2014/01433/FUL
Received on 25 January 2016

Mr. Michael Brinkard, The Gate House,, Windmill Industrial Estate,, Wimbourne Road,, Barry., CF63 3DH

Mrs. Barbara Wells, 23, Parc-y-Fro,, Creigiau,, Cardiff,, CF15 9SD

Windmill Industrial Estate, Wimborne Road, Barry
Planning application in respect of two additional units within an existing development at Windmill Industrial Estate : Original application No 05/01112/FUL 

SITE AND CONTEXT

The application site lies within the operational dock area adjacent to Wimborne Road and lies within an existing estate of ten single storey industrial units. It is noted that the parking and landscaping scheme required under the original consent (2015/01112/FUL) have not been provided on site.

DESCRIPTION OF DEVELOPMENT

The application is for the erection of 2 no. additional units within the existing development at Windmill Industrial Estate. The first unit is proposed to the south-west of the site adjacent to the roundabout on Wimborne Road whilst the second unit is proposed to the east of the site. A site layout plan of the proposed development is shown below:
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The unit to the west of the site is approximately 9 metres in depth and 15 metres in width. The unit to the east of the site has a maximum depth of 10 metres and maximum width of 8 metres noting that part of the corner has been ‘cut away’ to facilitate vehicular movements within the site. The introduction of the proposed units also have necessitated a change in the parking layout from that originally approved with amended turning and parking areas shown within the site. 

PLANNING HISTORY

2014/00549/FUL : Windmill Industrial Estate, Wimborne Road, Barry - Planning application in respect of 2 No additional units on existing development at Windmill Industrial Estate.  Original application No 05/01112/FUL received approval reference 03/00161/RES - Withdrawn 

2005/01112/FUL : Windmill Industrial Estate, Wimbourne Road, Barry - Erection of 10 no. factory units - Approved 

2003/00161/RES : Windmill Industrial Estate, Wimbourne Road, Barry Docks - Development of 10 No. industrial starter units (B1 & B2) with associated car parking and access (02/00366/OUT)  - Approved

2002/01355/RES : Windmill Industrial Estate, Wimbourne Road, Barry - Single storey start-up workshops (Classes B1 and B2) - Withdrawn 

Enforcement history

Since the granting of permission at the site there have also been a number of enforcement cases investigated by the Council. There remains an open enforcement case with regard to the site 2014/0148/PC with regard to the non-compliance with conditions relating to the provision and layout of the parking and turning areas on site.

CONSULTATIONS

Barry Town Council were consulted with regard to the application and raised ‘no objection.’

The Council’s Highway Development section were consulted with regard to the application. In response they confirmed that they accept the layout shown although suggest that footway widths are not accepted and that further details of the turning area adjacent to unit 11 to demonstrate that a 10 metre vehicle can turn within the area.


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

The Council’s Principal Flood and Drainage Engineer has been consulted with regard to the application. They recommend that the mitigation measures included within the FCA should be implemented upon the completion of the proposed new units. They also indicate that a condition should be attached to any planning consent given requiring a detailed scheme for the surface water drainage of the site including the management and maintenance of the proposed drainage scheme.


Shared Regulatory Services provide comments with regard to the application stating that this application is to carry out further construction that could be deemed minor compared to the works already carried out. As such they suggest that ‘in the event that contamination is found at any time when carrying out the approved development it must be reported immediately to the LPA. They indicate that an investigation and risk assessment must be undertaken in accordance with the requirements of the current guidance and where remediation is necessary, a scheme should be submitted to an approved by the LPA and a verification report subsequently be provided to the LPA.

Castleland Ward members were consulted with regard to the application although no comments had been received at the time of writing this report.

Dwr Cymru Welsh Water was consulted with regard to the application and suggest a number of conditions be attached to any planning consent given. These conditions required that no surface water and/or land drainage shall be allowed to connect either directly or indirectly to the public sewerage network and that they note a public sewer crosses the site and that no operational development should take place within 3 metres of this sewer to safeguard DCWW’s apparatus. 


Natural Resources Wales was consulted with regard to the application. Within these comments they note that the application site lies on a principal aquifer and is also located within close proximity to the Cadoxton River. With regard to land contamination they advise that the applicant should either undertake a risk assessment in this regard or suggest that a condition can be attached to any permission in this regard.

