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Former Mortuary building, Hayes Point,

Hayes Road, Sully
Conversion and extension of former mortuary building to residential bungalow

SITE AND CONTEXT

This application relates to the former mortuary building that sits within the grounds of the former Sully Hospital site, Hayes Point.  The site is located outside of the settlement boundaries as defined by the Vale of Glamorgan Unitary Development Plan 1996-2011 and as such falls in the countryside for the purposes of the plan. The principal building itself is Grade 2* listed and as a result the building to which this enquiry relates is curtilage listed. 

There are a number of trees on the application site that are covered by Tree Preservation Order 156 - 1994 - 18 - W01 that consists of mixed deciduous and coniferous woodland.

DESCRIPTION OF DEVELOPMENT

The application relates to the conversion and extension of the existing Mortuary Building for use as a 3 bedroom dwellinghouse.  To the rear of the building a single storey flat roofed extension is proposed to provide enhanced living accommodation within the building.  The proposed dwelling will benefit from parking on the existing area of hardstanding to the front of the building and an enclosed private garden to the rear enclosed by a privet hedge.  A site layout of the proposed dwelling is shown in the plan below:
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Proposed layout indicating parking area to the front and enclosed private garden by privet hedge.
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Proposed floor plan of dwelling within mortuary building
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Proposed Elevations of the Proposed Dwelling

PLANNING HISTORY

2006/01594/FUL : Hayes Point, Sully Hospital, Hayes Road, Sully - Erection of grounds maintenance store and car port incorporating bat roost.  Approved.

2006/00309/ADV : Hayes Point - Sully Hospital, Hayes Road, Sully - Advertisement board mounted on metal legs.  Approved.

2005/01220/LBC : Hayes Point, Sully Hospital, Hayes Road, Sully - Refurbishment of former mortuary. Amendments to application 04/00799/LBC to provide additional units, elevational alterations, provision of new lift shafts and addition of plant  Approved.

2005/00904/LBC : Former Gatehouse - Sully Hospital, Hayes Road, Sully - Refurbishment of existing gatehouse lodge including internal demolitions to produce a new 4 bedroom dwelling. The existing structure is to be extended with a 2 storey structure, part in render and part in timber.  Approved.

2005/00893/FUL : Hayes Point, Sully Hospital, Hayes Road, Sully - New works including:- 1) Refurbishment and extension of gatehouse to provide single dwelling and detached garage. 2) Change of use of mortuary to cafe/shop. 3)New maintenance storage building. 4)Additional 3 No residential unit in basement East wing. 5) Alterations to pent house facade and woodlands elevations.  Approved.

2005/00468/LBC : Hayes Point, Sully Hospital, Hayes Road, Sully - Demolition of brick piers and sections of existing rendered walls, rebuilding of brick piers in new position  Approved.

2005/00430/TPO : Sully Hospital, Hayes Point, Hayes Road, Sully - Felling and pruning works to trees.  Approved.

2004/01195/TPO : Sully Hospital, Hayes Road, Barry - Reduce and re-shape two bay laurel, reduce or coppice hawthorn and blackthorn and re-shape two holly.  Approved.

2004/00799/LBC : Sully Hospital, Hayes Road, Sully - Repair and conversion of the hospital buildings to create 234 residential apartments and ancillary uses including gym and squash courts.  Approved.

2004/00745/FUL : Sully Hospital, Hayes Road, Sully - Repair, alteration and conversion (including new build) of existing hospital buildings to create 234 residential flats with associated access, parking and landscaping, plus demolition of incinerator building and upgrading of drainage system.  Approved.

CONSULTATIONS

Sully Community Council was consulted and state ‘The Community Council have no objection to the development and feel that due to the present condition of the building, the development would result in beneficial reuse of a curtilage listed building and would appear to conserve and maintain the character of the building, with the single storey extension not being visually obtrusive from southern (frontal) locations.

The Council’s Highway Development section was consulted although no comments had been received at the time of writing this report.

Dwr Cymru / Welsh Water was consulted although no comments had been received at the time of writing this report.

The Council’s Ecology Officer was consulted and had no comment.

