2016/1078
Applicant: Kier Living Northern

Description: Erection of 77 no dwellings with associated highways, drainage, parking,
garages and gardens (amended plans).

Site Address: Former Royston High School, Off Midland Road, Royston, Barnsley, S71
4QP

9 representations from local residents. Councillors Cheetham and Clements object to the
proposed development.

Site Description

The site consists of the remaining land belonging to the former Royston High School site in
Royston. The site is 2.1ha in size and is located to the north of Midland Road, the west of
The Lane, the east of Station Road and the south of a new housing estate of 143 houses
already under construction on part of the former school site.

The site is predominately open and clear of features. However a former multi use games
court exists in the south east corner of the site within a fenced enclosure. In addition a
footpath passes through the western part of the site connecting Midland Road and Warren
Walk. A small electricity substation building is located in the south western most corner of
the site. Other than that the majority of the site is overgrown with scrub grass.

The site is located in a predominately residential area and is overlooked by a number of
houses located on Midland Road in particular. However other uses located nearby include a
small Asda supermarket located to the east on The Lane, Royston Methodist Church to the
south and Royston Leisure Centre to the west of the site on Station Road.

Public open space associated with the housing development under construction abuts the
northern boundary of the site. This is scheduled to contain a LEAP play area and an informal
play area.

Previously planning permission was granted for the site to be developed to contain a retail
foodstore, an associated petrol filling station (full planning permission) and a health centre
(outline) in addition to the development of 143 houses already under construction. This
happened subsequent to the site becoming vacated following the closure of the school (ref
2012/1337).

Proposed Development

The application seeks planning permission for a development of 77 houses. The
development is proposed to be made up of a mixture of 2, 3 and 4 bed properties that would
be housed in layout consisting solely of detached and semi-detached houses.

Access into the development is proposed via the new road located to the East of the site that
has been constructed to serve the housing estate already under construction on part of the
former school site (The Lane) which was originally intended to also serve the retalil
development, petrol filling station and health centre. This route contains a new roundabout
that has been constructed on The Lane and Old Royston Avenue.



All of the house types would be of two storey construction. The elevations would be of a
traditional yet contemporary appearance with a mixture of external facing materials including
dark red brick, light brown brick and white render.

Relevant History

2012/1337 — Full application for erection of 143 dwellings, supermarket (Class A1), petrol
filling station, additional parking for community campus, public open space, landscaping
access, parking and outline application for health centre (Class D1) with all matters. Outline
and full planning permission granted with conditions 19/03/2013.

Policy Context

Planning decision should be made in accordance with the development plan unless material
considerations indicate otherwise and the NPPF does not change the statutory status of the
development plan as the starting point for decision making. The development plan consists
of the Core Strategy and the saved Unitary Development Plan policies. The Council has also
adopted a series of Supplementary Planning Documents and Supplementary Planning
Guidance Notes, which are other material considerations.

The Council has submitted our emerging Local Plan to the Secretary of State but we are at

an early stage in the examination process. It establishes policies and proposals for the

development and use of land up to the year 2033. The document is a material consideration

and represents a further stage forward in the progression towards adoption of the Local

Plan. As such increasing weight can be given to the policies contained within the document

although, in accordance with paragraph 216 of the NPPF, the extent of this will depend on:

*  The extent to which there are unresolved objections to relevant policies (the less
significant the unresolved objections, the greater the weight that may be given) and;

»  The degree of consistency of the relevant policies in the emerging plan to the policies in
the NPPF (the closer the policies in the emerging plan to the policies in the NPPF, the
greater the weight that may be given).

