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Planning Statement

1. Introduction

The Purpose of this Report

11 This Planning Statement has been prepared to accompany and support a full planning
application for the demolition of the existing building and residential redevelopment of the
site of the former Magistrates’ Court on Mountain Road in Caerphilly. The application is

submitted by GVA on behalf of Linc-Cymru.

1.2 The extent and location of the site is shown on the Site Location Plan below.
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Figure 1: Site Location Plan
Structure of this Report

1.3 This statement seeks to demonstrate the acceptability of the proposed development in the

context of relevant planning policy, taking into account the context of the site and the
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surrounding form of development. The remainder of the statement is, therefore, structured as

follows:

= Section 2 provides an explanation of the context of the application including site details,
relevant planning history, a description of the proposal and the rationale behind it;

= Section 3 provides an overview of recent pre-application dialogue;

= Section 4 provides a review of the planning policy context relevant to the proposal;

= Section 5 considers the primary planning issues, providing a comprehensive analysis of

how this proposal conforms with relevant policy and planning considerations; and

= Section 6 provides an overview and concludes the statement.

October 2017 gva.co.uk 2
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The Site: Location & Extent

Location & Existing Use

The application site extends to a total of some 0.49 hectares (1.2 acres) and is occupied by
the former Magistrates’ Court building and its surrounding curtilage, which includes a car park
and some landscaped areas. The Magistrates’ Court building is a two storey flat roof building
on the eastern part of the site with surface level car parking provided to the east of the
building. The site slopes down from west to east, with a number of retaining walls throughout
which create a series of plateaus that tier down the natural slope of the site. The site is well

screened by vegetation and mature trees along its boundaries.

The site is located some 175m to the south of Caerphilly town centre and Caerphilly train and
bus station. The site is located in close proximity to a range of public amenities, including a
number of local stores, public houses and restaurants, which are all within 400m walking
distance. Therefore, it is considered to be a highly sustainable location and well-placed for

residential development.

The town is accessed via the B4263 (Mountain Road), off which the site is located. The site
benefits from a singular pedestrian / vehicular access point onto Mountain Road to the

northwest.

The overall site falls within the settlement boundary for Caerphilly as defined by the proposal
map accompanying Caerphily County Borough Local Development Plan up to 2021 (LDP)

(adopted November 2010) and is not allocated for any specific land use purpose.

Positively, the site is not constrained by any specific policy designations, although the area of
hardstanding on the western part of the site (currently used for car parking) falls within the
Council’s Coal Mining Development Referral Area, as defined by the Coal Authority’s Mining

Records and the constraints map which accompanies the LDP.

The immediate character of the area is predominantly residential in nature, although an office
building and the former Police Station (which we understand has recently been purchased by
McCarthy & Stone for residential redevelopment, and a planning application is currently
under consideration by the Council) are located to the immediate north and Caerphilly Golf

Club to the west, beyond which lies St Martin’s School.

The existing building on the site is not listed and the site does not fall within a conservation

area. There are no listed buildings or scheduled ancient monuments adjacent to the site.
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However, the Church of Martin (Cadw Reference 21383) is Grade |l listed and is located on

the opposite side of Mountain Road, at the junction of King Edward Avenue.

There are no Tree Preservation Orders on the site. The site is located within Flood Risk Zone A,
as defined by the Development Advice Map accompanying Technical Advice Note 15:
Development and Flood Risk (2004), which is an area considered to be at little or no risk of

fluvial or tidal/coastal flooding.

The site location plan, attached at Appendix 1, clearly defines the site and its context.
Relevant Planning History

Based on the Council’s online planning history records (since 2005), a number of minor
planning permissions have been granted relating to the site’s former use as a Magistrates’

Court. These are listed below for ease of reference:

= 06/0786/FULL — Erect new crib retaining wall to support parking - Granted (17/01/2007)

= 07/1063/FULL — Replacement of front boundary fence and new vehicular access gate and

new parking layout — Granted (30/10/2007)

= (08/0601/FULL - Provide roof access safety ladders and safety barrier — Granted
(15/07/2008)

The Application

The proposal is to demolish the existing court building and redevelop the site for residential
purposes. The description of development for the proposed scheme (as stated on the

application form) reads as follows:

“Demolition of existing court building and residential redevelopment for 34
no. apartments and 4no. terraced houses, together with associated ancillary
development: site preparation, clearance, treatment and the installation of

new services and infrastructure.”

The proposed residential scheme would comprise 100% affordable housing (Use Class C3). The
proposed scheme would comprise a mixture of 34 no. apartments (14 no. 2-beds and 20 no. 1-
beds) and 4 no. terraced houses. The apartments will be for tenants over 55 years of age with
the units being offered on the basis of shared ownership. The terraced housing will be general

needs family housing.

