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1.0 INTRODUCTION
1.1 Introduction

1.1.1 Caulmert Ltd. has been appointed by Cartrefi Conwy (“the applicant”) to submit an
application to Conwy County Borough Council (CCBC) for ‘demolition of former office
buildings and ancillary structures and erection of 48 no. affordable dwellings and new
infrastructure including new access, footpaths, access roads, car parking, SuDs infrastructure
and open space’ at Government Buildings, Dinerth Road, Rhos On Sea, Conwy, LL28 4UL.

1.1.2 This planning application is accompanied by, and should be read in conjunction with, the
following documentation:

a) Supporting Planning Statement — Caulmert Ltd;

b) Transport Statement — Ashley Helme — Ref. 1931/1/A

c) Drainage Strategy Report — Caulmert Ltd — Ref 6379-CAU-XX-XX-CO-C-0301 SO P02

d) Design And Access Statement — Dewis Architecture — Ref D1101-DEW-XX-XX-RP-A-002

e) Open Space Assessment — Ref 6671-CAU-XX-XX-RP-T-0301.A0.C1

f) Green Infrastructure Statement — Dewis Architecture — Ref D1101-DEW-XX-XX-RP-A-
003

g) Archaeological Report — Heneb — Ref PD25-004_HenebCPA_Report_2104_Rhos

h) Combined Phase 1 and Phase 2 Geoenvironmental Report — Caulmert Ltd — Ref 6379
CAU-XX-XX-RP-0-0301.51-P1

i) Preliminary Roost Assessment, Daytime Bat Walkover, Bat Emergence Survey, and
Nesting Bird Assessment Ref EE.5198.25.DA
a) Plans: -

Existing Building Layout — Conwy County Borough Council — Ref AFB13001

Site Location Plan — Dewis Architecture — Ref D1101-DEW-A-XX-XX-DR-001

Existing Site Plan — Dewis Architecture — Ref D1101-DEW-A-XX-XX-DR-002

Proposed Site Plan — Dewis Architecture — Ref D1101-DEW-XX-XX-DR-A-010

Proposed Plans 3P2B Accessible Bungalow — Dewis Architecture — Ref D1101-

DEW-XX-XX-DR-A-015

o Proposed Plans & Elevations 5B9P House — Dewis Architecture — Ref D1101-DEW-
XX-XX-DR-A-016

o Proposed Floor Plans & Elevations 2B4P House Option A — Dewis Architecture —
Ref D1101-DEW-XX-XX-DR-A-017

o Proposed Floor Plans & Elevations 2B4P House Type Option B— Dewis Architecture
— Ref D1101-DEW-XX-XX-DR-A-018

o Proposed Plans & Elevations 3B5P House Type Option A — Dewis Architecture —
Ref D1101-DEW-XX-XX-DR-A-019

o Proposed Plans & Elevations 3B5P House Type Option B — Dewis Architecture —
Ref D1101-DEW-XX-XX-DR-A-020

o Proposed Plans & Elevations 1B2P & 2B3P Cottage Flats Option B With Balcony
(Carer) — Dewis Architecture — Ref D1101-DEW-XX-XX-DR-A-021

o Proposed Plans & Elevations 1B2P Cottage Flats — Dewis Architecture —Ref D1101-
DEW-XX-XX-DR-A-022

o Proposed Plans & Elevations 1B2P Cottage Flats — Dewis Architecture —Ref D1101-

o O O O
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DEW-XX-XX-DR-A-023

Proposed Plans & Elevations 2B3P Cottage Flats — Dewis Architecture — Ref D1101-
DEW-XX-XX-DR-A-025

Proposed Plans & Elevations 2B3P Bungalow A — Dewis Architecture — Ref D1101-
DEW-XX-XX-DR-A-026

Proposed Plans & Elevations 1B2P Accessible Bungalow — Dewis Architecture — Ref
D1101-DEW-XX-XX-DR-A-027

Proposed Site Plan A — Dewis Architecture — Ref D1101-DEW-XX-XX-DR-A-100
Proposed Site Plan B — Dewis Architecture — Ref D1101-DEW-XX-XX-DR-A-101
Proposed Site Elevations — Dewis Architecture — Ref D1101-DEW-XX-XX-DR-A-200

Soft Landscaping Design - Stiwdio Owens Limited — Ref 803-STO-00-00-DR-L-0001-
PO1

1.1.3 A pre-planning enquiry was submitted to CCBC with an indicative proposed site layout. The
response Ref DC/ENQ/33472 received from CCBC in March 2025 dealt with the following
issues; Principle of Development, Housing Land Supply, Visual and Residential Amenity, Open

Space, Heritage Assets, Ecology, Radon, Planning Obligations, Highways, and Flood risk and

Drainage.

1.1.4 The comments received from CCBC have been considered and are reflected in the proposal

now presented as part of this full planning application.

Caulmert Ltd
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2.0

2.1

211

2.1.2

2.13

2.1.4

THE APPLICATION SITE
Location

The application site (referred to hereinafter as ‘the site’) measures approximately 1.86 Ha and
is situated in the centre of Rhos-On-Sea, at the northern end of Dinerth Road.

The site is currently occupied by a building with 6 no. wings and a separate ancillary building,
set amongst areas of grass and hardstanding. The buildings were formally in use by the Welsh
Government up until 2018 when the buildings were vacated. The ground floor area of the
existing buildings is approximately 3800 sqm.

The site is allocated for housing in the Conwy Local Development Plan.

The location of the site is shown on Figure 1 below, together with Site Location Plan Ref
D1101-DEW-A-XX-XX-DR-001.

Figure1  Site Location

Caulmert Ltd
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2.2
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2.2.2

2.2.3

2.2.4

2.3

231

24

241

2.5

251

2.6

2.6.1

2.6.2

2.6.3

2.6.4

Travel and Access
Existing access to the site is taken from Dinerth Road.

The closest bus stops are located within 100m of the site on Dinerth Road. These stops are
served by the 24 route, which connects the site to Colwyn Bay and Llandudno Junction, with
up to 8 departures a day Monday-Friday.

Slightly further afield are bus stops on Llandudno Road, which connect the site to other major
towns along the North Wales Coast. Specifically, Route 15 connects the site with Conwy, whilst
Route 12/X12 connects the site with Abergele and Rhyl, with both routes having hourly or
near-hourly departures Monday-Friday and on Saturdays.

