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The Pumphouse, Hood Road, Barry
Change of use and conversion of former pump house to create restaurant, cafe bar and bistro (A3), live / work units (C3), fitness club (D2)/ health salon (sui generis), car parking, access and servicing arrangements, public realm improvements and associated works.

SITE AND CONTEXT

The Pump House is a Grade II Listed Building built in the 1880s and previously formed part of Barry’s historic dock complex providing hydraulic power to operate coal drops, lock gates, swing bridges and other equipment around the docks. Listed in 1992 it has been disused for many years but remains an important local landmark with its imposing 42 meter high chimney, and is one of the few hydraulic Pump house buildings which remain in Wales.

As recently as 2009 the pump house was still included on the Buildings at Risk register. Subsequently the building has been the subject of a £1.4m refurbishment paid for by the Authority and Welsh Government (WG). This project has consisted of re-roofing the building in Welsh slate, refurbishing the cast iron trusses and re-pointing the brickwork.

The building is well located at the west end of Barry Waterfront. The Barry Waterfront site is located to the south-west of Barry town centre and is strategically positioned between the town centre, Barry Island and the Old Harbour. The site is bordered by the Cardiff-Barry Island railway line to the north and a mix of residential, commercial and industrial properties. The existing waterfront development comprises some 700 residential units together with a retail area incorporating a Morrisons food store and non-food retail units as well as a medical centre which are within a safe walking distance of the site. The site also benefits from access to a number of bus stops along Ffordd Y Mileniwm and the Wales Costal Path.

The pump house is situated in the heart of the Innovation Quarter, a 19 acre mixed use development site being overseen by the Authority and in partnership with the WG. This mixed-use development area comprises of a mix of learning, employment, tourism and leisure, to complement and enhance the wider Waterfront. Within the vicinity of the site there is an 80 bed Premier Inn hotel and Brewers Fayre restaurant on the adjacent triangle site.
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DESCRIPTION OF DEVELOPMENT

The application is for a the conversion of the existing pumphouse at Hood Road, Barry to provide a mix of uses including a restaurant, cafe bar and bistro (A3), fitness club (Class D2)/health salon (sui generis) and 15 live/work units (Class C3). The café bar and bistro would be accommodated within the south range and the restaurant and fitness club/health salon would be within the north range. The live work units would be on the upper floors in both ranges.

The proposals incorporate formal public open space in the form of a plaza and car parking (79 spaces) situated to the front of the Pump House.

The plans below show the layout and proposed elevations:
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PLANNING HISTORY

2014/00926/LBC- Change of use and conversion of former pump house to create restaurant, cafe bar and bistro (A3), live / work units (C3), fitness club (D2)/ health salon (sui generis), car parking, access and servicing arrangements, public realm improvements and associated works- Currently undetermined.

2010/01226/LBC : Hydraulic Pumphouse, The Innovation Quarter, Barry Waterfront - Temporary removal of trusses, valley beams, 5 block columns, gantry crane and rails for cleaning and painting  - Welsh Government Decision to Approve 

2009/00010/LBC : Hydraulic Pumphouse, The Innovation Quarter, Barry - Re roofing and repair of roof structure part demolitions and rebuild.  New windows and drainage.  Clearance of site including identified white asbestos cement products  - Approved 

2001/01573/REG3 : Land adjacent to the Pumphouse, Hood Road, Barry Docks - Proposed Entrepreneurship Centre, comprising of office accommodation for business support agencies plus B1 workspace for small businesses  - Approved 

CONSULTATIONS

Barry Town Council- No objection, subject to the Council being satisfied that recommendations of the Design Commission have been incorporated where possible.


Highway Development- No objection subject to the provision of 79 parking spaces and subject to conditions relating to vision splays, access and turning.

Highways and Engineering (Drainage)- No objection subject to the submission of a detailed drainage scheme for approval.


Environmental Health (Pollution) have requested additional detail in respect of odour control, hours of operation and the use of outdoor spaces.

