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1.

1.1

1.2

1.3

1.4

1.5

1.6

1.7

1.8

1.9

1.10

Introduction

This statement has been written in support of an application made by Mr Daniel Emms (the
Applicant) to obtain a Certificate of Lawfulness in relation to the siting of the dwelling known as
Catsash Bungalow, Old Roman Road, Langstone, Newport, NP18 1JQ.

This application is made in response to a letter from Newport City Council to the Applicant, as
owner of Catsash Bungalow and dated July 14" 2026.

The letter, reference E26/0197 from Enforcement — East Team, claims that Mr Emms is in breach
of an occupancy condition established under Condition 01 of planning permission reference
No.2024.

This application for Certificate of Lawfulness provides the information and supporting evidence
to demonstrate that Catsash Bungalow was built and occupied as a single dwelling without the
benefit of planning permission.

The Planning Permission referred to in the Enforcement Letter, reproduced under Appendix 1
below is an Outline Planning Decision which required under Condition 2 the submission for
approval of reserved matters. A Reserved Matters application was not submitted nor approved
and as such the Outline Planning Decision is not valid. As a result, all conditions and restrictions
set out under the Outline Planning Decision are also invalid.

Information in this document is provided to demonstrate that Catsash Bungalow, as built, did
not have the benefit of planning permission at the time of its construction and as such is not

subject to any conditions and/or restrictions in its occupancy as contended by the LPA.

Evidence to support the Applicant’'s argument is provided in the form of

(i) an analysis of the planning history associated with the site;
(i) planning appeals and case law examining the status and lawful extent of outline planning
permissions;

(iii) overlay of the dwelling as built in comparison to the original red line plan forming  the
site pertinent to outline planning permission.

The application seeks to confirm that the dwelling, known as Catsash bungalow, does not benefit
from planning permission, that no planning permission was granted for the siting and design of
the dwelling on its plot and that, as a result, the dwelling is not bound by any planning conditions
including occupancy restrictions.

Catsash Bungalow has been on the site for in excess of ten years before the date of this application
and is immune from enforcement.

The Applicant seeks to confirm that Catsash Bungalow is now lawful, having been built without
the benefit of planning permission, the statutory timeframe for enforcement has lapsed and that
an appropriate Certificate of Lawfulness can be granted by the Local Planning Authority (LPA).
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2.

2.1

2.2

2.3

2.4

Site History
Catsash Bungalow was built in approximately 1974 by the grandparents of the Applicant.

Initially the dwelling was occupied by Mr H E Rosser and his wife. In 1997 the Applicant’s parents,
Mr David Emms and his wife Ruth Emms moved into the Catsash Bungalow. Following the death
of both his parents the Applicant inherited the dwelling in 2022 and moved back to the dwelling
that same year.

The subject of this Certificate of Lawfulness application is one detached bungalow located
approximately Tkm northwest of Langstone, see Figure 1 below.

Figure 1, Plan showing location of dwelling in wider context (Searchland, July 2026)

The dwelling is situated to the south side of Old Roman Road on a plot between Catsash Farm
(located to the northwest) and Coles Cottage (located to the southeast). Figure 2 below shows the
location of Catsash Bungalow in relation to neighbouring buildings.
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2.5

2.6

Figure 2, Plan showing dwelling and neighbouring buildings (Searchland, July 2026)

The plot totals 2059sgm (0.5 acres). The bungalow has an area of approximately 232.4sgm
metres and faces northeast towards Roman Road. It is set back from the roadside by
approximately 9.5m. and is approximately 18.4m from the rear boundary (southwest).

The dwelling is approximately 40m from the farmhouse at Catsash Farm and 27m from Coles
Cottage, see Figure 3 below.
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3.1

3.2

3.3

Figure 3, Aerial image showing Catsash Cottage in relation to Catsash farmhouse and Coles Cottage
(Searchland, July 2026)

Planning History

There is limited planning history for this site. The Applicant has undertaken extensive research to
understand the planning history of the site. Mr Emms has sought all planning information held
by Newport City Council in relation to the site. The correspondence between Mr Emms and
Newport City Council is provided under Appendix 5. The Council found no planning history for
Catsash Bungalow or the site upon which it has been constructed.

The building was constructed in approximately 1974 and at that time local authority boundaries
were different from the administrative boundaries of today. Accordingly, Mr Emms contacted
Monmouth County Council to seek planning information and records for the site. Correspondence
between the Applicant and Monmouthshire County Council archives is set out under Appendix 6
below. The Council do not have any planning records for the site. They recommended contacting
Gwent archives.

Mr Emms contacted Gwent Archives who found three records considered of relevance. Two
records relates to the conversion of agricultural buildings to agricultural workers accommodation
and the third record was an Outline Planning Application for a dwelling for a farm worker
approved conditionally on November 8™ 1973, see Appendix 9.
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34 Following on from the thorough investigation made by the Applicant to understand the planning
history associated with Catsash Bungalow it is reasonable to conclude that an Outline Planning
Application was made for a dwelling on the site which now forms part of the curtilage for Catsash
Bungalow and that this application was approved under an Outline Planning Decision.

3.5 The Applicant has a copy of the original outline planning permission submitted in February 1973
and reproduced under Appendix 2 below. This outline planning permission leaves all matters
reserved including siting, design, external appearance and means of access.

