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Land adjacent to Llantwit Major Bypass, Boverton
Change of use of agricultural land to residential development (C3) including demolition of a disused building and the development of 65 residential dwellings, public open space, landscaping, highway improvements and associated engineering works

REASON FOR COMMITTEE DETERMINATION 

The application is to be determined by Planning Committee under the Council’s approved scheme of delegation because:

· the application is of a scale and / or nature that is not covered by the scheme of delegation.

EXECUTIVE SUMMARY

The site relates to two field parcels to the north of the Llantwit Major bypass, to the south of the Bridgend-Cardiff railway line and to the east of Eglwys Brewis Road. The site is an elevated position compared to the bypass and is enclosed to three sides by semi-mature trees. The application site has an area of approximately 1.82 hectares and forms part of an allocation for residential development identified within the adopted Vale of Glamorgan Local Development Plan (MG2)(22) ‘Land adjacent to Llantwit Major Bypass’. This site comprises approximately two-thirds of this allocation and a total of 65 dwellings are proposed. At the time of writing this report, 23 letters of representation have been received. 

The principle of the residential development of the site has already been established by its LDP allocation therefore this application assesses whether the development proposal is acceptable in terms of its design, density and scale, neighbouring amenity, open space provision, highways implications, amenity space, ecology, archaeology, drainage, noise and landscaping.

Having considered the above, it is considered that the proposed development acceptable and the application is recommended for APPROVAL, subject to the applicant entering into a S106 agreement.
SITE AND CONTEXT

The site relates to two field parcels to the north of the Llantwit Major bypass, to the south of the Bridgend-Cardiff railway line and to the east of Eglwys Brewis Road. The site is an elevated position compared to the bypass and is enclosed to three sides by semi-mature trees. The site is dissected by a species poor hedgerow and to the east there is a hedgerow separating site from another field parcel.

The application site has an area of approximately 1.82 hectares and forms part of an allocation for residential development identified within the adopted Vale of Glamorgan Local Development Plan (MG2)(22) ‘Land adjacent to Llantwit Major Bypass’ and forms approximately two-thirds of this allocation. An aerial photograph showing the location of the site is shown below:
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DESCRIPTION OF DEVELOPMENT

The application, as amended, is for the development of the site for 65 dwellings, associated open space, landscaping, vehicular access to the road to the south and pedestrian access onto Eglwys-Brewis road to the west. The application comprises of a mix of detached, semi-detached and terraced dwellings and one bed apartments within the layout shown below:
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As noted the layout will include the provision of a new vehicular access from the B4265 from the south, with a single primary route running through the centre of the site, dwellings predominantly fronting onto the main road and a number of private drives accessed from it. A small area of public open space is provided towards the north-east of the site, while a larger area of public open space is also provided towards the west of the site incorporating a LAP and an attenuation pond that form part of the drainage strategy for the site. 

The development comprises of a mix of house types of a generally traditional form. The proposed dwellings would be finished in a mix of render as well as red and buff brick beneath charcoal grey roofs. Example street scenes are shown below:
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The application also proposes a pedestrian link between the B4265 and Harding Close, to the west of the principal part of the site. This is shown on the plan below:
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The application is accompanied by a number of supporting and technical documents including:

· Design and Access Statement

· Transport Assessment

· Heritage Desk Based Assessment

· Flood Risk Assessment

· Agricultural Land Quality Appraisal

· Ecological Assessment

· Site Investigation Report

PLANNING HISTORY

2014/00984/SC1 – Land adjoining Llantwit Major Bypass; Screening Opinion: 64 Dwellings, public open space, landscaping, highway works and associated infrastructure – EIA not required

2006/00662/FUL - O.S. 6162 and 7154, Boverton, Llantwit Major - Change of use to riding school stables and construction of new stables – Refused

1996/00560/FUL - Land west of Church Meadow, Boverton - Residential and ancillary development – Refused and dismissed at appeal

CONSULTATIONS

Llantwit Major Town Council were consulted and stated the following: ‘no objections in principle to the development. However, concerns were expressed at the probability of an increase in the surface water run off level and the provisions made to cope with the issue. In addition access and egress from the site for vehicles and pedestrians was a serious concern. Vehicles turning right onto the busy B4265 could be a hazard and the risk should be addressed. There is no provision in the planning for a pedestrian footpath to Boverton, with the anticipated number of school aged children the development is likely to contain it was considered that a safe route to school was essential. It was noted from the plans that there is a proposed Phase 2 development and it is assumed that adequate consideration be given to safe access and egress for the additional vehicles and pedestrians’
The Council’s Highway Development section was consulted and state that an objection in relation to the highway and transportation aspect of the development is not raised in this instance’ subject to conditions being attached to any consent given. The conditions relate to engineering details relating to the internal access roads, access and off-site improvements; a Construction Traffic Management Plan and provision of wheel washing facilities.


Public Rights of Way Officer indicate that Public Right of Way L16/43 must be kept open and free for use by the public at all times, or a legal diversion or stopping up order must be obtained and implemented prior to works affecting the PROW taking place. They request that no adverse effect including the storage of materials, should not occur to the PROW.

Comments were also received from the South Wales Police Design Out Crime Officer stating that they ‘had no objection to the proposed development’. They did however raise a number of recommendations with regard to enclosure of rear gardens; PAS24 2012 compliant doors and windows; service meters being to the front of the property and that the estate complies with Secured by Design.


The Council’s Education Section was consulted and provided comment with regard to the number of school places arising from the development and current capacity within local schools. 
The Council’s Principal Engineer (Coastal and Flood Risk Management) provided comments with regard to the application indicating that no detrimental impacts on flows to Boverton would be considered acceptable. They confirm that the drainage strategy relies on infiltration and that further tests would be required in addition to further hydraulic calculations. They require full engineering details to be submitted prior to works commencing on site in addition to further details of management of the drainage system and additional details of exceedance flows. Noting this recommend that two conditions be attached to any planning permission granted including a detailed scheme of drainage to be submitted prior to the commencement of development and a condition relating to the provision of a SUDS management plan.

They also confirmed that the attenuation pond will be used for events over the 1 in 30 rainfall event that the basin would likely act as a normal area of open space, receiving natural overland flows.


Shared Regulatory Services (Environmental Health Pollution Control Section) was consulted with regard to the application. They raised initial concern with regard to noise exposure of a number of properties within the site and that noise attenuation measures would be required to reduce noise levels to an acceptable degree. Following the submission of an addendum they had nothing further to add on 4 of the 6 concerns raised. However they did indicate that measures should be taken to ensure that amenity space serving properties should comply with the requirements of TAN11.

Glamorgan Gwent Archaeological Trust was consulted with regard to the application. They identify that the proposed works will require archaeological mitigation and recommend that a written scheme of investigation be required by condition.


Llantwit Major Ward members were consulted with regard to the application. Concerns were raised by Councillor Gwyn John with regard to flooding issues, the S106 agreement, the proposed access point to the junction and the potential ‘bottleneck’ this may create with other proposals onto this road. Councillor John indicates that the proposed access should be from West Camp Road.

Dwr Cymru Welsh Water was consulted with regard to the proposals. They request that a condition be attached to any planning permission granted requiring a comprehensive scheme of drainage to be submitted prior to the commencement of development. They raise no objection to the provision of a water supply whilst also indicating that sufficient capacity is available within the foul sewerage treatment works to serve the development.

Network Rail were consulted with regard to the application and confirm that they have ‘no objection in principle to this proposal’ but provide a number of comments with regard to fencing adjacent to the railway line; foundations; no surface water being discharged towards their land; ground disturbance; buildings being set more than 2m from the boundary fence; details of any piling to be submitted to NR for their approval; landscaping; no impact upon signalling as a result of development; environmental issues; plant, scaffold and cranes not encroaching on railway land; lighting; safety barriers; party wall.
The Council’s Ecologist was consulted with regard to the application and initially raised an objection to the proposals given that insufficient information had been submitted in support of the application to determine the impact upon protected species. The species indicated included dormouse; reptiles; great crested newts. 

Further to the provision of additional information the objection is withdrawn. Conditions are also requested requiring the applicant to undertake the works in accordance with the submitted Reptile Mitigation Strategy and that the LPA be provided with a copy of the licence from NRW prior to the commencement of works. 


The Council’s Operational Manager Parks and Grounds Maintenance were consulted although no comments had been received at the time of writing this report.


The Council’s Waste Management section was consulted although no comments had been received at the time of writing this report.


Affordable Housing coordinator was consulted and provided comments with regard to the type and nature of tenure of the dwellings proposed. Concerns were raised regarding the level of provision and the mix of units proposed, however, following discussions on the viability issues assessed below, it was conceded that the proposals were acceptable in terms of the affordable housing provision. 

Natural Resources Wales were consulted with regard to the application. They raise no adverse comments with regard to flood risk noting that the site is outside of the area of fluvial flood risk from the Boverton Brook and that the site is located outside of the 7m byelaw distance of the brook and does not therefore require Flood Defence Consent under the Water Resources Act 1991. They also indicate that the site is considered to be of low sensitivity with respect to controlled waters.

They did however initially object to the development of the site given that dormouse, a European Protected Species, were found on the site. Pursuant to the submission of a dormouse mitigation strategy, NRW confirmed that they would not object to the proposals subject to conditions requiring development to be carried out in accordance with the submitted Dormouse Mitigation Strategy; a long term habitat management and species monitoring plan and the provision of a lighting scheme to ensure that wildlife corridors/mitigation habitats. 

