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AND ECONOMY)

SUBJECT: REDEVELOPMENT OF THE FORMER COTTAGE
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CARE _HOME COMPRISING OF 56 NO.
BEDROOMS, COMPLETE WITH NEW ROAD
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TOWN/COMMUNITY

COUNCIL: FLINT TOWN COUNCIL
REASON FOR

COMMITTEE: SCALE OF DEVELOPMENT
SITE VISIT: NO

1.00 SUMMARY
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This is a full planning application for the redevelopment of the former
Cottage Hospital site in Flint to provide a new care home comprising
of 56 no. bedrooms, complete with new road access and parking,
green space and landscaping.

The new facility will be run in conjunction with the Betsi Cadwalader
University Health Board (BCUBH) and will house long term residents
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as well as those people who no longer need to be in hospital but
require short term support before being discharged to their own home
(Discharge to Assess Patients).

The building will have spaces to assess therapeutic support as well
as being available to long term residents.

The application proposes a building of contemporary design
comprising a predominantly 4-storey linear block with a 3-storey wing
projecting ninety degrees from the rear elevation towards Cornist
Road.

The intervening space between the rear of the building and Cornist
Road will be used as secure garden/seating area for residents, with
more open garden areas provided to the north, retained woodland
area and enhanced planting of native species to encourage wildlife.

A new site access is to be formed off Cornist Road to access the
proposed car park and the front elevation and main entrance of the
care home and adult day care centre. The large car park will provide
off street car parking for vehicles visiting the site as well as staff car
parking. The existing access into the site is to be retained and will
provide access for service vehicles. A condition will be imposed to
promote active travel to and from the site.

In addition to the proposed use and design, other material planning
considerations including ecological matters, amenity and flood risk
have been assessed and are considered acceptable.

The application is therefore recommended for approval as set out in
Paragraph 2.0 of this report.

RECOMMENDATION: TO GRANT PLANNING PERMISSION,

SUBJECT TO THE FOLLOWING:-

Time limit on commencement

Compliance with the approved plans

Submission and approval of materials

Submission and approval of external lighting scheme
Submission and approval of working method associated with
the Reasonable Avoidance Measures for wildlife

Submission and approval of Biodiversity enhancement
scheme

Submission and approval of Levels

Submission and approval of Landscape/planting strategy
Mitigation proposals contained within noise and air quality
reports shall be adhered to.
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10.No surface water shall be allowed to drain directly or indirectly
to the public sewerage system

11.Submission and approval of remediation strategy If
contamination not previously identified is found

12.Submission and approval of the formation of the proposed
access, alterations to the existing access and provision of the
pedestrian crossing point across Cornist Road.

13.Prior to first use adequate facilities shall be provided and
retained within the site for the loading, unloading, parking and
turning of vehicles.

14. Submission and approval of positive means to prevent the run-
off of surface water onto the highway

15. A full Travel Plan shall be submitted to and approved in writing
by the Local Planning Authority within 12 months of first
occupation.

16. Submission and approval of Construction Traffic Management
Plan

17.Submission and approval of Schedule of road markings to be
installed and covered by an appropriate Traffic Regulation
Order

18.Submission and approval of measures to encourage active
travel to and from the site

CONSULTATIONS

Local Member Councillor P Cunningham: No response at the
time of writing

Local Member Councillor Mrs V Perfect: No response at the time
of writing

Local Member Councillor Ms M Perfect: No response at the time
of writing

Flint Town Council: No written response received

Community and Business Protection: No objections - The Air
Quality and Noise reports attached to the application have been
assessed and the conclusions are agreed. The mitigation proposals
contained within the reports are comprehensive and will assist in
minimising any emissions particularly during the construction phases
of the development.

Welsh Water/Dwr Cymru: No objections subject to a condition to
ensure no surface water from any increase in the roof area of the
building /or impermeable surfaces within its curtilage shall be allowed
to drain directly or indirectly to the public sewerage system. (NB. The
proposals will require a separate application to the SuDs Approving
Body (SAB) for the approval of the means to manage the disposal of
surface water from the site).
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Natural Resources Wales: No objections have been raised subject
to a condition to ensure that if, during development, contamination not
previously identified is found then no further development (unless
otherwise agreed in writing with the Local Planning Authority) shall be
carried out until a remediation strategy detailing how this unsuspected
contamination shall be dealt with has been submitted to and approved
in writing by the Local Planning Authority.

