IMPORTANT — THIS COMMUNICATION AFFECTS YOUR PROPERTY

COUNCIL OF THE ISLES OF SCILLY

Town Hall, St Mary’s TR21 OLW
Telephone: 01720 424455 — Email: planning@scilly.gov.uk

Town and Country Planning Act 1990
Town and Country Planning (Development Management Procedure) Order 2010

PERMISSION FOR DEVELOPMENT

Application P/21/025/FUL Date Application 20th April 2021
No: Registered:

Applicant: Philip Moon
Owners Accommodation
On The Quay
The Quay
Hugh Town
St Mary's
Isles Of Scilly
TR21 OHU

Site address: Owners Accommodation On The Quay The Quay Hugh Town St Mary's

Proposal: Alterations to the second floor flat to include dormer window to increase head
space for new shower room. Current lounge to be split into two bedrooms with an
additional rooflight. (Listed Building)

In pursuance of their powers under the above Act, the Council hereby PERMIT the above
development to be carried out in accordance with the following Conditions:

C1 The development hereby permitted shall be begun before the expiration of three
years from the date of this permission.
Reason: In accordance with the requirements of Section 91 of the Town and Country
Planning Act 1990 (as amended by Section 51 of the Planning and Compulsory Purchase
Act 2004).

C2 The development hereby permitted shall be carried out in accordance with the
approved details only including:
e Plan 1, Location Plan, date stamped April 19 2021;
¢ Plan 2, Block Plan, date stamped April 19 2021;
¢ Plan 3, Proposed Elevations, Drawing number: 04_00108_ REV 01 Dated
07/04/2021;
e Plan 4, Proposed Second Floor Plan, Drawing number: 04_00107 Dated
10/03/2021
e Plan 5, Proposed Roof Plan, Drawing number: 04_00106_REV 01, Dated
07/04/2021
e Design and Access Statement; date stamped received 15/06/2021
¢ Preliminary Ecological Appraisal, Ref: BS41-2020, dated 9th March 2021
(avoidance, mitigation and enhancement).
These are stamped as APPROVED



Reason: For the clarity and avoidance of doubt and in the interests of the character,
appearance and setting of St Mary's Pier, as a Grade Il Listed Building, the character and
appearance of the Conservation Area and scenic beauty of the Area of Outstanding Natural
Beauty and Heritage Coast in accordance with Policy OE1 and OE?7 of the Isles of Scilly
Local Plan (2015-2030).

PRE-COMMENCEMENT CONDITION: Site Waste Management Plan

C3  Prior to the commencement of the approved development, a scheme including
details of the sources of all building materials and the means/location of disposal of
all removed roofing material and all waste arising from building works, shall be
submitted to and agreed in writing with the Planning Authority. The development
shall thereafter proceed in strict accordance with the approved scheme only.
Reason: This is a pre-commencement condition that requires details that were not
submitted as part of the application, but are required to fully understand the impact upon
landscape and management of waste, to be submitted and agreed by the Local Planning
Authority. This is to ensure the project demonstrates an understanding of the waste
hierarchy and seeks to minimise unnecessary waste in addition to preserving those
characteristics which contribute to the status of the Isles of Scilly as a Conservation Area,
Area of Outstanding Natural Beauty and Heritage Coast are not eroded by the tipping of
waste. In accordance with the requirements of Policy SS2(2) of the Isles of Scilly Local Plan
(2015-2030).

C4  All the existing slate shall be set aside for re-use. Any shortfall shall be made up of
natural slates to exactly match the existing in shape, size, colour and texture. All
fixings shall be corrosion resistant. Before re-roofing starts, samples of any
additional slates and fixings required shall be made available for inspection on site,
and subsequent written approval, by the Local Planning Authority. The approved
slates and fixings shall then be used to roof the approved building/structure. The
roof shall be retained as such thereafter.

Reason: So that the appearance of the proposed extension is sympathetic to and
compatible with the building traditions of the area and in keeping with the harbourside
building. In accordance with Policy OE7 of the Isle of Scilly Local Plan (2015-2030).

C5 The occupation of the reconfigured staff accommodation, hereby permitted, and as
shown on the approved plans, shall be limited to staff accommodation and
specifically restricted to persons solely or mainly employed by the Duchy of Cornwall
(including any contractors) or in any business within the Harbourside building,
including any resident dependents.

Reason: To ensure that the development is used as staff accommodation only to prevent
the creation of open market accommodation in accordance with Policy LC4 of the Isles of
Scilly Local Plan (2015-2030).

C6  All works involving machinery required in connection with the implementation of this
permission shall be restricted to between 0800- and 1800-hours Monday to
Saturdays. There shall be no works involving machinery on a Sunday or Public or
Bank Holiday.