The nearest railway station is located in Colwyn Bay, 2.7km southeast of the site.
Topography

The site’s topography slopes from south-west to north-east.

Vegetation

The site is comprised both of existing hardstanding and grass verges, with sporadic hedgerow
and tree planting along boundaries.

Flood Risk

The site is located in Development Advice Map (DAM) Zone A with Natural Resources Wales
(NRW) considering the site to be at little or no risk of fluvial or coastal/tidal flooding.

The Surrounding Area

The site is set amongst the existing built form of Rhos-On-Sea, with the immediate area
characterised by residential development. The majority of the properties around the site are
two-storey semis, or bungalows.

The site is defined on its frontage/western boundary by a gate set into a low brick wall, which
is set back from Dinerth Road, along with an associated pedestrian footway which runs parallel
to the site boundary.

The site’s eastern boundary is marked by fencing and sporadic hedgerow, which separates the
site from Princess Avenue.

The northern and southern boundaries are similarly marked by fencing, a pedestrian gate and
sporadic tree planting, separating the site from surrounding residential properties.

Caulmert Ltd
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2.7

2.7.1

2.8

2.8.1

2.8.2

Environmental Designations

The site itself does not fall within any environmental designations but lies in close proximity
(approximately 120m) to Bryn Euryn Local Nature Reserve to the south.

Heritage Designations
Two Scheduled Monuments lie in close proximity to the site:
. Llys Euryn, approximately 73m to the south;
° Bryn Euryn hillfort, approximately 430m to the south (135m to base of hill).

Approximately 134m to the north of the site lie several listed structures relating to St. Trillo’s
Parish Church, including:

° Church of St Trillo, Grade I1* — Ref 143

° The Lychgate of Church of St Trillo, Grade Il — Ref 144

° Chest Tomb in St Trillo's Churchyard, Grade Il — Ref 14828
° Ellis Tomb in St Trillo's Churchyard, Grade Il — Ref 14828

. Sundial in St Trillo’s Churchyard, Grade Il — Ref 14827

° St Trillo’s Vicarage, Grade Il — Ref 14835

Caulmert Ltd
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3.1
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3.1.2

3.2

3.21

3.2.2

33

3.3.1

3.3.1

3.4

34.1

THE PROPOSED DEVELOPMENT
Introduction

This application seeks the demolition of former office buildings and ancillary structures and
erection of 48 no. affordable dwellings and new infrastructure including new access,
footpaths, access roads, car parking, SuDs infrastructure and open space.

The key aspects of the scheme are described below.
Access & Parking

It is proposed to improve the existing access from Dinerth Road and introduce a new access
point taken from Princess Avenue, as shown on the proposed site plan (Refs D1101-DEW-XX-
XX-DR-A-100 & Ref D1101-DEW-XX-XX-DR-A-101).

The development proposes a total of 107 no. parking spaces, including 97 no. resident parking
spaces and 10 no. visitor spaces.

Housing Type & Mix

A total of 48 no. dwellings are proposed across the site. The proposed development comprises
9 no. 1 bedroom cottage flats , 3 no. 2 bedroom cottage flats, 4 no. 1 bedroom bungalows, 5
no. 2 bedroom bungalows, 16 no. 2 bedroom houses, 10 no. 3 bedroom houses, 1 no. 5
bedroom house.

The proposed mix accords with the preferred mix as requested by Housing Strategy in the pre-
application response received from CCBC, which is set out in the table below

5 Bed 3 Bed 2 Bed 1 Bed
1 no. 10 no. 24 no. 13 no.
2% 20% 50% 27%

Affordable Housing

LDP Policy HOU/2 requires a minimum of 35% of new housing development in Rhos-On-Sea
to contribute to affordable housing for local need. The proposed development is for 48
affordable housing units and would therefore meet this policy requirement by providing 100%
affordable units.

Caulmert Ltd
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3.5

351

3.5.2

3.5.1

3.6

3.6.1

3.6.2

3.7

3.71

3.8

3.8.1

Layout

The proposed site layout (Ref D1101-DEW-XX-XX-DR-A-010) shows semi-detached two-storey
dwellings and bungalows arranged in clusters around the two roads running through the site,
which provide access to Dinerth Road and Princess Avenue, respectively. The flats included as
part of the proposed development are situated in the centre of the site.

The proposed development has two areas of open space, one in the north-western corner
(880m?) and one in the south-eastern corner (570m3).

The site’s layout has been strongly informed by the sloping topography. Units have been
stepped to minimise cut-and-fill, maintain accessible gradients, and optimise views across the
site.

Appearance

The proposal includes 44 no. semi-detached, and 4 no. detached dwellings. The development
will provide a mix of 1 and 2 bedroom cottage flats, 2 bedroom bungalows, 2 and 3 bedroom
semi-detached houses, and one 5-bedroom detached property.

The proposed materials will be complementary to the surrounding vernacular. The choice of
brick finish, grey and terracotta tiles, and the inclusion of protruding gables, all serve to marry
with the architectural style and heritage of the area and enhance the area’s external
appearance.

Scale
The proposed house types are a mix between single-storey and two-storey designs.
Landscaping

The proposed development includes proposed landscaping which is shown on the submitted
Soft Landscape Design plan (Ref 803-STO-00-00-DR-L-0001-Soft_landscape_design-P01).

Caulmert Ltd
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4.0

4.1

4.1.1

4.1.2

4.13

414

4.1.5

PLANNING POLICY
Planning Policy Wales - Edition 12

Planning Policy Wales (Edition 12, February 2024) provides the overarching policy context and
guidance for planning within Wales. It states that the primary objective is to “ensure that the
planning system contributes towards the delivery of sustainable development and improves
the social, economic, environmental and cultural well-being of Wales, as required by the
Planning (Wales) Act 2015, the Well-being of Future Generations (Wales) Act 2015 and other
key legislation and resultant duties such as the Socio-economic Duty. A well-functioning
planning system is fundamental for sustainable development and achieving sustainable
places.”

Chapter 1 ‘Introduction’ sets out seven well-being goals for a sustainable Wales:

e A globally responsible Wales;

e A prosperous Wales;

e A resilient Wales;

e A healthier Wales;

e A more equal Wales;

e A Wales of cohesive communities; and

e A Wales of vibrant culture and thriving Welsh Language.