Airbus: No aerodrome safeguarding objection to the proposal

Ecology: The recommendations set out in the Ecology Preliminary
Ecological Appraisal V2 2023 accompanying the application are
deemed acceptable subject to conditions for details of bird and bat
boxes, a landscape and management plan as well as a lighting plan.

Highways Development Control: No objection subject to the
provision of parking restrictions along Cornist Road to protect and
ensure large vehicles may access the site as well as conditions to
ensure safe and satisfactory means of access and layout, appropriate
visibility splays, surface water drainage, travel plan, construction
traffic management plan.

Forestry Officer: Concerns have been expressed about the loss of
mature trees on the site but also acknowledged that they do not
benefit from any form of protection.

PUBLICITY

48 Neighbour Notification letters were sent to adjoining and nearby
properties. The application was also publicised by display of Site
Notice and a Press Notice was placed in a local newspaper. At the
time of writing no responses have been received following publicity of
the application.

SITE HISTORY

There is no relevant planning history associated with the
development.

PLANNING POLICIES

Local Development Plan (LDP)

STR4 Principles of sustainable development, design and place
making

STRS Transport and Accessibility

STR6 Services, Facilities and Infrastructure

STR7 Economic Development, enterprise and Employment
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PC1 The Relationship of development to settlement boundaries
PC2 General Requirements for Development

PC3 Design

PC4 Sustainability and Resilience of New Development

PC5 Transport and Accessibility

PC6 Active Travel

PC12 Community Facilities

PEG Protection of Employment Land

EN2 Green Infrastructure

EN7 Development Affecting Trees, Woodlands and Hedgerows
EN18 Pollution and Nuisance

Supplementary Planning Guidance (SPG)

SPG No11- Parking standards
SPG No12- Access for all
SPG No19- Sustainable drainage systems

National Planning Policy (NPP)

TAN 12- Design
TAN 18- Transport
Planning Policy Wales Edition 11

PLANNING APPRAISAL

Site Description

The site is classed as a brown field site having has a previous use as
the former Cottage Hospital. It comprises a large open area of bare
ground, gravel and hardstanding that is beginning to be colonised by
early successional plants.

The hospital building has now been demolished, leaving a flat open
expanse. The site lies on the edge of an industrial area (to the north
and east) with residential streets and gardens to the south and west.

Immediately to the north is a large industrial building with open
grassland and trees to the northeast. The northwest side the site is
connected, via the council owned parkland, to a large area of
woodland running up the western side of the industrial area.

Proposed Development

The application is a Flintshire County Council scheme that seeks
planning permission for the redevelopment of the site to provide a new
care home consisting of 56 residential units with ancillary support
services, communal facilities as well as associated landscaping,
amenity and parking. It is intended that the development will provide
a modern replacement building for the Croes Atti care home on Prince
of Wales Avenue in Flint.

The application proposes a modern, part 4 storey, part 3 storey
building with communal kitchenettes and lounge areas on each floor,



7.06

7.07

7.08

7.09

7.10

7.11

7.12

assisted bathrooms, a commercial kitchen, therapeutic support
rooms, laundry, a day care centre with its own dedicated entrance and
wc provision, as wells as ancillary spaces including staff rooms,
meeting rooms, stores etc.

The proposal includes an extensive scheme of landscaping as well as
replacement planting for the trees to be removed on site to
accommodate the development. There will be a dedicated parking
area at the rear of the site with 42 parking spaces that will access the
main entrance, and dedicated cycle and motorcycle storage, served
by a new site access off Cornist Road.

The existing stone wall that fronts onto Cornist Road will be retained
and repaired. A significant landscaped buffer is proposed between the
building and car park and Cornist Road running almost the full length
of the site boundary, to soften the mass of the building and separate
the proposed use from road users.