The proposed apartment building would be positioned in a similar location to the existing

court building at the rear of the site, set on the lower plateau, at a lower level than the two
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properties lying immediately south of the site (Nos. 5 and 7 Mountain Road). The building
would be four storeys, with access to the building provided via two separate entrances at

ground floor level.

The terrace of 4 no. 3-bed houses would be positioned at the front of the site and would be
two storeys, fronting onto Mountain Road. Residents will have access to private raised
terraces, with steps down to private gardens at the rear of the properties. Access to the
properties would be provided via main entrances facing Mountain Road, although a shared
path would be provided leading from the parking spaces adjacent to the main vehicular
entrance to the site rather than directly from the pavement along Mountain Road. Rear

access would also be provided via the private gardens.

In terms of the design of the apartments, the buildings would be built to ‘The Passivehaus
Standard’, which is one of the fastest growing energy performance standards in the world. The
Passivehaus Standard is a leading fabric-first approach to low energy buildings, which delivers
very high levels of energy efficiency through effective building design. The high-quality
building design offers the opportunity to make a positive impact on the visual appearance of
the local area. Further details on the building design are provided in the Design & Access

Statement, which is submitted with this application.

In terms of access, vehicular access to the site would be gained from Mountain Road, utilising
the existing vehicular access point to the northwest of the site. Sufficient visibility is achievable
in either direction along Mountain Road and a footpath already exists along either side of the
site’s frontage onto the highway. Pedestrian access would also be gained from the site’s

frontage along Mountain Road.

The existing access and egress point would serve the car park for the site, which is proposed to
accommodate surface-level parking for 36 no. cars, as well as sufficient space for bin storage.
The main parking area will be set at a lower level to Mountain Road and, for that reason,

would not be overly prominent in the surrounding area.

The Proposed Site Layout Plan and Elevations are included in Appendix 2 & 3 of this statement.
Rationale & Background

The existing Magistrates’ Court building has been vacant for some time and is now surplus to
requirements. The site has been relinquished by the Ministry of Justice and a contract is in

place with Linc Cymru to purchase the site.
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2.20  Whilst the court building it appears to be in a reasonable state of repair, it is considered to be
of little architectural merit, thereby detracting from the character and appearance of the

area.

2.21 The existing two storey building would be demolished to facilitate the redevelopment of the
site. From a designh and placemaking perspective, the redevelopment of the site would seek
to enhance the visual appearance of the site and the character of the surrounding area as a

whole.
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Pre-application Consultation & Design Evolution

Preface

This section of the statement considers how the context to the site and pre-application

dialogue with the Council has informed the evolution of the scheme.

The proposals have been designed in response to pre-application discussions and
consultations with Caerphilly County Borough Council (CCBC), which were informed by a
Topographical Site Survey (prepared by Zenith Land Surveys Ltd), a Preliminary Ecological
Appraisal (prepared by David Clements Ecology Ltd.) and existing and proposed layout plans

and drawings.

A pre-application meeting was held on 16th August 2017 (at the application site) with the
Council’s Senior Planning Officer (Mr Carwyn Powell) and Highways Officer (Mr Mark Noakes).
A follow-up written response, in respect of the pre-application meeting, was received from

CCBC on 9t October 2017. Detail of the pre-application dialogue is provided below.
Pre-Application Dialogue with the Council

Principle of Development

Given the site is a brownfield site within the defined settlement limits (i.e. within the Caerphilly
settlement boundary), the Council’s Planning Officers consider the principle of the
development to be acceptable and to be in accordance with Policies SP3 and SP5 of the

adopted Caerphilly LDP (adopted November 2010).

Site Layout

Officers confirmed there were no particular concerns with the proposed layout, aside from the
plot at the southern end of the terrace, in terms of the garden area being overshadowed by

mature trees along the site’s boundary.

The original scheme comprised 5 no. terraced houses along the site’s frontage onto Mountain
Road. As a result of the pre-application discussion, the scheme has been amended to remove
the aforementioned plot and thus create 4 no. terraced houses along the site’s frontage. This

change has been welcomed by Officers.

Residential amenity was discussed at the on-site meeting and Officers considered the

proposed separation distances to be sufficient to avoid undue overlooking/overbearing
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impact. The amenity space for future occupiers of the apartments was also considered to be

sufficient.

Density of Development

No concerns were raised in respect of the density of development proposed. Furthermore, the
scale of the proposals was considered to be acceptable, particularly given the set down of

the apartment building from the highway.

Site Design

Officers raised concern in relation to the use of mono-pitched roofs to the apartment building
to the rear of the site. However, the apartment building is set down and back from the main
road and won’t be overly visible in the streetscene. Moreover, this must be considered in

relation to the existing building on the site.

