
ITEM: 01 

Application Number:   10/01680/FUL 

Applicant:   Sanctuary Housing Group 

Description of 
Application:   

Redevelopment of site with 3 storey housing 
development of 25 units consisting of 21 flats, 3 houses 
and 1 duplex apartment with associated cycle storage, 
refuse storage and amenity space (demolition of 
existing building) 
 

Type of Application:   Full Application 

Site Address:   RIVER VIEW   PLYMOUTH 

Ward:   Sutton & Mount Gould 

Valid Date of 
Application:   

04/11/2010 

8/13 Week Date: 03/02/2011 

Decision Category:   Major Application 

Case Officer :   Robert Heard 

Recommendation: Grant conditionally subject to S106 Obligation 
 

Click for Application 
Documents: 

www.plymouth.gov.uk/planningdocconditions?appno=10/01680/FUL 
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Recommendation 
In respect of the application dated 04/11/2010 and the submitted drawings, 
09186L0100, 09186L0101, 09186L0201, 09186L0401, 09186L0501, 
09186L0901, 09186L4101, 09186A0601, 09186L02.03 and accompanying 
Design and Access Statement , it is recommended to:  Grant conditionally 
subject to S106 Obligation 
 
 
Conditions 
 
DEVELOPMENT TO COMMENCE WITHIN 3 YEARS 
(1)The development hereby permitted shall be begun before the expiration of 
three years beginning from the date of this permission. 
 
Reason: 
To comply with Section 51 of the Planning  & Compulsory Purchase  Act 
2004. 
 
APPROVED PLANS 
(2) The development hereby permitted shall be carried out in accordance with 
the following approved plans: 09186L0100, 09186L0101, 09186L0201, 
09186L0401, 09186L0501, 09186L0901, 09186L4101, 09186A0601, 
09186L02.03. 
 
Reason:   
For the avoidance of doubt and in the interests of good planning, in 
accordance with policy CS34 of the Plymouth Local Development Framework 
Core Strategy (2006-2021) 2007. 
 
DETAILS OF BOUNDARY TREATMENT 
(3) No development shall take place until there has been submitted to and 
approved in writing by the Local Planning Authority a plan indicating the 
positions, design, materials and type of boundary treatment to be erected. 
The boundary treatment shall be completed before first occupation of the first 
dwelling.  Development shall be carried out in accordance with the approved 
details. 
Reason:  
To ensure that the details of the development are in keeping with the 
standards of the vicinity in accordance with Policy CS34 of the Plymouth 
Local Development Framework Core Strategy (2006-2021) 2007. 
 
SITE CHARACTERISATION 
(4) An investigation and risk assessment, in addition to any assessment 
provided with the planning application, must be completed in accordance with 
a scheme to assess the nature and extent of any contamination on the site, 
whether or not it originates on the site. The contents of the scheme are 
subject to the approval in writing of the Local Planning Authority. The 
investigation and risk assessment must be undertaken by competent persons 
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and a written report of the findings must be produced. The written report is 
subject to the approval in writing of the Local Planning Authority. The report of 
the findings must include:  
 
(i) a survey of the extent, scale and nature of contamination;  
 
(ii) an assessment of the potential risks to:  
 
• human health,  
 
• property (existing or proposed) including buildings, crops, livestock, pets, 
woodland and service lines and pipes,  
 
• adjoining land,  
 
• groundwaters and surface waters,  
 
• ecological systems,  
 
• archeological sites and ancient monuments;  
 
 
(iii) an appraisal of remedial options, and proposal of the preferred option(s).  
 
This must be conducted in accordance with DEFRA and the Environment 
Agency’s ‘Model Procedures for the Management of Land Contamination, 
CLR 11’. 
 
Reason: 
To ensure that risks from land contamination to the future users of the land 
and neighbouring land are minimised, together with those to controlled 
waters, property and ecological systems, and to ensure that the development 
can be carried out safely without unacceptable risks to workers, neighbours 
and other offsite receptors. 
 