The main issues are considered to be:

The principle of development
Character, Scale and appearance
Landscaping and trees

Impact on living conditions
Highway safety

Drainage and flood risk

Ecology

Principle of Development

The application site is located within the settlement boundary of Flint
which is a Tier 1 Main Service Centre as set out within the Local
Development Plan.

Policy PC12 of the Local Development Plan relates to the provision of
community facilities and confirms that the development of new
education, health and community facilities will be permitted on
suitable sites within settlement boundaries.

The northern part of the proposed site extends into the landscape
setting around an existing industrial unit within the designated
principal employment area, Ashmount Industrial Estate (Policy
PE2.13). Although the landscape setting is an integral part of the
estate, the development of the cottage hospital within this part of the
designation would not result in the loss of employment land or
buildings and as such it doesn’t conflict with policy PEG.

The proposal also partly sits within the Old London Road greenspace
designation (Policy EN2.63) within the LDP. Policy EN2 states that
where the loss or damage of existing green infrastructure is
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unavoidable, appropriate mitigation and compensation will be
required.

There are a number of established trees on site that will be removed
to accommodate the new building and the associated external works.
Whilst every effort has been made to retain as many trees as possible,
there are a number of constraints on site that have driven the siting of
the proposed care home including the presence of a major surface
water drain that runs centrally through the site requiring a 5m
easement either side (10m total). Welsh Water confirmed that it would
be unfeasible to divert the large drain and as such the siting of the
building was limited to outside the 10m buffer surrounding the drain.
This has resulted in a number of mature trees needing to be removed.
Whilst none of the trees are protected by TPO’s they are part of an
established landscape feature in the locality.

Following the concerns raised by the Forestry Officer, a compensation
planting scheme to mitigate the loss of trees is proposed on the open
space to the west of the development site, which also lies within the
Council’'s ownership. This will provide a biodiversity net benefit in line
with the requirements of LDP policy EN7.c.

Given the requirement to redevelop the site to provide a replacement
for the existing Croes Atti care home, and taking account of the above
considerations, the proposed development is considered acceptable
in principle.

Character, Scale and Appearance

LDP policy PC2 encourages all development to seek to harmonise
with or enhance the character, local distinctiveness and appearance
of the site, existing building(s) and surrounding landscape/
townscape. In addition, Policy PC3 - Design states that all new
development should, where appropriate be of a high quality,
distinctive and inclusive design which respects and enhances the site
and its surroundings in terms of its siting, layout, scale, height, design,
density, use of materials and landscaping, and creates a sense of
place.

Relating these policy tests to the proposal, the building has been
designed to accommodate the required number of rooms and
associated facilities, as prescribed by the Council in association with
BCUHB to cater for current and future needs for services, whilst also
considering the context of the site and the associated constraints.

The building has also been stepped from four to three storey in the
southern wing to lessen the impact upon the residential properties
located along Cornist Road. The closest properties are approximately
22m from the proposed building. Given the layout of the proposal and
topography of the land, the overall impact is considered to be within
acceptable limits. The proposed landscaping scheme along the site
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boundary will also help to lessen the impact and will be secured by
condition.

The main four storey block running west to east is 62m long and
approximately 15m wide, with a single storey entrance block
extending approximately 5m towards the eastern boundary. The
southern wing is also 15m wide and extends 17m at its furthest point
towards Cornist Road.

The building has a flat roof which will lessen the overall massing
impact and measures approximately 16m tall at its highest point. The
building then steps down to the three storey wing measuring
approximately 12m in height from finished floor level. The single
storey entrance wing measures just under 5m in height. The proposed
gross internal area of the care home is 3924m2.

The topography of the land surrounding the site falls from the South
West to the North East, resulting in the dwellings on Cornist Road
being at an elevated position to the finished floor level of the proposed
care home. Given the proposal is between 3 and four storey in height
this will reduce the impact of the proposal and help to preserve
residential amenity.