Highways Matters

Officers raised no objection to the level of car parking proposed for the site. Officers stressed
that parking provision for the development must comply with the requirements of the

Council’s SPG on Car Parking Standards.

With regard to access to the site for delivery/service vehicles, Officers requested provision for
a delivery bay within the site to serve the row of terrace properties, as well as turning facilities
within the site for delivery/service vehicles to allow vehicles to access and egress the site in a

forward gear. The proposals have been amended to include such provisions.

Concerns were raised at the pre-application meeting about the potential for indiscriminate
parking along Mountain Road. Officers therefore welcomed the amended scheme, which
removed pedestrian access onto Mountain Road from the terraced properties in order to

discourage delivery vehicles parking on the highway.

Ecology

Officers have advised that a Bat Survey will be needed. However, an Ecology Survey was
submitted with the pre-application proposals. The content of the report is based on the
findings of an Extended Phase 1 Habitat Survey, site inspection and dusk emergence survey
for bats. The report concluded that the likelihood of bats being present was low and no further
survey work was needed. The Ecology Survey is therefore considered to be sufficient to justify

the proposed development on ecology grounds.



Planning Statement

Drainage

3.14 The Council’s Drainage Officer noted that the site is susceptible to ground and surface water
flooding. General drainage requirements have been provided by the Officer, and these are

addressed through the application proposals.

Public Health

3.15 It was noted by Officers that the site lies in close proximity to the town centre Air Quality
Management Area and, therefore, an Air Quality Management Assessment has been
requested to be undertaken prior to the determination of the application. In view of the fall-
back position for the site in planning terms (i.e. the Magistrates’ Court), the vehicular trip
generation of the proposed redevelopment will be less than existing. As such, the air quality in

the area will not be likely to be affected by the proposals.

3.16 Given the presence of known past coal mine workings on and around the site, Officers
requested that a Site Investigation is carried out to determine whether or not the site is
affected by contamination. A Site Investigation has been undertaken (this includes a Coal

Mining Risk Assessment) and is submitted with this application.

Planning Obligations

3.17 The site is within the Caerphilly Basin area where the Caerphilly LDP policy requirement
stipulate that 40% of the development will need to be provided as affordable units. Whilst
Officers noted that the proposed scheme is for 100% affordable housing, it was considered
necessary to secure the minimum of 40% affordable units either by a Legal Agreement under
section 106 of the Town and Country Planning Act 1990 or by a condition attached to any

consent granted.

October 2017 gva.co.uk 9
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Planning Policy Context

Preface

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires than an application
for planning permission should be determined in accordance with the Development Plan,

unless material considerations indicate otherwise.

The planning policy that supports the proposal exists at a number of levels and extends to a

range of guiding documents.

To highlight the site’s potential, the following sections record the main provisions of the
principal statutory planning documents and strategies of relevance. It establishes the context

within which the proposed development will need to be brought forward.

National guidance comprises Planning Policy Wales Edition 9 (PPW) (November 2016), as well
as a range of supplementary Technical Advice Notes (TANs). At the local level, the Caerphilly
LDP (adopted November 2010) constitutes the statutory Development Plan against which the
proposals will be assessed. Policies of relevance in terms of both the national and local

context are set out below.

National Planning Policy

Planning Policy Wales

PPW (Edition 9) sets out the land use planning policies of the Welsh Government (WG). This
contains guidance for the preparation of Local Authority’s development plans, development

management, and sets out the WG commitment to creating sustainable developments.

Chapter 4 of PPW has been updated to include reference to the statutory purpose for the
planning system introduced by the Planning (Wales) Act 2015 and the Well-being of Future
Generations (Wales) Act 2015, particularly regarding the use of the well-being goals in the Act

in the absence of locally set well-being objectives.

Chapter 4 acknowledges that the land use planning system is central for achieving
sustainable development in Wales. It recognises the importance of creating sustainable
communities where people can live, work and play and encourages opportunities for land to
occupy both commercial and residential uses to derive benefit from co-location. This chapter

identifies a number of key objectives for policies and proposal to achieve. These include:

October 2017 gva.co.uk 10
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= The re-use of suitable previously developed land and buildings, wherever possible

avoiding development on greenfield sites;

= the location of development in places which minimise the demand for travel, especially

by private car;

= ensuring that all local communities — both urban and rural — have sufficient good quality

housing for their needs, in safe neighbourhoods;

= promoting access to employment, shopping, education, health, community, leisure and
sports facilities and open and green space, maximising opportunities for community

development and social welfare;

= fostering improvements to transport facilities and services which maintain or improve
accessibility to services and facilities, secure employment, economic and environmental

objectives, and improve safety and amenity;

= fostering social inclusion by ensuring that full advantage is taken of the opportunities to

secure a more accessible environment for everyone;

= protecting and improving the natural environment, and the historic environment and

cultural heritage resource; and

=  contributing to the protection and, where possible, the improvement of people’s health

and well-being as a core component of sustainable development.

