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Mr Adrian Jeffries
Erection of 2 no. detached dwellings.
Land adjacent to The Shieling, 331 Higham Common Road, Higham, Barnsley S75 1PG.

Site Location and Description

The application site is a more or less rectangular shaped piece of land located off Higham Common Road towards the southern end of Higham and comprises of a semi-maintained grassland area which it is understood was formerly associated with the adjacent dwelling (to the north), The Poplars. Residential properties are present on all sides but to the rear of those across Higham Common Road is open agricultural and recreational land with the M1 motorway beyond.
The residential properties are mixed in nature comprising of detached and semi-detached  red and buff brick built two storey dwellings and bungalows, some partially rendered, and stone terrace properties of varying designs. Some are set in fairly large plots well back from the highway whilst others have more limited plots and frontages. Off-street parking is either to the front or driveway/garage to the side although some properties have only on-street parking. 
The boundaries of the site are defined by hedgerows. Overhead power lines cross the site from west to east at the southern end.
Proposed Development

The applicant is seeking full planning permission for the erection of two detached, three bedroom bungalows.
Two off-street car parking spaces would be provided to the front of each property and gardens to the rear. A hedge on the frontage to Higham Common Road would be removed and the kerb dropped to allow for a shared vehicular access to the properties.

The submitted plan indicates that site levels would be lowered by up to 0.8m to accommodate the properties in relation to the overhead cables.

Materials have not yet been determined.

The proposals have been amended significantly during the processing of the application. In particular, the northern bungalow (plot 1) has replaced an originally proposed two storey, four bedroom, dormer dwelling.
Policy Context
Unitary Development Plan (UDP) – Housing Policy Area.
Barnsley Local Development Framework Adopted Core Strategy (CS):
CSP1 – Climate Change – we will take action to adapt to climate change by (amongst other actions) giving preference to development of previously developed land in sustainable locations and promoting the use of sustainable drainage systems.

CSP3 – Sustainable Drainage Systems – all development will be expected to use sustainable drainage systems (SuDS).

CSP8 – The Location of Growth – refers to the areas where priority will be given to development including Urban Barnsley.

CSP25 – New Development and Sustainable Travel – refers amongst other matter to new development will be expected to be located and designed to reduce the need to travel, be accessible to public transport and meet the needs of pedestrians and cyclists.

CSP26 – New Development and Highway Improvement – states that new development will be expected to be designed and built to provide safe, secure and convenient access for all road users.

CSP29 – Design - states that high quality development will be expected, that respects, takes advantage of and enhances the distinctive features of Barnsley, including: 

· Topography, important habitats, woodlands and other natural features;

· Views and vistas to key buildings, landmarks, skylines and gateways; and

· Heritage, townscape and landscape character including the scale, layout, building styles and materials of the built form.

The policy is aimed at ensuring that development is appropriate to its context.
CSP39 – Contaminated and Unstable Land – refers to where future users or occupiers of a development would be affected by contamination or stability issues, proposals must be accompanied by a report which shows that investigations have been carried out and sets out detailed measures to allow the development to go ahead safely.
Barnsley Unitary Development Plan adopted 2000 (UDP) (saved policies):
H8 – Existing Residential Areas – areas defined as Housing Policy Areas will remain predominantly in residential use.

H8A – Existing Residential Areas Design/Amenity – states that the scale, layout, height and design of all new dwellings proposed within the existing residential areas must ensure that the living conditions and overall standards of residential amenity are provided or maintained to an acceptable level, both for new residents and those existing, particularly in respect of the levels of mutual privacy, landscaping and access arrangements.

H8D – Infill, Backland and Tandem residential development – indicates that planning permission for development involving single or a small number of dwellings within existing residential areas will only be granted where development would not result in harm to the local environment or the amenities of existing residents, create traffic problems or prejudice the possible future development of a larger area of land.

Barnsley, Doncaster and Rotherham Joint Waste Plan (JWP):

WCS7 – Managing Waste in All Developments – refers to all development proposals must submit a waste management plan and sets out what such plans should include.

National Planning Policy Framework (NPPF):
The core planning principle relating to high quality design is particularly relevant stating that planning should always seek to secure a good standard of amenity for existing and future occupants of land and buildings.
Promoting sustainable transport.

