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Introduction

Key Information:

Full Planning & Conservation Area Consent For
Change Of Use From Ground & Upper Floor
Commercial and Second Floor Extension To Create
Two no. C3 Residential Units (Retaining Existing
Ground Floor Street Frontage Commercial Area)
Steamship House, Hugh Town, Isles of Scilly.

TEAM

Application/Design Team:

Applicant — Isles of Scilly Steamship
Company

Architects — RLT Architects

FRA & Drainage - EDS

Ecology — IOS Ecology

Steamship House, Hugh Town, Isles of Scilly

INTRODUCTION

This document contains the relevant information in support of a Full Planning Application & Conservation Area Consent Application
(Planning Portal reference PP-11757291) Change Of Use From Ground & Upper Floor Commercial and Second Floor Extension To
Create Two no. C3 Residential Units (Retaining Existing Ground Floor Street Frontage Commercial Area) Steamship House, Hugh
Town, Isles of Scilly

This document is in support of the following drawings submitted as part of the application:

Drawings:

2634 - DOO| Proposed And Existing Site/Block Plans and Location Plan
2634 - EX001 Existing Plans and Elevations

2634 - D002 Proposed Plans Section and Elevations

Supporting documentation:

*  Design and Access Statement by RLT Architects
* FRA & Drainage - EDS

*  Heritage Statement by RLT Architects

*  Ecology — IOS Ecology

Site Location (superimposed on Google Earth) — Hugh Town, St Mary’s, Isles of Scilly
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Background & Context - Introduction

Key Information:

* Steamship House is not a listed building.

*  As with all of Scilly, it falls within the conservation
area.

*  The existing building is in two distinct buildings —
the original elements fronts onto Hugh Street and
the more modern extensions to the rear (please
see History Section).

Photograph of Steamship House from Hugh Street

Aerial Photograph of Steamship House From South East

CLIENT BRIEF:

*  Client is under-utilising the commercial accommodation in the property.

¢ Retain the front commercial accommodation at ground floor.

*  Convert the rear office and upper floors into C3 residential
accommodation.

¢ Construct extension to the rear element of the building to provide
additional residential accommodation at roof level.

e As part of works to extend the rear extension improve the aesthetics of
the existing building fagade.

Steamship House, Hugh Town, Isles of Scilly

INTRODUCTION:

The following plans and images that form part of this application are for the
proposals for the change of use and extension to Steamship House, Hugh
Town.

The scheme presented has been developed following a design process
involving the client and a Pre-Application enquiry with the Isles of Scilly
planning department.

The proposed design for the extension and alterations to the rear fagade are
of a contemporary nature and use materials that are used in the locality.

There are no proposals to the external appearance or extensions proposed
to the ‘Original Element’ of the property that fronts onto Hugh Street.

Internally, the proposed plan retains the commercial accommodation at
ground floor that fronts onto Hugh Street and the existing flat at first floor.

The proposed residential units created with the change of use and the
extension provide a | bedroom and 2-bedroom flat that meet the national
space standards.

Aerial Photograph of Steamship House From North
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Background & Context - Photographs

Key Information:

*  The application property has two very distinct
elements.

* The traditional and original part that fronts onto
Hugh Street - a 2-storey pitched roof building
with granite at ground floor and render at first
floor.

*  The rear extensions are considered to have less
architectural merit and have been added at
different times.

Steamship House

Panoramic Photographs of the Site from the Harbour

—-

Photograph of the rear of the building —assumed
extension from the early 1980’s. Considered to be of
poor architectural quality.

