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Mr. James Law, The Retreat, St. Nicholas, Vale of Glamorgan, CF5 6SJ

Andrew Parker Architect, The Great Barn, Lillypot, Bonvilston, Vale of Glamorgan., CF5 6TR

Land adjacent to The Retreat, St. Nicholas
Proposed new low energy dwelling.

(Renewal of Planning Permission ref:- 2009/01205/FUL)

SITE AND CONTEXT

The application site comprises part of the garden curtilage to an existing detached dwelling located on the western extremities of the settlement of St. Nicholas, but outside of the Conservation Area.  The property lies immediately adjacent to the Ely Valley and Ridge Slopes Special Landscape Area.

DESCRIPTION OF DEVELOPMENT

This is an application for full planning permission for the erection of a detached dwelling in the rear garden of the existing property The Retreat.  The proposed two storey, contemporary style dwelling will be set approximately 4.2m off the rear boundary and approximately 22.5m back from the frontage with the main A48.  The footprint of the dwelling will measure approximately 16m x 11m, with a height of approximately 7.2m at its highest point.  The roof is low profile with a ‘butterfly wing’ design, with glazed lanterns positioned centrally to provide additional light to the landing and stairs area.  The dwelling will accommodate at ground floor a large open plan living and dining area with kitchen, WC, utility room and small hall.  At first floor there will be three bedrooms, two of which will be en-suite, a store room, family bathroom as well as the landing area.  A balcony will be provided to the master bedroom on the north elevation.  The design of the dwelling is a low profile contemporary style eco-house building with the use of extensive glazing on all elevations except for the east elevation, much of which being full height glazing.  External finishes will include a zinc profile sheeting with rendered and painted blockwork walls.  The doors and windows will be aluminium.

The garage will be wide enough to accommodate two cars and will be attached to the south of the house.  It is flat roofed, with a large timber door to the west elevation. 

Vehicular access will be via a new entrance onto the A48 located on the eastern side of the existing dwelling.  A new driveway will be constructed approximately 31m in length, with a turning area and car parking for two cars.  A number of existing trees will be removed.

The application is accompanied by a Design and Access Statement and a tree survey.

PLANNING HISTORY (selected)

2009/01205/FUL: Land adjacent The Retreat, St. Nicholas - Proposed new low energy dwelling - Approved 05/02/2010 (Expired February 2015)

09/00711/FUL - Land adjacent to The Retreat, St. Nicholas.  Proposed new dwelling.  Refused 26 August 2009.

08/01035/FUL - Land adjacent to The Retreat, St. Nicholas.  Proposed new dwelling.  Withdrawn 24 September 2008.

06/01382/FUL - The Retreat, St. Nicholas.  Proposed secondary access and improvements to existing access.  Approved 14 November 2006.

99/01264/FUL - The Retreat, St. Nicholas.  Extension to dwelling.  Approved 7 January 2000.

CONSULTATIONS

St. Nicholas and Bonvilston Community Council.  The Council objects to the proposal.  They state:

“The proposal represents a cramped and incongruous form of backland development, out of keeping with the street scene.  It would detract from the spaciousness of the site and adversely affect the general appearance of the area.”  The Community Council also add – “It would also have an unacceptable effect on the residential amenities enjoyed by occupiers of the neighbouring properties.”

Environment Agency Wales have advised that the development will only be acceptable if a planning condition is imposed requiring details of a scheme for foul and surface water drainage.  Further advice is offered in relation to discharge consent, water efficiency and waste.

The Head of Visible Services (Highway Development):

‘Further to reviewing the information submitted in support of the above, the previous highway observations in relation to planning application reference 2009/01205/FUL. are still applicable to the current proposals.’

Previous Highways Comments are as follows:
1.
If the site layout were constructed as per the application Drawing No. 373/P/500, the Highway Authority would be satisfied with this layout.

2.
The proposed means of access shall have a hard surface of concrete or bituminous material for a minimum distance of 6.0m from the highway boundary.

