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Land at Pentre Meyrick
Development of 13 affordable homes, access arrangements and associated works, including off-site highway improvements 

BACKGROUND

This application was first reported to Planning Committee on 19 November 2015 with a recommendation for refusal on the following grounds:-

1. By reason of the site's rural location and the absence of adequate links to sustainable modes of transport (in a way which would not prejudice pedestrian and highway safety) occupiers of the proposed development would be overly reliant on the private car to access basic day to day services. The proposal would therefore represent an unsustainable form of development that would be contrary to Policies 2 (Environment) and 8 (Transportation), ENV27-Design of New Developments, HOUS13-Exception Sites for Affordable Housing in the Rural Vale of the Vale of Glamorgan Adopted Unitary Development Plan 1996-2011; and national guidance contained in Planning Policy Wales, TAN6-Planning for Sustainable Rural Communities and TAN18-Transport.

2. By reason of the site's rural context, the lack of a clear physical relationship to an established settlement and the absence of an agricultural / forestry / rural enterprise need, the proposal represents an unjustified form of residential development in the countryside that would detract from the undeveloped and unspoilt character of the surrounding rural landscape. The development is therefore contrary to Policies ENV1-Development in the Countryside, ENV10-Conservation of the Countryside, ENV27-Design of New Developments, HOUS2-Additional Residential Development, HOUS3-Dwellings in the Countryside, HOUS8-Residential Development Criteria, HOUS13-Exception Sites for Affordable Housing in the Rural Vale, and Strategic Policies 1 & 2-The Environment and 3-Housing of the Vale of Glamorgan Adopted Unitary Development Plan 1996-2011; Supplementary Planning Guidance on Affordable Housing, Sustainable Development, Design in the Landscape; and national guidance contained in Planning Policy Wales, TAN2-Planning and Affordable Housing, TAN6-Planning for Sustainable Rural Communities, and TAN12-Design.

3. The applicant has failed to agree to adequately mitigate the impact of the proposed development in terms of education, sustainable transport facilities, public art and public open space, via an appropriate Section 106 agreement. The development would therefore fail to provide appropriate facilities to meet the needs arising from this residential development in this isolated location, contrary to the aims of Policies 2 (Environment) and 8 (Transportation), ENV27-Design of New Developments, HOUS8-Residential Development Criteria, HOUS13-Exception Sites for Affordable Housing in the Rural Vale, REC3-Provision of Open Space within New Residential Developments, and REC6-Children’s Playing Facilities of the Vale of Glamorgan Adopted Unitary Development Plan 1996-2011; Supplementary Planning Guidance on Affordable Housing, Sustainable

Development, and Planning Obligations; and national guidance contained in Planning Policy Wales, TAN2-Planning and Affordable Housing, TAN6-Planning for Sustainable Rural Communities, TAN12-Design, TAN16-Sport, Recreation and Open Space, and TAN18-Transport.

At the meeting Committee Members determined to defer the application requesting that officers continue to seek a resolution to the highway objection by the provision of a safe crossing for the A48 near the site.

Since that date officers have been in negotiation with the applicants, in particular the Council’s Highways Development team in relation to the off-site highway works. The application is now being reported back to Committee after the conclusion of these negotiations. The following is a re-cap of the issues raised in the initial report and the revised assessment of these with the conclusion of the negotiations requested by Committee Members.  

SITE AND CONTEXT

The application site as edged red extends to an area of approximately 0.4 ha and comprises predominantly agricultural land. There is an existing track that runs across the southern section of the site and gives access to private residences ‘West House’ and ‘Crosswinds’ which lie to the south west of the site. In addition the south-eastern corner includes a grass verge and crossover that forms part of the adopted B4268 highway.

The site is located immediately to the north of a group of existing houses at Nash View. These form part of a larger collection of housing and the commercial business at Cross Farm, Pentre Meyrick, which are clustered around the northern side of the main junction on the A48.

The site lies within the countryside and outside of any residential settlement boundary as defined in the Unitary Development Plan.

DESCRIPTION OF DEVELOPMENT

This is an application for full planning permission for the development of the site for 13 No. affordable residential units. These will include 2 No. two bed bungalows, 1 No. three bed dormer bungalow, 4 No. two storey, two bed houses, and 6 No. two storey, three bed houses. 

The design of the proposed dwellings will be a simple traditional form and include a mix of finishes of coloured render, reconstituted stone, and slate effect tiles.
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The proposed layout shows a new access road positioned centrally on the site running north off the existing unadopted access track to the south. The proposed dwellings will be sited around, and fronting onto this road, which will have a turning head on its north eastern side. This will connect to the adopted highway and will include improvements to the existing southern track to provide a 5.5m carriageway with a 2m footpath and dropped pedestrian crossing facility on its northern side, and a 2m adoptable verge to the south.
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The application is accompanied by a Design and Access Statement (DAS); a Planning Statement; an Ecological Assessment by David Clements Ecology; an Agricultural Considerations Report by Kernon Countryside Consultants Ltd; a Statement of Community Involvement; and a Public Transport Trip Generation Assessment.

Following the deferment further details have been submitted to demonstrate how safe access can be achieved across the A48. These indicate a number of off-site highway works which include, new and improved pedestrian footways from the site to the A48, street lighting, and a Puffin crossing on the A48. 
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PLANNING HISTORY

None on the application site itself. However, there have been applications for new dwellings in the vicinity, including:-

1982/00819/OUT -  Pentre Meyrick House (opposite eastern side of the B4268 from the application site) - Two dwellings -  Refused 16 September 1982 for reasons including, to preserve the countryside there shall be no additional development other than that necessary for agriculture or forestry; no agricultural justification for development; would intensify isolated development in the countryside unrelated to any existing community or facilities; and detrimental to trees protected by TPO No. 21 (A12).  A subsequent appeal was dismissed on 28 November 1983.  

1992/00849/OUT - Land to the west of application site and north of Crosswinds - Retirement home for staff and tenants at Penllyn Farm Estate - Refused 20 October 1992 on the grounds of unjustified dwelling in the countryside.  A subsequent appeal was dismissed on 4 March 1993. 

2009/00805/OUT - Pentre Meyrick House (opposite eastern side of the B4268 from the application site) - Detached dwelling and garage - Refused 4 December 2009 for the following reason:

“The proposed development by reason of its location and siting in the countryside divorced from any settlement would represent an unjustified dwelling within the countryside in an unsustainable location. The development is therefore contrary to Policies ENV1 (Development in the Countryside), ENV10 (Conservation of the Countryside) and HOUS 3 (Dwellings in the Countryside) of the Vale of Glamorgan Adopted Unitary Development Plan 1996-2011.”

