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A replacement dwelling is proposed at Church Cottage to prevent the future risk of 
flooding of the dwelling. The scheme will involve the demolition of the existing 
dwelling (Conservation Area Consent)  
 
Church Cottage, Bayfield Road, Mounton  
 
RECOMMENDATION: APPROVE  
 
This application is presented to Planning Committee at the request of the Ward 
Member, Cllr Brown 
 
Case Officer: Amy Longford  
Date Registered: 02/04/2022 
 
1.0 APPLICATION DETAILS 
 
Church Cottage is located to the west of Mounton House in the hamlet of Mounton close to 
St Andoenus Church. The building is not listed but is within the Mounton Conservation Area. 
The application seeks Conservation Area Consent for the demolition of the building. There is 
a concurrent planning application for a replacement dwelling on the site. 
 
Mounton Conservation Area forms two main parts, Grade II* Mounton House and Gardens 
and the hamlet of Mounton set below Tipping’s house in the dell. Church Cottage is situated 
in the hamlet close to the parish church and is not read in conjunction with Mounton House.  
 
2.0 RELEVANT PLANNING HISTORY 
 
DM 2020 01208 – HH – Demolition of existing porch and erection of single storey extension 
to existing dwelling house – Withdrawn  
 
DM 2022 00518 – PP – Concurrent Planning Application for replacement dwelling – Pending 
Consideration  
 
 
3.0 NATIONAL POLICY 
 
 Planning Policy Wales (PPW) Edition10 
 
The primary objective of PPW is to ensure that the planning system contributes towards the 
delivery of sustainable development and improves the social, economic, environmental and 
cultural well‑being of Wales, as required by the Planning (Wales) Act 2015, the Well-being of 
Future Generations (Wales) Act 2015 and other key legislation. A well-functioning planning 
system is fundamental for sustainable development and achieving sustainable places. 
 
Chapter 6 refers specifically to Distinctive and Natural Places with a strong emphasis on the 
management of the environmental and cultural components of place making.  Distinctive and 
special historic environments are central to Wales’s culture and character, whilst contributing 
to our sense of place and identity. The Historic Environment can only be maintained as a 
resource for future generations is the individual historic assets are protected and preserved.  
 
Technical Advice Note 24- The Historic Environment 



The Purpose of the TAN is to provide guidance on how the planning system considers the 
historic environment during development plan preparation and decision making and LBC 
applications. The Historic Environment is considered to include, World Heritage Sites, 
Scheduled Monuments, Archaeological Remains, Listed Buildings, Conservation Areas, 
Historic Parks and Gardens, Historic Landscapes and Historic Assets of Special local Interest.  
 
In determining listed building consent and conservation area consent applications particular 
attention will be given to the Conservation Principles as set out in section1 and in particular 
sections 5 and 6 of the TAN.  
 
Part 6 refers to management of Conservation Areas and defines the need for Conservation 
Area Consent. It states that there should be a general presumption in favour of retaining 
buildings, which make a positive contribution to the character or appearance of a Conservation 
Area. Proposals to demolish such buildings should be assessed against the same broad 
criteria as proposals to demolish listed buildings (5.15). 
 
Paragraph 6.13 continues to state that Consent for demolition should not be given without 
acceptable and detailed plans for the reuse of the site unless redevelopment is itself 
undesirable.  
 
Cadw Managing Change Guidance 
 
Reference is also made to the following documents.  

 Managing Change to Listed Buildings 

 Managing Conservation Areas 

 Managing Historic Character 

 Managing Setting of Historic Assets  

 Managing Registered Historic Parks and Gardens 

 Managing Listed Buildings at Risk 
 
 
4.0 LOCAL DEVELOPMENT PLAN POLICIES 
 
 Conservation Area Appraisal – no CAA in place  
 
  
5.0 REPRESENTATIONS 
 
5.1 Consultations Replies 
 
Mathern Community Council – Recommend Refusal  
 Councillors considered the above application at their meeting on 14th April 2022 and 
although recognising the flooding issues posed at this site and architectural merits of the 
proposed dwelling it was felt that it was the wrong building for this location. The current Cottage 
sits subserviently in its conservation area with Mounton Church at present, but the proposed 
building does not. The proposal does not blend in complement or reflect the local vernacular 
and it’s proportions and lines are at odds with the other dwellings in the hamlet of Mounton. 
The materials proposed similarly are at odds to those elsewhere within the conservation area 
and hamlet. For the above reasons this Council would recommend refusal. 
 
Royal Commission – have not responded to the consultation.  
 
Joint Amenity Societies - have not responded to the consultation.  
  



