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OFFICES (CLASS B1) TO 12 FLATS.
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1.5

Introduction

Full planning permission is sought for the complete re-development and refurbishment of
Cymric House, Port Talbot from offices to 12 flats comprising 9 two bedroom and 3 one
bedroom units. The proposal seeks consent to completely refurbish the building and
provide high quality affordable residential accommodation

In accordance with Part 1A of ‘The Town and Country Planning (Development Management
Procedures) (Wales) (Amended) Order 2016” (DMPO 2016), all major development are
required to be subject of pre-application consultation, prior to the Planning Application
being validated by the Local Planning Authority.

The Order requires that the following constitutes a “Pre-application Consultations.

a) Publicity before application for Planning Permission

b) Consultation before applying for Planning Permission

c) Duty to respond to pre-application consultation

d) Pre-application Consultation Report

This “Pre-Application Consultation Report” is prepared in accordance with Part 1 Section 2F
of the 2016 Order and demonstrates how the applicant has complied with Section 61Z of
the 1990 Act and responded to the Consultation received from any person consulted under
Section 61Z (3) or (4) of the 1990 Act.

This report includes;

a)
b)
c)

d)

f)

g)

A copy of the Site Notice
A declaration that the notice was displayed correctly (Para 2.4 below)
A copy of the notice given to owners and occupiers of adjoining land

Copies of all notices provided to councillors, town and community councils and
specialist consultees

A summary of all issues raised in response to the statutory publicity and confirmation
whether and how the issues raised have been addressed

A summary of all issues raised in response to the consultation with other consultees
and confirmation whether and how the issues raised have been addressed

Copies of all responses received from specialist consultees and an explanation of how
each response has been addressed.



2.0

2.1

2.4

3.0

3.1

Publicity before Applying for Planning Permission

In accordance with Section 2C of the Development Management Procedure Order 2016,
the applicant has undertaken the appropriate publicity by way of:-

Displaying a site notice for a period of 28 days from 31/10/2020 to 30/11/2020. A copy of
the site notice and map of location is included in Appendix 2 and 3.

Given requisite notice in writing to owners / occupiers of any land adjoining the application
site (list contained in Appendix 1)

Made the following information available for inspection;
Application Forms;

Design & Access Statement;

Drawings;

Planning Statement;

The documents were made available for inspections at:

https://www.dropbox.com/sh/4cz28m95af6s08z/AADoelQ6eyknHI98NahIKQPOha?dI=0

In accordance with the requirements of Part 1A of The Town and Country Planning
(Development Management Procedures) (Wales) (Amended) Order 2016 (DMPO 2016), |
hereby declare that the notice was displayed correctly.

Consultation before Applying for Planning Permission

In accordance with Section 2D of the DMP Order 2016 the applicant has undertaken the
following consultations;

Undertaken consultation with Local Ward Members. (copies of notice included in Appendix
4).

Undertaken consultation with the following specialist consultees (copy of notices included
in Appendix 5):

Coal Authority;
Dwr Cymru/Welsh Water;
NRW;

NPT Highways;



3.3 The above consultees were given notice that the responses were required within 28 days
from the receipt of the notice (01/06/2020).

4.0 Response to Pre-Application Consultation:
4.1 Specialist Consultees

In accordance with the requests of Section 2E of its DMPO 2016, the following specialist
consultee have responded to the pre-application consultation; (copies included in Appendix 7)

Coal Authority;

Dwr Cymru;

. N RW,

NPT Highways
4.2 The specialist consultees have submitted the following representations:

Natural Resource Wales: NRW Response

Based on the information provided, we have significant concerns with the proposed
development. To overcome these concerns, we would recommend to the planning authority that
the following requirement should be met before permission is granted. Otherwise, we would
object to the planning application. Requirement: Provision of a Flood Consequence Assessment
(FCA) is required to demonstrate the risks and consequences of flooding can be managed to an
acceptable level.

