Reference:

19/00267/BRCN_B

Ward:

Kursaal

Breaches of Control

Unauthorised development in respect of the widening of the
main front door, the installation of glass doors and metal
shutters, the application of gold coloured cladding to the
parapet and unauthorised signage affixed to the south
elevation.

Address:

The Britannia, 6 Eastern Esplanade, Southend on Sea,
Essex. SS1 2ER

Case Opened:

1st October 2019

Case Officer:

Steve Jones

Recommendation:

AUTHORISE ENFORCEMENT ACTION

The Britannia, 6 Eastern Esplanade,
Southend on Sea, Essex. SS1 2ER

The Britannia

Development Control Report

1

Site and Surroundings

1.1

The Britannia is a locally listed building located at the western end of Eastern
Esplanade opposite the sea life centre car park. The original building dates from the
late 18th / early 19th century and is one of 3 notable buildings in the Kursaal
Conservation Area the others being the Kursaal itself and the former Minerva Inn.
The Britannia was built as a house but was changed to an Inn in the mid-19th
century and remained so until it was closed a few years ago.

1.2

A proposal for the redevelopment of the site was approved in 2017 and is
underway. Because of the poor condition of the building, which had suffered
structural and flood damage, the approved scheme only included the retention of
the façade of the historic building. The rear of the building was demolished and has
been rebuilt as part of the wider redevelopment of the site. The façade has been
restored, including the reinstatement of lost features such as the replacement of
upvc windows with traditional timber, and, for the most part, is still considered to
make a positive contribution to the character of the conservation area. Aspects of
the frontage have not been built in accordance with the approved plans. This
includes the wider glazed entrance doors and solid metal shuttering which have
been installed without consent and garish signage. These elements are of poor
design and are causing harm to the character of the locally listed façade.

1.3

The wider streetscene has a mixed character including a variety of leisure,
commercial uses and residential uses. The area falls within the central seafront
policy area as designated by the Southend Central Area Action Plan. The site also
falls within flood zone 3.

1.4

Opposite the site is the promenade and the beach and foreshore beyond. The
foreshore in this location is covered by a number of nature designations.

2

Lawful Planning Use

2.1

The lawful planning use of the main southern building is as a restaurant to the
ground floor within Use Class E (formerly Class A3) with 3 self contained flats
above over the first and second floors. To the rear is a four storey block under
construction, comprising of six self-contained flats within Class C3 of the Town and
Country Planning Use Classes Order 1987.(as amended)

3

Relevant Planning History

3.1

20/00330/FUL - Install timber porch to front entrance – Granted (See Officers report
Appendix 2)

3.2

17/01312/AD - Application for approval of details pursuant to condition 05
(Materials), condition 06 (method statement for front facade), condition 13
(construction method statement), condition 16 (cycle and refuse store details),
condition 17 (Asbestos Survey), condition 19 (SUD's) and condition 22 (details of
soft and hard landscaping) of planning permission 16/02277/FUL dated 01.03.2017
- Granted (See Officers report Appendix 3)
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3.3

16/02277/FUL - Retain front facade, part demolish rear of existing public house,
demolish all outbuildings, erect three self-contained flats with ground floor
restaurant use (Class A3), install dormers to front elevation, erect four storey block
comprising of six self-contained flats to rear with balconies to front, layout parking,
cycle store and bin stores (Amended Proposal) – Granted (See Officers report
Appendix 4)

4.

Background

4.1

In September 2019 complaints were received relating to several features to the
front façade that did not benefit from planning approval. In particular the issues
related to the wider than approved door opening, the installation of metal shutters,
the removal of chimneys and the garish signage.

4.2

On 26th September 2019 the concerns were raised with the architect for the site in
an email following which arrangements were made for a meeting with a Planning
Officer.

4.3

In early November 2019 a Planning Officer and Enforcement staff met with the
planning agent on site to discuss the issues. Although the agent had several
contacts with the planning department following the meeting it wasn’t until early
February 2020 that an informal amended drawing was presented to the Planning
Officer and subsequently a formal planning application was submitted.

4.4

On 24th February 2020 a planning application was received under ref 20/00330/FUL
but it was noted this only related to the installation of a timber front porch. This
application was approved on 22nd May 2020. (See Officers Report Appendix 2)

4.5

In an email to the agent dated 3rd June 2020 it was made clear that the approved
entrance doors should be promptly installed and sight of the programme of works
was requested. Additionally they were reminded that the materials for signage at
the building was covered by the material condition under ref 17/01312/AD.
Warnings were given about the prospect that if no response was sent to the
Planning Authority by June 17th 2020 authority to the DCC would be sought for
enforcement action.

4.6

On 16th June 2020 a response was received from the agent detailing the current
status regarding the signage and the porch doors. The indications were that works
would commence within about a month following.

4.7

Further concerns were raised with the agent concerning the unauthorised gold
cladding to the parapet and an email from the agent on 26th June 2020 indicated an
application would be submitted to retain this feature.

4.8

On 24th August 2020 the agent was contacted by email with reference to the 16 th
June email concerning the porch and parapet lettering as no planning application
had been received in respect of the lettering nor works commenced in respect of
the approved porch. A response was received to the effect that an application
would be submitted by early September 2020 and that the Covid 19 situation was
continuing to be responsible for the delays.
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4.9

On 28th September 2020 the agent was again contacted as no application or
additional information had been received.