The Well-being of Future Generation Act (Wales) places a duty on public bodies to carry out
sustainable development. The Act provides the following definition of sustainable
development in Wales:

“Sustainable development” means the process of improving the economic, social,
environmental and cultural well-being of Wales by taking action, in accordance with the
sustainable development principle, aimed at achieving the well-being goals. Acting in
accordance with the sustainable development principles means that a body must act in a
manner which seeks to ensure that the needs of the present are met without compromising
the ability of future generations to meet their own needs”.

Chapter 2 ‘People and Places: Achieving Well-being Through Placemaking’, at paragraph 2.13,
‘Key Planning Principles’ states:

“The plan led system underpins the delivery of sustainable places. To ensure all development
plans and decisions taken by the planning system work together to deliver sustainable places.
The 5 key Principles (see Figure 4) represent the guiding vision for all development plans,
including Future Wales.” “These principles will enable the goals and five ways of working set
out in the Well-being of Future Generations Act to be realised through land use planning.

Chapter 2 ‘People and Places: Achieving Well-being Through Placemaking’, at paragraph 2.15
states:

Caulmert Ltd
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4.1.6

4.1.7

4.1.8

4.1.9

4.1.10

4.1.11

“National Sustainable placemaking outcomes should be used to inform the preparation of
development plans and the assessment of development proposals”.

National Sustainable placemaking outcomes are identified as:

e Creating and Sustaining Communities;

e Making best use of resources;

e Growing our economy in a sustainable manner;

e Maximising Environmental Protection and Limiting Environmental Impact;
e Facilitating Accessible and Healthy Environments.

Chapter 3, ‘Strategic and Spatial Choices’, at paragraph 3.3 states:

“Good design is fundamental to creating sustainable places where people want to live, work
and socialise. Design is not just about the architecture of a building, but the relationship
between all elements of the natural and built environment and between people and places”.

Paragraph 3.4 states;

“Design is an inclusive process, which can raise public aspirations, reinforce civic pride and
create a sense of place and help shape its future.”

Chapter 4, Active and Social Places, at paragraph 4.1 Transport states that:

“The planning system should enable people to access jobs and services through shorter, more
efficient and sustainable journeys, by walking, cycling and public transport. By influencing the
location, scale, density, mix of uses and design of new development, increases physical activity,
improves health and helps to tackle the causes of climate change and airborne pollution
by.....":

e Enabling More Sustainable Travel;
e Network Management; and
e Demand Management”.

Paragraph 4.1.4 states that “Land use and transport planning must be integrated. The planning
system must ensure it enables integration:

e Within and between different types of transport;

e Between transport measures and land use planning;

e Between transport measures and policies to protect and improve the environment
;and

e Between transport measures and policies for education, health, social inclusion and
wealth creation”.

Paragraph 4.1.9- ‘Sustainable Transport’ confirms that “The Welsh Government is committed
to reducing reliance on the private car and supporting a modal shift to walking, cycling and

Caulmert Ltd
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4.1.12

4.1.13

4.1.14

4.1.15

4.1.16

4.1.17

public transport. It further states at 4.1.9 that “The planning system has a key role to play in
reducing the need to travel and supporting sustainable transport, by facilitating developments
which:

e Are sited in the right locations, where they can be easily accessed by sustainable
modes of travel and without the need for a car;

e Are designed in a way which integrates them with existing uses and neighbourhoods;
and

e Make it possible for all short journeys within and beyond the development to be easily
made by walking and cycling.”

Paragraph 4.2 — ‘Housing’, at paragraph 4.2.1 states that:

“Planning authorities must understand all aspects of the housing market in their areas, which
will include the requirement, supply and delivery of housing”.

Paragraph 4.2.16 states that:

“Planning authorities, land owners and house builders must work together constructively to
identify deliverable housing land in sustainable locations for development.”

Paragraph 4.2.25 — ‘Affordable Housing’ states that:

“A community’s need for affordable housing is a material planning consideration which must
be taken into account in formulating development plan policies and determining relevant
planning applications”.

Chapter 5, ‘Productive and Enterprising Places’, at paragraph 5.7.7 states;

“The benefits of renewable and low carbon energy, as part of the overall commitment to tackle
climate change and increase energy security, is of paramount importance”. The continued
extraction of fossil fuels will hinder progress towards achieving overall commitments to talking
climate change. The planning system should:

e .....facilitate the integration of sustainable building design principles in new
development;
e Optimize the location of new developments to allow for efficient use of resources,.....”

Chapter 5, paragraph 5.8, ‘Reduce Energy Demand and Use of Energy Efficiency’, at paragraph
5.8.1 states that:

“The Planning system should support new development that has very high energy
performance, supports decarbonisation, tackles the causes of climate change, and adapts to
the current and future effects of climate change through the incorporation of effective
mitigation and adaption measures”.

Caulmert Ltd
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4.1.19

4.1.20

4.1.21

4.1.22

4.1.23

4.1.24

4.1.25

4.1.26

Chapter 6 ‘Distinctive and Natural Places’, at paragraph 6.6.17, in relation to Sustainable
Drainage systems and Development, states that:

“New developments of more than one dwelling or where the area covered by construction
work equals or exceeds 100 square metres also require approval from the SuDS Approval Body
(SAB) before construction can commence”.

At paragraph 6.6.18, it also states that:

“The provision of SuDS must be considered as an integral part of the design of new
development and considered at the earliest possible stage when formulating proposals for new
development”.

With regards to car parking, paragraph 4.1.49 states;

“Car parking provision is a major influence on how people choose to travel and the pattern of
development. Where and how cars are parked can in turn be a major factor in the quality of a
place. Planning authorities must support schemes which keep parking levels down, especially
off street parking when well designed”.

The importance of green infrastructure in embedding the benefits of biodiversity and
ecosystem services into new development and places, helping to overcome the potential for
conflicting objectives, and contributing to health and well-being outcomes, is recognised.

PPW 12 has introduced new requirements in relation to green infrastructure. Firstly, the
requirement for Planning Authorities to produce a Green Instructure Assessment (up to date
inventories and maps of existing green infrastructure and ecological assets and networks),
which should be given early consideration in the design of development proposals. Secondly,
the requirement for a green infrastructure statement to be submitted with all planning
applications. This should be proportionate to the scale and nature of the proposed
development and will describe how green infrastructure has been incorporated into the
proposal.