Local Development Framework Core Strateqy

CSP3 ‘Sustainable Drainage Systems

CSP4 ‘Flood Risk’

CSP8 ‘The Location of Growth’

CSP9 ‘The Number of New Homes to be Built’

CSP10 ‘The Distribution of New Homes’

CSP14 ‘Housing Mix and Efficient Use of Land’
CSP15 ‘Affordable Housing’

CSP17 ‘Housing Regeneration Areas’

CSP26 ‘New Development and Highway Improvement’
CSP29 ‘Design’

CSP36 ‘Biodiversity and Geodiversity’

CSP39 ‘Contaminated and Unstable Land’

CSP40 ‘Pollution Control and Protection’

CSP43 ‘Education Facilities and Community Facilities’

Saved UDP Policies

UDP notation: Existing Community Facility



SPD’s

- Designing New Residential Development

- Parking

- Open Space Provision on New Housing Developments
Other

South Yorkshire Residential Design Guide

Publication version of the Draft Local Plan

Proposed allocation: Urban Fabric
NPPF

The National Planning Policy Framework sets out the Government’s planning policies for
England and how these are expected to be applied. At the heart is a presumption in favour
of sustainable development. Development proposals that accord with the development plan
should be approved unless material considerations indicate otherwise. Where the
development plan is absent, silent or relevant policies are out-of-date, permission should be
granted unless any adverse impacts of doing so would significantly and demonstrably
outweigh the benefits, when assessed against the policies in the Framework as a whole; or
where specific policies in the Framework indicate development should be restricted or unless
material considerations indicate otherwise.

Consultations

Affordable Housing — Requested 15% of the number of dwellings to be provided as
affordable housing under policy CSP15.

Biodiversity Officer — No objections provided that the development is carried out in
accordance with the mitigation and enhancement measures detailed in the ecological
reports.

Coal Authority — No objections

Contaminated Land — No objections have been received.

Drainage — The application is not objected to subject to the imposition of the standard
condition requiring full surface and foul water drainage details to be provided prior to the

commencement of development.

Education — State that a contribution of £234,734 is required to fund additional school place
capacity at local primary schools.

Highways — No objections subject to conditions.

Regulatory Services — No objections subject to standard conditions to limit the effects of
noise and dust during the construction phase.

Tree Officer — No objections subject to conditions.

SYAS — No objections have been received.



SYMAS — No objections as the site is located outside of a mining referral area.

Ward Councillors — Objections from Clirs Cheetham and Clements based upon the following

concerns:-

e Lack of community benefit — Concerns are raised that a housing development would not
benefit the community in the same way that the previously approved plans for a
supermarket for the site would have done. This is in terms of the contribution that would
have made to increasing parking provision for the neighbouring community campus. In
addition it is stated that community consultations carried out subsequent to the closure
of the school side expressed a strong preference against a development solely made up
of new houses.

e Concerns that the development would add to existing traffic congestion problems
experienced on Midland Road

o |tis queried whether the development would provide a contribution to enhance green
space

Yorkshire Water — Do not object to the development subject to the imposition of conditions.
However YW would wish to see further evidence to discount the use of infiltration drainage,
or discharge into a local watercourse prior to accepting attenuated flows into the sewer
network.

Representations

The application was originally advertised by neighbour notification letters, site and press
notice. In addition amended plan notification letters were issued following the changes to the
proposed site layout plan. 9 representations have been received. In summary the main
concerns expressed are as follows:-

Harm to the living conditions of existing properties by way of overlooking/loss of privacy, loss
of light, security, light pollution, noise, concerns about the potential for trespass and littering.

It is asserted that Royston should be regarded as a village that cannot accommodate
additional development

An argument is made that other previously developed sites should be developed for housing
in preference to a site which was previously school playing field.

Concerns that additional traffic using Midland Road and elsewhere in Royston would
increase the risk of accidents due to the built up nature of the road network, the high
amounts of on street parking and a lack of safe stopping places.

Lack of school places — Concerns are raised that children are already having to travel
outside Royston to attend school.

It is questioned whether the development would lead to the loss of the greenspace due to be
provided as part of the housing development already taking place on the other part of the
former school site. Residents from the new estate would object to this as it would take away
provisions were a reason for the purchasers to buy the new houses. Councillors are asked to
note that the open space approved as part of the existing development would not be
affected by the proposal.