Glamorgan Gwent Archaeological Trust have requested a condition requiring a photographic survey of the building.

Cadw- No objection.

Dwr Cymru Welsh Water- No objection subject to standard conditions relating to the drainage of the site.

Ecology Officer- No objection.


Housing Section support the application, given the need for live-work units in the Vale.

Local ward members- Councillor Johnson has stated no objections to the application.


Natural Resources Wales have raised no objection but have advised that the Council’s Drainage Engineer should be consulted.

REPRESENTATIONS

The neighbouring properties were consulted and the application has been advertised on site and in the press. No representations have been received.

REPORT

Planning Policies

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 18th April 2005, and within which the following policies are of relevance:

Strategic policies 2, 3, 5, 8, 9, 10

ENV7

- water resources

env16

- water resources

Env17

- protection of the built and historic environment

env27

- design of new developments

hous2

- additional residential development

hous8

- residential development criteria

hous12
- affordable housing

emp2

- new business and industrial development

emp4

- protection of land for employment uses

tran10
- parking

rec3

- provision of open space within new residential developments

rec6

- children’s playing facilities

rec7

- sport and leisure facilities

Planning Policy Wales (Edition 7, 2014) advises that 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. It is for the decision-maker to determine whether policies in the adopted Development Plan are out of date or have been superseded by other material considerations and this should be done in light of the presumption in favour of sustainable development.
In this case, the relevant material considerations are considered to be as follows:

National Planning Policy 

Planning Policy Wales (Edition 7, 2014)

Technical Advice Notes [delete if not applicable]

1
- Joint Housing Land Availability Studies.

2
- Planning and Affordable Housing

12
- Design

11
- Noise

15
- Development and Flood Risk

23
- Economic Development

Supplementary Planning Guidance

Amenity standards

Planning Obligations

Public Art

Issues

The principle of the use

The application site is located within the settlement boundary of Barry, and within an area defined in the UDP as a comprehensive re-development area. Within that area, while specific parcels of land are not earmarked for specific uses, it does make reference to policy EMP 1, which relates to B1, B2 and B8 uses. However, as noted, given that the site itself is not specifically allocated for such B uses and given that the last operational use as a hydraulic pumphouse is Sui Generis, it is considered that the proposal would not result in the loss of employment land, which policy EMP 4 seeks to guard against.

The area forms part of the Innovation Quarter and a planning statement was prepared to assist the marketing and sale of the site. That statement suggests a range of uses that may be acceptable in the building, including A3, D1 and D2. However, it goes on to state that given the unique circumstances of the building, a range of other uses may also be acceptable. Therefore, it does not advise that a form of residential unit would not be acceptable in principle.

It is therefore considered that the proposed uses are not contrary to UDP policies, but each of the uses must nevertheless be assessed with regard to their acceptability in this location.

Live-work units

The proposed live-work units would be located on the upper floors of the building, therefore the ground floor footprint of both ranges would be dedicated to commercial uses. The Council’s Housing Section have advised that there is unmet demand for such live-work units in the Vale and no acceptable alternative sites have thus far been identified. Therefore, this proposal would contribute towards meeting that demand and meeting wider strategic social objectives regarding the provision of a range and mix of housing. In addition, the proposed units would contribute towards economic development in that each would have an employment element.

While therefore, the whole of the building wouldn’t be put to commercial uses, it is nevertheless considered that the proposed live-work units would represent a positive beneficial use and would enable (in terms of financial viability) the ground floor to be converted to a series of appropriate commercial uses. In this respect it is accepted that the cost of the conversion of such a large and unique listed building necessitates the intensive use of the upper floors/space to render a commercial/mixed use viable.

A3 uses

The proposed A3 uses comprise a restaurant, bar and bistro. It is considered that these uses would contribute positively to the character and vitality of the area and would complement the programmed commercial and residential uses on the waterfront. These uses would ensure a significant public/community function to eh building and would serve to create a vibrant ground floor to the building, with a daytime and evening function. It is therefore considered that they are acceptable uses that would positively impact upon the character of the area.