· Plans and decisions should take account of whether the opportunities for sustainable transport modes have been taken up and safe and suitable access to the site can be achieved for all people.

Delivering a wide choice of high quality homes.

Housing applications should be considered in the context of the presumption in favour of sustainable development.

Requiring good design.

· Good design is a key aspect of sustainable development.

· Planning policies and decisions should aim to ensure that developments (amongst other things) will function well and add to the overall quality of the area, respond to local character and history and are visually attractive.
Conserving and enhancing the natural environment.

· To prevent unacceptable risks from pollution and land instability, planning decisions should ensure that new development is appropriate for its location.

· Decisions should also ensure that the site is suitable for its new use taking account of ground conditions and land instability, including from natural hazards or former activities such as mining.
Supplementary Planning Documents (SPD):
Designing New Housing Development – supplements CSP29 Design
Parking – requires 2 parking spaces for dwellings with 3 or more bedrooms.
Other:

South Yorkshire Residential Design Guide (SYRDG) – adopted by the Council as a good practice guide.

Consultations

Yorkshire Water Services – No comments received.
 
BMBC Highways – No objections subject to the imposition of conditions.
BMBC Drainage – No objections subject to the imposition of a condition.
Coal Authority – No objections subject to the imposition of a condition.
South Yorkshire Mining Advisory Service (SYMAS) – No objections subject to the imposition of a condition.
National Grid – State that the proposal is not affected by any apparatus.
Representations

Advertised as being of local interest by way of site notice and neighbour notification. One representation (four pieces of correspondence) has been received making the following comments (note that the comments relate to the original and revised proposals):
· The design is not sympathetic to its immediate neighbours or the overall street scene. Little attempt has been made in the external appearance of the development to consider the prevalent vernacular in the area. The ridge lines contradict the dominant line demonstrated by the most adjacent property, The Poplars.
· No ridge or slab levels have been provided, no datum point from which heights are taken from, no dimensions shown or drainage plans, and the scheme fails to show how it has sought to minimise its impact on its surroundings and blend in, in terms of scale, mass and appearance. Two dwellings are shown on the plan whereas the plot is only suitable for one. There appears to be a greater distance from the boundary of 331, Higham Common Road with plot 2 than there is from the Poplars and plot 1. Squeezing two properties onto the land would impact negatively on the value of the Poplars.
· The north-west boundary of the site is lined with a bank of established trees and provides screening for The Poplars as well as habitat for birds. The application form records no trees. The proposal does not incorporate these trees into the design.
· The proposed Plot 1 has its north-west wall tight up to this tree line (hedgerow) and the planned excavations could kill the trees affected.

· The foundations under the Poplars is of shrinkable clay which is highly susceptible to heave when available water levels increase. Any loss of trees has the potential to significantly increase the ground water level and promote heave and could seriously impact on the foundations and drainage of the Poplars. There are no plans showing where the drains are and going to be routed.
· The applicant has failed to assess the impact of the proposed development on trees and wildlife. There is a pond on the site with aquatic life.
· The subject site slopes from the back to the front, and from side to side. Two overhead electric cables run across the length of the site and at one point hang over half the plot. Restrictions imposed by this apparatus in conjunction with the topography of the site are significant.

· Plot 2 appears to require a reduced ground level in order to be able to locate its ridge height under the exclusion zone imposed by the cables. The unit is almost up to the eastern boundary with 331, Higham Road. Its frontage, as with Plot 1 is basically a car parking area and the rear garden does not conform to the minimum standard. Plot 1 overlooks Plot 2 and in terms of scale, mass and height dwarfs it. Plot 1 also has a roof line and front elevation which extends significantly beyond the build line of the adjacent property, The Poplars.
· The Polars enjoys a south-west aspect and benefits from light to my back garden, front garden and all the windows on my side elevation. Plot 1 in projecting forward will greatly impact on this benefit, casting a shadow over significant parts of The Polars and impacting on visual amenity. The Poplars has a legal right to light and is also entrenched in the history of The Poplars which in the past owned the subject site and retains the benefits conveyed to it. Development rights are not approved for any further building works forward of the Poplar’s building line and this would include any request to raise the level of plot 1 to two storey/dormer property.
· The proposal does not comply with the Council’s regulations in a number of respects including privacy, light and outlook from habitable rooms and my front garden. Being close to my property the side elevation of Plot 1 would impact massively (overbearing and overshadowing) on my kitchen which has only one window on the side elevation of my property. The 45 degree rule and 12m rules would not be complied with. Any window or door facing the kitchen widow to the Poplars should be fitted with obscure glass. There does not appear to be a landscaping scheme submitted with the proposal.
· No pre-planning application was submitted.
Assessment
Material Considerations 