REPRESENTATIONS

The neighbouring properties were consulted on 29 August 2014, 15 July 2016 and 6 September 2017, site notices were also displayed on 17 September 2014 and 6 September 2017 and the application was also advertised in the press on 17 September 2014. At the time of writing this report 23 letters of representation had been received raising the following points:

· Lack of consultation

· Flooding issues in Boverton

· Position of access into development and potential highway safety issues

· Lack of adequate pedestrian/cyclist access to the site resulting in car dependent site

· Size and density of development inappropriate

· Prematurity of proposals and proposals near to St Athan Enterprise Zone

· Lack of ecological mitigation

· Need for new train station in Boverton

· Loss of greenfield land and urban sprawl

· Lack of on-site amenities including play areas

· Concern over the proposed pedestrian/cycle way to the rear of properties on Harding Close/loss of green space including loss of privacy, security issues, noise and disturbance, loss of outlook. Propose alternative to use existing drive at Harding Close

· Correspondence with adjoining landowner detailing issues with land assembly

REPORT

Planning Policies and Guidance

Local 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 Local Development Plan 2011-2026, which was formally adopted by the Council on 28 June 2017, and within which the following policies are of relevance:

Strategic Policies:

Policy SP1
 – Delivering the Strategy

Policy SP3
 – Residential Requirement

Policy SP4
 – Affordable Housing Provision

Policy SP10 – Built and Natural Environment

Managing Growth Policies:

Policy MG1 – Housing Supply in the Vale of Glamorgan

Policy MG2 – Housing Allocations

Policy MG4 – Affordable Housing

Policy MG6 – Provision of Educational Facilities

Policy MG7 – Provision of Community Facilities

Policy MG19 – Sites and Species of European Importance

Policy MG20 – Nationally Protected Sites and Species

POLICY MG21 - SITES OF IMPORTANCE FOR NATURE CONSERVATION, REGIONALLY IMPORTANT GEOLOGICAL AND GEOMORPHOLOGICAL SITES AND PRIORITY HABITATS AND SPECIES

Managing Development Policies:

Policy MD1 - Location of New Development

Policy MD2 - Design of New Development

Policy MD3 - Provision for Open Space

Policy MD4 - Community Infrastructure and Planning Obligations

Policy MD5 - Development Within Settlement Boundaries


Policy MD6 - Housing Densities

Policy MD7 - Environmental Protection

Policy MD9 - Promoting Biodiversity 

In addition to the Adopted LDP the following policy, guidance and documentation supports the relevant LDP policies.

Planning Policy Wales:

National planning policy in the form of Planning Policy Wales (Edition 9, 2016) (PPW) is of relevance to the determination of this application.  

Chapter 4 of PPW deals with planning for sustainability – Chapter 4 is important as most other chapters of PPW refer back to it, part 4.2 in particular

Chapter 9 of PPW is of relevance in terms of the advice it provides regarding new housing.

Technical Advice Notes:

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

· Technical Advice Note 1 – Joint Housing Land Availability Study (2015)

· Technical Advice Note 2 – Planning and Affordable Housing (2006)

· Technical Advice Note 5 – Nature Conservation and Planning (2009)

· Technical Advice Note 11 – Noise (1997)

· Technical Advice Note 12 – Design (2016)

· Technical Advice Note 15 – Development and Flood Risk (2004)

· Technical Advice Note 16 - Sport, Recreation and Open Space (2009)

· Technical Advice Note 18 – Transport (2007)

· Technical Advice Note 20 - Planning and the Welsh Language (2017

Supplementary Planning Guidance:

In addition to the adopted Local Development Plan, the Council has approved Supplementary Planning Guidance (SPG).  Some SPG documents refer to previous adopted UDP policies and to ensure conformity with LDP policies, a review will be carried out as soon as is practicable following adoption of the LDP. The Council considers that the content and guidance of the adopted SPGs remains relevant and has approved the continued use of these SPGs as material considerations in the determination of planning applications until they are replaced or otherwise withdrawn. The following SPG are of relevance:

· Amenity Standards 

· Affordable Housing

· Biodiversity and Development  

· Parking Standards (Interactive Parking Standards Zones Map)  

· Planning Obligations

· Public Art 

· Sustainable Development - A Developer's Guide 

· Trees and Development 

In addition, the following background evidence to the Local Development Plan is considered relevant to the consideration of this application insofar as it provides a factual analysis and information that is material to the issues addressed in this report:

· 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)

· Population and Housing Projections Background Paper (2013)

· Plan Preparation and Flood Risk background paper update (2015)

· Habitats Regulations Assessment - Appropriate Assessment Report of Deposit LDP (2013) 

· Habitats Regulations Assessment Screening of Focused Changes (2015) and Matters Arising Changes (2016)

· Open Space Background Paper (2013)

· Community Facilities Assessment (2013) 

· Education Facilities Assessment (2013) 

Other relevant evidence or policy guidance:

· Manual for Streets (Welsh Assembly Government, DCLG and DfT - March 2007)
· Welsh Office Circular 016/2014: The Use of Planning Conditions for Development Management
· Welsh Office Circular 11/99 – Environmental Impact Assessment
· Welsh Office Circular 13/97 - Planning Obligations

Well-being of Future Generations (Wales) Act 2015

The Well-being of Future Generations Act (Wales) 2015 places a duty on the Council to take reasonable steps in exercising its functions to meet its sustainable development (or wellbeing) objectives.  This report has been prepared in consideration of the Council’s duty and the “sustainable development principle”, as set out in the 2015 Act. In reaching the recommendation set out below, the Council has sought to ensure that the needs of the present are met without compromising the ability of future generations to meet their own needs.

Issues

The primary issues to be considered with this application are considered to be:

· The principle of the development having regard to relevant Local Development Plan, National policies and agricultural land quality.

· Visual impact of the development, which is currently an area of agricultural land in the countryside.

· The suitability of the proposed access and junction arrangement, and highway safety issues.

· Issues related to the potential increased traffic levels as a result of the proposed development.

· The potential impact to neighbour amenities.

· Parking Provision

· Amenity Space and Public Open Space Provision

· Amount and tenure of Affordable Housing to be provided on site; and

· Other issues that will be considered include the need to protect archaeology; noise; flood risk and drainage; ecological and environmental impacts.

· S106 Planning Obligations to mitigate the impact of development 

Principle of Development of the site

The application forms part of a site allocated for residential development within the Local Development Plan under policy MG2(22). The LDP envisaged that the overall site of 2.4 hectares comprising of 3 land parcels would be developed for a total of 70 dwellings. The application site comprises the 2 northernmost field parcels with a land area of approximately 1.82 hectares and proposes the development of the site for 65 dwellings. Whilst it would be the LPA’s preference for the site to be developed comprehensively, the applicant has been unable to secure ownership of the remaining field parcel and therefore such an approach has not been possible. However, the principle of residential development has been established through the allocation of the site within the Local Development Plan. As such issues of land assembly are not strictly considered to represent a reason to defer or refuse the application, subject to the proposed development being acceptable in its own right and not being reliant on the future development of the remaining field parcel to provide facilities such as open space, nor should it in any way sterilise the development of the site.

Visual impact of the Development within the Wider Rural Landscape

It is accepted that the proposed development would fundamentally alter the character of the land, noting it is currently field parcels laid to grass. However, it is considered that this does not necessarily render the development unacceptable.  Rather an assessment of the visual impacts is required in the context of the surrounding landscape and how the development relates to the existing built environment. Given that the site is allocated for residential development, it is inevitable that the character of the land will fundamentally change, however, the broad impact of that has been assessed as part of the LDP process, which determined the most appropriate locations for new blocks of residential development, relative to existing settlements.

The application site lies to the north east of Boverton and to the south of Eglwys Brewis. It is separated from Boverton by the bypass and an intervening parcel of land and therefore would not directly adjoin it. However, save for the intervening railway line, the site would directly adjoin the existing residential area within Eglwys Brewis to the north. It is enclosed by the B4265, Eglwys Brewis Road and the railway line and it is considered that these represent logical, physical boundaries to the site.  While the development would extend the built form by some 100m to the south, it would be read in the context of established development to both the north and the south. Given the relationship of the site to the existing pattern of development and the fact that the site is closely related to existing residential development to the north, it is considered that the development would not appear as an arbitrary incursion into the countryside being viewed against the backdrop of residential development to the north and south.

While the site itself is rural in character, the wider context is considered to be semi-urban/semi-rural and the site does not form part of a Special Landscape Area or any other statutory landscape designation. Therefore, while the character of the land would fundamentally change, it is considered that the development would not unacceptably impact upon the wider rural landscape, and that the wider importance of the development (in terms of housing demand) outweighs any negative visual impacts associated with the urbanisation of the site. As referenced above, this has also been fully assessed through the Local Development Plan process. 

Density of the development

In terms of density, Paragraph of 4.7.5 of Planning Policy Wales advises that ‘Planning authorities should reassess development sites which are highly accessible to non-car modes and allocate them for travel intensive uses such as offices, shopping, leisure, hospitals and housing of sufficient density to fully utilise their accessibility potential.  Sites which are unlikely to be well served by public transport, walking and cycling should either not be allocated for development or be allocated or reallocated for uses which are not travel intensive.’

The development proposes 65 units on approximately two thirds (1.82ha) of the land allocated whereas the LDP allocates the whole site (2.42ha) for up to 70 units.

Policy MD6 ‘Housing Densities’ of the Local Development Plan states that proposals within the key, service centre and primary settlements will be permitted where the net residential density is a minimum of 30 dwellings per hectare. However the policy states that ‘higher densities will be permitted where they reflect the character of the surrounding areas and would not unacceptably impact upon the local amenity.’ The proposals would amount to a density of approximately 36 dwellings per hectare, and it is noted that the development of Church Meadow in Eglwys Brewis, to the northern side of the railway line is of a very similar density. 

The LDP allocation of 70 units is not definitively prescriptive. However it provides a basis to consider the appropriate density for the site in line with the provisions of local and national policy. It is important to ensure that sites in sustainable locations are developed efficiently, and it is also necessary to consider the character of the area and whether an increase in density would be appropriate and sympathetic to the surrounding context. The site does not form part of a minor rural settlement, where densities may typically be lower, and it is considered that the proposed density (which is not excessively dense or urban) is compatible with the nature of surrounding developments including Church Meadow to the north.