NRW – raised concerns over the issues of flooding that are addressed in the report for the 
concurrent planning application. However, following additional information submitted these 
concerns have been overcome. No objections.  
 
MCC Ecology – have responded with no objections, but suggested conditions which are 
attached to the end of this report.  
 
5.2 Neighbour Notification 
 
No objection received. 
 
5.2 Local Member Representations 

 
Representations received from Cllr Brown requesting that the this and the related planning 
application be considered by the Planning Committee in relation to issues of design and 
appropriateness of the development in the Conservation Area.  
 
6.0 EVALUATION  

 
6.1 The building is a traditional vernacular cottage set within the hamlet of Mounton. 
Evidence shows that the building dates from the late 18th Century with significant additions in 
early 20th Century by HA Tipping, the architect of Mounton House Park and extensive gardens. 
However, given the topography Mounton House is set at a much higher level and is not read 
in direct connection with the subject building. Glimpsed views up to Mounton House are found 
from the site. The cottage is set adjacent to the lane and in close proximity to the parish church. 
Therefore, there are no listed buildings in the immediate vicinity of the cottage. The building is 
of an appropriate scale and mass in the Conservation Area and follows a traditional 
architectural style. However, the cottage has been modernised with a concrete tile roof, upvc 
windows, cement render and a modern conservatory to the front. The current building is 
considered to make a neutral contribution to the special character of the area, neither 
detracting from or positively enhancing the character or appearance of the Conservation Area.  
 
6.2 The character of this part of the Conservation Area (CA) is defined as a collection of 
buildings scattered between significant and mature trees, all set within their own grounds, 
some defined by stone boundary walls to the lane. The Church provides a landmark feature. 
The cottage is included in this collection of buildings and follows the form of development in 
the CA. The building has been heavily modernised, however it does not detract from this 
special character of the special character of the CA. Therefore, for completeness it is 
considered that the building should be assessed in relation to the criteria set out in TAN 24, 
5.15 
 
6.3 5.15 states that the consideration to demolish a building the following factors need to 
be considered: 
- The condition of the building, the cost of repair and maintenance in relation to its importance 
and the value derived from its continued use. Where a building has been deliberately 
neglected, less weight will be given to these costs. 
- The efforts made to keep the building in use or to secure a new us, including the offer of 
unrestricted freehold of the building for sale at a fair market price that reflects its condition or 
situation.  
- The merits of the alternative proposals for the site, including whether the replacement 
buildings would meet the objective of good design and whether or not there are substantial 
benefits for the community that would outweigh the loss resulting from demolition.  
 
6.4  It is necessary to take these points in turn. Firstly, the condition of the building and the 
costs of repair. The building is situated adjacent to the Mounton Brook and is within a flood 



zone. The building has suffered from extensive flooding causing severe damage. It is no longer 
being used. There is no internal fabric of historical value. Flood damage means that the costs 
of refurbishment are substantial and given the clear risk of another flooding event, this is not 
considered to be economically sensible. Flood prevention will be required which will modernise 
the building further and change the character and appearance of the building. The building 
already has a very modern character and has little evidential historic value in itself. The 
grounds and water gardens that extend down from Tipping’s designed gardens at Mounton 
provide the only remaining historical evidential value to the site. It is therefore considered that 
the circumstances of the site meet this criteria. 
 
6.5  Efforts made to keep the building in use – The building is residential in use and 
character and there are no reasons to suggest an alternative use is necessary. The current 
use remains the most viable in its present location and in line with current planning policy. 
However, the use is hindered by the position of the building in the flood zone. The works of 
restoration of the house, together with the costs of flood prevention measures are significant, 
it is therefore proposed to replace the building and incorporate flooding prevention within the 
new design. As discussed above the building holds little architectural or historical value in the 
CA and therefore when balanced against the costs of repair it is not considered necessary to 
retain the building. The proposed new building maintains an appropriate use in the CA and 
within the current land use policies.  
 
6.6 The merits of the replacement dwelling – The proposed replacement dwelling takes a 
different and more contemporary architectural approach when considered against the existing. 
The proposed dwelling is two storey with a flat roof, uses timber cladding and natural local 
stone as the main palette of materials. The current building is an ‘L’ shape from adjacent to 
the road but is seen as a linear rectangle set back from the road with a flat green roofed garage 
at the front.  
 
This test is also part of the key consideration of development within Conservation Areas as 
set out in Planning (Listed Buildings and Conservation Areas) Act 1990, Sec 72, which states; 
  72. (1) In the exercise, with respect to any building or other land in a 
conservation area, … (2) special attention shall be paid to the desirability of preserving or 
enhancing the character or appearance of that area.  
 