Chapter 7 of PPW relates to economic development and states that local planning authorities
are required to ensure that the economic benefits associated with a proposed development
are understood and that these are given equal consideration with social and environmental
issues in the decision-making process, and it should recognise that there will be occasions

when the economic benefits will outweigh social and environmental considerations.

Chapter 8 of PPW acknowledges that the land use planning system can help to achieve the
WG’s objective for sustainable transport and, amongst other matters, sets out a hierarchy that
supports development primarily accessible by walking and cycling, followed by public

transport and then the private car.

Chapter 9 of PPW deals with housing and emphasises the need to provide housing of a good
quality that will contribute to the development of sustainable communities. It stipulates that
the local authorities must make provision for a 5-year supply of land for housing. The site
proposed for development falls entirely within the settlement limits of Blackwood and is

currently vacant. The site provides an excellent opportunity to deliver housing in an area that

October 2017 gva.co.uk 11
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411

would greatly benefit from such a development and will contribute to the character of the

area.

Technical Advice Notes (TANS)

As set out above, PPW is supplemented by a series of Technical Advice Notes (TANs). A range
of these apply to the proposed development, and their specific provisions are addressed
through the information submitted in support of this planning application. Relevant TANs

include:

Technical Advice Note 1 (Joint Housing Land Availability Studies) was published in 2015
and provides guidance on the preparation of JHLAS. The document states that local
authorities must ensure that sufficient land is genuinely available to provide a 5 year
supply of land for housing. It also states (paragraph 6.2) that the housing land supply is a
material consideration in development management decisions, and that in
circumstances where the current study shows a land supply below the 5-year
requirement, Local Planning Authorities should give considerable weight to the need to

increase supply when determining planning applications.

Technical Advice Note 2 (Planning & Affordable Housing) was published in 2006 and
requires local planning authorities to include an affordable housing target in the
development plan; indicate how the target will be achieved using identified policy

approaches, and monitor the provision of affordable housing against the target.

Technical Advice Note 12 (Design) was updated in 2016 and provides detailed advice on
how good design in development may be facilitated by the planning system. The
guidance states that good design has the potential to assist in environmental
sustainability, economic growth and social inclusion. The guidance places particular
emphasis on the achievement of sustainable design solutions, sustaining or enhancing
character, promoting innovative design solutions, ensuring access for all and promoting

legible development.

Technical Advice Note 18 (Transport) was published in 2007 and recognises the key role of
the planning system to facilitate sustainable travel patterns. As in TAN 12, the guidance
aims to influence the location of new development to reduce the need to travel and
subsequently promote more sustainable forms of transport which contribute to

environmental improvement in the longer term.

Technical Advice Note 20 (Planning and the Welsh Language) was published in October
2013. This provides guidance on how the planning system considers implications of the

Welsh language. A TAN 20 Practice Guidance Note was published in June 2014 which

October 2017 gva.co.uk 12
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should be read in conjunction with TAN 20, but has been produced to assist local

planning authorities in the preparation, monitoring and review of their Local Development

Plans.

= Technical Advice Note 23 (Economic Development) was published in February 2014 and

focuses on the need to encourage development in order to generate wealth, jobs and

income. This TAN recognises the importance of all aspects of development and that

planning decisions are made in a sustainable way which balance social, environmental

and economic considerations.

Local

Planning Policy

412 The Planning and Compulsory Purchase Act 2004 introduced the requirement for all local

planning authorities to produce a new form of development plan for their areas — a Local

Development Plan. Accordingly, the Caerphilly LDP was adopted on 23 November 2010 and

comprises of a range of detailed objectives and policies against which all planning

applications are considered. The following are applicable to the application proposal.

Section A: The Development Strategy - The Key Diagram accompanying the LDP
settlement strategy identifies Caerphilly as one of the five Principal Towns, which plays
an important sub-regional role in relation to shopping, employment, leisure and
tourism. The development strategy for the SCC recognises that, despite the area
having experienced significant levels of house building over the last 10 years, the area
does not provide sufficient affordable housing to meet the needs of all sectors of
society. A key component of the LDP strategy is to promote a more balanced
approach to managing future housing growth. In order to achieve this, the strategy
encourages the full and effective use of land within the settlement boundary through
exploiting brownfield land for appropriate new development opportunities. Proposals

for development will be welcomed which support the role and function of Caerphilly.