3.6 The Outline Planning Decision, provided under Appendix 3 requires under Condition 2 the
submission of reserved matters for the approval of the LPA. It states:

Detailed plans of a rural type dwelling shall be submitted to and approved by, the Local
Planning Authority before any development commences an such detailed plans shall show
the siting, design, external finishes and appearance of the buildings, foul and surface water
drainage arrangements, the means of enclosure thereof and the means of access thereto.

Reason: The present application is in outline only and further details are reserved for later
submission.

3.7 Schedule 1 to the Outline Decision Notice required the submission of the reserved matters to
be submitted to the LPA within one year from the date of the decision.

3.8 There are no records found which indicate that a reserved matters application was submitted
to the LPA or approved by the LPA. This is further examined and discussed under Section X
below which assesses the validity and enforceability of conditions established in an Outline
Planning Decision.
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4.

4.1

4.2

4.3

5.1

5.2

5.3

Legal Provisions

Section 171B of the Town and Country Planning Act 1990 (TCPA 1990), as amended,
prescribes the time limits after which no enforcement action may be taken by the LPA
following a breach of planning control. Section 171B of the TCPA 1990 states:

(1 Where there has been a breach of planning control consisting in the carrying out
without planning permission of building, engineering, mining or other operations
in, on, over, or under land, no enforcement may be taken after the end of the period of -

(b) in the case if a breach of planning control in Wales, four years beginning with the
date on which the operations were substantially completed.

(2) Where there has been a breach of planning control consisting in the change of use of any
building to use as a single dwellinghouse, no enforcement action may be taken after the
end of -

(b) in the case of a breach of planning control in Wales, four years beginning with the
date of the breach.

This application for a Certificate of Lawfulness is predicated on the basis that the presence and
use of Catsash bungalow for residential use began in 19xx and has continued with continuity since.
At the time of construction and of occupation the dwelling did not benefiut from planning
permission and therefore no conditions or restrictions can apply to the dwelling or the occupants
therefeof.

The time limit for enforcement has past, the dwelling is immune from enforcement and the
Applicant, Mr Emmes, in entitled to reside in the property irrespective of occupation.

Basis of Application

This application is submitted in response to communication by Newport City Council
Enforcement Team (East), received by the Applicant and dated July 14" 2026.

The Town and County Planning Act 1990 (as amended) section 171B provides that no
enforcement action may be taken after the end of the period of four years in the cases of
operational development or the change of use of any buildings to use as a single
dwellinghouse.

It is accepted that the evidential burden is on the applicant to prove matters claimed in
the case of a CLEUD application, but it is worth noting that the level of proof required in
these cases i.e. “on the balance of probabilities” is a relatively low standard of proof to
meet. Itis considered that an Applicant need only prove that it is more likely than not that
the building has been used for the stated purposes, as was the case for a building used as
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54

5.5

5.6

6.1

6.2

a single dwellinghouse for more than 4 years (Miller v Minister of Pensions [1947] 2 All ER
372).

In the absence of any evidence to the contrary, the Local Planning Authority is not entitled
to insist on corroborative evidence from third parties when determining an application for
a certificate of lawfulness (Aabbitas v Secretary of State for the Environment and Newham
London Borough Council [1985] J.P.L 630). Therefore, the statutory declaration submitted
is sufficient to prove the matters claimed.

The evidence submitted by the Applicant covers a period of over four years for the siting
and use of the Catsash bungalow as a single dwellinghouse. It demonstrates through
analysis of the Outline planning decision issued on November 8 1973 that Catsash
Bungalow was built without planning permission on the basis that:

(i) no reserved matter application was submitted or approved in relation to design,
finish, access and siting of a dwelling on the plot;
(i) the bungalow, as built, does not comply with Condition 3 as it is not sited entirely

within the red line boundary which was the subject of the Outline Planning Decision
and thus, again, does not reflect the Outline Planning Decision; and

(iii) Catsash Bungalow is materially different and does not reflect the requirements of
the Conditions set out in the Outline Planning Decision. Instead, the planning unit,
position, layout, design, finish and access are materially different from that required
of in the Outline Planning Decision.

For these reasons it is clear that the Outline Planning Decision, relied upon by the LPA in
their enforcement letter, reproduced in Appendix 1, is not valid as the Outline application
was never followed up by a reserved matters application and approval. Consequently, the
Conditions in the Outline Planning Decision are not valid or enforceable. Therefore, the
appropriate certificate of lawfulness can be issued.

Supporting Evidence

As set out above under Section 3, the planning history of the site has been researched and
reviewed and forms discussion and analysis under Section 6 below. Equally given there is
no record at either Newport City Council or Monmouthshire Council, nor the Gwent
archives, it is reasonable to conclude that no reserved matters application was submitted
or determined. As such Catsash bungalow did not have planning permission.

