


































































































drainage will be dealt with, has been submitted to and approved in writing by the 
Local Planning Authority. 
 
REASON: To ensure that effective drainage facilities are provided for the 
development, and that no adverse impact occurs to the environment or the existing 
public sewerage system. 

15. The residential care home building hereby permitted shall be constructed to achieve 
a minimum Building Research Establishment BREEAM overall very good rating and 
a minimum of 6 credits under the category Ene 1 (reduction of carbon dioxide 
emissions) in accordance with the requirements of the BREEAM scheme under 
which the site is registered. 
 
REASON: To ensure the development is climate responsive, sustainable and 
minimises carbon and other greenhouse gas emissions associated with its design, 
construction, use and eventual demolition. 

16. No development shall begin until full details of a Design Stage assessment and 
related certification has been submitted to and approved in writing by the Local 
Planning Authority. The development shall proceed in accordance with the approved 
assessment and certification. 
 
REASON: To ensure the development is climate responsive, sustainable and 
minimises carbon and other greenhouse gas emissions associated with its design, 
construction, use and eventual demolition. 

17. The building hereby permitted shall not be occupied until a Post Construction Stage 
assessment has been carried out in relation to it providing evidence that the building 
has achieved 6 credits under the category Ene 1 (reduction of carbon dioxide 
emissions) and a Final Certificate has been issued for it certifying that a rating of 
very good has been achieved and the Post Construction Stage assessment and 
Final Certificate shall be submitted to and approved in writing by the Local Planning 
Authority. 
 
REASON: To ensure the development is climate responsive, sustainable and 
minimises carbon and other greenhouse gas emissions associated with its design, 
construction, use and eventual demolition. 
 

 

 
Note(s) to Applicant 
 

1. This notice does not give authority to destroy or damage a bat roost or 
disturb a bat. All 16 British bat species are protected under Regulation 
39 of the Conservation (Natural Habitats &c) Regulations 1994 (as 
amended), and the Wildlife and Countryside Act 1981 (as amended). It 
is a criminal offence to damage or destroy any bat roost, whether 
occupied or not, or disturb or harm a bat. If you suspect that bats might 
roost in the tree(s) for which work is planned you should take further 
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advice from the Countryside Council for Wales, or an ecological 
consultant, before you start. If bats are discovered during the work you 
must stop immediately and contact the Countryside Council for Wales 
for advice before continuing. 

2. The applicant is advised to undertake the works to trees hereby 
permitted outside of the bird breeding season (which runs from March 
to August) and should not start until September at the earliest. 

3. The applicant is advised to contact the Food, Health and Safety team 
in order to ensure that the proposals comply with the relevant 
Environmental Health legislation on 01633 647621. 

4. The Environment Agency have advised the following: 
 
Bats and their roosts are protected by the Wildlife and Countryside Act 
1981.  Bats use trees as roosts during the summer months and mature 
trees should be surveyed by a licensed ecologist before any tree work 
is undertaken. 
 
We would encourage the retention of mature trees and hedgerows for 
their conservation and aesthetic value.  Tree/hedgerow removal should 
not be undertaken during the month of March to June (inclusive) in 
order to protect breeding birds.  Breeding birds are protected by the 
Wildlife and Countryside Act 1981. 
 
This site may contain Japanese Knotweed, an invasive plant, the 
spread of which is prohibited under the Wildlife and Countryside Act 
1981.  Care should be taken to prevent its spread during any 
operations relating to this proposal. 
 
It is important that any soil or hardcore that is imported onto the site is 
free of the seeds/roots/stem or the invasive plant Japanese Knotweed, 
the spread of which is prohibited under the Wildlife and Countryside 
Act 1981. 
 
Flood Risk 
 
The Environment Agency’s floodplain maps show that the site in 
question is not within a fluvial floodplain and we have no record or 
awareness of any flooding having occurred to the site. 
 
Other sources, for example, Local Unitary Authorities, may be able to 
provide information on issues such as localised flooding from drains, 
culverts, etc. 
 
Surface water  
 
There is a Greenfield Run-Off Restriction of 10 litres/sec/ha for any 
proposed development or impermeable surface within the Lwyd 
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catchments, to prevent the increased risk of flooding from run-off.  This 
also includes any surface water discharges to storm water sewers that 
ultimately drain into a watercourse.  Should planning permission be 
granted then we request that the following condition be imposed: 
 
Surface water run-off should be controlled as near to its source as 
possible through a sustainable drainage approach to surface water 
management (SUDS). This approach involves using a range of 
techniques including soakaways, infiltration trenches, permeable 
pavements, grassed swales, ponds and wetlands to reduce flood risk 
by attenuating the rate and quantity of surface water run-off from a site. 
This approach can also offer other benefits in terms of promoting 
groundwater recharge, water quality improvement and amenity 
enhancements.  Approved Document Part H of the Building 
Regulations 2000 sets out a hierarchy for surface water disposal which 
encourages a SUDS approach. 