Principle of development 

Design and residential amenity
Highway Safety

Drainage

Other
Principle of development 

The proposal is the erection of two detached dwellings on a site which lies within a Housing Policy Area in the UDP. Such areas are expected to remain essentially in residential use. The area being within a settlement boundary and reasonably well served by public transport is considered to be a sustainable location for residential development. The proposed development is therefore considered to accord with policies CSP1, CSP8, CSP25 and H8 and is acceptable in principle.
However, as the proposed development would be infill development, policy H8D makes it clear that such development will only be granted where it would not result in harm to the local environment or the amenities of existing residents, create traffic problems or prejudice the possible future development of a larger area of land. Policy H8A and the NPPF similarly require that the living conditions and overall standards of residential amenity are provided or maintained to an acceptable level for new and existing residents. The NPPF further requires that proposals are compatible with neighbouring land, will function well and add to the overall quality of the area and will not significantly prejudice the future use of the neighbouring land. The requirements of these policies are echoed in the Council’s SPD: Designing New Housing Development.

Policy CSP29 of the Core Strategy, the SPD and the NPPF again require development to be high quality and appropriate to its local context, character and history, and CSP26 requires new development to be designed and built to provide safe, secure and convenient access.
Design and residential amenity
The Council’s SPD – Designing New Housing Development states that the layout and design of new housing development must ensure that high standards of privacy, light and outlook are provided for existing and proposed residents. Close overlooking of the windows in any existing dwelling or its garden, the introduction or intensification of vehicular and pedestrian movements close to an existing dwelling, its garden or its boundary and overbearing or overshadowing effect of new buildings on an existing dwelling or its garden should be avoided.
The minimum back-to-back dimension between facing habitable rooms should be 21m. Proposed habitable room windows at first floor level and above should be a minimum of 10m from the boundary of any private garden which they would face. Proposed walls without habitable room windows (usually side elevations) should be at least 12m from original habitable room windows. 
Rear gardens of proposed dwellings should be at least 60 square metres in the case of three or more bedroom houses/bungalows. Distances between new buildings and existing dwellings may be relaxed depending on a number of factors including site levels, existing screening or landscaping etc. Each case will be judged on its merits.
All developments should achieve the internal spacing standards set out in the South Yorkshire Residential Design Guide – Technical Requirements (SYRDG).

Developments must also respect the local context/settlement character and be designed to be specific to their location. In terms of parking and garages, developments will be expected to meet the standards set out in the SYRDG.
Specifically in respect of infill development, the SPD states that dwellings should be orientated to have a frontage to the existing public highway, the space between the proposed dwelling(s) and adjacent dwellings should reflect the prevailing character of the street, the siting of the dwelling should reflect the building line of the dwellings on the same side of the street, the eaves and ridge heights of the dwellings should usually be comparable with the heights of adjacent dwellings, parking provision should be accommodated in a similar manner to how it is accommodated elsewhere on the street, and architectural features, fenestration and materials should reflect  the positive elements elsewhere on the street.
With regard to the proposed development, it has the potential to adversely affect the residents of the adjacent properties, The Poplars and 331, Higham Common Road, a property across the road, 362, Higham Common Road, and properties to the rear, 16a and 18, Witham Court.
Whilst there would be some intensification of vehicular movements close to The Poplars and 331, Higham Common Road, this would be minimal and insignificant as only two new dwellings are proposed and the access to the parking spaces, being central to the plot would not be immediately adjacent to the existing properties.
Although the northern elevation of Plot 1 comes within 2.5m of the southern (side) elevation of The Poplars, it is not normal policy to protect side elevations. Furthermore, Plot 1 as amended, no longer projects forward of the front elevation of The Poplars removing any potential for overshadowing habitable room windows and the front garden. Whilst it does now project beyond the rear elevation of The Poplars, it would be by just 3m at the nearest point. Whilst the southern elevation of The Poplars unusually contains a number of windows including a habitable room window at ground floor level to the kitchen, which, it is understood, is the only window to this room, Plot 1, now being single storey with an eaves height of 2.4m would have no significant impact in terms of overbearing/overshadowing, particularly bearing in mind that a boundary fence between the two properties up to 2m high could be erected under permitted development rights and the presence of the existing hedgerow. 
With regard to Plot 2, there would be a minimum of 6m from its southern elevation to the northern (side) elevation of 331, Higham Common Road, and being single storey would therefore have no significant impact in terms of overbearing/overshadowing or loss of outlook for existing residents. 
In terms of privacy, the proposed dwellings would mainly have windows on the front and rear elevations. The requirement that the minimum back-to-back dimension between facing habitable rooms should be 21m would be easily met facing westwards from the front elevation of the properties and just about met, facing eastwards from the rear elevations. In any event, boundary fencing/hedging is likely to screen any potential views. 
The two non-habitable room windows to a bathroom and an en-suite on the side (northern) elevation of Plot 1 and the side (southern) elevation of Plot 2 would face towards the gables of The Poplars and 331, Higham Common Road respectively. The windows would be obscure glazed and potential views in any event would be screened by boundary treatment.
The window to the dining room/kitchen area on the side (southern) elevation of Plot 1 and the side (northern) elevation of Plot 2 would more or less face towards each other but would again be screened by a boundary fence. 
Overall therefore, there would be no significant adverse impact on privacy.