External Photographs of Steamship House

Steamship House, Hugh Town, Isles of Scilly it Lﬁﬁj



Background & Context - History

Steamship House, Hugh Town, Isles of Scilly

1906

IS o SO
STMSH C L
PRIDUSEL EATESN ¢
ALTELATINS A RTIL
WILEE ¢ IPRTE FE
AT

ISLES of SCILLY
SIsuR. ¢ 1™
SUMRYS THIE & SO

e - TUSTI TRST e

fif @ HR | s

= i e L

OO0, GE. W e
= i

HOTINS ¢ ST0KS

Plan from 1987

ISLES. o SOILLY
STEANSHIP (° s,
S MILYS S8 o SCILY

PROPOSER LAYOUTS,

i
PNSED WIERITIORS B
TN T0 PR ABRNED

I L

Historic plans

Plan from 1987

Extract from Heritage Statement

Having reviewed historic maps, it would suggest that there has been a building on the site from as
early as 1803. The maps also show the ‘Hugh Street’ element of the site has been there from at least
c1906 with various forms of building behind shown in 1906 and c1971 which differ to the current
building form & footprint.

Review of plans supplied by the applicant show 2 buildings on the site in 1984 — the rear of which is
consistent with the existing building now located on the site. This differs in for to that shown on the
map from 1971 suggesting that this part of the building was constructed between these tow dates.

The plans from 1987 are an application pack for the extension that links the historic building on Hugh
Street to the 1970s/80s rear extension.
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Opportunities & Constraints

Views From |5t floor over the harbour

Existing roofscape

Potential for extension that fits within existing roofscape
Rear of existing building

Study of the roofscape that over looks the harbour
would suggest there is an opportunity for a full storey
extension.

Steamship House, Hugh Town, Isles of Scilly rit architects m




DESIGN DEVELOPMENT

There is currently a travel agency and offices at ground floor and in the rear element of the upper floor with a | bedroom flat at first floor. Client brief to retain the
commercial unit fronting onto Hugh Street and the existing first floor flat and convert the remainder and add additional floor to the rear. Scheme developed using
existing structure to define flats and spaces and use of existing access points and staircase. Enhance existing fenestration where possible.

GROUND FLOOR PLAN

FIRST FLOOR PLAN

Existing Floor Plans — Main structural walls are shown
hatched
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DESIGN PROPOSALS

The final proposals consist of the conversion of commercial accommodation in the rear block to provide | x | bed Unit at ground Floor and | x 2 bed Unit at 152" floor.
The accommodation in the ‘original’ building are unchanged. The proposals consider the relevant building regulations and incorporate the existing structure. Both new units
have independent access from the street. The omission of the window to the proposed window on the western fagade of the living room in the proposed extension and the
reduction of the proposed terrace are a result of a daylighting and overlooking study — please see this section later in this report.
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Proposed Floor Plans

A

Proposed Extension

T

SECTION A-A

The proposed areas are as follows:

Cl
]

Commercial @ Ground Floor (fronting on to Hugh Street) 70sqm G.I.A

Flat | @ First Floor (existing residential unit) 53sqm G.L.A

Flat 2 @ Ground Floor (proposed residential unit) 60sqm G.l.A

Flat 3 @ First & Second Floor (proposed residential unit inc. extension) 100sqm G.I.A
Flat 3 Terrace - 9sqm

Proposed Section




DESIGN DEVELOPMENT

As previously mentioned there are no proposals to alter the external appearance of the ‘original’ building. The rear block is a mixture of elements developed over time with
a mixture of window styles and poor quality render. The proposals to the rear block and proposed extension are proposed to maximise views over the harbour by
enhancing the existing fenestration and the use of hung slate as a primary cladding material — something used on Scilly. The proposed extension is set back from the main
fagade. The massing of the proposals, the proposed extension in particular, ensure the proposals are not visible from Hugh Street.
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DESIGN PROPOSALS

The final design proposes the improvement of the facades of the rear block with new windows that are of the same material and proportions. The re-cladding of the first
floor and extension in hung slate and the repair and painting of the render with improve the aesthetics of the building when viewed from close quarters around the building
and also from distance across the harbour. The enlargement of the windows at first floor level on the north elevation maximise views across the harbour. The omission of
the window to the proposed window on the western fagade of the living room in the proposed extension and the reduction of the proposed terrace are a result of a
daylighting and overlooking study — please see this section later in this report.
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Design Statement — External Proposals