Fitness club and Health salon

It is also considered that the fitness club and health salon will contribute positively to the character and commercial vitality of the development and the wider area. It is also considered that they would complement and be compatible with the residential and A3 uses. In terms of Policy REC 7, it is considered that the proposal wouldn’t undermine the vitality or attractiveness of town or district centres and while a comprehensive assessment of sites within town centres has not been submitted, it is considered that this is nevertheless an acceptable location which would satisfy a demand. Notwithstanding this, there is no apparent town centre location and in any case, it is considered that a use of this kind is appropriate to complete an interesting range of commercial uses within this development.

Design- layout and landscaping

The layout is fundamentally dictated by the location of the existing building, which is not a changeable variable. The majority of the open spaces within the site would be hard landscaped in the form of the access roads, parking spaces and public square adjacent to the south range. There are limited areas of soft landscaping along parts of the perimeter of the site and it is considered that these would soften the visual impact of the development. It has been a key principle throughout the pre-application design process to ensure that the associated outdoor spaces were principally hard surfaced (subject to appropriate materials) to reflect the urban context and history of the site. It is, therefore, considered an appropriate and acceptable approach to retain and enhance the hard surfaced surroundings to the building, while implementing small incidental areas of grass and trees to give an element of softening to the site.

The submitted plans indicate tarmac for the approach road and parking spaces, however, further consideration should be given to a (visually) higher quality material, to ensure that the setting of the listed building is preserved. Consequently, further details of all hard landscaped materials are recommended by condition.

A reasonably high proportion of the site would be utilised for car parking, and it is important to ensure a balance between the need for parking and more interactive public spaces which are necessary to preserve the setting of the building. While the parking provision is relatively intensive in terms of the amount of the site it occupies, it is considered that sufficient space will be retained between the parking bays and the building to adequately preserve its setting. In particular, it is considered that the large public square adjacent to the south range would provide a clear distinction between pedestrian and vehicular areas and would provide an attractive area of foreground from principal views of the building. It is also considered that subject to the use of high quality surface materials, the parking areas would not unacceptably affect the character and setting of the building.

It is considered that the square adjacent to the south range can potentially function as a vibrant outdoor seating space, which would positively contribute to the character of the site and would enhance the quality of the commercial part if the development. The service area would be sited to the rear in a visually less prominent location.

In summary, it is considered that the proposed development comprises an acceptable layout, which preserves the setting of the listed building and would include a significant and potentially vibrant public area adjacent to the building.

Design- alterations to an impact upon the character of the building

The proposed alterations to the building are relatively limited in scope and would not significantly alter the external fabric of the building. The development involves the insertion of a number of horizontal windows within recesses in the existing elevations, a number of rooflights and new doors. Cumulatively, it is considered that the external alterations are sufficiently minor in scale that the special character and historic value of the listed building would be preserved. It should be noted that the number of rooflights has been reduced on the southern roof plane of the south range, in order to ensure that they would not unacceptably dominate that roof slope.

A new bridge link is proposed between the highway and the south elevation of the north range, to enable easy pedestrian access through the site and adequate access to the units in the north range. It is considered that the bridge link, which is of a relatively simple and unfussy design, would not significantly impact upon the character of the building and would provide an acceptable means to provide access to beneficially use the upper floors.

Subject to conditions to control the detail of new windows and doors and a method statement for how the external alterations will be implemented, it is considered that the external works will preserve the character of the building, in accordance with Policies ENV17 and ENV27 of the UDP.

