DEVELOPMENT SERVICES
PLANNING COMMITTEE
FOR DECISION

16th AUGUST 2016
URGENT ITEM
Ladies and Gentlemen,
The applications within this report have been submitted for determination
under the Town and Country Planning Acts and associated legislation.
All applications within this report are “Delegated” to this Committee but can be
moved “Non-Delegated” by a Member of the Committee under the terms adopted for
the Scheme of Delegation approved by Council, 16th May, 1994. Any such motion
needs to be accepted by a majority of Members of the Committee present (Council,
8th August, 1995). All applications left as Delegated will be decided by the
Committee and will not be subject to confirmation by Council.
The application plan numbers also refer to files for the purposes of
background papers.

Jason Hipkiss
Planning Manager
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PLAN NUMBER:

APPLICANT:

AGENT:

2016/0437

University Hospital Of
Morecambe Bay

Day Architectural

WARD/PARISH:

CASE OFFICER:

DATE RECEIVED:

Hawcoat

Charles Wilton
01229 876553

06/06/2016
STATUTORY DATE:
26/09/2016

LOCATION:
Furness General Hospital, Dalton Lane, Barrow-in-Furness
PROPOSAL:
Two storey new build extension to the north of the existing maternity department
consisting of fourteen bed maternity unit, a four bed special baby care unit, two
dedicated theatres with staff and patient ancillary accommodation.
SAVED LOCAL PLAN
POLICIES:
There are no saved policies in relation to hospital development.
Saved policy D21 General Design Code applies

SUMMARY OF MAIN ISSUES:
The proposed extension would accommodate an entirely new maternity facility for the area
including integrated operating theatres. Its provision is in response to findings contained in
reports by the CQC and others.
The extension adopts a striking design with the issues raised addressed in the report
below including those raised in the objections.
Only one of the issues raised (surface water drainage – see consultation response) is
considered material and the understanding is that further work in this regard is available/to
be provided.
The matter has been agreed as an urgent item given the important public interest and that
consideration at a latter planning committee could delay the project.
The recommendation takes account of the need for further information.
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NON MATERIAL CONSIDERATIONS:

REPRESENTATIONS:
Development advertised on site and in the local press as major development
The Occupiers 117-151 Dalton Road, 1 and 2 Yewdale Avenue, 1, 2, and 4 Glenridding
Drive, Barrow-in-Furness have all been informed.
The Occupier, 51 Portland Crescent, Barrow-in-Furness
“There is insufficient parking for the current staff and visitors to the FGH. I feel that
additional parking being provided should be included as a condition of this proposed
extension.”
CONSULTATIONS:
Building Control
“Building regulation approval required for the works.”
Environmental Health
“Thank you for your consultation on the above application. I have reviewed the available
information and there appears to be no Land Quality Assessments submitted.
I understand that the National Planning Policy Framework (NPPF) seeks to prevent
unacceptable risk from land contamination and instability (Policy 120 and 121).
Policy 120 states that the potential sensitivity of the area or proposed development to
adverse effects from pollution should be taken into account. Section 14 (Existing Use) on
the Application for Planning Permission also asks if the development would be particularly
vulnerable to the presence of contamination and if so, an appropriate contamination
assessment should be submitted.
In the absence of a contamination assessment, I would recommend that conditions are
imposed on any Planning Consent granted, based on the following:
1. No development shall take place until a Preliminary Investigation
(desk study, site reconnaissance and preliminary risk assessment),
to investigate and assess the risk of potential contamination, is
submitted to and approved in writing by the Local Planning Authority.
This investigation must be undertaken by a suitably qualified
contaminated land practitioner, in accordance with established
procedures (BS10175 (2011) Code of Practice for the Investigation
of Potentially Contaminated Sites and Model Procedures for the
Management of Land Contamination (CLR11)).
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2. If the Preliminary Investigation identifies potential unacceptable risks,
a Field Investigation and Risk Assessment, conducted in
accordance with established procedures (BS10175 (2011) Code of
Practice for the Investigation of Potentially Contaminated Sites and
Model Procedures for the Management of Land Contamination
(CLR11)), shall be undertaken to determine the presence and
degree of contamination and must be undertaken by a suitably
qualified contaminated land practitioner. The results of the Field
Investigation and Risk Assessment shall be submitted to and
approved by the Local Planning Authority before any development
begins.
3. Where contamination is found which poses unacceptable risks, no
development shall take place until a detailed Remediation Scheme
has been submitted to and approved in writing by the Local Planning
Authority. The scheme must include an appraisal of remedial options
and proposal of the preferred option(s), all works to be undertaken,
proposed remediation objectives, remediation criteria and a
verification plan. The scheme must ensure that the site will not
qualify as contaminated land under Part 2A of the Environmental
Protection Act 1990 in relation to the intended use.
4. The approved Remediation Scheme shall be implemented and a
Verification Report submitted to and approved in writing by the
Local Planning Authority, prior to occupation of the development.
5. In the event that contamination is found at any time when carrying
out the approved development, that was not previously identified, it
must be reported immediately to the Local Planning Authority.
Development on the part of the site affected must be halted and
Field Investigations shall be carried out. Where required by the Local
Planning Authority, remediation and verification schemes shall be
submitted to and approved in writing by the Local Planning Authority.
These shall be implemented prior to occupation of the development.
6. No soil material is to be imported to the site until it has been tested
for contamination and assessed for its suitability for the proposed
development. A suitable methodology for testing this material should
be submitted to and approved by the Local Planning Authority prior
to the soils being imported onto site. The methodology should
include the sampling frequency, testing schedules, criteria against
which the analytical results will be assessed (as determined by the
risk assessment) and source material information. The analysis shall
then be carried out as per the agreed methodology with verification
of its completion submitted to and approved in writing by the Local
Planning Authority.

