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T H E  V A L E  O F  G L A M O R G A N  C O U N C I L

Town and Country Planning Act 1990 

Planning and Compulsory Purchase Act 2004

The Town and Country Planning (Development Management Procedure) (Wales) Order 2012

F U L L  P L A N N I N G  P E R M I S S I O N

	Agent:

Nigel Arnold Architect,

The Studio,

5, Penarth Head Lane,

Penarth,

CF64 1BB


	Applicant:

Mr. and Mrs. White,

211, Ninian Road,

Cardiff.

CF11 6NY




Demolition of existing two storey guesthouse and single storey extensions, along with demolition of two detached outbuildings. Construction of new detached dwelling with detached garage at Welford Court Guesthouse, Port Road, Rhoose

The Council in pursuance of its powers under the above mentioned Act and Order hereby GRANTS PERMISSION for the carrying out of the proposed development as described above and in accordance with the application and plans registered by the Council on 9 July 2014 subject to the following condition(s): 

1.
The development hereby permitted shall be begun before the expiration of five years from the date of this permission.


Reason:


To comply with the requirements of Section 91 of the Town and Country Planning Act 1990.

2.
No development shall take place to include the demolition of any building on the site, until details of the proposed finished site levels, including cross-sections, and their relation to existing site levels, have been submitted to and approved in writing by the Local Planning Authority and the development shall be carried out in full accordance with the approved details.


Reason:


To ensure that the visual amenity of the area is safeguarded and to ensure the development accords with Policy ENV27 of the Unitary Development Plan.

3.
Notwithstanding the submitted details, prior to their use on site, full details to include samples of all finishing materials to be used in the development (which shall include the use of natural stone) to include windows, doors, water goods and all hard-surfaces, shall be submitted for the approval of the Local Planning Authority and thereafter, the development shall be carried out in full accord with the approved details.


Reason:


To ensure a satisfactory and orderly form of development and to comply with the terms and aims of Policy ENV27 of the Unitary Development Plan.

4.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order, 1995 (or any Order revoking and re-enacting that Order) the dwelling hereby approved shall not be extended or altered in any way without the prior written consent of the Local Planning Authority.


Reason:


To enable the Local Planning Authority to control the scale of development and to ensure compliance with the terms of Policy ENV27 of the Unitary Development Plan.

5.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order, 1995 (or any Order revoking and re-enacting that Order) no building, structure or enclosure required for a purpose incidental to the enjoyment of a dwelling house shall be constructed, erected, or placed within the curtilage as hereby extended without the prior written consent of the Local Planning Authority.


Reason:


To enable the Local Planning Authority to control the scale of development, and to ensure compliance with the terms of Policy ENV27 of the Unitary Development Plan.

6.
All means of enclosure notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order, 1995 (or any Order revoking, amending or re-enacting that Order) no gates, fences, walls or other means of enclosure (other than those approved under the terms of conditions of this planning permission) shall be erected, constructed or placed on the application site without the prior written consent of the Local Planning Authority.


Reason:


To safeguard local visual amenities, and to ensure compliance with the terms of Policy ENV27 of the Unitary Development Plan.

7.
Notwithstanding the submitted plans, all means of enclosure associated with the development hereby approved shall be in accordance with a scheme to be submitted to and agreed in writing by the Local Planning Authority and the means of enclosure shall be implemented in accordance with the approved details prior to the first beneficial occupation of the dwelling, and so maintained at all times thereafter.


Reason:


To safeguard local visual amenities, and to ensure compliance with the terms of Policy ENV27 of the Unitary Development Plan. 

8.
A landscaping scheme shall be submitted to and approved in writing by the Local Planning Authority that shall include full details for the construction of the embankments and indications of all proposed planting as well as all existing trees and hedgerows on the land and details of any to be retained, together with measures for their protection in the course of development.


Reason:


To safeguard local visual amenities, and to ensure compliance with the terms of Policy ENV27 of the Unitary Development Plan.

9.
All planting, seeding or turfing comprised in the approved details of landscaping shall be carried out in the first planting and seeding seasons following the occupation of the buildings or the completion of the development, whichever is the sooner; and any trees or plants which within a period of five years from the completion of the development die, are removed or become seriously damaged or diseased shall be replaced in the next planting season with others of a similar size and species, unless the Local Planning Authority gives written consent to any variation.


Reason:


To ensure satisfactory maintenance of the landscaped area to ensure compliance with Policies ENV11 and ENV27 of the Unitary Development Plan.