Internally, the proposal involves making alterations to open up the ground floor space and insert new floors to enable the creation of the residential live-work units. While the optimum conversion of the building (from a listed building perspective) would have envisaged less intervention and the use of existing spaces in within the framework of the existing building fabric, it is clear that the viable conversion of the building necessitates the proposed internal works to efficiently maximise the internal space. Notwithstanding this, it is considered that the proposed works will not be unacceptably harmful to the character of the building (subject to a method statement) and that any minor detriment attributable to those alterations is outweighed by the benefits of converting the building to a series of positive commercial and residential uses.

In summary, it is considered that the physical alterations to the building are acceptable and would preserve the character of this listed building.

Impact on residential amenity- existing units in the area and proposed units.

The proposed units would be located close to and directly above proposed A3 units and accordingly it is considered that there is potential for noise to affect the residential amenity of those new units. The Council’s Environmental Health officer has advised that further information is required in respect of opening hours, extraction/ventilation from the A3 uses and the utilisation of outdoor spaces. It is considered that these matters can be adequately conditioned, along with noise mitigation between the commercial units and live work units directly above, by condition.

There are existing dwellings within 25m-30m of the site and therefore any planning permission should be conditioned to ensure that the amenity of those properties is not adversely affected. Since specific hours of operation have not been requested by the Environmental Health Officer, it is considered that a condition requiring hours of operation to be agreed would sufficiently control noise and any impacts in this respect. It is considered that the distance is sufficient to ensure that residential amenity would not be unacceptably affected by those uses within normal operational hours.

The windows in the building would be far enough away from existing houses to ensure that their privacy would not be unacceptably affected. Consequently, it is considered that the development would not unacceptably impact upon residential amenity, in accordance with Policies HOUS 8 and ENV 27 of the Unitary Development Plan.

Parking and highways issues

The development would be served by 79 parking spaces for the live work units, A3 uses and fitness club. Having regard to the context of the site, the potential availability of additional parking in the future in the vicinity and the sustainable nature of the location, the Highways Engineer has accepted the proposed provision of 79 spaces. 

There would be two vehicular access points into the site, one from the south to serve residents parking and one at the north to serve the commercial uses. The access points are considered acceptable in terms of vision splays and there is sufficient space within the site to enable vehicles to enter and leave in a forward gear. Therefore, the development is considered acceptable in terms of parking and highway safety.

Ecology

The application is accompanied by a bat survey report which concludes that there is no evidence of the building being used by bats. The Council’s ecologist has considered the report and has stated no objection to the application. It is therefore considered that the development will comply with policy ENV 16 of the UDP.

Drainage and flood risk

Welsh Water have raised no objection to the application subject to conditions and the Council’s drainage engineer has confirmed no objection subject to a conditions which requires details of the drainage proposals to be submitted and agreed. Natural Resources Wales have advised that the site lies within Flood Zone B1 as defined by the Development Advice Map referred to in TAN 15 and have raised no objection, but recommend that the Council’s Drainage Engineer should be consulted.

On the basis of the above, it is considered that conditions to control the drainage layout would adequately ensure control over drainage and would ensure the development would not cause a flood risk, in accordance with Policy ENV 7 of the UDP.

Section 106 issues

The Council’s approved Planning Obligations Supplementary Planning Guidance (SPG) provides the local policy basis for seeking planning obligations through Section 106 Agreements in the Vale of Glamorgan.  It sets thresholds for when obligations will be sought, and indicates how they may be calculated.  However, each case must be considered on its own planning merits having regard to all relevant material circumstances.

The Community Infrastructure Levy Regulations 2010 came into force on 6th April 2010 in England and Wales.  They introduced limitations on the use of planning obligations (Reg. 122 refers).  As of 6th April 2010, a planning obligation may only legally constitute a reason for granting planning permission if it is:

(a)
necessary to make the development acceptable in planning terms;

(b)
directly related to the development; and

(c)
fairly and reasonably related in scale and kind to the development.