They also note that the application site lies within Flood Zone C2 and that the application is supported by a Flood Risk Assessment. In this regard they note that the erection of two commercial units within an existing industrial estate is classified as less vulnerable development. With regard to tidal flood risk they consider that the risk from this form of flooding is minimal whilst with regards to fluvial flood risk they are satisfied that the site levels proposed within the FCA are adequate to mitigate this risk.
 

REPRESENTATIONS

The neighbouring properties were consulted on 22 December 2014, 19 November 2015 and 27 January 2015 and site notice was also displayed on 05 January 2015 and 09 December 2015. At the time of writing this report 15 letters of representation had been received raising the following issues:

· Proposed development is on allocated spaces covered by leasehold agreements

· Not enough staff parking already on site

· Flooding issues

· Lack of adequate consultation with tenants

· Lack of discharge of conditions attached to previous consents

· Loss of landscaping

· Issues of contaminated land

· Poor design of the proposed units

· Inadequacy of site security

· Lack/inadequacy of street lighting serving the estate

In addition during the course of the application comments were received from Associated British Ports raising the following issues:

· The submitted details do not show accurately the applicants land ownership (20/02/2015)

· Security fencing has now been erected to delineate ABP’s ownership at the site (26/06/2015)

· Proposed units 11 and parking spaces 12 and 13 shown to extend beyond applicant’s ownership; new retaining walls will be required adjacent to access road; access along the access road needs to be maintained at all times for ABP through the construction process (26/11/2015)

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

Strategic Policies:

POLICIES 1 & 2 - THE ENVIRONMENT

POLICY 5 - BUSINESS AND INDUSTRIAL USES

POLICY 8 – TRANSPORTATION

Policy:

POLICY ENV 1 – DEVELOPMENT IN THE COUNTRYSIDE 

POLICY ENV 7 – WATER RESOURCES

POLICY ENV 26 - CONTAMINATED LAND AND UNSTABLE LAND

POLICY ENV 27 – DESIGN OF NEW DEVELOPMENTS

POLICY ENV 28 – ACCESS FOR DISABLED PEOPLE

POLICY ENV 29 – PROTECTION OF ENVIRONMENTAL QUALITY

POLICY EMP 2 – NEW BUSINESS AND INDUSTRIAL DEVELOPMENT

POLICY EMP 3 – GENERAL INDUSTRY

POLICY EMP 6 – DEVELOPMENT ADJACENT TO HAZARDOUS INDUSTRIAL USES

POLICY TRAN 10 – 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, both chapters 2 and 4 of Planning Policy Wales (Edition 8, 2016) provide the following advice on the weight that should be given to policies contained with the adopted development plan: 

‘2.8.4 It is for the decision-maker, in the first instance, to determine through monitoring and review of the development plan whether policies in an adopted [Development Plan] are outdated for the purposes of determining a planning application. Where this is the case, local planning authorities should give the plan decreasing weight in favour of other material considerations such as national planning policy, including the presumption in favour of sustainable development (see section 4.2).’

‘4.2.4 A plan-led approach is the most effective way to secure sustainable development through the planning system and it is important that plans are adopted and kept regularly under review (see Chapter 2). Legislation secures a presumption in favour of development in accordance with the development plan for the area unless material considerations indicate otherwise (see 3.1.2). Where: 

· there is no adopted development plan or 

· relevant development plan policies are considered outdated or superseded or 

· where there are no relevant policies 
there is a presumption in favour of proposals in accordance with the key principles (see 4.3) and key policy objectives (see 4.4) of sustainable development in the planning system. In doing so, proposals should seek to maximise the contribution to meeting the local well-being objectives.’
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 8, 2016) (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

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 9 – Enforcement of Planning Control (1997)

· Technical Advice Note 12 – Design (2014)

· Technical Advice Note 15 – Development and Flood Risk (2004)

· Technical Advice Note 23 – Economic Development (2014)

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 – 20th December 2013 on the Deposit Local Development Plan and the ‘Alternative Sites’ public consultation on the Site Allocation Representations from 20th March – 1st May 2014. The Council has considered all representations received and on 24 July 2015 submitted the Local Development Plan to the Welsh Government for Examination.  Examination in Public commenced in January 2016.