The site is wholly located within the settlement boundary for Caerphilly and, whilst it is
not allocated for residential purposes, it is located in close proximity to the town
centre. The site, therefore, represents a suitable and sustainable location for residential

development in planning terms, being classed as a windfall site.

Strategic Policy SP3 (Development Strategy in the Southern Connections Corridor) -
supports sustainable development proposals in the SCC that use previously developed

land within settlement limits.

Strategic Policy SP4 (Settlement Strategy) — seeks to support existing settlements, which

will be enhanced based on their role and function in the settlement strategy.

October 2017 gva.co.uk 13
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= Strategic Policy SP5 (Settlement Boundaries) — defines the settlement boundaries for
the County Borough, wherein the principle of development is usually considered to be

acceptable subject to material planning considerations.

= Strategic Policy SP6 (Place Making) — supports development proposals that would
contribute to creating sustainable places by having regard to good design,

sustainable transport, accessibility and resource efficiency.

= Strategic Policy SP10 (Conservation of Natural Heritage) - outlines the Council’s
commitment to the protection and conservation of the County Borough’s Natural
Heritage and stipulates that this will be a consideration in the determination of all

development proposals.

= Strategic Policy SP14 (Total Housing Requirements) — recognises that a variety of
development opportunities exist to help contribute toward the Council’s housing
requirements, including allocated sites, windfall sites and conversions. This states that
housing developments will be targeted at settlements with good rail and bus services,

with a preference for the redevelopment of brownfield sites for residential use.

= Strategic Policy SP15 (Affordable Housing Target) — recognises that affordable housing
provision makes an important contribution to housing need across the County
Borough. This sets out the Council’s affordable housing target and identifies a shortfall
of affordable housing in the County Borough. This policy stipulates that at least 964

new affordable homes will need to be provided over the plan period.

= Strategic Policy SP21 (Parking Standards) — identifies different parking zones across the
County Borough in order to implement the parking standards laid out in the CSS Wales
Parking Standards 2008.

= Countywide Policy CW1 (Sustainable Transport, Accessibility and Social Inclusion) -
states that development proposals which are considered likely to generate a
significant number of trips (such as residential development) will only be permitted
provided that provision is made to facilitate walking and cycling, thus discouraging

car borne trips.

= Countywide Policy CW2 (Amenity) — stipulates that all development proposals must
have regard to all relevant material planning considerations including the amenity of

neighbouring occupiers and compatibility with surrounding land-uses.

= Countywide Policy CW3 (Design Considerations: Highways) — requires parking to be

provided in accordance with the CSS Wales Parking Standards 2008 and requires that

October 2017 gva.co.uk 14
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4.13

proposals have regard to highway safety and amenity, where access onto a highway

is required.

Countywide Policy CW5 (Protection of Water Environment) - stipulates that
development proposals will only be permitted where they do not have an
unacceptable adverse impact upon the water environment, and where they would
not pose an unacceptable risk to the quality of controlled waters (including

groundwater and surface water).

Countywide Policy CW6 (Trees, Woodlands and Hedgerow Protection) — requires that
proposals on sites containing trees are supplemented by appropriate arboricultural
surveys that support the mitigation or management of trees as part of the planning

application.

Countywide Policy CW10 (Leisure and Open Space Provision) - requires new
residential development to incorporate areas of useable public space as an integral
part of the development. As such, this policy requires a contribution toward open

space on sites where development proposals accommodate 10 or more dwellings.

Countywide Policy CW11 (Affordable Housing Planning Obligation) — recognises that
affordable housing provision makes an important contribution to housing need across
the County Borough. Where there is evidence of a local need for affordable housing,
a contribution of 40% affordable housing will be sought on windfall sites in this location
(the Caerphilly Basin) where development proposals accommodate 5 or more

dwellings.

Countywide Policy CW15 (General Locational Constraints) - highlights that
development proposals will be considered in accordance with (amongst other

matters), the role and function of the settlement within which they are located.

Supplementary Planning Guidance (SPG)

The Council provides a range of Supplementary Planning Guidance (SPG) which comprises
detailed guidance on the way in which policies of the LDP will be applied in particular
circumstances or areas. All necessary guidance has been taken account of when designing

the scheme. The SPGs of relevance to the application are as follows:

LDP1 - Affordable Housing Obligations (February 2011, Updated June 2015)

LDP4 - Trees and Development, Revision 2 (January 2017)

LDP5 - Car Parking Standards, Revision 2 (January 2017)

October 2017 gva.co.uk 15
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4.14

4.15

= LDP6 - Building Better Places to Live, Revision 3 (January 2017)

Community Infrastructure Levy (CIL)

In 2008 the Planning Act was amended to make provisions for local authorities to prepare a
Community Infrastructure Levy (CIL) for their own areas (if so desired). This would take the form
of a charging schedule that would subsume a lot of matters that are currently secured
through the use of Section 106 Legal Agreements which are the usual method for obtaining
infrastructure improvements to mitigate the impacts of development proposals. It should be

noted that it is not the purpose of CIL to replace Section 106 obligations.