Local Ward Members were consulted with regard to the application.  A request was received from Councillor Mahoney for the application and associated Listed Building application to be reported to Planning Committee.

REPRESENTATIONS

Site notices were displayed adjacent to the building on 11 August 2014 and the application was also advertised in the press on 22 July 2014.  At the time of writing this report 12 letters of representation had been received, raising the following points:

· When purchasing property (one of adjacent flats) objector was led to believe that the building would be used as a café. Writer has offered to purchase the site to run such a facility.

· Other uses of the building should have been considered.

· Loss of trees protected by a Tree Preservation Order.

· Impact upon Listed Building.

· Proposals would be out of keeping with the rest of the site in terms of extension and enclosure of the site.

· Lack of adequate expertise for Vale of Glamorgan Council to determine application.

· Inadequacy of bat assessment.

· Lack of archaeological mitigation.

· Lack of consultation with the Hayes Point Right To Management Company with regard to land that they indicate is under their control.

· Lack of consultation with residents of the principal building.

A sample copy of a letter of objection is attached at Appendix A.  An electronic petition was also submitted by the Hayes Point RTM Company as attached at Appendix B.

REPORT

Planning Policies and Guidance

Unitary Development Plan:

Section 38 of The Planning and Compulsory Purchase Act 2004 requires that in determining a planning application the determination must be in accordance with the Development Plan unless material considerations indicate otherwise.  The Development Plan for the area comprises the Vale of Glamorgan Adopted Unitary Development Plan 1996-2011, which was formally adopted by the Council on 18h April 2005, and within which the following policies are of relevance:

Strategic Policies:

POLICIES 1 & 2 - THE ENVIRONMENT

POLICY 3 - HOUSING

POLICY 8 – TRANSPORTATION

Policy:

ENV1 – DEVELOPMENT IN THE COUNTRYSIDE

ENV11 – PROTECTION OF LANDSCAPE FEATURES

ENV17 – PROTECTION OF BUILT AND HISTORIC ENVIRONMENT

ENV24 – CONSERVATION AND ENHANCEMENT OF OPEN SPACE

ENV27 – DESIGN OF NEW DEVELOPMENT

HOUS2 – ADDITIONAL RESIDENTIAL DEVELOPMENT

HOUS3 – DWELLINGS IN THE COUNTRYSIDE

TRAN10 – PARKING

Whilst the UDP is the statutory development plan for the purposes of section 38 of the 2004 Act, some elements of the adopted Vale of Glamorgan Unitary Development Plan 1996-2011 are time expired, however its general policies remain extant and it remains the statutory adopted development plan.  As such, chapter 2 of Planning Policy Wales (Edition 7, 2014) provides the following advice on the weight that should be given to policies contained with the adopted development plan: 

‘2.7.1 Where development plan policies are outdated or superseded local planning authorities should give them decreasing weight in favour of other material considerations, such as national planning policy, in the determination of individual applications. This will ensure that decisions are based on policies which have been written with the objective of contributing to the achievement of sustainable development (see 1.1.4 and section 4.2). 

2.7.2 It is for the decision-maker, in the first instance, to determine through review of the development plan (see 2.1.6) whether policies in an adopted development plan are out of date or have been superseded by other material considerations for the purposes of making a decision on an individual planning application. This should be done in light of the presumption in favour of sustainable development (see section 4.2).’
With the above advice in mind, the policies relevant to the consideration of the application subject of this report are not considered to be outdated or superseded.  The following policy, guidance and documentation support the relevant UDP policies.

Planning Policy Wales:

National planning guidance in the form of Planning Policy Wales (Edition 7, July 2014) (PPW) is of relevance to the determination of this application.  

Chapter 4 of PPW deals with planning for sustainability – Chapter 4 is important as most other chapters of PPW refer back to it, part 4.2 in particular

Chapter 5 of PPW sets out the Welsh Government guidance for Conserving and Improving Natural Heritage and the Coast.  

Chapter 9 of PPW is of relevance in terms of the advice it provides regarding new housing.

