F Shropshire

Council

DECISION NOTICE

Mr & Mrs A & M Donaldson Date: 11th October 2024
c/o Holly Walker

Crab Tree Farm Our Ref: 24/03029/FUL

Prees Heath Your Ref: 1158 Donaldson New
Whitchurch Dwelling

SY13 3JY

Dear Mr & Mrs A & M Donaldson c/o Holly WalkerPeter Richards & Co
DETERMINATION OF APPLICATION FOR FULL PLANNING PERMISSION

Town and Country Planning Act 1990
Town and Country Planning (Development Management Procedure) (England) Order 2015

Location: Proposed Dwelling Adjacent 9, Sycamore Drive, Wem, Shropshire

Proposed Erection of 1No dwelling ito include access and amenity space
Development:

Application No. 24/03029/FUL
Date Received: 5th August 2024
Applicant: Mr & Mrs A & M Donaldson

Shropshire Council hereby GRANT FULL PLANNING PERMISSION subject to the
conditions listed below.

STANDARD CONDITIONS

1.  The development hereby permitted shall be begun before the expiration of three years

from the date of this permission.
Reason: To comply with Section 91(1) of the Town and Country Planning Act, 1990 (As

amended).

2. The development shall be carried out strictly in accordance with the approved plans,
drawings and documents as listed in Schedule 1 below.
Reason: For the avoidance of doubt and to ensure that the development is carried out in
accordance with the approved plans and details.

CONDITIONS THAT REQUIRE APPROVAL BEFORE THE DEVELOPMENT COMMENCES

@ www.shropshire.gov.uk
General Enquiries: 0345 678 9000




3. a) No works associated with the development will commence and no equipment,
machinery or materials will be brought onto the site for the purposes of said development
until a landscaping scheme, prepared in accordance with British Standard 8545: 2014 Trees:
from Nursery to Independence in the Landscape Recommendations, or its current version,
has been submitted to and approved in writing by the LPA. The approved scheme shall
include details as relevant of ground preparation, planting pit specification and the trees and
shrubs to be planted in association with the development (including species, locations or
density and planting pattern, type of planting stock and size at planting), means of protection
and support and measures for post-planting maintenance.

b) The approved landscaping scheme shall be implemented as specified and completed
prior to occupation of the dwelling. If within a period of five years from the date of planting,
any tree or shrub, or any tree or shrub planted in replacement for it, dies or, in the opinion of
the LPA becomes seriously damaged or diseased, or is otherwise lost or destroyed, another
tree or shrub of a similar specification to the original shall be planted at the same place
during the first available

planting season.

Reason: to ensure satisfactory tree and shrub planting as appropriate to enhance the
appearance of the development and its integration into the surrounding area.

4. In this condition retained tree means an existing tree, woody shrub or hedge which is
to be retained in accordance with the approved plans and particulars; and any tree, woody
shrub or hedge planted as a replacement for any retained tree:

a) No retained tree shall be wilfully damaged or destroyed, uprooted, felled, lopped, topped
or cut back in any way other than in accordance with the approved plans and particulars,
without the prior written approval of the LPA. Any approved tree works shall be carried out in
accordance British Standard 3998: 2010 Tree Work - Recommendations, or its current
version.

b) Prior to commencement of development a scheme shall be submitted to the written
satisfaction of the LPA to safeguard trees, woody shrubs and hedges to be retained on and
adjacent the site.

The scheme shall be based upon the Arboricultural Report (PC24-699-V1, Old Oak Tree
Care Ltd) and include a final Arboricultural Method Statement (AMS) and Tree Protection
Plan (TPP), prepared in accordance with and meeting the minimum tree protection
requirements recommended in, British Standard 5837: 2012 Trees in Relation to Design,
Demolition and Construction Recommendations, or its current version. Any pre-
commencement tree works and

all tree protection measures detailed in the approved AMS and TPP shall be fully
implemented to the written satisfaction of the LPA, before any development-related
equipment, materials or machinery are brought onto the site.

