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1. Introduction 
 
1.1 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. 

 
1.2 This application is made in response to a letter from Newport City Council to the Applicant, as 

owner of Catsash Bungalow and dated July 14th 2026.  
 
1.3 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. 

 
1.4 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.  

 
1.5 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. 

 
1.6 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.  
 
1.7 Evidence to support the Applicant’s argument is provided in the form of  
 (i)  an analysis of the planning history associated with the site;  
 (ii)  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. 
 
1.8 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.  
 
1.9 Catsash Bungalow has been on the site for in excess of ten years before the date of this application 

and is immune from enforcement. 
 
1.10 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. Site History 
 
2.1 Catsash Bungalow was built in approximately 1974 by the grandparents of the Applicant. 
 
2.2 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. 

 
2.3 The subject of this Certificate of Lawfulness application is one detached bungalow located 

approximately 1km northwest of Langstone, see Figure 1 below. 

  
 Figure 1, Plan showing location of dwelling in wider context (Searchland, July 2026) 
 
2.4 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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 Figure 2, Plan showing dwelling and neighbouring buildings (Searchland, July 2026) 
 
2.5 The plot totals 2059sqm (0.5 acres). The bungalow has an area of approximately 232.4sqm 
 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). 
 
2.6 The dwelling is approximately 40m from the farmhouse at Catsash Farm and 27m from Coles 
 Cottage, see Figure 3 below. 
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 Figure 3, Aerial image showing Catsash Cottage in relation to  Catsash farmhouse and Coles Cottage 
 (Searchland, July 2026) 
 
 
3. Planning History 
 
3.1 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. 
 
3.2 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. 
 
3.3 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 8th 1973, see Appendix 9. 
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3.4 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. Legal Provisions 
 
4.1 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. 
 
4.2 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.  
 
4.3 The time limit for enforcement has past, the dwelling is immune from enforcement and the 
 Applicant, Mr Emms, in entitled to reside in the property irrespective of occupation.  
 
 
5. Basis of Application 
 
5.1 This application is submitted in response to communication by Newport City Council 
 Enforcement Team (East), received by the Applicant  and dated July 14th 2026. 
 
5.2 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. 

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

 
5.4 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. 

  
5.5 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;  

 (ii)  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. 

 
5.6 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. 

 
 
6. Supporting Evidence 
 
6.1 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. 

 
6.2 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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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. 

 
6.3 In support of this application is a Statutory Declaration provided by Mr Daniel Emms, as 

the landowner and occupant of Catsash Bungalow. 
 
6.4 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. 
 
 
7. The legal and planning status of an outline planning permission  
 
7.1 Outline planning permission was introduced under the Town and Country Planning 

General Development Order and Development Charge Applications Regulations 1950 (S.I. 
1950/729). 

 
7.2 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 

is 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’). 

 
7.3 The Town and Country Planning Act 1990, as amended establishes Outline Planning 

Permission under Section 92, which provides: 
 
(1) 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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 Ministers] or the Secretary of State of matters not particularised in the application 
 (“reserved matters”). 

 
(2) 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— 

 (i) 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. 

 
(3) 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. 

 
(3A) 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. 

 
(3B) 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. 

 
(3C) 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. 

 
(3D) 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. 

 
(3E) 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) 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. 

 
(5) 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. 

 
(6) 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. 

 
7.4  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. 

 
7.5 Section 3 of the 2012 Order reflects the TCPA 1990 and establishes the scope of 

applications for outline planning permission as follows: 
 
3.— 
(1)  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. 

 
(2)  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. 

 
(3)  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. 

 
(4)  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)  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. 

 
7.6 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. 

 
7.7 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. 
 
 
8. Comparative Assessment of Outline Planning Permission and Built Out dwelling 

known as Catsash Bungalow 
 
Absence of Reserved Matters Application and Consent 
 
8.1 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. 

 
8.2 As a result, and also relied upon by the LPA in their recent correspondence to the Applicant, 

is the Outline Planning Decision. 
 
8.3 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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8.4 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 8th 1974.. 

 
8.6 Consequently 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 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. 
 
8.9 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 III 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 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. 

 
8.11 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.. 

 
8.12 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. 

 
8.13 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 Condition 9 of the Outline Planning Decision required a tree and shrub planting scheme 

to be submitted to the LPA: 
 
 (9)  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 safeguard landscape and amenity interests. 
 
8.15 Again, there is no record with Monmouthshire County Council or Newport City Council of 

any such discharge of conditions application being submitted or approved. 
 
8.16 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. 

 
 
9. Conclusion 
 
9.1 This Certificate of Lawfulness application has been made in response to a letter from 

Newport City Council dated July 14th 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 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. 

 
9.3 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 8th 1976 and it,  
  along with the conditions established thereunder are invalid; 

 (ii) 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. 

 
9.4 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.  
 
9.5 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. 

 
9.6 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) 

 
 



 
Planning Statement 
Catsash Bungalow 
August 2026 
Page 21 

                                                                                     

 
 

 



 
Planning Statement 
Catsash Bungalow 
August 2026 
Page 22 

                                                                                     

 
 

 



 
Planning Statement 
Catsash Bungalow 
August 2026 
Page 23 

                                                                                     

 
 

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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Appendix 5: Email Correspondence between Applicant and Monmouthshire County Council 
 

 



 
Planning Statement 
Catsash Bungalow 
August 2026 
Page 34 

                                                                                     

 
 

 



 
Planning Statement 
Catsash Bungalow 
August 2026 
Page 35 

                                                                                     

 
 

 



 
Planning Statement 
Catsash Bungalow 
August 2026 
Page 36 

                                                                                     

 
 

 



 
Planning Statement 
Catsash Bungalow 
August 2026 
Page 37 

                                                                                     

 
 

 



 
Planning Statement 
Catsash Bungalow 
August 2026 
Page 38 

                                                                                     

 
 

 
 
 
 
 
 



 
Planning Statement 
Catsash Bungalow 
August 2026 
Page 39 

                                                                                     

 
 

Appendix 6: Email Correspondence between Applicant and Gwent Archives 
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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) 

  
 (ii) 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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  (ii) 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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