In terms of appearance the building will be finished in facing brick
sympathetic to the local area with brick feature panels around the
main entrance to add texture and interest. The upper storey of the 4
storey main block will be clad in metal cladding with a standing seam
and laid vertically to help reduce the massing of the building.

A suitably worded condition will be imposed to secure the details of
the materials.

The proposed design and massing of the development is therefore
mindful of the visual impact on both the landscape and residential
properties neighbouring the site and is considered to make a positive
contribution to place making and local distinctiveness. It is therefore
considered that in terms of character and design the proposal is
compliant with policies PC2 and PC3 of the Flintshire Local
Development Plan.

Landscaping and Trees

LDP Policy EN7 states that where the removal of trees is considered
necessary, suitable replacements shall be provided elsewhere within
the site.

As stated earlier, significant site constraints have restricted the
developable areas of the site which has meant that to achieve the
required footprint for the development, a number of established trees
will need to be removed from the site. Concerns have been raised by
the Forestry Officer over the loss of the existing mature trees though
it is also acknowledged that these trees do not have any form of
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protection such as a TPO. Whilst it is regrettable that a number of
mature trees are to be removed to accommodate the development,
the benefits in this instance outweigh the harm. The brown field site
currently lies vacant and detracts from the character of the area. In
addition the proposal will provide a much needed replacement care
home for that lost at Croes Atti, providing modern state of the art
facilities to facilitate current and future need.

In compliance with LDP policy EN7, the parcel of land to the west of
the site, within the ownership of the Council, will undergo a
programme of new planting to replace those lost as a result of the
development.

The development also comprises a planting scheme which includes a
series of new ‘avenue’ trees planted along the boundary to Cornist
Road to help assimilate the proposal into the landscape. In addition,
the holly hedge at the top of the boundary wall will be retained and
new planting will be included to fill any gaps. This will provide a buffer
to Cornist Road and screen part of the new fagade from the dwellings
on the opposite side of the road.

Native wildflower mixes will be introduced to the north of the parking
area and the natural woodland to the north of the church will be
retained. Hard landscaping will include a new footpath to the main
entrance as well as around the perimeter of the site linking the building
with the soft landscaping as well as a new memorial garden in
memory of the cottage hospital in the central island north of the main
entrance.

Overall, it is considered the proposal complies with the principles set
out in LDP Policies EN4 and EN7 and will in the overall balance, result
in a net biodiversity benefit in line with the requirements of criterion ¢
of LDP policy EN7.

Impact upon Living Conditions

LDP Policy PC2 states that all development should, where
appropriate, not have a significant adverse impact on the safety and
living conditions of nearby residents, other users of nearby
land/property, or the community in general, through increased activity,
disturbance, noise, dust, vibration, hazard, or the adverse effects of
pollution.

In addition, SPGN No2. Space-Around-Dwellings whilst requiring
update to fully align with the LDP, still provides material guidance in
support of the above policy. It highlights the need to allow a
satisfactory degree of privacy and daylight and that adequate
separation distances between buildings are required.

The closest residential properties are located along Cornist Road.
These dwellings are elevated from the ground level of the site due to
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the topography of the land. Ty Llidiart located to the south of the site
is between 20 and 22m (approximately) from the proposed building
and has its side elevation adjacent to the application site, with the
main frontage facing onto Cornist Drive. Whilst there are two
obscurely glazed windows at first floor and a bay window serving a
living room at ground plus rear conservatory, the proposed building
has been sited and designed to ensure adequate separation
distances are provided between the proposed care home and this
property. An enhanced landscaping scheme will also help to reduce
the impact.

The single storey bungalow to the east of the site (Roasedale) is
approximately 22m from the proposed building at its closest point. The
building has been designed to ensure there is no direct overlooking
and is a sufficient distance to preserve amenity. As such there are no
concerns with over-looking, dominance or loss of amenity.

The closest dwelling within Cilfan to the south of the entrance to the
site is located approx. 21m from the main entrance to the care home
and again will be partially screened by the landscaping scheme. The
building has been designed so that there are no windows that
introduce overlooking.

High Banks and Holcomb to the southeast are set back from the road
and again are elevated from the site ground level. These properties
are located in excess of the required separation distances and as
such adequate amenity is preserved.