c) The development shall be implemented in accordance with the approved tree protection
scheme, AMS and TPP. The approved tree protection measures shall be maintained in a
satisfactory condition throughout the duration of the development, until all equipment,
machinery and surplus materials have been removed from the site.d) All services and
drainage infrastructure will be routed outside the Root Protection Areas indicated on the
approved TPP or, where this is not possible, a detailed method statement and task specific
TPP will be submitted and approved in writing by the LPA prior to any work commencing on
site. Thereafter the development shall be carried out strictly in accordance with the approved
method statement and tree protection plan.



e) Prior to commencement of development and notwithstanding the requirements of
conditions b) and d) above, a method statement, detailed specifications and supporting
technical drawings for the design and construction of the foundations, flooring and drainage
of the dwelling within the root protection area of the protected beech tree (Be1) shall be
submitted to the written approval of the LPA, so as to meet the requirements of sections 7.2,
8.6 and 8.11 of the Arboricultural Report

(PC24-699-V1, Old Oak Tree Care Ltd). Thereafter the dwelling shall be constructed strictly
in accordance with the approved method statement, specifications and accompanying
drawings.

f) No works associated with the development permitted will commence and no equipment,
machinery or materials will be brought onto the site for the purposes of said development
until a responsible person has been appointed for day to day supervision of the site and to
ensure that the tree protection measures are fully complied with. The LPA will be informed of
the identity of said person.

Reason: to safeguard the amenities of the local area and to protect the natural features that
contribute towards this and that are important to the appearance of the development.

5.  Prior to the erection of any external lighting on the site, a lighting plan shall be
submitted to and approved in writing by the Local Planning Authority. The lighting plan shall
demonstrate that the proposed lighting will not impact upon ecological networks and/or
sensitive features, e.g. bat and bird boxes (required under a separate planning condition).
The submitted scheme shall be designed to take into account the advice on lighting set out
in the Bat Conservation Trust's Guidance Note GN08/23: Bats and Artificial Lighting At Night,
GNO01/21: The Reduction of Obtrusive Light and Guidance Note 9/19: Domestic exterior
lighting: getting it right. The development shall be carried out strictly in accordance with the
approved details and thereafter retained for the lifetime of the development.

Reason: To minimise disturbance to bats, which are European Protected Species.

6. No development shall take place, including any works of demolition, until a Traffic
Management Plan for construction traffic has been submitted to, and approved in writing by,
the local planning authority, to include a community communication protocol. The approved
Statement shall be adhered to throughout the construction period.

Reason: To avoid congestion in the surrounding area and to protect the amenities of the
area.

7. No development shall take place until a scheme of surface and foul water drainage
has been submitted to and approved in writing by the Local Planning Authority. The
approved scheme shall be fully implemented before the development is occupied/brought
into use (whichever is the sooner).

Reason: The condition is a pre-commencement condition to ensure satisfactory drainage of
the site and to avoid flooding.

The following item requires attention:
1. A scheme of surface and foul water drainage should be submitted for approval.

CONDITIONS THAT REQUIRE APPROVAL DURING THE CONSTRUCTION/PRIOR TO
THE OCCUPATION OF THE DEVELOPMENT



8.  Prior to installation/erection full details of the design, materials and type of boundary
fencing to be erected around the site shall be submitted to and approved in writing by the
Local Planning Authority. This should include details of any alterations and provisions for the
retention of the existing wall which fronts Whitchurch Road.

Reason: In the interests of the visual and residential amenities of the locality.

9. Before the relevant parts of the work are commenced, details of roofing materials,
including ridge materials and detailing, together with the method of ventilating the roof voids
and the method of fixing these items, shall be submitted and approved in writing by the Local
Planning Authority. Development shall be carried out in accordance with the agreed details.
Reason: To ensure satisfactory preservation of the Heritage Asset.

10. The access, parking and turning areas shall be satisfactorily completed and laid out in
accordance with the Site Access Plan Drawing No. 2309016 100 Rev B prior to the dwelling
being occupied.

The approved parking and turning areas shall thereafter be maintained at all times for that
purpose.