As will be detailed later in the report, the increased number of units is principally a result of viability issues identified by the applicant and verified by the District Valuer with regard to the development of the site. However, notwithstanding this, it is considered that the increased density is acceptable on its own merits and it is considered that this represents an efficient use of land in this location.

Having regard to the character of the surrounding area and given that this is not an unacceptably significant increase above that anticipated within the LDP, it is considered that the density is acceptable and would represent efficient use of the land.

Layout of the Development

The application proposes the development of the largely rectangular site for 65 dwellings, with a central spine road where some units enjoy direct access whilst others would be accessed by a number of private drives. A change in materials on the main spine road is proposed between plots 40-59 to the south-east of the site, 7-26 to the north-west of the site and on ‘T’ junction centrally within the site. It is considered that the block paved areas would appear as attractively designed, less formal/engineered parts of the site, and would contribute towards a sense of place. The distinction between primary and secondary parts of the site also accords with the principles of Manual for Streets.

Given the shape and physical constraints of the site it is considered that a single access from the south of the site and a single main access road running through the development is the only viable and practicable option for the internal layout. Furthermore the proposals would allow for access to the remainder of the residential allocation within the LDP and would not therefore prevent the development of the remainder of the site. As such the principle of such a layout is considered to be acceptable.

The layout of the site ensures that the majority of units adjacent to the access road are orientated towards the main spine road and a number of dual frontage house types are utilised on prominent corner plots. This provides a significant degree of active frontage onto the main spine road which is considered to sensitively respect its context and provide a more visually pleasing form of development.

In terms of parking, the dwellings would be served by driveways and garages within their curtilages whilst the affordable units would largely be served by parking courts to the front.  Visually, it is considered that this is an appropriate form of layout and would avoid large communal parking areas. 

Sufficient parking is provided for each dwelling, with all market properties having 3 parking spaces, which is considered to accord with CSS Parking guidelines.  The affordable flats are shown to have one space each, which is considered to be acceptable given that car ownership amongst occupiers of affordable housing schemes is typically lower.

Nineteen no. affordable housing units are proposed within the scheme and proposed within two distinctive blocks. 4 no. units are proposed to the north-west of the site (4 no. 2 bed dwellings) with a further 15 units proposed to the east of the site (10 no. 1 bed apartments, 2 no 2 bed dwellings and 3 no. 3 bed dwellings). Whilst it is noted that the affordable units are not strictly ‘pepper potted’ throughout the site, they are split into two distinct areas and are not considered to represent an overconcentration of these units. 

House types and design

The application proposes 65 dwellings in total that will comprise 13. No house types of the following mix:

Market housing:

· 10 no. Maidstone units (3 bedrooms)

· 8 no. Derwent units (3 bedrooms)

· 8 no. Kingsville units (4 bedrooms)

· 6 no. Alderney units (4 bedrooms)

· 4. No. Halton Units (4 bedrooms)

· 4 no. Tamerton units (4 bedrooms)

· 6. No Radleigh units (4 bedrooms) 

Affordable housing provision:

Low Cost Home Ownership

· 2 no. Washington (2 bedrooms)

· 2 no. Palmerston (3 bedrooms)

· 1 no. Eskdale (3 bedrooms)

Social Rented

· 6 no. 1 bed flats within Hawthorne Block

· 4 no. 1 bed flats within Alder

· 4 no. 2 bedroom Olive units

Given the position of the site, it does not sit within an existing residential context. However it is noted that there are relatively modern dwellings in Eglwys Brewis to the north. There is little consistency within the surrounding built environment (including detached, semi-detached and terraced with material including red brick, buff brick, brick and render) and accordingly, there are no overriding design cues to follow.  The proposed houses comprise a mix of designs and house types, but with a consistent and relatively ‘conventional’ character, finished in a mix of two brick types and Ivory render beneath charcoal grey roofs.

The overall design of the house types and flat development, whilst fairly typical of a volume house builder, are considered as a group to be acceptable with varying heights (including two storey, 2 ½ storey houses and a three storey block of flats), would result in a sufficiently interesting and varied built environment that would not unacceptably detract from the site’s context and has sufficient regard to the character of the surrounding residential development. The street scenes have been amended and improved such that they are now more varied and subject to control over the materials, it is considered that the respective street scenes would create a positive built environment.

The dwellings are also comparable in their general scale, massing and height to the existing neighbouring residential developments and in this respect also, the proposed dwellings will be in keeping with the surrounding built environment

Highways issues 

The application is accompanied by a Transport Assessment prepared by Mayer Brown. In conclusion, it states that ‘To summarise, it can be concluded that the proposed development is unlikely to have any material impact upon the safety or operation of the surrounding local highway network… Consequently, it is considered that there are no significant highways and transportation matters that would preclude the Local Planning Authority from approving this planning application.’

Given the linear nature of the site, the applicant has introduced changes in materials to include shared mews courts and utilised the position of housing and road geometry which would assist with reducing vehicular speeds, an approach advocated by Manual for Streets. The shared surfaces would also encourage pedestrian movements and give more of a sense of place to parts of the highway. In general terms it is considered that the layout has been designed upon the principles of Manual for Streets. The application also proposes the provision of a combined pedestrian/cycle link to Eglwys Brewis Road to the north and between the B4265 and Harding Close, to facilitate improved links with Llantwit Major.

As noted above, the highway layout involves the provision of a principal access road that would be accessed from the B4265 to the south of the site. The proposals would include the provision of a dedicated right turn lane to provide access for vehicles approaching from the east. The Council’s Highway Development Section are satisfied with the appraisal of the additional traffic generated by the development to the B4265 junctions with Eglwys Brewis Road and Llantwit Road, and have concluded that there would not be a material impact to these junctions should the site be developed. Significant consultation and negotiation was undertaken with regard to internal layout and finishes during the course of the application and the resulting layout reflects the outcome of these lengthy discussions. Noting this, the Highways officer confirms that ‘an objection in relation to the highway and transportation aspect of the development is not raised in this instance.’ They do however request a number of conditions be attached to any consent given relating to provision of full engineering details of proposed internal roads, access to the B4265 and off-site improvements; a Construction Traffic Management Plan and details of wheel washing facilities. Conditions 18, 19 and 20 refer.

In summary, it is considered that the proposed development would be served by a safe principal access onto the B4265, which would benefit from sufficient visibility along the highway when vehicles are egressing. The access movements into the site from the B4265 are also considered safe and in accordance with the relevant standards.

Pedestrian movements

In addition to the pedestrian linkages between the site and Eglwys Brewis Road, the application proposes a pedestrian link between the B4265 and Harding Close, to the west of the principal part of the site. Given that the application only relates to the north western part of the allocation, there is no scope for pedestrian access through the eastern part of the site, to link up with the B4265 or Boverton Road. Notwithstanding this, given that the stretch of highway between the B4265 and Boverton Road does not provide comprehensive pedestrian facilities, it was necessary to establish a safe and commodious pedestrian route from the site towards Llantwit Major. 

The area of land in question through which the new pedestrian link would be made, is controlled by the Council and would provide a direct link between the B4265 and Harding Close, as shown below.
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This link would ensure strong and safe links between the site and Boverton/Llantwit Major and provide pedestrians and cyclists with a genuine direct access from the site to surrounding facilities. It is considered that this bolsters the sustainability credentials of the development and would give occupiers a choice of how to travel to destinations away from the site.

In summary, it is considered that the development would be served by safe and comprehensive access arrangements, in line with the Council’s detailed policies and local/national planning guidance in respect of sustainability.

Impact upon amenity of neighbouring residential properties

As noted previously the nearest residential properties to the new houses are those within Eglwys Brewis to the north of the site, albeit being separated from the site by the Cardiff-Bridgend railway line. Given this, a separation in excess of 35 metres would be maintained between dwellings proposed and those existing to the north. With regards the direct impacts of the development on existing levels of privacy and general amenity, whilst the introduction of a residential use adjacent to existing properties will undoubtedly change the existing relationship, the proposed dwellings have been located to ensure that the minimum distance of 21m between principal opposing windows is maintained, in line with the Council’s adopted Amenity Standards SPG. 

It is therefore considered that the new dwellings are sited so as to ensure they would not be overbearing or unneighbourly to any neighbour and would not unacceptably impact upon parking, in accordance with Policy MD2 of the Local Development Plan and the Council’s Supplementary Planning Guidance.

The new pedestrian footway/cycleway adjacent to Harding Close would be likely to increase pedestrian movements to the rear of certain properties, however, it is considered that such pedestrian and cycleway movements would not give rise to an unacceptable impact on residential amenity or privacy, nor would they raise fundamental security concerns.

Amenity of the future occupiers of the site

Policy MD2 of the Local Development Plan requires new developments to meet the Council’s approved guidelines with respect to the provision of amenity space and public open space.  These approved guidelines are contained within the adopted Supplementary Planning Guidance (SPG) ‘Amenity Standards’, which provides guidelines to ensure that all new residential developments contribute towards a better quality of life without adversely affecting the amenity enjoyed by existing residents.  Policy 2 of this document is considered to be of particular relevance in this instance, and states that ‘the council will ensure that useable, adequate and appropriate private amenity space is provided as part of residential development’.