In the interest of thoroughness, the Applicant has considered it worthwhile to also consider
the conditions attached the Outline Planning Consent as a means of understanding the
extent to which the dwelling would have complied with these conditions, should they have
been relevant. Review of the Conditions and their application against the dwelling, as built
out, demonstrate that the siting of Catsash Bungalow is not in accordance with the
conditions set out in the Outline planning permission. It has not been built entirely within
the red line subject of the Outline Planning Decision and neither does it reflect the required
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6.3

6.4

7.1

7.2

7.3

(1)

siting detail in the Outline Planning Decision. Therefore, even where there was a valid
planning decision the siting of Catsash Bungalow does not reflect the Outline Planning
Decision in siting, by virtue of it (i) not having been constructed within the red line
boundary of the plan as approved in the Outline Planning Decision and (ii) not being built
in compliance with the siting requirements established under Condition 3 of the Outline
Planning Decision. Consequently, Catsash Bungalow does not reflect the outline planning
permission granted in November 1973 by virtue of its position and siting. As a result, it
was an unlawful dwelling that did not have planning permission at the time it was
constructed and therefore is not subject to conditions or restrictions, as suggested by the
LPA.

In support of this application is a Statutory Declaration provided by Mr Daniel Emms, as
the landowner and occupant of Catsash Bungalow.

Furthermore, aerial imagery has been provided from Google Earth to show the siting of
the dwelling dating back to December 2001. These can be found Under Appendix 11.

The legal and planning status of an outline planning permission

Outline planning permission was introduced under the Town and Country Planning
General Development Order and Development Charge Applications Regulations 1950 (S.1.
1950/729).

An application for outline planning permission enables LPA to decide whether, in principle,
a particular form of development on a site is acceptable or not. The concept was explained
clearly in the Ministry of Town and Country Planning’s Circular 87, which accompanied the
1950 Order:

Since consideration at the approval stages is limited by the terms of the initial permission, it
(s essential that that permission should not take the form of a blank cheque, and,
correspondingly, the authority must be furnished with sufficient information to enable them
to form a proper judgment of what is proposed; there can be no question of entertaining
propositions which are still in embryo. The application should indicate the character and
approximate size of the building to be erected, and the use to which it is to be put (e.g., ‘a
three-bedroomed house’, a ‘two-storied factory for light industrial purposes with an
aggregate floor-space of 30/35,000 square feet).

The Town and Country Planning Act 1990, as amended establishes Outline Planning
Permission under Section 92, which provides:

In this section and section 91 “outline planning permission” means planning
permission granted, in accordance with the provisions of a development order, with
the reservation for subsequent approval by the local planning authority, the Welsh
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(@)

(3)

(3A)

(3B)

30

(3D)

(3E)

Ministers] or the Secretary of State of matters not particularised in the application
(“reserved matters”).

Subject to the following provisions of this section, where outline planning permission is
granted for development consisting in or including the carrying out of building or other
operations, it shall be granted subject to conditions to the effect—

(a) that, in the case of any reserved matter, application for approval must be made not
later than the expiration of three years beginning with the date of the grant of
outline planning permission,; and

(b) that, in the case of outline planning permission for the development of land in
England, the development to which the permission relates must be begun not later
than the expiration of two years from the final approval of the reserved matters or,
in the case of approval on different dates, the final approval of the last such matter
to be approved;

(c) that, in the case of outline planning permission for the development of land in
Wales, the development must be begun no later than—

(1) the expiration of five years from the date of the grant of outline planning
permission, or

(ii) if later, the expiration of two years from the final approval of the reserved matters

or, in the case of approval on different dates, the final approval of the last such
matter to be approved.

If outline planning permission is granted without the conditions required by subsection (2),
it shall (subject to subsections (3A) to (3D)) be deemed to have been granted subject to those
conditions.

If outline planning permission is granted under section 73 for the development of land in
Wales, but without the condition required by subsection (2)(a), it shall be deemed to have
been granted subject to the following condition.

The condition is that, in the case of any reserved matter, application for approval must be
made not later than the date on or before which the previous permission required application
for approval, in the case of any matter reserved under the previous permission, to be made.

If outline planning permission is granted under section 73 for the development of land in
Wales, but without a condition required by subsection (2)(c), it shall be deemed to have been
granted subject to the following condition.

The condition is that the development to which the permission relates must be begun not
later than the date on or before which the previous permission required development to be
begun.

The previous permission, in relation to outline planning permission granted under section
73, is the previous planning permission referred to in subsection (1) of that section.
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(4)

(5)

(6)

74

7.5

(7)

(@)

(3)

(4)

The authority concerned with the terms of an outline planning permission may, in applying
subsection (2), substitute, or direct that there be substituted, for the periods ... referred to in
that subsection such other periods respectively (whether longer or shorter) as they consider
appropriate.

They may also specify, or direct that there be specified, separate periods under paragraph (a)
of subsection (2) in relation to separate parts of the development to which the planning
permission relates; and, if they do so, the condition required by paragraph (b) or (c) of that
subsection shall then be framed correspondingly by reference to those parts, instead of by
reference to the development as a whole.

In considering whether to exercise their powers under subsections (4) and (5), the authority
shall have regard to the provisions of the development plan and to any other material
considerations.

The Town and Country Planning (Development Management Procedure) (Wales) Order
2012, Part 1(2)(e) defines outline planning permission (“caniatd cynllunio amlinellol") as
meaning a planning permission for the erection of a building, which is granted subject to a
condition requiring the subsequent approval of the local planning authority with respect to
one or more reserved matters.

Section 3 of the 2012 Order reflects the TCPA 1990 and establishes the scope of
applications for outline planning permission as follows:

Where an application is made to the local planning authority for outline planning
permission, the authority may grant permission subject to a condition specifying reserved
matters for the authority's subsequent approval.