With regard to the rear garden external space standard, both plots meet the required standard. 
The properties have been assessed against the SYRDG internal standards for the size of the dwellings in question and it is evident that they meet the required standards. Whilst little storage is shown on the submitted plan, the internal space within the properties overall exceeds the required standard and therefore the provision of storage would not be an issue.
With regard to other matters set out in the Council’s SPD – Designing New Housing Development, it is acknowledged that it would not be easy for the proposed development to totally reflect the local context and character since as noted above, the area is characterised by a mixture of residential properties in terms of building types, styles, heights and materials and the way in which car parking is accommodated.
However, a close inspection of the site and its immediate surrounds reveals a greater consistency than is immediately apparent. The ridge heights and building line and overall design of the semi-detached brick properties across Higham Common Road have a high level of consistency. Whilst the building line on the proposal side of Higham Common Road is less evident, there is a general line more or less following the curvature of the highway. Whilst The Poplars and 331, Higham Common Road, either side of the proposal site have very inconsistent ridge heights, the three properties adjacent to the latter have more or less the same ridge heights. Similarly, whilst The Poplars has a particularly unusual high ridge height, there are two sets of two detached properties, each set with a consistent ridge height, down Higham Common Road.
In terms of vehicle parking, and again as noted above, there is a mixture of on-street, driveways to the side, parking to the front, etc. Where there is parking to front, there is normally a single point of access onto the highway, or the spaces are in front of garages rather that the dwelling itself, or as in the case of the properties down Higham Common Road from the site, the spaces are not directly onto the highway providing room for frontage (screen) landscaping.
It is considered that the proposal in terms of the character of the area should reflect both the variety of the area but also the sections and pockets of consistency.
The proposed dwellings would respect the general building line on the eastern side of Higham Common Road. Having the same ridge height, the dwellings would also reflect the pockets of properties which have the same ridge height along the same side of the street. With regard to off-street parking, the dwellings would have a single point of access onto the highway and as the car park spaces would be set back, there would be some (albeit) limited space for screen landscaping/softening, similar to the properties down Higham Common Road.
The dwellings adjacent to the site have in common that they are set in fairly large plots and their ‘long’ elevations front the highway. In contrast, the proposed dwellings are to some extent ‘squeezed’ onto the site resulting in far less external space and their ‘short’ elevations would front the highway. Unlike the adjacent properties and the prevailing situation in the wider area, the dwellings would also be accessed on their side elevations.
However, as there are properties in the slightly wider area which have been relatively squeezed into a site, have short elevations to the highway and are accessed on their side elevations, it is considered that a refusal on this basis would be difficult to justify.