It is considered all minimum separation distances as set out in the
policy guidance are met, and the proposed development complies
with LPD policy PC2.

Highway Safety

LDP Policy PC5 states new development must be supported by
appropriate transport infrastructure as well as, when applicable,
reduce reliance on car, mitigate any significant effects on the transport
network, do not compromise the safe, effective efficient use of the
highway network as well as providing adequate parking.

It is considered that the highways serving the site are in adequate
condition, with a minimum width of 2m for footways and carriageways
at approximately 6.3m in width. The proposal includes two access
points into the site for motorised vehicles including one that was
previously used as the main entrance into the site, which will be used
as the refuse and deliveries entrance. The second entrance will be
newly constructed and will be the main staff, resident and visitor
entrance into the site.

Pedestrians and cyclists will have a singular point of entry into the
site, alongside the main staff, resident and visitor entrance.
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The new site will have 31 standard car parking spaces, 4 electric
vehicle charging spaces, five Blue Badge spaces, two spaces for
minibuses/ambulances and two motorcycle parking spaces.

This number is considered to be adequate for the general site use,
even at peak times during shift changeover when the number of care
staff will double.

This provision will ensure no overspill parking occurs on the existing
highway network.

There are a number of bus stops within walking distance of the
proposed site, in addition to Flint Railway Station being circa 0.9km
from the site, making the proposed site for the new Residential Home
building reasonably well connecting to the existing public transport
infrastructure.

Although no formal cycling infrastructure exists on the highways close
to the site, the roads surrounding the proposed are primarily
residential in nature, with low traffic volumes, thereby being more
conductive to cycling.

The trips generated by the development will have a negligible impact
upon the highway network and do not compromise the safe, effective
and efficient use of the highway network and do not have an adverse
impact on highway safety or create unacceptable levels of traffic
generation. It is therefore considered that the proposal complies with
LDP Policy PC5.

Drainage and Flood Risk

A flood consequence assessment has been carried out in accordance
with TAN 15. The site is not at risk of flooding from a major source
(fluvial/tidal) as the site is located within Flood Zone A.

Welsh Water have confirmed the proposed drainage plan indicates
that foul water flows will connect to an existing on site sewer, and
surface water flows to an onsite surface water sewer at a rate of 4.5
I/s. In principle there are no objection to this proposal subject to a
condition that states that no surface water to enter the public sewer.

A proposed sustainable urban drainage scheme has been developed
to accompany the application (SuDS). This will include attenuation
crates under the car park and a catchpit and vortex flow control device
to limit flow before it enters the existing system.

It is worth noting that Schedule 3 to the Flood and Water Management
Act 2010 (the 2010 Act) provides a framework for the approval and
adoption of surface water systems serving new developments. Give
the proposal size, an application demonstrating compliance with the
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Statutory SuDS Standards for the design, construction, operation and
maintenance and operation of surface water systems serving new
developments, must be submitted to the SAB.

The proposal is deemed acceptable having regards to policy EN14 —
Flood Risk of the LDP.

Ecological Implications
LDP Policy STR13 (iv) requires development to promote opportunities
to enhance biodiversity and ensure resilience.

LDP Policy PC3 requires new development, where appropriate to
retain existing landscape and nature conservation features and
incorporate opportunities to enhance biodiversity and ecological
connectivity.

Protected Species

Dee Estuary Ramsar site / Special Area of Conservation (SAC) /
Special Protection Area (SPA)

From the information provided, it is considered that the proposal is not
likely to have a significant effect on the Dee Estuary Ramsar site /
SAC / SPA.

Dee Estuary Site of Special Scientific Interest (SSSI)

Based on the information submitted, it is considered that the proposed
development is not likely to damage the features for which the Dee
Estuary SSSI is of special interest.

The application is supported by an Ecological Appraisal which
identifies that there is a protected species located on site.

In order to facilitate the development, the habitat will need to be
relocated to an alternate position on the site. The siting and location
of the proposed habitat has been assessed by the County Ecologist
and NRW and is deemed acceptable in this instance.