Where the local planning authority who are to determine an application for outline planning
permission are of the opinion that, in the circumstances of the case, the application ought
not to be considered separately from all or any of the reserved matters, they must within the
period of one month beginning with the receipt of the application notify the applicant that
they are unable to determine it unless further details are submitted, specifying the further
details they require.

Where layout is a reserved matter, the application for outline planning permission must state
the approximate location of buildings, routes and open spaces included in the development
proposed.

Where scale is a reserved matter, the application for outline planning permission must state
the upper and lower limit for the height, width and length of each building included in the
development proposed.
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(5)

7.6

7.7

Where access is a reserved matter, the application for outline planning permission must state
the area or areas where access points to the development proposed will be situated.

It is clear from the above that an application for outline planning permission and a
subsequent approval of an outline planning application provides acceptance of the
principle of the development only. Reserved matters providing details not provided with
the outline planning application; for example access, position, layout, design and finish are
required to be provided to the LPA for assessment within three years from the grant of
outline planning consent. Where reserved matters have not be submitted within the three
year period, the outline planning consent lapses.

The National Assembly for Wales explains the status of Outline Planning Permission in The
Planning Series: 4 — Planning Permission (May 2011):

Once outline permission has been granted, a further application needs to be made to seek

approval for the reserved matters that were described in the original outline submission.

Comparative Assessment of Outline Planning Permission and Built Out dwelling
known as Catsash Bungalow

Absence of Reserved Matters Application and Consent

8.1

8.2

8.3

The Applicant does not have and has not been able to discover a copy of the original
outline planning application submitted in the early 1970s. Significant investigation has
been undertaken with Mr Emms having contacted both Monmouthshire Council, Newport
City Council and the Gwent Archives in an attempt to find the original outline planning
application and any subsequent planning history. Neither Councils have been able to find
any paperwork pertaining to Catsash Bungalow. Evidence of this is found under
Appendices 5-9 below.

As aresult, and also relied upon by the LPA in their recent correspondence to the Applicant,
is the Outline Planning Decision.

The Outline Planning Decision is so titled on the document itself and establishes a
condition requiring the approval of reserved matters, namely:

2) Detailed plans of a rural type dwelling shall be submitted to and approved by, the
Local Planning Authority before any development commences an such detailed
plans shall show the siting, design, external finishes and appearance of the
buildings, foul and surface water drainage arrangements, the means of enclosure
thereof and the means of access thereto.

Reason: The present application is in outline only and further details are reserved for later
submission.
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84  Accordingly, further detailed information regarding the proposal was required by the LPA
within the Outline Planning Decision under Condition 2 as reserved matters. However,
there is no evidence that a Reserved Matters application was submitted or approved by
the LPA.

8.5 On the basis that no reserved matter application or consent can be found and thus it
should be concluded that no such application was submitted or approved, the Outline
Planning consent lapsed through the effluxion of time on November 8" 1974..

8.6 Conseguently Conditions in the Outline Planning Decision are irrelevant and do not apply
to Catsash Bungalow as it was not built with the benefit of planning permission.

Red Line Boundary

8.7  The plan associated with the Outline Planning Decision reference No.2024 shows a red line
boundary resembling a capital letter D. The southeast boundary running adjacent to Coles
Cottage and the northeast boundary running along Old Roman Road.
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Figure 4, Plan as approved under Outline Planning Permission No 2024 (November 8, 1973)
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8.8

8.9

Condition 3 of the Outline Planning Decision requires the proposed dwelling to be located
within the red line and 60 feet (18.3 metres) from Coles Cottage.

(3) The proposed dwelling shall be located within the site edged in red on the
approved plans, sited 60 feet from the cottage adjacent to the southern boundary
of the site.

Reason: To ensure compliance with the submitted and approved plan.

Catsash Bungalow has not been built in accordance with Condition 3. The dwelling has
been built partially within the red line and partially outwith the redline to the northwest. A
plan is provided below which demonstrates the required siting of the dwelling and
compares it to the actual siting of the dwelling on land. As can be seen from this plan,
approximately 95m2 of Catsash dwelling lies outside of the red line boundary, along with
the access onto the Class Il road.

Figure 5, Plan showing red line boundary as approved under the Outline Planning Decision (shown
by a red dotted line) and the red line boundary forming the residential curtilage of Catsash Bungalow
(solid red line)
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8.10

8.11

8.12

8.13

The siting of Catsash Bungalow is materially different from the site and red line approved
in principle for a dwelling. As such the Planning Unit has been significantly extended from
that approved in outline and the dwelling’s position differs materially and substantially
from that approved under the Putline Planning Permission No.2024.

Consequently, as found by the Supreme Court in Hillside Parks Ltd v Snowdonia National
Park Authority [2022] material inconsistency with the pattern of development as approved
and that built out results in the development being unauthorised..

The significant departure in terms of the siting of the dwelling in comparison to the red
line boundary has the effect of not reflecting the plan as approved by the LPA in outline
and thus is by virtue of its siting outside of the scope of the outline consent (Pilkington v
Secretary of State for the Environment [1973]). The Outline Planning Permission was not
implemented.

As a result Catsash Bungalow failed to be built in accordance with the Outline Planning
permission and the red line plan. Therefore, the dwelling was unlawful at the time it was
built and is, through the effluxion of time immune from enforcement.

