APPLICATION NO:
APPLICANT:
DEVELOPMENT:

LOCATION:

SITE NO.1

15/0667/10 (DJB)

Mr R Baron

Remove existing 2 no. ground floor level portacabin units
at the rear of the surgery building and replace them with
12 no. portacabins (6 no. at ground floor and 6 no.
above). The 12 no. portacabin units to be used as
additional working floorspace for the Cynon Vale Medical
Practice, in conjunction with the existing surgery and
retained for a temporary period of no more than 3 years.
(Amended plans received 22 June and 15 July 2015).
(Revised description of development 28 July 2015).
CYNON VALE MEDICAL PRACTICE, 8 CARDIFF

ROAD, MOUNTAIN ASH, CF45 4EY
DATE REGISTERED: 22/06/2015
ELECTORAL DIVISION: Mountain Ash East

RECOMMENDATION: Approve (Temporary for max. of 3 yrs)

The site lies within a mixed use area of Mountain Ash, with both residential
and commercial uses in proximity of the application site. The proposed
development is a significant addition to the existing building and in design
terms is not considered to represent an ideal form of development. In
addition the provision of off-street parking is limited. However, it is
acknowledged that there is an urgent need for additional floorspace at the
surgery and on the basis that the permission is proposed on a temporary
basis (maximum of 3 years) the balance of planning judgement supports a
positive recommendation.

APPLICATION DETAILS

Full planning permission is sought for the provision of 12no. portacabin type
modular units to the rear of the Cynon Vale Medical Practice surgery. Two
modular units which are currently on the site will be removed. The existing link
from the surgery building into the currently sited units will be retained to provide
staff and patient access to the new accommodation proposed.

The units are to be arranged with 6no. at ground floor level and 6no. above at first
floor level. The depth of the ‘block ‘ created would be 12.1m and the width 9.03m
(each of the 12no. units is 6.05m x 3.05m in size). The height of the flat roof units
is 2.72m, so the height of the two levels would be 5.44m. The eaves level of the
building are at a height of approx 6m.

The proposed accommodation would provide the space for:
Ground Floor - patient WC facilities, three store rooms, two doctor’s consulting
rooms, GP room and a treatment room
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First Floor — staff WC facilities, practice manager’s office, two medical records
storage rooms, store room and two administrative rooms. (The first floor will be
staff only, with no patient access).

Glazing (which will be covered with security shutters) is proposed on all three
outward facing elevations at ground and first floor. In addition a ground floor fire
exit door is proposed in the north western side (side facing former Nazareth
Church) and first floor fire exit door with stairs down is to be site against the rear
elevation (facing towards to River Cynon).

The submitted plans indicate the provision of 3no. on-site parking spaces to the
southern eastern (car park) side of the surgery.

In support of the application the submission includes:

(i) A letter signed the two Doctor Partners of the Practice in which they
confirm that last year the Cardiff Road Surgery merged with the Miskin
Surgery (which is now closed) giving a combined patient list of some 4,500
patients. However, the Cardiff Road Surgery is constraining the Practice in
a significant way because of the lack of room and the ability to deliver
health services in a efficient way . It is indicated that the problems
associated with the lack of space and facilities have resulted in staff
leaving. In addition without the new space proposed it would be difficult to
appoint new GPs and nurse/health care assistant.

(ii)) A letter from the Head of Primary Care at Cwm Taf University Health
Board (UHB) confirming that 3 year funding has been secured for the
proposed additional accommodation. It is indicated that current working
conditions at the Practice are very difficult due to the lack of space and that
the proposed expansion will provide a much improved environment for
patients, staff and the local community. Further, it is indicated that the long
term plans that the UHB has for GP services in Mountain Ash will be to
provide a purpose built Surgery to house all the GPs that currently work in
the area.

(iii) A copy of a petition (containing 526no0. signatures) was enclosed with the
letter referred to above. This petition is headed ‘Patient Support for the
Planning Application to temporarily extend Cardiff Road Surgery......| would
like to support the Surgery’s application to temporarily extend the Cardiff
Road Surgery by replacing the existing portacabin with a larger one that
provides more room for the practice....’

(iv)photographs of the Council’'s Old Cardiff Road Car Park to the south east
of the surgery and Cardiff Road frontage itself.