SUBMISSION OF REMEDIATION SCHEME 
(5) A detailed remediation scheme to bring the site to a condition suitable for 
the intended use by removing unacceptable risks to human health, buildings 
and other property and the natural and historical environment must be 
prepared, and is subject to the approval in writing of the Local Planning 
Authority. The scheme must include all works to be undertaken, proposed 
remediation objectives and remediation criteria, timetable of works and site 
management procedures. 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 of the land after remediation. 
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Reason: 
To ensure that risks from land contamination to the future users of the land 
and neighbouring land are minimised, together with those to controlled 
waters, property and ecological systems, and to ensure that the development 
can be carried out safely without unacceptable risks to workers, neighbours 
and other offsite receptors. 
 
IMPLEMENTATION OF APPROVED REMEDIATION SCHEME 
(6) The approved remediation scheme must be carried out in accordance with 
its terms prior to the commencement of development other than that required 
to carry out remediation, unless otherwise agreed in writing by the Local 
Planning Authority. The Local Planning Authority must be given two weeks 
written notification of commencement of the remediation scheme works.  
 
Following completion of measures identified in the approved remediation 
scheme, a verification report (referred to in PPS23 as a validation report) that 
demonstrates the effectiveness of the remediation carried out must be 
produced, and is subject to the approval in writing of the Local Planning 
Authority. 
 
Reason: 
To ensure that risks from land contamination to the future users of the land 
and neighbouring land are minimised, together with those to controlled 
waters, property and ecological systems, and to ensure that the development 
can be carried out safely without unacceptable risks to workers, neighbours 
and other offsite receptors. 
 
REPORTING OF UNEXPECTED CONTAMINATION 
(7) 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 in 
writing immediately to the Local Planning Authority. An investigation and risk 
assessment must be undertaken in accordance with the requirements of 
condition 3, and where remediation is necessary a remediation scheme must 
be prepared in accordance with the requirements of condition 4, which is 
subject to the approval in writing of the Local Planning Authority.  
Following completion of measures identified in the approved remediation 
scheme a verification report must be prepared, which is subject to the 
approval in writing of the Local Planning Authority in accordance with 
condition 5. 
 
Reason: 
To ensure that risks from land contamination to the future users of the land 
and neighbouring land are minimised, together with those to controlled 
waters, property and ecological systems, and to ensure that the development 
can be carried out safely without unacceptable risks to workers, neighbours 
and other offsite receptors. 
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CODE OF PRACTICE 
(8) During development of the scheme approved by this planning permission, 
the developer shall comply with the relevant sections of the Public Protection 
Service, Code of Practice for Construction and Demolition Sites, with 
particular regards to the hours of working, crushing and piling operations, 
control of mud on roads and the control of dust.  
 
Reason: The proposed site is in immediate vicinity to existing residential 
properties, whose occupants will likely be disturbed by noise and/or dust 
during demolition or construction work and to avoid conflict with Policy CS22 
of the Plymouth Local Development Framework Core Strategy (2006-2021) 
2007. 
 
NOISE 
(9) AII dwellings shall be constructed in accordance with BS8233:1999 so as 
to provide sound insulation against externally generated noise. The good 
room criteria shall be applied, meaning there must be no more than 30 dB 
LAeq for living rooms (0700 to 2300 daytime) and 30 dB LAeq for bedrooms 
(2300 to 0700 night-time), with windows shut and other means of ventilation 
provided. Levels of 45 dB LAf.max shall not be exceeded in bedrooms (2300 
to 0700 night-time). 
 
Reason:  
To ensure that the proposed dwellings hereby permitted achieve a 
satisfactory living standard and do not experience unacceptable levels of 
noise disturbance to comply with policies CS22 and CS34 of the adopted City 
of Plymouth Core Strategy Development Plan Document 2007 
 
EXTERNAL MATERIALS 
(10) No development shall take place until samples of the materials to be 
used in the construction of the external surfaces of the development hereby 
permitted have been submitted to and approved in writing by the Local 
Planning Authority. Development shall be carried out in accordance with the 
approved details.  
 