4.10 On 30th September 2020 enforcement staff attended the site and noted that works
to the approved porch had not commenced the unauthorised signage for the
building and advertising for the restaurant was still in situ as was the unauthorised
gold parapet cladding.
4.11 On 5th October 2020 the architect, who had been away, confirmed that they had
been let down by the joiner that they use and had been finding since strict lockdown
ended that many different trades across the sector had taken on too much work so
trying to organise reliable labour has been very challenging. They explained that
given the detailed traditional nature of the work they had been careful to use the
right person to get the right outcome (albeit at the expense of time). They had
managed to pin a date of the week commencing the 2 nd of November 2020 and the
joiner will endeavour to complete before this if possible, with an anticipated dig and
cover of the footing just before this at the end of October. They confirmed the works
will be undertaken in line with the consent. They also confirmed submission of an
application for advertisement consent for signage.
5

Appraisal and Policy Considerations:

5.1

National Planning Policy Framework (2019) ; Core Strategy (2007) Policies
KP1, KP2 and CP4; Development Management Document (2015) Policies
DM1, DM3, DM5, DM6 and the Southend Design and Townscape Guide (2009)

5.2

The key issue relating to this enforcement case is the impact on the character and
appearance of the locally listed building and the wider Conservation Area and the
Seafront generally.

6.

Harm caused by the identified breaches:

6.1

Policy DM1 of the Development Management Document advocates the need for
good quality design that contributes positively to the creation of successful places.
All developments should respect the character of the site, its local context and
surroundings in terms of its architectural approach, height, scale, form and
proportions.

6.2

Section 72(1) of the Planning and Listed Buildings and Conservation Areas Act
1990 states that special attention should be paid to the desirability of preserving or
enhancing the character or appearance of conservation areas. Extensions and
alterations to buildings within conservation areas therefore must respect the
existing historic character of the buildings and the wider conservation area.
Development which achieves this will generally be supported subject the detailed
consideration.

6.3

Policy DM5 of the Development Management Document states that all
development proposals that affect a heritage asset will be required to include an
assessment of its significance and to conserve and enhance its historic and
architectural character, setting and townscape value.
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6.4

Policy CP4 of the Core Strategy requires development to safeguard and enhance
the historic environment, including Conservation Areas.

6.5

Paragraph 302 of the Design and Townscape Guide states that development in
conservation areas will be required to respect its character by preserving or
reinstating traditional features or materials and enhancing the area with good
quality design. It is also stated that opportunities should be taken to enhance the
area by reinstating original designs, materials and features which have previously
been altered unsympathetically. New buildings, extensions and alterations visible
from public places should positively enhance the character and appearance of the
Conservation Area.

6.6

In light of the above, the principle of alterations or additions was considered
acceptable subject to detailed planning considerations.

6.7

It is considered that the gold cladding to the parapet is materially different to that
approved under the application for approval of details ref 17/01312/AD, which
required retention of the original / or as the original stone parapet under a new
power coated black grey aluminium parapet signage board with applied standalone
satin gold lettering. The diamond pattern of gold cladding which has since been
installed across the full parapet is considered to be too garish for the historic
frontage and harmful to the character and appearance of the locally listed building
and the wider conservation area.

6.8

A single traditional timber entrance door with fanlight was approved as part of this
initial design, however, during the construction process this was changed to double
glass doors to improve access and to increase visibility and light into the premises
and a roller shutter added for security. The blue solid roller shutter in situ is of a
particularly poor design and a dominant addition to the front of the building. The
glazed doors are of a higher quality but combined with the roller shutter or as a
standalone arrangement are out of place on this historic frontage. Under application
ref 20/00330/FUL planning permission was granted for the doors to be retained as
part of a design which included solid timber folding outer doors and timber rain
porch. It was considered that, whilst the approved single traditional timber door and
fanlight remains the preferred approach, on balance, given that the original single
door and fanlight had already been lost and replaced with a double door width
glazed porch and glazed inner side lights to an internal replacement door, it was
considered that the addition of traditional outer solid timber doors and rain porch of
an improved design around the glazed doors sufficiently mitigated their impact in
this context and resulted in a comparable impact to the significance of the building
to the previous porch. However, without the addition of the outer timber doors and
porch to provide screening and mitigate the impact of the glazed doors, it is
considered that this element too is unacceptable and causes material harm to the
significance of the historic frontage of the locally listed building and the wider
conservation area.

6.9

Signage
The initial planning permission reference 16/02277/FUL included a condition which
required the materials for any signage to be submitted and agreed by the council
prior to installation. Separate advertisement consent may also be required. A large
externally illuminated fascia sign has been installed. This is made of modern
materials with a flat printed garish design.
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The inappropriate materials and overall busy design of the sign have caused
material harm to the significance of the locally listed building and the wider
streetscene. These need to be replaced with signage which better respects the
historic character of the building in terms of its materials and design.
6.10 No advertising consent has been given or applied for although the agent advises an
application has recently been submitted.
6.11 Overall, the unauthorised development has caused less than substantial but
nevertheless significant harm to the character and significance of the locally listed
building and the wider Kursaal Conservation Area. This harm is not outweighed by
any identified public benefits. The works have also failed to preserve or enhance
the character of the conservation area and are considered to be unacceptable and
contrary to the NPPF, polices KP2 and CP4 of the Core Strategy and policies DM1,
DM3 and DM5 of the Development Management Document.
6.12 Given the nature and harmful impact of the breach and the owner’s failure to
regularise the unauthorised development it is considered necessary and
proportionate for enforcement notices to be served and also for any action
necessary to be taken under the provisions of the Advertisement Regulations
concerning the unauthorised signage .
7