No record of Discharge of Landscaping Scheme

8.14

8.15

8.16

9.1

Condition 9 of the Outline Planning Decision required a tree and shrub planting scheme
to be submitted to the LPA:

) A tree and shrub planting scheme shall be submitted to and approved by the Local
Planning Authority before any development takes place on the site.

Reason: To safeqguard landscape and amenity interests.

Again, there is no record with Monmouthshire County Council or Newport City Council of
any such discharge of conditions application being submitted or approved.

The absence of such a submission and approval further supports the Applicant's view that
the Outline Planning Decision was never followed through for implementation and that
Catsash bungalow was built without the benefit of planning permission.

Conclusion

This Certificate of Lawfulness application has been made in response to a letter from
Newport City Council dated July 14™ 2026 alleging that the Applicant, Mr Dan Emms, as
owner of Catsash Bungalow, is on breach of an occupancy condition attached to the
Outline Planning Permission reference No. 2024. A copy of this letter is provided under
Appendix 1 below.
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9.2

9.3

9.4

9.5

9.6

The view taken by the LPA that the Applicant is in breach of Condition 1 of the Outline
Planning Decision No. 2024 is considered to be erroneous. The Applicant has provided
evidence above in Sections 6 and 7 which demonstrates that Catsash Bungalow did not
have planning permission and was constructed without the benefit of a valid planning
consent. There are, therefore, no restrictions or conditions associated with the dwelling.

The reasons for contending that Catsash Bungalow was built without planning permission
and therefore no occupancy restriction is valid and therefore the Applicant is not in breach
of such a condition are summarsied below:

(i) The occupancy condition relied upon by the LPA in the enforcement letter sent to
the Applicant relies on an Outline Decision Notice. Condition 2 of this Decision
Notice required the subsequent submission of reserved matters. There is no record
in either Monmouthshire County Council or Newport City Council or in Gwent
Archives of a reserved matters application being submitted and/or approved.
Therefore, the Outline Planning Decision lapsed on November 8" 1976 and it,
along with the conditions established thereunder are invalid;

(i) Catsash Bungalow was not constructed within the red line boundary of the Plan
submitted with the Outline Planning Application. A copy of the Outline Planning
Application is provided under Appendix 2 below. A plan overlaying the red line
boundary subject to the Outline Planning Permission with the actual siting of
Catsash Bungalow is provided under Figure 5 above.

(iii) Catsash Bungalow does not reflect the requirements of the Conditions set out in
the Outline Planning Decision. Instead, the planning unit, position, layout, design
and finish and access are materially different from that required of in the Outline
Planning Decision and thus the dwelling was not built with the benefit of planning
approval. As such, there are no conditions which can be applied to the dwelling.

It is clear from the above that Catsash Bungalow does not benefit from planning
permission. As a result, there are no conditions or restrictions associated with the dwelling.

Due to the passage of time that has passed between the substantial completion of the
dwelling, in approximately 1974 and the time of this application, the dwelling is immune
from enforcement and a certificate of lawfulness should be granted.

Furthermore, as Catsash Bungalow has been built without planning permission and
consequently no occupancy restrictions or other planning conditions apply to the dwelling,
the LPA should acknowledge that the Applicant has a lawful right to occupy the dwelling
irrespective of their occupation and that this endures for the lifetime of the dwelling.
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APPENDIX 1: Letter from Newport City Council Reference E26/0197
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APPENDIX 2: Outline Planning Application (February 1973)
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APPENDIX 3: Outline Planning Decision (November 8, 1973)
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Appendix 4: Email Correspondence between Applicant and Newport City Council Planning
Archives
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Additionally, | can confirm that we do not have any information for your property dating back to the early 1970s. Council boundaries changed in 1974, and not
all records were transferred from the former Parish Councils to us. As a result, the information we received was very limited and, unfortunately, did not include
anything relating to your property.

To confirm, there Is no charge for this information.

Kind regards,

Diane

From: Dan Emms <safedotstyle@gmail.com>

Sent: 23 February 2026 13:34

To: Morgan, Diane (Development Services Technical Support Manager) <Diane.morgan@newport.gov.uk>
Subject: Re: FW: Request for historic planning records — residential bungalow

Yes, | confirm.

On Mon, Feb 23, 2026 at 13:21 Morgan, Diane (Development Services Technical Support Manager) <Diane.morgan@newport.gov.uk> wrote:

Helo Daniel,

Apologies , | can‘t find any other email from you confirming if you agree to pay fees, please accept my apologies if I'm missing information from
you, please would you confirm.

Kind regards,



Planning Statement
Catsash Bungalow
August 2026

Page 28



Planning Statement
Catsash Bungalow
August 2026

Page 29



Planning Statement
Catsash Bungalow

August 2026
Page 30
Newport
NP181JQ
I am currently reviewing the historic planning records relating to the property and would be grateful if you could confirm what documentation is
held on file.

In particular, | am seeking copies of:

+ the original planning permission and decision notice relating to the dwelling (circa early 1970s),
» any subsequent approvals (such as reserved matters),

* any later variations of conditions or planning permissions,

» and confirmation of whether any enforcement notices or related planning history exist.

If any of the above records are archived or not available online, | would appreciate guidance on how they may be accessed.
Thank you for your assistance.