Whilst the materials for the proposed dwellings have not been stated, an appropriate condition can be applied on any grant of planning permission in order to ensure that they reflect the local context.
Overall therefore, in terms of design and residential amenity, the proposed development substantially complies with policies CSP29, H8A, and H8D, the relevant planning policy statements in the NPPF relating to requiring good design and the Council’s SPD – Designing New Housing Development.
Highway Safety
There are no objections from the Council’s Highways Section subject to the imposition of conditions. The amendments to the original proposal showing just one, central access is preferable as it makes the most of the visibility attainable within the site frontage.  It is considered therefore that the proposal complies with policies CSP26, H8A and H8D and the Council’s SPD - Parking in respect of highway safety.
Drainage

The Council’s Drainage Section notes that no drainage details have been shown on the submitted plan. However, there is a public sewer in the area and therefore subject to a condition requiring the submission of details and information relating to the use of soakaways, and approval of such, there are no objections. It is anticipated therefore that policy CSP3 can be complied with.
Other

The Coal Authority and SYMAS note that the application site falls within the defined Development High Risk Area and therefore, there are coal mining features and hazards which need to be considered. In particular, the site is likely to be underlain by the Haigh Moor coal seam at shallow depth and there is a possibility that historic unrecorded shallow mine workings could also be present.
A Coal Mining Risk Assessment report for the site recommends that an intrusive site investigation be carried out prior to any development in order to inform any remedial measures which may be required. A condition can be attached to any grant of planning permission to cover this issue and to accord with CSP39.

Waste Management – Whilst no waste management plan has been submitted in accordance with policy WCS7, this requirement could be conditioned on any grant of planning permission.
With regard to a number of matters raised in representations which have not been covered above: 

· The trees referred to on the northern/north west boundary essentially comprise of a leylandii hedgerow. The proposed Plot 1 would be no closer to this hedgerow than the existing dwelling, The Poplars. Careful construction of the proposed dwelling along this boundary should ensure that there is no significant damage to the hedgerow.
· Whilst no landscaping scheme has been submitted with the planning application, this could be conditioned on any grant of planning permission.

· The plot of land in question is a semi-maintained, disturbed area which once formed part of the curtilage of an adjacent dwelling and does not form part of any wildlife corridor. As such it is not considered reasonable or necessary for an ecology survey to be carried out.
· Whilst no pre-planning application discussions were initiated, they are not compulsory. The submitted plans are to scale and therefore dimensions can be measured.
· Any legal rights relating to The Poplars are legal rather than planning matters. Similarly, the effect of development on property values is not a material planning consideration.
Recommendation
Grant planning permission subject to the following conditions:
1. 
The development hereby permitted shall be begun within 3 years from the date of this permission. 
Reason: To comply with the requirements of Section 91 (as amended) of the Town and Country Planning Act 1990.

 2.  The development hereby permitted shall only be carried out in accordance with the

      following documents unless amended by the conditions below which shall take

      precedence:

a) Drawing titled ‘Plans and Elevations’, numbered 16-051 02 and dated November 2016; and
b) Drawing titled ‘Plans and Elevations’, numbered 16-051 02 Revision A, and dated November 2016.
Reason: For the avoidance of doubt and in the interests of the character of the locality and residential amenity in accordance with CS policy CSP29, UDP policies H8A and H8D, the relevant planning policy statements in the NPPF relating to requiring good design and SPD – Designing New Housing Development.
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 thereafter 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 CS policy CSP29.
4.  Prior to the commencement of development, plans to show the following levels shall be submitted to, and approved in writing 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 the need for any changes in level to be assessed and in accordance with CS policy CSP29.
5.  The windows on the northern elevation of Plot 1 and southern elevation of Plot 2 shall be obscure glazed and retained as such thereafter.

     Reason: To safeguard the privacy and amenities of the occupiers of adjacent

     residential properties and in accordance with CS policy CSP29 and UDP policies H8A and H8D.
6. 
Pedestrian intervisibility splays, having the dimensions 2m x 2m, shall be safeguarded at the drive entrance/exit such that there is no obstruction to visibility at a height exceeding 600mm above the nearside channel level of the adjacent highway. 
Reason: In the interest of highway safety and to accord with CS policy CSP26.

7.  Sight lines, having the dimensions 2m x the site frontage, shall be safeguarded at the drive entrance/exit, such that there is no obstruction to visibility at a height exceeding 1.05m above the nearside channel level of the adjacent highway.
     Reason: In the interests of highway safety in accordance with CS policy CSP26.