The guidance contained within this policy notes that developers should provide 1m2 of amenity space per 1m2 of the gross floor area for new dwelling houses, whilst 20m2 of readily accessible amenity space should be provided per occupier of flatted development. All of the houses would be served by private garden spaces whilst the proposed flats would have access to a limited degree of shared amenity space. Having assessed the proposals a number of units would not meet the requirements of the Council’s SPG. The gardens that do not meet the requirement of 1m2 of amenity space per 1m2 of gross floor space do not amount to a significant shortfall and it is considered that all of the gardens are of sufficient size to meet the outdoor relaxation and functional needs of the occupiers. The Amenity Standards SPG states that the detailed amounts are not intended to be a prescriptive standard and whilst there is a degree of shortfall in some instances, it is considered that the contribution the development would make to strategic housing provision outweighs the deficit in amenity space relative to the requirements of the Council’s SPG.
Furthermore it is considered that the relationship of the proposed buildings to each other is such that the respective dwellings would not appear as overbearing or unneighbourly to each other, and each dwelling would benefit from adequate levels of privacy.
In light of the above it is considered that although there may be a shortfall in private defensible amenity space for some units that sufficient amenity space is provided to meet functional needs, whilst the position of the proposed dwellings would serve to safeguard the amenity of future occupiers of the development.  As such it is considered that adequate amenity space is provided to serve future occupiers of the development.

Ecology
The application was initially supported by an ecological desk study and extended phase 1 habitat survey. As noted previously objections were initially raised to the development of the site by the Council’s Ecologist and Natural Resources Wales, due to concern with regard to the potential impact upon dormice; reptiles and great crested newts not being adequately considered. Pursuant to this, additional submissions were provided including an Ecological Masterplan; A Reptile Mitigation Strategy and a Dormouse Mitigation Strategy.

Policy MD9 ‘Promoting Biodiversity’ of the Council’s LDP new development proposals will be required to conserve and where appropriate enhance biodiversity interests unless it can be demonstrated that: 

1. The need for the development clearly outweighs the biodiversity value of the site; and

2. The impacts of the development can be satisfactorily mitigated and acceptably managed through appropriate future management regimes

Furthermore policy MG21 ‘Sites of importance for nature conservation, regionally important geological and geomorphological sites and priority habitats and species’ of the LDP requires that Development proposals likely to have an adverse impact on priority habitats and species will only be permitted where it can be demonstrated that:

1. The need for the development clearly outweighs the nature conservation value of the site;

2. Adverse impacts on nature conservation… can be avoided

3. Appropriate and proportionate mitigation and compensation measures can be provided;

4. The development conserves and where possible enhances biodiversity interests 

This is supported by the Council’s SPG on Biodiversity and Development, and is in line with national guidance including the most recent Conservation of Habitats and Species Regulations 2010 (‘habitat regulations’). Survey work undertaken identified the presence of protected species on the site, and therefore the need for a licence from the Welsh Assembly Government. In assessing the application the Council must have regard to the Habitats Directive’s requirement to establish a system of strict protection and to the fact that derogations are allowed only where the three conditions under Article 16 of the EC Habitats Directive are met (the ‘three tests’) (TAN5, 6.3.6).  It is essential that planning permission is only granted when the LPA is satisfied that all three tests are likely to be met as noted below.

Test i) - The derogation is in the interests of public health and public safety, or for other imperative reasons of overriding public interest, including those of a social or economic nature and beneficial consequences of primary importance for the environment.

It is considered that the proposed development is in the public interest, due to the contribution it would make towards meeting housing need in the area, including the provision of affordable housing. The site has been allocated to meet the strategic housing requirement identified within the LDP process and as such is considered to be of an overriding public interest with a social benefit in terms of providing much needed housing and an economic benefit in terms of construction and to local businesses.

Test ii) - There is no satisfactory alternative

In terms of Test 2, the application site has been considered in the round in the context of a significant number of other candidate sites. Through that exercise and supported by background evidence, the Council has sought to allocate the site for housing. In doing so, when balancing all of the relevant planning issues, it has been concluded that the site is appropriate for housing and necessary to meet housing need, whereas the alternative sites that have not been included within the finalised LDP were not considered to be satisfactory alternatives.

Test iii) - The derogation is not detrimental to the maintenance of the population of the species concerned at a favourable conservation status in their natural range.

Natural Resources Wales and the Council’s Ecologist have advised that subject to the measures in the mitigation statements being adhered to, including the provision of a dormouse buffer to the periphery of the site, there is no objection and, therefore, it is considered that the development would not be detrimental to the maintenance of the population of the protected species.
Overall therefore it is considered that the works would comply with the above tests and as such the proposals would not cause undue harm to protected species identified within the accompanying documentation.

Archaeology

Policy MD8 of the LDP seeks to ensure that development proposals protect the qualities of the historic environment including the preservation or enhancement of archaeological remains and where appropriate their settings.

The application is supported by an archaeological desk-based assessment undertaken by Cotswold Archaeology dated July 2014. The assessment identifies ‘no archaeological constraints within the site, but has identified some potential for currently unrecorded remains; these are considered unlikely to be [of] such significance as to preclude development. It is considered that the proposed development will not conflict with either national or local planning policy on Listed Buildings, Conservation Areas or archaeological remains.’

The Council’s archaeological advisors, Glamorgan Gwent Archaeological Trust were consulted with regard to the application and generally concur with the results of the findings. They note however that ‘field evaluation would not, by its nature, identify discrete burials’ and as such recommend that a condition be attached to any consent given to ensure that an archaeological contractor is employed to prepare a written scheme of investigation.

Noting the above, it is considered that there is not an archaeological constraint restricting the grant of planning consent.

Public Right of Way

Public Right of Way (PROW) L16/43 (Llantwit Major 43) crosses the site and the applicant has proposed to divert the PROW around the periphery of the site. Comments were received from the Council’s PROW officer to the effect that the PROW must be kept open and free to the public or a legal diversion or a stopping up notice must be obtained prior to any development occurring that would affect the way across the site. An informative will be attached to any permission given to ensure that no adverse effect results from the development works and informing the applicant of any need for diversion.

Drainage and Flood Risk

Policy MD7 ‘Environmental Protection’ requires development proposals to demonstrate that they will not result in an unacceptable impact on people, residential amenity, property and/or the natural environment from… flood risk and consequences.’ The policy goes further to state that ‘in respect of flood risk, new developments will be expected to avoid unnecessary flood risk and meet the requirements of TAN15’ citing specific requirements relating to zone C2.

The site lies entirely within Zone A, as defined by the flood risk Development Advice Map (DAM) referred to in TAN15; therefore the site is considered to be at little or no risk of fluvial or tidal flooding. It is however noted that Boverton Brook runs to the north of the site and that either side of this brook are identified C2 flood zones including Eglwys Brewis Road running to the north of the site. 

A number of the consultation responses from neighbours have referred to concerns regarding flooding within and beyond the site. Drainage and flood risk is understandably an issue of great concern to residents in the area, given the apparent history of flooding within the village of Boverton.

The applicant indicates that they would dispose of surface water by way of a sustainable drainage system. Individual properties would be served by domestic soakaways and the principal drainage feature would be an attenuation area at the north/western part of the site. This is considered to be an acceptable (and not uncommon) strategy in principle, subject to conditions relating to detailed design.

Noting the designation of the site within Flood Zone A, no objection has been received from Natural Resources Wales. The Council’s Drainage Engineer has not raised objection to the proposals subject to conditions relating to further details of the drainage strategy and the future maintenance of this system. Noting this it is considered that the development of the site would ensure that future occupiers of the site would not be prone to flooding whilst the proposals would not exacerbate flood risk off-site. Whilst therefore it is acknowledged that the matter is a concern for existing nearby residents, given the lack of objection from consultees in this regard on this basis this does not represent a reason to refuse planning permission.

The applicant also indicates that foul sewerage will be discharged to mains sewer. Following consultation with Dwr Cymru they note that no problems are envisaged with the Waste Water Treatment Works for the treatment of domestic discharges from this site. They also indicate that they have no objection to provide water supply to the development, although do request that a condition requiring the submission of a comprehensive drainage scheme to be submitted prior to the commencement of development. 

As such subject to suitable conditions, it is considered that the development complies with the requirements of policy MD7 of the LDP and TAN15 with respect to drainage or flood risk.

Agricultural land quality

The proposed site for the residential development is primarily agricultural land which is made up of two agricultural fields, divided by a hedgerow, with the fields currently being grassed. When visiting the site it appears that the fields are not being actively farmed.

Technical Advice Note 6 notes that agricultural land within Grades 1, 2, and 3a that are considered to be the "most flexible, productive and efficient" land in terms of output.
Planning Policy Wales states the following on this matter:

4.10.1 In the case of agricultural/and, land of Grades 1, 2 and 3a of the Department for Environment, Food and Rural Affairs (DEFRA) Agricultural Land Classification system (ALC) is the best and most versatile, and should be conserved as a finite resource for the future....Land in grades 1, 2 and 3a should only be developed if there is an overriding need for the development, and either previously developed land or land in lower agricultural grades is unavailable, or available lower grade land has an environmental value recognised by a landscape, wildlife, historic or archaeological  designation which outweighs the agricultural considerations. If land in Grades 1, 2 or 3a does need to be developed, and there is a choice between sites of different grades, development should be directed to land of the lowest grade.

The application has been supported by an Agricultural Land Classification Survey prepared by Reading Agricultural Consultants dated April 2014. The report has assessed Site and Climatic Conditions including general features, land form and drainage; agro-climatic conditions; soil parent material and soil types and Agricultural Land Quality including soil survey methods and agricultural land classification and site limitations. 

The agricultural land classification map (MAFF 1977) classifies the site as Grade 2 agricultural land, however, the submitted report indicates that the entirety of the site falls within Subgrade 3b given constraints of the site primarily ‘soil wetness and workability due to the interaction of climate and clay textured topsoil.’ 
Policy MD8 ‘Environmental Protection’ of the LDP requires development proposals to demonstrate that they will not result in an unacceptable impact on the built or natural environment by reason of a number of criteria including ‘7. The loss of the best and most versatile agricultural land’. 

This site forms part of the LDP allocations and in that respect, it is considered to be necessary to meet strategic housing need over the next 15 years. Furthermore, it is noted that the land in question is not actively being farmed and the supporting survey indicates that the land does not comprise the best graded land. It is further considered that the physically constrained nature of the site would limit its potential utility for many forms of farming. 