Page 4 of 23

PLANNING COMMITTEE
16th August 2016
If you would like further clarification on this matter, please don’t hesitate to contact
me further.”
Updated Comments from Environmental Health
“Thank you for your consultation on the above application. I can confirm that I am in
receipt of the Land Contamination Assessment prepared by GRM Development Solutions
Ref: P7364, Dated: April 2016, and can now comment further on the application.
I have read the report in full and I agree with the conclusions draw; that the land quality is
fit for its intended use and does not need any further remediation or gas protection
measures incorporated into the build. However I am critical of the soil sampling depths
down to 0.2 meters only. In developments of this size, I would expect to see analyses of
soil samples taken at 0.4 & 0.6m BGL horizons as well. But despite this I am happy to
accept the methodology on this occasion.
I do have one further concern regarding depleted oxygen levels which the report draws
reference too, i.e.
“The investigation has revealed the potential for depleted oxygen levels, which may
pose a potential hazard to site workers working in confined spaces.”
In this instance, I would recommend that this is taken into consideration when the
developer carries out their onsite risk assessment, this may also require further
monitoring. However I am reluctant to condition this as this would be dealt with under
the Health and Safety at Work Act and would have no bearing on end users.
I would request that any planning approval contain the standard two conditions to
ultimately protect future end users:
1. In the event that contamination is found at any time when carrying
out the approved development, that was not previously identified, it
must be reported immediately to the Local Planning Authority.
Development on the part of the site affected must be halted and
Field Investigations shall be carried out. Where required by the Local
Planning Authority, remediation and verification schemes shall be
submitted to and approved in writing by the Local Planning Authority.
These shall be implemented prior to occupation of the development.
2. No soil material is to be imported to the site until it has been tested
for contamination and assessed for its suitability for the proposed
development. A suitable methodology for testing this material should
be submitted to and approved by the Local Planning Authority prior
to the soils being imported onto site. The methodology should
include the sampling frequency, testing schedules, criteria against
which the analytical results will be assessed (as determined by the
risk assessment) and source material information. The analysis shall
then be carried out as per the agreed methodology with verification
of its completion submitted to and approved in writing by the Local
Planning Authority.