Technical Advice Notes:

The Welsh Government has provided additional guidance in the form of Technical Advice Notes.  The following are of relevance:  

TECHNICAL ADVICE NOTE 10 – TREE PRESERVATION ORDERS (1997)

TECHNICAL ADVICE NOTE 12 – DESIGN (2014)

Supplementary Planning Guidance:

In addition to the adopted Unitary Development Plan, the Council has approved Supplementary Planning Guidance (SPG).  The following SPG are of relevance:

SUSTAINABLE DEVELOPMENT

AMENITY STANDARDS 

CONVERSION OF RURAL BUILDINGS| 

TREES AND DEVELOPMENT| 

The Local Development Plan: 

The Vale of Glamorgan Deposit Local Development Plan (LDP) was published November 2013.  The Council is currently at Deposit Plan Stage having undertaken the public consultation from 8th November – 20 December 2013 on the Deposit Local Development Plan and the ‘Alternative Sites’ public consultation on the Site Allocation Representations from 20 March – 1 May 2014.  The Council is in the process of considering all representations received and is timetabled to submit the Local Development Plan to the Welsh Government for Examination in April / May 2015. 

With regard to the weight that should be given to the deposit plan and its policies, the guidance provided in Paragraph 2.6.2 of Planning Policy Wales (Edition 7 July, 2014) is noted.  It states as follows:

‘2.6.2 In development management decisions the weight to be attached to an emerging draft LDP will in general depend on the stage it has reached, but does not simply increase as the plan progresses towards adoption. When conducting the examination, the appointed Inspector is required to consider the soundness of the whole plan in the context of national policy and all other matters which are material to it. Consequently, policies could ultimately be amended or deleted from the plan even though they may not have been the subject of a representation at deposit stage (or be retained despite generating substantial objection). Certainty regarding the content of the plan will only be achieved when the Inspector publishes the binding report. Thus in considering what weight to give to the specific policies in an emerging LDP that apply to a particular proposal, local planning authorities will need to consider carefully the underlying evidence and background to the policies. National planning policy can also be a material consideration in these circumstances (see section 4.2).’
The guidance provided in Paragraph 4.2 of PPW is noted above.

Issues

As such the main issues to consider are the principle of the development, the impact upon the character of the building and setting of the adjacent Listed Building, impact upon amenity of neighbouring residential properties, amenity space provision, car parking, ecological implications and the impact upon trees.

Principle of Development

The whole of the wider site falls outside of the settlement boundaries as defined by the Vale of Glamorgan Unitary Development Plan 1996-2011 and as such the site technically falls within ‘open countryside’. Policy ENV1 is a criteria based policy relating to development within the countryside and states ‘Within the delineated countryside permission will only be granted for:
(i)
Development which is essential for agriculture, horticulture, forestry or other development including mineral extraction, waste management, utilities or infrastructure for which a rural location is essential.

(ii)
Appropriate recreational use.

(iii)
The re-use or adaptation of existing buildings particularly to assist the diversification of the rural economy.

(iv)
Development which is approved under other policies of the plan.

Policy HOUS3 relates more specifically to the erection of new dwellings in the countryside and states ‘subject to the provisions of Policy HOUS2 the erection of new dwellings in the countryside will be restricted to those that can be justified in the interests of agriculture and forestry’.  The policy also notes that the ‘undeveloped and attractive appearance’ of the countryside should be protected and that new housing outside villages and towns often creates unacceptable intrusions into the rural landscape and often create unacceptable burdens on local services. 
With regard to the conversion of the main hospital building (under permission 2004/00745/FUL) it is noted that the conversion of the building originally was justified by virtue of it securing the long term of future of a very significant Listed Building and as such this formed justification of a departure from the development plan and overarching planning policy. 

Paragraph 9.2.22 of Planning Policy Wales (edition 7) states that ‘in order to safeguard the character and appearance of the countryside, to reduce the need to travel by car and to economise on the provision of services, new houses in the countryside, away from existing settlements recognised in development plans or from other areas allocated for development, must be strictly controlled.’ In addition paragraph 9.3.6 of PPW states:

“New house building and other new development in the open countryside, away from established settlements, should be strictly controlled.  The fact that a single house on a particular site would be unobtrusive is not, by itself, a good argument in favour of permission; such permissions could be granted too often, to the overall detriment of the character of the area. Isolated new houses in the open countryside require special justification, for example, where they are essential to enable farm or forestry workers to live at or close to their place of work in the absence of nearby accommodation.”