Kind regards,

Daniel Emms

Mae'r Cyngor yn croesawu gohebiaeth yn Gymraeg, Saesneg neu yn y ddwy iaith. Byddwn yn cyfathrebu a chi yn &l eich dewis. Ni fydd gohebu yn Gymraeg yn
arwain at oedi.

The Council welecomes correspondence in English or Welsh or both, and will respond to you according to your preference. Corresponding in Welsh will not lead to

delay.

Disclaimer/Ymwadiad

This email contains information intended for the addressee only and may be confidential, the subject of legal or professional privilege, or be otherwise protected
from disclosure. If you are not the intended recipient of this message, please notify the sender immediately and do not disclose, distribute or copy the email to
any other party. This email and any attached file are the property of Newport City Council.

When you email Newport City Council, you consent to the Council monitoring and reading any such emails for the purposes of security and legislative compliance.

For the full disclaimer please access Qitpu//www.onewportagvuk/disclaimer.
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Mae'r e-bost hwn yn cynnwys gwybodaeth y bwriedir ar gyfer y derbynnydd yn unig a gall fod yn gyfrinachol, yn destun ragorfraint gyfreithiol neu broffesiynal,
neu fel arall wedi'i diogelu rhag cael ei rhyddhau. Os nad chi yw derbynnydd bwriadedig y neges hon, a fyddech cystal 3 rhoi gwybed i'r anfonwr ar unwaith a
pheidio & datgelu, dosbarthu neu gopio’r e-bost 1 unrhyw barti arall. Mae'r e-bost hon ac unrhyw ffeiliau atodedig yn eiddo | Gyngor Dinas Casnewydd.

Pan fyddwch yn anfon e-bost at Gyngor Dinas Casnewydd, rydych yn cydsynic i't Cyngor fonitro a darllen unrhyw e-byst o'r fath at ddibenion cydymffurfio &
diogelwch ac 3 deddfwriaeth. | weld yr ymwadiad llawn ewch | https//www.newport.gov.uk/ymwadiad

Mae'r Cyngor yn croesawu gohebiaeth yn Gymraeg, Saesneg neu yn y ddwy iaith. Byddwn yn cyfathrebu & chi yn 6l eich dewis. Ni fydd gohebu yn Gymraeg yn
arwain at oedi.

The Council welcomes correspondence in English or Welsh or both, and will respond to you according to your preference. Correspending in Welsh will not lead to

delay.

Disclaimer/Ymwadiad

This email contains information intended for the addressee only and may be confidential, the subject of legal or professional privilege, or be otherwise protected
from disclosure. If you are not the intended recipient of this message, please notify the sender immediately and do not disclose, distribute or copy the email to any
other party. This email and any attached file are the property of Newport City Council.

When you email Newport City Council, you consent to the Council monitoring and reading any such emails for the purposes of security and legislative compliance.
For the full disclaimer please access httpu//www.newport.gov.uk/disclaimer,

Mae'r e-bost hwn yn cynnwys gwybodaeth y bwriedir ar gyfer y derbynnydd yn unig a gall fod yn gyfrinachol, yn destun ragerfraint gyfreithiol neu broffesiynol, neu
fel arall wedi'i diogelu rhag cael ei rhyddhau. Os nad chi yw derbynnydd bwriadedig y neges hon, a fyddech cystal & rhoi gwybod 1I'r anfonwr ar unwaith a pheidio &
datgelu, dosbarthu neu gopic’r e-bost i unrhyw barti arall. Mae'r e-bost hon ac unrhyw ffeiliau atededig yn eiddo i Gyngor Dinas Casnewydd.

Pan fyddwch yn anfon e-bost at Gyngor Dinas Casnewydd. rydych yn cydsynio i'r Cyngor fonitro a darllen unrhyw e-byst o'r fath at ddibenion cydymffurfio &
diogelwch ac & deddfwriaeth. | weld yr ymwadiad llawn ewch i http://www.newport.gov.uk/ymwadiad

Mae'r Cyngor yn croesawu gohebiaeth yn Gymraeg, Saesneg neu yn y ddwy iaith. Byddwn yn cyfathrebu & chi yn &l eich dewis. Ni fydd gohebu yn Gymraeg yn arwain at
cedi.

The Council welcomes correspondence in English or Welsh or both, and will respond to you according to your preference. Corresponding in Welsh will not lead to delay.

Disclaimer/Ymwadiad
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This email contains infermation intended for the addressee only and may be confidential, the subject of legal or professional privilege, or be otherwise protected from
disclosure. If you are not the intended recipient of this message, please notify the sender immediately and do not disclose, distribute or copy the email to any other party.
This email and any attached file are the property of Newport City Council.

When you email Newport City Council, you consent to the Council menitering and reading any such emails for the purpeses of security and legislative compliance, For the
full disclaimer please access hitpy//www.newport.gov.uk/disclaimer.

Mae'r e-bost hwn yn cynnwys gwybodaeth y bwriedir ar gyfer y derbynnydd yn unig a gall fod yn gyfrinachel, yn destun ragorfraint gyfreithiol neu broffesiynol, neu fel arall
wedi'i diogelu rhag cael ei rhyddhau. Os nad chi yw derbynnydd bwriadedig y neges hon, a fyddech cystal 3 rhoi gwybod i'r anfonwr ar unwaith a pheidio 3 datgelu,
dosbarthu neu gopio’r e-bost i unrhyw barti arall. Mae'r e-bost hon ac unrhyw ffeiliau atodedig yn eidde i Gyngor Dinas Casnewydd.