Given the allocation of the site for residential development within the LDP, the constrained nature of the site and the findings of the submitted agricultural land quality survey, it is considered that the proposals would not result in the loss of  best and most versatile agricultural land.
Noise

The application as originally submitted was supported by a Noise Survey. The initial noise survey concluded that the ‘site in its undeveloped state is indicated to fall mainly into NEC A of TAN11 during the daytime and NEC B during the night-time, with only part of the south-western boundary with the B4265 falling under NEC C of TAN11.’ As a result it initially recommended that a 1.8m high close boarded fence be erected along the south-western boundary to the B4265 and that up-rated glazing and acoustic ventilation be utilised on critical facades overlooking the B4265 and to bedroom windows fronting the railway line to the north-east. With regard to rail vibration, it did not conclude that this was an issue that should restrict the grant of planning permission.

Following consultation with the Council’s Environmental Health Officer some concern was raised with regard to the degree of noise that prospective occupiers of the development may be subjected to. Consequently, clarification was requested with regard to a number of points. As such an addendum and update noise assessment was submitted in response to these points.

The submitted details indicate that the site in its undeveloped state falls mainly into Noise Exposure Category A/B of TAN11 during the daytime and NEC B during the night time with only part of the south western boundary falling under NEC C of TAN11. Additional sound insulation measures in the form of up-rated glazing and acoustic ventilation would be needed on critical facades facing the B4265 to achieve suitable internal noise levels. The applicant states that adequate mitigation has been proposed to comply with internal noise criteria whilst outdoor noise levels would be around 50-55db within 50% of garden areas. 

Having regard to the guidance contained within Technical Advice Note 11: Noise (1997), it is noted that a limited number of plots adjacent to the southern boundary (including plots 1 and 65) and some garden areas fall in part within Noise Exposure Category C. TAN11 states: Planning permission should not normally be granted. Where it is considered that permission should be given, for example, because there are no alternative quieter sites available, conditions should be imposed to ensure a commensurate level of protection against noise.   
Whilst being mindful of the above, it is noted that the dwellings falling within this area represent only a modest number of those proposed within this scheme. Whilst some occupiers may experience higher levels of noise than may be experienced on others within the development, or occupiers of more remote sites, given the position of the B4265 and railway line to the north and south of the site, a degree of increased noise is inevitable. The submitted details indicate that appropriate noise mitigation measures can be incorporated within the development that would suitably mitigate the impact of noise upon future occupiers of the dwellings in question. In this regard therefore it is considered that this mitigation can be accommodated without fundamentally impacting upon the character and design of the dwellings or upon the visual amenities of the wider area, whilst safeguarding future occupiers. 

The inclusion of the site as an allocated site within the Local Development Plan establishes the principle of development, due to the significant level of assessment that has been undertaken that has led to its allocation. As such being mindful of the limited number of units that would fall within NEC C and the allocation of the site within the LDP, it is considered for the purposes of TAN11 that there is not a suitable alternative to assist the LPA to meet the housing requirement identified within the LDP. Furthermore following consultation with the Environmental Health Officer it is considered that any adverse impact can be adequately mitigated and will be controlled by way of condition (condition 25 refers).

In view of the above it is considered that, with appropriate conditions, the residential development of the site can be appropriately controlled in order to protect residential amenity in line with the requirements of Table 2 of Technical Advice Note 11.

Public Open Space Provision

LDP policies MD2 ‘Design of New Development’ and MD3 ‘Provision for Open Space’ require new residential developments to make provision for public open space and the Planning Obligations SPG provides further advice about how these standards should operate in practice. TAN 16: Sport, Recreation and Open Space (2009) states "Planning conditions and obligations (Section 106 Agreements) can be used to provide open space, sport and recreational facilities, to safeguard and enhance existing provisions, and to provide for their management.  PPW indicates that planning obligations should only be sought where they are necessary to make a proposal acceptable in land use planning terms.  Local planning authorities will usually be justified in seeking planning obligations where the quantity or quality of provision for recreation is inadequate or under threat, or where new development increases local needs.  An assessment of need and an audit of existing facilities, will enable local planning authorities to use planning obligations to provide a benefit for the land and/or the locality by providing open space and suitable facilities, particularly in relation to housing, retail and employment developments" (paragraph 4.15 refers).

Policy MD3 requires that developments resulting in a net gain of 5 or more units should provide outdoor sports provision at 1.6ha per 1,000 population; children’s equipped play space 0.25 hectares per 1,000 population; informal play space 0.55 hectares per 1,000 population. The Open Space background paper indicates that for the development of the whole of the wider site for 70 dwellings, a total of 406m2 of Children’s Play Space (or equivalent) should be provided, whilst Outdoor Sport Space would be met by the existing provision (noting the  existing provision within the Llantwit Major Ward). Consequently, approximately 377m2 of equipped children’s play space and 829.44m2 of other children’s play space would be required to serve the development of this part of the site for 65 dwellings

The submitted layout indicates the provision of two Local Areas of Play within the confines of this part of the site. One to the north-west of the site of 280m2 and one towards the east of the site of 105m2. This combined represents a slight over-provision when compared with the figures given above in terms of equipped children’s play space. In addition to this an area of green space with an area of approximately is shown adjacent to the LAP with an area of approximately 1,180 m2 (including footways and attenuation area and not including the LAP) to the north of the site that will be more informal in nature, offering an area of green space, whilst also provided for the infiltration basin for the site in addition to an area of approximately 113m2 adjacent to the LAP to the east of the site. 

The Council’s Planning Obligations SPG states that ‘generally drainage basins will not be considered appropriate as a usable area of public open space, and such spaces will not contribute to satisfying the necessary public open space requirements, unless the applicant can demonstrate via a detailed drainage assessment that the drainage basin area will not be impacted by flooding.’ The applicant has demonstrated that this area would be usable for the vast majority of the time and as such this area and the associated landscaped buffer is considered to contribute a more informal area of POS within the site that is considered to be adequate in terms of provision of ‘other children’s play space’. It is however considered reasonable to require further details of the proposed POS areas and their future management and a condition is proposed to require these details (condition 26 refers).
It is considered that the layout makes provision for the necessary amount of public open space, to meet the on-site needs of the occupiers, in accordance with the Council’s policy and SPG.

Affordable housing provision and Development Viability

Welsh Government advice contained in “Delivering Affordable Housing Using Section 106 Agreements: A Guidance Update” (2009) makes it clear that development viability is a material consideration in determining planning applications. The burden of proof in such cases falls with the developer to prove that viability is an issue for their development.

Of the 65 dwellings proposed, 19 are proposed as affordable units representing a provision of 29%. It is acknowledged that such a level of provision of on-site affordable housing falls below the 35% requirement in the Llantwit Major area required within the adopted LDP allocation as required by policy MG4. However, members are advised that when the application was originally submitted (in excess of 3 years ago), the requirement envisaged within the then draft LDP was 30% in this area. Draft policy MG4 was amended as a result of focussed changes to the Local Development Plan in light of housing need and viability evidence to increase the level of affordable housing provision from 30% to 35%. The applicant was advised of the change in draft policy position in July 2015, who advised that the land values for the purchase of the site had been agreed with the land owners on the basis of this lesser provision and that the contractual position would not allow for any further negotiation in this regard. They also advised that in part, delays to the potential development of the site had arisen from the LPA seeking to develop the whole of the LDP allocation in a holistic fashion.  

Following lengthy negotiation with the applicant, evidence was provided in support of their arguments that the development costs would undermine the commercial viability and ultimate deliverability of the site, if the full section 106 package were secured.  The developer submitted a viability appraisal, which includes details such as development revenue, development costs, abnormal development costs, professional fees, finance costs, build contingency, land value and in particular, infrastructure costs. The viability appraisal tested a number of scenarios, based on a varying provision of affordable housing provision. This is confidential and contains commercially sensitive information and consequently cannot be released to the public, but is available on file for Member’s Inspection on request.  

The District Valuer (DV) was appointed as an independent expert to scrutinise, analyse and review the submitted information and advise the Council on the development viability. The DV’s Report looked at a number of development scenarios, with varying percentage provision of affordable housing, against factors including a reasonable level of developer profit and benchmark land values identified within the LDP process.

This evidence was independently verified by the District Valuer who undertook sensitivity testing of the proposals. They concluded that based on a 35% AH provision in addition to the S106 contributions, the residual value of land would be well below the benchmark land value and the scheme would not be viable. 

The viability information also demonstrates that even at 30% the viability of the scheme would be marginal. Following lengthy discussions with regard to layout issues, a reduction in the amount of units from 66 to 65, was agreed with the applicant in light of the marginal viability of the site. This however resulted in the loss of one low cost home ownership unit and a resulting affordable provision of 19 units (29.23%) would be acceptable in this instance. It is noted that this results in a modest shortfall below the 30% level agreed with the applicant, although the applicant has demonstrated to the LPA and the District Valuer, that this is a reasonable provision in light of marginal viability for the delivery of the site.

On this basis, and in line with the guidance set out in the adopted SPG on Planning Obligations and at a national level by Welsh Government, given the time of the submission, the contractual position of the applicant and the demonstrated issues of commercial viability relating to the development of the site, it was considered that the provision of a reduced level of affordable housing was agreed to allow the delivery of this part of the site.

It was also negotiated and agreed that the contribution that would otherwise have been used for public art, should be prioritised for affordable housing in light of the high level of need for affordable housing in the Vale of Glamorgan. Therefore, the developer has agreed to an off-site contribution of £59,449.80 for the provision of affordable housing off-site. 

Education

All new residential developments which are likely to house school aged children create additional demand on places at existing schools. PPW (ed. 8, January 2016) Paragraph 4.4.3 emphasises that in order to achieve a “More Equal Wales”, development should promote access to services like education. PPW recognises that education is crucial for the economic, social and environmental sustainability for all parts of Wales. It makes it clear that development control decisions should take account of social considerations relevant to land use issues, of which education provision is one.