2013/00007/FUL – Pentre Meyrick House (opposite eastern side of the B4268 from the application site) – Proposed four bed dwelling – Withdrawn 8 April 2013.

CONSULTATIONS

The following are the consultation responses prior to the first report to Planning Committee on 19 November 2015
Penllyn Community Council – No objection provided it is involved in the development of the local lettings policy for future occupation of the dwellings.


Natural Resources Wales – No adverse comments to make on the application.


Dwr Cymru/Welsh Water – Have requested that their standard Conditions and Advisory notes be attached to any permission. These relate to foul, surface and land drainage. They also note that the site is crossed by a public sewer and that no development will be permitted within 3m either side of the centreline of the sewer. 


Glamorgan Gwent Archaeological Trust – The Trust indicate that the proposals will require archaeological mitigation. The Historic Environment Record shows the site close to the location of a Roman road, linking forts at Cardiff and Neath, and the Llangan Road, a postulated Roman road linking the uplands to the coast. There is extensive evidence for prehistoric, Roman and medieval activity in the immediate vicinity of the application site and numerous find spots. As such they recommend a condition be attached to any permission requiring the submission of a written scheme of archaeological investigation prior to the commencement of development. 


Crime Prevention Design Advisor – Have undertaken an analysis of crime in the area which shows overall crime in the Pentre Meyrick area is below average for the South Wales Police area. It is noted that most of the 30 reported incidents in the past year were traffic/road related. They note that it is a requirement that all affordable/social housing achieves the Secured by Design Award and request that the preferred developer contact them to clarify several issues in relation to the detail of the application.  


The Council’s Housing Enabler, Public Sector Housing – Confirms there is a demonstrated need for additional affordable housing in the Vale. The Homes4U waiting list shows a considerable current need in the Cowbridge ward with 160 people requiring homes and a further 59 households who have stated they require housing “Anywhere in the Rural Vale”. The Housing Strategy department confirms its support for the proposal. A full copy of their comments is attached at Appendix A.

The Council’s Ecology Team - Welcome the provision of the ecological survey and support the recommendations made in Section 6. These recommendations for protection of birds, reptiles and hedgerows during development can be secured through planning conditions at the appropriate time. However, they recommend further enhancements should be made such as:- a native species hedgerow to the new northern boundary in place of the proposed close boarded fence; bird and or bat nesting/roosting sites be provided in at least 25% of the new build; boundaries to the site to remain unlit, and unspoiled by light pollution and a scheme of lighting to be agreed; and all landscape and boundary planting to comprise locally occurring native species.

The Council’s Legal, Public Protection and Housing Services Directorate - Environmental Health – Pollution Section – No comment to make regarding the application.


The Council’s Strategic Property Estates Section – Consulted on 19 August 2014. No comments received to date.


The Council’s Highway Development Team – Initially notified on 19 August 2014 and re-notified on 14 September 2015. Their comments received on 9 November 2014 stated:

“The Highway Authority would inform the Local Planning Authority that the site is located fronting onto Ruthin Road approximately 135m North of its junction with the A48 which is a high speed road which has had a number of road traffic collisions at this location.

The Highway / Planning Authority have previously met with the developer and their consultants to discuss the scheme proposals which identified a number of internal changes required to the highway layout, onsite parking facilities for individual plots, the provision of suitable bus stop facilities along Ruthin Road to improve rural transport facilities and footway links and to cater for school transport generated by the development and the provision of a suitably designed and located pedestrian crossing facility across Cowbridge Road (A48) linking the site with the existing historic public Transport facilities with Cardiff / Cowbridge to the East and Bridgend to the west.

The Highway Authority would advise the Local Planning Authority that the latest Plans produced for Hafod Homes, reference (PA) 1007A Highway Works & (PA) 1003 Road Levels appear to have taken on board our requirements for minimum widths of roads, footways and the provision of parking in accordance with the Councils Parking Standards. However, the developer has not incorporated our requirement for a safe pedestrian crossing facilities across Cowbridge Road (A48) and the provision of suitable bus stop facilities and footway link along Ruthin Road.

The Highway Authority would raise an objection to the proposals as submitted based on the following:-

1.
The proposed development will generate additional pedestrian movements to and from 
existing public Transport facilities located on the Cowbridge Road (A48) without the appropriate safe pedestrian crossing facilities to the detriment of highway / public safety.

2.
The proposed site is remote from local service provisions and the failure to incorporate the new Public Transport Facilities along Ruthin Road and appropriate safe pedestrian crossing facilities across Cowbridge Road (A48) does not encourage the use of Public Transport Facilities to reduce the reliance over the private car contra to National & Local Policy.

The Council’s Highways and Engineering Drainage Section – Consulted on 19 August 2014. No comments received to date.


The Council’s Education Section – Consulted on 3 October 2014. No comments received to date.

Consultation responses following first report to Planning Committee on 19 November 2015
The Council’s Highway Development Team - Initial comments 22 July 2016 - Further to reviewing additional details submitted in relation to the above, the proposed pedestrian crossing along Cowbridge Road (A48) is required to be provided in the form of a Puffin Crossing, as per drawing No. 004 Rev D.  In addition, in order that a formal assessment of the crossing can be undertaken, a Stage 1 Road Safety Audit (including the designer’s response) is required to be submitted.  Furthermore, the extents of the proposed 40mph speed limit along the A48 are required to be shown on plan. Finally, the existing and proposed footways connecting the proposed crossing to the site are required to be upgraded / provided at a width of 2.0m and include the provision of street lighting facilities, which are required to be shown on the submitted drawings.  

Final comments 13 October 2016 - Further to reviewing amended plans in relation to the above, it is considered that the proposals are now acceptable, subject to the following details being made conditional to the planning consent.

1. Before commencement of any works, full engineering details of the proposed pedestrian crossing along the A48, the widening of existing and the provision of new pedestrian footways along the adjacent highway and additional street lighting facilities, shall be submitted to and agreed in writing by the Local Planning Authority.  Thereafter, the proposed works shall be undertaken in accordance with the approved details before beneficial occupation of the development.  Reason:  To ensure adequate pedestrian and street lighting facilities are provided along the adjacent highway, in the interests of highway safety.