In this case, the application relates to a mixed use development, comprising 15 residential units and commercial uses. Consequently, the Council would normally consider the need for contributions relating to sustainable transport facilities, public open space and public art. In addition, 30% affordable housing is sought on schemes of over 10 units. However, the applicant has advised that as a consequence of the cost of converting the building, financial contributions in any of these respects would render the scheme unviable.

Development Viability

Welsh Government advice contained in “Delivering Affordable Housing Using Section 106 Agreements: A Guidance Update” (2009) makes it clear that development viability is a material consideration in determining planning applications.  It states: “The two key issues for local planning authorities in terms of viability in a volatile and uncertain market are: how to be convinced that the scheme is unviable with S106 contributions in full […]; and what to do once they are convinced.”  These issues are expanded below.

The burden of proof in such cases falls with the developer to prove that viability is an issue for their development.  While a detailed financial breakdown has not been submitted with the planning application, officers are satisfied through discussions and negotiations with the applicant over the sale of the land, that the viability of the development would be undermined if financial contributions were sought through a Section 106 agreement. 

The building is relatively unique and the conversion costs are inevitably significant, particularly given that it is listed and work/materials must be undertaken to a very high standard which is sensitive to the character of the building. Given the viability issues with the conversion, it is considered that the substantial public benefits of allowing the conversion without financial contributions significantly outweigh the harm that would be caused and significantly outweigh a scenario where the building would be left unconverted. It is also relevant to note that when the site was marketed, this was the only proposal of substance which would bring about such public benefits and would add to the commercial offer on the waterfront, and this is reflective of the viability issues recognised above.

Therefore, the omission of contributions is only considered acceptable in view of the development viability issues and balanced against the planning merits of the development. 

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 2, 3, 5, 8, 9, 10, ENV 7- WATER RESOURCES, ENV 16- WATER RESOURCES, ENV 17- PROTECTION OF THE BUILT AND HISTORIC ENVIRONMENT, ENV 27- DESIGN OF NEW DEVELOPMENTS, HOUS 2- ADDITIONAL RESIDENTIAL DEVELOPMENT, HOUS 8- RESIDENTIAL DEVELOPMENT CRITERIA, HOUS 12- AFFORDABLE HOUSING, EMP 2- NEW BUSINESS AND INDUSTRIAL DEVELOPMENT

EMP 4- PROTECTION OF LAND FOR EMPLOYMENT USES, TRAN 10- PARKING, REC 3- PROVISION OF OPEN SPACE WITHIN NEW RESIDENTIAL DEVELOPMENTS, REC 6- CHILDREN’S PLAYING FACILITIES and REC 7- SPORT AND LEISURE FACILITIES, of the Vale of Glamorgan Adopted Unitary Plan 1996-2011, the proposed development is considered acceptable in principle, and in terms of visual impact, contribution to the character of the area, parking, highway safety, residential amenity and ecology.

RECOMMENDATION – OFFICER DELEGATED
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 relate to the plans registered on the 31 July 2014 other than where amended by the following plans:


- AG 1 Rev F, AG 10 Rev B, AG 11 Rev B, AG 12 Rev C, AG 13 Rev B, AG 14 Rev C, AG 15 Rev B, AG 16 Rev B received on the 6 October 2014 and AG 17 Rev C, AG 30 Rev B, AG 31 Rev C, AG 32 Rev B, AG 33 Rev B and AG 27, received on the 20 October 2014.


Reason:


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

3.
No development approved by this permission shall commence until an appropriate photographic survey of the existing buildings on the site has been carried out in accordance with details that shall have first been submitted to and approved in writing by the Local Planning Authority.  The resulting photographs shall be deposited with the Local Planning Authority prior to first beneficial use of the development hereby approved in order that they may be forwarded to the Historic Environment Record, operated by the Glamorgan Gwent Archaeological Trust (Heathfield House, Heathfield, Swansea SA1 6EL Tel: 01792 655208).


Reason:


In order that records are kept of any features of archaeological interest and to ensure compliance with Policies ENV18 and ENV19 of the Unitary Development Plan.