Children’s play — It is requested that the public open space under construction in association
with the existing housing development includes a play area or skate park to provide a play



facility for local children. Councillors are asked to note that this land is located outside of the
site and is scheduled to include an equipped play area by the time it has been completed.

Assessment

Principle of Development

The site is proposed to be designated within the Urban Fabric of Royston in the Local Plan.
Royston is designated as a Principal Town in both the proposed local plan and the adopted
Core Strategy making it a priority to accommodate new housing growth. In addition the site
is in a sustainable location near to Royston Town Centre. All of these factors point strongly
in support of the application being considered in land use planning policy terms.

For the time being the site is subject to an out of date land use designation dating back to
the year 2000 adopted UDP which identifies the site as being an Existing Community
Facility’ in association with its previous use as part of the former school site. However the
Council has previously granted planning permission for the site to be redeveloped for an
alternative land use (retail) following the closure of the school on the opening of Carlton
Community College, establishing an acceptance on the Council’s part that the site can be
redeveloped for a non community purpose based use. In any case the site specific UDP
policy would be classed as being out date by the NPPF. In which case the NPPF is explicit
that:-

e any adverse impacts of doing so would significantly and demonstrably outweigh the
benefits, when assessed against the policies in the Framework taken as a whole; or
e specific policies in the NPPF indicate development should be restricted.

Currently the Council is unable to demonstrate a 5 year housing land supply which is
another important material consideration weighing in favour of the proposal being supported
in principle.

Taking into account these factors the case weighs strongly in favour of the residential
development being supported in land use planning policy terms.

Representations from 2 of the Ward Councillors have expressed disappointment that the
application proposes that the site is redeveloped for residential purposes instead of retail.
However the defined centre of Royston does not extend to within the site and the site does
not benefit from a retail land use planning policy designation. Based upon this a strong
argument would not exist to argue the case that the site should be safeguarded for retail use
purposes.

Visual Amenity

There are few existing features within the site to prevent a constraint to the development.
This is with the exception of existing trees which exist on or outside the western and
southern site boundary. An arboricultural implications assessment has been received to
show that these trees would not be affected by the development. The Arboricultural Officer
therefore has no objections to the application subject to suitable tree protection barrier
fencing being in place during the construction period.

The main visual amenity considerations are therefore with regards to the form of the
development itself. The plans for it include a mixture of house types (2, 3 and 4 bedroom
houses) which accords with the aims of policy CSP14 and the SPD.



In addition the provision of 77 dwellings would make efficient use of the land available giving
rise to an amount of development which is near to what would be aimed for by policy
CSP14.

The plans have achieved that whilst at the same time meeting spacing between building and
private rear garden standards within the site, although at the time of writing this report
Officers are still working to resolve minor discrepancies with the layout to ensure that SPD
spacing standards are fully complied with (see below section on residential amenity). In
addition the plans utilise a range of parking solutions so that unbroken rows of parking
spaces are avoided in the majority of locations. In addition the layout plan includes space for
soft landscaping to the fronts of dwellings in and around the parking spaces.

Regarding the house types, 11 different varieties would be includes which would achieve
variation and prevent the development from appearing monotonous. The houses would all
be convention two storey houses avoiding any issue about incompatibility. Also a varied
palette of materials would be used.

Overall the proposals are considered acceptable with regards to visual amenity
considerations having regard to the Designing Residential Development SPD and policies
CSP29 and CSP26 of the Core Strategy.

Residential Amenity

The application is sensitive from a residential amenity perspective given that it is overlooked
by existing dwellings located in Midland Road. The relationship between the site and these
dwellings is complicated further by the fact that a number of these dwellings are located in
backland locations pushed up close to the site boundary.

The plans have been amended with the aim of designing more suitable relationships.