Recommendation

7.1

Members are recommended to AUTHORISE ENFORCEMENT ACTION to;
a) secure the removal of the unauthorised steel shutters
b) secure removal of the gold cladding to the parapet
c) secure the removal of unauthorised signage to the south elevation
d) remove from site all materials resulting from compliance with a) above

7.2

The authorised enforcement action to include (if/as necessary) the service of an
Enforcement Notice under Section 172 of the Act and the pursuance of
proceedings whether by prosecution or injunction to secure compliance with the
requirements of the Enforcement Notice and any proceeding instituted under the
provisions of the Advertisement Regulations.

7.3

When serving an Enforcement Notice the local planning authority must ensure a
reasonable time for compliance. In this case a compliance period of 3 months is
considered reasonable for the removal of the shutter, cladding and signage.

7.4

Taking enforcement action in this case may amount to an interference with the
owners’ and/or occupiers’ Human Rights. However, it is necessary for the local
planning authority to balance the rights of the owners and/or occupiers against its
legitimate aims to regulate and control land within its area. In this particular case it
is considered reasonable, expedient, and proportionate and in the public interest to
pursue enforcement action on the grounds set out in the formal recommendation.
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Appendix 1 – Kursaal Conservation Area Boundary

The Britannia
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Appendix 2 – Officer Report 20/00330/FUL
Delegated Report
Reference:

20/00330/FUL

Application Type:

Full Application

Ward:

Kursaal

Proposal:

Install timber porch to front entrance

Address:

6 Eastern Esplanade, Southend-On-Sea, Essex

Applicant:

Mr Marc Miller

Agent:

Mr Steven Kearney of SKArchitects Ltd

Consultation Expiry:

21st May 2020

Expiry Date:

25th May 2020

Case Officer:

Abbie Greenwood

Plan Nos:

303-P01P (Existing), 303P01P (Proposed Porch), Design
and Access Statement reference 303-06-15, Email from
agent dated 20.5.20.

Recommendation:

GRANT PLANNING PERMISSION

1

Site and Surroundings

1.1

The Britannia is a locally listed building located at the western end of Eastern
Esplanade opposite the sea life centre. The original building dates from the late 18 th /
early 19th century and is one of 3 notable buildings in the Kursaal Conservation Area the
others being the Kursaal itself and the former Minerva Inn. The Britannia was built as a
house but was changed to an Inn in the mid-19th century and remained so until it was
closed a few years ago. The building was left in a poor state of repair.

1.2

A proposal for the redevelopment of the site was approved in 2017 and is underway.
Because of the poor condition of the building, which had suffered structural and flood
damage, the approved scheme only included the retention of the façade of the historic
building. The rear of the building was demolished and has been rebuilt as part of the
wider redevelopment of the site. The façade has been restored, including the
reinstatement of lost features such as the replacement of upvc windows with traditional
timber, and, for the most part, is still considered to make a positive contribution to the
character of the conservation area. Aspects of the frontage have not been built in
accordance with the approved plans. This includes the wider glazed entrance doors and
solid metal shuttering which have been installed without consent and garish signage.
These elements are of poor design and are causing harm to the character of the locally
listed façade, the development scheme and the wider conservation area and are subject
of an enforcement investigation.
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1.3

The wider streetscene has a mixed character including a variety of leisure, commercial
uses and residential uses. The area falls within the central seafront policy area as
designated by the Southend Central Area Action Plan. The site also falls within flood
zone 3.

1.4

Opposite the site is the promenade and the beach and foreshore beyond. The foreshore
in this location is covered by a number of nature designations.

2

The Proposal

2.1

The proposal seeks planning permission to install a new entrance shutter arrangement
to replace the unauthorised shutters which have been installed. The proposal seeks to
retain the double glass doors which have been installed but to replace the metal roller
shutter with a more traditional timber folding shutter which has the appearance of
double doors when closed. The shutter will be painted black.

2.2

It is also proposed to install a timber rain porch over this entrance which has a leaded
canopy and timber panelled sides. The underside and side panels of the porch will be
painted white.

3

Relevant Planning History

3.1

17/01312/AD - Application for approval of details pursuant to condition 05 (Materials),
condition 06 (method statement for front facade), condition 13 (construction method
statement), condition 16 (cycle and refuse store details), condition 17 (Asbestos
Survey), condition 19 (SUD's) and condition 22 (details of soft and hard landscaping) of
planning permission 16/02277/FUL dated 01.03.2017 - granted

3.2

16/02277/FUL - Retain front facade, part demolish rear of existing public house,
demolish all outbuildings, erect three self-contained flats with ground floor restaurant
use (Class A3), install dormers to front elevation, erect four storey block comprising of
six self-contained flats to rear with balconies to front, layout parking, cycle store and bin
stores (Amended Proposal) – granted

4

Representation Summary
Public Consultation

4.1

20 neighbouring properties were consulted, a press notice published and a site notice
displayed. No letters of representation have been received.
Historic England

4.2

No comments. This building is not listed.