Reason:  
To ensure that the materials used are in keeping with the character of the 
area in accordance with Policy CS34 of the Plymouth Local Development 
Framework Core Strategy (2006-2021) 2007. 
 
PROVISION OF DRAINAGE WORKS 
(11) Development shall not begin until details of drainage works and surface 
water disposal have been submitted to and approved in writing by the Local 
Planning Authority.  Works shall be carried out in accordance with the 
approved details. 
 
Reason:  
To ensure that satisfactory infrastructure works are provided in accordance 
with Policy CS34 of the Plymouth Local Development Framework Core 
Strategy (2006-2021) 2007. 
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SUSTAINABLE RESOURCE USE 
(12) Unless otherwise agreed previously in writing with the Local Planning 
Authority, prior to any development taking place, the applicant shall provide to 
the Local Planning Authority a report for approval identifying how for the 
period up to 2016, a minimum of 15% of the carbon emissions for which the 
development is responsible will be off-set by low carbon production methods. 
The carbon savings which result from this will be above and beyond what is 
required to comply with Part L Building Regulations. These details shall be 
based upon drawing 09186L02.03 and the applicants Renewable Energy 
Supplementary Statement. 
 
Unless otherwise agreed in writing, the approved on-site renewable energy 
production methods shall be provided in accordance with these details prior to 
the first occupation of the development and thereafter retained and used for 
energy supply for so long as the development remains in existence. 
 
Reason:  
To ensure that the development incorporates onsite renewable energy 
production equipment to off-set at least 15% of predicted carbon emissions for 
the period up to 2016 in accordance with Policy CS20 of the Plymouth Local 
Development Framework Core Strategy (2006-2021) 2007 and relevant 
Central Government guidance contained within PPS22. 
 
LIFETIME HOMES 
(13) Notwithstanding the submitted drawings, details showing how 20% of the 
residential units hereby approved shall be constructed to Lifetime Homes 
standard shall be submitted to and approved in writing by the Local Planning 
Authority,  
prior to development on site commencing.  The agreed units shall be 
permanently maintained to Lifetime Homes standard.  
 
Reason: 
In order to meet the needs of disabled people so that they may live as part of 
the community in accordance with adopted City of Plymouth Core Strategy 
Objective 10, Policy CS15 and relevant Central Government advice. 
 
CODE OF PRACTICE 
(1) A copy of the Public Protection Service, Code of Practice for Construction 
and Demolition Sites is available from 
http://www.plymouth.gov.uk/homepage/environmentandplanning/pollution/nois
e/construction.htm or on request from the Environmental Protection and 
Monitoring Team. 
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Statement of Reasons for Approval and Relevant Policies 
Having regard to the main planning considerations, which in this case are 
considered to be: the impact of the development on visual amenity, residential 
amenity and the surrounding highway netwrok, the proposal is not considered 
to be demonstrably harmful. In the absence of any other overriding 
considerations, and with the imposition of the specified conditions, the 
proposed development is acceptable and complies with (1) policies of the 
Plymouth Local Development Framework Core Strategy (2006-2021) 2007 
and supporting Development Plan Documents and Supplementary Planning 
Documents (the status of these documents is set out within the City of 
Plymouth Local Development Scheme) and the Regional Spatial Strategy 
(until this is statutorily removed from the legislation) and (b) relevant 
Government Policy Statements and Government Circulars, as follows: 
 
PPS3 - Housing 
CS28 - Local Transport Consideration 
CS32 - Designing out Crime 
CS33 - Community Benefits/Planning Obligation 
CS34 - Planning Application Consideration 
CS20 - Resource Use 
CS21 - Flood Risk 
CS01 - Sustainable Linked Communities 
CS02 - Design 
CS15 - Housing Provision 
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