2. Before commencement of any works, full engineering details of the internal site layout, including the means of access from the adjacent highway and associated street lighting facilities as shown on drawing number (PA)1003, shall be submitted and approved in writing by the Local Planning Authority.  Thereafter, the proposed works shall be undertaken in accordance with the approved details and completed before beneficial occupation of the development.  Reason: To ensure that all works are undertaken in accordance with the Council’s standard details for adoption, in the interests of highway safety.

REPRESENTATIONS

The occupiers of neighbouring properties were notified on 19 August 2014. In addition the application was advertised on site and in the press on 5 and 11 September 2014 respectively. The following comments were received as a result of these notifications.

Representations of objection to the proposal were received from the occupiers of ‘Crosswinds’, ‘West House’, 2, 4 and 6 Nash View, 2 Holly Cottage, and 23 Fferm Goch, Llangan. This total of eleven individual representations are all available on file for Committee Members to view. However, in summary the main points of concern relate to:-

· ‘Greenfield’ agricultural land not within the development plan and would compromise the ‘ethos’ of the LDP, with ‘brownfield’ sites available, such as Llandow.


· Adversely affect the quiet country surroundings and tourism.


· Highway safety issues, including, increased traffic with exacerbation of dangers at junction; already problems with parking at Nash View; increase dangers to Llangan school; no safe walking to school; affect the use of the private way.


· No infrastructure to support the houses, including, no available local facilities or amenities (such as shops, social meeting places, safe children’s play area); Llangan school already full; and poor and expensive bus service. 


· Adverse effect on ecology.


· Risk from groundwater flooding.


· Other such housing developments in the area have been refused.


· Would set precedent for further such expansion.


· Devaluation of property.


· Disruption during construction.

The AM Andrew RT Davies submitted a letter in support of the objectors.  This is reproduced at Appendix B, however, the main concerns highlighted relate to:- the potential impact on local services such as Llangan school and local GPs; increase in road traffic at a dangerous junction; and no provision for shared equity or alternative means to purchase long term.

Representations in support of the proposal were submitted by the occupiers of Moorlands House, Penllyn, and 2 Holly Cottage, Pentre Meyrick (a different occupier from the above noted objection). In addition a letter from the occupier 7 Leoline Close in Cowbridge expressed an interest in future occupation.

The applicant’s agent has submitted representations in support of the proposal. A copy of one such submission is attached at Appendix C as being generally indicative of the arguments made. 

Following the deferment of the application at Planning Committee on 19 November 2015 neighbour re-notification was undertaken on 11 July 2016.
A total of a further 10 No. representations have been submitted from the occupiers of 2 and 4 Nash View, ‘Crosswinds’, ‘Coach House’, ‘West House’, ‘Pentre Meyrick House’, and 23 Fferm Goch, all of which are available on file for Committee Members inspection. However, representations from occupiers of ‘Crosswinds’ and ‘West House’ are reproduced at Appendix D as being general indicative of the objections that are maintained to the proposal.

REPORT

Planning Policies and Guidance

Unitary Development Plan:

Section 38 of The Planning and Compulsory Purchase Act 2004 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 for the area comprises the Vale of Glamorgan Adopted Unitary Development Plan 1996-2011, which was formally adopted by the Council on 18 April 2005, and within which the following policies are of relevance:

Strategic Policies:

POLICIES 1 & 2 - THE ENVIRONMENT.

POLICY 3 - HOUSING.

POLICY 7 - TRANSPORTATION NETWORK IMPROVEMENT.

POLICY 8 - TRANSPORTATION.

Policy:

POLICY ENV1 - DEVELOPMENT IN THE COUNTRYSIDE.

POLICY ENV2 - AGRICULTURAL LAND.

POLICY ENV10 - CONSERVATION OF THE COUNTRYSIDE.

POLICY ENV11 - PROTECTION OF LANDSCAPE FEATURES. 

POLICY ENV16 - PROTECTED SPECIES.

POLICY ENV18 - ARCHAEOLOGICAL FIELD EVALUATION.

POLICY ENV19 - PRESERVATION OF ARCHAEOLOGICAL REMAINS.

POLICY ENV27 - DESIGN OF NEW DEVELOPMENTS.

POLICY ENV28 - ACCESS FOR DISABLED PEOPLE.

POLICY ENV29 - PROTECTION OF ENVIRONMENTAL QUALITY.

POLICY HOUS2 - ADDITIONAL RESIDENTIAL DEVELOPMENT.

POLICY HOUS3 - DWELLINGS IN THE COUNTRYSIDE.

POLICY HOUS8 - RESIDENTIAL DEVELOPMENT CRITERIA – POLICY HOUS 2 SETTLEMENTS.

POLICY HOUS12 - AFFORDABLE HOUSING.

POLICY HOUS13 - EXCEPTION SITES FOR AFFORDABLE HOUSING IN THE RURAL VALE.

POLICY TRAN10 - PARKING.

POLICY REC3 - PROVISION OF OPEN SPACE WITHIN NEW RESIDENTIAL DEVELOPMENTS.

POLICY REC6 - CHILDREN’S PLAYING FACILITIES.

Whilst the UDP is the statutory development plan for the purposes of section 38 of the 2004 Act, some elements of the adopted Vale of Glamorgan Unitary Development Plan 1996-2011 are time expired, however its general policies remain extant and it remains the statutory adopted development plan. As such, both Chapters 2 and 4 of Planning Policy Wales (Edition 8, 2016) (PPW) provide the following advice on the weight that should be given to policies contained with the adopted development plan: 

‘2.8.4 It is for the decision-maker, in the first instance, to determine through monitoring and review of the development plan whether policies in an adopted [Development Plan] are outdated for the purposes of determining a planning application. Where this is the case, local planning authorities should give the plan decreasing weight in favour of other material considerations such as national planning policy, including the presumption in favour of sustainable development (see section 4.2).’

‘4.2.4 A plan-led approach is the most effective way to secure sustainable development through the planning system and it is important that plans are adopted and kept regularly under review (see Chapter 2). Legislation secures a presumption in favour of development in accordance with the development plan for the area unless material considerations indicate otherwise (see 3.1.2). Where: 

· there is no adopted development plan or 

· relevant development plan policies are considered outdated or superseded or 

· where there are no relevant policies 
there is a presumption in favour of proposals in accordance with the key principles (see 4.3) and key policy objectives (see 4.4) of sustainable development in the planning system. In doing so, proposals should seek to maximise the contribution to meeting the local well-being objectives.’
With the above advice in mind, the policies relevant to the consideration of the application subject of this report are not considered to be outdated or superseded. The following policy, guidance and documentation support the relevant UDP policies.