TAN6 provides further guidance on the circumstances in which applications for new dwellings within the countryside including those for rural enterprise dwellings or affordable housing schemes, and the justification that would need to be provided.  No such justification has been provided in this instance.

However, notwithstanding the above, noting its curtilage listed status and its evident architectural value, it is considered that the conversion of the mortuary building for residential purposes would secure a long term future for this building by bringing it back into beneficial use.  It is noted from the planning history that consent has previously been granted under application 2005/00893/FUL for the conversion of the building for use as a café although this part of this consent has not been implemented.  Whilst being mindful of the concerns of residents, the application has been submitted for residential use and ultimately would not result in the loss of a community facility, given this has not been implemented.  As such and being mindful of the Listed status of the building it is not considered that the Local Planning Authority could sustain an objection on these grounds.  The continued use of this building of significant architectural merit represents a significant material consideration and strong justification for the provision of a new dwelling within a countryside which would usually amount to a departure from the development plan. 

In conclusion therefore it is considered that the proposed conversion of the mortuary building would be acceptable in principle given it would result in the beneficial re-use of a Listed Building.

Visual Impact

The submitted plans indicate the erection of a flat roofed single storey extension to the less visible northern rear elevation of the building which would largely be screened from view by the existing protected mature vegetation to the north, west and east and the existing building when viewed from the south.  The proposals also indicate the erection of a new glazed entry porch to the front elevation and the insertion of Crittal double glazed units within existing openings and the creation of 1 No. additional opening on the north, south and west elevations of the building.

The proposed extension to the rear is of a contemporary design with a flat roof and largely glazed elevations to the east and west elevations, and separated from the principal building by a glazed link.  As noted the proposed extension to the north of the building would be to a secondary elevation and would largely be obscured from view.  It is considered that a minimally framed contemporary extension, with substantial glazing providing a clear break between contemporary and historic form is an appropriate form of extension to a secondary elevation would not unacceptably disrupt the architectural and historic value of the principal building.  As such this element of the works is considered to be acceptable.

With regard to the glazed front porch and additional openings the extent of these works are minor and would not unacceptably detract from the historic importance and value of the host building and as such are considered to be acceptable.  In this regard, it is also of some relevance that previous consent for the change of use of the building (2005/00893/FUL) included a number of interventions with the external fabric of the building.

During the course of the application, concern was raised with regard to the proposed enclosures to the building, particularly those to the front and the building and the potential impact this would cause to the historic, open and park-like feel of the environs as well as the trees which contribute to the character of the building.  Following extensive negotiation with the applicant it was agreed that there would be no enclosures to the front with the only enclosures now proposed being the privet hedgerow to the side to provide a degree of defensible private amenity space and a small barrier to provide security adjacent to the north-western corner of the proposed extension.  The existing stone wall to the rear of the property will remain in situ and separate listed building consent would be required for any works to this in the future. Overall it is considered that the revised scheme of enclosures proposed are more sympathetic to the immediate area and wider site which are largely open in character which achieves an acceptable balance between the need to maintain the open nature of the site against the aspirations of future occupiers of the building in relation to defensible amenity space. 

Noting that the building has been vacant for a considerable time and the proposed alterations would allow the beneficial re-use of an important curtilage Listed Building, it is considered that the proposed alterations are relatively minor in terms of their scale and impact and this coupled with the proposed scheme of enclosures would not unacceptably detract from the character of the Listed Building.  As such the extent of works proposed to allow the beneficial re-use of the building is considered to be acceptable, to accord with Policies ENV11, ENV17, ENV24 and ENV27 of the Development Plan.

Impact upon Amenity of Neighbouring Residential Properties

The proposed dwelling would be single storey in height and significantly separated from the flats within the main hospital building, in excess of 40 metres distant.  As such it is not considered that the proposals would cause detriment to the amenity of neighbouring residential properties in accordance with policy ENV27 of the Development Plan.