Reason: In the interests of protecting the residential amenities of neighbouring properties.

Further Information

1. In dealing with this application, the Council of the Isles of Scilly has actively sought to work with the
applicants in a positive and proactive manner, in accordance with paragraph 38 the National Planning
Policy Framework 2019.

2. NON-MATERIAL AMENDMENTS: In accordance with the provisions of Section 96A of the Town and
Country Planning Act which came into force on 1st October 2009, any amendments to the approved
plans will require either a formal application for a non-material amendment (for which a fee of £234



would be required) or the submission of a full planning application for a revised scheme. If the
proposal relates to a Listed Building you will not be able to apply for a non-material amendment and a
new application for a revised scheme will be required. Please discuss any proposed amendments
with the Planning Officer.

3. DISCHARGE OF CONDITION FEES: In accordance with the Town and Country Planning (fees for
Application and Deemed Applications, Requests and Site Visits) (England) (Amendment) Regulations
2017 afee is payable to discharge any condition(s) on this planning permission. The fee is £116 for
each request to discharge condition(s) where the planning permission relates to any other type of
development other than a householder application. The fee is payable for each individual request
made to the Local Planning Authority.

4. BATS: The Applicant is reminded of the provisions of the Wildlife and Countryside Act 1981 and the
E.C. Conservation (Natural Habitats) Regulations Act 1994, the Habitat and Species Regulations
2012 and our Natural and Environment and Rural Communities biodiversity duty. This planning
permission does not absolve the applicant from complying with the relevant law protecting species,
including obtaining and complying with the terms and conditions of any licences required, as
described in part IV B of Circular 06/2005. Care should be taken during the work and if bats are
discovered, they should not be handled, work must stop immediately and a bat warden contacted.
Extra care should be taken during the work, especially when alterations are carried out to buildings if
fascia boards are removed as roosting bats could be found in these areas. If bats are found to be
present during work, they must not be handled. Work must stop immediately and advice sought from
licensed bat wardens. Call The Bat Conservation Trust's National Bat Helpline on 0845 1300 228 or
Natural England (01872 245045) for advice.

5. BUILDING CONTROL.: If this accommodation was ever to be used for "paying guests" the proposed
escape route from the second floor bedrooms via the kitchen would not be deemed satisfactory under
the Regulatory Reform (Fire Safety) Order 2005. An alternative means of escape would be required
to satisfy the Order and the Fire and Rescue Service should be consulted for comment. Please note
that use of the accommodation for paying guests would conflict with condition C6 above. Applications
or enquiries in relation to Building Control can be made to buildingcontrol@cornwall.gov.uk

Signed: .

Chief Planning Officer
Duly Authorised Officer of the Council to make and issue Planning Decisions on behalf of the Council of the Isles of Scilly.

DATE OF ISSUE: 15th June 2021


mailto:buildingcontrol@cornwall.gov.uk

COUNCIL OF THE ISLES OF SCILLY

Dear Philip Moon

Please signh and complete this certificate.

This is to certify that decision notice: P/21/025/FUL and the accompanying conditions have been
read and understood by the applicant: Philip Moon.

1. l/lwe intend to commence the development as approved: Alterations to the second floor
flat to include dormer window to increase head space for new shower room. Current lounge
to be split into two bedrooms with an additional rooflight (Listed Building) at: Owners
Accommodation On The Quay The Quay Hugh Town St Mary's

on:

| am/we are aware of any conditions that need to be discharged before works commence.
I/we will notify the Planning Department in advance of commencement in order that any
pre-commencement conditions can be discharged.

wn

You are advised to note that Officers of the Local Planning Authority may inspect the project both
during construction, on a spot-check basis, and once completed, to ensure that the proposal has
complied with the approved plans and conditions. If the site is found to be inaccessible then
contact details of the applicant/agent/contractor (delete as appropriate) are:

Name: Contact Telephone Number:

Print Name:

Signed:

Date:

Please sign and return to the above address as soon as possible.

For the avoidance of doubt you are reminded to address the following condition(s) before you commence
the implementation of this permission. Although we will aim to deal with any application to discharge
conditions as expeditiously as possible, you are reminded to allow up to 8 weeks for the discharge of
conditions process.

PRE-COMMENCEMENT CONDITION(S)

C3 Prior to the commencement of the approved development, a scheme including details of the sources of all
building materials and the means/location of disposal of all removed roofing material and all waste arising
from building works, shall be submitted to and agreed in writing with the Planning Authority. The development
shall thereafter proceed in strict accordance with the approved scheme only.
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Any dimensions shown should be checked on site and
discrepancies reported to the Architect prior to
construction.