Page 5 of 23

PLANNING COMMITTEE
16th August 2016
If you would like further clarification on this matter, please don’t hesitate to contact
me further.”
County Council as Highway Authority and Lead Local Flood Authority
“Cumbria County Council objects to this proposal as it stands and requests further
information regarding parking, access, existing flood risk, and drainage.
It is unclear from the application documents whether the 18 beds and associated
development are in addition to that already existing or whether they are replacing existing
facilities. The new development must not compound the existing problem of on street
parking at this location to the detriment of road safety and the free flow of traffic. The
proposed car parking within the development site should reflect the Use Class in order to
fully encompass the parking needs of any increased use. 2 spaces per 3 additional
bedspaces plus 3 spaces per additional consulting room should be provided.
The applicant has indicated that a new vehicle and pedestrian access and new public
roads within the site are to be provided. We cannot see a new access point onto the
highway network on the drawings provided and we do not anticipate adopting any of the
internal roads within the hospital site but please could the applicant clarify the intention
regarding the road network as managed by Cumbria County Council Highways.
Surface Water flood mapping shows that this site is at high risk of flooding from
surface water. The applicant must show how they will manage this flood risk without
increasing flood risk to others.
The application is also short on drainage detail. We recommend that drainage is
designed in accordance with the NON STATUTORY TECHNICAL STANDARDS FOR
SUSTAINABLE DRAINAGE Practice guidance.
Please can the applicant ensure;
- That the ultimate drainage destination is resolved with reference to the SuDS
hierachy, including any third party agreements as may be necessary.
- That the full range of SuDS components has been investigated and used where
they can be.
- That the full drainage design and layout is provided. A pre and post development
impermeable areas plan would be useful.
- A summary should be submitted going through the Non-statutory technical
standards for sustainable drainage systems one by one, explaining how the
proposed drainage system meets each relevant standard, and directing to where
design details that show this can be verified.
- That a maintenance program and assignment of on-going maintenance
responsibilities is submitted so that we can be assured that the design will function
into the future.
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Our recommendation is as follows,
Inadequate information has been submitted to satisfy the Local Planning Authority
that the proposal is acceptable in terms of ……
(a)
(b)
(c)
(d)

off-street parking
access
existing flood risk
surface water drainage

OFFICERS REPORT:
1. SITE AND LOCALITY
1.1 Built

in the early 1980s, FGH occupies an extensive site between Abbey Road to the
south and Dalton Lane to the north. The main concentration of buildings is towards the
northern portion of the site, the main public access being from Dalton Lane with staff and
servicing access also from Abbey Road. The application relates to an area between the
hospital building and Dalton Lane.

2. PROPOSAL DETAILS
2.1 There

are a number of components to the proposal. The major one relates to the
proposed maternity unit itself however there are also changes to the internal road layout,
creation of a patient drop off area, storm water attenuation, together with temporary
contractor’s compound, and a separate contractors car park and lay down area (storage).
2.2 The extension incorporates two floors of accommodation. The maternity suites and two
dedicated obstetric theatres are all located on the upper floor which equates to ground
floor though due to the sloping site it is effectively at first floor level. Beneath this would be
a lower ground floor/basement area which would be largely occupied by a plant room and
staff facilities.

The extension would occupy an almost triangular foot print which is defined by the part
of the hospital it would adjoin and two internal hospital roads. The extent it would project
from the hospital would vary as a result between a maximum of 42m and a minimum of
14m. Its façade onto Dalton lane would be 60m.

2.3

2.4 The building has been designed in contrast to FGH and as a focal point in views of the
site. Rather than red brick metal cladding in aluminium and bronze effect are shown with a
glazed corner stair well. This stands slightly taller and proud of the rest of the structure to
create a tower type feature.
2.5 The extension would be approximately the same height as the part of the hospital
building it would adjoin. Its actual height above ground level varies as the site slopes
downwards from west to east. As a consequence its maximum height, the stairwell is 9.5m
high.
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2.6

The key aims of the proposal are described as:

To be compliant with the Kirkup Report 2015 and recommendations of the CQC 2015
Provide state of the art new delivery suites
Provide a safe and sustainable environment
To provide patients with single bedroom en suites
To provide two dedicated obstetric theatres adjacent to the new delivery unit
To create a new face for the hospital
Plan and construct a building providing modern healthcare and maternity facilities
compliant with both HBN and HTM Guidelines [design and access statement].

3. RELEVANT HISTORY
There is no relevant history in a conventional planning sense however the Kirkup Report
[The Report of the Morecambe Bay Investigation] is relevant. The Design and Access
Statement which accompanies the application makes reference to this and other
documents as follows:

3.1

‘The proposed new unit is a direct response to the Morecambe Bay Investigation report
(March 2015) and recommendations of the CQC 2015 regarding the maternity
environment and theatre access. The new extension will also allow ‘Better Care Together’
strategic objectives to be met and ‘National Maternity Review’ strategic objectives and
development plans to be contained in the ‘Delivering Quality Maternity Service’.[Design
and Access Statement]

4. RELEVANT POLICIES AND GUIDANCE
4.1

There are no saved policies specific to hospital development.

Saved policy D21 the General Design Code applies.
5. PLANNING ISSUES
5.1 The application raises a number of issues which I comment on below including the
objections from the County Council which result in the need for committee consideration.