Pan fyddwch yn anfon e-bost at Gyngor Dinas Casnewydd, rydych yn cydsynio i'r Cyngor fonitro a darllen unrhyw e-byst o'r fath at ddibenion cydymffurfio a dicgelwch ac a
deddfwriaeth. | weld yr ymwadiad llawn ewch i httpy//www.newport.gov.uk/ymwadiad
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Appendix 5: Email Correspondence between Applicant and Monmouthshire County Council
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M.C.C., County Hall, The Rhadyr, Usk, Monmouthshire NP15 1GA.

Mae'r Gwasanaeth Cynllunic yn gweithredu o bell a does dim aeled pencdol o'r tim ar gael
yn Neuadd y Sir. Mae pobl sy'n gweithio o fewn y Gwasanaeth Cynllunio ar gael yn llawn
dros y ffon, drwy'r e-bost neu drwy gyfathrebu electronig.

Os na fyddwn yn ymateb yn syth, byddwch yn amyneddgar - byddwn yn dychwelyd atoch
cyn gynted ag y gallwn.

Rydym yn croesawu cyfathrebu electronig, gan gynnwys i gyflwyno ceisiadau cynllunio.

Bydd unrhyw wybodaeth bersoncl a ddatgelir i ni yn cael ei phrosesu yn unol &'n Polisi

Preifatrwydd Hyzbysiad Preifatranydd

Mae gwybodaeth ddefnyddiol ar gael yma: Public-and-Reception-2022. pdf
{monmouthshire.gov.uk)

The Planning Service is operating remotely and there is no dedicated member of the team
available at County Hall. People working within the Planning Service are fully available via
the telephone, email or electronic communication.

If we do not respond straight away please be patient - we will get back to you as soon as we
can.

We welcome electronic communication, including the submission of planning applications.

Any personal information disclosed to us will be processed in accordance with our Povacy
Motice

Useful information can be found here: Public-and-Reception-2022.pdf

Imonmouthshire gov.uk)
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From: Dan Emms <zggfedotstyle@emailcom>
Sent: 24 June 2026 08:22

To: MCC - Planning <Elannine@monmauthshire eov uk=

Subject: Re: Planning records request

Dear Garsth,
Thank you for your reply.
| appreciate that the property is not within the present-day Monmouthshire County Council area.

My enguiry relates to a planning permission from 1973 which refers to Monmouthshire, prior to the
lacal government boundary changes in 1974, Newport City Council has advised that they do not
hald planning records for my property from that peried.

| was therefore wondering whether Monmeouthshire County Council, or any archive service
associated with former Monmouthshire planning records, might hold historic files, planning
registers, decision notices or related records from the early 1970s.

| would be grateful if you could advise whether any such archives exist, even if they are held by
another organisation.

Kind regards,
Dan
On Tue, Jun 23, 2026 at 11:29 MCC - Planning <Plapning @ monmouthshire govuk> wrote:

Good morning,

This property is not within Monmouthshire, | suggest that you forward your request onto

Newport City Council - planning@newport.gov.uk

Regards,
Gareth

Gareth Plumb
Planning Support Services Officer

Monmouthshire County Council/Cyngor Sir Fynwy

Telfffon: 01633 644819
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Appendix 6: Email Correspondence between Applicant and Gwent Archives
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Thank you very much for your payment.

| have now carried out the research which you instructed Gwent Archives to undertake on your behalf.

| firstly searched the minute book we discussed ( C/PEM/M/4) but there was no mention of the application you are interested in. This is because that
record was used for recording applications which were refused, appeals and withdrawn applications.

| then searched the record containing the schedule of applications (C/PEM/C/13) as this was the volume which contained the year 1973. | searched each
page of this document to ensure complete coverage of that year. As | am going on leave for two weeks tomarrow, | needed to make sure that this task
was completed so, on this occasion even though the task took considerably longer than 1 hour, | have not contacted you for further payment, but please
be assured that all the work you requested has been carried out.

| found three entries for an application from E.H. Rosser. The first is dated 23/02/1973 as you suggested.

District . No. and Date: Magor and St Mellons Rural district Council, 2024, 23.2.73

Name and Address of Applicant: EH.Rosser, Catsash Farm, Langstone. Pers.- Newland, Hunt and Thomas Parry, 24 Stow Hill, Newport

Nature and Situation of Development: Site for dwelling for farmworker, part of orchard, Catsash Farm, Langstone. (Owner) o.s Mon.XXIX - 11, 5.T. 327
907

Decision: Approved Conditionally.
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There is no more information with regards to what the conditions were.

The other two entries are slightly different and | am unsure if they are relating to your bungalow as they have different numbers and are referred to as
conversion of farm buildings into agricultural workers flats. Permission for both of these was granted. They both have conditions printed on the page so
it is too much to type out (| also don't think that this is what you are looking for.)

| have typed out all the information related to the first entry but if you still want digital copies, please fill out the form attached and pay £15:21 via this
link hitps//www.cvicaepay.couk/TorfaenEstore/estore/default/Catalog/index?
catalogyeitemreference=£0001611&showsingleProduct=Trye&recurringOnly=False -

If you want copies of all three entries, | am afraid the price increase to £30:38. | have informed my colleague who deals with photography that you may
be ordering copies. Please make it clear if you want a copy of just the first entry or all three on the form by writing the reference C/PEM/C/13 and just
first entry or all entries where it asks for page number.

| hope this is helpful. | think my colleague who you have spoken to previously has informed you that we do not have any further records which could be
searched because of the change to Gwent County Council in 1974.