Key Information: DESIGN PROPOSALS

The final design proposals can be viewed from across St Mary’s harbour. The use of hung slate as the main cladding material help the existing and proposed extensions ‘blend’
»  Fagade improvements through use of material in with the surrounding buildings.
and change in fenestration are considered to = 2
improve the streetscape.
*  The proposed extension is set back from the

main fagade and fits in the existing roofscape.

b

_ Steamship House

Steamship House

Steamship House

Summary taken from Heritage Statement
submitted as part of this application:

Having reviewed the historic documentation available
illustrating that historically there has always been a
‘front’ & ‘rear’ element to the application site and that
the proposals are for works to the ‘rear’ element only
— which is considered to be of poor architectural
quality — the following conclusions can be made:

3 There is no impact on what is considered to
be the ‘Heritage Asset’ fronting onto Hugh
Street.

. There is a positive impact on the non-heritage

asset which can be viewed from the Harbour.

Panoramic Photographs of the Site from the Harbour with proposals

Steamship House, Hugh Town, Isles of Scilly it ]‘;ﬁj
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Existing & Proposed Employment

‘Existing & Proposed Employment;

Steamship House in Hugh Town currently serves as the Steamship Companies island headquarters with a public office off of Hugh Street, with ancillary
accommodation to the rear and boardroom facilities to the rear at first floor. The company currently employs 3 full time staff in these offices and | part time member
of staff. As previously stated, the area of commercial accommodation we currently hold is underutilised.

Alongside the Steamship Company, the ‘Islands’ Partnership’ occupies the rear office at ground floor (leased from the Steamship Company)
— it is understood that they have 4-6 members off staff. Please see the attached plan demonstrating the accommodation areas.

It is proposed that the front office is retained by the Steamship Company, with the existing 3 full time staff and | part time staff member also retained. The existing
office accommodation to the rear currently split between the Steamship Company and The Islands’ Partnership and the office accommodation at I floor are
proposed to be converted to residential use. The Islands’ Partnership have been notified of this application.”

4\ Bt

Steamship i ¢4 s

partnership

GROUND FLOOR PLAN FIRST FLOOR PLAN

Steamship House, Hugh Town, Isles of Scilly rit architects m




. Asthere is a finite amount of land for new development, which is

Building a Strong e
eavily pl

i & affordability issues for the local community, it is necessary to ensure

Living Community e B, s o b sl et ORI T
s

Standards, whilst ensuning that they are not excessive in size and
scale. The Government’s Nationally Described Space Standards
(Technical Housing Standards), or any successive guidelines, will be

used to guide the size of accommodation to achieve a balance:
housing stock that remains available ta meet Local Housing Needs.

New Homes — What

Proposed Accommodation Schedule

Existing Accommodation

Existing Summary
Total GIA = 240sqm

Commercial = [98sqm
Residential = 52sqm

into the future. This i

tacation, given the fimited land supply and few opportuniities for
building, and is consistent with & i
the Area of Outstanding Natural Beauty, as set outin Aim 1.

to Build (12)

Technical requirements

10. The standard requires that:

. the dwelling provides at least the gross internal floor area and built-in
storage area set out in Table 1 below

. a ng with two or more
‘bedroom

. in order to provide one bedspace, a single bedroom has a floor area of at
least 7.5m* and is at least 2.15m wide

. in order to provide two bedspaces, a double (or twin bedroom) has a floor
area of at least 11.5m’

. one double (or twin bedroom) is at least 2.75m wide and every other
double (or twin) bedroom is at least 2.55m wide

. anyarea less than 1.5m i within the
Gross Intemal Area unless used solely for storage (if the area under the
‘Stairs is to be used for storage, assume a general floor area of 1m”within
the Gross Intemal Area)

. any other area that for storage 900-
1500mm (such as under eaves) is counted at 50% of its floor area, and
any area lower than 900mm is not counted at all

. abuilt-in wardrobe counls towards the Gross Inlemal Area and bedroom
floor area requirements, but should not reduce the effective width of the
room below the minimum widths set out above. The built-in area in excess
©0f 0.72m* in a double bedroom and 0.36m” in a single bedrcom counts
towards the built-in storage requirement

. the minimunm floor 1o ceiling height is 2.3m for at least 75% of the Gross
Intemal Area

at least one double (or twin)

Table 1 - Minimum gross internal floor areas and storage (m?)