Reason: To ensure the formation and construction of a satisfactory access and parking
facilities in the interests of highway safety

11.  Prior to first occupation / use of the building, the makes, models and locations of bat
and bird boxes shall be submitted to and approved in writing by the Local Planning Authority.
The following boxes shall be erected on the site:

A minimum of 1 external woodcrete bat box or integrated bat brick, suitable for nursery or
summer roosting for small crevice dwelling bat species.

A minimum of 1 artificial nest, of either integrated brick design or external box design,
suitable for starlings (42mm hole, starling specific) or sparrows (32mm hole, terrace design).

The boxes shall be sited at an appropriate height above the ground, with a clear flight path
and where they will be unaffected by artificial lighting. Bat boxes should be erected on
southerly aspects (south-west, south or south-east) and bird boxes should be erected on
northerly or shaded east/west aspects. The boxes shall thereafter be maintained for the
lifetime of the development.

Reason: To ensure the provision of roosting and nesting opportunities, in accordance with
MD12, CS17 and section 180 of the NPPF.

12.  Prior to the commencement of work, details of the brick bond and type, shall be
submitted to and agreed in writing by the Local Planning Authority. Following this approval, a
freestanding sample panel of brickwork of approximately 1m square shall be provided on site
and the mortar mix, colour, texture and joint finish shall be inspected and approved in writing
by the Local Planning Authority before the relevant works commence.

Reason: To safeguard the architectural and historic interest and character of the Heritage
Asset.

13.  Prior to the commencement of the relevant work details of all external windows and
doors and any other external joinery shall be submitted to and approved in writing by the
Local Planning Authority. These shall include full size details, 1:20 sections and 1:20
elevations of each joinery item which shall then be indexed on elevations on the approved



drawings. All doors and windows shall be carried out in complete accordance with the agreed
details

Reason: To safeguard the architectural and historic interest and character of the Heritage
Asset.

14. The access apron shall be constructed in accordance with Shropshire Councils
specification currently in force for an access and shall be fully implemented prior to the
dwelling being occupied.

Reason: To ensure the formation and construction of a satisfactory access in the interests of
highway safety.

15. Details of the materials and form of the heads and sills to new openings in the
external wall(s) of the building(s) shall be submitted to and approved in writing by the Local
Planning Authority before these works are due to commence. The development shall be
carried out in accordance with the approved details.

Reason: To safeguard the architectural and historic interest and character of the Heritage
Asset.

16. Details of the roof construction including details of eaves, undercloaks ridges, valleys
and verges shall be submitted to and approved in writing by the Local Planning Authority
before this element of the development commences. The development shall be carried out
in complete accordance with the approved details.

Reason: To safeguard the architectural and historic interest and character of the Heritage
Asset.

CONDITIONS THAT ARE RELEVANT FOR THE LIFETIME OF THE DEVELOPMENT

17. The visibility splays shown on Site Access Plan Drawing No. 2309016 100 Rev B
shall be set out in accordance with the splay lines shown. All growths and structures in front
of these lines shall be lowered to and thereafter maintained at carriageway level prior to the
dwelling being occupied and thereafter be maintained at all times free from any obstruction.

Reason: To provide a measure of visibility from the new access in both directions along
thehighway in the interests of highway safety.

Schedule 1 - Approved plans, drawings, documents

Description Reference Date Received
Location Plan 01158 001 REV A 05.08.2024
Site Plan 01158 002 REV C 05.08.2024
Floor Plan - Proposed 01158 005 05.08.2024
Proposed Elevations 01158 006 REV A 05.08.2024
Detail Drawing 01158 008 REV A 05.08.2024
Detail Drawing 100B 05.08.2024
Detail Drawing Appendix A 13.09.2024

Detail Drawing Appendix B 13.09.2024



INFORMATIVES

A. The proposed surface water drainage system for the site should be detailed and how
SUDs will be incorporated into the scheme. As part of the SuDS, the applicant should
consider employing measures such as the following:' Surface water soakaways (Designed in
accordance with BRE Digest 365)

' Swales

" Infiltration basins

' Attenuation ponds

' Water Butts

' Rainwater harvesting system

' Permeable surfacing on any new access, driveway, parking area/ paved area

' Attenuation

' Greywater recycling system

' Green roofs

Details of the use of SuDS should be indicated on the drainage plan.