3.
No surface water from the site shall drain onto the adopted highway or into the highway drainage system.

4.
The access between the edge of the carriageway and the site boundary shall be constructed to a highway specification.  The applicant is advised that prior to commencing works adjacent to or within the confines of the highway, that they will be required to contact Mr. Peter Coughlan of the Highways Maintenance Section on 029 2067 3051, to agree construction details and for permission to work within the limits of the adopted highway.

Wenvoe Ward Member - No comments have been received to date.

Dwr Cymru / Welsh Water - As the applicant intends utilizing private drainage facilities they have no comment to make, but should be re-consulted if circumstances change.

Glamorgan Gwent Archaeological Trust states that: Advised that as the site is on the edge of the A48, which was a Roman Road, there is a possibility of disturbing archaeological features.  Therefore, it is suggested that a condition be attached to an approval for a watching brief.

Natural Resources Wales – Advised that instead of use of a septic tank the applicant should seek to connect with a public sewer or should demonstrate why this cannot be done.

REPRESENTATIONS

Kingfisher Hall, St. Nicholas, Trehill Farmhouse, St. Nicholas, Trehill Lodge, St. Nicholas, Charnwood, St. Nicholas were consulted on the 9th February 2015. A site notice was displayed on the 22nd January 2015. 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 18 April 2005, and within which the following policies are of relevance:

HOUS2 – ADDITIONAL RESIDENTIAL DEVELOPMENT

HOUS8 – RESIDENTIAL DEVELOPMENT CRITERIA

HOUS11 - RESIDENTIAL PRIVACY AND SPACE

ENV4 – SPECIAL LANDSCAPE AREAS (ELY VALLEY AND RIDGE SLOPES)

ENV27 – DESIGN OF NEW DEVELOPMENTS

TRAN10 – PARKING
SUPPLEMENTARY PLANNING GUIDANCE (SPG) INCLUDING AN SPG ON AMENITY STANDARDS AND SUSTAINABLE DEVELOPMENT.

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.  

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 12 – Design (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 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).’

Issues

This is a proposal for a new dwelling within the settlement boundary of St Nicholas, and as such the principle of the proposed development in accepted. It should also be noted that this is a renewal of planning permission 2009/01205/FUL, which expired after this application was submitted. The proposals are exactly the same as previously approved in 2009. It is considered that the Unitary Development Plan policies are the same as in 2009, though Planning Policy Wales has been updated. The proposals are now considered under current policies and guidance. 

Size and Design of Proposed House

Historically both The Retreat (now called St Nicholas House) and its neighbour Kingfisher Hall have been developed from outbuildings to the original Trehill Farmhouse.  Following initial refusals, the development of two houses was approved in outline by Planning Committee in 1981.  Over the years there have been other infill developments in the vicinity, including Charnwood, Gates End House and Trehill Lodge. 

The design of the new property is modern and contemporary, very different from the surrounding houses, which are generally traditional in appearance.  The new dwelling would therefore contrast visually with the existing dwellings, though this will not necessarily be detrimental to the appearance of the area.  A new dwelling does not have to necessarily mimic the styles of the neighbouring houses and a modern design can add interest and variety to a street scene.  Also, a modern dwelling such as proposed often has strong ‘green credentials’, with this proposed house incorporating environmentally beneficial features and extensive use of glazing for solar gain. 

The proposed modern dwelling is to be set back from the front of the site, behind the line of the existing dwellings, between The Retreat and Trehill Farmhouse. The property will utilise a low profile ‘butterfly wing’ roof and along with the extensive use of glazing, will ensure that the visual impact of the dwelling within the street scene will be mitigated, whilst creating an interesting architectural design and making sure it does not become overly prominent.  The proposed dwelling also has a narrow frontage, compared to its immediate neighbours, which further mitigates its visual impact.

The property will be accessed off a driveway located between the two neighbouring dwellings, with the site widening towards the rear of these properties, therefore the siting of the new house cannot follow the building line of the two immediate neighbours to either side.  Nevertheless, in comparison to the previous refusal for a house at this site (reference 09/00711/FUL), the dwelling now proposed has been moved forward in the site as much as possible, being set approximately 5m further forward than the refused scheme.  Furthermore, this part of St. Nicholas cannot be considered to have a clearly uniform building line, with many properties located to the rear of those dwellings directly facing onto the A48, including Kingfisher Hall, a barn conversion that is set over 20m back from the A48, Charnwood, set behind Trehill Farmhouse (albeit accessed off a side road).  For these reasons it is considered that there is no objection to the siting of a dwelling in this set back location. 