It is understood, since receipt of the application, that the Practice have
recruited three additional GPs to work (starting in September and October
2015) at Cynon Vale, but they needed the proposed accommodation in
order to provide the space for them to work from.
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SITE APPRAISAL

Cynon Vale Medical Practice is accommodated within 8 Cardiff Road, a former
residential detached property, of a relatively modest size, which stands on the
south western side of Cardiff Road, approximately 50m down from the junction
with Ffrwd Crescent. The surgery building fronts directly onto the back of the
pavement running across the front. An overgrown (former garden) area lies to the
rear of the surgery building and two existing modular units. Between the rear
boundary and the River Cynon (a distance of some 15m) is a strip of somewhat
overgrown grassed ground, the riverside footpath and the river bank.

The south eastern side boundary between the surgery site and the Council’s (Old
Cardiff Road) car park and part of the rear boundary is defined by a block work
wall approximately 1.35m in height. There is also some unmaintained self seeded
vegetation growing across the rear boundary with a single tree close to the side
boundary wall.

A gap wide enough to provide room for a vehicle to drive between lies between
the surgery building and the former Nazareth Church to the north west. Planning
permission (05/0499) was granted in 2005 for the change of use of the attic space
of Nazareth Church into residential living accommodation (an earlier application
(03/1022) had secured planning permission to change the use from a church to a
weights and fithness gym).

On the opposite side of Cardiff Road lies 7 Cardiff Road, which stands between
the two motor vehicle commercial uses of Mountain Ash Motors (to the south east
and accessed from the New Road side frontage) and Cardiff Road Garage, who
provide car servicing/repairs/exhaust fitting/MOT testing etc..(to the north west).

There are double yellow line parking restrictions on Cardiff Road, however these
only extend approximately 10m back from the junction with Ffrwd Crescent.
Accordingly, there are no parking restrictions outside any of the properties (the
surgery/former Nazareth Church/7 Cardiff Road/ Cardiff Road Garage/Mountain
Ash Motors) in Cardiff Road.

The land to the rear (from the rear elevation backwards towards the river) and to
the south eastern (car park side) of the surgery building is within the ownership of
the Council. The applicant has served the appropriate notice on the Council and
submitted the correct Certificate ‘B’ ownership certificate.

PLANNING HISTORY
05/0152: Temporary siting of modular buildings at rear of existing building giving

two consulting rooms, one treatment room and disabled WC.
Cond. Perm. 14 April 2005
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PUBLICITY

The application has been advertised by means of site notices erected in the
vicinity of the site and individual neighbour letters. Two emailed letters were
received in respect of the first round of notification. The objections and concerns
raised therein are summarised as follows:-

(v) Old Cardiff Road is already congested and we regularly experience
difficulties having goods delivered. The additional patient numbers at the
surgery will only increase traffic congestion for the businesses already on
Old Cardiff Road;

(vi) The plans submitted are unclear and misleading;

(vii) The proposed portacabins will overlook the main access door into
our property and our land to the rear;

(viii) The Miskin, Penrhiwceiber surgery closed in May 2014 and since
then, with patients moved to 8 Cardiff Road, the road has become very
busy;

(ix) The Old Cardiff Road car park is already very busy as it is free and people
park in this car park or on Old Cardiff Road itself to avoid paying for
parking in the town;

(x) Large delivery vehicles, emergency vehicles and the Council’s own refuse
lorry already has problems getting access down Old Cardiff Road;

(xi) The original 2005 permission was for a temporary permission only but
those two portacabins are still there;

(xii) Will impact on our own ability to park next to our property;

(xiii) The existing property, 8 Cardiff Road is clearly not fit for purpose
and the proposed portacabins will more than double the size of the
surgery;

(xiv) A new one for all medical centre at the bottom end of Mountain
Ash, near the bus and train stations would be better for the community.

Following the receipt of additional and revised plans a further round of neighbour
notification has been undertaken. Any further responses will be reported orally at
the meeting.

CONSULTATION
Transportation Section — no objections are raised, subject to conditions.

RCT Flood Risk Management Section (Drainage) — with reference to Natural
Resources’ Wales Development Flood Advice Maps, the site is located within
Flood Zones B and C or is identified as being within an area susceptible to
surface water flooding. In this instance, | would recommend that the Planning
Authority should consult with the Natural Resources Wales.
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In the event that the Planning Authority is minded to grant Planning Consent for
this application it is recommended that a condition be imposed requiring that
drainage details be agreed to ensure that the proposed development does not
cause or exacerbate any adverse condition on the development site, adjoining
properties, environment or existing infrastructure.