Flood Risk

The proposed change of use from an existing office to residential accommodation, in the form of
11 flats, would mean a change from less vulnerable to highly vulnerable development. Our Flood
Risk Map, which is updated on a quarterly basis, confirms the site to be within Zone C1 of the
Development Advice Map (DAM) contained in TAN15 and within the 0.1% (1 in 1000 year) annual
probability fluvial flood outlines of the River Afan. Development within Zone C1 will first need to
be justified by the Local Planning Authority (LPA) in line with Section 6 of TAN 15. Therefore, we
refer them to the tests set out in section 6.2 of TAN15.

If they consider the proposal meets the tests set out in criteria (i) to (iii), then the final test (iv) is
for you as the applicant to demonstrate, through the submission of a Flood Consequences
Assessment (FCA), that the potential consequences of flooding can be managed to an acceptable
level. We are unable to give you technical advice on the acceptability of flooding consequences,
as no FCA has been submitted. Therefore, if the development can be justified, the above
requirement should be met, prior to the determination of the application.



We can then advise the LPA whether the FCA is in accordance with the technical criteria in
Appendix 1 of TAN15. The FCA should be proportionate to the development proposed. To help
prepare an FCA, we have developed guidance, which contains technical advice and
recommendations.

To conclude, given this is a sizeable residential proposal with the inclusion of ground floor
sleeping in DAM Zone C1 and the 0.1% (1 in 1000 year) flood outline (Flood Zone 2), we would
require an FCA to be undertaken and submitted as part of any future planning application, to
ascertain if Tables A1.14 & A1.15 of TAN15 can be satisfied. The impact of climate change in the
1% (1 in 100 year) flood outline would also need to be assessed.

Ecology and Protected Species

We note from the Design & Access Statement that the proposal will seek to refurbish the existing
building, including minor external alterations to facilitate the provision of secure cycle and refuse
storage space. It is also stated that whilst the scheme will result in no physical alterations, the
proposal will result in some additional alterations to the pattern of fenestration. As there do not
appear to be any proposals to carry out works to the roof, facias or barge boards, the risk of
impacts to potential roosting features (PRF’s) for bats, would appear to be limited. However, as
no Ecological Assessment has been submitted as part of the consultation, we are unable to
provide any detailed comments in relation to such matters. Therefore, we recommend that you
seek the advice of the Local Authority’s Planning Ecologist to determine if there is a reasonable
likelihood of bats, a European protected species, being present within the application site. If so,
in accordance with Technical Advice Note 5: Nature Conservation and planning (paragraph 6.2.2),
a bat survey may be required. Any survey should be carried out in accordance with; ‘Bat Surveys;
Good Practice Guidelines 3rd Edition’ published by the Bat Conservation Trust 2016. If any survey
undertaken finds that bats are present at the site, then we would be happy to provide additional
comments, if further advice from us was required.

Dwr Cymru/Welsh Water: Response

We refer to the letter received and your formal request for a pre-application consultation re-
sponse from Dwr Cymru Welsh Water, as a ‘Specialist Consultee’ as defined by Paragraph (y) of
Schedule 4 of the Town & Country Planning (Development Management Procedure) (Wales)
(Amendment) Order 2016, before applying for planning permission. It is acknowledged that the
consultation request relates to a major development site and thus seeks a substantive response
within 28 days from the date of the notice as per the requirements of Article 2E. This request in-
cludes our views on the capacity of our network of assets and infrastructure to accommodate
your proposed development and by response we offer no objection subject to the following
standing advice which should be taken into account within any future planning application for the
proposal:

SEWERAGE

We have considered the impact of foul flows generated by the proposed development and con-
cluded that flows can be accommodated within the public sewerage system. However, the ap-
proved use should investigate an adequate grease trap to be fitted, in accordance with environ-
mental health regulations, and maintained thereafter so as to prevent grease entering the public
sewerage system.