Sustainability of Proposals

The site is within the settlement boundary of the village, near to public transport links with a bus stop nearby.  The house itself has sustainable features, such as a rainwater holding tank to use in WCs and for the garden, porous paving for the hardstanding, and a ground source heat pump for central heating requirements. This is all set out in the sustainability statement (within the Design and Access Statement), with the house promoted by the document as a “Low energy dwelling”.  If these measures are implemented it would create a dwelling that could be considered as a good example of sustainable development.

Drainage

There are some details provided with regards the drainage of the site.  The new dwelling initially proposed to utilise a septic tank for foul waste, with a sustainable drainage system and porous hard surfacing used to address surface water drainage needs.  However, whilst it is noted that there are no objections from Welsh Water, Natural Resources Wales are requesting details of foul and surface water drainage as the site lies on a major aquifer of ‘intermediate vulnerability’.  Furthermore NRW has indicated that only after the applicant has attempted to requisition a sewerage connection under Sections 98 and 106 of the Water Industry Act 1991 and this has been refused, would they consider a private sewerage system. The applicant has responded to this with some details of a connection to the public sewer system rather than utilising a septic tank. These details are only in a basic form and so it is considered that a condition should be attached to any approval for full details of drainage, including the link to the sewer system as indicated in the emails from Mr James Law of the 4th February 2015.

Amenity Space

The adopted Supplementary Planning Guidance for Amenity Standards requires that a dwelling should be required to have 1m2 of amenity space per each 1m2 of accommodation floorspace in the dwelling.  The garden area remaining for The Retreat based on this calculation roughly meets this requirement, though the amenity space for the new dwelling does not meet this standard.  

The small garden to the rear and side of the new dwelling is approximately half of what the SPG is requiring.  However, in this circumstance the site is in a generally rural area, on the edge of a village and adjacent to a Special Landscape Area.  This location with the close availability of the countryside beyond the garden boundary mitigates the need for personal amenity space to the usual required standards.

Impact to Neighbour Amenities

The siting of the proposed dwelling means it will be located close to the rear gardens of the host property, the Retreat, and the neighbour at Trehill Farmhouse. The impact will be greatest to the neighbour to the east, Trehill Farmhouse, as the proposed dwelling is set near to their side boundary. The proposed dwelling will be 2.5m from the side boundary with the neighbour, with the neighbour’s rear garden to the other side of this boundary fence.  The two storey section will be approximately 4m from the boundary. 

With the height of the property being limited due to the low profile roof, the proposed dwelling should not have any significant overshadowing impact.  The height of the proposed house is just over 7.5m, and will have some overshadowing effect at late evening times, though for most of the day there should be no overshadowing impact due to the arrangement and orientation of the two properties.  Also, the proposed dwelling should be conditioned to have a white or other light coloured render that would help reflect light and further mitigate any overshadowing.

With regards to the possible overlooking of Trehill Farmhouse, the proposed plan for the east elevation illustrates a lean-to glazed roof over the projecting ground floor section on this elevation, with four small windows serving first floor rooms above this.  These windows all serve rooms which are not considered primary habitable rooms, with two serving en-suites, one for the family bathroom and one for a storage room.  Having these windows in the first floor side elevation close to the boundary with the neighbour could nonetheless still result in perceived overlooking of the neighbouring property even if they are obscure glazed.  The neighbour previously objected with regards these windows, among other reasons. Therefore it is considered that a condition be attached to remove these windows and to require an alternative method of lighting the rooms in question (some sort of light tubes could be used in this circumstance, for example).  The lean-to glazing will cause no overlooking in any way as they are above eye level and with no views afforded from potential future occupiers of the proposed dwelling over the neighbour’s garden.