LDP Policy MD4 requires proposed developments for residential developments, to improve community infrastructure for educational facilities. 

Based on 55 units (not including the 10 units that are 1 bed), this will yield the following: 

•             Pre-school = 55 x 0.1 = 5.5 (6)

•             Primary = 55 x 0.278 = 15.29 (15)

•             Secondary (11-16yrs) = 55 x 0.208 = 11.44 (11)

•             Secondary (16+) = 55 x 0.04 = 2.2 (2)

Cost per school place, based upon the former SPG – costs based on the Department for Children, Schools and Families (2015) including an allowance of 18% fees for design, feasibility, planning and project management:

•             Nursery and Primary - £14,463.26 x number of places required

•             Secondary - £21,793.42 x number of places required (11 - 16)

•             Secondary - £23,635.40 x number of places required (post 16)

The primary schools serving the development are;

•             St Illtyd Primary for English medium provision (78.5%)

•             Ysgol Dewi Sant for Welsh medium provision (7.5%)

•             Wick & Marcosss for CIW provision (11%)

•             St Helens RC  provision 0.5%)

•             Ysgol Y Deri for Special provision (2.5%)

The Secondary School serving the development are;

•             Llanilltud Fawr for English medium (93%)

•             Ysgol Bro Morgannwg for Welsh medium (4.5%)

•             St Richard Gwyn for Denominational provision (2%)

•             Bishop of Llandaff (0.5%)

Nursery - 6 nursery children generated. The development is served by the primary schools above. The Education Authority has advised that there is no spare capacity at nursery level within all types of provision to accommodate the development. The authority would therefore seek a S106 contribution for 6 nursery children at a cost of £14,463.26 per place totalling £86,779.56 to enhance educational provision.

Primary - 15 primary pupils generated. The development is served by the primary schools above. The Education Authority has advised that there is no spare capacity at St Illtyd, St Helens, Ysgol y Deri and Wick (92.5%) to accommodate the development in future that takes account of approved housing developments serving the schools. Based upon this information, the LPA would seek S106 contributions for 14 places at a cost of £14,463.26, equalling £202,485.64. 
Secondary level (11-16yrs) - 11 secondary age pupils generated (13 pupils aged 11-16). The development is served by the secondary schools above. The Education Authority has advised that there is no spare capacity in future to accommodate the development that takes account of approved housing developments serving the schools. Based upon this information, the LPA would seek s106 contributions for 11 places at a cost of £21,793.42, equalling £239,727.62.
Secondary level (16+) – 2 secondary age pupils generated in this age category. The development is served by the secondary schools above. The Education Authority has advised that there is no spare capacity in future to accommodate the development that takes account of approved housing developments serving the schools. Based upon this information, the LPA would seek s106 contributions for 2 places, at a cost of £23,635.40, equalling £47,270.80.
Total contribution required for nursery, primary and secondary level of £576,263.62 has been agreed by the developer and will be secured through a section 106 agreement. 

Community facilities

Community facilities are important for meeting a range of social needs and must be provided locally to serve the needs of the local community and reduce the need to travel. All new residential developments place pressure on existing facilities. Chapter 4 ‘Planning for Sustainability’ of PPW promotes the importance of equal and cohesive communities, and access to services such as community facilities. Paragraph 4.6.1 of PPW recognises that development can help to arrest the decline in community facilities.

Policy MG7 of the LDP ‘Provision of Community Facilities’ states that ‘to meet the identified needs of development within the plan period, new/enhanced community facilities will be sought in areas where need cannot be met by existing facilities based on the most up to date evidence and need.’ Policy MD4 ‘Community Infrastructure and Planning Obligations’ sets out that, where appropriate and having regard to development viability, the Council will seek to secure new and improved community infrastructure, including the provision or improvement of Community Facilities.

The Planning Obligations SPG acknowledges that new residential developments place pressure on existing community facilities and creates need for new facilities.  Therefore, it is reasonable to expect new residential developments of this scale to contribute towards the provision of new, or enhancement of existing, community facilities. 

The LDP Community Facilities Background Paper (2013) advises that within the Llantwit Major Ward the projected housing growth over the plan period would result in a deficit of provision by 2026. Therefore a contribution would be required for the enhancement of existing community facilities within the ward and the background paper identifies possible improvements including extension to existing Llantwit Major Library/Joint community use building.

Therefore, given the scale and location of the development, it is considered appropriate to require an off-site contribution of £988.50 per dwelling (based on the SPG requirement at the time the application was submitted), equalling £ £64,252.50 in total.

Sustainable Transport

Increasing importance is enshrined in local and national planning policies emphasising the need for developments to be accessible by alternative modes of transport than the private car.  

Planning Policy Wales (PPW) paragraph 4.4.3 recognises that in order to create sustainable and cohesive communities within Wales, improvements to transport facilities and services are required. Paragraph 4.7.4 seeks to ensure that new developments are integrated appropriately within existing settlements, to minimise the need to travel by private car. 

National policy contained within Technical Advice Note 18 ‘Transport’ (March 2007) Paragraph 9.20 allows local planning authorities to use planning obligations to secure improvements to the travel network, for roads, walking, cycling and public transport, as a result of a proposal. 

In terms of local policy, objective 3 of the LDP seeks to reduce the need for Vale of Glamorgan residents to travel to meet their daily needs and enabling them greater access to sustainable forms of transport. In addition policy SP1 promotes sustainable transport. Policies SP1 (4), SP7 and MD4 within the adopted LDP promote the importance of sustainable transport. Policy MD4 in particular, requires proposed developments to improve community infrastructure such as transport infrastructure and services for pedestrians, cyclists and public transport, through the use of planning obligations. This policy background is supported by the advice in PPW, TAN 18-Transport, and Manual for Streets. 

The Council’s Sustainable Transport Assessment LDP Background Paper (2013) identifies the sustainable transport measures required to ensure better conditions for pedestrians, cyclists and public transport users, and to encourage a change in travel choices away from the single occupancy car. This is a key aim embodied in national and local planning and transport policies, which the Council is keen to deliver. Based on the provision of 65 dwellings, it is considered appropriate to require an off-site contribution of £2,000 per dwelling (based on the SPG requirement at the time the application was submitted), equalling £130,000 in total. This could be used to improve pedestrian/cycling facilities near to the site including the proposed footpath proposed to the rear of Harding Close and improvements to public transport facilities such as bus stops near to the site.

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. This equals £16,599.32.

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 for the area comprises the Vale of Glamorgan Adopted Local Development Plan 2011-2026.

It is considered that the decision complies with the Council’s well-being objectives and the sustainable development principle in accordance with the requirements of the Well-being of Future Generations (Wales) Act 2015. Having regard to Policies SP1-Delivering the Strategy, SP3-Residential Requirement, SP4-Affordable Housing Provision, Policy SP7-Transportation, SP10-Built and Natural Environment, MG1-Housing Supply in the Vale of Glamorgan, MG2 – Housing Allocations; MG4-Affordable Housing, Policy MG6 – Provision of Educational Facilities; MG20-Nationally Protected Sites and Species, 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, P MD4-Community Infrastructure and Planning Obligations, MD5-Development Within Settlement Boundaries, MD6-Housing Densities, MD7-Environmental Protection, and MD9-Promoting Biodiversity of the Vale of Glamorgan Adopted Local Development Plan 2011-2026; Supplementary Planning Guidance, including Amenity Standards, Trees and Development, Penarth Conservation Area, Biodiversity and Development, Affordable Housing, Planning Obligations, Parking Standards and Model Design Guide for Wales; and national guidance contained in Planning Policy Wales, TAN1-Joint Housing Land Availability Study, TAN2-Planning for Affordable Housing, TAN5-Nature Conservation and Planning, TAN12-Design, TAN16-Sport, Recreation and Open Space, and TAN24-Historic Environment, it is considered that the proposal represents an acceptable form of residential redevelopment of the site that should not result in any significant harm to the visual amenity of the area. The proposal is also considered acceptable in respect of neighbouring and general residential amenities of the area and highway safety. In addition, subject to appropriate conditions, there should be no detriment to ecology interests on the site, and sufficient evidence has been submitted to show that provisions for the adequate drainage of the site can be made.
It is considered that the decision complies with the Council’s well-being objectives and the sustainable development principle in accordance with the requirements of the Well-being of Future Generations (Wales) Act 2015.

RECOMMENDATION

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

· Procure that 29.23% (19) of the dwellings built on the site pursuant to the planning permission are built and thereafter maintained as affordable housing units in perpetuity.

· Pay a contribution of £59,449.80 for the provision of affordable housing off-site.

· Pay a contribution of £576,263.62 for the provision or enhancement of education facilities to meet the needs of future occupiers generated 

· Provide Public Open Space on site (including the provision of 2 no. Local Area of Play) and secure future maintenance of this POS area

· A contribution of £64,252.50 towards improvement to community facilities

· Pay a contribution of £130,000 to provide or enhance sustainable transport facilities in the vicinity of the site to be spent on one or more of the following; towards improve cycle routes in the area; upgrading bus stops in the vicinity of the site; contributing towards enhanced bus services; and improving pedestrian links in the area.