Back to back distances between new and existing properties need to achieve the minimum
21m distance aimed for by the SPD. Officers are working with the applicants to resolve this
issue and this is expected to be resolved prior to the plans being considered by the Board.
These are considered to be capable of being resolved without materially affecting the layout
and so if they are not resolved prior to members considering the application the
recommendation seeks to give officer delegated authority to resolve prior to issuing the
decision. The most difficult properties to design the development around are Nos 33-39
Midland Road and No.49. The applicant has afforded consideration to this by amending the
plans to orientate the nearest dwellings to be side on to those properties at tight angles to
avoid direct overlooking relationships. Whilst not ideal it is not felt that the relationships
would give rise to concerns sufficient to warrant refusal of the application. Within the
development the plans achieve the spacing between building and private rear garden
standards ensuring that a suitable standard of residential amenity shall be provided for future
residents.

Noise was identified as a potential issue from the following 3 sources:-

¢ Road traffic noise from the surrounding road network.

¢ Plant noise and intermittent delivery noise from the adjacent ASDA supermarket.

¢ Plant noise from Royston Leisure Centre / Civic Hall (audible but not significant or loud).

Throughout the maijority of the site the only form of sound insulation that is required is
standard double glazing. However the report has identified that enhanced double glazing
and mechanical ventilation is required on some of the dwellings located adjacent to the Asda
service yard. Regulatory Services are content that the proposed mitigation measures would



be sufficient for the affected houses to be occupied without noise being an amenity issue. As
such they have resolved not to object under policy CSP40 ‘Pollution Control and Protection’.

Highway Safety

The potential effect of the development on the highway network is one of the most sensitive
issues with the application due to the potential effect of the development on the capacity of
the Midland Road/High Street/Church Street cross roads located in the centre of Royston

The application is accompanied by a Transport Assessment which summarises the
forecasted effects of the development on the public highway network. In addition the Council
have commissioned consultants to undertake a modelling exercise.

The residential development would be expected to produce less trips than predicted to occur
as a result of the foodstore, petrol filling station and health centre development included
within the existing planning permission but which are yet to be implemented. The results of
the junction assessments suggest that the Midland Road / Church Street / High Street /
Station Road junction will be operating at capacity in the 2021 PM Peak without the addition
of development traffic. However, the assessment predicts that the potential increase of trips
from the development affecting this junction is small and within daily fluctuations of
background traffic passing through the junction. Furthermore the assessment has identified
that the location of the site in the centre of Royston means that the site has very good
access by bus and the surrounding residential area provides an opportunity for many trips to
be made on foot or by bicycle. As such the findings have concluded that the development
would not give rise to residual cumulative effect that would be regarded as severe, the
threshold by which the Government regards that development may be resisted on transport
grounds.

Highways have not identified any reasons to contradict the conclusions of the report and are
satisfied with the proposed new junction to serve the development. They are also satisfied
with the internal circulation routes and parking areas but are still working with the applicant
to resolve minor discrepancies with the internal layout (e.g. road widths not quite achieving
5.5m, no. of dwellings served off a private drive). Again these are considered to be capable
of being resolved without materially affecting the layout and so if they aren’t resolved prior to
members considering the application the recommendation seeks to give officer delegated
authority to resolve prior to issuing the decision. Overall, subject to resolving the minor
discrepancies highways have resolved not to object to the proposed development taking into
account of the advice within the NPPF and considered acceptable and Core Strategy policy
CSP26 ‘New Development and Highway Improvement'.

Other Considerations

Drainage/Flood Risk

The site is not located in an area that is categorised to be an above low risk of flooding and
therefore the part of policy CSP4 and national policy requiring developments to be steered
towards areas of low flood risk is complied with.

The application is accompanied by a proposed drainage strategy. This indicates that sub-soil
conditions are unlikely to support the use of soakaways. As such, and due to the lack of
space available the method of attenuation for the surface runoff on site is proposed to
oversized pipes under the proposed carriageways prior to discharge into the sewer network.