There are other windows in the property at first floor level, though they are planned in such a way to avoid significant overlooking of either Trehill Farmhouse or The Retreat, with obscure glazing proposed where necessary. Furthermore, the small balcony is designed in such a way that it would not have direct views towards Trehill Farmhouse (possibly just views of the rear section of their garden). There will be views of the rear garden of The Retreat, though there would only be distance views back to the rear elevation of this house due to the set-back position of the new dwelling.  It is therefore considered that with the appropriate conditions attached to any permission significant overlooking impacts should be avoided.

Highways

Planning permission has already been granted for the construction of a new vehicular access to serve the existing dwelling The Retreat.  Whilst the width and position differs slightly in the current submission, the Council’s Highway Engineer has confirmed that there is no objection subject to a number of conditions, including the construction of the crossover to adoptable standards, no surface water drainage onto the highway, hard surfacing for a minimum distance of 6m, and construction in line with the submitted layout. 

Other Issues

The site is also of some interest in relation to archaeology. The Glamorgan Gwent Archaeological Trust have indicated that there is a possibility of archaeological features being located on the site, although it is unlikely to be of major significance and, as such, only a watching brief condition is recommended.

From an ecology perspective it is recommended that as the site is an area of garden with trees and shrubs, this may be a site used by nesting birds.  A condition should be attached to ensure there is no clearance of vegetation in nesting season.

CONCLUSION

The decision to recommend approval of 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 HOUS2 – Additional Residential Development; HOUS8 – Residential Development Criteria; HOUS11 – Residential Privacy and Space; ENV4 – Special Landscape Area; ENV27 – Design of New Developments; and TRAN10 – Parking, of the Vale of Glamorgan Adopted Unitary Development Plan 1996-2011; Supplementary Planning Guidance on Amenity Standards; and national guidance contained in Planning Policy Wales March 2002 (as amended by MIPPS) and TAN12 - Design, the dwelling is considered acceptable in terms of its siting , scale, massing, design and materials, in relation to its impact on the street scene of this part of St. Nicholas and the wider amenity of the area.  The proposal is not considered to have any significant overbearing impact or result in any loss of privacy to adjoining and nearby residential occupiers.  Furthermore the proposal is considered acceptable in relation to access and parking and provides adequate, usable and private amenity space to serve the proposed dwelling and the existing dwelling known as The Retreat. 

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 474/P/10, 474/P/11, 474/P/12, 474/P/13, 474/P/14 and 474/P/15 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.
The developer shall ensure that a suitably qualified archaeologist is present during the undertaking of any ground disturbing works in the development area so that an archaeological watching brief can be conducted. The archaeological watching brief shall be undertaken to the standards laid down by the Institute of Field Archaeologists. The Local Planning Authority shall be informed in writing at least two weeks prior to the commencement of development on site of the name and address of the said archaeologist and no work shall commence on site until the Local Planning Authority has confirmed in writing that the proposed archaeologist is suitable. A copy of the watching brief shall be submitted to the Local Planning Authority within two months of the fieldwork being completed by the archaeologist.


Reason:


To identify and record any features of archaeological interest discovered during the works, in order to mitigate the impact of the works on the archaeological resource, and to ensure compliance with Policies ENV18 and ENV19 of the Unitary Development Plan.

4.
Notwithstanding the submitted details, this permission does not relate to the first floor windows in the east elevation, (serving the two en-suite rooms, the family bathroom and storeroom,) and these windows are therefore not considered part of this approval. 


Reason:


In the interests of safeguarding the privacy of neighbouring occupiers and to meet the requirements of Polices ENV27 and HOUS 11 of the Unitary Development Plan.

5.
A scheme of alternative natural lighting for the first floor en-suite rooms, the family bathroom and storeroom is to be submitted to and approved in writing by the Local Planning Authority prior to the commencement of development. The development shall then be implemented in accordance with these approved details.


Reason:


In the interests of visual amenity and in accordance with Polices ENV27 of the Unitary Development Plan.

6.
Notwithstanding the submitted details, the dwelling hereby permitted shall be rendered in a white or other similar light colour. Full details of this render type and colour finish 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 prior to the first beneficial use of the property.