Planning Policy Wales:

National planning guidance in the form of Planning Policy Wales (Edition 8, 2016) (PPW) is of relevance to the determination of this application, in particular, Chapter 3-Making and Enforcing Planning Decisions, including paragraphs 3.1.2 and 3.7; Chapter 4-Planning for sustainability, including paragraphs 4.1.1, 4.3.1, 4.4.3, 4.6.3-Priorties for rural areas, 4.6.4, 4.7-Sustainable settlement strategy, and  4.10-Conserving agricultural land; Chapter 5-Preserving and improving natural heritage and the coast, including paragraphs 5.1.1 and 5.2-Caring for biodiversity; Chapter 6-Conserving the historic environment, including paragraph 6.1.1, 6.1.2 and 6.5.1; Chapter 8- including paragraphs 8.7.1 and 8.7.3; Chapter 9-Housing, including paragraphs 9.2.22, 9.2.23, 9.3.1, and 9.3.6-New house building and other new development in the countryside.
Technical Advice Notes:

The Welsh Government has provided additional guidance in the form of Technical Advice Notes. The following are of relevance:  

· TAN 1 - Joint Housing Land Availability Study.

· TAN 2 - Planning and Affordable Housing.

· TAN 5 - Nature Conservation and Planning, including paragraphs 1.6.1 and 4.6.

· TAN 6 - Planning for Sustainable Rural Communities, including paragraph 4.2. 

· TAN 12 - Design, including paragraphs 2.6, 5.5.1, 5.5.2, 5.8-Rural areas, and 5.11-Housing design and layout.
· TAN 16 - Sport, Recreation and Open Space, including paragraph 4.15
· TAN 18 - Transport, including chapter 3-Location of development.

Supplementary Planning Guidance:

In addition to the adopted Unitary Development Plan, the Council has approved Supplementary Planning Guidance (SPG). The following SPG are of relevance:

· Affordable Housing SPG. 

· Vale of Glamorgan Housing Delivery Statement 2009 (which partly supersedes the Affordable Housing SPG above). 

· Sustainable Development SPG.
· Amenity Standards SPG. 

· Biodiversity and Development| SPG.

· Design in the Landscape| SPG, including, DG1-Sustainable development.

· Model Design Guide for Wales|.

· Planning Obligations| SPG.

· Public Art| SPG.

· Trees and Development| SPG.

The Local Development Plan: 

The Vale of Glamorgan Deposit Local Development Plan (LDP) was published November 2013. The Council is currently at Examination Stage having submitted the Local Development Plan to the Welsh Government for Examination.  Examination in Public commenced in January 2016. Following the initial hearing sessions the Inspector gave the Council a number of Action Points to respond to. The Council has considered and responded to all Action Points and has produced a schedule of Matters Arising Changes, which are currently out to public consultation. Further hearing sessions are expected in January 2017.

With regard to the weight that should be given to the deposit plan and its policies, the guidance provided in Paragraph 2.8.1 of Planning Policy Wales (Edition 8, 2016) (PPW) is noted. It states as follows:

‘2.8.1 The weight to be attached to an emerging LDP (or revision) when determining planning applications will in general depend on the stage it has reached, but does not simply increase as the plan progresses towards adoption. When conducting the examination, the appointed Inspector is required to consider the soundness of the whole plan in the context of national policy and all other matters which are material to it. Consequently, policies could ultimately be amended or deleted from the plan even though they may not have been the subject of a representation at deposit stage (or be retained despite generating substantial objection). Certainty regarding the content of the plan will only be achieved when the Inspector delivers the binding report. Thus in considering what weight to give to the specific policies in an emerging LDP that apply to a particular proposal, local planning authorities will need to consider carefully the underlying evidence and background to the policies. National planning policy can also be a material consideration in these circumstances.’
In line with the guidance provided above, the background evidence to the Deposit Local Development Plan is relevant to the consideration of this application insofar as it provides factual analysis and information that is material to the issues addressed in this report in particular, the following background papers are relevant: 

· Agricultural Land Classification background paper (2015) (Also see LDP Hearing Session 1 Action Point 12 response).

· Affordable Housing Viability Update Report (2014) (Also see LDP Hearing Session 6 Action Point 3 to 9 responses).

· Affordable Housing Delivery Update Paper (2016) (LDP Hearing Session 6 Action Point 2 response).

· Vale of Glamorgan Local Housing Market Assessment (LHMA) 2015.

· LDP Housing Land Supply Trajectory 2011-26 (September 2016).

·  (LDP Hearing Session 2 and 3, Action Point 4, 6, 7, 9 and 10 response)Housing Provision Background Paper (2015) (Also see LDP Hearing Session 2 and 3 Action Point 3 and 5 response).

· Housing Supply Background Paper (2013) (Also see LDP Hearing Session 2 and 3 Action Point 5 response).

· Joint Housing Land Availability Study (2014). 

· Vale of Glamorgan Housing Strategy - (2015-2020).

· Open Space Background Paper (2013).

· Sustainable Settlements Appraisal Review (2016). 

Other relevant evidence or policy guidance:

Conservation of Habitats and Species Regulations 2010.

Welsh Office Circular 60/96-Planning and the Historic Environment: Archaeology.
Circular 13/97 – Planning Obligations. 

The Community Infrastructure Levy Regulations 2010.
Issues

In assessing the proposal against the above policies and guidance it is considered that the main issues relate to the justification and sustainability of the site for new residential development; the impact on the character of the surrounding countryside; the effect on highway and pedestrian safety; neighbouring and general residential amenity; and appropriate S106 planning obligations; all bearing in mind the affordability of the housing proposed. These issues are all considered afresh following the deferment requested by Committee Members and the negotiations with Council officers undertaken since.

Justification and sustainability

The earlier report on the application outlined the policy background to the proposal noting that the site lies in the countryside where policies ENV1 and HOUS3 restrict development in such locations, an approach supported by national guidance with paragraph 9.2.22 of Planning Policy Wales (PPW) which notes:

“In order to safeguard the character and appearance of the countryside, to reduce the need to travel by car and to economise on the provision of services, new houses in the countryside, away from existing settlements recognised in development plans or from other areas allocated for development, must be strictly controlled.”  