Amenity Space Provision 

Policy ENV27 of the Unitary Development Plan requires new developments to meet the Council’s approved guidelines with respect to the provision of amenity space and public open space.  These approved guidelines are contained within the adopted Supplementary Planning Guidance (SPG) ‘Amenity Standards’, which provides guidelines to ensure that all new residential developments contribute towards a better quality of life without adversely affecting the amenity enjoyed by existing residents.  Policy 2 of this document is considered to be of particular relevance in this instance, which states that ‘the Council will ensure that useable, adequate and appropriate private amenity space is provided as part of residential development’.  The guidance contained within this policy notes that developers at a minimum should provide 1m2 of amenity space per 1m2 of the gross floor area for new dwelling houses.

The proposals would provide an enclosed area of amenity of approximately 100m2 which would be enclosed by a privet hedge, which is considered to provide an area of defensible amenity space within an area characterised by open parkland.  The amenity standards SPG states that the detailed amounts are not intended to be a prescriptive standard and the proposed area would provide future occupiers with access to an area of private and defensible amenity space which would be sufficient for functional requirements including relaxation, clothes drying, refuse storage etc.  Overall therefore it is considered that the proposals seek to find a beneficial use for a Listed Building and that the proposed level of amenity space provision is considered to be acceptable.

Impact upon Trees

As noted previously, there are a number of trees covered by Tree Preservation Order 156 - 1994 - 18 - W01 within close proximity to the site.  There was significant concern during the course of the application with regard to the potential impact that the proposals would have upon trees through the introduction of a residential use, the proposed nature of enclosures and proposed extensions and alterations.  
As originally submitted it was not considered that potential detriment to the trees had been adequately addressed and as such further survey work was requested from the applicant.  Following further discussion and negotiation, the applicant proposed that the woodland immediately adjacent to the proposed dwelling could be managed through a Woodland Management Plan, as well providing as an Arboricultural Impact Assessment and details of tree works required in conjunction with the development.  The submitted assessment indicates that in total, 6 no. trees of poor condition and a small area of hedgerow would need to be removed as a result to accommodate the residential use of the site.  It was agreed that the Method Statement and Tree Condition Survey were considered to be acceptable, subject to conditions being attached to any planning consent given.  These conditions would relate to the submission of details of a tree consultant to undertake a watching brief during the tree works and erection of protective fencing; further details of a schedule of tree works to trees to be retained on the site; and restrictions on operations in the woodland to the north of the building including the erection of protective fencing and the restrictions on the storage of materials in this area. 

It is also requested that further details of the Woodland Management Plan should be submitted to and approved by the Local Planning Authority and should be implemented at an appropriate time, which could also be sought through condition attached to any consent given.  Given the above it is considered that the proposals would not result in undue detriment to the group TPO adjoining the development and as such this is not considered to constitute a reason to refuse planning permission.

Ecological Issues

The application is supported by a Biodiversity Survey and Report prepared by WYG.  The submitted report concludes that ‘no bats were recorded emerging or returning to building during the surveys and therefore no direct impacts to roosting bats are anticipated. However, it must be noted that the results of this survey cannot be taken as a future reflection of conditions on site. Given the presence of potential roosting features, it is possible that bats may utilise these features at some point in the future. Therefore, if works to the building are delayed beyond 12 months from the date of these surveys, it may be necessary to consider a resurvey of the buildings.’ Following consultation with the Council’s Ecologist they indicate that had no comment to make with regard to the submissions and as such there is not considered to be an ecological constraint prohibiting the grant of planning permission.

Highways Issues

To the front of the building is an existing area of hardstanding would remain pursuant to the change of use of the building.  This area would provide more than ample parking and turning for a property of the size proposed and as such is considered to be acceptable with regard to CSS Parking Guidelines and Policy TRAN10 of the Development Plan.


Other Issues

The concerns of residents are noted and the majority of which are addressed within the officer report above.  However, it is noted that concern has been raised with regard to the lack of consultation with the management company and neighbouring residents.  With regard to neighbouring residents it must be noted that the mortuary building is significantly separated from the principal building (approximately 45 metres away at its closest point).  Given this degree of separation, site notices and a press advert were utilised to advertise the application to ensure that those with an interest were notified with regard to the application which was considered to be adequate in this instance. 