Parking.
5.2 The County as highway authority objected on the basis that there is inadequate
information provided in terms of off street parking for the proposed maternity unit. They
advised that there was likely to be an increased parking demand as a result of the
proposal and that it should not compound existing problems of on street parking in the
area to the detriment of road safety and free flow of traffic. This issue has also been raised
by a member of the public.

Page 8 of 23

PLANNING COMMITTEE
16th August 2016
5.3 The scheme provides for a dedicated small car park for the maternity unit of 9 spaces
and a drop off facility of 4 spaces). The new internal road however results in the loss of 8
spaces from the large car park on the east side of the hospital. The proposal delivers a
very minor increase in parking provision.
5.4

The applicant’s provided the following statement on the 5/08/16

University Hospital of Morecambe NHS Foundation Trust are looking to provide a brand
new Maternity Unit at Furness General Hospital. This is in direct response to the recent
Kirkup Report.
The proposed new Maternity Unit will facilitate the transfer of the existing maternity Labour
Ward and Delivery suite out of the existing hospital. This will then create an internal
decant Ward allowing for future internal hospital reconfiguration.
There will be a decrease in maternity bed numbers overall from 26 beds to 16 LDRP
(Labour, Delivery, Recovery and Post-natal) rooms. The intension is that Women will be
spending less time within hospital thus improving the through-put.
Currently The Furness General Hospital site have 798 Car Parking spaces which serve the
General Public and Staff. As part of the new Maternity scheme the numbers of car park
places will remain the same as there will be no increase in patient numbers.
[Summary of Car Parking on Furness General Hospital site]
5.5

The highway authority updated their advice re parking as follows:

I have been asking about consulting rooms and beds and the developer is insisting that
there will be reduced use but keeps wording their responses in a way that never quite
seems to tie it up. Based on “new facility has been designed to replace the existing
maternity department” and “ultimately there will be a reduction in bed spaces overall” then
it does seem as if there will be no increase in use so no grounds for an objection.
This is not a strong assurance so maybe a suitably worded condition is needed.
[email dated 8/08/2016]
The County Council as highway authority have applied traffic regulations to restrict
parking in many neighbouring streets in response to parking generated by FGH. However
the hospital car parks appear to operate below capacity and the demand for on street is
perhaps more to do with those seeking to avoid pay and display parking charges. In any
event the proposal is to deliver improvements in quality not quantity with an actual
reduction in maternity beds. I do not consider that off street parking is a significant issue
with this application and it is difficult to see how a ‘suitably worded condition’ could be
framed or that it would be desirable. . The Pay and Display Policy at FGH is a
management decision by the Trust.
5.6
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Affect on the public highway /adoption v private roads
5.7 The County as highway authority confirm that they do not anticipate adopting any of the
internal roads within the hospital site. Neither does the applicant seek any such adoption.
5.8 In terms of affect on the public highway there will be no new junction or altered junction
with a public highway. The proposal does involve turning the existing internal road which
runs down the side of the hospital building into a drop of facility for the maternity unit. A
replacement road is proposed running parallel with it further to the east. This would meet
the internal hospital road which runs parallel to Dalton Lane. There would be some
modification of this road but no changes to Dalton Lane or the junction between the two.

Drainage
The County as LLFA have objected to the grant of planning permission referring to the
lack of drainage detail and that it is designed in accordance with sustainable drainage
principles.
5.9

5.10 Some details were provided with the application. These showed that the water course
of Dane Ghyll to be the final destination for surface water arising from the development.
Attenuation was shown via a below ground storm water storage tank which would
attenuate flow prior to discharge into the water course.

However this approach does not accord with the principles of sustainable
drainage(SUDs). Indeed committee were minded to refuse a similar arrangement for a
development of 93 houses at Sherborne Ave and this was only addressed when
attenuation was provided via two attenuation ponds. The Development at Meadowlands
Ave (44 dwellings) also adopts an attenuation pond.
5.11

The need for the consideration of SUDs has been brought to the applicant’s attention
both pre and post application and I understand that alternatives to a tanked system may
be available. In this regard I aim to up date you in time for your meeting.

5.12

Flood Risk
The foot print has been identified as being at risk of surface water flood as have a
number of other areas around the hospital building. However this is not a flood risk in the
sense of the NPPF. In other words it is not a zone 2 (medium probability) or 3 (high
probability). This is raised by the County in their consultation response /objection however
as this is of a localised nature it can be addressed via a condition.