As of 7th January 2019, this proposed development may be subject to Schedule 3 of the Flood
and Water Management Act 2010. In the event this proposed development amounts to a total
impermeable area of 100sgm or more, approval of Sustainable Drainage Systems (SuDS) fea-
tures will be required in accordance with the 'Statutory standards for sustainable drainage sys-
tems — designing, constructing, operating and maintaining surface water drainage systems'. It
would therefore be recommended that the developer engage in consultation with the City &
County of Swansea Council, as the determining SuDS Approval Body (SAB), in relation to their
proposals for SuDS features. Please note, Dwr Cymru Welsh Water is a statutory consultee to
the SAB application process and will provide comments to any SuDS proposals by response to
SAB consultation

In addition, please note, any planning permission granted does not extend rights to carry out
any works to the public sewerage or water supply systems without first having obtained the
necessary permissions required by the Water industries Act 1991. This means that any altera-
tions to existing premises that result in the creation of additional premises or merging of ex-
isting premises must be constructed to that each of the premises is separately connected to the
Company’s water main and can be separately metered. Please contact our new connections
team on 0800 917 2652 for further information.

You are also advised that some public sewers and lateral drains may not be recorded on our
maps of public sewers because they were originally privately owned and were transferred into
public ownership by nature of the Water Industry (Schemes for Adoption of Private Sewers)
Regulations 2011. The presence of such assets may affect the proposal. In order to assist you
may contact Dwr Cymru Welsh Water on 0800 085 3968 to establish the location and status of
the apparatus in and around your site. Please be mindful that under the Water Industry Act
1991 Dwr Cymru Welsh Water has rights of access to its apparatus at all times.

SEWAGE TREATMENT

No problems are envisaged with the Wastewater Treatment Works for the treatment of
domestic discharges from this site

WATER SUPPLY

A water supply can be made available to service this proposed development. The cost of provid-
ing new on-site watermains can be calculated upon the receipt of detailed site layout plans
which should be sent to the above address

| trust the above information is helpful and will assist you in forming water and drainage strate-
gies that should accompany any future planning application. Please note that our response is
based on the information provided in your enquiry and should the information change we re-
serve the right to make a new representation. Should you have any queries or wish to discuss
any aspect of our response please do not hesitate to contact our dedicated team of planning
officers, either on 0800 917 2652 or via email at developer.services@dwrcymru.com

SWANSEA HIGHWAY DEPARTMENT—No response received.




Response to Pre-Application Consultation — Adjoining Owner/Occupier/Public/Local Members

NO RESPONSE RECEIVED

4.3

5.0

51

5.2

5.3

54

The consultation process has raised one issue with respect the requirement for an FCA
in support of this application. This has been submitted in support of the application.

Conclusion

This Pre-Application Consultation Report is prepared in accordance with Part 1 Section 2F
of the 2016 Order and demonstrates how the applicant has complied with Section 61Z of
the 1990 Act and responded to the comments received from any interest party consulted
under Section 61Z (3) or (4) of the 1990 Act.

As required by \Sections 2C, 2D and 2E of the Development Management Procedure Order
(2016), the forthcoming application has been publicised in accordance with the regulations.
Consultations have been undertaken and responses are provided in this report.

Where appropriate, responses to comments received are provided in addition to details of
any amendments to the application package/ proposal arising from the comments
received.

In accordance with the above, it is considered that the requirements of Part 1 Section 2C,
2D, 2E and 2F of the 2016 Order have been satisfied.



APPENDIX 1
Schedule of all consultees notified of proposed

Development.



SPECIALIST CONSULTEES
The Coal Authority
Natural Resource Wales
Dwr Cymru/Welsh Water
NPT Highways

LOCAL MEMBER
Councillor Freeguard
Councillor Keogh

Councillor Rahaman

CONTACT
planningconsultation@coal.gov.uk
swplanning@cyfoethnaturiolcymru.gov.uk
NDCplanning@dwrcymru.com
Networkmanagement@swansea.gov.uk
CONTACT

cllr.s.e.freeguard@npt.gov.uk
clir.d.keogh@npt.gov.uk

cllr.s.rahaman@npt.gov.uk



APPENDIX 2

Copy of Site Notice



SCHEDULE 1B
PUBLICITY AND CONSULTATION BEFORE APPLYING FOR PLANNING
PERMISSION

Town and Country Planning (Development Management Procedure) (Wales) Order
2012

(to be served on specialist consultees, as defined by article 2(1) of the Town and
Country Planning (Development Management Procedure) (Wales) Order 2012

Purpose of this notice : this notice comprises a formal request for a pre-application con-
sultation response under article 2D of the Town and Country Planning (Development
Management Procedure) (Wales) Order 2012.