Reference was also made to policies HOUS2 and HOUS8 of the UDP noting that Pentre Meyrick is omitted from the list of rural settlements identified under this policy, and concluding that the development would not meet the requirements of these policies. Furthermore consideration was given to policy HOUS13 of the UDP which allows for exception sites for affordable housing within the rural Vale subject to a number of criteria including “the site is within or adjoining an existing settlement boundary” which this site is not. Again it was concluded that the proposal did not comply with the policy and must therefore be considered as a departure from the development plan.

Section 38 of The Planning and Compulsory Purchase Act 2004, requires that the Council determine an application in accordance with the development plan unless material considerations indicate otherwise. Paragraph 9.2.23 of PPW is a material consideration, it states:-

“The special provision of affordable housing exception sites must be considered to help ensure the viability of the local community. To support policies, local planning authorities should refer to their up-to-date local housing market assessment or local survey. Policies should make clear that the release of small housing sites within or adjoining existing settlements for the provision of affordable housing to meet local needs which would not otherwise be allocated in the development plan, is an exception to the policies for general housing provision. Such policies must be fully justified, setting out the type of need and the kind of development which fall within their terms.”

The applicant’s agents put forward a case for the site to be considered as an exception which related to the need for affordable housing and the argument that the site is a sustainable one. The previous report did not accept this argument and outlined why it was considered unsustainable. This included the lack of services and poor accessibility, which was highlighted by objectors, with reference made to the route having no pavements and being very unsafe for pedestrians as it carries considerable traffic, including heavy vehicles, with links from the north and the M4, to the south beyond the A48, including Llandow and Llantwit Major. It was also noted that the proposal would put pressure on local services as outlined by the existing residents and supported by their AM Andrew RT Davies (see Appendix B). Criterion (ix) of policy HOUS13 was highlighted as it requires that adequate community and utility services exist, are reasonably accessible or can be readily or economically provided. The applicants were requested to explore the provision of facilities to improve pedestrian safety and thereby the accessibility to public transport but they previously dismissed this as unnecessary (see Appendix C). 
Notwithstanding the above position, as outlined in more detail in the previous report, Committee Members recognised the level of need for affordable housing in the Rural Vale (discussed further below) and deferred the application to allow for consideration of off-site highway works to overcome the highway objection. This has now concluded, and the Council’s Highway section have agreed an appropriate scheme for improvements to the existing highway network. These are examined in more detail below. However, on the basis that the proposed works will allow for an improved, safer link to the bus services along the A48, it is considered that this will provide for a more sustainable development with access to public transport services that overcomes the first reason for refusal in the previous recommendation.  

Affordable Housing Need

In 2015, the Council undertook an update to the Local Housing Market Assessment (LHMA) in order to determine the level of housing need in the Vale of Glamorgan. The LHMA concluded that an additional 559 affordable housing units (for rent or low cost home ownership) are required each year over the next five years to meet demand. It is recognised that the planning system cannot currently deliver enough housing to meet this demand and there is an acute shortage of affordable housing in the Vale of Glamorgan. The Council is using the various mechanisms available to try to maximise the supply of affordable housing to meet needs. The proposal for 13 affordable housing units would help towards meeting rural affordable housing needs in this area and this is a significant material consideration.

Highways
The previous report outlined the Highway objections to the proposal. The applicants were advised that in addition to the highway improvements to the existing access, and the provision of a suitable internal road and off-site parking, a number of off-site highway works are considered necessary, in particular, the provision of a safe pedestrian crossing over the A48 to the south of the site to allow access to the existing bus stops on this strategic corridor. These works were considered to be essential to ensure that the site had access to an alternative mode of transport other than the private car, which is an essential pre-requisite for sustainable development. Despite this the applicants considered that providing an appropriate crossing (such as a signalised crossing) would be cost-prohibitive given the scale and form of development proposed. However it was highlighted that the provision of a safe pedestrian crossing was considered both reasonable and necessary bearing in mind the unsustainable nature of the site, and would be in line with local and national policy. Strategic policy 7 of the UDP seeks improvements to the transportation network, including, local schemes necessary for environmental and safety reasons, and schemes to encourage travel by cyclists and pedestrians. This approach is also supported by national guidance, with paragraph 8.7.3 of PPW stating:-

“It is also expected that the proposed access to a development will reflect the likely travel patterns involved. It should ensure that people can reach the development, as far as practicable, by walking, cycling and public transport, as well as by car. Large-scale development proposals may merit special traffic measures or road works to cater for them in the existing network. They may also require other works within the overall transport network, for example new rail infrastructure. Where transport improvements will be needed to enable the proposal to go ahead, these should normally be provided first.”
In addition paragraph 8.7.5 of PPW states:-

“Where necessary, planning conditions may legitimately be imposed on the grant of planning permission to secure on-site transport measures and facilities as part of the proposed development. Planning obligations may also be used in appropriate circumstances to secure off-site improvements in public transport, walking and cycling, where such measures would be likely to influence travel patterns to the site involved.”
Following the Committee Members’ deferral of the application, the Council’s Highway Development team have been working with the applicants to achieve an acceptable solution to the highway objection. This is now concluded and the highway objections have been removed. The Council’s Highway Development Team have indicated that the proposed pedestrian crossing along the A48 is required to be provided in the form of a Puffin Crossing, as per drawing No. 004 Rev D. In addition, the existing and proposed footways connecting the proposed crossing to the site are required to be upgraded / provided at a width of 2m and include the provision of street lighting facilities. They have requested a number of conditions be imposed on any consent, including, full engineering details of the proposed pedestrian crossing along the A48, the widening of existing and the provision of new pedestrian footways along the adjacent highway and additional street lighting facilities, plus full engineering details of the internal site layout, including the means of access from the adjacent highway and associated street lighting facilities as shown on drawing number (PA)1003 (see Conditions 3 and 4). 

Impact on the surrounding countryside

In assessing the visual impact of the development in the previous report reference was made to the criteria outlined in policy HOUS13, including criterion (iv) which requires that the scale and form of the proposed development is in keeping with surroundings uses, whilst criterion (v) requires that there is no unacceptable effect on the amenity or character of existing or neighbouring environments by virtue of certain factors, including visual intrusion. 

The applicants agent’s supporting Planning Statement noted at paragraph 5.2.41:-

“It is therefore considered that this form of development, at this location, will not be viewed as an incursion into the open countryside nor is it considered would cause significant and adverse harm to the rural character of the area.”