5.13

Design/Impact on the street scene
5.14

The development will appear prominent in the views along Dalton Lane.

The impact will be reduced to some extent as the application site is set down at a lower
level than the corresponding section of Dalton Lane. It will be set back 27m from the site’s
boundary with Dalton Lane.

5.15

5.16 However it will be set much further forward than any other part of FGH and its design is
intended to create a land mark.
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5.17

The applicant’s architect have described the design philosophy as follows:

‘From the historical time-line, it can be seen that Barrow has a rich industrial heritage. An
industrial aspect which is most renowned in Barrow is its shipbuilding. This includes the
latest class of fleet submarines currently under construction. Our proposed façade is
based on these historical concepts and reflect the industrial identity of Barrow in Furness
in a contemporary way’.
I am satisfied that in terms of its proportions, the fact that it would be seen relative to
the extensive FGH building/site, the distance to buildings of a much smaller scale (i.e.
residential properties opposite) and the level of space which would exist around it, that
the extension would sit comfortably within its surroundings and contribute positively to the
street scene. The existing FGH building is not of any particular merit and as such there are
no reasons for the architects to be restricted to matching its design or materials.

5.18

Samples of the materials will be on display at your meeting.
Impact on residential amenity
The extension will be approximately the same height as the part of the hospital building
it will be attached to. This is well below the height of the bulk of the hospital. The distance
to the front elevation of the nearest bungalows is 52m with a ground level difference of 2m
– application site 2m lower. This distance is considerably in excess of the 21m required to
provide privacy. The development has also been checked relative to the Sunlight
Indicators and it lies well beyond any potential impact on the nearest residential
neighbours.

5.19

The extension will result in a significant reduction in the distance between the nearest
dwellings and this part of the hospital building. The maximum projection of the new unit
would be 42m. At this point the separation from the nearest dwelling is 94m. However a
significant level of separation would exist and as commented under the section on design
above the development will sit comfortably within its context.
5.20

The application is accompanied by indicative areas for contractors. . Such provision is
approved by virtue of the Permitted Development Order, principally because they are
temporary in nature and are an essential part of the development process.
5.21

Two areas are shown one providing the contractors compound, the other contractors
lay down area and parking.

5.22

The compound is shown to occupy a section of amenity grassland running along
Dalton Lane. The compound would be enclosed by fencing approximately 2m high and
which would contain cabins double stacked. This is a very prominent part of the FGH site.
It would also be located opposite the dwellings on the north side of Dalton Lane. This
would impact on the outlook and amenity of these properties and the views along Dalton
lane generally. However given the short term nature of the impact, the lack of alternatives
and that the area will re reinstated with additional landscaping makes the impact
acceptable.
5.23

The second area, the contractors lay down and parking area would be located a little
further away from neighbours between the hospital building and Dane Ghyll.

5.24
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Ecology
The application is accompanied by an extended phase 1 habitats survey. This has
found that the foot print of the extension itself is of low value consisting of amenity
grassland (extension of the grass verge) and hard standing.

5.25

5.26 In

terms of the part of the hospital building to be extended the report advises that it
provides very limited roosting potential. However ventilation gaps do provide ‘very limited
roosting potential’ and on this basis the report recommends that emergence surveys are
carried out. The applicant has been contacted about this and which will need to be
conditioned.
5.27 The

footprint of the proposed contractors’ compound would occupy part of the amenity
grassland which is very important visually to the setting of FGH. However ecologically it is
of limited value, only a section of it is affected, and then only on a temporary basis, and it
is to be reinstated to a higher standard than currently exists.
5.28 The area to the east of the application site running towards Dane Ghyll is described as
having greater intrinsic value. It consists of semi improved and marshy grassland along
with scattered trees and shrubs. Some of this area will be lost permanently due to the
construction of a new internal road while the contractors’ parking/lay down area will only
be temporary. The report recommends that:

It is recommended that where possible, trees considered to be of ecological value are
retained and protected during site operations. Where this is not possible, compensatory
planting is recommended to provide equivalent or greater habitat of the same nature’.
[Extended Phase 1 habitat Survey]
Recommendations are also included re the potential for reptiles and birds depending
on the starting date of the project and which will need to be conditioned.

5.29

The compound is only indicated approximately at the moment and this aspect will be
subject of greater consideration. A condition is required to ensure that impact on trees is
minimised and that the land is appropriately restored having regards to its current
ecological value.