CIL is intended to directly assist in the delivery of the Council’s land use aims and objectives
and expands on the key components of the LDP Strategy. The Council adopted its
Community Infrastructure Levy (CIL) Charging Schedule on 10 June 2014, with implementation
from 1 July 2014. The proposed site falls within the ‘Higher Viability’ residential charging zone, in
which the CIL rate equates to £40/sqm of new floorspace created. However, exemption can
be claimed against payment of the levy toward this affordable housing scheme under the CIL

Regulations 2010.

October 2017 gva.co.uk 16
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53

54

55

Key Planning Issues

The application proposals are compliant with policy provisions at the national and local level
and the way this can be achieved is demonstrated by the detail submitted in the application
package. This identifies the key development influences that have been taken into account

when designing the development scheme for the site.

This statement demonstrates that the proposals accord with the detailed LDP policy
requirements identified in Section 4. These include matters of impact upon character of the

area, design, transportation, ecology, trees and drainage.

As required by Section 38 (6) of the Planning and Compulsory Purchase Act 2004 the
application proposals have been assessed against all relevant national and development

plan policies and other material considerations, and have been found to be in compliance.
In this context, we believe the primary issues in this instance to be:

=  The Principle of Development;

=  Residential Amenity;

= Highway Safety and Air Quality;

= Impact upon the Welsh Language,;

= Impact on Coal Mining Referral Area;

= Impact on Ecology;

* Impact on trees;

= Drainage, and

=  Scio-Economic Impacts.

Principle of Development

In planning policy terms, the policy framework is supportive of the site’s redevelopment for
residential purposes given the site’s location within the settlement boundary of Caerphilly, its
brownfield status, and because the site is sustainably located offering easy access to rail and
bus services, as well as other public amenities. The location of the proposed residential

scheme would accord with the development strategy set out by LDP Policies SP3, SP4 and
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5.6

5.7

5.8

5.9

5.10

SP5. This was supported by CCBC’s Officers in their pre-application response in respect of the
proposals; wherein it was held that the principle of the development was considered to be

acceptable.

Given the Council’s current shortfall in housing supply, the site also offers an appropriate and
acceptable windfall site that will contribute towards achieving the Council’s housing targets
detailed in LDP Policies SP14 and SP15. The residential development of the site will facilitate in
achieving the wider aims of the plan, exploiting the use of brownfield land and providing

much needed affordable housing to sustain a growing, balanced community.

The location of the development within an existing community, nearby to existing community
facilities and local shops and services in the town centre, is intended to ensure that all of the
residents are integrated within the wider community, thus ensuring that the scheme
contributes to a balanced and sustainable community. This accords with the specific
requirements of LDP Policy CW11, which support the provision of 100% affordable housing sites
in sustainable locations where schemes will not undermine the aim of delivering mixed

communities.

The existing court building has been vacant for some time and, whilst it appears to be in a
reasonable state of repair, it is considered to be of little architectural merit, thereby detracting
from the character and appearance of the area. From a design and placemaking
perspective, the redevelopment of the site would seek to enhance the visual appearance of

the site and the surrounding area as a whole.

The nature of the proposed use is considered appropriate to the character of the surrounding
area, which is predominately residential. The proposed development has been designed in a
way which reflects the difference in levels throughout the site ranging between 2-4 storeys
and would be set at a lower level than Mountain Road, thereby respecting building heights in

the surrounding context.

In terms of the design of the apartments, the buildings would be built to ‘The Passivehaus
Standard’, which is one of the fastest growing energy performance standards in the world. The
Passivehaus Standard is a leading fabric-first approach to low energy buildings, which delivers
very high levels of energy efficiency through effective building design. The high-quality
building design offers the opportunity to make a positive impact on the visual appearance of
the local area. Further details on the building design are provided in the Design & Access

Statement, which has been submitted in support of the planning application.
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5.12

5.13

5.14

5.15

5.16

Residential Amenity

In terms of residential amenity, the proposed layout would not result in harm to the amenity of
neighbouring occupiers or the occupiers of the proposed units given the separation distances

and the levels on the site.

Amenity areas for the occupants of the apartments would be provided within the confines of
the site, surrounding the apartment building. The occupiers of the terraced houses will be

provided with sufficient amenity space to the rear of each respective property.