The previous report did not accept this, referring to the scale of the development, comparative to the existing houses, and the predominantly rural context of the site. The renewed neighbour objections have also repeated concerns over the intrusive nature of the development. This impact will be particularly prominent on approach from the north, and east from Penllyn. Notwithstanding this, as already noted, the application was deferred by Committee Members. 

It is recognised that the new proposals for the off-site highway works will not reduce the visual impact previously referred to above. However, with the acceptance that the proposal is now a sustainable one, and bearing in mind the continued need for affordable housing in the Vale, on the balance of planning considerations it is no longer considered to be sufficient to warrant the refusal of the application. It was previously acknowledged that suitable landscaping of the site would serve to screen the development. As such, it is considered that any permission can be conditioned to ensure that an appropriate landscaping scheme is agreed for the site, (see Conditions 7, 9 and 10).

Neighbouring and residential amenity
The issue of the likely impact on the residential amenities of the existing occupiers, was considered in the previous report where it was accepted that the position of the proposed new dwellings is unlikely to adversely affect the neighbours in relation to issues of privacy, overshadowing or of an overbearing nature. This remains the case. 

As regards the residential amenity of the future occupiers of the proposed dwellings, again this remains unchanged. The Council’s Amenity Standards SPG requires a minimum provision of private amenity space of 1m² per 1m² of gross floor area of the dwellings. It is noted that a number of the plots fall short of this. Indeed comparative to the existing houses at Nash View the layout plan identifies a much more restricted provision and a higher density of development. However, it is not considered that this shortfall in private amenity space would justify a refusal given that adequate provision is made to meet basic needs and the Council is advocating higher densities to make better use of land. 

The previous report also referred to the lack of on-site open space or play facilities, with reference made to criterion (vii) of HOUS13 and policies REC3-Provision of open space within residential developments and REC6-Children’s Playing Facilities. Since the previous report there has been a material change in Council’s approach to planning obligations in respect of developments proposed by Registered Social Landlords (RSLs) because of their particular funding constraints and the high demand for affordable housing in the Vale of Glamorgan. This is explored in more detail below.

S106 Planning obligations
The previous report outlined the planning obligations that were considered necessary if the application were acceptable in all other respects. The requested contributions included, the securing of 100% affordable housing provision on the site in perpetuity; education, including a contribution of £72,316.30 to meet nursery and primary education needs, and £43,586.84 to meet secondary education needs; a contribution of £26,000 towards sustainable transport and £7,750 toward school transport; public art; and a contribution of £29,640 towards off-site public open space. At the time the applicant’s agent made the case that because the development relates to affordable housing it should not need to meet the planning obligations required to mitigate the negative impacts of the development outlined within the report. The agents state in their letter of 6 August 2015:-

“It is considered that the requested planning obligations should be considered in view of the nature of the scheme. Significant weight should be given to the provision of affordable housing and particularly the benefits which the scheme will provide, in considering the S106 contributions that have been suggested.”  
This approach to the provision of 100% affordable housing by RSLs is now accepted by the Council as a principle. On 5th September 2016, Cabinet agreed that schemes for 100% affordable housing developments of twenty-five residential units or less delivered either by the Council or its four Housing Association Partners (Hafod Housing, Newydd Housing, United Welsh Housing and Wales & West Housing) will be exempt from paying financial planning obligations (Minute C3271). Historically, as outlined above, for the majority of 100% affordable housing developments financial contributions were usually sought for sustainable transport, education, public open space, community facilities and public art, in order to mitigate the impact of such a development, in accordance with the Council’s Planning Obligations SPG and evidence contained with the LDP background papers. However, due to the relatively limited subsidy available for providing affordable housing and the overall cost of delivering new affordable housing, such contributions often made a site marginally unviable. Consequently, this approach seeks to maximise the use of Council funding and any subsidy available to RSLs, in order to maximise the delivery of affordable housing units.

The current proposal for 13 No. residential units is being promoted by Hafod Housing, which is one of the Council’s recognised RSL Partners. The scheme therefore complies within the criteria for this exception. It is recognised that the lack of section 106 financial contributions for matters such as sustainable transport, public open space, community facilities and education will inevitably lead to pressure from future residents for those Council Service Areas to meet their needs through their own budgets as service providers. However, there is a critical need in the Vale of Glamorgan for affordable housing and previous research has shown that if a person does not live in a stable and good quality home, it can have a detrimental impact on both their health and educational attainment. Therefore this is a policy decision to prioritise affordable housing over other service areas, and it is considered upon balance acceptable. Thus it is considered that the third reason for refusal in the previous recommendation is no longer relevant.

Notwithstanding the above position, there is still the need to enter into a S106 legal agreement to ensure that the 100% of the units remain affordable in perpetuity and is subject to a local lettings policy in accordance with the advice in TAN 2 which states: 

“12.2 Development plans and/or Supplementary Planning Guidance (SPG) should set out the circumstances where local planning authorities will use planning conditions or planning obligations to ensure that the affordable housing provided is occupied in perpetuity by people falling within particular categories of need. Local planning authorities should not normally impose additional occupancy controls where a registered social landlord is to be responsible for the management of the affordable housing, although on rural exceptions sites authorities should satisfy themselves of the adequacy of occupancy controls to ensure that the housing continues to serve its intended purpose in the future, and this may involve the use of conditions and planning obligations.”

There is also the required planning obligations administrative fee.

Planning Obligations Administration Fee

From 1 January 2007 the Council introduced a separate fee system for progressing and the subsequent monitoring of planning agreements or obligations. The fee is calculated on the basis of 20% of the application fee or 2% of the total level of contributions sought whichever is the higher.  In this case the fee would be £850 which relates to 20% of the application fee.

Other issues
As regards the other issues highlighted in the previous report, it is considered that these remain unaltered, and include the following.

On the issue of ecology it is noted that some concern has been raised by neighbours, however, the Council’s Ecology team has not raised any objections but requested additional information in relation to further enhancements, including, the provision of a native species hedgerow to the new northern boundary in place of the proposed close boarded fence, and consideration of lighting to ensure minimum impact from light pollution (see Condition 11).
The Council’s archaeological advisors, Glamorgan Gwent Archaeological Trust, have advised that the proposals will require archaeological mitigation, and have recommended a condition be attached to any permission requiring the submission of a written scheme of archaeological investigation prior to the commencement of development (see Condition 12). 