5. The developers are to ensure that any existing public services which 
pass through the site are not interfered with or damaged and any 
diversions or alterations to such services must be carried out in 
agreement with the responsible Authorities before such work 
commences. 

6. The applicant/developer is advised to carry out appropriate site 
investigations with regard to the stability of the area, in order to 
ascertain the presence of any coal seams or former mineworkings and 
to incorporate the necessary precautionary measures in the layout, 
design and construction of the development at all stages, in order to 
minimise the risk of damage from underground subsidence. 

7. Japanese Knotweed is a vigorous growing perennial weed that is 
spread locally by underground growth.  The main method of dispersal 
is through the movement of infected soil and illegal tipping.  It is an 
offence under the Wildlife and Countryside Act 1981 to knowingly 
introduce Japanese Knotweed into the wild and all contaminated waste 
must be disposed of to a licensed tip.  Initial information and advice can 
be obtained from the Countryside Section of the Regeneration Service, 
Torfaen County Borough Council, County Hall, Cwmbran (Tel. 01633 
648041). 

8. The proposed development lies within an area which could be subject 
to current coal mining or hazards resulting from past coal mining.  Such 
hazards may currently exist, be caused as a result of the proposed 
development, or occur at some time in the future.  These hazards 
include: 
 
*  Collapse of shallow coal mine workings. 
*  Collapse of, or risk of entry into, mine entries (shafts and adits). 
*  Gas emissions from coal mines including methane and carbon 
dioxide. 
*  Spontaneous combustion or ignition of coal which may lead to 
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underground heatings and production of carbon monoxide. 
*  Transmission of gases into adjacent properties from underground 
sources through ground fractures. 
*  Coal mining subsidence. 
*  Water emissions from coal mine workings. 
 
Applicants must take account of these hazards which could affect 
stability, health and safety or cause adverse environmental impacts 
during the carrying out their proposals and must seek specialist advice 
where required.  Additional hazards or stability issues may arise from 
development on or adjacent to restored opencast sites or quarries and 
former colliery spoil tips. 
 
Potential hazards or impacts may not necessary be confined to the 
development site and applicants must take advice and introduce 
appropriate measures to address risks both within and beyond the 
development site.  As an example, the stabilisation of shallow coal 
workings by grouting may affect, block or divert underground pathways 
for water or gas. 
 
In coal mining areas there is the potential for existing property and new 
development to be affected by mine gases and this must be considered 
by each developer.  Gas prevention measures must be adopted during 
construction where there is such a risk.  The investigation of sites 
through drilling along has the potential to displace underground gases 
or in certain situations may create carbon monoxide where air flush 
drilling is adopted. 
 
Any intrusive activities which intersect, disturb or enter any coal seams, 
coal mine workings or coal mine entries (shafts and adits) require the 
prior written permission of the Coal Authority.  Such activities could 
include site investigation boreholes, digging of foundations, piling 
activities, other ground works and any subsequent treatment of coal 
mine workings and coal mine entries for ground stability purposes. 
 
Failure to obtain Coal Authority permission for such activities is 
trespass, with the potential for court action.  In the interests of public 
safety, the Coal Authority is concerned that risks specific to the nature 
of coal and coal mine workings are identified and mitigated. 
 
The above advice applies to the site of your proposal and the 
surrounding vicinity.  You must obtain property specific summary 
information on any past, current and proposed surface and 
underground coal mining activity, and other ground stability information 
in order to make an assessment of the risks.  This can be obtained 
from The Coal Authority's Property Search Service on 0845 7626848 or 
at www.groundstability.com 
 

9. The Development Plan covering Torfaen County Borough is the Gwent 
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Structure Plan and Torfaen Local Plan.  The following policies were 
relevant to the consideration of this application: 
 
a)  Torfaen Local Plan, Policies G1, G2, G5, S7 and E2. 

10. You are advised that although planning permission is granted, it should 
not be taken that the plans are necessarily compliant with the Disability 
Discrimination Act 1995.  Failure to comply with the Disability 
Discrimination Act 1995 could leave you open to prosecution.  You may 
wish to seek further expert advice on this matter. 
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