With regard to consultation with the management company the LPA forwarded these concerns to the agent and in response they ‘reiterate that the applicant is the sole owner of the app site.  The management company does not have a lease interest and the residents' leases extend to their properties only.  Formal notification of the application (cert B) is not required.’ Given this, the LPA do not feel that it is necessary or reasonable to request that the applicant serve notice on the management company, and this would be a legal matter that the management company could pursue further if they felt necessary, which falls outside of the remit of the consideration of this planning application.  With regard to access to the site and existing services to the site, if there is a dispute in this regard it is not considered that this is a matter for the LPA to mitigate nor is it considered to be a reason to prevent determination of the planning application.

It is noted that the application relates to the conversion of a building within the curtilage of a Grade II* Listed Building and as such the associated listed building consent (2014/00860/LBC) would have to be determined separately.

CONCLUSION

The decision to recommend planning permission has been taken in accordance with Section 38 of The Planning and Compulsory Purchase Act 2004, which requires that, in determining a planning application the determination must be in accordance with the Development Plan unless material considerations indicate otherwise.  The Development Plan comprises the Vale of Glamorgan Adopted Unitary Development Plan 1996-2011.

Having regard to Policies 1, 2, 3 and 8 ENV1 – Development in the Countryside, ENV11 – Protection of Landscape Features, ENV17 - Protection of Historic and Built Environment, ENV24 – Conservation and Enhancement of Open Space, ENV27 - Design of New Developments, HOUS2 - Additional Residential Development, HOUS3 – Dwellings in the Countryside, TRAN10 - Parking , Supplementary Planning Guidance 'Amenity Standards' and Supplementary Planning Guidance ‘Planning Obligations’, it is considered that the proposed works are acceptable.

RECOMMENDATION

APPROVE subject to the following condition(s):

1.
The development hereby permitted shall be begun before the expiration of five years from the date of this permission.


Reason:


To comply with the requirements of Section 91 of the Town and Country Planning Act 1990.

2.
This consent shall only relate to the plans reference A06 received on 17 July 2014, A14, A15, A16 and A17 received 13 October 2014, A04B and A05B received 02 December 2014 and the development shall be carried out strictly in accordance with these details.


Reason:


To ensure a satisfactory form of development and for the avoidance of doubt as to the approved plans.

3.
Prior to their use in the construction of the development hereby approved, a schedule of the proposed materials to be used, including samples, shall be submitted to and approved in writing by the Local Planning Authority and the development shall thereafter be carried out in accordance with the approved details.


Reason:


To ensure a satisfactory standard of development and to ensure compliance with Policies ENV17 and ENV27 of the Unitary Development Plan.

4.
No part of the development shall be commenced until additional details including plans at a scale of 1:20, cross sections, specifications and finishing of all of the proposed windows (including rooflights), rainwater goods and doors have been submitted to and approved in writing by the Local Planning Authority and the development shall thereafter be carried out in accordance with the approved details.


Reason: 


To safeguard local visual amenities, as required by Policy ENV17 of the Unitary Development Plan.

5.
Prior to their use on site samples of the materials to be used in the hard surfaced external areas, including the parking areas, shall be submitted to and approved in writing by the Local Planning Authority and the development shall thereafter be carried out in accordance with the approved details.


Reason: 


To safeguard the setting and visual amenities of the County Treasure and Listed Building and to meet the requirements of Policies ENV17, ENV27 and HOUS8 of the Unitary Development Plan.

6.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) (Amendment) (Wales) Order 2013 (or any Order revoking and re-enacting that Order) the dwelling hereby approved shall not be extended or altered in any way without the prior written consent of the Local Planning Authority.


Reason:


To enable the Local Planning Authority to control the scale of development and to ensure compliance with the terms of Policy ENV27 of the Unitary Development Plan.

7.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) (Amendment) (Wales) Order 2013 (or any Order revoking and re-enacting that Order) no building, structure or enclosure required for the purpose incidental to the enjoyment of the dwelling-house shall be constructed, erected or placed within the curtilage of the dwelling hereby approved without the prior written consent of the Local Planning Authority.


Reason:


To enable the Local Planning Authority to control the scale of development, and to ensure compliance with the terms of Policy ENV27 of the Unitary Development Plan.