In relation to drainage, a neighbour objection refers to a risk from groundwater flooding. However, both NRW and Welsh Water have no objections to the proposal. Welsh Water have requested that their standard Conditions and Advisory relating to foul, surface and land drainage be attached to any permission. They also note that the site is crossed by a public sewer and that no development will be permitted within 3m either side of the centreline of the sewer. 

In view of the above it is considered that of the previous reasons for refusal, 1 and 3 are no longer relevant. As for reason 2, whilst the visual impact of the development on the surrounding countryside remains the same, it is considered that the critical need for affordable housing overrides this harm, particularly in light of the off-site highway improvements, which enhance the sustainability of the site, and bearing in mind landscape mitigation measures.   

REASON FOR RECOMMENDATION

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 regards to Policies SP1 - Delivering the Strategy, SP3 - Residential Requirement, SP4 - Affordable Housing Provision, SP7 - Transportation, SP10 - Built and Natural Environment, MG1 - Housing Supply in the Vale of Glamorgan, MG4 - Affordable Housing, MG21 - Sites of Importance for Nature Conservation, Regionally Important Geological and Geomorphological Sites and Priority Habitats and Species, MD1 - Location of New Development, MD2 - Design of New Development, MD3 - Provision for Open Space, MD4 - Community Infrastructure and Planning Obligations, MD6 - Housing Densities, MD7- Environmental Protection, MD8 - Historic Environment, MD9 - Promoting Biodiversity and MD10 - Affordable Housing Developments Outside Settlement Boundaries of the Vale of Glamorgan Adopted Local Development Plan 2011-2026, Supplementary Planning Guidance on Affordable Housing, Sustainable Development, Design in the Landscape, Amenity Standards, Biodiversity and Development, and Planning Obligations; and national guidance contained in Planning Policy Wales, TAN2 - Planning and Affordable Housing, TAN5 - Nature Conservation and Planning, TAN6 - Planning for Sustainable Rural Communities, TAN12 - Design, TAN16 - Sport, Recreation and Open Space, and TAN18 -Transport; it is considered that the additional proposals for off-site highway works should result in a more sustainable development. In light of this change it is considered that, based on the material considerations outlined within the report, the proposal represents an acceptable form of residential development that justifies a departure from the current development plan as an exception site for affordable housing. In addition it is considered that, subject to appropriate conditions, the proposal should have no significant adverse impact on highway safety, the character and appearance of the area, neighbouring and general amenities, and other issues such as ecology, archaeology and drainage. The revised proposals therefore comply with the relevant national planning policies and supplementary planning guidance.
RECOMMENDATION

Subject to the interested person(s) first entering into a Section 106 Legal Agreement to include the following necessary planning obligations:

· Provide and maintain in perpetuity 100% of the total 13 No. units as affordable housing; 
· Use of the Council’s local letting’s policy to identify future occupiers; and
· Meet the administrative cost of preparing and monitoring the S106 agreement, being £850 in this case.
APPROVE 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.
The development shall be carried out in accordance with the following approved plans and documents:- 


- Location Plan, amended plan received 29 March 2018;


- Site Plan, Dwg. No. (PA)1001E, amended plan received 29 March 2018;


- Road Details, Dwg. No. (PA)1003, additional plans received 3 September 
2015;


- House Details, Dwg. No. (PA)1004B, received 5 August 2014;


- Bungalow Details, Dwg. No. (PA)1005C, received 5 August 2014;


- External Works, Dwg. No. (PA)1006C, received 5 August 2014;


- Highway Works, Dwg. No. (PA)1007C, amended plan received 29 March 
2018;


- Existing Arrangement, Dwg. No. 0836 001 A, additional drawings 
received 1 March 2016;


- Proposed A48 Puffin Crossing, Dwg. No. 0836 004 D, additional drawings 
received 5 July 2016;


- Traffic count information received 1 March 2016;


- Site Views, received 6 August 2014;


- Planning Statement, received 5 August 2014;


- Design and Access Statement, received 5 August 2014;


- Ecological Assessment by David Clements Ecology Ltd, received 5 
August 2014;


- Public Transport Trip Generation Assessment, by Acstro, received 2 June 
2015;


- Agricultural Considerations, received 5 August 2014; and 


- Statement of Community Involvement, received 5 August 2014. 


Reason:


For the avoidance of doubt as to the approved development and to accord with Circular 016:2014 on The Use of Planning Conditions for Development Management.

3.
No development shall take place until the associated off-site highway works, which include, a Puffin crossing of the A48, the widening of the existing and the provision of new pedestrian footways along the adjacent highway, and additional street lighting facilities, have been implemented in full, in general accordance with Dwg. No. (PA)1007C, Highway Works, received on 29 March 2018, and subject to the agreement of the full engineering details with the Local Planning Authority.


Reason:


To ensure adequate pedestrian access to the site in the interest of highway safety and sustainability in accordance with Policies SP1-Delivering the Strategy, SP7-Transportation, MD1-Location of New Development, and MD2-Design of New Development of the Local Development Plan, and national guidance contained in Planning Policy Wales and TAN18-Transport.

4.
Before the commencement of any works on site, full engineering details of the internal site layout, including the improvements to the means of access from the adopted highway, as shown on Dwg. No. (PA)1003, shall be submitted to and approved in writing with the Local Planning Authority. The development shall be implemented thereafter in accordance with the agreed details before the first beneficial occupation of any one of the dwellings hereby permitted. 


Reason:


In the interests of highway safety in accordance with Policies SP1-Delivering the Strategy, MD1-Location of New Development and MD2-Design of New Development of the Local Development Plan.

5.
Prior to their use in the construction of the development hereby approved, a schedule of the proposed materials to be used, including samples, shall be submitted to and approved in writing by the Local Planning Authority and the development shall thereafter be carried out in accordance with the approved details.


Reason:


In the interests of visual amenity and the character and appearance of the surrounding countryside in accordance with Policies SP1-Delivering the Strategy, SP10-Built and Natural Environment, MD1-Location of New Development and MD2-Design of New Development of the Local Development Plan. 

6.
Before their installation on site full details of the garden sheds as indicated on the Site Plan, Dwg. No. (PA)1001E, received 29 March 2018, shall be submitted to and agreed in writing by the Local Planning Authority. The development shall be implemented thereafter in accordance with the approved details.