Policy hierarchy for the discharge of surface water is that first priority should be given to
infiltration drainage. If that is not viable discharge to a local watercourse at an attenuated



rate should be followed. Only then should a proposal be made to discharge into the public
sewer network. Yorkshire Water’s position is therefore that a condition would need to be
imposed on any granting of planning permission requiring further evidence in support of the
applicant’s proposal, or an alternative means of surface water to be found. The Council’s
drainage officer is of the same view with neither resolving to object to the development,
subject to this condition being in place.

Ground Conditions

The site is not located in a high risk coal mining referral area and as such the development is
not likely to be affected by any problems associated with shallow coal workings or mine
entries. Neither the Coal Authority, nor SYMAS have raised any objections on that basis.
The site does contain made ground and as such an intrusive site investigation would be
required to inform any mitigation measures. This would need to be conditioned.

Biodiversity

The ecological report submitted with the application has not identified any constraints to the
development as the value of the site and the potential for protected species to be affected by
the development is low. Mitigation recommended includes undertaking any works affecting
existing vegetation between September and February (inclusive), taking a precautionary
approach to the felling of a tree assessed to have a low potential for bat roosts by leaving it
on the ground for 24 hours after felling to allow any undiscovered bats to escape. In addition
the provision of a lighting plan for the area of the development adjacent to the western
boundary is recommended to maintain its functionality for commuting and foraging bats. The
provision of a number bird nesting boxes throughout the development is proposed as
enhancements. The Biodiversity Officer accepts the findings and has raised no objections
against policy CSP36 ‘Biodiversity and Geodiversity’ subject to the imposition ensuring that
the proposed mitigation and enhancement measures are delivered.

S106 — Affordable housing, public open space, education and additional proposal

Education have confirmed that a contribution is required towards funding additional primary
school places as a result of the development. The amount required would be £239,734.00. A
S106 Agreement would be required to ensure the provision of this payment. A contribution
for secondary provision is not required.

Public open space — Green space provision would be required for the development in
accordance with the Open Space Provision on New Housing Developments SPD. Due to the
provisions which have been agreed to be provided as part of the existing development
bordering the site to the north that is to include the provision an equipped play area it has
been determined that provision would be best met via a contribution towards off site green
space in its entirety. Using the formula in the SPD the commuted sum required is
£135,642.82. Again this would need to be secured via a S106 Agreement.

AH — Under policy CSP15 15% of the houses should be provided as affordable housing in
this area of the Borough. However a viability appraisal submitted with the application
contends that the effect of paying the sum would prejudice the viability of the development.
The District Valuation Service were commissioned by the Council to carry out an
independent assessment of the applicants appraisal. They disagreed that the development
was unable to support the payment of the education and public open space contributions.
However they were in agreement that the viability of the development would be marginal if
affordable housing policy were to be applied. Given that policy CSP15 is subject to viability
and given the other contributions that the development would make to housing growth and



delivery this is not considered to be an issue warranting the application being resisted in this
case.

Archaeology

A desk based assessment report has been identified stating that the potential for the site to
contain archaeological remains is low. No objections have been received from SYAS to the
contrary.

Conclusion

In summary the proposal to develop the site for housing purposes is supported in land use
planning policy terms for the following summary of reasons:-

e The saved land use policy relating to the site in the UDP (existing community facility) is
out of date following the closure of the school.

o The previous decision to grant planning permission for a development of a retail
foodstore, petrol filling station and a health centre has established that the Council is not
intent on retaining the site for an alternative community use.

e Royston is a principal town and a priority to accommodate new housing growth within
the adopted Core Strategy.

o The site is in a central and accessible location within Royston making the site
sustainable.

e The development would contribute towards addressing the shortfall in the Council’'s 5
year housing land supply.

o The site does not form part of the designated centre of Royston and is not proposed to
be allocated for retail purposes in the emerging Local Plan. As such the grounds do not
exist to refuse the application in preference for the site to be safeguarded for retail
purposes.