B. The use of soakaways should be investigated in the first instance for surface water
disposal. Percolation tests and the sizing of the soakaways should be designed in
accordance with BRE

Digest 365. Full details, calculations, dimensions and location plan of the percolation tests
and the proposed soakaways should be submitted for approval.

Surface water should pass through a silt trap or catchpit prior to entering the soakaway to
reduce sediment build up within the soakaway.

The site is identified as being at risk of groundwater flooding. The level of water table should
be determined if the use of infiltration techniques are being proposed.

Should soakaways are not feasible, drainage calculations should limit the discharge rate
from the site equivalent to 5.0 I/s runoff rate should be submitted for approval. The
attenuation drainage system should be designed so that storm events of up to 1 in 100 year
+ 40% for climate change will not cause flooding of any property either within the proposed
development or any other in the vicinity.

C. Urban creep is the conversion of permeable surfaces to impermeable over time e.g.
surfacing of front gardens to provide additional parking spaces, extensions to existing
buildings, creation of large patio areas.

The appropriate allowance for urban creep of 10% must be included in the design of the
drainage system, over the lifetime of the proposed development.

D. If non permeable surfacing is used on the new access, driveway and parking area or the
new access slopes toward the highway, the applicant should submit for approval a drainage
system to ensure that no surface water runoff from the new access run onto the highway.

E. The proposed method of foul water sewage disposal should be identified and submitted
for approval, along with details of any agreements with the local water authority and the foul
water drainage system should comply with the Building Regulations H2.

The applicants attention is drawn to the need to ensure that the provision of the visibility
splay(s) required by this consent is safeguarded in any sale of the application site or part(s)
thereof.

This planning permission does not authorise the applicant to:
- construct any means of access over the publicly maintained highway (footway or verge) or
- carry out any works within the publicly maintained highway, or



- authorise the laying of private apparatus within the confines of the public highway including
any a new utility connection, or

- undertaking the disturbance of ground or structures supporting or abutting the publicly
maintained highway

The applicant should in the first instance contact Shropshire Councils Street works team.
This link provides further detailshttps://www.shropshire.gov.uk/roads-and-highways/road-
network-management/application-formsand-charges/

Please note Shropshire Council require at least 3 months notice of the applicant's intention to
commence any such works affecting the public highway so that the applicant can be provided
with an appropriate licence, permit and/or approved specification for the works together and
a list of approved contractors, as required.

The applicant is responsible for keeping the highway free from any mud or other material
emanating from the application site or any works pertaining thereto.

Drainage arrangements shall be provided to ensure that surface water from the driveway
and/or vehicular turning area does not discharge onto the public highway. No drainage or
effluent from the proposed development shall be allowed to discharge into any highway drain
or over any part of the public highway.

The applicant's attention is drawn to the need to ensure that appropriate facilities are
provided, for the storage and collection of household waste, (i.e., wheelie bins & recycling
boxes).

Specific consideration must be given to kerbside collection points, to ensure that all visibility
splays, accesses, junctions, pedestrian crossings, and all trafficked areas of highway (i.e.,
footways, cycle ways & carriageways) are kept clear of any obstruction or impediment, at all
times, in the interests of public and highway safety.

https://shropshire.gov.uk/media/2241/supplementary-planning-guidance-domestic-waste-
storageand-collection.pdf

This planning permission is subject to mandatory Biodiversity Net Gain. Please see
https://www.gov.uk/guidance/meet-biodiversity-net-gain-requirements-steps-for-developers
for more information. Development must not commence until you have submitted and
obtained approval for a Biodiversity Gain Plan.

The active nests of all wild birds are protected under the Wildlife and Countryside Act 1981
(as amended). An active nest is one being built, contains eggs or chicks, or on which fledged
chicks are still dependent.