Section 6.4 relates to Biodiversity and Ecological networks and has been updated to take
account of the duties and requirements of Section 6 of the Environment (Wales) Act.

Development must provide a net benefit for biodiversity and improve, or enable the
improvement, of the resilience of ecosystems, and where biodiversity enhancement
proportionate to the scale and nature of the development is not proposed as part of an
application, significant weight will be given to its absence, and unless other significant material
considerations indicate otherwise, it will be necessary to refuse permission.

A step-wise approach must be taken in demonstrating the steps which have been taken
towards securing a net benefit for biodiversity. The step-wise approach is as follows:

1. Avoid damage to biodiversity in its widest sense. Where there may be harmful
environmental effects, planning authorities will need to be satisfied that any reasonable

Caulmert Ltd
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4.2

4.2.1

4.2.2

4.2.3

alternative sites (including alternative siting and design options) that would result in less
harm, no harm or benefit have been fully considered.

2. Minimise the initial impact on biodiversity and ecosystems by; maintaining the largest
possible area of existing habitat supporting biodiversity and functioning ecosystems,
ensuring that retained habitats continue to be well connected to adjacent habitats to
provide connectivity, retaining existing features, develop a management plan for their
future care, and using proven innovative/creative solutions (where required) to minimise
damage and maintain existing biodiversity features and ecosystems.

3. Mitigation measures to limit the negative effects of a development.

4. As a last resort off-site compensation for unavoidable damage must be provided (with
suitable locations identified through the Green Infrastructure Assessment, which must be
of significant magnitude to fully compensate for any loss.

5. Each stage of the step-wise approach must be accompanied by a long-term management
plan of agreed and appropriate avoidance, minimisation, mitigation/restoration and
compensation measures alongside the agreed enhancement measures. The management
plan should set out the immediate and on-going management of the site, future
monitoring arrangements for all secured measures and it should clearly identify the
funding mechanisms in place to meet the management plan objectives. The management
plan must set out how a net benefit for biodiversity will be achieved within as short a time
as possible and be locally responsive and relevant to local circumstances.

Technical Advice Notes (TAN)

A number of Technical Advice Notes (TANs) have been prepared by the Welsh Government,
which provide detailed planning guidance on specific subjects, and should be read in
conjunction with PPW12.

TAN 2: Planning and Affordable Housing (2006) provides practical guidance on the role of the
planning system in delivering affordable housing.

Section 6 Working together — the roles of local authorities, RSLs and private developers,
discusses and collaborative approach between local planning authorities, RSLs and private
developers. Paragraph 6.4 states:

“The key areas where local planning authorities, housing authorities, RSLs and private
developers should work together are:
e establishing housing requirements within the local housing market(s);
e setting targets for the provision of affordable housing through the planning system
(both authority-wide and site specific);
e monitoring changing housing requirements;
e updating planning and housing policies and affordable housing targets;
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4.2.4

4.2.5

4.2.6

4.2.7

4.2.8

4.2.9

4.2.10

4.3

43.1

e jdentifying potential sites for affordable housing (including windfall sites and rural
exception sites);

e using planning conditions and planning obligations to secure affordable housing;

e establishing an appropriate mix of housing types and tenures which will contribute to
the identified need for affordable housing and to the objective of achieving mixed and
sustainable communities;

e constructing and managing affordable housing;

e controlling occupancy to ensure that the affordable housing provided is occupied by
people falling within particular categories of need”.

TAN 5: Nature Conservation and Planning (2009) provides advice about how the land use
planning system should contribute to protecting and enhancing biodiversity and geological
conservation.

TAN 11: Noise (1997) provides advice on how the planning system can be used to minimise
the adverse impact of noise without placing unreasonable restrictions on development or
adding unduly to the costs and administrative burdens of business.

TAN 12: Design (2016) seeks to equip all those involved in the design of development with
advice on how ‘Promoting sustainability through good design’ and ‘Planning for sustainable
building’ may be facilitated through the planning system.

TAN 15: Development, Flooding And Coastal Erosion (2004) provides technical guidance
which supplements the policies set out in PPW and Future Wales in relation to flooding and
coastal erosion. It provides a framework within which the flood risks arising from rivers, the
sea and surface water, and the risk of coastal erosion can be assessed. It also provides advice
on the consequences of the risks and adapting to and living with flood risk.

TAN 16: Sport, Recreation And Open Space (2009) provides technical guidance to supplement
policy set out in PPW. It advises on the role of the planning system in making provision for
sport and recreational facilities and informal open spaces, as well as protecting existing
facilities and open spaces in urban and rural areas in Wales.

TAN 18: Transport (2007) provides guidance on the integration of land use and transport
planning, the location of development, parking, and design.

TAN 20: Planning and the Welsh language (2017) provides guidance on how the Welsh
language may be given appropriate consideration in the planning system and on compliance
with the requirements of planning and other relevant legislation.

Local Planning Policy

The Statutory Development Plan for area within which the application site is located is the
Conwy Local Development Plan 2007-2022, which was adopted by Conwy County Borough
Council in October 2013.
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4.3.2

Conwy Local Development Plan 2007-2022

4.3.3

4.3.4

4.3.5

4.3.6

4.3.7

4.3.8

4.3.9

4.3.10

43.11

4.3.12

The site is located inside the settlement boundary for Rhos-On-Sea as defined by the Conwy
Local Development Plan 2007-2022, and is designated for housing.

The policies considered to be of most relevance to the proposed development are set out
below.

Strategic Policy DP/1 - Sustainable Development Principles - This policy sets out the high level
principles which apply to all development within the plan area, and summarises key material
issues for all applications.

Strategic Policy DP/2 - Overarching Strategic Approach - The strategic approach to the
location and distribution of development is set out in this policy, with it seeking to target
developments such as this to the identified key urban settlements such as Llanrwst.

Policy DP/3 - Promoting Design Quality and Reducing Crime - DP/3 is the overarching design
policy for the plan and sets out all the key issues which relate to good quality design and
development.