· Provision of off-site highway works 

APPROVE subject to the following condition(s):

1.
The development shall begin no later than five years from the date of this decision. 


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: 


Transport Assessment prepared by Mayer Brown; Site Investigation Report 11344/GNS/14/SI; Heritage Desk Based Assessment dated July 2014; Arboricultural Survey ABAW105/001/002; Desk Study and Extended Phase 1 Habitat Survey ABAW105/002/002; Land at Boverton Agricultural Land Classification and Soil Resources received 22 August 2014


GAR-C-04 'Pair Single Garage' received 28 October 2014


Transport Assessment Addendum prepared by Mayer Brown received 5 February 2015


Hunter Acoustics Response to Environmental Health Comments dated 05 February 2015 and 3309/ENS1_Rev1 'Environmental Noise Survey' received 27 November 2015


Dormouse Survey ABAW105/006 and Reptile Survey ABAW105/007 received 16 June 2016


ALD-C-01 'Alderney Planning Drawing'; KIS-C-01 'Kingsville Planning Drawing'; MAI-C-01 'Maidstone Planning Drawing'; OLI-C-01 'Olive Planning Drawing'; PAL-C-02 'Palmerston Planning Drawing'; RAD-C-01 'Radleigh Planning Drawing'; SLP-02 'Site Location Plan'; TMT-C-01 'Tamerton Planning Drawing' received 23 June 2016


EDP3775_01b 'Dormouse Mitigation Strategy'; EDP3775_02a 'Reptile Mitigation Strategy' received 4 January 2017


Design and Access Statement dated 30 August 2017 


HAL-C-01 'Hale Planning Drawing'; PRW-05 'PROW Diversion' received 19 September 2017


BESK 00WCS 'Eskdale Classic (Semi) -BSW; BAVR 00WCD 'Andover Classic (Det) -BSW'; TP-05 Rev D 'Site layout'; SH-05 Rev C 'Storey Height Layout'; AMP-05 Rev C 'Access & Movement Plan'; SK500 Rev 2 'Proposed Junction Radii SPA Refuse'; EN-05.1 Rev C 'External Works Layout'; EN-05.2 Rev D 'External Works Layout'; EF-05 Rev C 'External Finishes Layout'; C/350 Rev 5 'Vehicle Tracking 11.22m Refuse'; SS-05 Rev A 'Street Scenes'; C/010 Rev 7 'Engineering Layout'; EM-05 Rev C ' Ecology Masterplan'; GAR-C-02 'Single Garage'; received 6 October 2017


PL-ALR Rev A 'Alder Flats 40-43 Planning Drawing'; 2016/WAS/C/02 Rev B 'Washington'; -050 Rev A Proposed Cycle/Pedestrian Link received 19 October 2017


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.
Notwithstanding the submitted details a schedule of materials (including samples) to be used in the construction of the development hereby approved shall be submitted to and approved in writing by the Local Planning Authority prior to the commencement of development.  The development shall be completed in accordance with the approved details prior to beneficial occupation of any of the dwellings.


Reason:


To safeguard local visual amenities, as required by Policies SP1 (Delivering the Strategy), Policy MD2 (Design of New Development), SP10 (Built and Natural Environment) and MD8 (Historic Environment) of the Local Development Plan. 

4.
No development shall commence until details of existing ground levels within and adjacent to the site and proposed finished ground and floor levels have been submitted to and approved in writing by the Local Planning Authority. The development shall be carried out in accordance with the approved details.


Reason:


To ensure that visual amenities are safeguarded, and to ensure the development accords with Policies SP1 (Delivering the Strategy) and MD2 (Design of New Development) of the Local Development Plan.

5.
All means of enclosure associated with the development hereby approved shall be completed in accordance with a scheme to be submitted to and agreed in writing by the Local Planning Authority.  The means of enclosure shall be completed in accordance with the approved details prior to the first beneficial use of the dwelling that they relate to.


Reason:


To safeguard local visual amenities, and to ensure compliance with Policies SP1 (Delivering the Strategy) and MD2 (Design of New Development) of the Local Development Plan.

6.
Prior to commencement of development, a scheme for the provision of affordable housing as part of the development shall be submitted to and approved in writing by the Local Planning Authority. The affordable housing shall be provided in accordance with the approved scheme and shall meet the definition of affordable housing in Annex B of the Welsh Government Technical Advice Note 2 on Affordable Housing or any future guidance that replaces it. The scheme shall include:


i) the numbers, type, tenure and location on the site of the affordable housing provision to be made which shall consist of not less than 29% of housing units/bed spaces;


ii) the timing of the construction of the affordable housing and its phasing in relation to the occupancy of the market housing;


iii) the arrangements for the transfer of the affordable housing to an affordable housing provider or the management of the affordable housing (if no RSL involved);


iv) the arrangements to ensure that such provision is affordable for both first and subsequent occupiers of the affordable housing; and


v) the occupancy criteria to be used for determining the identity of occupiers of the affordable housing and the means by which such occupancy criteria shall be enforced.


Reason:


In order to ensure that the site delivers appropriate provision of affordable housing to meet the identified need and to ensure compliance with the terms of Policies SP1 (Delivering the Strategy), SP4 (Affordable Housing Provisions), MG4 (Affordable Housing) and MD4 (Community Infrastructure and Planning Obligations) of the Local Development Plan.

7.
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 has first been submitted to and approved in writing by the Local Planning Authority. The programme and scheme shall be fully completed 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 SP1 (Delivering the Strategy), SP10 (Built and Natural Environment) and MD8 (Historic Environment) of the Local Development Plan.

8.
Notwithstanding the submitted details, no development shall commence until a drainage scheme for the site has been submitted to and approved in writing by the local planning authority. The scheme shall provide for the disposal of foul, surface and land water, and include an assessment of the potential to dispose of surface and land water by sustainable means. The scheme shall be designed so that flooding does not occur on any part of the site for a 1 in 30 year rainfall event plus climate change and not in any part of any building for the 1 in 100 year rainfall event plus climate change.  If infiltration techniques are used, then the plan shall include the details of field percolation tests. Any calculation for onsite attenuation or discharge must also be included. Thereafter the scheme shall be implemented in accordance with the approved details prior to the beneficial occupation of any part the development and no further foul water, surface water and land drainage shall be allowed to connect directly or indirectly with the public sewerage system. 


Reason:


To prevent hydraulic overloading of the public sewerage system, pollution of the environment and to protect the health and safety of existing residents and ensure no detriment to the environment and to comply with the terms of   Policies SP1 (Delivering the Strategy) and MD1 (Location of New Development) of the Local Development Plan.

9.
No building shall be occupied until a sustainable drainage system for the site has been completed in accordance with details first submitted to and agreed in writing by the Local Planning Authority, which shall include details of a timetable for implementation and management of the system, including arrangements for adoption by a public body or statutory undertaker, or any other arrangements to secure the perpetual operation of the sustainable drainage system. The sustainable drainage system shall be managed and maintained thereafter in accordance with the agreed management and maintenance plan.


Reason:


To enable a more sustainable form of drainage, and to prevent hydraulic overloading of the public sewerage system, pollution of the environment and to protect the health and safety of existing residents and ensure no detriment to the environment and to comply with the terms of Policy / Policies SP1 (Delivering the Strategy) / MD1 (Location of New Development) of the Local Development Plan.

10.
No development shall commence, including any works of demolition, until a Construction Environment Management Plan (CEMP) has been submitted to, and approved in writing by, the Local Planning Authority. The CEMP shall include the following details:


i) the parking of vehicles of site operatives and visitors;


ii) loading and unloading of plant and materials;


iii) storage of plant and materials used in constructing the development;


iv) the erection and maintenance of security hoarding including decorative displays and facilities for public viewing, where appropriate;


v) wheel washing facilities;


vi) measures to control and mitigate the emission of dust, smoke, other airborne pollutants and dirt during construction;


vii) a scheme for recycling/disposing of waste resulting from demolition and construction works.


viii) hours of construction;


ix) lighting;


x) management, control and mitigation of noise and vibration;


xi) odour management and mitigation;


xi) diesel and oil tank storage areas and bunds;


xii) how the developer proposes to accord with the Considerate Constructors Scheme (www.considerateconstructorsscheme.org.uk) during the course of the construction of the development; and 


xiii) a system for the management of complaints from local residents which will incorporate a reporting system.


The construction of the development shall be undertaken in accordance with the approved CEMP.


Reason:


To ensure that the construction of the development is undertaken in a neighbourly manner and in the interests of the protection of amenity and the environment and to ensure compliance with the terms of Policies SP1 (Delivering the Strategy) and MD7 (Environmental Protection) of the Local Development Plan.

11.
The development shall be carried out in full accordance with the submitted 'Land adjacent to Llantwit Major Bypass Boverton. Dormouse Mitigation Strategy' prepared by EDP LTD dated December 2016.


Reason:


In the interests of ecology and to ensure compliance with Policies SP1 (Delivering the Strategy), MG19 (Sites and Species of European Importance), MG20 (Nationally Protected Sites and Species) andMG21 (Sites of Importance for Nature, Regionally Important Geological and Geomorphical Sites and Priority Habitats and Species) of the Local Development Plan.

12.
No development shall take place until a long term habitat management plan has been submitted to and approved in writing by the Local Planning Authority. The management plan shall include:


i) Details of the habitats to be managed and their desired condition;


ii) The nature of management operations required to deliver and maintain the condition of the habitat


iii) Details of development and construction methods and measures to be taken to minimise the impact of any works; and


iv) Details of appropriate timing, scheduling and phasing of completion of the protection and enhancement plan.


v) Proposals for on-going review of management as informed by a protected species monitoring scheme.


The approved management plan shall be carried out and shall be monitored and managed at all times in accordance with the approved details in perpetuity.


Reason:


In the interests of ecology and to ensure compliance with Policies SP1 (Delivering the Strategy), MG19 (Sites and Species of European Importance) / MG20 (Nationally Protected Sites and Species), MG21 (Sites of Importance for Nature, Regionally Important Geological and Geomorphical Sites and Priority Habitats and Species) of the Local Development Plan.

13.
All vegetation clearance must be undertaken outside the nesting season, which is recognised to be from March to August inclusive, unless it can be first demonstrated that nesting birds are absent.


Reason:


In order to ensure that no protected species are adversely affected by the development and to ensure compliance with In the interests of ecology and to ensure compliance with Policies SP1 (Delivering the Strategy), MD9 (Promoting Biodiversity),MG19 (Sites and Species of European Importance), MG20 (Nationally Protected Sites and Species), MG21 (Sites of Importance for Nature, Regionally Important Geological and Geomorphical Sites and Priority Habitats and Species) of the Local Development Plan.