In terms of the detail of the development itself, the proposals would deliver a mixed
development that would include a range of 2, 3 and 4 bedroom houses that would be
suitable to meet the needs of a variety of households. In addition the plans represent an
efficient use of land. Through the inclusion of 11 different house types and a varied palette of
materials the development would create sufficient visual interest. In addition the plans would
now include sufficient soft landscaping to the fronts of properties.

Residential amenity is an important consideration given the proximity of existing dwellings
overlooking the site on Midland Road. The relationships between new and existing
properties would be regarded as acceptable subject to minor modifications to the plans to
ensure that they would achieve the minimum 21m distance aimed for by the SPD. The
recommendation therefore seeks delegated authority to resolve this matter with the
applicants prior to a final decision being made, subject to changes being accommodated
without the layout being materially affected.

It is acknowledged that the effects of the development on the local highway network are a
sensitive consideration. However the development would give rise to considerably fewer
trips than the plans for the development for the foodstore, petrol filling station and health
centre which already benefit from planning permission. Again however minor modifications
are required to ensure that the layout satisfies the required highway design standards.

Mitigation is required for the provision of additional primary school places as a result of the
development in the form of the commuted sum stated. The development would also require



a contribution towards the enhancement of public open space located off the site, again by
way of a commuted sum.

Other matters considered include drainage, trees, biodiversity, archaeology and air quality.
No areas of specific harm have been identified subject to conditions being in place to ensure
that the recommendations contained within the various supporting reports are followed
through.

In the opinion of the Local Planning Authority there are no other material considerations
which would indicate a decision should be made at variance to the above. Overall it is
considered that the presumption in favour of sustainable development exists in this case and
that planning permission should be granted accordingly, subject to minor modifications to the
plans to ensure that planning and highways design guidance is satisfied.

Recommendation

Grant planning permission subject to conditions and a S106 Agreement (commuted sums for
the provision of education and public open space off the site) and if minor issues with the
internal layout are not resolved prior to the meeting, give officers delegated authority to
negotiate a solution that meets with the Council’s guidance prior to issuing the decision.

1 The development hereby permitted shall be begun before the expiration of 3 years
from the date of this permission.
Reason: In order to comply with the provision of Section 91 of the Town and
Country Planning Act 1990.

2 The development hereby approved shall be carried out strictly in accordance with the
following plans and specifications as approved unless required by any other conditions
in this permission:-

- Geoff Perry Associates Limited 'planning layout' rev

- Geoff Perry Associates Limited house type brochure containing plans for Cedarwood,
Chelmsford, Chelwood, Collingwood, Cranwood, Hareford, Hatton, Hazelwood,
Holmewood, Lindwood, Garages

- Geoff Perry Associates Limited house type Chelwood Special Render

- the recommendations contained in the Preliminary Geoenvironmental Investigation
report 2321/1 from Lithos.

Reason: In the interests of the visual amenities of the locality and in accordance

with LDF Core Strategy Policy CSP 29, Design.

3 No development shall take place until full details of the proposed external materials
have been submitted to and approved in writing by the Local Planning Authority. The
development shall be carried out in accordance with the approved details.

Reason: In the interests of the visual amenities of the locality and in accordance
with LDF Core Strategy Policy CSP 29, Design.

4 Prior to the commencement of development plans to show the following levels shall be
submitted to and approved by the Local Planning Authority; finished floor levels of all
buildings and structures; road levels; existing and finished ground levels. Thereafter
the development shall proceed in accordance with the approved details.

Reason: To enable the impact arising from need for any changes in level to be
assessed and in accordance with LDF Core Strategy Policy CSP 29, Design.



The parking/manoeuvring facilities, indicated on the submitted plan, shall be surfaced
in a solid bound material (i.e. not loose chippings) and made available for the
manoeuvring and parking of motor vehicles prior to the development being brought
into use, and shall be retained for that sole purpose at all times.