10.
Foul water and surface water discharges shall be drained separately from the site, with no surface water or land drainage run-off allowed to connect (either directly or indirectly) into the public sewerage system.


Reason:


To protect the integrity, and prevent hydraulic overloading, of the public sewerage system, and to ensure compliance with the terms of Policy ENV27 of the Unitary Development Plan.

11.
No part of the development hereby approved shall be brought into beneficial use until such time as the parking area, including all associated access and turning areas, have been laid out in full accordance with the details shown on drawing no. 37511:03 and the parking, access and turning areas shall thereafter be so retained at all times to serve the development hereby approved.


Reason:


To ensure the provision of on-site parking and turning facilities to serve the development in the interests of highway safety, and to ensure compliance with the terms of Policy ENV27 of the Unitary Development Plan.

12.
No site works shall be undertaken to include demolition, until the implementation of an appropriate programme of building recording and analysis has been agreed with the Local Planning Authority to be carried out by a specialist, the name of whom shall be made available to the Local Planning Authority at least one month before any works commence and in accordance with an agreed written brief and specification.


Reason:


The building is of architectural and cultural significance, the specified records are therefore required to mitigate impact.

13.
The developer shall ensure that a suitably qualified archaeologist is present during the undertaking of any ground disturbing works in the development area, to include any demolition works, so that an archaeological watching brief can be conducted.  The archaeological watching brief shall be undertaken to the standards laid down by the Institute of Field Archaeologists.  The Local Planning Authority shall be informed in writing at least two weeks prior to the commencement of development on site of the name and address of the said archaeologist and no work shall commence on site until the Local Planning Authority has confirmed in writing that the proposed archaeologist is suitable.  A copy of the watching brief shall be submitted to the Local Planning Authority within two months of the fieldwork being completed by the archaeologist.


Reason:


To identify and record any features of archaeological interest discovered during the works, in order to mitigate the impact of the works on the archaeological resource, and to ensure compliance with Policies ENV18 and ENV19 of the Unitary Development Plan.

14.
Notwithstanding the submitted details no development shall take place, including the demolition of the existing property until such time as a method statement (MS) to cover the timing of work, measures to avoid killing and injuring bats during the works, and the size and location of the roosting areas has been submitted to and approved in writing by the Local Planning Authority and the development shall be undertaken in strict accordance with the MS thereby agreed.


Reason:


To protect the European Protected Species (bats) that might be present at the property and to mitigate for the loss of a breeding bird site (swallows).

15.
No development shall take place until such time as a plan identifying a suitable roosting resource for both bats and swallows is submitted to and agreed in writing by the Local Planning Authority, and the development shall be carried out in accordance with the details thereby agreed, with the resources being provided prior to the first beneficial occupation of the dwelling.


Reason:


To protect the European Protected Species (bats) that might be present at the property and to mitigate for the loss of a breeding bird site (swallows).

16.
Full details of a scheme of dealing with foul sewerage shall be submitted to and approved in writing by the Local Planning Authority and the approved scheme shall be fully implemented in accordance with the approved details before the first beneficial occupation of the dwelling.


Reason:


To ensure the satisfactory drainage of the site and to ensure compliance with the terms of Policy ENV27 of the Unitary Development Plan.

Reason for Granting Planning Permission

The decision to recommend planning permission has been taken in accordance with Section 38 of The Planning and Compulsory Purchase Act 2004, which requires that, in determining a planning application the determination must be in accordance with the Development Plan unless material considerations indicate otherwise.  The Development Plan comprises the Vale of Glamorgan Adopted Unitary Development Plan 1996-2011.
Having regard to Policies ENV 1 - Development in the Countryside, ENV4 - Special Landscape Areas, ENV10 – Conservation of the Countryside, ENV27 - Design of New Developments, HOUS7 - Replacement and Extension of Dwellings in the Countryside, TRAN10 – Parking of the Vale of Glamorgan Unitary Development Plan 1996-2011, and advice within Planning Policy Wales 6, the proposal is considered acceptable in terms of the principle of providing a new dwelling, the impact of the proposed development on the character and visual amenities of the surrounding area, highway safety, amenity space provision and the residential amenity of the neighbouring dwellings.