Natural Resources Wales — no response received as time of preparing this
report.

POLICY CONTEXT

Rhondda Cynon Taf Local Development Plan (LDP)

The LDP Proposals Map identifies the site as lying inside defined settlement
limits.

Policy AW2 — development will generally be supported in sustainable locations
within settlement boundaries (or in the Northern Strategy Area in accordance
with policy AW12)

Policy AWS5 — identifies the design criteria (under the headings of Amenity and
Accessibility) for new development.

Policy AW6 — supports development that promotes high quality design and place-
making.

National Guidance

Planning Policy Wales (Edition 7, July 2014)

Section 4.2 sets out Welsh Government’s aim to ensure that planning decisions
have regard to the need to take account of sustainable principles.

Section 4.10 seeks to promote sustainability through good design.

Section 8.1 requires that development is accessible by means of a range of
modes and not just the private car.

TAN12: Design (July 2014)
TAN18: Transport (March 2007)

REASONS FOR REACHING THE RECOMMENDATION
Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that,

if regard is to be had to the development plan for the purposes of any
determination to be made under the Planning Acts, the determination must be
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made in accordance with the plan unless material considerations indicate
otherwise.

Furthermore, applications that are not in accordance with relevant policies in the
plan should not be allowed, unless material considerations justify the grant of
planning permission.

PLANNING CONSIDERATIONS

Main Issues

It is considered that the main issues in the assessment of this application are:

(xv) the principle of the development and the planning policy context;

(xvi) the impacts of the development in terms of neighbouring residential
amenity and the wider visual amenity; and,

(xvii) the implications for traffic and parking conditions in the vicinity of the
site.

The principle of the development

The site lies within the defined settlement boundary of Mountain Ash, within a
mixed use area where both residential and commercial uses are present. The
application is considered to be compliant with policy AW2 of the Local
Development Plan and in principle there is no objection to the extension of the
existing doctor’s surgery building.

Impacts on amenity

Wider visual amenity

The proposed of 12no. modular units would be put together to in effect form a
single flat roofed block.

As noted previously the surgery building itself is relatively modest in size. The
footprint of the building measures approximately 8.3m x 8.5m (in reality the
building is not built square as the front elevation is 8m wide, whilst the rear
elevation is 8.9m) giving a floor area over the ground and first floors of
approximately 140sq.m. It is understood that patients only use the ground floor of
the building (patient waiting room/reception/treatment room/consulting room), with
the first floor used by the GPs and staff for meeting and administrative purposes
only. The new floorspace that would be created by the proposed units would
amount to an additional 218sq.m. (over two floors). This represents an increase
of 155%.

As is noted earlier in this report there are currently two portacabin type modular
units (providing a further 57sq.m. of ground floor floorspace) forming a single



SITE NO.1

block on the site to the rear of the surgery building. The submitted plans confirm
that this space, which is all at ground floor, provides for two further consulting
rooms, WC (inc. disabled) facilities and a further treatment room. Planning
permission (05/0152) was granted for these units on 14 April 2014. However, a
condition (no.2) was imposed on that permission that the units be removed from
the site no later than 30 April 2010. No subsequent application was received to
extend the period allowing them to be sited at the site, but they remain in situ and
in use as part of the surgery.

The proposed block of units will project just in excess of 12m back from the rear
elevation of the surgery building. The elevations will contain security shuttered
windows on all the three outer sides. It is considered that the proposed ‘block’ of
units has little merit in design or aesthetic terms. The necessary addition of a
steel fire escape staircase up against the rear of the block will add to the purely
functional form of the addition.

The site is relatively open to the rear. Therefore whilst the additions are to the
back and not in the ‘streetscene’ as such, it is considered that the proposed units
would be clearly seen from views within the Council’s Old Cardiff Road car park
to the south east, from the riverside walk/footpath to the rear of the site and by
pedestrians (to a lesser extent drivers as most would be lower down) using the
old town bridge, which crosses in relatively close proximity, as they may walk
over the River Cynon to/from the main commercial centre of the town.