Bats

The trees that are to be felled to accommodate the proposal have low
potential for roosting bats and therefore the reasonable avoidance
measures as detailed in the report will be conditioned should
pruning/felling be required.

Both NRW and the County Ecologist confirm that providing the
measures detailed in the report are adhered to, it is considered that
the development is not likely to be detrimental to the maintenance of
the population of the species.
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Amphibians
The whole area provides foraging habitat, but there was no breeding

habitat and so amphibians are unlikely to be resident on site.

Birds

All trees and scrub within the site must be considered potential nesting
habitat, and so any felling or clearance must be carried out outside
the nesting season (April-September), or the area must be checked
by an ecologist prior to any works. If active nests are found the works
will be delayed until the checks have fledged.

Habitats and Flora

Lowland mixed deciduous woodland is a Habitat of 'principal
importance' in Wales under the Environment (Wales) act 2016, as well
as a UKBAP priority habitat. The woodland within the site does fall
under this definition, though it is of relatively low value. Therefore, the
works will result in the loss of an area of priority habitat, requiring
mitigation. As set out above, a replacement planting scheme will be
carried out on the land to the west of the site within the council’s
ownership. Details of which will be submitted to and agreed in writing
with the LPA.

Reasonable avoidance measures

Reasonable avoidance measures have been recommended for
reptiles and amphibians, mammals, bats and nesting birds. These
include lighting recommendations; pre-works checks and general
measures if animals are found within the works area.

Subject to conditions to secure the enhanced landscaping scheme,
habitat relocation and reasonable avoidance measures as outlined
above the proposal is considered acceptable having regards to LDP
Policy STR13 and PC3.

Other Matters

LDP Policy PC4 states development should, amongst other criteria,
make efficient use of resources through sustainable construction
techniques and materials, including layout, siting and orientation to
maximise solar gain, water conservation and waste reduction; and e.
it incorporates renewable energy technologies and carbon sinks
where appropriate.

A BREEAM (Building Research Establishment Environmental
Assessment Method) Pre-Assessment report has been
commissioned which concludes a predicted score and rating of
Excellent (second highest rating possible). This will result in a
highlight sustainable building as a consequence of sustainable
management practices, health and wellbeing for occupants, energy
efficient building solutions, sustainable water use in the operation of
the building and its site, access to sustainable means of transport for
building users, highly sustainable construction materials as well as
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sustainable management (and reuse where feasible) of construction,
operational waste and waste through future maintenance and repairs
associated with the building structure, sustainable land use and the
prevention and control of pollution and surface water run-off
associated with the building's location and use.

The proposal is therefore considered to be compliant with LDC Policy
PC4.

CONCLUSION

This application seeks planning permission for the redevelopment of
the former Cottage Hospital site in Flint to provide a new care home
comprising of 56 no. bedrooms, complete with new road access and
parking, green space and landscaping.

Careful use of design both of the building and external areas results
in a high quality scheme which is beneficial for the residents of Flint
and the surrounding area. There will be no negative impact on
neighbouring amenity or highway safety.

There have been no concerns raised by local residents and all other
material planning matters have been considered and are deemed
acceptable. The application is compliant with both local and national
planning policy.

Members are requested to support the recommendation as set out in

Paragraph 2.0 of this report and grant planning permission subject to
the imposition of conditions.

Other Considerations

The Council has had due regard to its duty under Section 17 of the
Crime and Disorder Act 1998 and considered that there would be no
significant or unacceptable increase in crime and disorder as a result
of the recommended decision.

The Council has acted in accordance with the Human Rights Act 1998
including Article 8 of the Convention and in a manner which is
necessary in a democratic society in furtherance of the legitimate
aims of the Act and the Convention.

The Council has had due regard to its public sector equality duty
under the Equality Act 2010.

The Council has had due regard to its duty under Section 3 of the
Wellbeing of Future Generations (Wales) Act 2015 and considered
that there would be no significant or unacceptable impact upon the
achievement of wellbeing objectives as a result of the recommended
decision.
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