Proposed development at Cymric House, Bethany Square, Port Talbot.

| give notice that Aston Lane LTD is intending to apply for planning permission to change
the use of the existing building from offices (Class B1) to 11 flats (Class C3).

A copy of the proposed application can be found at https://lwww.dropbox.com/
sh/4cz28m95af6s08z/AADoeJQ6eyknH98NahiIKQPOha?dI=0

In accordance with the requirements of article 2E of the Town and Country Planning
(Development Management Procedure) (Wales) Order 2012, a consultation response
must be sent to astonlaneltd@gmail.com by 29/06/20.

Signed: V Johnson

Date: 01/06/20



APPENDIX 3

MAP IDENTIFYING LOCATION OF SITE NOTICES.
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APPENDIX 4
Copies of all notices provided to Councillors,
Town and Community Councils



Change of use of Cymric House from offices to residential - Developer Pre-application

Aston Lane <astonlaneltd@gmail com> @ Th, May 28, 9:34 PM
to bee: elir.s.rahaman, bec: clir.d.keogh, bec: clirs.e freeguard =

Good eveni

In accordance with the Town and Country Planning (Development Management Procedure)(Wales) Order 2012 please find attached my pre-application submission for the change of use of Cymric House from Offices (Class B1) to 11 flats (Class C3).
Should you require anything else, please do not hesitate to contact me
Regards

Victor

7 Attachments

[ site Notice Publica... ' (& Planning Statemen... ' [ Design and Access. ' B3 Appendix & - Mark... ' [ Proposed Block an... ' [ Proposed Plansan... ' [ Existing Plans and .. '



APPENDIX 5
Copies of all notices provided to Specialist
Consultees



Change of use of Cymric House from offices to residential - Developer Pre-applicati o x
@ Thu, May 28, 9:26 PM

Aston Lane <astonlanehd@gmail.com>
1o bec: developer.services, boc: swplanning, boc: hde

Good evening,
) Qrder 2012 please find attached my pre-application submissien for the change of use of Cymric House from Offices (Class B1) to 11 flats (Class C3).

In accordance with the Town and Gouniry Planning (D

Should you require anything else, please do not hesitate fo contact me.

Regards

Victor

7 Attachments

i
i
2kl

' [ Appendix A - Mark... ' [ Existing Plans and ... '

[ Publication - Cons... 4 [ Planning Statemen... y (& Dpesign and Access... y [ Proposed Block an... y [ Proposed Plans an...




APPENDIX 6
Screen-shot of Website
Consultation Portal
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APPENDIX 7
Copies of all responses received from
Specialist
Consultees



Cyfoeth Ein cyffOur ref: CAS-115430-L253

MNaturiol Eich cyff¥our ref: Cymric House
CFWU Maes Mewydd
Hatural HE% o
esources ea
Wales SA10 6.0
EbosLErmil:

awplanningEcyicathnalunakeymmngov.uk

Mir. Victor Johnson
Aston Lane Limited

Bynea House
Hecold % Bwich
Lianelli
Carmarthenshire
SA14 G50

Dyddiad ! Date: 18 June 2020

Anmaryl | Dear Mr. Johnson,

STATUTORY PRE-APPLICATION COMNSULTATION - TOWMN AND COUNTRY PLANMING
(DEVELOPMENT MANAGEMENT PROCEDURE) (WALES) ORDER 2012 AS AMENDED.

EWRIAD /| PROPOSAL: CHANGE THE USE OF THE EXISTING BUILDING FROM
OFFICES (CLASS B1) TO 11 FLATS (CLASS C3).