Policy DP/4 - Development Criteria - This policy sets out the key criteria which apply to
development proposals across the plan area, detailing matters which development should
provide and also areas where if unacceptable impacts are identified a development will be
refused.

Policy DP/5 - Infrastructure and New Developments - Requirements for contributions toward
new infrastructure are identified as material consideration under this policy.

Policy DP/6 - National Planning Policy And Guidance - Development proposals must comply
with national planning policy and guidance.

Strategic Policy HOU/1 - Meeting the Housing Need - This strategic policy sets out the
overarching approach to the location and distribution of housing throughout the plan area,
sets out allocations, and identifies the Urban Development Strategy Area identified as being
suitable for development that reflects their size, function, and physical and functional
relationships with the urban parts of the plan area. In this case this site falls within an urban
area and is allocated for housing.

Policy HOU/2 - Affordable housing for local need - The plan's policy on affordable housing is
set out in HOU/2, with the policy seeking 30% contribution for developments within Llanrwst,
but with this target subject to the potential for payment of commuted sums or other
reductions dependent upon the viability of a scheme.
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4.3.13

4.3.14

4.3.15

4.3.16

4.3.17

4.3.18

4.3.19

4.3.20

43.21

Policy HOU/4 - Housing Density - This policy sets out a target density of 30 dwellings per
hectare, and seeks higher densities where sites are suitable, whilst also allowing for lower
densities where site constraints justify this.

Policy HOU/5 - Housing Mix - A requirement to provide a mix of housing types, tenures, and
sizes is set out within this policy taking account of available information from the Local
Housing Market Assessment and Affordable housing registers and other similar sources. The
policy also includes an allowance for variance form those figures where local circumstances
justify this.

Policy HOU/6 — This policy sets out that Housing schemes providing 100% AHLN may be
permitted as an exception to normal policy circumstances in line with specific criteria.

Policy CFS/11 - Development and Open Space - This policy requires that schemes of 30 or
more dwellings provide open space provision on site, or in exceptional circumstances makes
a contribution to provision elsewhere through a commuted, sum, and for smaller
developments that a commuted sum is provided instead of provision on site (subject to
viability.

Strategic Policy NTE/1 - The Natural Environment - This policy sets out the high-level
principles for matters relating to the natural environment of the plan area and summarises
key material issues that are of relevance for this broad material consideration.

Policy NTE/3 - Biodiversity - NTE/3 sets out more detailed requirements that relate to
protecting, conserving, and enhancing the status of protected and priority species, habitats,
and ecological/biodiversity value. It also includes a requirement for some form of Biodiversity
Statement or Assessment for all applications.

Policy NTE/6 - Energy Efficiency and Renewable Technologies in New Development - Sets
out requirements for increasing the sustainability of new development are set out in this
policy, which including seeking higher standards of energy efficiency, promoting the use of
renewable energy, adopting sustainable design approaches and utilising lower impact
materials.

Policy NTE/8 - Sustainable Drainage Systems - This policy sets out a preference for the use
of SUDS complaint systems in the first instance for any new development, with a requirement
to demonstrate that the drainage hierarchy has been followed and thoroughly explored where
such a system cannot be used.

Policy NTE/9 - Foul Drainage - NTE/9 is the companion policy to NTE/8 in that it sets out the
policy approach for foul drainage and requires that proposals are drained to an adopted
sewer in the first instance, and where this is not possible that an Applicant must demonstrate
why that is the case and set out how a development can be suitably drained. It also sets out
requirements for ensuring that pollution controls are in place for vehicle parking &
hardstanding areas.
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4.3.22

4.3.23

4.3.24

4.3.25

4.3.26

4.3.27

4.3.28

4.4

44.1

44.2

4.5

45.1

Policy NTE/10 - Water Conservation - This policy sets out a requirement for water
conservation measures to be adopted in new development, with a Water Conservation
Strategy required for major development schemes.

Strategic Policy CTH/1 - Cultural Heritage - Sets out high level policy to protected and enhance
cultural and heritage assets within the plan area.

Policy CTH/5 - The Welsh Language - The pre-application site relates to allocated land within
the urban strategy area, thus the submission of a Community and Linguistic Impact
Assessment is not required.

Strategic Policy STR/1 - Sustainable Transport, Development And Accessibility - This policy
sets out the high level principles for matters relating to transport and accessibility within the
plan area, and summarises key material issues that are of relevance for this broad material
consideration.

Policy STR/2 - Parking standards - Requirements for maximum parking standards and a
reduction in parking in accessible locations is set out in this policy, as well as expectations for
cycle parking.

Policy SRT/3 - Mitigating Travel Impact - This policy sets out a requirement for new
development to address undesirable impacts from travel, and to provide a Transport
Assessment & Travel Plan of Transport Statement dependent upon the scale and impacts of
a scheme, as well as financial contributions where impacts justify this.

Policy STR/4 - Non-Motorised Travel - This policy sets out the approach to encouraging the
use of non-motorised travel, and in particular seeks cycle parking in-line with set parking
standards and that layouts encourage walking and cycling.

Conwy Replacement Local Development Plan (RLDP)

CCBC are in the process of carrying out a full review of their LDP. CCBC have produced a
Preferred Strategy document for the Conwy RLDP, which sets out the vision, issues and
objectives, as well as the preferred levels of housing and jobs growth and where this should
be located.

Consultation on the Preferred Strategy took place between July and September 2019 and
Conwy are now in the process of working up their Deposit Plan. At the time of writing a Draft
Deposit Plan has not yet been published.

Supplementary Planning Guidance

CCBC has adopted a number of guidance documents which expand upon policy within the LDP
and provide greater detail and guidance on the LPA's approach to the key considerations that
they cover. The following SPGs are of relevance for this proposal:-

e LDPO1 — Housholder Design Guide (2014)
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4.6

4.6.1

4.6.2

4.6.3

4.6.4

4.6.5

4.6.6

e LDPO2 - Parking Standards (2014);

e |LDPO04 - Planning Obligations (2014);

e LDPO5 - Biodiversity in planning (2014);
e LDPO6 — Welsh Language (2014);

e LDPQ9 — Design (2015);

e LDP13 - Affordable Housing (2017);

e LDP24 —Renewable energy

e LDP34 — Waste storage and collection in new developments

LDP40 - Trees and Development (2017).
The Bay of Colwyn Place Plan

In January 2024, the Bay of Colwyn Place Plan (the “Place Plan”) was launched by the Bay of
Colwyn Community Plan Steering Group.