Best wishes,

Corinne Lewis

Corinne Lewis
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From: Dan Emms <safedotstyle@gmail.com=

Sent: 30 June 2026 13:57

To: GA - Enquiries <Enquiries@gwentarchivas.gov.uk>
Subject: Re: Planning records dan emms

Dear Corinne

Thank you for your email.

| have now paid the research fee. The payment system would not allow me to enter the amount with the decimal, so | paid £38.00 instead of £37.93.
| 'am happy for you to search the documents you listed.

The property is now known as Catsash Bungalow, Catsash, Langstone, Newport, NP18 1JQ.

Before the bungalow was built, | understand the site formed part of the orchard at Catsash Farm.

The planning application was made in 1973 by Edward Henry Rosser of Catsash Farm.

| believe the following dates may be relevant to your search:

* 23 February 1973
* 28 February 1973
+ 8 November 1973
« 12 November 1973

However, | would be grateful if you could search all of 1973, as there may be earlier or later related records.

| am particularly interested in any committee minutes, reports or other records relating to the planning application, including any references to
reserved matters, subsequent approvals or amendments.

If there is anything else that would help identify the application during your search, please let me know.
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| would also like digital copies of this.
Kind regards,

Dan Emms

On Tue, Jun 30, 2026 at 13:52 GA - Enquiries <Enquiries@gwentarchives.govuk> wrote:

Dear Dan Emms,

As discussed on the telephone please find below a payment link. The cost for 1 hour of research is £37.93. Once we have received payment. the work
will be allocated to a member of staff who will have 10 working days to carry out the work and reply to you. As | explained on the telephone, the
documents searched will be

* C/PEM/C/13 Schedule of Applications to East Monmouthshire Area Planning Sub-Committee
= C/PEM/M/4 Minutes of East Monmouthshire Area Planning Sub-Committee

Both of these documents cover the year 1973 as you have suggested that the dates 8t and 12" November 1973 will be relevant. All dates for 1973
will be searched however, as | would expect planning correspondence to stretch over quite a long period. However, as discussed we may not find

anything helpful at all.

When an hour of research has been completed a member of staff will notify you of any findings. Perhaps that has been enough time to search both
documents but if not you will be able to decide at that point if you would like to pay for a further hour or if the information gathered at that point is

all you need.
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You mentioned that you would like digital copies of any information found. When staff know how many pages contain relevant information for you, it
will then be possible to calculate a cost which will be payable using a different online link, which will be sent to you. We will also need to send a
photography order form for you to fill in and return.

Please send us another email at the time of payment to confirm that you are happy with the documents to be searched and supplying any further
details such as exactly what you wish to find out and also if you know what the land was known as before building commenced, if it was a field etc.
Any additional information you may be able to provide could prove to be useful in our search as it may help us to look out for and confirm that we
have found information which is related to your property. Your actual address may not feature in the records as sometimes planning applications may
have vague information such as “land at Well Street” for example. It would also be very helpful if you know the name of the person who submitted the
planning application to build your property.

Please find the payment link for the research below

hitpsy/fwww.civicaepay.co.uk/TorfaenEstore/estore/default/Catalog/index?

catalogueitemreference=E0001644&showSingleProduct=True&recurringOnly=False

Best wishes,

Corinne Lewis

Corinne Lewis
Archivist / Archifydd
Gwent Archives / Archifau Gwent

General Offices / Swyddfeydd Cyffredinol
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APPENDIX 7: Gwent Archives Planning Records
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APPENDIX 8: Aerial Imagery of Catsash Bungalow 2001-2025 (GoogleEarth)

(i) Aerial image of Catsash Bungalow (GoogleEarth, December 2001)

(i) Aerial image of Catsash Bungalow (GoogleEarth, June 2004)
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(iii) Aerial image of Catsash Bungalow (GoogleEarth, September 2006)

(iv) Aerial image of Catsash Bungalow (GoogleEarth, December 2009)
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(v) Aerial image of Catsash Bungalow (GoogleEarth, December 2010)

(vi) Aerial image of Catsash Bungalow (GoogleEarth, March 2013)
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(vii) Aerial image of Catsash Bungalow (GoogleEarth, September 2014)

(viii) Aerial image of Catsash Bungalow (GoogleEarth, August 2016)
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(ix) Aerial image of Catsash Bungalow (GoogleEarth, April 2018)

(x) Aerial image of Catsash Bungalow (GoogleEarth, April 2020)
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(xi) Aerial image of Catsash Bungalow (GoogleEarth, November 2021)

(xii) Aerial image of Catsash Bungalow (GoogleEarth, March 2025)
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APPENDIX 9: Council Tax Banding (Valuations Agency Office 1993-present)

(i) Screenshot of Previous Council Tax Band Records for Catsash Bungalow (Valuations
Agency Office, July 2026)
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(it) Screenshot of Council Tax Band Records for Catsash Bungalow from April 1, 2005
(Valuations Agency Office, July 2026)
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APPENDIX 10: Statutory Declaration- Mr Daniel Emms
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An ZNFU company