8.  The development shall not be brought into use until the parking/manoeuvring facilities, shown on the approved plan, have been surfaced in a solid bound material (i.e. not loose chippings) and made available for the parking and manoeuvring of motor vehicles and shall be retained for that sole purpose at all times. 
Reason: To ensure that satisfactory off street parking/manoeuvring are provided, in the interests of highway safety and the free and safe flow of traffic and to accord with CS policy CSP26.

9.  Vehicular and pedestrian gradients within the site shall not exceed 1:12.

Reason: To ensure safe and adequate access and to accord with CS policy CSP26.

10. All surface water run-off shall be collected and disposed of within the site and shall not be allowed to discharge onto the public highway.

     Reason: In the interests of highway safety in accordance with CS policy CSP26.

11.  Any access gate, bollard, chain or other means of obstruction shall be hung to open

     Inwards only.

     Reason: In the interests of highway safety in accordance with CS policy CSP26.

12.
No development shall commence, 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:


a) The parking of vehicles of site operatives and visitors;


b) Means of access for construction traffic;


c) Loading and unloading of plant and materials;


d) Storage of plant and materials used in constructing the development;


e) Measures to prevent mud/debris being deposited on the public highway; and


f) Measures to be deployed to mitigate potential dust and noise nuisance. 
Reason: In the interest of highway safety and residential amenity, and to accord with CS policy CSP26 and UDP policies H8A and H8D.

13. No development shall commence until:

    a) Full foul and surface water drainage details have been submitted to, and approved in writing by, the Local Planning Authority. Thereafter no part of the development shall be occupied or brought into use until the approved scheme has been fully implemented. The scheme shall be retained throughout the life of the development;


b) Porosity tests have been carried out in accordance with BRE 365, to demonstrate that the subsoil on the site is suitable for soakaways; and


c) Calculations based on the results of the porosity tests to prove that adequate land area is available for the construction of the soakaways have been submitted to, and approved in writing by the Local Planning Authority.

    Reason: To ensure the proper drainage of the area and to accord with CS policy

    CSP3.

14.Construction work within the site comprising the use of plant, machinery or equipment, and deliveries of materials shall be limited to the hours between 0800 hours and 1800 hours on Monday to Friday and 0900 hours and 1300 hours on Saturdays, and not at all on Sundays, Bank and Public Holidays.

Reason: In the interests of local amenity and to accord with UDP policy H8D.
15. 
No development shall commence until first, a scheme of intrusive borehole site investigation, and second, a report following an intrusive site investigation in compliance with CIRIA publication 32, ‘Construction over abandoned mine workings’, where applicable, by a suitably qualified and competent engineer to establish the position regarding potential coal mining legacy issues/risks at the site, have been submitted to, and approved in writing by, the Local Planning Authority. The intrusive borehole site investigation shall be carried out in accordance with the approved scheme and the report following the investigation shall include but not necessarily be limited to, proposed remedial measures, if required, to treat any areas of shallow mine workings and associated ground conditions to ensure the safety and stability of the proposed development. Thereafter, the development shall be implemented in accordance with the approved measures. 

Reason: To ensure the safe development of the site in accordance with CS policy CSP39 and the relevant planning policy statements in the NPPF relating to land 

stability.

16. Prior to the occupation of the first property, full details of the proposed refuse and recycling storage facilities shall be submitted to, and approved in writing by, the Local Planning Authority. Details shall include a method statement indicating how the facilities will be managed and serviced and how occupiers of the proposed development will be encouraged to maximise the use of the proposed recycling facilities to reduce general waste arisings. Prior to the occupation of the first property, the approved facilities shall have been implemented in conjunction with the approved method statement and shall thereafter be retained.

Reason: In the interests of encouraging recycling and visual amenity in accordance with CS policy CSP29 and JWP policy WCS7.

17.
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 boundary treatments and 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 and to accord with CS policy CSP29 and UDP policy H8A and the relevant planning policy statements in the NPPF relating to requiring good design.

18.
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 other of similar size and species. 

Reason: In the interests of the visual amenities of the locality and to accord with CS policy CSP29 and UDP policy H8A and the relevant planning policy statements in the NPPF relating to requiring good design.