NOTE:
1. The applicants are advised that all necessary consents / licences must be obtained from Natural Resources Wales (formerly Environment Agency Wales) prior to commencing any site works. The Natural Resources Wales, Ty Cambria, 29 Newport Road, Cardiff, CF24 0TP  General enquiries: telephone 0300 065 3000 (Mon-Fri, 8am - 6pm).
2.
You should note that the building / site may constitute a breeding or resting place (roost) for bats, both of which are protected by law through UK legislation under the Wildlife and Countryside Act (1981) (as amended) and through European legislation under the Habitats Directive (EC Directive 92/43/EC), enacted in the UK through the Conservation Regulations (1994) (as amended). This legislation makes it an absolute offence to either damage or destroy a breeding or resting place (roost), to obstruct access to a roost site used by bats for protection and shelter, (whether bats are present at the time or not) or to intentionally or recklessly disturb a bat/bats within a roost.  It is recommended that a full bat survey of the building/ site (including trees) be conducted by a licensed bat surveyor to ascertain presence or absence of bats/bat roosts. In the event that the survey reveals the presence of bats/roosts, further advice must be sought from Natural Resources Wales on 0845 1306229 or the Council's Ecology Section on 01446 704627.

3.
Where any species listed under Schedules 2 or 5 of the Conservation of Habitats and Species Regulations 2010 is present on the site, or other identified area, in respect of which this permission is hereby granted, no works of site clearance, demolition or construction shall take place unless a licence to disturb any such species has been granted by the Welsh Assembly Government in accordance with the aforementioned Regulations.

Please note that this consent is specific to the plans and particulars approved as part of the application.  Any departure from the approved plans will constitute unauthorised development and may be liable to enforcement action.  You (or any subsequent developer) should advise the Council of any actual or proposed variations from the approved plans immediately so that you can be advised how to best resolve the matter.

In addition, any conditions that the Council has imposed on this consent will be listed above and should be read carefully.  It is your (or any subsequent developers) responsibility to ensure that the terms of all conditions are met in full at the appropriate time (as outlined in the specific condition).

The commencement of development without firstly meeting in full the terms of any conditions that require the submission of details prior to the commencement of development will constitute unauthorised development.  This will necessitate the submission of a further application to retain the unauthorised development and may render you liable to formal enforcement action.
Failure on the part of the developer to observe the requirements of any other conditions could result in the Council pursuing formal enforcement action in the form of a Breach of Condition Notice. 
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Dated:
  2 September 2014

Director of Development Services

IT IS IMPORTANT THAT YOU SHOULD READ THE NOTES

ATTACHED TO THIS FORM.

Note for applicant/agent
THESE NOTES SHOULD ALWAYS BE REPRODUCED WITH COPIES OF THE DECISION NOTICE

NOTES

Notification to be sent to an applicant when a Local Planning Authority refuse planning permission or grant it subject to conditions.

Appeals to the Welsh Government:

· If you are aggrieved by the decision of the Local Planning Authority to refuse permission for the proposed development or to grant it subject to conditions, then you can appeal to the Welsh Government under Section 78 of the Town and Country Planning Act 1990 (as amended).

· If you want to appeal, then you must do so within six months of the date of this notice, using a form which you can get from The Planning Inspectorate, Crown Buildings, Cathays Park, Cardiff CF10 3NQ.

· The Welsh Government can allow a longer period of an appeal, but will not normally be prepared to use this power unless there are special circumstances which excuse the delay in giving notice of appeal.

· The Welsh Government need not consider an appeal if it seems that the Local Planning Authority could not have granted planning permission for the proposed development or could not have granted it without the conditions they imposed, having regard to the statutory requirements, to the provisions of any Development Order and to any directions given under a Development Order.

· In practice, the Welsh Government does not refuse to consider appeals solely because the Local Planning Authority based their decision on a direction given by them.

Purchase Notices:

· If either the Local Planning Authority or the Welsh Government refuses permission to develop land or grants it subject to conditions, the owner may claim that he/she can neither put the land to a reasonable beneficial use in its existing state nor render the land capable of a reasonably beneficial use by the carrying out of any development which has been or would be permitted.

· In these circumstances, the owner may serve a Purchase Notice on the Council.  This notice will require the Council to purchase his/her interest in the land in accordance with the provisions of Part VI of the Town and Country Planning Act 1990 (as amended).

PLEASE NOTE: THIS NOTICE RELATES ONLY TO A PLANNING DECISION AND DOES NOT RELATE TO OTHER LEGISLATION INCLUDING ANY LEGISLATION UNDER:

BUILDING REGULATIONS

LISTED BUILDING LEGISLATION

HIGHWAY LEGISLATION

IF PLANNING CONSENT HAS BEEN GRANTED IT IS ADVISABLE TO ESTABLISH WHETHER ANY OTHER FORM OF CONSENT IS REQUIRED AND TO OBTAIN SUCH CONSENT BEFORE COMMENCING DEVELOPMENT

Please quote the application number in all correspondence.
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