LLEQLIAD { LOCATION: CYMRIC HOUSE, BETHANY SQUARE. PORT TALBOT,
SA131PQ

Thank you for providing a requisite notice to us under Article 20 of the above Order. We received
the full details of your proposal on 1 June 2020.

Based on the information provided, we hawve significant concerns with the proposed
development. To overcome these concemns, we would recommend to the planning authority
that the following requirement should be met before permission is granted. Otherwise, we

would object to the planning application.

Requirement Provision of & Flood Conmsequence Assessment (FCA) is required to
demonsirate the risks and conseguences of Sooding can be managed to an

acceptable level.

Flood Risk

The propoased change of use from an existing office to residential accommodation, in the fomm of 11
flats, would mean a change from less wulnerable to highly vulnerable development.

Owr Flood Risk Map, which is updated on & quarterly basis, confirms the site o be within Zone C1
of the Development Advice Map (DAM) contzined in TAN15 and within the 0.1% (1 in 1000 year)
annual probability fluvial fiood cutines of the River Afan.

Development within Zone &1 will first need to be justified by the Local Planning Authority (LFA) in
line with Saction & of TAM 15. Therefore, we refer them to the tests st out in section 6.2 of TAN1S.



If they consider the proposal meets the tests set out in oritenia (i) to (i), then the final test (iv) is for
wou as the applicant o demonstrate, through the submission of 8 Flood Consequences Assessment
(FCA), that the potential consequences of flooding can be managed to an acceptable lewvel.

We are unable to give you technical sdvice on the acceptability of flooding consequences, &5 no
FCA has been submitted. Therefore, if the development can be justified, the above requiremeni
should be met. prior to the determination of the application. We can then advise the LPA whether
the FCA is in accordance with the technical criteria in Appendix 1 of TAN15.

The FCA should be proporticnate to the development proposed. To help prepare an FCA, we have
developed guidance, which contains technical advice and recommendsations.

To conclude, given this is a sizeable residential proposal with the inclusion of ground floor skesping
im DAM Zone C1 and the 0.1%: (1 in 1000 year) flood outline (Flood Zone 2], we would reguire an
FCA to be undertaken and submitied as par of any future planning application, to sscertain if Tables
A1.14 & A1.15 of TAM1S can be satisfied. The impact of climate change in the 1% {1 in 100 year)
flocd cutline would also need to be assessed.

Ecology and Protected Species

We note from the Design & Access Statement that the proposal will seek to refurbish the existing
building, including minor external altergtions to fzcilitate the provision of secure cycle and refuse
storege space. | is also stated that whilst the scheme will result in no physical slerations, the
proposal will result in some additional alterations to the pattern of fenestration.

As there do not appear to be any proposals to camy owt works. to the roof, facias or barge boards,
the risk of impacis to potential roosting features (PRF's) for bais, would appear to be limited.
However, as no Ecological Assesement has been submitted as part of the consultation, we are
unable to provide any detailed comments in relation to such matters.

Therefore, we recommend that you seek the advice of the Local Authority's Planning Ecologist o
determing if there iz a reasonable likelihcod of bats, a European protecied species, being present
within the application site. If 5o, in accordance with Technical Advice Note 5: Mature Conservation
&nd planning (paragraph 6.2.2), a bat survey may be required.

Any survey should be carried out in accordance with; 'Baf Surveys; Good Praclice Guidelines 37
Edition” published by the Bat Conservation Trust 2016.

If &y survey undertaken finds that bats are present at the site, then we would be happy to provids
additional comments, if further advice from us was required.

Other Matters

Flease mote, if further information is prepared to support an application, it may be necessary for us
tx change our advice in line with the new informaticn.

Our comments above only relate specifically to matiers included on our checklist, Development
Pianning Acwizory Senvice: Consufiafion Topics (September 2018), which is published on our
wisbaite.

We hawve not considered potential effects on other matters and Do not rule out the potentisl for the
proposed development to affect other interests, incheding emvironmental inferests of local
impoiriancs.