Reason: 


In the interests of the visual amenities of the area and to meet the requirements of Policy ENV27 of the Unitary Development Plan.

7.
The development shall be carried out in accordance with the submitted sustainability statement unless the Local Planning Authority gives prior written consent to any variation.


Reason:


To meet the requirements of Strategic Policy 2 to ensure a sustainable form of development.

8.
Notwithstanding the submitted plans, the flat roof over the garage of the replacement dwelling hereby approved shall not be used at any time as an additional amenity space / balcony area 


Reason:


To protect the privacy and amenity of neighbouring properties and to ensure compliance with the terms of Policies ENV27 and HOUS11 of the Unitary Development Plan.

9.
The attached garage hereby approved shall not be physically altered or converted to any other domestic purpose without first obtaining the formal consent of the Local Planning Authority. The garage shall be available at all times for the parking of private motor vehicles associated with the approved dwelling.


Reason:


To ensure that adequate off-street parking provision and garaging facilities are retained for the proposed dwelling, in accordance with Policy TRAN 10 of the Unitary Development Plan.

10.
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:


In the interests of privacy and amenity given the restricted nature of the site and to ensure compliance with the terms of Policy ENV27 of the Unitary Development Plan.

11.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) (Amendment) (Wales) Order 2013 (or any Order revoking, amending or re-enacting that Order) no building, structure or enclosure required for a purpose incidental to the enjoyment of a dwelling-house shall be constructed, erected, or placed within the curtilage as hereby permitted 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.

12.
The windows annotated in approved Plan Nos. 474/P/13 amd 474/P/14 as being obscure glazed shall be fitted with obscure glazing to a minimum of level 3 of the `Pilkington` scale of obscuration at the time of the construction of the development hereby approved and prior to the first beneficial use of replacement dwelling and shall thereafter be so maintained at all times.


Reason:


To ensure that the privacy and amenities of adjoining occupiers are safeguarded, and to ensure compliance with the terms of Policy ENV27 of the Unitary Development Plan.

13.
Details of the surface finish of the access, driveway, parking and turning areas shall be submitted to and approved in writing by the Local Planning Authority prior to their use on site and the development shall thereafter be carried out in accordance with the approved details and shall thereafter be so maintained at all times.


Reason:


In the interests of highway safety and sustainable development and in accordance with policy ENV 27 of the Unitary Development Plan.

14.
Full details of the proposed means of enclosure for all boundaries of the site shall be submitted to and approved in writing by the Local Planning Authority prior to their construction on site, and such approved boundary treatment shall be constructed/provided on site prior to first beneficial use of the dwelling hereby approved, and thereafter retained in accordance with such approved details unless otherwise agreed in writing by the Local Planning Authority.


Reason: 


In the interests of visual amenity, and to protect the character and appearance of the area as required by Policies HOUS8 and ENV27 of the adopted Unitary Development Plan.

15.
No clearance of any vegetation in connection with the development hereby approved shall be undertaken in bird nesting season, being March to August inclusive, unless otherwise agreed in writing by the Local Planning Authority.


Reason:


In the interests of local ecology and in accordance with policy ENV 16 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 474/P/11 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 commencement of development, details of the finished levels of the site and the dwelling hereby 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 neighbour and visual amenities are safeguarded, and to ensure the development accords with Policy ENV27 of the Unitary Development Plan.

18.
Notwithstanding the submitted details, further details of a scheme for foul and surface water drainage (with the foul drainage connecting with the sewer system, as indicated with the submitted emails dated 4th February 2015) shall be submitted to and approved in writing by the Local Planning Authority, which shall ensure that foul water and surface water discharges shall be drained separately from the site, with no surface water or land drainage run-off allowed to connect (either directly or indirectly) into the public sewerage system.  The approved scheme shall be fully implemented in accordance with the approved details prior to first beneficial occupation of any of the dwellings hereby approved.


Reason:


To protect the integrity, and prevent hydraulic overloading, of the Public Sewerage System, and to ensure compliance with the terms of Policy 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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