5

Planning Policy Summary

5.1

The National Planning Policy Framework (NPPF) (2019)

5.2

Core Strategy (2007): Policies KP1 (Spatial Strategy), KP2 (Development Principles),
CP4 (The Environment and Urban Renaissance), CP7 (Sport, Recreation and Green
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Space).
5.3

Development Management Document (2015): Policies DM1 (Design Quality), DM5
(Southend-on-Sea’s Historic Environment), DM6 (Seafront), DM15 (Sustainable
Transport).

5.4

Southend Central Area Action Plan (2018) Policy CS1 (Central Seafront Policy Area
Development Principles).

5.5

Design & Townscape Guide (2009)

5.5

CIL Charging Schedule (2015)

6

Planning Considerations

6.1

The considerations in relation to this application are the principle of the development
including flood risk, the impact of the proposal on the character and appearance of the
locally listed building, the wider conservation area and the seafront generally including
the impact on neighbour amenity, any traffic or highways implications, impact on
ecology and biodiversity and CIL.

7

Appraisal
Principle of Development

7.1

In relation to development within flood risk areas policy KP1 of the Core strategy states:
‘Development will only be permitted where that assessment clearly demonstrates that it
is appropriate in terms of its type, siting and the mitigation measures proposed, using
appropriate and sustainable flood risk management options which safeguard the
biodiversity importance of the foreshore and/or effective sustainable drainage
measures.’

7.2

Policy KP2 states that new development should be sustainably located including
applying the sequential test approach to ‘avoid or appropriately mitigate flood risk.’

7.3

Policy DM6 of the Development Management Document states ‘2. All development
proposals within the Seafront Area must take account of flood risk and coastal change.
This will include, where appropriate, developing, agreeing and then incorporating:
i.
Appropriate flood defence and engineering solutions; and/or
ii.
Flood resistant and resilient design that provides safe refuge to
occupants in the event of a flood and is easily restored after the event.
iii.
Design solutions which do not prevent or restrict future
maintenance and improvement of flood defences and the Borough Council’s ability to
manage coastal change’.

7.4

The proposal is situated in Flood Zone 3. The existing use of the building is as a fish
and chip restaurant (class A3) which is classed as a ‘less vulnerable’ use by the
Environment Agency, however the proposal relates to the entrance details including
shutters and porch only. The restaurant use has previously been accepted on this site
including an entrance in this location. There is therefore no objection to the principle of
the proposed development subject to the other detailed considerations set out below.
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Design and Impact on the Character of the Area
7.5

In determining this application the Council has a statutory duty under section 72(1) of
the Planning (Listed Buildings and Conservation Areas) Act 1990 which states that
special attention should be paid to the desirability of preserving or enhancing the
character and appearance of Conservation Areas.

7.6

Paragraph 195 of the NPPF states where a proposed development will lead to
‘substantial harm to (or total loss of significance of) a designated heritage asset, local
planning authorities should refuse consent, unless it can be demonstrated that the
substantial harm or total loss is necessary to achieve substantial public benefits that
outweigh that harm or total loss…’

7.7

Paragraph 196 of the NPPF states ‘Where a development proposal will lead to less than
substantial harm to the significance of a designated heritage asset, this harm should be
weighed against the public benefits of the proposal including, where appropriate,
securing its optimum viable use.’

7.8

Policy DM5 seeks to protect the special historic character and significance of the
Borough’s heritage assets including locally listed buildings and conservation areas and
this is supported by SCAAP policy CS1 which states ‘The Council through its role in
determining planning decisions and other initiatives will.. ensure that all development
proposals affecting all designated and non-designated heritage assets, including
Conservation Areas, listed and locally listed buildings, conserve and enhance these
buildings and their settings in line with Policy DM5 of the Development Management
Document;’

7.9

As noted above the frontage of this building is locally listed and, with the exception of
the unauthorised works, is considered to be a positive contributor to the character of the
conservation area.