8.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) (Amendment) (Wales) Order 2013 and the Town and Country Planning (General Permitted Development) Order, 1995 (or any Order revoking, amending or re-enacting that Order) no gates, fences, walls or other means of enclosure other than those approved under the terms of conditions of this application shall be erected, constructed or placed on the application site without the prior written consent of the Local Planning Authority.


Reason:



To safeguard local visual amenities, and to ensure compliance with the terms of Policy ENV27 of the Unitary Development Plan.

9.
Notwithstanding the details shown on the approved plans, all means of enclosure associated with the development hereby approved shall be in accordance with a scheme to be submitted to and agreed in writing by the Local Planning Authority. The means of enclosure shall be implemented in accordance with the approved details prior to the development being put into beneficial use and maintained as such thereafter unless otherwise agreed by the Local Planning Authority.


Reason:


To safeguard local visual amenities and protected species, and to ensure compliance with the terms of Policies ENV17 and ENV27 of the Unitary Development Plan.

10.
Notwithstanding the details shown on the approved plans, a landscaping scheme shall be submitted to and approved in writing by the Local Planning Authority prior to the beneficial occupation of any of the dwellings hereby approved, which shall include details of proposed planting and replacement trees (including species and size), indications of all existing trees and hedgerows on the land and details of any to be retained, together with measures for their protection in the course of development.


Reason:


To safeguard local visual amenities, and to ensure compliance with the terms of Policy ENV27 of the Unitary Development Plan.

11.
All planting, seeding or turfing comprised in the approved details of landscaping shall be carried out in the first planting and seeding seasons following the occupation of the buildings or the completion of the development, whichever is the sooner; and any trees or plants which within a period of five years from the completion of the development die, are removed or become seriously damaged or diseased shall be replaced in the next planting season with others of similar size and species, unless the Local Planning Authority gives written consent to any variation.


Reason:


To ensure satisfactory maintenance of the landscaped area to ensure compliance with Policies ENV11 and ENV27 of the Unitary Development Plan.

12.
Prior to commencement of any works on-site including clearance, the approved protection scheme shall be implemented in accordance with the arboricultural report 'Arboricultural Report' and accompanying plan TPP01 received 22 December 2014, and the scheme of tree protection shall be so retained on site for the duration of development works.

Reason:


In order to avoid damage to trees on or adjoining the site which are of amenity value to the area and to ensure compliance with Policies ENV11 and ENV27 of the Unitary Development Plan.

13.
Two weeks prior to commencement of land preparation/excavations, details of the arboricultural consultant to undertake a watching brief at the site, must be provided in writing to the LPA and, following satisfactory erection of protective fencing as laid out on Drawing No. TPP01 dated 16 December, 2014 (received 22 December, 2014), shall supervise any excavation/trenching within root protection areas of retained trees and following substantial completion, but prior to beneficial occupation, shall supervise the removal of protective fencing.  


Reason:


In the interests of safeguarding protected trees and to ensure compliance with Policies ENV24 and ENV27 of the Development Plan.

14.
Prior to any land preparation/excavations/trenching and stockpiling of materials, equipment, machinery, portacabins, a schedule of any tree works for all the retained trees pruning and other remedial, preventative, facilitative work, whether for physiological, hazard abatement, aesthetic or operational reasons must be submitted to the Local Planning Authority for approval in writing.  All tree works shall be carried out  in accordance with the approved details and with B.S. 3998:2010 - Tree Work – Recommendations.         


Reason:


To safeguard the health of protected trees and to ensure compliance with Policies ENV11 and ENV24 of the Development Plan.

15.
The Construction Exclusion Zones within the Heras fencing (as required by Conditions 12 and 13 of this consent) shall remain free from any construction-related equipment, vehicles, materials, waste deposit, soil, cement/concrete mixing, mixing of toxic materials, plant, site cabins or lighting of fires, at all times.


Reason:


In order to avoid damage to trees on or adjoining the site which are of amenity value to the area and to ensure compliance with Policies ENV11 and ENV27 of the Unitary Development Plan.