6.7 As identified above the current building is a vernacular style cottage in the CA and 
does not detract from the character or appearance of the CA. However, the test is considered 
as neutrality or betterment. The proper management of CA’s is not to insist on all 
developments within it being the same or a facsimile of the previous building types. Effective 
management of the CA involves enhancement and incorporation of complementing but 
sometimes contrasting architectural styles in order to create interest and local identity. The 
consideration or appropriate architectural styles should be that of context, scale, mass, 
materials and position. The proposed dwelling is of an appropriate scale and mass, following 
the same two storey scale of buildings around it and is set within its own grounds and 
maintains the current development pattern. It would not be overtly large or out of proportion 
with the neighbouring properties. The materials chosen are found in the vicinity and in fact are 
typical of the Arts and Crafts style of Mounton House, the dominant listed building at Mounton, 
which followed the use of natural materials and bespoke craftsmanship. When looking at the 
evidence supplied the drawings of the original cottage, following Tipping’s extension, used 
timber cladding as a wall finish. In addition the position of the building is respectful of the 
existing pattern and maintains the wider open water gardens, protects the significant specimen 
trees on the site and does not impinge on views of the adjacent buildings.  
 
6.8 Overall it is considered that a new architectural style which takes its cues from the 
existing context and locality will positively enhance the character of the CA. A modern 



approach to architecture is welcomed to add variety and interest within the hamlet, maintaining 
and protecting the key important characteristics of the existing setting. 
 
6.9   It is therefore considered that the proposals for the demolition of the existing building 
and the replacement dwelling preserve and enhance the character or appearance of the CA 
and are compliant with Section 72 of the Planning (LB&CA) Act 1990 and Paras 5.15 of TAN 
24.  
 
6.10 Well-Being of Future Generations (Wales) Act 2015  
 
6.10.1 The duty to improve the economic, social, environmental and cultural well-being of 
Wales has been considered, in accordance with the sustainable development principle, under 
section 3 of the Well-Being of Future Generations (Wales) Act 2015 (the WBFG Act). In 
reaching this recommendation, the ways of working set out at section 5 of the WBFG Act have 
been taken into account and it is considered that this recommendation is in accordance with 
the sustainable development principles through its contribution towards one or more of the 
Welsh Ministers’ well-being objectives set out in section 8 of the WBFG Act. 
 
7.0 RECOMMENDATION: APPROVE 
 
Conditions 
 
1. The works shall be carried out strictly in accordance with the approved drawings.  
REASON RLB01-Reason – To ensure compliance with the approved drawings.  
 
2. The works to which this consent relates must be commenced no later than the expiration of 
5 years beginning with the date on which this consent is granted. RLB01-Reason – To comply 
with the requirements of Section 18 of the Planning (Listed Buildings and Conservation Areas) 
Act 1990.  
 
3. Notwithstanding the Town & Country Planning (General Permitted Development) Order 
1995 (or any Order revoking or re-enacting that Order with or without modification) no lighting 
or lighting fixtures shall be installed on the building or in the curtilage until an appropriate 
lighting plan which includes low level PIR lighting, provides detail of lighting type, positioning 
and specification, and ensures that foraging/commuting habitat for bats is protected from light 
spill, has been agreed in writing with the LPA.  
Reason: To safeguard foraging/commuting habitat of Species of Conservation Concern in 
accordance with Section 6 of the Environment Act (Wales) 2016 and LDP policies EP3 and 
NE1.  
 
4. No development, demolition, earth moving shall take place or material or machinery brought 
onto the site until a protected species (bats) construction method statement has been 
submitted to and approved in writing by the local planning authority. The purposes of the 
method statement shall be:  
1. To provide details of how buildings will be demolished; and  
2. To provide measures to reduce impacts on commuting/foraging bats during the 
demolition/construction phase.  
The content of the method statement shall include, as a minimum the: 
 a) purpose and objectives for the proposed works in relation to protection of bats; 
 b) detailed working methods necessary to achieve stated objectives;  
c) Timetable for implementation, demonstrating that works are aligned with the proposed 
phasing of construction; and  
d) Persons responsible for implementing the works. The Construction Method Statement shall 
thereafter be implemented in full.  
 



Reason: Safeguarding of species protected under the Conservation of Habitats and Species 
Regulations 2017 and the Wildlife and Countryside Act 1981 (as amended).  
 
5. Tree protection throughout demolition.  
 
5. Samples of the proposed stone and timber including finishes shall be submitted to and 
approved in writing by the local Planning Authority prior to their installation.  
REASON – to safeguard the character and appearance of the conservation area.  
 