Designs are not coordinated with engineer projects.

Scale at risk.
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Drawing Name
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© DGA Ltd.

Notes:

1. All interior doors will be replaced with
FD60 - 60 min fire doors.

2. The existing velux in the Bedrom #2
window will be replaced with fire
escape window .

3. Additional fire detectors will be
added to the new bedrooms and where
needed.
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Plan 5
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Notes:

1. All interior doors will be replaced with
FD60 - 60 min fire doors.

2. The existing velux in the Bedrom #2
window will be replaced with fire
escape window .

3. Additional fire detectors will be
added to the new bedrooms and where
needed.
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Non-technical Summary

On 9™ March 2021, the Isles of Scilly Wildlife Trust (IoSWT) conducted a Preliminary Ecological Appraisal
(PEA) of On the Quay, The Quay, Hugh Town, St Mary's, Isles of Scilly, TR21 OHU (BS41-2020), for which
there is a proposal to install a new dormer on the western aspect of the eastern double-ridged roof section
and the installation of a single Velux on the southern roof aspect, by removing and re-using the eastern-
most of the 2 existing windows.

e The PEA was undertaken to ascertain the potential for protected habitats and species to be present within
the site.

e The habitats on site are assessed as being of low ecological value.

e The property was deemed as having negative bat roost potential.

e The property was deemed to have low ecological value for breeding birds.

e The property was deemed to have negligible ecological value for reptiles, amphibians, and invertebrates.

e No additional surveys are recommended.

¢ Due to the nature of the proposal, mitigation will be required to minimise the low risk that bats and
breeding birds may be present during phases of the work and/or time of the year.

e A net gain in biodiversity is possible on this site if bat boxes are erected on the southern elevation of the
development.

e If works have not been completed by December 2021, it is recommended that this ecological appraisal is
updated.

e This report is sufficient to support a planning application.
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1.0

1.1

Introduction

Survey and reporting

This report details the results of a preliminary ecological appraisal (PEA) of On the Quay, The Quay, Hugh
Town, St Mary's, Isles of Scilly TR21 OHU, National Grid Reference SV9020110873 (see Figure 1.). The
survey, carried out on 9" March 2021, was undertaken to inform the installation of a new dormer on the
western aspect of the eastern double-ridged roof section and the installation of a single Velux on the

southern roof aspect, by removing and re-using the eastern-most of the 2 existing windows.

1.2 Aims and Scope of the report

1.3

This report is a Preliminary Ecological Appraisal (PEA). According to the Chartered Institute of Ecology and
Environmental Management (CIEEM) guidelines, a PEA "can be used as a scoping report (for non-
Environmental Impact Assessment (EIA) projects) but should not be submitted as part of a planning
application unless it can be determined that the project would have no significant ecological effects, no

mitigation is required and no further surveys are necessary.""

This report is based on a desktop study and rapid on-site assessment aimed at assessing the suitability of
the site to support notable habitats and protected species. This report will assess the compliance of the
scheme with relevant local and national planning policy and will provide an initial assessment of the
biodiversity value of the site to be made, identifying the likely ecological constraints associated with the
project and identifying any mitigation measures likely to be required following the 'Mitigation Hierarchy?.
Any additional surveys that may be required to inform an Ecological Impact Assessment (EcIA) will be

identified, as will any opportunities to deliver ecological enhancement.

Site Setting and Description
On the Quay is situated in the Isles of Scilly National Character Area (NCA), described by Natural England

as follows?, " The Isles of Scilly comprise over 200 granite islands scattered across 200 km2, set out in the
Atlantic some 45 km south-west of Land’s End. Of these islands only five are currently inhabited, namely
the islands of St Mary’s, St Agnes, St Martin’s, Tresco and Bryher. The occupied islands cover a total area of
Just over 14 kn?. The islands contain 26 Sites of Special Scientific Interest and one Special Area of
Conservation (SAC), designated for a range of geological and biological features, including maritime
heathland and grassland, as well as one Special Protection Area and Ramsar site, highlighting the

important seabird colonies. The marine environment between and around the islands is designated as an
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SAC and a Marine Conservation Zone for the wealth of marine species it supports, from djverse rocky reef
to grey seals that breed around the islands. For such a small land area, the islands display a striking
diversity of landscape, including lowland heath and small pastures enclosed by stone walls and banks, plus
tiny-hedged bulb fields and a varied coastline. Many of these features have been in place for 4,000 years,
and still retain their original purpose. Harsh conditions created by the maritime climate mean that
woodland cover is minimal. It is a landscape rich in history, with 900 historic monuments. The most notable
features are the outstanding prehistoric monuments of chambered barrows and standing stones of the late
Neolithic and early Bronze Age. The entire NCA has been designated as an Area of Outstanding Natural

Beauty (AONB) and is recognised as a Heritage coast.