Reason:


Full details have not been provided and in the interests of visual amenity and the character and appearance of this rural location in accordance with Policies SP1-Delivering the Strategy, SP10-Built and Natural Environment, MD1-Location of New Development, and MD2-Design of New Development of the Local Development Plan.

7.
Notwithstanding the submitted plans, before its installation on site, further details of the means of enclosure, shall be submitted to and agreed in writing with the Local Planning Authority. The submitted details shall pay particular regard to the provision of a new native hedgerow along the northern boundary of the site, and the maintenance and enhancement of the existing hedgerows.


Reason:


In the interests of visual amenity and the character and appearance of the surrounding countryside, along with the biodiversity of the area, in accordance with Policies SP1-Delivering the Strategy, SP10-Built and Natural Environment, MD1-Location of New Development, and MD2-Design of New Development of the Local Development Plan, plus the Supplementary Planning Guidance on Biodiversity and Development. 

8.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) (Amendment) (Wales) Order 2013 and the Town and Country Planning (General Permitted Development) Order 1995, (or any Orders revoking or re-enacting those Orders with or without modification), no gates, fences, walls or other means of enclosure (other than those approved as part of Condition 7) shall be erected, constructed or placed on the outer boundary of the application site without the prior written consent of the Local Planning Authority.


Reason:


In the interests of visual amenity and the character and appearance of the surrounding countryside, along with the biodiversity of the area, in accordance with Policies SP1-Delivering the Strategy, SP10-Built and Natural Environment, MD1-Location of New Development, and MD2-Design of New Development of the Local Development Plan, plus the Supplementary Planning Guidance on Biodiversity and Development. 

9.
Notwithstanding the submitted plans further details of the proposed landscaping of the site, which shall pay particular regard to appropriate screening on the boundaries of the site, specifically to the north and east to the adopted highway, shall be submitted to the Local Planning Authority prior to first beneficial occupation of the development. 


Reason:


In the interests of visual amenity and the character and appearance of the surrounding countryside, along with the biodiversity of the area, in accordance with Policies SP1-Delivering the Strategy, SP10-Built and Natural Environment, MD1-Location of New Development, and MD2-Design of New Development of the Local Development Plan, plus the Supplementary Planning Guidance on Biodiversity and Development. 

10.
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 similar size and species, unless the Local Planning Authority gives written consent to any variation.


Reason:


To ensure satisfactory maintenance of the landscaped area in the interests of visual amenity and the character and appearance of the surrounding countryside, along with the biodiversity of the area, in accordance with Policies SP1-Delivering the Strategy, SP10-Built and Natural Environment, MD1-Location of New Development, and MD2-Design of New Development of the Local Development Plan, plus the Supplementary Planning Guidance on Biodiversity and Development.

11.
The development hereby permitted shall be implemented in accordance with the recommendations contained in the Ecological Assessment prepared by David Clements Ecology Ltd., dated August 2012 and received 5 August 2014, including the following requirements to be carried out before beneficial occupation of each dwelling and retained thereafter:-


- the northern boundary to be formed of a new native species hedgerow;


- provision be made for bird/bat roosting sites (suitable access or boxes) on 
at least 4 No. of the units hereby permitted;


- limit new lighting along boundaries to allow light-sensitive species of bat 
to continue to use the site; and 


- all landscape and boundary planting is comprised of locally occurring 
native species.


Reason:


In the interests of ecology and biodiversity and to ensure adequate mitigation for protected species in accordance with Policies MG21-Sites of Importance for Nature Conservation, Regionally Important Geological and Geomorphological Sites and Priority Habitats and Species, and MD9-Promoting Biodiversity of the Local Development Plan, TAN5-Nature Conservation and Planning, and the Conservation of Habitats and Species Regulations 2010.

12.
No development approved by this permission shall commence until the applicant, or their agents or successors in title, has secured the implementation of a programme of archaeological work in accordance with a written scheme of investigation which shall be submitted by the applicant and approved in writing by the Local Planning Authority and the programme and scheme shall be fully implemented as defined in the approved details.


Reason:


In order that archaeological operations are undertaken to an acceptable standard and that legitimate archaeological interest in the site is satisfied and to ensure compliance with Policies SP10-Built and Natural Environment and MD8-Historic Environment of the Local Development Plan.

13.
A scheme for the comprehensive and integrated drainage of the development site, including details of how foul water, surface water and land drainage will be dealt with shall be submitted to and approved in writing by the Local Planning Authority prior to commencement of development. In particular foul and surface water shall be drained separately from the site, and no surface water or land drainage run-off to connect to the public sewerage system. The approved scheme of drainage shall be implemented and completed in full accordance with the agreed details prior to the first occupation of any dwelling on the site.


Reason:


To ensure the effective drainage of the site and that no adverse impact occurs to the environment or the existing public sewerage system in accordance with Policies SP1-Delivering the Strategy, SP10-Built and Natural Environment, and MD7-Environmental Protection of the Local Development Plan.

NOTE:

1.
You will note that a condition has been attached to this consent requiring an archaeological investigation of the site before commencement of development. For further details on this requirement you can contact the Glamorgan-Gwent Archaeological Trust, at Heathfield House, Heathfield, Swansea, SA1 6EL. Tel: (01792 655208).

2.
The attention of the applicant is drawn to the fact that a public sewer runs through the site and may be affected by the development.

3.
Please note that a legal agreement/planning obligation has been entered into in respect of the site referred to in this planning consent.  Should you require clarification of any particular aspect of the legal agreement/planning obligation please do not hesitate to contact the Local Planning Authority.

4.
Where the work involves the creation of, or alteration to, an access to a highway the applicant must ensure that all works comply with the appropriate standards of the Council as Highway Authority.  For details of the relevant standards contact the Visible Services Division, The Vale of Glamorgan Council, The Alps, Wenvoe, Nr. Cardiff.  CF5 6AA.  Telephone 02920 673051.

5.
Dwr Cymru Welsh Water (DCWW) have advised that new legislation in the form of a Mandatory Build Standard has been introduced which relates to development communicating with the public sewerage system. You are therefore advised to contact the DCWW Developer Services on 0800 917 2652 at the earliest opportunity. 

6.
The developer is advised to follow the Vale of Glamorgan Council's Advisory Notes for Demolition and Construction Sites which can be obtained from the Pollution Control team, Tel. 01446 709105 or email: regserv@valeofglamorgan.gov.uk.

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.