Reason: In the interest of highway safety, in accordance with Core Strategy
Policy CSP 26.

No development shall take place, including any works of demolition, until a

Construction Method Statement has been submitted to, and approved in writing by, the

Local Planning Authority. The approved Statement shall be adhered to throughout the

construction period. The Statement shall provide for:

- The parking of vehicles of site operatives and visitors

- Means of access for construction traffic

- Loading and unloading of plant and materials

- Storage of plant and materials used in constructing the development

- The erection and maintenance of security hoarding including decorative displays and
facilities for public viewing, where appropriate

- Wheel washing facilities

- Measures to control the emission of dust and dirt during construction

- Measures to control noise levels during construction

Reason: In the interests of highway safety, residential amenity and visual

amenity, in accordance with Core Strategy Policies CSP 26 and CSP 40.

Vehicular and pedestrian gradients within the site shall not exceed 1:12.
Reason: In the interest of highway safety, in accordance with Core Strategy
Policy CSP 26.

Prior to any works commencing on-site, a condition survey (including structural
integrity) of the highways to be used by construction traffic shall be carried out in
association with the Local Planning Authority. The methodology of the survey shall be
approved in writing by the Local Planning Authority and shall assess the existing state
of the highway. On completion of the development a second condition survey shall be
carried out and shall be submitted for the written approval of the Local Planning
Authority, which shall identify defects attributable to the traffic ensuing from the
development. Any necessary remedial works shall be completed at the developer's
expense in accordance with a scheme to be agreed in writing by the Local Planning
Authority.

Reason: In the interest of highway safety, in accordance with Core Strategy
Policy CSP 26.

No development shall take place until:

(a) Full foul and surface water drainage details, including a scheme to limit surface
water run-off and a programme of works for implementation, have been submitted to
and approved in writing by the Local Planning Authority:

(b) Porosity tests are carried out in accordance with BRE 365, to demonstrate that the
subsoil is suitable for soakaways;

(c) Calculations based on the results of these porosity tests to prove that adequate
land area is available for the construction of the soakaways;

Thereafter no part of the development shall be occupied or brought into use until the
approved scheme has been fully implemented and the scheme shall be retained
throughout the life of the development.

Reason: To ensure proper drainage of the area, in accordance with Core
Strategy policy CSP4.
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The erection of barriers and any other measures specified for the protection of any
retained tree shall be undertaken in accordance with the approved plans and
particulars before any equipment, machinery or materials are brought on to the site for
the purposes of the development, and shall be maintained until all equipment,
machinery and surplus materials have been removed from the site. Nothing shall be
stored or placed in any area fenced off in accordance with this condition and the
ground levels within those areas shall not be altered, nor shall any excavation be
made, without the written consent of the Local Planning Authority.

Reason: To safeguard existing trees, in the interest of visual amenity.

No development shall take place until there has been submitted to and approved in
writing by the Local Planning Authority, full details of both hard and soft landscaping
works, including details of the species, positions and planted heights of proposed trees
and shrubs; together with details of the position and condition of any existing trees and
hedgerows to be retained. The approved hard landscaping details shall be
implemented prior to the occupation of the building(s).

Reason: In the interests of the visual amenities of the locality, in accordance
with Core Strategy Policy CSP 29.

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 die within a period of 5 years from the completion of the development,
are removed, or become seriously damaged or diseased shall be replaced in the next
planting season with others of similar size and species.

Reason: In the interests of the visual amenities of the locality, in accordance
with Core Strategy Policy CSP 29.

No development shall take place until there has been submitted to and approved in
writing by the Local Planning Authority a plan indicating the position of boundary
treatment to be erected. The boundary treatment shall be completed before the
dwelling is occupied. Development shall be carried out in accordance with the
approved details.