On the Quay is located just north of the Built-Up Areas Boundaries® (2011) for England and Wales
(published by the Office for National Statistics, Geography, situated on Rat island, which forms part of the
main harbour complex for St Mary’s. The development is approximately 378 sq. metres in size, is located
on the first floor and at the southern end of a much larger industrial property which sits within a working
harbour. Its west aspect overlooks a small complex of granite built industrial units, with its eastern aspect

overlooking the harbour.

Figure 1 Site Location
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1.4

2.0

2.1

2.2

Site proposals
This report is provided in advance of a planning application for the installation of a new dormer on the

western aspect of the eastern double-ridged roof section and the installation of a single Velux on the

southern roof aspect, by removing and re-using the eastern-most of the 2 existing windows.

Methodology

Zone of Influence (Zol)

The Zol is the area encompassing all predicted negative ecological effects from the proposed scheme and
is informed by the habitats present within the site and the nature of the proposals. Due to the scale and
nature of the proposals it is considered that a Zol of Tkm from the centre of the site is appropriate for the

gathering of information for the desk study.

Desk Study
A full biological record centre desktop study was undertaken for the presence of bats but was not taken for

the remaining assessment of the development, as it was not considered necessary given the limited scale
of impacts and the nature of the on-site and surrounding habitats. The desk study also included accessing
the Multi-Agency Geographic Information for the Countryside (MAGIC)* database in order to establish the
presence of statutory designated sites, including all internationally and nationally designated sites such as
Special Protection Areas (SPAs), Special Areas of Conservation (SACs), Ramsar sites and Sites of Special

Scientific Interest (SSSIs) within Tkm of the site.

Other resources used were aerial photography to identify the presence of habitats such as woodland
blocks, watercourses and hedgerows in close proximity to the site. This assists in the assessment of the

potential of the site and its surrounding habitat to support protected species.

2.2.1 Vegetation
An assessment was made of all areas of vegetation within the site based on the standardised Phase 1

survey methodology”. This involved a walkover survey to identify broad vegetation types, which were then
classified against Phase 1 habitat types, where appropriate. A list of characteristic plant species for each
vegetation type was compiled and any invasive species® encountered as an incidental result of the survey

are noted.
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2.2.2 Bats
An assessment was made of the suitability of the building up to the site boundary to support roosting bats

based on the presence of features such as loose or missing tiles, lifted lead flashing for buildings and holes.
An assessment was made of the suitability of the site and surrounding landscape to support foraging

and/or commuting bat species. This survey confirmed to current Bat Conservation Trust (BCT) guidelines’.

2.2.3 Birds
The assessment of breeding and wintering birds on the site was based on the suitability of habitat present,

evidence of nesting such as old or currently active nests and the presence of bird species that may

potentially nest within the available habitat.

2.2.4 Reptiles/Amphibians
The reptile survey was based on an assessment of the suitability of habitat present within the site to

support a population of reptiles. Reptiles particularly favour scrub and grassland interfaces and the
presence of these is a good indication that reptiles may be present on site. In addition, reptiles are known
to utilise features such as bare ground for basking, tussocky grassland for shelter and compost heaps and

rubble piles for breeding and/or hibernating.

2.2.5 Invertebrates
An assessment was made of the site for its potential value to support diverse communities of invertebrates.

The assessment was made based on the presence of habitat features which may support invertebrate
communities. These features include: an abundance of dead wood, the presence of diverse plant
communities, the presence of varied woodland structure, sunny woodland edges, presence of ponds and
water courses and free-draining soil. At the time of the survey no attempt was made to identify species
present and where a site supports features that may be of importance to invertebrates then further surveys

(Phase 2) may be required to assess the importance of the site.

2.3 Preliminary Ecological Appraisal Limitations
Ecological surveys are limited by factors which affect the presence of plants and animals such as the time

of year, migration patterns and behaviour. Therefore, the field survey has not produced a complete list of
plants and animals and in the absence of evidence of any particular species should not be taken as
conclusive proof that the species is not present or that it will not be present in the future. The survey was

undertaken at a time of year when many species of plant and animal are either dormant, not visible above
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ground or simply not present in the UK (such as migratory birds). Therefore, the survey was based upon an

assessment of the habitat present on site and the suitability of this habitat to support protected species.