7.10 The proposal seeks planning permission for an alternative entrance arrangement to that
which was originally approved under reference 16/02277/FUL. The 2016 approval
sought to restore the frontage of the historic building as part of a wider development of
the site and this included the reinstatement of lost features such as the timber sash
windows and the removal of the modern porch. A single traditional timber entrance door
was approved as part of this initial design, however, during the construction process this
was changed to double glass doors to improve access and to increase visibility and light
into the premises and a roller shutter added for security.
7.11 The proposal will replace the unauthorised roller shutter which has been installed which
is considered to cause significant harm to the character of the locally listed façade and
the wider conservation area. The current proposal is therefore seeking to provide the
same increased security but through a design which is more sensitive to the historic
character of the building and the wider conservation area. The proposal also seeks to
retain the fully glazed entrance doors which have been installed.
7.12 Whilst the glazed entrance doors are not of a traditional design, they have been detailed
to a high quality. The proposed replacement folding timber shutter will, however, have
the appearance of traditional double doors when closed and can be neatly pinned back
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inside the open porch when the premises is open. The porch itself is traditionally
detailed and considered to be compatible with the character of the building.
7.13 On balance it is considered that the proposal, which uses high quality and appropriate
materials, would cause less than substantial harm to the character of the locally listed
frontage and wider conservation area and this can be balanced against the
improvements in security in this more vulnerable location. The design of the entrance
including door, timber shutters and open porch can, on balance, be considered to have
an acceptable impact on the character of the building and wider conservation area
subject to a condition relating to materials and finishes.
7.14 The design, scale and form of the proposal is therefore acceptable and the proposal is
policy compliant in respect of design and character and heritage matters.
Impact on Residential Amenity
7.15 Policy DM1 of the Development Management Document requires all development to be
appropriate in its setting by respecting neighbouring development and existing
residential amenities “having regard to privacy, overlooking, outlook, noise and
disturbance, sense of enclosure/overbearing relationship, pollution, daylight and
sunlight.” Ensuring an appropriate relationship with neighbouring properties is also a
key requirement of the development brief for this building.
7.16 The proposal is for amended entrance arrangements only and will have no material
impact on the amenities of neighbouring properties. The proposal is therefore
acceptable and policy compliant in its impact on neighbour amenity.
Traffic and Transportation Issues
7.17 The proposal is for amended entrance arrangements only and will have no material
impact on traffic and transportation issues. The proposal is therefore acceptable and
policy compliant in this regard.
Ecology and Biodiversity
7.18 The site is opposite the foreshore which has a number of nature designations but given
the scale and nature of the development it is considered that the proposal will not have
a material impact on the ecology of the area in this regard. The impact of the proposal
on ecology and biodiversity is therefore considered to be acceptable.
Community Infrastructure Levy (CIL)
7.19 As the proposed extension to the property equates to less than 100sqm of new
floorspace, and does not involve the creation of a new dwelling (Class C3), the
development benefits from a Minor Development Exemption under the Community
Infrastructure Levy Regulations 2010 (as amended) and as such no charge is payable.
8

Conclusion

8.1

Having taken all material planning considerations into account, it is found that subject to
compliance with the attached conditions, the proposed development would be
acceptable and compliant with the objectives of the relevant development plan policies
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and guidance. The proposal would be acceptable in principle, including in relation to
flood risk, have an acceptable impact on the amenities of neighbouring occupiers and,
on balance, whilst aspects of the proposal would cause less than substantial harm,
when weight is attached to the public benefits of improved security the proposal would
overall have an acceptable impact on the character and appearance of the existing
locally listed building, the street scene and the conservation area more widely. There
would be no materially adverse traffic, parking or highways impacts caused by the
proposed development and the proposal would have an acceptable impact on ecology
and biodiversity in the area. This application is therefore recommended for approval
subject to conditions.
9

Recommendation

9.1

GRANT PLANNING PERMISSION subject to the following conditions:
01 The development hereby permitted shall begin not later than three years from
the date of this decision.
Reason: Required to be imposed pursuant to Section 91 of the Town and Country
Planning Act 1990.

02 The development hereby permitted shall be carried out in accordance with the
following approved plans 303-P01P (Existing) and 303P01P (Proposed Porch).
Reason: To ensure that the development is carried out in accordance with the
provisions of the Development Plan.

03 The folding entrance shutter doors hereby approved shall solely be
constructed of timber and painted black and the porch hereby approved shall
solely be constructed of white painted timber with a lead covered roof as agreed
by email from SK Architects dated 20.5.20.
Reason: To safeguard the visual amenities of the locally listed building and the
wider Kursaal Conservation Area. This is as set out in the National Planning
Policy Framework (2019), Core Strategy (2007) policies KP2 and CP4,
Development Management Document (2015) policies DM1, DM3 and DM5 and
advice contained within the Southend Design and Townscape Guide (2009).

In determining this application by assessing the proposal against all material
considerations, including planning policies and any representations that may
have been received and subsequently determining to grant planning permission
in accordance with the presumption in favour of sustainable development, as set
out within the National Planning Policy Framework. The detailed analysis is set
out in a report on the application prepared by officers.

Informatives:
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01 The applicant is reminded that the existing roller shutter and signage does not
benefit from planning permission and is unauthorised. This must be removed.
These items are currently the subject of an enforcement complaint. It is therefore
recommended that you install this alternative arrangement and remove the
unauthorised signage as soon as possible to avoid any enforcement action.

02 You are advised that as the proposed extension(s) to your property equates to
less than 100sqm of new floorspace the development benefits from a Minor
Development Exemption under the Community Infrastructure Levy Regulations
2010 (as amended) and as such no charge is payable. See
www.southend.gov.uk/cil for further details about CIL
03 You should be aware that in cases where damage occurs during construction
works to the highway in implementing this permission that Council may seek to
recover the cost of repairing public highways and footpaths from any party
responsible for damaging them. This includes damage carried out when
implementing a planning permission or other works to buildings or land. Please
take care when carrying out works on or near the public highways and footpaths
in the borough.