Policies AW5 and AWG6 of the Local Development Plan both require new
development to be of a scale, form and design that respects the context of the
setting and would not adversely impact on the character and appearance of the
surrounding area. It is difficult to argue that the proposed development is
complaint with the aims of these policies in these respects. However, permission
is sought on a temporary basis (for a maximum of 3 years) and therefore adverse
visual impacts will be for a limited period only. Also, it is recognised that the
Practice are in desperate need of additional floorspace at this site having merged
with and closed the sister surgery in Miskin. As such it is considered that there
would be benefits to the wider community if the surgery could provide a full and
more efficiently delivered service of health care for its patients. On balance
therefore, it is not considered appropriate to raise an objection to the application
on the basis of policies AWS and AW6.

Residential amenity

In terms of its impact on residential amenity it is considered that the only
occupiers who would be affected are the family who live in the former Nazareth
Church. Whilst the proposed block will project back 12.1m the back of the surgery
stands approximately 6m forward of the rear (albeit it is a side wall) of the former
church. Accordingly, the projection beyond this wall will be only 6m. No glazing is
proposed, either at ground or first floor in the rear most units on the side facing
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the former church. In addition, it is not considered that any glazing within the
former church would be impacted upon. The main door providing access to the
former church faces the side of the surgery, but it is not considered that the
proposed additions will lead to any significant change to the current
circumstances.

The condition of the land to the rear/side of the former church appears little used
at present and does give the appearance of being used as a private
garden/amenity area. However, that is not to say that the occupiers may not wish
to use it as such. The proposed additions at the surgery would be clearly visible
from the is area and it is considered would have some impact on the residential
enjoyment of using this area.

In considering policy AWS5 of the Local Development Plan it is not considered that
the proposed units would impact on the residential amenity of the occupiers of the
former Church to such a significant extent that would justify a reason to refuse
permission.

Highways and parking

The applicant’s submission makes reference to the Council’s adjoining (Old
Cardiff Road) free car park within the Design and Access Statement. In addition,
a set of photographs have been provided which show views of the car park and
Cardiff Road.

The Council’s Old Cardiff Road car park provides free parking and contains 28no.
standard car parking spaces and 3no. disabled parking spaces. It is not known at
what time the photographs taken and supplied by the applicant were taken.
However, they show only two cars parked in the car park. In addition the
photographs of Cardiff Road itself show only 3no. vehicles parked on the
carriageway. At the time of your officer’s site visit (between 9.00am and 10.00am)
there were significantly more cars parked on Cardiff Road and the car park was
approximately 80% full.

The ‘Publicity’ section of this report acknowledges that within the letters of
objection received to date concerns are raised regarding the current demand on
car park parking, the high levels of on-street parking and existing difficulties with
access along Cardiff Road as a result.

With the additional 3 GPs (to start in September and October, as noted earlier in
this report) the Transportation Section have indicated that the parking
requirement for the surgery would be a maximum of 24 spaces (5 operational
spaces and up to a maximum of 19 non-operational spaces). The SPG parking
requirements have regard to the fact that sites (within Zone 2) such as this, within
built up urban areas often have limited opportunity to be able to provide parking
facilities. It is recognised that the application site is within close proximity to the
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town centre of Mountain Ash and is well served by regular and frequent bus
services and in addition is also close to the town’s rail station.

The submitted plans indicate the provision of 3no. car parking spaces down the
south eastern (car park) side of the surgery building, between the pine end of the
building and the proposed units/block and the side boundary wall. This area
(which forms part of the land in the Council’'s ownership) is currently unused and
somewhat overgrown. It is narrow at only approximately 2.7m wide at the point
between the pine end and the wall. Therefore, whilst there is sufficient room to
park the 3 cars proposed it is anticipated that these spaces would be used by
staff, who may leave their cars there for the best part of the day and not patients.

The Council’s Transportation Section has carefully considered the application and
recognise that whilst there are no parking restrictions on Cardiff Road on-street
parking to the front of the surgery (on Cardiff Road) would impact on the free flow
of traffic to the detriment of safety of all highway users and the free flow of traffic.

The Transportation Section indicate that there is some concern over the shortfall
in parking provision and potential reversing movements onto Cardiff Road.
However, it is recognised that 3no. on-site spaces are to be created, which
together with the very close proximity of the adjoining car park and the fact that
the site lies within a sustainable location, close to Mountain Ash town centre
means that, on balance, no highway objections are raised.