4.
Full details of a scheme for the comprehensive integrated drainage of the site (showing how foul water, surface water and land drainage will be dealt with) shall be submitted to and approved in writing by the Local Planning Authority and the approved scheme shall be fully implemented in accordance with the approved details.


Reason:


To ensure the satisfactory drainage of the site, and to ensure compliance with the terms of Policy ENV27 of the Unitary Development Plan.

5.
The implemented drainage scheme for the site should ensure that all  foul and surface water discharges separately from the site and that 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.

6.
The developer shall provide a suitable grease trap to prevent entry into the public sewerage system of matter that is likely to interfere with the free flow of sewer contents, or which would prejudicially affect the treatment and disposal of such contents, in accordance with details which shall have first been submitted to and approved in writing by the Local planning Authority.


Reason:


In order to ensure the satisfactory drainage of the site and to ensure compliance with Policy ENV 27 of the Unitary Development Plan.

7.
No development shall be carried out on the site which is the subject of this permission until a scheme of fume extraction and odour absorption has been submitted to and approved in writing by the Local Planning Authority.  The approved scheme shall be fully implemented prior to the development hereby approved being brought into beneficial use and shall thereafter be so maintained at all times.


Reason


To ensure that residential amenity is safeguarded and to ensure the development accords with Policy ENV27 of the Unitary Development Plan.

8.
Prior to the commencement of development a scheme for noise attenuation between the commercial ground floor units and the live-work units above shall be submitted to and approved in writing by the Local Planning Authority and the approved scheme of noise attenuation shall be fully implemented prior to the first beneficial occupation of any of the live-work units.


Reason:


To safeguard the amenities of residents of the live-work units, and to ensure compliance with the terms of Policy ENV27 of the Unitary Development Plan.

9.
Prior to the first beneficial use of any of the Cafe/bar, bistro or restaurant, details of any external seating areas and the proposed opening hours shall be submitted to and approved in writing by the Local Planning Authority. The development shall only be operated in accordance with the approved details and opening hours, unless any variation is first agreed to in writing by the Local Planning Authority.


Reason:


In the interests of residential amenity and to ensure compliance with Policy ENV 27 of the Unitary Development Plan.

10.
All the residential units hereby approved shall comprise live-work units and shall be subject to the following requirements:


(i)The business floor space of the live/work unit shall be finished ready for occupation before the residential floor space is occupied and the residential use shall not precede commencement of the business use.


(ii) The business floor space of the live/work unit shall not be used for any purpose other than for purposes within Class [B1] in the Schedule to the Town and Country Planning (Use Classes) Order 1987, or in any provision equivalent to that Class in any statutory instrument revoking and re-enacting that Order with or without modification, unless any variation and alternative use is first agreed to in writing by the local planning authority, in respect of any specific unit.


(iii) The residential floor space of the live/work unit shall not be occupied other than by a person solely or mainly employed, or last employed in the business occupying the business floor space of that unit, a widow or widower of such a person, or any resident dependants. 


Reason:


In order to ensure a satisfactory and sustainable form of development which will support and enhance the local rural community and in order for the development to comply with Policies ENV27, ENV29 and EMP2 of the Unitary Development Plan.

11.
Prior to their construction in the development hereby approved, further details of the following, including cross sections where appropriate, shall be submitted to and approved in writing by the Local Planning Authority. 


- the junction between new floors and existing walls.


- new floors (including sections).


- the fixing of the bridge to the building.


- method statement for the insertion of new windows, doors and rooflights


The development shall be carried out strictly in accordance with the approved details and so maintained at all times.

Reason:


In order to protect the character of the building and the visual amenity of the area, and to ensure compliance with Policy ENV 27 of the Unitary Development Plan.

12.
Notwithstanding the submitted plans, further details of a landscaping scheme shall be submitted to and approved in writing by the Local Planning Authority which shall include 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.

13.
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.