Lambert Smith Hampton

Mallard Way
Swansea Vale, Swansea
Swansea
SAT 0A1
Date: 19/06/2020
Our Ref: PPAD004907
Dear Sir/Madam

Grid Ref: 276525 190044
Address: Cymric House, Bethany Square, Port Talbot
Schedule 1C Art ofuse of

Offices to 11 flats

We refer to the letter received and your formal request for a pre-application consulation response from
Duis Cymru Welsh Water, as  “Specialist Consultee’ as defined by Paragraph fy) of Schedule 4 of the
Town & Country Planning (Development Management Procedure) (Wales) (Amendment) Order 2016,
before applying for planning permission. t is acknowledged that the consultation request relates to
maijor development site and thus sceks a substantive response within 28 days from the Gate of the
notice, 1st June 2020, as per the requirements of Article 2€.

This request includes our views on the capacity of our network of assets and infrastructure to
accommodate your proposed development and by response we offer na abjection subject to the
following standing advice which should be 13k 059.366uTk within any future planning application for
the proposal

SEWERAGE

We have considered the impact of foul f d by the
that f i

As 0f 7th January 2019, this proposed development may be subject to Schedule 3 of the Fload and Water

“Youmay need to apply to D Cymru Welsh Water for any connection 1o the public sewer under Section
106 of the Water industry Act 1991 However, if the Connection to the public sewer network is efther via
a atersl drain (L2 3 drein which extends beyond the connecting property boundary) o vis 3 new sewer
e serues more .itis requirement to first enter into Section 104
Adoption Agreement (Water Incustry Act 1991). The desigh of the sewers and lsteral drains must also

s Drain

vitht
wblication “Sewers for Adoption"- 7th Edition. Further information can be obtained vis the Developer

Services pages of wynw dwrcymru com

ou are 8150 30vised that some puDlic sewers and laters! orsins may not be recorced on our maps of

UDIC seuiers because they were originally privately owned and viere transferred nto public ownership
by nature of the Water Industry (Schemes for Adoption of Pivate Sewers) Reguiations 2011 The
presence of such assets may affect the proposal. 1o Qrder 19 assst you may contact Dk Cymru Welsh
‘Water on 0800 085 he loc: or  around your site
Please be mindful that under the Water Industry Act 1591 Dx Cymru Welsh Water . (lEhit of ASCess 10
itsapRRmAUs ALal TS

SEWAGE T

T

No proslems are envissged with the Wastewater Treatment Works for the trestment of domestic
discharges from this site_

WATER SUPPLY
A water supply can be made available 1o service this proposed development. The cost of providing new

onsite watermains can be calcuiated upon the receipt of detailed site layout plans which should be sent
tothe above address.

1 trust the above information s helpful and will assist you in forming water and rainage strategies that
should accompany any future planning application. | also attach copies of our water and sewer extract
plans for the area, and a copy of our Planning Guidance Note which provides further informatian on our
8pproach to the planning process, making connections to our systems and ensuring any existing public
assets or infrastructure located within new development sites are protected.

Please note that our respanse is based on the information provided in your enquiry and should the
information change vie reserve the right to make a new representation. SNowld Yo have any queries or
wish o discuss any aspect of our response please o not hesitate to contact our dedicated team of
. efther on 0800 917 2652 or via email at developer.services@dwreymru.com

Management Act 2010. Inshe event this toan increase
area of 100sam or material tne grainage of the sie,
approval of Sustainable Drainage Systems (SUBS1 features willbe required in accordance with the
“Statutory standards for sustainable drainage systems - designing, constructing, operating and
maintaining surface water drainage sysiems. ftwould therefore be recommended that the developer
engage In consultation with Neath Part Talos County Baraugh Council, as the determining SubS,
Approval Body (SAB), in relstion to their proposal; P W

Waterisa andwil 0 any SubS,
proposals by response to SAB consultation.

Flesse quore our

Yours faithfully,

inal

Planning Liaison Manager
Developer Services

Please Note that demands upon the water and sewerage systems change continually; consepuentty the

letter.

abave

reliable

period of

date of his