The site is screened by vegetation and mature trees along its boundaries, which will act to
soften the redevelopment proposals. Significant vegetation and tree cover is being retained
as part of the proposals, with only a small humber of minor trees being removed and
additional tree planting will be provided to screen the development from neighbouring

properties.

Highway Safety

In terms of access, vehicular access to the site would be gained from Mountain Road onto
which there is an existing point of access in the form of a priority T-junction which serves the
Magistrates’ Court. Sufficient visibility is achievable in either direction along Mountain Road
and a footpath already exists along either side of the site’s frontage onto the highway. It is
proposed to reuse this access and egress point to serve the car park for the site, which wiill
accommodate 36 no. parking spaces. The main parking area will be set at a lower level to

Mountain Road and, for that reason, would not be overly prominent in the surrounding area.

The site is considered to be in a suitable location, located some 175m to the south of
Caerphilly town centre and Caerphilly train and bus station, and in walking distance to a
range of public amenities, including a number of local stores, public houses and restaurants. In
this respect, the location of the site would afford future residents with the potential to travel by
non-car travel modes. To further encourage sustainable travel and minimise single occupancy

car trips, a Travel Plan will be implemented at the site.

It is noted earlier in this planning statement that the rear apartment block will be for tenants
over 55 years of age with the units being offered for shared ownership, whilst front terrace of 4
no. units will provide general needs family housing. The Council’s SPG on Car Parking
Standards makes specific requirements for ‘self-contained elderly persons dwellings (not
wardened)’, which amount to 1 space per 2-4 units, plus 1 space per 4 units for visitors. Based
on the provision of 34 no. apartments (14 no. 2-beds and 20 no. 1-beds) this equates to 26
spaces at the higher-end and 17 spaces at the lower-end (both figures rounded and inclusive

of visitor spaces). The front terrace parking requirement is 1 space per bedroom (max 3) with 1
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5.17

5.18

5.19

5.20

space per 5 units for visitors. This, therefore, generates a further 12 spaces. The total
requirement looks to be 29 spaces at the lower-end or 38 spaces at the higher-end, whilst the

layout shows 36 no. spaces in total.

Planning Policy Wales (PPW) and Technical Advice Note 18: Transport (2007) both support
lower levels of parking provision. In particular, PPW, Edition 9 states at paragraph 8.4.2 that
“local authorities should ensure that new developments provide lower levels of parking than
have generally been achieved in the past” and that “minimum parking standards are no
longer appropriate.” With this in mind, and considering the location of the site in close
proximity to the town centre and within walking distance to the railway station, bus station,
local schools, post office and community medical practices, we consider the scheme to be

sustainable.

The former use of the premises as a Magistrates’ Court represents the fall-back position for the
site in planning terms. Therefore this use forms the baseline scenario against which all
development impacts must be considered. The proposals would result in a reduction in
vehicle traffic movements on the highway network when compared to the extant use, and
this would provide corresponding benefits in respect of highway safety and capacity, noise,
severance and nuisance. Any impact on the nearby Air Quality Management Area would
therefore be a positive one. Nevertheless, a Transport Statement has been commissioned and
is submitted in support of the application in order to justify the use of the access onto

Mountain Road and the associated traffic movements.

Impact upon the Welsh Language

TAN 20 (Planning and the Welsh Language) seeks to safeguard and promote the interests of

the Welsh language through development proposals and states that:

“In determining individual planning applications and appeals where the needs and
interests of the Welsh language may be a material consideration decisions must, as
with all other planning applications, be based on planning grounds only and be

reasonable.” (Paragraph 4.1.2, Page 14, TAN 20).

In accordance with this policy context, the impact of the proposal on linguistic character of
the surrounding area is a material consideration. The development proposal will provide
further residential dwellings within an existing settlement that will contribute to the prosperity of
the area as a whole. The provision of housing on the site will provide further opportunities for
young Welsh speakers to remain in the area. As such, the proposal will not have a detrimental

impact upon the viability and vitality of the Welsh Language.
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Impact on Coal Mining Referral Area

5.21 The site has been occupied and operated by the Ministry of Justice as a Magistrates’ Court for
a considerable period of time. However, the area of hardstanding on the western part of the
site (currently used for car parking) falls within the Council’s Coal Mining Development Referral

Area.

5.22 Intrusive site investigation has been commissioned to inform the redevelopment proposals in
terms of the potential need for ground remediation and foundation design. The outcomes of
the intrusive site investigation are compiled within a Site Investigation Report, which is

submitted in support of the application.