Case Officer Signature………………AJG…………………Date…………22.5.20……
Senior Officer Signature……………PK………………….Date………22.05.20……………

Delegated Authority
Signature……………………………………………………….Date……………………………
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Appendix 3 – Officers Report 17/01312/AD
Reference:

17/01312/AD

Ward:

Kursaal

Proposal:

Application for approval of details pursuant to condition
05 (Materials), condition 06 (method statement for front
facade), condition 13 (construction method statement),
condition 16 (cycle and refuse store details), condition
17 (Asbestos Survey), condition 19 (SUD's) and
condition 22 (details of soft and hard landscaping) of
planning permission 16/02277/FUL dated 01.03.2017

Address:

The Britannia, 6 Eastern Esplanade, Southend-On-Sea,
Essex, SS1 2ER

Applicant:

Mr Marc Miller

Agent:

SKArchitects

Consultation Expiry:

N/A

Expiry Date:

09.05.2018

Case Officer:

Janine Rowley

Plan Nos:

N/A

Recommendation:

AGREE DETAILS
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1

The Proposal

1.1

It is requested to discharge 7 conditions as set out above and discussed in detail
below:

1.2

Condition 3:
No development shall take place until samples of the materials to be used on all the
external elevations, including front building-lime render mix, plinth, brick, slate,
windows, doors, cills, parapet, roof, guttering, external staircases, signage and
design details including sash windows, door, fanlight, dormers, parapet, signage,
roof to bays. Rear building- materials, and product detailing for cladding, balconies,
roof, windows, doors, coping, balustrade, guttering, edge detailing of roof and
undercroft area, and on any screen/boundary walls and fences, and on any external
access way, driveway, forecourt or parking area and steps have been submitted to
and approved by the local planning authority. The development shall only be
carried out in accordance with the approved details.
Reason: To safeguard character and appearance of surrounding area in
accordance with Policies DM1, DM5 and DM6 of the Development Management
DPD and KP2 and CP4 of the Core Strategy.

1.3

Condition 6:
No development shall take place until a detailed design and method statement
relating to the front façade retention has been submitted to and approved in writing
by the local planning authority. The works must then be carried out in accordance
with the approved design and method statement unless otherwise agreed in writing
by the local planning authority.
Reason: To safeguard character and appearance of surrounding area in
accordance with Policies DM1, DM5 and DM6 of the Development Management
DPD and KP2 and CP4 of the Core Strategy.

1.4

Condition13:
No development shall take place, including any works of demolition, until a
Construction Method Statement has been submitted to, and approved in writing by,
the local planning authority. The approved Statement shall be adhered to
throughout the construction period. The Statement shall provide, amongst other
things, for:
i) the parking of vehicles of site operatives and visitors
ii) loading and unloading of plant and materials
iii) storage of plant and materials used in constructing the development
iv) the erection and maintenance of security hoarding
v) measures to control the emission of dust and dirt during construction
vi) a scheme for recycling/disposing of waste resulting from demolition and
construction works that does not allow for the burning of waste on site.
Reason: To safeguard character and appearance of surrounding area in
accordance with Policies DM1, DM5 and DM6 of the Development Management
DPD and KP2 and CP4 of the Core Strategy.

1.5

Condition 16:
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Prior to the commencement of the development hereby approved, details of the
siting and appearance of the cycle and refuse store shall be submitted to and
agreed in writing by the Local Planning Authority. The proposed development shall
then be carried out in accordance with the approved details and the refuse and
cycle store shall be provided prior to the occupation of any flats at the site and the
commercial premises.
Reason: In order to protect the character and visual amenities of the area and the
environment for residents in accordance with policy DM1 of the Council's
Development Management DPD and Policies KP2 and CP4 of the Core Strategy
DPD1.
1.6

Condition 17:
A full asbestos survey of the building(s) to be demolished shall be carried out by a
suitably qualified person prior to demolition. Any asbestos containing material(s)
(ACM) must be removed and disposed off-site to a facility licenced by the
Environment Agency. A waste transfer certificate must be submitted to the local
planning authority prior to development commencing.
Reason: In order to protect the amenities of surrounding occupiers in accordance
with policies KP2 and CP4 of the Core Strategy DPD1 and Policies DM1 and DM3
of the Development Management DPD 2015.

1.7

Condition 19:
No development shall take place until details of the implementation, adoption;
maintenance and management of the sustainable drainage system have been
submitted to and approved in writing by the local planning authority. The system
shall be implemented and thereafter managed and maintained in accordance with
the approved details. Those details shall include a timetable for its implementation,
and a management and maintenance plan for the lifetime of the development which
shall include the arrangements for adoption by any public body or statutory
undertaker, or any other arrangements to secure the effective operation of the
sustainable drainage system throughout its lifetime.
Reason: To ensure surface water is adequately managed in the interests of flood
prevention and pollution control, in accordance with DPD1 (Core Strategy) 2007
policy KP2.

1.8

Condition 22:
No development shall take place until full details of both hard and soft landscape
works have been submitted to and approved in writing by the local planning
authority. The approved hard landscaping works shall be carried out prior to first
occupation of the development and the soft landscaping works within the first
planting season following first occupation of the development, unless otherwise
agreed in writing by the local planning authority. These details shall include, for
example:i proposed finished levels or contours;
ii. means of enclosure, including any gates to the car parks;
iii. car parking layouts;
iv. other vehicle and pedestrian access and circulation areas;
v. hard surfacing materials;
vi. minor artefacts and structures (e.g. street furniture, loggia, bollards, play
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equipment, refuse or other storage units, signs, lighting, etc.)
This shall include details of details of the number, size and location of the trees,
shrubs and plants to be planted together with a planting specification, details of the
management of the site, e.g. the uncompacting of the site prior to planting, the
staking of trees and removal of the stakes once the trees are established, details of
measures to enhance biodiversity within the site and tree protection measures to be
employed during demolition and construction.
Reason: In the interests of visual amenity and the amenities of occupiers and to
ensure a satisfactory standard of landscaping pursuant to Policy DM1 of the
Development Management DPD and Policy CP4 of the Core Strategy DPD1.
2

Site and Surroundings

2.1

The site is a two storey locally listed building, located on the northern side of
Eastern Esplanade between Beach Road and Southchurch Road. The Britannia
dates from the late 18th and early 19th century and is one of 3 notable buildings in
the Kursaal Conservation Area (the others being the Kursaal and the former
Minerva (now Bourgee)). The adjacent buildings include a single storey building to
the east of the site currently used as an arcade and to the west are two storey
buildings. The western edge of the block is Grade II listed building the Kursaal.