It is a criminal offence to Kill, injure or take any wild bird; to take, damage or destroy an active
nest; and to take or destroy an egg. There is an unlimited fine and/or up to six months
imprisonment for such offences.

All vegetation clearance, tree removal and/or scrub removal should be carried out outside of
the bird nesting season which runs from March to August inclusive.

If it is necessary for work to commence in the nesting season then a pre-commencement
inspection of the vegetation for active bird nests should be carried out. If vegetation cannot
be clearly seen to be clear of nests then an appropriately qualified and experienced ecologist
should be called in to carry out the check. No clearance works can take place with 5m of an
active nest.



Widespread reptiles (adder, slow worm, common lizard and grass snake) are protected
under the Wildlife and Countryside Act 1981 (as amended) from killing, injury and trade.
Widespread amphibians (common toad, common frog, smooth newt and palmate newt) are
protected from trade. The European hedgehog is a Species of Principal Importance under
section 41 of the Natural Environment and Rural Communities Act 2006. Reasonable
precautions should be taken during works to ensure that these species are not harmed.

The following procedures should be adopted to reduce the chance of killing or injuring small
animals, including reptiles, amphibians and hedgehogs.

If piles of rubble, logs, bricks, other loose materials or other potential refuges are to be
disturbed, this should be done by hand and carried out during the active season (March to
October) when the weather is warm.

Areas of long and overgrown vegetation should be removed in stages. Vegetation should first
be strimmed to a height of approximately 15cm and then left for 24 hours to allow any
animals to move away from the area. Arisings should then be removed from the site or
placed in habitat piles in suitable locations around the site. The vegetation can then be
strimmed down to a height of 5cm and then cut down further or removed as required.
Vegetation removal should be done in one direction, towards remaining vegetated areas
(hedgerows etc.) to avoid trapping wildlife.

The grassland should be kept short prior to and during construction to avoid creating
attractive habitats for wildlife.

All building materials, rubble, bricks and soil must be stored off the ground, e.g. on pallets, in
skips or in other suitable containers, to prevent their use as refuges by wildlife.

Where possible, trenches should be excavated and closed in the same day to prevent any
wildlife becoming trapped. If it is necessary to leave a trench open overnight then it should be
sealed with a close-fitting plywood cover or a means of escape should be provided in the
form of a shallow sloping earth ramp, sloped board or plank. Any open pipework should be
capped overnight. All open trenches and pipework should be inspected at the start of each
working day to ensure no animal is trapped.

Any common reptiles or amphibians discovered should be allowed to naturally disperse.
Advice should be sought from an appropriately qualified and experienced ecologist if large
numbers of common reptiles or amphibians are present.

If a great crested newt is discovered at any stage then all work must immediately halt and an
appropriately qualified and experienced ecologist and Natural England (0300 060 3900)
should be contacted for advice. The Local Planning Authority should also be informed.

If your proposed project requires Building Regulations Approval or you are unsure
whether it does please contact us on 01743 258710, email
buildingcontrol@shropshire.gov.uk  or visit our website
https://www.shropshire.gov.uk/building-control/ for pre-application advice and a competitive
fee.

As part of the planning process, consideration should be given to the information contained
within Shropshire Fire and Rescue Service’s “Fire Safety Guidance for Commercial and
Domestic Planning Applications” which can be found using the following link:
http://www.shropshirefire.gov.uk/planning-applications




If your project relates to a Listed Building please be aware that if, during the process of
obtaining Building Regulation Approval or undertaking Fire Safety works amendments to the
scheme as approved under the Listed Building Consent are requested, it is very likely that
you will need to amend your approved drawings regardless of how minor the alteration may
be. If this is the case, please contact the Case Officer and they will determine what action is
required. Work should not be proceed until appropriate amendment/s have been approved
in writing by the Council. We would advise that the carrying out of unauthorised work could
represent a criminal offence under Section 9(1) of the Planning (Listed Building &
Conservation Areas) Act 1990 (as amended).