Place Plans were introduced by Welsh Government in 2013 as an opportunity for communities
to help shape their local areas and have a greater say in local planning decision making.

At the time of writing, the Place Plan has been adopted by the Bay of Colwyn Town Council,
but has not yet been adopted by Conwy County Borough Council as Supplementary Planning
Guidance.

The Place Plan covers several settlements that form the wider Bay of Colwyn area, matching
the jurisdiction of the Bay of Colwyn Town Council, including Rhos-on-Sea.

The Place Plan addresses six overarching themes, namely:

e Housing and future development

e Culture, Heritage & Tourism

e Facilities, Assets, Health & Wellbeing
e Getting Around — A connected Colwyn
e Promoting a Green Colwyn

e Business, Retail & Skills

In terms of Housing and Future Development, the Place Plan explains that the community
places a high priority on ensuring that everyone has access to high-quality and affordable
housing, which includes the provision of a mix of housing types to meet the diverse needs of
individuals in the community, from the young to the elderly, as well as the development of
vacant and underutilised buildings to expand the existing housing stock.
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4.6.7

4.6.8

4.6.9

4.6.10

4.6.11

Principle HP1 in the Place Plan sets out that Housing developments will be supported where
they demonstrate the delivery of social, intermediate and affordable homes, a mix of housing
types and the following principles:

e Net improvements to infrastructure (e.g., new doctors, dentists, highway
infrastructure, community facilities) as part of the development proposal

e Pre-application discussions with Town Council

e Design Brief (mix of housing types)

e Community engagement at earliest opportunity
e Strong active travel links

e Renewable energy sources

Principle HP2 in the Place Plan sets out that ‘Development and heritage appropriate
renovation that utilises empty buildings, brownfield sites and upper floors in town centre
locations will be supported, particularly where there is a change of use to residential or live-
work units’.

With reference to the second theme, of ‘Getting Around — A Connected Colwyn’, Principle GA1
sets out that ‘Development that facilitates active connections and wider active travel
initiatives e.g. Bike storage & racks, all weather rest points, additional cycling routes, cycle
hire, and repair will be supported.

Principle GA3 sets out that ‘Any new development should incorporate pedestrian and cycle-
way linkages with existing active travel routes, existing housing, public open space and local
services’.

With regard to the theme of ‘Promoting a Green Colwyn’, Principle GC1 sets out that ‘Schemes
that will facilitate a greener Bay of Colwyn will be supported, particularly those that ... propose
new or improved open space and play provision’.
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5.0 PLANNING CONSIDERATIONS

5.1 Principle

5.1.1 The site is allocated for housing and lies within the settlement boundary of Rhos-on-Sea as

defined by the Conwy Local Development Plan 2007-2022.

5.1.2 The proposed development will deliver 48 no. affordable houses. LDP Policy HOU/2 requires
a minimum of 35% affordable housing provision within developments in Rhos-On-Sea. The

proposed development comprises 100% affordable housing and therefore will far exceed

the minimum policy requirement.

5.1.3 The site is sustainably located with access to a primary school, nursery, butchers, health

centre, pharmacy, optician, leisure facilities, playground, food shops, public house,

community centre, place of worship, as well as bus stops within 400m (5 minute) walk of

the site.

5.1.4 Sustainable development is defined in Planning Policy Wales as having three dimensions;

economic, social and environmental. The proposal would clearly have economic benefits,

through the provision of jobs during the construction phase and new housing close to

existing employment opportunities. In social terms, the scheme would provide affordable

housing in an area of need. In environmental terms, the scheme would not give rise to any

adverse impacts on the natural, built and historic environment. As such, the proposed

development constitutes sustainable development under PPW.

5.2 Housing Mix & Tenure

5.2.1 A total of 48 no. affordable dwellings are proposed across the site. The mix proposed is set

out in the table below.

5 Bed 3 Bed 2 Bed 1 Bed
1 no. 10 no. 24 no. 13 no.
2% 20% 50% 27%

5.3 Ecology

5.3.1 The application is supported by a Preliminary Roost Assessment, Daytime Bat Walkover, Bat

Emergence Survey, and Nesting Bird Assessment.

5.3.2 This concludes that there is no evidence of bats on site and the site has low potential for

roosting bats, however the site is used by commuting and foraging bats.
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533

534

Bats

535

5.3.6

5.3.7

The buildings are suitable for nesting birds and this was shown by the presence of nesting
herring gulls using the flat roofs of the buildings.

Recommended avoidance, mitigation, compensation and enhancement measures (in line with
adopting a step-wise approach), which include details of Reasonable Avoidance Measures
(RAMs) to reduce the impact of the works on birds and commuting and foraging bats are
proposed.

The proposal includes the removal of vegetation at the eastern site boundary. Bats were
observed using these features to commute and forage, therefore, the removal of these
features will have a negative impact on bats using the site. In order to mitigate against this a
new native species rich hedgerow scheme is incorporated into the landscaping design,
providing connectivity between the site and the adjacent gardens.

Suitable Reasonable Avoidance Measures (RAMS) will be implemented to mitigate the
potential to impact to bats. The following measures should be implemented at all times during
the works:

e Works should be avoided within 1 hour of dawn and dusk where possible to avoid
disturbance to nocturnal animals.

o All works lighting should be directed into the site to avoid spillage out of the site.

¢ No lighting should be focused on any natural habitat feature present on site such hedge row,
trees, or ponds.

¢ In the unlikely event that a bat is found during the works, all works must stop immediately.
An ecologist must be called and a licence from NRW will be required before works can
recommence.

To further enhance the site for bats it is recommended that the proposed development
incorporate bat boxes into the walls of the new buildings at the southern and eastern
elevations at a minimum of 4m above ground level.

Nesting Birds

5.3.8

5.3.9

Where possible, work to the roofs of the buildings should be avoided during the bird nesting
season (March to September inclusive). If this is not possible, a nesting bird check must be
carried out at no sooner than 48 hours before works commence. If birds are found nesting on
the buildings during any point in the works, all works to that area must stop and only continue
once the chicks have fledged.

