before any of the residential units herby permitted are occupied. It shall include the capping of the truncated boundary walls with a brick on edge or appropriate detail to be agreed in writing by the local planning authority prior to the commencement of development.

Reason: To retain control over the development and to ensure an appropriate standard of work.

3. No development shall commence on site until details, including labelled samples (manufacturer, type and where it is to be used) of all external materials (including finishes)., have been submitted to, and approved in writing by the local planning authority  Details to include brick samples for the boundary wall and capping, and sample panel of render. 
Reason:

To ensure the materials and finishes to be used are appropriate, in order to maintain[the architectural interest of the building and its prominent place within the conservation area,
4. Prior to the commencement of work the following details shall be supplied to and approved in writing by the local planning authority 

1) The new windows shall be vertically sliding traditional timber sashes. . Prior to the commencement  of work the following details shall be submitted to and approved in writing by the Local Planning Authority:-

a) large scale (1:20) plan, elevations and section together with a full size glazing bar detail.

b) the method of opening

c) the proposed finish.

2) Details of the proposed doors.

3) Manufactures details of the new rooflight(s), specifying the precise model with a section through the plane of the roof to show how it sits within the roof profile.
All work shall be carried out in full accordance with such details and retained thereafter, unless otherwise agreed in writing by the local planning authority. 
Reason: To ensure the detailed design and materials are satisfactory and respect the character of the conservation area
5. All chimney stacks shall be retained above roof level to maintain their important townscape contribution. Where alterations are made internally to the chimney breast. alternative methods of internal support will need to be provided.
Reason: For the avoidance of doubt and to ensure their strong contribution to the local townscape is maintained.

6. Details of the siting and design of any proposed external meter boxes/metal ducting/flues shall be submitted to and approved in writing by the Local Planning Authority prior to the commencement of development. 

Reason: To protect the character and appearance of the conservation area.

7. Prior to the commencement of work, details of the refurbishment of the fascia sign and signage to be provided shall be submitted to and approved in writing by the local planning authority.

Reason: The detailed treatment of the fascia and pilasters is an important component of the overall design which will materially impact on the character and appearance of the conservation area.

John Townsend

Conservation Consultant
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