24/03029/FUL

Tabitha Lythe, Planning and Development Services Manager
Date of Decision: 11th October 2024



NOTES

Conditions
You will see that your decision notice includes a number of conditions:

e You must comply with all of the conditions. If you are unclear about any of them,
please contact the Planning Officer who dealt with the application.

o Some of the conditions may require you to submit further information to the Council for
approval. Most conditions will need to be complied with before you start work on site.

« If you think any of the conditions are unreasonable you may appeal to the First
Secretary of State, through the Planning Inspectorate.

o Please also ensure that you comply with the requirements of any Legal Agreement
that may accompany the planning permission.

Informatives

Your decision notice includes a number of informatives. This gives you some extra guidance
and advice which will help the development process. Please note your Decision Notice gives
permission only under the Town and Country Planning Acts. You may need other approvals,
for example under the Building Regulations, or Party Wall Act, or permission from your
neighbour to go onto his/her land.

Amendments

If you need to alter your approved drawings please send full details to us regardless of how
small the alteration is. Your case officer will determine whether this can be agreed through a
simplified exchange of correspondence or whether a revised application needs to be
submitted. Further guidance can be found at www.shropshire.gov.uk/planning . You should
not commence work until the amendment has been approved in writing by the Council. This
is particularly important if the project involves a Listed Building and work should not be
proceeded until appropriate amendment/s have been approved in writing by the Council. We
would advise that the carrying out of unauthorised work could represent a criminal offence
under Section 9(1) of the Planning (Listed Building & Conservation Areas) Act 1990 (as
amended).

Appeals to the Secretary of State

If the applicant is aggrieved by the decision of the Local Planning Authority to refuse
permission for the proposed development or to grant it subject to conditions, then the
applicant can appeal to the Secretary of State under Section 78 of the Town and Country
Planning Act 1990 (as amended).

An appeal must be made within six months of the date of this notice, or 12-weeks if the
scheme is for that of "household" development, or minor commercial application, or within 8
weeks in the case of advertisement appeals.

Appeals can be made online

Householder Development Appeals - Appeal a householder planning decision: Overview -
GOV.UK (www.gov.uk)

Full Planning Application - https://www.gov.uk/appeal-planning-decision




If you are unable to access the online appeal form, please contact the Planning Inspectorate
to obtain a paper copy of the appeal form on Tel: 0303 444 5000.

Where an enforcement notice has been served on the same, or substantially the same,
development as in the application within 2 years of the date the application was made, the
period for receiving an appeal is 28 days of the date on the decision notice or the date by
which the LPA should have decided the application. Where an enforcement notice was
served after the decision notice was issued or after the end of the period the LPA has to
determine the application, the period for receiving an appeal is within 28 days of the date the
enforcement notice was served (unless this extends the normal 12 week deadline.

The Secretary of State can allow a longer period for giving notice of an appeal, but he will not
normally be prepared to use this power unless there are special circumstances which excuse
the delay in giving notice of appeal.

The Secretary of State need not consider an appeal if it seems to him that the Local Planning
Authority could not have granted planning permission for the proposed development or could
not have granted it without the conditions it imposed, having regard to the statutory
requirements, to the provisions of any development order and to any directions given under a
development order.

In practice, the Secretary of State does not refuse to consider appeals solely because the
Local Planning Authority based their decision on a direction given by him.

If you intend to submit an appeal that you would like examined by inquiry then you
must notify the Local Planning Authority (appeals@shropshire.gov.uk) and Planning
Inspectorate (inquiryappeals@planninginspectorate.gov.uk) at least 10 days before
submitting the appeal. Further details are on GOV.UK.

Purchase Notices

If either the Local Planning Authority or the Secretary of State refuses permission to develop
land or grants it subject to conditions, the owner may claim that he can neither put the land to
a reasonably beneficial use in its existing state nor render the land capable of a reasonably
beneficial use by the carrying out of any development which has been or would be permitted.

In these circumstances, the owner may serve a purchase notice on the Council requiring the
Council to purchase the interest in the land in accordance with the provisions of Part VI of the
Town and Country Planning Act 1990 (as amended).