With regard to the weight that should be given to the deposit plan and its policies, the guidance provided in Paragraph 2.8.1 of Planning Policy Wales (Edition 8, 2016) is noted.  It states as follows:

‘2.8.1 The weight to be attached to an emerging LDP (or revision) when determining planning applications 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 delivers 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.’
In line with the guidance provided in Paragraph above, the background evidence to the Deposit Local Development Plan that is relevant to the consideration of this application insofar as it provides factual analysis and information that is material to the issues addressed in this report in particular, the following background papers are relevant:

Issues

Principle of development

The application site falls on an existing industrial estate in a wider area largely characterised by industrial development, although there are some residential properties within approximately 70 metres of the site. For the purposes of the Development Plan however the site lies within an area of open countryside, falling outside of the settlement boundaries defined by the Vale of Glamorgan Unitary Development Plan 1996-2011. As such policy ENV1 is of relevance in the determination of this application which seeks to restrict forms of development within the delineated countryside to development essential for agriculture or other development where rural location is essential; appropriate recreational use; conversion of existing building particularly to assist in diversification of the rural economy or development approved under other policies of the plan.

However, the supporting text to Policy ENV 1 states that the definition of countryside excludes land that has not been developed for employment use.  It is acknowledged that the site has an existing established industrial function whilst the site is also situated in close proximity to Atlantic Trading Estate and ABP Barry Dock and read against a backdrop of industrial use within the application site and within the wider area. The site also relates to previous developed land which is not considered to contribute to the character of the countryside that the thrust of policy ENV1 serves to protect. 

The proposals relate to the provision of additional buildings with an established industrial site. Therefore whilst the proposal would strictly be contrary to the aforementioned provisions of the development plan, given that the proposed building would provide a modest intensification of the existing industrial use of the site, and noting the close proximity of existing industrial premises within the Atlantic Trading Estate and ABP Barry Dock, it is considered that the provision of two additional industrial units in this location would be acceptable in this instance.
Visual impact

The buildings are proposed within an existing industrial estate in an area characterised by a variety of industrial developments. The proposed units would be metal clad and would be similar in terms of their style and design to the existing units within the site. Unit 11 would not be overly visible from the public domain given its position to the rear of the site, whilst unit 12 would be in a prominent position adjacent to Wimborne Road, the roundabout serving Atlantic Trading Estate and leading to Sully. Notwithstanding the visibility of unit 12 from the public domain, it is considered to be typical of the design of this form of use and would not therefore be out of keeping.

The buildings are read against the backdrop of other industrial development and, therefore, it is considered that the proposed buildings are acceptable in terms of its design so as not to cause undue detriment to the visual amenities of the wider countryside.

Impact upon amenity of neighbouring residential properties

The buildings are set a substantial distance from the nearest residential properties and as such it is not considered that there would be undue detriment caused as a result of the addition of two units within an existing industrial estate. As such potential detriment to the amenity of neighbouring residential properties is not considered to represent a reason to refuse planning permission in this instance.

Flood risk and drainage

TAN 15 states that in order for a development to be justified in Zone C, it must be demonstrated that:

Its location in zone C is necessary to assist, or be part of, a local authority regeneration initiative or a local authority strategy required to sustain an existing settlement1; or,

Its location in zone C is necessary to contribute to key employment objectives supported by the local authority, and other key partners, to sustain an existing settlement or region;

and

It concurs with the aims of PPW and meets the definition of previously developed land (PPW fig 2.1); and,

The potential consequences of a flooding event for the particular type of development have been considered, and in terms of the criteria contained in Sections 5 and 7 and Appendix 1 found to be acceptable.

In addition, Policy ENV7 of the UDP states that development will not be permitted where it would potentially be at risk from flooding or increase the risk of flooding locally or elsewhere to an unacceptable level. The application site lies within Flood Zone C2 as defined within the Development Advice maps accompanying TAN 15, with the primary source of flooding arising from Cadoxton River which lies immediately to the west of the application site. The Flood Zone is shown in blue on the maps below with the application site circled in red:
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A Flood Consequences Assessment (FCA) was therefore submitted in support of the application prepared by Sanderson Associates and received by the Local Planning Authority on 8th December 2014. The submitted FCA concludes that suitable mitigation measures have been recommended within Section 7 of the report and that ‘this report concludes that the proposed development can take place without being at an unacceptable risk of flooding and without increasing the risk to the site itself or other sites in the vicinity.’ The measures suggested within the FCA include the provision of a flood evacuation plan to future occupiers of the unites; regular inspection of drains and that the floor slab of the unit and internal walls up to 600mm above slab level should be sealed with a treatment that will prevent the leaching of flood waters.