5.30

The development of a SUDs scheme is likely to impact upon this area but it should do
so in a positive way enhancing its bio diversity.

5.31

Landscaping
The application is accompanied by a landscaping scheme which proposes a variety of
tree and shrub planting. This includes planting 7 semi mature trees along the Dalton lane
frontage and shrub planting to the front and east of the extension.

5.32

Heritage
In view of the position of the extension within the street scene and the context of the
wider visual impact created by FGH, and its remoteness from any recognised heritage
assets, there are no heritage issues to address.

5.33
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6. CONCLUSION
The application has generated an objection from the County Council based on
information shortages in relation to parking, access, existing flood risk and surface water
drainage. I consider that only the surface water drainage amounts to a reason for refusal.
With this in mind the applicant has been contacted and advised of the importance of
developing a SUDs scheme. I understand that one has previously been prepared, but that
this was not favoured by the applicant for other reasons.
6.1

6.2 Issues of parking, access, existing flood risk are matters which can be addressed via
condition (flood risk) or are not significant issues in the determination of the application
(parking, access).

The proposal has been prompted following a national investigation into the state of
maternity services within the Furness area. The proposal has been described as adding a
state of the art facility to FGH and it clearly represents a matter of major public benefit. Its
contrasting design should contribute positively to the site and the surrounding area.

6.3

RECOMMENDATION:
I recommend that unless the required information re sustainable urban drainage (SUDs) is
provided in time for your meeting that
A. Members agree to support the principle of the development.
B. The decision to grant planning permission is delegated to the Development Services
Manager subject to the receipt of a scheme of SUDs, commensurate to the scale and
location of the development and subject to conditions based upon those listed below:
Alternatively if the issue of SUDs is resolved in time for your meeting that
C. Planning permission be granted subject to conditions based upon those listed below
with authority to amend the conditions granted to the Development Services manager.