14.
Prior to their use in the development hereby approved, further details and samples of all new areas of hard landscaping (to include the access road, parking areas and public plaza) shall be submitted to and approved in writing by the local planning authority. The development shall be carried out in accordance with the approved details and so maintained at all times thereafter.


Reason:


In the interests of visual amenity and to ensure compliance with Policy ENV27 of the UDP.

15.
All new external lighting shall be in accordance with a scheme of lighting that shall be submitted to and approved in writing prior to the construction or erection of any new external lighting within the site.


Reason:


In the interests of visual amenity and to ensure compliance with Policy ENV27 of the Unitary Development Plan.

16.
No part of the development hereby approved shall be brought into beneficial use until such time as the parking areas, including all associated access and turning areas, have been laid out in full accordance with the details shown on plan AG(0)1 Rev F and the parking, access and turning areas shall thereafter be so retained at all times to serve the development hereby approved.


Reason:


To ensure the provision on site of parking and turning facilities to serve the development in the interests of highway safety, and to ensure compliance with the terms of Policy ENV27 of the Unitary Development Plan.

17.
Prior to the first beneficial use of the building hereby approved, further details of tactile paving to be constructed at both sides of both vehicular accesses into the site shall be submitted to and approved in writing by the Local Planning Authority. The tactile paving shall be implemented in accordance with the approved details, prior to the first beneficial uses of the building.


Reason:


In order to provide adequate pedestrian access into and across the threshold to the site and in order to ensure compliance with Policy ENV27 of the Unitary Development Plan.

18.
The railings to the new bridge hereby approved shall be finished in a colour to match the new windows hereby approved, in accordance with colour details (RAL) to be agreed in writing by the Local Planning Authority, prior to their construction or insertion. the development shall at all times thereafter be maintained in accordance with those details.


Reason:


In the interests of visual amenity and to ensure compliance with Policy ENV27 of the Unitary Development Plan.

19.
Prior to their use in the construction of the development hereby approved, a schedule of the proposed external 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 Policy ENV27 of the Unitary Development Plan

20.
Notwithstanding the submitted plans, prior to their insertion or construction in the development hereby approved, further details and sections where appropriate (to a scale of 1:20) of all new doors, windows and rainwater goods shall be submitted to and approved in writing by the Local Planning Authority and the development shall be carried out in accordance with the approved details.


Reason:


To ensure that the visual amenities of the area are safeguarded and to ensure compliance with Policies ENV8 and ENV27 of the Unitary Development Plan.

21.
Prior to the first beneficial use of the development hereby approved, further details of cycle parking, and street furniture within the public plaza shall be submitted to and approved in writing by the Local Planning Authority. The cycle parking and street furniture shall be implemented prior to the first beneficial use of the development hereby approved.


Reason:


In order to ensure the provision of adequate cycle parking, to ensure a high quality public space and in order to ensure compliance with Policy ENV27 of the Unitary Development Plan.

22.
Prior to the commencement of development, a Construction and Environmental Management Plan to include such matters as the control of noise, vibration, dust and other deposits (and to include proposed hours of working during the development construction phase) shall be submitted to and approved in writing by the Local Planning Authority and the approved scheme shall be fully implemented throughout the course of the construction phase of the development.


Reason:


To safeguard the amenities of neighbouring properties and to ensure compliance with the terms of Policy ENV27 of the Unitary Development Plan.

23.
Prior to the first beneficial occupation of the development hereby approved, a full Travel Plan shall be submitted to and approved in writing by the Local Planning Authority, which shall include a package of measures tailored to the needs of the site and its future users, which aims to widen travel choices by all modes of transport, encourage sustainable transport and cut unnecessary car use. The Travel Plan shall thereafter be implemented in accordance with the approved details.


Reason:


To ensure the development accords with sustainability principles and that site is accessible by a range of modes of transport in accordance with Policies 2, 8 and ENV27 of the Unitary Development Plan.

NOTE:

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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