Following further consultation with Natural Resources Wales they indicate that:

· the risk posed by Tidal Flood Risk is minimal; 

· They note that the risk of fluvial flooding from the Cadoxton are unknown and the risk has not been fully established. Whilst noting that a hydraulic modelling exercise would usually be required to establish the level of this risk they state that ‘it is our view that this level of assessment would not be appropriate to the size and scale of the development. Therefore we are satisfied that with site levels of 8.35m AOD and the incorporation of flood resilience measures proposed by the applicant the consequences of flooding will be acceptable.’

· Agreement with the applicant’s intentions outlined within section 6 of the FCA with regard to heights of electrical fittings and the use of flood resilient materials and suitable evacuation routes.  

Therefore having reference to the provisions of TAN15 with regard to development within Flood Zone C2, the proposed development is considered to comply with the provisions of the criteria laid down in section 6, since it sustains an existing settlement, and it is required for a key employment use within an existing employment site comprising of previously developed land. Furthermore noting the above comments of NRW it is considered that the potential consequences of flooding have been adequately considered to allow the granting of planning permission to comply with the criteria identified within TAN15, in that the development would not be at an unacceptable risk of flooding and it would not unacceptably add to flood risk of other areas. 

Further to the above following consultation with the Council’s Drainage Engineer they recommend that the mitigation measures within the FCA should be implemented and also request a condition requiring a detailed scheme of the drainage of the site.
Contaminated land issues

Comments have been received from the Council’s Shared Regulatory Services Section and NRW with regard to potential risks from contaminated land arising from the development noting the historic use of the site. However the comments received the Council’s Environmental Health Officer suggests that given the level of construction that has already taken place at the site, given the relatively minor scope of these works investigations and risk assessment of such issues in this instance may be overly onerous. Similarly NRW indicate that such an assessment could be undertaken although also accept that any risk associated with the development of the additional two units at the site could be controlled by an appropriately worded condition. In light of the above it is considered that an appropriately worded condition should be attached to any planning consent granted with respect to contaminated land issues. 

Highways issues

It is noted the most vociferous objections received from occupiers of the existing units relate to ownership issues relating to parking spaces within the confines of the site and that the applicant has failed to comply with the conditions of their original consent with regard to the provision of parking spaces. 

A number of letters of objection have provided copies of deeds that indicate that the occupiers of the units have parking spaces included within their leasehold and that the current proposals would result in the reconfiguration of the layout previously approved. Whilst these concerns are noted, it is not considered that issues relating to the ownership of the spaces represents a material reason to refuse planning permission and would be legal issue to be resolved between the applicant and their tenants. It should also be noted that the parking spaces shown on these deeds have not to date been provided and the granting of planning permission subject to suitably worded conditions would seek to regularise the existing breach of planning control relating to the provision of the parking layout required by conditions attached to permission 2005/01112/FUL at the site.

With regards to the revised parking layout, a total of 38 car parking spaces are shown to provide the 12 units within the site. It is also noted that previous applications originally proposed 12 units and these were reduced due to concerns raised by the Council’s Highway Department. There is no objection to the level of parking or arrangement of the spaces shown on the amended site layout plan (A001 Rev E). It is noted however that the Council’s Highways Engineer has requested further details with regard to the turning area adjacent to unit 11 and the provision of wider footways throughout the site. In both these regards it is noted that the site does not form or sit adjacent to the public highway and as such it is not considered that a detriment to highway safety would result from the works. Having regard to all of the above, it is not considered in this instance that there is a highways reason to refuse planning consent in this instance.

Other considerations

It is noted that the site falls within the HSE consultation zone and efforts were made to carry out a consultation in this regard. It should however be noted that the proposals do not relate to a sensitive use proposing an industrial use within an existing industrial site. It is not therefore considered that allowing this use would fetter the adjoining industrial uses and therefore does not represent a reason to refuse permission.

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 the provisions of policies ENV7 – Water Resources, ENV26 – Contaminated Land and Unstable Land, ENV27 – Design of New Developments, ENV29 – Protection of Environmental Quality, EMP2 – New Business and Industrial Development, EMP3- General Industry, EMP6 – Development Adjacent to Hazardous Industrial Uses and TRAN10 – Parking, it is considered that the proposed development would be acceptable, not resulting in unacceptable detriment to the countryside, water resources, impact upon amenity of neighbouring residential properties or highway safety issues.