2.
The development shall be carried out in accordance with the application dated
16/05/16 and the accompanying plans as amended namely:
External Works Sheet 1 of 2,
Dwg HH0024-XX-XX-AR-DAY-90-003 rev 2
External Works Sheet 2 of 2,
Dwg HH0024-XX-XX-AR-DAY-90-004
Level 3
Dwg HH0024-XX-02-AR-DAY-DR-20-002 rev 6
Level 4
Dwg HH0024-XX-XX-AR-DAY-DR-20-001 rev 6
Roof Plan
Dwg HH0024-XX-RF-AR-DAY-DR27-001
East and west elevations
Dwg HH0024-XX-XX-AR-DAY-DR-20-201rev S21
North and South elevations
Dwg HH0024-XX-XX-AR-DAY-DR-20-202 rev S21
Contractors compounds
Dwg AL-12-002
Surface water drainage scheme (SUDs) awaited.
Except where modified by condition below
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Reason
To ensure the development is only carried out as approved.
3.
Possible further condition requiring further details of SUDs/development to be
carried out in accordance with SUDs/ addressing the localised flood risk identified by the
Lead Local Flood Authority.
4.
Prior to the beneficial use of the development hereby approved of details of how the
surface water drainage system including any swale and discharge point into Dane Ghyll
will be maintained must have been submitted to and approved in writing by the planning
authority and which shall include an Operation and Maintenance Manual covering the long
term maintenance of the system. The surface water drainage system shall then be
permanently maintained in accordance with the approved details.
Reason
To ensure that long term maintenance arrangements are in place for the surface water
drainage including all sustainable drainage system features.
5.
Prior to the commencement of any development a Construction Management
Method Statement (CMMS) shall have been submitted to and approved in writing by the
Planning Authority and the development shall then be carried out in accordance with the
approved CMMS. The CMMS shall cover the following areas:
i) details of the phasing of the construction work;
ii) a traffic management plan to include all traffic associated with the development,
including site and staff traffic;
iii) procedures to monitor and mitigate noise from construction and monitor any properties
at risk of vibration as well as taking account of noise from plant, machinery, vehicles and
deliveries, with reference to BS 5228 – Code of Practice for noise and vibration on
construction and open sites. All measurements should make reference to BS 7445 –
Description and measurement of environmental noise;
iv) hours of working and deliveries;
v) mitigation measures to reduce adverse impacts on residential properties from
construction compounds including visual impact, noise, dust and light pollution;
vi) mitigation measures to control the emissions of dust and dirt during construction and
demolition;
vii) a written procedure for dealing with complaints regarding the construction or
demolition; A site log book to record details and action taken in response to exceptional
noisy incidents or dust-causing episodes. It should also be used to record the results of
routine site inspections;
viii) details of lighting to be used on site;
ix) mitigation measures to ensure that no harm is caused to protected species during
construction;
x) the provision of facilities for the cleaning of vehicle tyres where haul routes meet the
public highway to avoid deposition of mud/debris on the public highway and the generation
of dust.
xi) Measures to protect the water course (Dane Ghyll) from sediment and pollution
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Reason
To ensure any potential adverse impacts on amenity are appropriately considered and
mitigated as necessary. This matter needs to be addressed pre commencement as it
covers matters which relate to the earliest phases of development.
6.
In the event that contamination is found at any time when carrying out the
approved development, that was not previously identified, it must be reported
immediately to the Local Planning Authority. Development on the part of the site
affected must be halted and Field Investigations shall be carried out. Where required
by the Local Planning Authority, remediation and verification schemes shall be
submitted to and approved in writing by the Local Planning Authority. These shall be
implemented prior to occupation of the development.
Reason
On the advice of the Council’s Environmental Health Officer it is necessary to
safeguard against unexpected contamination.
7.
No soil material is to be imported to the site until it has been tested for
contamination and assessed for its suitability for the proposed development. A
suitable methodology for testing this material should be submitted to and approved
by the Local Planning Authority prior to the soils being imported onto site. The
methodology should include the sampling frequency, testing schedules, criteria
against which the analytical results will be assessed (as determined by the risk
assessment) and source material information. The analysis shall then be carried out
as per the agreed methodology with verification of its completion submitted to and
approved in writing by the Local Planning Authority.
Reason
To ensure only clean material is used in landscaping works
8.
All planting, seeding or turfing comprised in the approved details of landscaping
shall be carried out in the first planting and seeding seasons following beneficial
occupation of any part of the development, or in accordance with the phasing of the
scheme as agreed in writing with the Planning Authority. And any trees or plants which
within a period of five years from the completion of the development die, are removed or
become seriously damaged or diseased shall be replaced in the next planting season with
others of a similar size and species, unless the Planning Authority gives prior written
consent to any variation.
Reason
In the interests of the visual amenities of the area.
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9.
Notwithstanding condition no 2 and drawing reference Dwg AL-12-002[ Contractors
compounds] the precise extent of the contractors compound and contractors car parking
and lay down area shall have been submitted and agreed in writing prior to the
establishment of the respective areas. The compounds shall subsequently be laid out in
accordance with the approved details.
Reason
To ensure that the siting of the compounds minimises the loss of trees and are sufficiently
remote from the water course.
10.
The contractors compound, car parking and laydown areas shall be removed within
1 month of the beneficial use of the maternity unit commencing.
Reason
These facilities are designed to be temporary and are only considered acceptable to
facilitate the construction of the maternity unit.
11.

The contractors compound shall be restored in accordance with condition 8 above.

Reason
To protect the visual amenities of the area and for the avoidance of doubt.
12.
The contractor car parking, lay down space, storage and skip areas shall be
restored in accordance with a scheme which must have first been submitted to and
approved in writing with the planning authority prior to the establishment of this facility.
Reason
This facility would be situated within an area of semi improved grassland which is of
ecological value. It is necessary to ensure that this habitat is re created along with any
compensatory/additional tree planting when the temporary facility is no longer required.
13.
The area of semi improved grassland referred to under condition 12 above shall be
managed in accordance with a scheme which must have first been submitted to and
approved in writing by the planning authority prior to the beneficial use of the maternity
unit.
Reason
To ensure that the bio diversity interest of the affected area is at least maintained and
ideally enhanced.
14.
No part of the existing building shall be altered until further bat surveys have been
carried out in accordance with the recommendations of the Ecological Report which
accompanied the application and the results of the survey have been lodged with the
planning authority for recording purposes.
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Reason
To give effect to the recommendations of the ecological report.
15.
If any part of the semi improved grassland (site of contractors parking and lay down
area and access road) is cleared between the months of November to February inclusive
the recommendations contained within the Ecological Report accompanying the
application in particular paragraph 5.4 shall have first been carried out and a statement to
that effect shall have been lodged with the planning authority for recording purposes.
Reason
To give effect to the recommendations of the ecological report.
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