2.4 Initial Protected Species Assessment
As part of a PEA, the assessment criteria is based on the potential for the site to support the species

considered, this is usually based on habitat features, their suitability for the species and the results of any
desk study data obtained as part of the appraisal. In many cases Phase 2 surveys will be required to assess
the status of species and hence the importance of a population at a site. Therefore, the assessment should
be considered a provisional assessment. Tables 1 and 2 below define the criteria used to assess the

potential of the site to support protected species.

2.5 Criteria used to Assess Ecological Value
The ecological values provided within this report are based around both the professional judgement of the

author of this report and current published relevant guidance, including information sources such as “A

Nature Conservation Review””and “Guidelines for Ecological Impact Assessment in the United Kingdom?’.”
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Table 1 - Description of the categories used to classify a building’s bat roost potential and the survey effort required to

determine the likely presence or absence of bats

High

Numerous features potentially suitable for use by roosting bats,
optimal or good quality bat foraging habitat nearby and good
habitat connectivity. Alternatively, a building with fewer features
potentially suitable for use by roosting bats and optimal foraging
habitat nearby.

Moderate More than a few features potentially suitable for use by roosting

bats, good foraging habitat nearby and limited habitat connectivity.

Alternatively, a building with a few features potentially suitable for
use by roosting bats but optimal foraging habitat nearby.

Low Only a few features potentially suitable for use by roosting bats but
good bat foraging habitat nearby. Alternatively, a building with
more than a few features potentially suitable for use by roosting
bats but sub-optimal foraging habitat nearby and limited habitat

connectivity.

Negligible Very few features potentially suitable for use by roosting bats and /

orin an area (such as a densely populated urban area) which has
limited habitat connectivity and poor foraging habitat.

Table 1. Categorising and classifying a building’s bat roost potential

Three dusk emergence and/or pre-dawn re-entry surveys between

May and September. Optimum period May — August. Two surveys

should be undertaken during the optimal period and at least one
survey should be a pre-dawn survey.

Two or three dusk emergence and/or pre-dawn re-entry surveys
between May and September (but only if features will be affected by
the proposals).

One or two dusk emergence and/or pre-dawn re-entry surveys
between May and September (but only if features will be affected by
the proposals).

No further surveys required.

7 Collins, J. (ed.) (2016). Bat Surveys for Professional Ecologists: Good Practice Guidelines (3™ edn). The Bat Conservation Trust
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Table 2 - Description of the categories used to classify a sites potential and the survey effort required to determine the

likely presence or absence of a protected species or protected group of species

On site habitat is of high quality for a species or species group. The
site is within or near a geographic stronghold. Good quality
surrounding habitat and good connectivity.

High

On site habitat is of moderate quality, providing most of the
species/species group requirements. Limiting factors may include
small habitat area or disturbance

Moderate

Low On site habitat is of poor to moderate quality for the species or
group. Presence cannot be discounted on the basis of distribution,
isolation or surrounding habitats etc.

Negligible Site includes very limited or poor quality habitat for the species or

group. Surrounding habitat is unlikely to support wider populations.

Table 2. Categorising and classifying a sites protected species potential
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If species are likely to be affected by the proposals, further Phase 2
surveys will be required to establish the presence/likely absence of
the species.

If species are likely to be affected by the proposals, further Phase 2
surveys will be required to establish the presence/likely absence of
the species.

If species are likely to be affected by the proposals, further Phase 2
surveys will be required to establish the presence/likely absence of
the species.

Further Phase 2 surveys are unlikely to be required as species is
unlikely to be present



3. Results
3.1 Surveyor Details
The survey was undertaken by Darren Mason BSc (Hons) of the Isles of Scilly Wildlife Trust. Darren has
undertaken professional Bat Licence Training and holds a Natural England WML-A34-Level 2 (Class 2
License); registration number: 2020-46277-CLS-CLS which permits him to survey bats using artificial light

and endoscopes and capture bats using hand and hand-held static nets.

3.2 Desktop Study

3.2.1 Statutory Designated Sites
There are two statutory designated sites of conservation importance situated within a Tkm radius of the

site. Details of these designations are provided below. For further information on statutory designated

sites please see Appendix 2.

i.) Porthloo SSSI - Situated 820m north-east of the proposed development lies Porthloo SSSI
designated for its geology, particularly for its Quaternary sediments in the cliffs that show changes

in the climates and environments of the Quaternary period in Scilly.

ii.) Lower Moors SSSI - Situated 463m east of 12 Higher Strand is Lower Moors SSSI. A topogenous
mire that has a range of wetland habitats supporting a diverse range of wetland wildflower species,
including the Nationally Scarce Tubular Water-dropwort (Oenanthe fistulosa). The site also holds
locally important populations of Royal Fern (Osmunda reglis) and Southern Marsh Orchid
(Dactylhoriza praetermissa) and is particularly important feeding for passage and wintering birds

including Corncrake (Crex crex) and Spotted Crake (Porzana porzana).