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 specified below


A001 Rev E Site plan received 13 January 2016


A002 Rev C Site survey received 13 January 2016


A003 Rev C Enabling Works received 13 January 2016


A004 Rev D Proposed Plans Unit 11 received 13 January 2016


A005 Rev A Proposed Plan Unit 12 received 08 December 2014


A006 Rev A Proposed Foundation Plan Unit 12 received 08 December 2014


A007 Rev C Proposed sections unit 11 received 13 January 2016


A008 Rev C Proposed elevations unit 11 received 13 January 2016


A009 Rev A Proposed sections unit 12 received 8 December 2014


A010 Rev A Proposed sections unit 12 received 8 December 2014


A011 Rev C Proposed structure unit 11 received 13 January 2016


A012 Rev A Proposed structure unit 12 received 8 December 2014


A013 Rev A Proposed elevations unit 12 received 8 December 2014


Flood Consequences Assessment prepared by Sanderson Associates dated November 2014 received 08 December 2014


 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.
No development shall commence on site until a detailed scheme for the surface water drainage of the site, showing how road and roof / yard water will be dealt with has been submitted to and approved in writing by the Local Planning Authority. Details shall include existing drainage systems across the site and any connections to this system. Any calculations for onsite attenuation or discharge should also be included. Details shall also be provided on the perpetual management and maintenance of the proposed drainage scheme for the lifetime of the development. The approved scheme must be implemented prior to beneficial occupation and as built drawings should be submitted to the Local Planning Authority.


Reason: To ensure that effective drainage facilities are provided for the proposed development and that flood risk is not increased elsewhere in compliance with the terms of Policy ENV27 of the Unitary Development Plan.

4.
The implemented drainage scheme for the site should ensure that no surface water and/or land drainage run-off shall discharge, either directly or indirectly, into the public sewerage system.


Reason:


To prevent hydraulic overloading of the public sewerage system and to protect the health and safety of existing residents and ensure no detriment to the environment and to comply with the terms of Policies ENV27 and ENV29 of the Unitary Development Plan.

5.
Prior to their use in the construction of the development hereby approved, a schedule of the proposed materials to be used (including details of hardstandings and footways) 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.

6.
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, and the improved footway and crossing point to the front of the site have been laid out in full accordance with the details shown on Proposed site plan 'A001 Revision E'. The parking, access, footways and turning areas shall thereafter be so retained at all times to serve the development hereby approved and the existing units on the site.


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.

7.
Prior to the commencement of development, details of the finished levels of the site and the buildings approved in relation to existing ground levels shall be submitted to and approved in writing by the Local Planning Authority and the development shall be carried out in full accordance with the approved details.


Reason:


To ensure that visual amenities are safeguarded, and to ensure the development accords with Policy ENV27 of the Unitary Development Plan.

8.
The development permitted by this planning permission shall only and at all times be carried out in strict accordance with the Flood Consequences Assessment (FCA) accompanying this application dated November 2014, produced by Sanderson Associates.


Reason:


In order to minimise flood risk within the site and within the flood catchment area, and to ensure compliance with the requirements of Policy ENV7 of the Unitary Development Plan and Technical Advice Note 15 - Development and Flood Risk.

9.
All means of enclosure (including retaining works) 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 prior to the commencement of development, and the means of enclosure shall be implemented in accordance with the approved details prior to the development being put into beneficial use.


Reason:


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

10.
If, during development, contamination not previously identified is found to be present at the site then no further development shall be carried out until the developer has submitted a remediation strategy to the Local Planning Authority detailing how this unsuspected contamination shall be dealt with and approved in writing by the Local Planning Authority. The remediation strategy shall be implemented as approved.


Reason: 


To protect sensitive groundwater at the site in accordance with policy ENV7 of the Development Plan.

11.
A landscaping scheme shall be submitted to and approved in writing by the Local Planning Authority prior to the first beneficial occupation of the units.


Reason:


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

12.
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.

NOTE:

1.
The proposed development site is crossed by a public sewer.  No development (including the raising or lowering of ground levels) will be permitted within the safety zone which is measured either side of the centre line.  For details of the safety zone please contact Dwr Cymru Welsh Water's Network Development Consultants on 0800 9172652.

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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