2.2

The site is designated within the Development Management Document as being
sited in the Kursaal Conservation Area, and is a locally listed building and within
flood risk zone 3. The site falls within the Southend Central Area as designated by
the Southend Central Area Action Plan.

2.3

To the east of the site are two storey terrace dwellings which front Sutton Road.

3

Appraisal

3.1

Condition 5- Materials
Drawing 303 Doc 02 Revision A has been submitted for consideration detailing the
materials as follows:
Front building materials

Lime
render
mixLimetec, smooth finish, off white

Plinth- PPC aluminium
signage, RAL 7021 Black grey

BrickReclaimed
london stock bricks to match existing

TilesMarley
Canterbury Loxleigh 1423 handmade clay plain roof tiles

WindowsBlack
painted timber sashes with slimlite or equivalent double glazed units

Doors- Black painted
timber doors

Cills Existing stone cills

Parapet- Existing if
possible/ as existing stone parapet under new signage
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Flat roof- Dark grey AA
rated SIka trocal single ply



Guttering-

Black

painted cast aluminium


External staircase- PPC
Black Steel staircase






SignagePPC
aluminium signage laminated to marine ply, RAL 7021 Black grey backing;
Rimex plain satin gold lettering
Fanlight Semi circle
glazed panel in black painted timber frame
Dormers Lead roof and
cheeks
Roof to bays Lead roof

Rear building materials

satin gold stainless steel

RAL 1036 Pearl gold mesh

rated SIka Trocal

framed PPC RAL 1036 Pearl gold

framed PPC RAL 1036 Pearl gold

Pearl gold

deck Black PPC vertical railings

dark grey hidden gutters

metal fencing
Other





Cladding Rimex plain
Balcony guarding PPC
Roof

Dark

grey

AA

Windows

Aluminium

Doors

Aluminium

Coping PPC RAL 1036
Balustrade to amenity
Guttering

Antracite

/

Fences Black painted

Access ways Asphalt
Driveways Asphalt
Forecourt
Parking bays, Marshalls
Drivesett block paving,



Graphite Parking area
As above

It is considered the proposed materials will acceptably conserve the historic façade
and enhance its historic and architectural character, setting and townscape value
having a positive impact on the Kursaal Conservation Area and will contribute to
regenerating the wider seafront in accordance with the National Planning Policy
Framework, Core Strategy policies KP2 and CP4, Development Management
Document policies DM1, DM3, DM5, DM6 and the Design and Townscape Guide.
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3.2

Condition 6- Method Statement for Front Façade
A statement has been submitted by Richard Jackson Engineering Consultants
dated 7th July 2017 reference 47690. The statement states:
“In order to retain the façade during the re-development the intention is to construct
a small steelwork temporary frame to the front elevation. This steelwork frame
would be constructed prior to the demolition of the existing structure, in order to
provide lateral stability to the front façade. This temporary steelwork frame will
be supported off relatively small pad foundations within a closed section of the
footway. These pad foundations will be placed to each side of the existing services
run to limit disruption. The front façade will remain founded upon the basement wall
construction, whilst the inner area is backfilled & piled, complete with the installation
of an in-situ concrete floor. In the permanent case, steelwork support columns will
be placed on the inside of the structure at the same position of the outer temporary
frames. These new columns in conjunction with the masonry buttress walls over
will tie into the existing façade to provide a permanent lateral restraint system. Only
once the internal buttress walls have been built will the outer temporary frames be
removed. The footway will then be re-instated to suit”.
In addition, a supporting diagram has been received detailing the steel to brick tie
demonstrating the method that will be used to tie the existing façade back to the
proposed internal retention structure.
The method statement for the front façade has acceptably demonstrated how it will
be retained during construction works and post redevelopment.

3.3

Condition 13- Details of construction
A method statement reference 303DOC03 for the construction works at the
Britannia Public House details the hours of operation, loading and unloading of
materials, storage of plant and materials used in the construction of the
development, wheel and underbody washing facilities, dust suppression measures
and site security. The Councils Environmental Health Officer and Highways Officer
has raised no objections as the reports contain noise mitigation and health and
safety measures satisfying condition 13 of application 16/02277/FUL.