Unit Number/Office Type Existing Area SQM (GIA)
Number
Steamship Ground Floor Office 90
Islands’ Partnership Office 54
Steamship First Floor Office 54
Flat 1 1 Bed 52
Living room
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ost __L
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# _ Kitchen
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Number of
bedrooms(b)

Number of

1 storey

bed spaces | dwellings

2 storey
dwellings

3 storey
dwellings

Built-in
storage

Proposed Accommodation

Proposed Floor Plans

!EISBHSI

39 (37)* 1.0
50 15

1b

61
2b 70 2.0
74
3b 86 25
95
90
99

Proposed Summary

Total GIA = 282sqm
Commercial = 71sqm

Residential = 21 Isqm

Change of Use Area = |25sqm

Unit Number/Office Type Existing/Proposed Area SQM (GIA)
Number

Steamship Ground Floor Office 71 (existing use)

Flat 2 (Ground Floor) 1 bed 61 (proposed use) - space compliant
Flat 1 (1st Floor) 1 bed 52 (existing use) - space compliant
Flat 3 (Grd/15t/2" Floor) 2 bed 98 (proposed use) - space compliant

Area of Extension = 34sqm

Steamship House, Hugh Town, Isles of Scilly

rlt architects

H



Statement — Daylight/Sunlight & Overlooking

Daylight/Sunlight & Overlooking

As part of the design development a ‘Rule of Thumb’ daylighting/sunlight study was undertaken. Using a 3d model of the proposals a 25* cone was superimposed from the

15t floor window of ‘sail Check’. The test concludes that the 25* angle is unobstructed by the proposals. Overlooking is minimised by the setting back of the terrace and no
windows proposed om the eastern fagade.

Bedroom
Adjacent property Staircase
Sail Check Living room

Site plan showing ‘sail check’ property

25* angle from bedroom

25 degree test

The 25° test is used where the development is opposite the window, as shown in the diagram
below. The centre of the lowest habitable room window should be used as the reference point for
the test. If the whole of the proposed development falls beneath a line drawn at 25° from the
horizontal, then there is unlikely to be a substantial effect on daylight and sunlight. If the proposed
development goes above the 25 line, it does not automatically follow that daylight and sunlight
levels will be below standard. However, it does mean that further checks on daylight and sunlight
are required. The further checks can be undertaken using the detailed BRE daylight and sunlight
tests listed overleaf and covered in more detail in Fact Sheet 2.

@

g
[

#szm ##

SECOND FLOOR PLAN

3D images demonstrating 25* rule of thumb test is passed & overlooking from proposed
8es demo g P & prop Proposed Second Floor Plan — extension and balcony
extension is minimal . ) -
Set back & no side window to living room

Steamship House, Hugh Town, Isles of Scilly rlt architects m



Access Statement

Proposed Site Plan With Access Notes

Existing Access to Retained Commercial Space %
Existing Access to Retained Flat | %

Steamship House, Hugh Town, Isles of Scilly

Access /
to Flat 3 e

HUGH STREET

]
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n

Access to Flat 3

Access to Flat 2

—-Té--

—
—

-
1

Access to Flat 2
GROUND FLOOR PLAN

Proposed Ground Floor With Access Notes

Existing & Proposed
Bin Storage for
Commercial &
Residential
Accommaodation

rit architects

H



Architectural Precedent - External

Key Information:

*  Use of hung slate as main cladding material for
the upper floors of the existing and proposed
extensions.

*  Dark Grey window frames for replacement and
new windows and external doors.

*  Glass balustrading on the terrace to reduce
visual impact.

*  Fibreglass flat roof.

11 nm

Images of proposed materials

Steamship House, Hugh Town, Isles of Scilly it Lﬁﬁj