3.3 Vegetation
The vegetation within the site is described here in general terms using Phase 1 habitat survey terminology

and refers to dominant, characteristic and other noteworthy species in each vegetation type within the
survey area. The habitat types on site consist of:

e Building and hardstanding
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3.3.1 Buildings and hardstanding
The property is detached and has mixed modern cladding with a main east/west aspect. The roof is built in

a double ridge and valley style, with an approximate pitch of 45°. The tiling throughout has mixed types
including fibre cement and slate, all in good condition. 8 Velux windows are installed, 2 each on the north
and southern hipped roof aspects and 4 within the western aspect of the western double ridge. 2 dormer
windows, with vertical hanging tiles and wooden fascia, are also present in the same aspect. No windows
are present on the west aspect of the eastern double ridge (see Photo 1.). Immediately surrounding the
property is concrete hardstanding used by vehicles to transport freight and by the public travelling to and

from the ferry.

3.3.2 Summary
The site comprises an industrial property surrounded on all sides by a working harbour. The most

significant habitat features in the context of the site itself are the maritime lichen species. However, these

are not rare or notable and overall, the site is assessed as being of low ecological value.
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3.4 Bats
Throughout, the building presents with little or no gaps, crevices, or holes in the areas of the proposed

new dormer, or the alteration of the Velux window. No tiles are missing and are tightly bound to each
other; the lead flashing is well-fitting and not raised; the fenestration presents with no gaps between the
window frames and the cladding is in good condition. Externally, at the ceiling height of the ground floor
on the southern, western, and northern aspects, 10 large security lights are present illuminating the area
immediately around the building (see Photo 2.). On the eastern aspect a first-floor, full length veranda is
present which hosts dining guests throughout the Spring, Summer and Autumn. Beyond the building the
habitat quickly becomes optimal for bats due to the strandline of Town Beach and the old school site at
Carn Thomas with its associated scrub, open grassland and trees. Both provide access to the wider
countryside for commuting and foraging bats. However, it must be noted that on a small island links to

the wider countryside are easily reached.

Photo 2. — showing velux (right side) which will be moved and the numerous security lights
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In summary, the building and the proposed development has negligible features suitable for use by
roosting bats, in particular crevice-dwelling species of the pipistrellus genus. The immediate habitat
surrounding the development has no vegetation and is illuminated by numerous security lights. The area
is heavily used throughout the year including at night by vehicles delivering and collecting freight and
between spring and autumn by the public dining late on the veranda on the building's eastern aspect.
However, beyond the buildings immediate surroundings the habitat becomes more favourable for foraging
and commuting bats, providing links to the wider countryside. Overall, the site is assessed as being of

negligible roost potential.

3.5 Birds
During the survey no birds were seen and no active or used bird nests were recorded. The wider landscape

comprises ample suitable feeding habitat in the form of the beach strandline, areas of scrub, grassland and
Elm copses at Carn Thomas and mature gardens throughout the rest of Hugh Town. Overall, the property

is considered to have low potential for supporting nesting birds.

3.6 Reptiles/amphibians
With no ponds on site, the extensive hardstanding and exposure to very saline conditions, the property

presents with no apparent features suitable for reptiles or amphibians. Though suitable hibernating
habitat is present within Hugh Town which has good connectivity in the form of mature gardens and
hedgerows the nearest pond (used for breeding) is situated 900m away to the east. Overall, the property is

considered to have negligible potential to support reptiles and amphibians.

3.7 Invertebrates
The presence of the strandline at Town beach nearby is likely to support invertebrate species, but the

immediate habitat surrounding the property and the strandline itself are highly unlikely to support an
important food plant or rare or notable species, or species assemblage of terrestrial invertebrates.
Therefore, the site is considered to offer negligible potential for supporting any rare or scarce species or

species assemblage of invertebrate.
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4. Planning Policy Context
4.1 Planning Policy

4.1.1 National Policy

The National Planning Policy Framework (NPPF)™

sets out the government’s requirements for the planning
system in England. A number of sections of the NPPF are relevant when taking into account development
proposals and the environment. As set out in within Paragraphs 7 to 10 of the NPPF " the purpose of the
planning system is to contribute to the achievement of sustainable development.”The general impetus of
the NPPF in relation to ecology and biodiversity is for development proposals to not only minimise the
impacts on biodiversity but also to provide enhancement. Paragraph 170 states that “Planning policies and
decisions should contribute to and enhance the natural and local environment and minimise impacts on
and providing net gains for biodiversity." A number of principles are set out in Paragraph 175 including

the principle that where harm cannot be adequately avoided then it should be adequately mitigated, or, as

a last resort, compensated for.