Other Issues

The Council’s Flood Risk Management (FRM) Section have not raised objection
to the application, subject to the imposition of conditions relating to the
confirmation of drainage details.

NRW have been consulted in respect of the application, but at the time of
preparing this report no response has been received. Members will be orally
updated at the meeting in this respect of NRW’s observations.

The report does refer to the fact that the land on which it is proposed to site the
proposed units and provide the 3no. car parking spaces is Council owned. For
clarity, this is not an issue for the consideration of the planning application but a
matter which is being dealt with by the Council’'s Estates Section.

Community Infrastructure Levy (CIL) Liability

The Community Infrastructure Levy was introduced in Rhondda Cynon Taf
from 31 December 2014.

The application is for development of a kind that is liable for a charge under the
CIL Regulations 2010 (as amended) however, the CIL rate for this type of
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development as set out in the Charging Schedule is £nil and therefore no CIL is
payable.

Conclusions

It is acknowledged that the proposed development is not without its deficiencies,
with regard to its size, form and functional appearance and limited provision for
off-street parking. However, the Practice is currently severely hampered by its
lack of space on this site. The provision of the proposed floorspace would result
in an enhanced health facility for the residents of Mountain Ash and the
surrounding area, who are patients at this surgery. It is recognised that the
commitment to the health and well-being of the resident’s of County Borough is
an over-arching aim for the Council at all levels and across all areas of service
provision. Therefore, on balance, and having regard to the fact that the
application seeks a temporary permission the application is recommended for
approval (for a maximum of 3 years).

RECOMMENDATION: Grant

1. The permission hereby granted is for a temporary period (maximum of 3
years) only and the 12no. portacabin type modular units (and associated
fire escape staircase) hereby approved shall be wholly removed from the
site no later than 3 years from the date of this permission. The site shall be
restored, within a timescale and to a condition both to be agreed, in writing
by the Local Planning Authority prior to the removal of the 12no. portacabin
type modular units from the site.

Reason: It is not considered that the proposed development would be
acceptable were it to be permanent having regard to policies AW5 and AW6
of the Rhondda Cynon Taf Local Development Plan.

2. The development hereby approved shall be carried out in accordance with
the following approved plans/drawing nos. :
(xviii) OS Base Red Line Application Site Plan (dated received

22/06/15)
(xix) Existing building and portacabin plan/elevation
(xx) Proposed ground and first floor plan (dated received 15/07/15)
(xxi) Proposed elevations (dated received 15/07/15)
(xxii) Car parking for 3 cars

Reason: In order to define the extent of the permission hereby granted and
in order to ensure that the development is carried out in accordance with
the approved plans.

3. Prior to the additional temporary accommodation hereby approved being
brought into beneficial use the 3no. on-site car parking spaces, as shown

10
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on plan (Car parking for 3 cars) shall have been provided and the parking
spaces be available for use. The parking spaces shall be retained for the
parking of vehicles thereafter unless agreed in writing by the Local Planning
Authority.

Reason: To ensure that vehicles can park off the highway, in the interests
of road safety and in accordance with policy AW5 of the Rhondda Cynon
Taf Local Development Plan.

4. Surface water run-off from the proposed development shall not discharge
onto the public highway or be connected to any highway drainage system
unless otherwise agreed in writing by the Local Planning Authority.

Reason: To prevent overloading the existing highway drainage system and
potential flooding and in the interests of highway safety.

5. Prior to the commencement of development details of traffic management
to be provided at the site during the delivery and assembly of the portacabin
modular units and the creation of the parking spaces shall be submitted to
and agreed in writing by the Local Planning Authority.

Reason: In the interests of highway and pedestrian safety having regard to
policy AWS5 of the Rhondda Cynon Taf Local Development Plan.

6. Prior to the temporary accommodation hereby approved being brought onto
the site full details confirming drainage details confirming the provision for
surface water run-off will be submitted to approved by the Local Planning
Authority. The drainage arrangements shall be installed and maintained in
accordance with the approved details.

Reason: To ensure that drainage from the proposed development does not
have any adverse impacts on the development site or adjoining property
having regard to policy AW10 of the Rhondda Cynon Taf Local
Development Plan.

1"
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