5.23 The Site Investigation Report includes details of the Coal Mining Report and Mine Entry
Interpretative Report for the site, which were obtained from the Coal Authority. This concludes
that, on the basis of the ground investigation and other available data, the risk of ground
subsidence occurring as a result of past shallow mine workings and the nearby mine entry to
the south west of the site is considered to be low and no further works are required in this

regard.

Impact on Ecology

5.24  The site is not subject to any statutory or local ecological designation and is generally devoid
of landscape features. Nevertheless, a Preliminary Ecological Appraisal (PEA) has been
undertaken, by David Clements Ecology Ltd, to establish any habitats and features with
potential to support protected and/or notable conservation priority species. This report was
undertaken in June 2017 and includes a description of the site’s ecological conditions, the
ecological context and an appraisal of the site’s ecological value. The content of the report is
based on the findings of an Extended Phase 1 Habitat Survey and site inspection and dusk

emergence survey for bats.

5.25 The report found no evidence of bats within the building. The building and trees on site are
considered to have low value to roosting bats. The majority of the site consists of habitats with
low potential to support species due to the urban nature of the site and the presence of

tarmac and the existing court building.

5.26 The PEA concludes that the site is not located within any international, European or national
ecological or nature conservation areas, and that the development proposals are likely to be

in conformity with relevant planning policy and legislation relating to ecology.

5.27 As noted earlier in this statement, significant vegetation and tree cover is being retained as
part of the proposals, with only a small number of trees being removed. This will be

supplemented by additional tree planting to screen the development from neighbouring
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5.28

5.29

5.30

531

5.32

5.33

5.34

properties. A Pre-Development Tree Survey and Assessment has been undertaken, and is
supported by an Arboricultural Method Statement, both are submitted in support of the

application to demonstrate the acceptability of this.

Overall, it is considered that the proposed works will not lead to significant environmental

effects in terms of ecology.

Drainage

The drainage, water resources and utilities required by the proposed development have been

considered as part of the preparation of this planning application.

In terms of foul water effluent, it is proposed that this will be discharged to the existing public
sewerage system, the infrastructure for which already exists running along the eastern

boundary of the site.

It is intended to deal with surface water via a sequential approach in accordance with Part H
of the Building Regulations. The last resort would be to discharge surface water to the mains
sewerage system, which would need to be sanctioned by Dwr Cymru / Welsh Water.
However, the potential for leachate generation from the made ground could result in
a potential risk to groundwater quality. For this reason, soakaways are not recommended
at the site and alternative means of drainage must be explored. A surface water sewer is
already located to the northeast, which discharges to a culvert. It is anticipated that surface

water flows will be discharged via this existing sewer exiting at the culvert.

The existing court building on the site discharges foul water flows to the public sewerage
system and represents the fall back position for the use of the site in planning terms. As such,

the proposed development must be considered in light of the existing situation.

Socio-Economic Benefits

The proposed development will deliver significant benefits to Caerphilly, not just in terms of
visual betterment and housing numbers, but in terms of economic development and
community benefits. Obstructing developments such as these is clearly not the intention of the
WG or the Council through PPW or the LDP.

It is also important to consider the economic benefits that the residential development of the
site will have at the construction stage and upon the occupation of the proposed dwellings.
Such matters are supported by Technical Advice Note 23 (Economic Development). The
construction phase will generate jobs and inject expenditure into the local economy, also
providing subsidiary income for other businesses (i.e. suppliers, professional services, retailers

etc.). Upon occupation of the proposed dwellings there will be continued income generation
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for the local economy from resident expenditure on commodities, and in local amenities and

services.
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6.1

6.2

6.3

6.4

Conclusion

This Planning Statement has been prepared to accompany and support a full planning
application for the demolition and residential redevelopment of a brownfield site, which
accommodated the former Caerphilly Magistrates’ Court. The land on which this
development is proposed also falls wholly within the settlement boundary and constitutes

previously developed land.

The site is considered to offer the opportunity to deliver a high quality residential development
that will contribute to the character of the area, contribute to the specific housing need in the
area and the County’s overall housing land supply and complies with national policies and

the local policies of the adopted Development Plan.

The proposals constitute an efficient use of this underused previously developed land and will
deliver a sustainable form of development, enhancing the visual appearance of the area as
a whole. Moreover, the proposals provide a suitable level of residential amenity for future
occupiers of the dwellings, will not harm the amenity or privacy of the existing and future
occupiers of the adjacent residential dwellings in the vicinity, and would not harm matters of

highway safety or ecology.

It is clear that the site offers the potential to deliver a well-thought out, high quality sustainable
residential development. The proposed development can meet the objectives of good
design, delivers high levels of accessibility and environmental sustainability, and fully accords
with the requirements of the planning policies contained within the Council’s adopted LDP. It

is therefore considered that full planning permission should be granted.
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