To compensate and enhance the site for birds it is recommended that swift boxes are
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5.4

54.1

5.4.2

543

5.4.4

54.5

5.4.6

5.4.7

5.4.8

incorporated into the design of each building (in groups of 2-3 per building).

The Draft Application is supported by a Green Infrastructure Statement, which in line with
Chapter 6 of Planning Policy Wales proposes suitable ecological enhancement features which
will result in a biodiversity net gain for the development.

Traffic, Access & Parking

As part of the pre-application response received from CCBC Ref DC/ENQ/33472, detailed
comments were received from CCBC’s Highways Department regarding the proposed access
to the site, parking, Active Travel requirements, turning areas within the site, and proximity
of the location of the existing access road located opposite to the proposed development.

This application is supported by a Transport Statement prepared by Ashley Helme Associates.

The site’s sole existing access is taken from Dinerth Road. It is proposed to improve the
existing access to serve the development, alongside introducing a new access from Princess
Avenue, as shown on the proposed Highway Layout (Ref 6379-CAU-XX-XX-DR-C-1500-S0-P02).

Drawing no. 1931/03 within the submitted Transport Statement details the development
access proposals in relation to the existing access on Dinerth Road, which will be improved to
provide a 5.5m wide access road, a 3.0m active travel route on the north side of the access
road, and a 2.0m footway on the southern side of the access road. The access road off Dinerth
Road will have 6m corner radii, with a 2.4m x 36m visibility splay to the left, and a 2.4m x 34m
visibility splay to the right.

Drawing no. 1931/03 within the submitted Transport Statement also details the development
access proposals in relation to the proposed access off Princess Avenue, which will provide a
5.5m wide access road with 2.0m footways on either side. The access road to Princess Avenue
will have a 2.4m x 25m visibility splay to the left, and a 2.4m x 27m visibility splay to the right.

The proposed visibility splays at both access roads from Dinerth Road and Princess Avenue
meet the visibility standards of Technical Advice Note 18, and the Manual for Streets.

Additionally, the submitted Transport Statement demonstrates that sufficient visibility will be
achieved the junction between Stuart Drive & Tan-Y-Bryn Road.

The CCBC parking standards are set out in the Supplementary Planning Guidance LDP2:
Parking Standards. For residential developments, in Zones 2-6 the following parking standards

apply:

Type Residents Visitors

1 no. space per bed (max 3

Houses
spaces)

1 no. space per 5 units
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5.4.10

54.11

5.4.12

5.4.13

5.5

551

5.5.2

51.1

The proposed development will deliver the following housing mix:

e 1 no.5 bed (9 person) house;

e 10 no. 3 bed (5 person) houses;

e 16 no. 2 bed (4 person) houses;

e 5no. 2 bed (3 person) bungalows;

e 4 no.1 bed (2 person) bungalows;

e 9no.1 bed (2 person) cottage flats; and
e 3 no. 2 bed (3 person) cottage flats.

On this basis the proposed development should be providing a total of 94 no. resident parking
spaces and 10 no. visitor spaces (i.e. a total of 104 spaces).

The development proposes a total of 97 no. resident parking spaces and 10 no. visitor spaces,
for a total of 117 spaces.

Review of the proposed number of parking spaces against the CCBC parking standards shows
that the level of parking proposed at the development is broadly consistent with the CCBC
parking standards set out in the Supplementary Planning Guidance document LDP2, being
only 3 additional spaces than is required in the CCBC standards.

2 no. visitor parking spaces have been provided as a layby arrangement to allow for larger
delivery vehicles to park without blocking the public highway.

Drainage

The application is supported by a Drainage Strategy prepared by Caulmert Ltd. The Drainage
Strategy provides a suitable drainage strategy for the discharge of surface water and foul
effluent generated by the proposed development. The proposed Drainage Strategy is
designed in compliance with the relevant standards of the SuDS Approving Body, Building
Regulations, and BS EN 752:2008.

Surface Water

Discharge of surface water from the site will be to the public surface water sewer in Stuart
Drive. Discharge be managed at a flow rate better than existing as agreed in principle with
DCWW. Flow will need to be managed on site in SuDS attenuation structures prior to
discharge. These will likely include:

e Rain gardens

e Porous paving (parking and private roads)

e Dryswales

e Cellular Storage Structures

e Stone Cell Attenuation Structure

e Shallow Detention Basin

Surface Water runoff from roof areas will drain into water butts and rain gardens, and outflow
from these will be conveyed to the porous paved driveways. Car Parking areas throughout the
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5.1.3
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5.6

5.6.1

5.6.2

5.6.3

development will be constructed using porous pavement methods providing initial
attenuation. Plot rainwater drainage systems will be directed through the porous pavement
structure and discharge from the plot will be controlled before entering the wider site
drainage network.

The discharge from the porous pavements will be conveyed through the site via a network of
dry swales/raingardens, where feasible, and pipes to discharge into detention structures
through the site and immediately prior to discharge off the site. Surface water runoff from the
access road will be intercepted by traditional road gullies which will discharge into the
drainage network.

It is proposed that the access roads will be offered for adoption. All flow would be conveyed
through the site to shallow detention/attenuation structures before controlled discharge off
site via a flow control chamber. Space will need to be allocated within the development for
the swales and attenuation structures.

Discharge from the site will be restricted by a flow control chamber located upstream of the
connection to the outfall pipe into Stuart Drive. Any exceedance flow will back up into the
SuDS attenuation structures throughout the network to be stored whilst the flow is discharged
from the site and the water levels recede.

Foul Water

Foul flows from the proposed development can be accommodated within the public sewer
network, and the discharge of foul flows from the developed site to the public foul sewer in
Stuart Drive via the existing outfall from the site has been agreed.

Archaeology

The application is supported by an Archaeological assessment produced by Heneb, who
carried out an assessment of a 1 km search area around the application site to determine the
level of impact upon historical and/or archaeological assets.

Although the assessment finds that there is the potential for unknown archaeological activity
within the site, it finds that it is likely this will already have been disrupted by existing
development in any case, and concludes that the site is unlikely to contain any significant
archaeological activity.