In addition to the NPPF, the Office of the Deputy Prime Minister (ODPM) circular 06/05"" provides guidance
on the application of law relating to planning and nature conservation as it applies in England. Paragraph
98 states "the presence of a protected species is a material consideration when a planning authority is
considering a development proposal, that if carried out would be likely to result in harm to the species or
its habitat” Whilst Paragraph 99 states "/t is essential that the presence or otherwise of a protected
species, and the extent that they may be affected by the proposed development is established before

planning permission is granted.”

4.1.2 Local Policy
Local planning policy with the Isles of Scilly Council is provided by the current Local Plan ‘A 2020 Vision.” A

single over-arching policy within this document makes specific reference to environmental protection.
Policy 1 - Environmental protection
e Protect a statutorily-protected plant or animal species and the wildlife, geological and
geomorphological interest and features of designated Sites of Special Scientific Interest and locally

important biodiversity habitats, species and landscape features;
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5. Evaluation, Potential Impacts and Recommendations

5.1 Site Evaluation
The site is approximately 378 sq metres in size and forms part of a larger industrial property. The

protected species potential on site is very limited, restricted to common maritime lichen species.

Therefore, the site is assessed as being of low ecological value.

5.2 Summary of Potential Impacts
The proposed development entails the installation of a new dormer on the western aspect of the eastern

double ridge roof and the removal of the eastern most Velux on the southern aspect roof and its

installation further west along the southern aspect. In the absence of mitigation, the potential ecological

impact of these works are:

A very low risk of disturbing bats during the demolition phase of the removal of tiles during the

installation of the dormer and Velux window.

5.3 Summary of Key Recommendations
The following recommendations have been designed to minimise the potential impacts and enhance the

site for wildlife:

Work ideally should take place between 1°* March and 1** May inclusive.

If not possible, then avoidance measures to minimise the risk of disturbing bats during the
demolition phase should be undertaken (See Appendix 1 for avoidance measures).

If work were to commence between March and August inclusive, the proposed development would
need to be checked first for nesting birds and if, any evidence of breeding activity was found, or
nests are identified works that would disturb the adults, the nest or young must be postponed until
all young have fledged the nest and it is no longer in use.

Undertake enhancement measures to meet NPPF net gain in biodiversity principles by installing 1

stand-alone bat box on the cladding of the lower south elevation.

5.4 Evaluation Against Relevant Planning Policy
Given the impacts identified and the subsequent recommendations made it is considered that the

proposals will accord with all relevant national and local planning policy in relation to ecology (see Section

4). Providing there is scope within the proposals to support the necessary mitigation for roosting bats.
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Ecological Feature

Summary

Potential Impacts of the Development

Recommendations

Designated Sites

2 Isles of Scilly SSSIs

There are no anticipated impacts associated with

designated sites.

There are no recommendations to be made in

respect to designated sites.

The site comprises no managed garden landscape and is

There are not anticipated impacts associated with

There are no recommendations to be made in

Vegetation deemed as having low ecological value vegetation of the proposed development. respect to vegetation.
The site has no features suitable to host roosting bats, with | Installation of the dormer window and the replacement | Avoidance measures (see Appendix 1) should be
the immediate habitat is illuminated by 3 streetlights. of the velux window may lead to the disturbance of undertaken during the demolition phase of the

Bats Despite having links to the wider countryside and optimal bats or may cause harm to roosting bats. works. Install 1 stand-alone bat box on the
foraging habitat the development is deemed to have cladding of the lower southern elevation.
negligible bat roost potential
The site has been assessed as having low potential to Installation of the dormer window may lead to the If during the months of March to August

Bird support nesting birds. disturbance of nesting birds and/or their young inclusive evidence of nesting birds is found

irds

(nests, nesting birds or young) work should stop

until all breeding activity is over.

Reptiles/Amphibians

The drystone wall has the potential to support hibernating
amphibians, but, overall the site is assessed as having

negligible potential to support reptiles/amphibians

There are no anticipated impacts associated with

reptiles and amphibians.

There are no recommendations to be made in

respect of reptiles and amphibians

Invertebrates

The site is assessed as having negligible potential to
support any rare or notable invertebrate species or species

assemblages

There are no anticipated impacts associated with rare

or notable invertebrates.

There are no recommendations to be made in

respect of reptiles and amphibians

Table 4. Potential impacts and recommendations cont....
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5.5 Updating Survey

6.0

If the works have not commenced by December 2021, it is recommended that this PEA is updated. This
recommendation is made as many of the species considered during the current survey are highly mobile
and the ecology of the site is likely to change over a two-year period. Similarly, if the planning application

boundary changes or the proposals of the site alter, a re-assessment of the impacts may be required.