14.
Prior to the commencement of development, a light mitigation strategy, including measures to reduce light spillage onto wildlife corridors/mitigation habitats identified on drawing 'Ecology Masterplan' EM-05 Rev C received 06 October 2017 and detailed within the approved Dormice (C_EDP3775_01b), Reptile (EDP3775_02a) strategies, shall be submitted to and approved in writing by the Local Planning Authority. The works shall thereafter be carried out in accordance with the approved details and maintained as such in perpetuity.


Reason:


In the interests of ecology and to ensure compliance with In the interests of ecology and to ensure compliance with Policies SP1 (Delivering the Strategy), MD9 (Promoting Biodiversity), MG19 (Sites and Species of European Importance), MG20 (Nationally Protected Sites and Species) and MG21 (Sites of Importance for Nature, Regionally Important Geological and Geomorphical Sites and Priority Habitats and Species) of the Local Development Plan.

15.
The works must be undertaken in accordance with the submitted and approved Reptile Mitigation Strategy EDP3775_02a dated December 2016. Following site clearance, a reptile/clearance translocation report shall be submitted to the Local Planning Authority including details of number of animals, species and receptor areas for approval.


Reason: 


In the interests of ecology and to ensure compliance with In the interests of ecology and to ensure compliance with Policies SP1 (Delivering the Strategy), MD9 (Promoting Biodiversity), MG19 (Sites and Species of European Importance), MG20 (Nationally Protected Sites and Species) and MG21 (Sites of Importance for Nature, Regionally Important Geological and Geomorphical Sites and Priority Habitats and Species) of the Local Development Plan.

16.
No works shall commence unless the local planning authority has been provided with one of the following:


a)
A licence issued by Natural Resources Wales pursuant to Regulation 53 of The Conservation of Habitats and Species Regulations 2010 (as amended) authorising the specified activity/development to go ahead; or


b)
A statement in writing from the relevant licensing body to the effect that it does not consider that the specified activity/development will require a licence; 


The works and Post development monitoring of the roost shall be carried out following completion of works as detailed in the NRW licence.


Reason:


In order to ensure that no protected species are adversely affected by the development and to ensure compliance with In the interests of ecology and to ensure compliance with Policies SP1 (Delivering the Strategy), MD9 (Promoting Biodiversity),MG19 (Sites and Species of European Importance), MG20 (Nationally Protected Sites and Species), MG21 (Sites of Importance for Nature, Regionally Important Geological and Geomorphical Sites and Priority Habitats and Species) of the Local Development Plan.

17.
The development shall not commence until a Construction Traffic Management Plan has been submitted to and approved in writing by the Local Planning Authority.  The Management Plan shall include details of parking for construction traffic, the proposed routes for heavy construction vehicles, timings of construction traffic and means of defining and controlling such traffic routes and timings.  The development shall thereafter be carried out in accordance with the approved Management Plan.


Reason:


To ensure that the parking provision and highway safety in the area are not adversely affected by the construction of the development and to meet the requirements of Policies SP1 (Delivering the Strategy), MD2 (Design of New Developments) and MD7 (Environmental Protection) of the Local Development Plan.

18.
Notwithstanding the submitted plans, no development shall commence until full engineering details of the proposed internal access roads, inclusive of turning facilities, footways/cycleways, vision splays, street lighting, highway drainage, onsite parking and all associated highway retaining structures have been submitted and approved in writing by the Local Planning Authority. The works shall thereafter be carried out in accordance with the approved details.


Reason:  


To ensure the proposed internal estate roads are designed and constructed in accordance with the Council’s standard details for adoption, in the interests of highway safety in accordance with policy MD2 of the LDP.

19.
Notwithstanding the submitted plans, no development shall commence until full engineering details of the proposed access junction along the B4265 (including an up to date speed survey along the B4265), which shall include an agreed overlay surface dressing between the junctions with Eglwys Brewis Road and Llantwit Road have been submitted and approved in writing by the Local Planning Authority. The works shall thereafter be carried out in accordance with the approved details and maintained as such in perpetuity. 


Reason:  

To ensure the means of access and the associated junction is designed and constructed in accordance with the Council’s standard details for adoption in the interests of highway safety in accordance with policy MD2 of the LDP.

20.
Notwithstanding the submitted plans, no development shall commence until full engineering details of the proposed uncontrolled pedestrian crossing along Eglwys Brewis Road and the combined cycle/footway link between the B4265 and Harding Close, including scraping back of vegetation along Eglwys Brewis Road and the provision of street lighting facilities etc. have been submitted and approved in writing by the Local Planning Authority.  The works shall thereafter be undertaken in accordance with the approved plans and completed before the first beneficial occupation of the development.  


Reason:  


To ensure that the works are designed and constructed in accordance with the Council’s standard details for adoption and in the interests of highway safety in accordance with policy MD2 of the LDP.

21.
No development or site clearance shall take place until there has been submitted to and approved in writing by the Local Planning Authority a scheme of landscaping. The scheme shall include indications of all existing trees (including spread and species) and hedgerows on the land, identify those to be retained and set out measures for their protection throughout the course of development.


Reason:


To safeguard local visual amenities, and to ensure compliance with the terms of Policies SP1 (Delivering the Strategy), SP10 (Built and Natural Environment), MD1 (Location of New Development), MD2 (Design of New Developments) of the Local Development Plan.

22.
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 5 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.


Reason:


To ensure satisfactory maintenance of the landscaped area to ensure compliance with Policies SP1 (Delivering the Strategy), SP10 (Built and Natural Environment), MD1 (Location of New Development) and MD2 (Design of New Developments) of the Local Development Plan.

23.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (as amended for Wales) (or any order revoking and re-enacting that Order with or without modification) and the scheme of enclosures approved under condition 5, no fences, gates or walls shall be erected within the curtilage of any dwelling house forward of the principle elevation of that dwelling house or a side elevation where it abuts a highway used by vehicular traffic.


Reason:


To safeguard local visual amenities, and to ensure compliance with Policies SP1 (Delivering the Strategy) and MD2 (Design of New Developments) of the Local Development Plan.

24.
The garages and car parking spaces to be provided shall be kept available for the parking of motor vehicles at all times in association with the development hereby approved and shall not be physically altered or converted.


Reason:


To ensure the satisfactory development of the site and that adequate off-street parking provision and garaging facilities are retained and in accordance with Policies SP1 (Delivering the Strategy) and MD2 (Design of New Developments) of the Local Development Plan.

25.
Notwithstanding the details contained within the submitted noise surveys, further details of the noise mitigation measures to be installed, shall be submitted to and agreed in writing by the Local Planning Authority prior to the commencement of development, and the mitigatory measures shall be implemented in accordance with the approved details prior to the beneficial occupation of the dwellings on these plots.


Reasons: 


In the interests of the amenities of future occupiers of these dwellings in accordance with policies MD2 and MD8 of the Development Plan and the advice contained within Technical Advice Note 11: Noise.

26.
Notwithstanding the submitted details, prior to the commencement of construction of any of the dwellings, a scheme for the provision (including details of the equipment) and maintenance of the Public Open Space  shall be submitted to and approved in writing by the Local Planning Authority, to include details of the timing of its provision. The Public Open Space shall be provided in accordance with the approved details and so retained at all times thereafter.


Reason:


To ensure the timely provision of the public open space and to ensure compliance with Policies MD2 and REC3 of the Local Development Plan.

NOTE:
1.
This consent does not convey any authorisation that may be required to gain access onto land not within your ownership or control.

2.
The attention of the applicant is brought to the fact that a public right of way is affected by the proposal.  The grant of planning permission does not entitle one to obstruct, stop or divert a public right of way.  Development, in so far as it affects a right of way, must not be commenced until the necessary legal procedures have been completed and confirmed for the diversion or extinguishment of the right of way.

3.
You are advised that there are species protected under the Wildlife and Countryside Act, 1981 within the site and thus account must be taken of protecting their habitats in any detailed plans.  For specific advice it would be advisable to contact: The Natural Resources Wales, Ty Cambria, 29 Newport Road, Cardiff, CF24 0TP  General enquiries: telephone 0300 065 3000 (Mon-Fri, 8am - 6pm).

4.
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.

5.
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.

6.
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).

7.
Part of the development is on adopted highway and therefore a Highway Extinguishment under the Highways Act 1980 will be required before work can commence.  For further details please contact the Highways Department, The Vale of Glamorgan Council, The Alps, Wenvoe, Cardiff; CF5 6AA. Telephone No. 02920 673051.

8.
Bats must not be disturbed or destroyed during tree work.  A full visual inspection of the trees to be worked on must be carried out prior to intended work to check for the presence of bats.  Advice on bats and trees may be obtained from the Natural Resources Wales (Countryside Council for Wales as was).  Bats may be present in cracks, cavities, under flaps of bark, in dense Ivy and so forth.  Should bats be identified, please contact either Natural Resources Wales on 0845 1306229 or the Council's Ecology Section on 01446 704627.

9.
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.

10.
In order to comply with Section 71ZB(5) of the Town and Country Planning Act 1990 ( as amended), the applicant/developer must complete a ‘Notification of initiation of development’ form, which can be found in Schedule 5A of the Town and Country Planning (Development Management Procedure) (Wales) (Amendment) Order 2016. The notification shall be submitted in the form specified to the Local Planning Authority. 


At all times when the development is being carried out, a notice shall be firmly affixed and displayed in a prominent place at or near the place where the development is being carried out.  The notice shall be legible and easily visible to the public without having to enter the site and printed on a durable material. The notice shall be in the form specified in Schedule 5B of the Town and Country Planning (Development Management Procedure) (Wales) (Amendment) Order 2016.  

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.