Reason: In the interests of the visual amenities of the locality and the amenities
of occupiers of adjoining property in accordance with Core Strategy policy CSP
29.

Prior to commencement of development an investigation and risk assessment to
assess the nature and extent of any contamination on the site shall be submitted to
and approved in writing by the Local Planning Authority. The investigation and risk
assessment must be undertaken by competent persons and a written report of the
findings must be produced. The report of the findings must include:

(i) a survey of the extent, scale and nature of contamination;

(i) an assessment of the potential risks to:

human health,

property (existing or proposed) including buildings, crops, livestock, pets, woodland
and service lines and pipes,

adjoining land,

groundwaters and surface waters,

ecological systems,

archeological sites and ancient monuments;

(iii) an appraisal of remedial options, and proposal of the preferred option(s).

This must be conducted in accordance with DEFRA and the Environment Agency's
'Model Procedures for the Management of Land Contamination, CLR 11'.
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The development shall be carried out in accordance with the approved report including
any remedial options.

Reason: To ensure that risks from land contamination to the future users of the
land and neighbouring land are minimised, together with those to controlled
waters, property and ecological systems, and to ensure that the development
can be carried out safely without unacceptable risks to workers, neighbours and
other offsite receptors in accordance with Core Strategy Policy CSP 39.

Prior to commencement of development full details of the mitigation measures
identified in the Ecological Survey, including a timetable for their implementation, shall
be submitted to and approved in writing by the Local Planning Authority. The
development shall be implemented in accordance with the approved details.

Reason: To conserve and enhance biodiversity in accordance with Core
Strategy Policy CSP 36.

The development shall be carried out strictly in accordance with the noise mitigation

measures set out in the noise assessment report submitted by Environmental Noise

Solutions Limited dated 4th November 2016. Measures to be incorporated comprise:-

a) Plots 1-4 and Plots 6-7 windows which overlook the ASDA service yard shall have
enhanced glazing rated at least 41 dB Rw (such as 6 mm glass / 6-16 mm cavity /
8.8 Pilkington Optiphon, or equivalent).

b) Plots 1-4 and Plots 6-7 bedrooms with enhanced glazing shall be provided with
mechanical ventilation. Appropriate ventilation solutions include;

- A fully ducted mechanical ventilation system with heat recovery (MVHR).

- A System 3 mechanical extract ventilation (MEV) system (e.g. Airflow Developments

Ltd.)

- A whole house positive input ventilation (PI1V) system (e.g. Nuaire Drimaster 365).

- An individual room ventilator, such as the Titon Sonair unit (or equivalent).

Reason: In the interests of the amenities of local residents and in accordance

with Core Strategy Policy CSP 40.

A landscape management plan, including long term design objectives, management
responsibilities and maintenance schedules for all landscape areas located outside of
the curtilage of private gardens, shall be submitted to and approved by the Local
Planning Authority prior to the occupation of the development or any part thereof,
whichever is the sooner, for its permitted use. The landscape management plan shall
be carried out in accordance with the approved plan and retained as such thereafter.
Reason: In the interests of the visual amenities of the locality, in accordance
with Core Strategy Policy CSP 29.

Construction or remediation work comprising the use of plant, machinery or
equipment, or deliveries of materials shall only take place between the hours of 0800
to 1800 Monday to Friday and 0900 to 1400 on Saturdays and at no time on Sundays
or Bank Holidays.

Reason: In the interests of the amenities of local residents and in accordance
with Core Strategy Policy CSP 40.

No building or other obstruction including landscape features shall be located over or
within 3.0 (three) metres either side of the centre line of the 160mm water main i.e. a
protected strip width of (6) metres, that enters the site. If the required stand-off
distance is to be achieved via diversion or closure of the water main, the developer
shall submit evidence to the Local Planning Authority that the diversion or closure has
been agreed with the relevant statutory undertaker

Reason: In order to allow sufficient access for maintenance and repair work at
all times.
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