Furthermore, whilst the scheduled monuments of Llys Euryn and the Bryn Euryn hillfort are
located within a few hundred meters of the site, the assessment finds that there will be no
impact from the proposed development upon these assets, due to the site’s location within a
wider existing residential area

5.7 Open Space
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5.7.2

5.7.3

5.8

5.8.1

5.8.2

5.8.3

5.8.4

The development has two areas of open space, one in the north-western corner (880m?) and
one in the south-eastern corner (570m?).

Policy CFS/11 ‘Development and Open Space’ of the Conwy Local Development Plan states
that ‘New housing development of less than 30 dwellings shall make provision of a commuted
sum as an alternative to on-site provision...”

The table below sets out the Public Open Space provision requested by Conwy County
Borough Council, and the amounts provided on site as part of the proposed development. The
proposed development provides all of the required amount of ‘children’s play space
(equipped)’, ‘children’s play space (informal)’ and ‘neighbourhood amenity’. Planning
Obligations will be sought from the development in relation to ‘Playing pitches’ ‘Outdoor
Sports’ and ‘Major Amenity’ and the applicant will enter into discussions with Conwy County
Borough Council regarding these financial contributions.

Open Space Amount Amount
generated  provided on-
(sqm) site (sqm)

Playing Pitches 1080 0
Outdoor Sports 360 0
Major Amenity 270 0
Children's play space (equipped) 225 225
Children's play space (informal) 495 495
Neighbourhood amenity 270 270
Totals 2700 990

Design, Safety and Residential Amenity

The site layout has been developed following a detailed analysis of the site and the local
context whilst taking into consideration the national and local requirements for residential
developments.

The design approach at Dinerth Road aims to reflect the character of the surrounding
neighbourhood while responding sensitively to the specific qualities of the site. Material
selection, facade articulation, and roof profiles will take cues from nearby architectural styles
to support visual cohesion.

Apartment buildings have been designed to present as large dwellings, using pitched roofs,
broken massing, and material palettes that align with adjacent residential forms. The site’s
massing strategy reflects surrounding built form, with staggered plots that step with the
terrain.

Generous areas of public open space have been provided, with the layout and landscaping
strategy structured to promote mental and physical health, foster equality, and support
opportunities for social interaction.
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5.9

5.15

5.1.6

5.1.7

Principles of safety and security have been embedded into the layout from the outset, with a
focus on clearly defined access points, natural surveillance, robust boundary treatments, and
appropriate lighting strategies that also consider the interface with landscaping.

Green Infrastructure Statement

The submitted Green Infrastructure Statement (GIS) prepared by Dewis Architecture Ltd sets
out a strategy for providing suitable ecological enhancement features where possible which
will result in a biodiversity net gain for the site/development.

The submitted GIS follows the four steps of the ‘Step Wise Approach’:
e Avoid
e Minimise
° Mitigate
e  Compromise — As a last resort
Avoid

Firstly, in terms of avoiding loss or damage to biodiversity, the GIS finds that no aspect of the
proposed works should cause substantial damage or destruction to any nearby habitats.

Minimise

After options for avoiding loss or damage to biodiversity, the GIS sets out that the proposed
works will be designed to avoid interference with nearby habitats.

Mitigate

Following the avoidance and minimisation of loss or damage to biodiversity, the GIS sets out
that the proposal will include the installation of bird boxes, in order to mitigate any accidental
damage the proposal may cause.

Compromise

Having followed the first three steps of the Step Wise Approach, the GIS proposes no
compensatory measures.

In terms of additional measures, the GIS sets out that:

e All existing plants, shrubs and trees on the site will be maintained during construction.
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The contractor will be cautious during demolition, when working around the roof and void
spaces, with any tiles to be removed by hand, if any bats are found all works will stop
immediately and NRW should be consulted.

If any excavations/holes are made during development they will need to be covered
overnight, with a ramp installed to allow wildlife to escape, and need to be checked first
thing in the morning.

Any external lighting shall be directly facing the ground (with a cowling to prevent any
external light upwards), be of low luminance and illumination, be on the warm white
spectrum (ideally <2700Kelvin), LED bulbs shall be used, and be on a timer to reduce the
amount of light pollution and disturbance. There should be no light illuminating the newly
installed nature boxes and their flight paths to nearby vegetation.

Bird and bat boxes will be installed on selected buildings and within landscaped areas.

Hedgehog highways will be incorporated within boundary treatments to support species
movement across the site.

Existing habitat value will be improved through the creation of hedgerows, species-rich
planting, and green roofs on selected buildings or structures. SuDS features will be
designed not only for drainage performance but also to enhance biodiversity through
wetland planting and pollinator-supportive species.

5.10 Impact on Welsh Language

5.1.8 Policy CTH/5 of the Conwy Local Development Plan 2007-2022 requires that development
supports and sustains the long term well-being of the Welsh language, with development

which would significantly harm the character and linguistic balance of a community being

resisted.

5.1.9 As the pre-application site relates to land allocated for housing, the submission of a

Community and Linguistic Impact Assessment is not required under Policy CTH/5, with the site

having already been assessed under Conwy County Borough Council’s own Welsh Language

Impact Assessment.
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6.0 CONCLUSIONS

6.1.1 This application seeks full planning permission from Conwy County Borough Council for
demolition of former office buildings and ancillary structures and erection of 48 no. affordable
dwellings and new infrastructure including new access, footpaths, access roads, car parking,
SuDs infrastructure and open space at Government Buildings, Dinerth Road, Rhos On Sea,
Conwy, LL28 4UL.

6.1.2 The proposed Site Plan submitted with the application (Ref D1101-DEW-XX-XX-DR-A-010)
demonstrates the proposed dwellings can be adequately provided within the site, whilst
respecting required standards including residential amenity, together with the required
infrastructure.

6.1.3 The development plan within which the site is located is the Conway Local Development Plan
for the period 2007-2022. The application site is allocated within the LDP for housing, and falls
within the development boundary of Rhos-on-Sea.

6.1.4 It is considered that the proposal represents sustainable development that makes a positive
contribution to the local area, providing the opportunity to transform an under-utilised site
into an estate that would make a significant contribution towards the housing needs of the
area, with the provision of 48 no. affordable units.

6.1.5 The proposed development accords with the key principles of Planning Policy Wales as well
as local policies in the adopted Local Development Plan.

6.1.6 The planning balance therefore falls firmly in favour of the proposed development and as such
it is considered that there are no overriding reasons why planning permission for the proposed
development should be withheld.
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