16.
Prior to the commencement of development, full details of a Woodland Management Plan to include a schedule of management of the woodland edged green on the plan attached to the email received from the agent on 01 December 2014, shall be submitted to and approved in writing by the Local Planning Authority and thereafter carried out in accordance with the approved details.


Reason:


In order to avoid damage to trees on or adjoining the site which are of amenity value to the area and to ensure compliance with Policies ENV11 and ENV27 of the Unitary Development Plan.

17.
The implemented drainage scheme for the site should ensure that all foul and surface water, discharges separately from the site and that surface water and land drainage run-off shall not discharge, either directly or indirectly, into the public sewerage system.


Reason:


To prevent hydraulic overloading of the public sewerage system, pollution of the environment and to protect the health and safety of existing residents and ensure no detriment to the environment and to comply with the terms of Policy ENV27 of the Unitary Development Plan.

NOTE:
1.
Where the proposal requires both Planning Permission and Listed Building Consent or Conservation Area Consent work must not be commenced until both consents have been obtained.
2.
This consent does not convey any authorisation that may be required to gain access onto land not within your ownership or control.
3.
Please note that the site is subject to a Tree Preservation Order and therefore if at any time you wish to undertake development which constitutes Permitted Development under the Town and Country Planning (General Permitted Development) Order 1995 (as amended) you should contact the Directorate of Environmental and Economic Regeneration.  Works constituting Permitted Development affecting trees covered by a Tree Preservation Order, whether branches, roots or its trunk require consent under Tree Preservation Order legislation.  Similarly consent is required for works to Tree Preservation Order trees in general including lopping, topping and felling.

4.
You should note that the building / site may constitute a breeding or resting place (roost) for bats, both of which are protected by law through UK legislation under the Wildlife and Countryside Act (1981) (as amended) and through European legislation under the Habitats Directive (EC Directive 92/43/EC), enacted in the UK through the Conservation Regulations (1994) (as amended). This legislation makes it an absolute offence to either damage or destroy a breeding or resting place (roost), to obstruct access to a roost site used by bats for protection and shelter, (whether bats are present at the time or not) or to intentionally or recklessly disturb a bat/bats within a roost.  It is recommended that a full bat survey of the building/ site (including trees) be conducted by a licensed bat surveyor to ascertain presence or absence of bats/bat roosts. In the event that the survey reveals the presence of bats/roosts, further advice must be sought from Natural Resources Wales on 0845 1306229 or the Council's Ecology Section on 01446 704627.

5.
Where any species listed under Schedules 2 or 5 of the Conservation of Habitats and Species Regulations 2010 is present on the site, or other identified area, in respect of which this permission is hereby granted, no works of site clearance, demolition or construction shall take place unless a licence to disturb any such species has been granted by the Welsh Assembly Government in accordance with the aforementioned Regulations.

6.
Dwr Cymru Welsh Water (DCWW) have advised that some public sewers and lateral drains may not be recorded on their maps of public sewers because they were originally privately owned and were transferred into public ownership by nature of the Water Industry (Schemes for Adoption of Private Sewers) Regulations 2011.  The presence of such assets may affect the proposal.  You should therefore contact the DCWW Operations Contact Centre on 0800 085 3968 to establish the location and status of the sewer.  Please note that under the Water Industry Act 1991 DCWW has rights of access to its apparatus at all times.

Please note that this consent is specific to the plans and particulars approved as part of the application.  Any departure from the approved plans will constitute unauthorised development and may be liable to enforcement action.  You (or any subsequent developer) should advise the Council of any actual or proposed variations from the approved plans immediately so that you can be advised how to best resolve the matter.

In addition, any conditions that the Council has imposed on this consent will be listed above and should be read carefully.  It is your (or any subsequent developers) responsibility to ensure that the terms of all conditions are met in full at the appropriate time (as outlined in the specific condition).

The commencement of development without firstly meeting in full the terms of any conditions that require the submission of details prior to the commencement of development will constitute unauthorised development.  This will necessitate the submission of a further application to retain the unauthorised development and may render you liable to formal enforcement action.

Failure on the part of the developer to observe the requirements of any other conditions could result in the Council pursuing formal enforcement action in the form of a Breach of Condition Notice.
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