3.4

Condition 16- Cycle and Refuse Storage
Drawing 303DOC06 has been submitted for consideration detailing the siting of the
cycle store to accommodate 10 cycles in a two tier bike rack to the west of the front
building at ground floor. The cycle storage is considered to be acceptable in
accordance with policy DM15 of the Development Management Document.
In relation to the refuse store, this will be located to the ground floor to the rear of
the commercial premises enclosed and to the rear of the flats adjacent to the
access road as shown on drawing 303DOC02RevisionA. The waste management
plan accompanying this application confirms two containers will be provided for
recyclable waste and one for general waste for the commercial premises. The
residential units will include three containers. The servicing of the waste will include
management staff of the commercial premises and residential flats overseeing the
storage and collection of the waste, which will be from Beach Road to the east and
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the waste contractor will identify and determine the environmental issues requiring
attention and implementation of the measures to achieve continuous improvement.
In particular, attention will be given to the use and re-use of materials to minimise
and curtail creating waste and whenever practicable, using materials and products
from substantial sources. The Councils Refuse Officer has raised no objections.
3.5

Condition 17- Asbestos Survey
A number of documents including Asbestos Management and Specific
Refurbishment Survey Report carried out by Challen Commercial Investigations
Limited dated 20.02.2014, EN Safe Asbestos Certificates November 2014, EN Safe
Asbestos Plan of Work October 2014 and a hazardous waste regulation certificate
received 26.04.2018. The Councils Environmental Health Officer considers the
submitted information is satisfactory and no further information is required.

3.6

Condition 19- Details of SUDS
A letter from HJ Structural Engineers dated 17th July 2017 reference MAS023 has
been submitted for consideration. The letter refers to the Flood Risk Assessment
produced by SLR Global Environmental Solutions reference 405.06372.0001 dated
May 2016 which refers to the surface water management. The proposed
development would not provide any additional areas of hardstanding or
impermeable surfacing and will retain the existing drainage arrangements. Taking
into account the prevailing ground conditions referred to within the Phase Two
Ground Investigation Report by Richard Jackson Limited reference 47690 given the
shallow depth of the groundwater at the site, infiltration drainage using SUDs
techniques are therefore not appropriate. Given the use existing drainage
arrangements from the site will not increase the surface water discharge and the
proposal will be carried out in accordance with the approved Flood Risk
Assessment so no objection is raised.

3.6

Condition 22- Details of landscaping
Drawing 303DOC02RevisionA has been submitted for consideration detailing the
new ornamental shrub planting and specimen shrub planting to be installed to the
first floor amenity deck. A landscaping plan also details a planting specification of
how the landscaping will be planted in accordance with BS4428:1989.
The hard landscaping details on drawing 303DOC02RevisionA and materials listed
under paragraph 3.1 above to the access ways, forecourt and parking area.
The details of the soft and hard landscaping will acceptably enhance the character
and appearance of the development, historic environment and surrounding area in
accordance with Policies KP2 and CP4, Policies DM1 and DM3 of the Development
Management Document and the Design and Townscape Guide.

4

Planning Policy

4.1

National Planning Policy Framework (2012)

4.2

Core Strategy (2007) Policies KP1 (Spatial Strategy), KP2 (Development
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Principles), CP4 (The Environment and Urban Renaissance)
4.3

Development Management Document (2015) Policies DM1 (Design Quality), DM2
(Low carbon development and efficient use of resources), DM3 (The Efficient and
effective use of land), DM5 (Southend on Sea Historic Environment), DM7 (Dwelling
Mix, size and type), DM8 (Residential Standards), DM15 (Sustainable Transport
Management)

4.4

Design & Townscape Guide 2009

4.5

Waste Management Guide

5

Consultations
Design and Regeneration

5.1

No objections.
Highways

5.2

No objections.
Foreshore Engineer

5.2

No objections.
Environmental Health Officer

5.3

The supporting information for the asbestos survey appears satisfactory and no
further information is required.
Refuse Officer

5.4

No objections.

6

Planning History

6.1

Retain front facade, part demolish rear of existing public house, demolish all
outbuildings, erect three self-contained flats with ground floor restaurant use (Class
A3), install dormers to front elevation, erect four storey block comprising of six selfcontained flats to rear with balconies to front, layout parking, cycle store and bin
stores (Amended Proposal)- Granted (16/02277/FUL)

7.

Recommendation
Agree the following conditions:

05

The details of materials as set out on the materials listed on drawing 303 DOC
02 Revision A are agreed in accordance with condition 5 of application
16/02277/FUL.

06

The details of facade retention as detailed within the Richard Jackson
Engineering Consultants report dated 7th July 2017 reference 47690 and
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drawing 303 DOC 01 are agreed in accordance with condition 6 of application
16/02277/FUL.
13

The details of construction method statement received 24th July 2017 and
mitigation measures contained within the dust management plan are agreed
in accordance with condition 13 of application 16/02277/FUL.

16

The details of the cycle refuse storage shown on drawing 303 DOC 06 is
agreed in accordance with condition 16 of application 16/02277/FUL.

17

The details of the asbestos survey including Asbestos Management and
Specific Refurbishment Survey Report carried out by Challen Commercial
Investigations Limited dated 20.02.2014, EN Safe Asbestos Certificates
November 2014, EN Safe Asbestos Plan of Work October 2014 and a
hazardous waste regulation certificate received 26.04.2018 and mitigation
measures contained within the dust management plan carried out by ASHE
are agreed in accordance with condition 17 of application 16/02277/FUL.

19

The details of the sustainable urban drainage systems contained in
supporting statement from HJ Structural Engineers dated 17th July 2017
reference MAS023 is agreed in accordance with condition 19 of application
16/02277/FUL.
The details of the soft and hard landscaping shown on drawing 303 DOC2
Landscape Revision A and materials list are agreed in accordance with
condition 22 of application 16/02277/FUL.

22

Case Officer Signature …………………………………Date………………………………
Senior Officer Signature…………………………………..Date……………………………
Delegated Authority ……………………………………………………………………..
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