Conclusion
On the Quay forms part of a larger industrial complex that services the local harbour. The immediate

habitat surrounding the proposed development has been assessed as having low ecological value.

The property has been assessed for its bat roost potential and has been categorised as having negligible
potential to host roosting bats in its current state. Avoidance measures should be undertaken during the
demolition phase of works to minimise the risk of disturbing or causing harm to bats if they were to be
found (see Appendix 1). However, the site does have the potential to provide a net gain in biodiversity, in
keeping with national and local planning policy, via the erection of bat boxes on each of the north-east
and south-west elevations of the extended dormer window. No impact on reptiles/amphibians and

invertebrates is anticipated.
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APPENDIX 1

Avoidance Measures — Bats

vi.

When roofing works are planned these should avoid the main breeding and mating season of
Vespertilionidae bats, work should typically take place between the 1 November and 1°* May
inclusive.

Ensure all workers on site (including sub-contractors) are made familiar with bat legislation and
agree to work in accordance with and fully follow best practice measures.

Carry out prior to demolition careful checks of any cracks/crevices and cavities in or on the building.
Signs of usage include; bat droppings, dis-colouration or polishing of access points where bats rub
against them, urine stains and a lack of cobwebs, particularly if other crevices around them have
plenty.

Individual bats may be found in/under; cladding, between timber boards, between corrugated
sheeting, in soffit boxes, behind lead flashing and sometimes just clinging to timber beams around
joins as well as other areas. When any of these are removed, please do so carefully, lifting
outwardly, and checking for bats continually. If in doubt, consult a licensed bat worker.

Try to minimise any dust generated from demolition works from entering off-site buildings and
gardens

In the unlikely event that a bat is found please see below:

. Where possible replace any covering without damaging the bat, then halt works

. Any bats that go to ground should be covered with a box and left alone until a

. If the bat attempts to fly at any point allow it to do so. Preventing natural

At no point should a worker handle a bat. Untrained handling may cause undue
stress and injury to the bat, and if bitten may expose the worker to rabies-related
European Bat Lyssavirus

and contact Natural England (Tel: 0845 601 4523), or the Bat Conservation
Trust Helpline (0845 1300 228), or IoSWT (01720 422153) for advice.

licensed bat worker arrives to assess the condition of the bat
behavior will cause unnecessary stress and may cause injury. Attempt to see

where bat goes. If the bat returns to the building, halt works and report the
escaped bat to the local bat worker
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Design and Access Statement

On the Quay
Hugh Town

Isles of Scilly
TR210HU

June 2021

Introduction

This Design & Access Statement has been prepared in support of a Detailed Planning and Listed
Building Consent Application for alterations and change of use to the Harbourside Hotel at St Mary’s
Quay, Isles of Scilly. Its purpose is to describe the thinking behind the proposals and how design and
access issues have been approached.

A new business “On the Quay” was formed in January 2018 and has since significant growth within
the last few year despite the COVID outbreak

As is well known on the Islands, accommodation for both residents, seasonal staff and visitors is very
restrictive and is has a very negative consequences to further growth

This scheme to designed to relieve some of these issues by creating additional staff accommodation
within the current envelope of the Harbourside building

Scope of the scheme

1. Addadormer window into the hallway to create space for an additional shower room

2. Add an additional wall to create an extra bedroom

3. Fit 2 times fire escape “velux style” window to the newly created bedrooms to comply with
HMO rules

4. Modify the fire alarm system to cover the new bedrooms

5. Modify the doors to comply with HMO fire requirements

Reason for the Proposal

On the Quay business has grown since opening in 2018, and despite many attempts to employ locals
it remains that many staff are required from further afield and therefore staff accommodation is a
key factor in sustained growth

Whilst the business has 1 staff flat on the first floor, it is now necessary to modify the owners
accommodation to house more staff.


lisa.walton
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Approved


In order to do this further bedroom facilities are also required

The Design

To minimise any impact to the local scene, the design has been well considered to reduce any sign of
the changes, the dormer is hidden in the roof valley almost completely out of sign and the additional
“velux” window is in line with the 2 existing light sources

A number of discussions have been held with the council to ensure that the design will meet HMO
requirements in order to correctly utilise the space in years to come

Whilst minimal impact will be seen the design will also consider the materials used to ensure that
the integrity of the building is maintained, with use of appropriate materials such as wooden single
glazed sash windows, reuse of roof tiles, paint colours and cladding used.
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