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Mr. Julian Golunski, Cooke & Arkwright, (for Dunraven Estates), Central Park, Western Avenue, Bridgend, CF31 3TZ

Creative Rural Communities, Old Hall, Cowbridge, Vale of Glamorgan, CF71 7AH

Rear of Heritage Coast Visitors Centre, Dunraven Bay, Bridgend 
Demolition of garage, wooden lean to and the removal of a small amount of stonework to the northeast of the site.  Erection of five storage units for use by micro enterprises to store equipment for off and on shore activities

SITE AND CONTEXT

The application relates to the area to the side of the Heritage Coast Visitors Centre, Dunraven Bay, near Bridgend. The land falls within the Glamorgan Heritage Coast, and is part of the Dunraven Bay Historic Park and Garden. 

DESCRIPTION OF DEVELOPMENT

The application seeks planning permission for the demolition of the existing garage, the outbuilding, and part of the stone wall fronting the road, and the erection of five storage units. 

Two of the units would measure 1.8metres in width by 5.1metres in depth. Three of the units would measure 2.2metres in width by 6.8metres in depth. The roofs would be flat and mono-pitched, with a maximum height of 2.4metres to the front. 

The units would be used by micro-enterprises for storing equipment for on and off-shore activities. 

PLANNING HISTORY

No recent history. 

CONSULTATIONS

St Brides Major Community Council were consulted. Comments received stated no objections. 

Local ward members were consulted. To date, no comments have been received.

Glamorgan Heritage Coast were consulted. To date, no comments have been received.

Economic Development Section were consulted. To date, no comments have been received. 

The Councils Tourism & Marketing Officer were consulted. Comments received stated “no adverse comments in respect of this application”. 

Ecology Officer were consulted. To date, no comments have been received.

Conservation (Planning) were consulted. To date, no comments have been received.

Natural Resources Wales were consulted. Comments received stated “no adverse comments to make”.

Glamorgan-Gwent Archaeological Trust were consulted. Comments received stated “as the ground in this area has already been disturbed it is unlikely that the current proposal will encounter previously unknown archaeological remains…in summary….we have no objection to the positive determination of this application”. 

The Historic Garden Society were consulted.  To date, no comments have been received. 

CADW were consulted.  Comments received stated that:

“the design of the proposed storage units is unsympathetic to the character of the historic park, however as stated in the DAS, the nature of the topography behind the visitors centre means that views of the proposed storage units from the majority of the park will be limited. Due to the distance and proposed location behind the visitor centre, it seems likely that views of the proposed units from the entrance to the park at Seamouth Lodge will also be limited.” 

REPRESENTATIONS

The neighbouring properties were consulted on 16 October 2014. A site notice was also displayed on 29 October 2014. To date, no comments have been received. 

REPORT

Planning Policies and Guidance

Unitary Development Plan:

Section 38 of The Planning and Compulsory Purchase Act 2004 requires that in determining a planning application the determination must be in accordance with the Development Plan unless material considerations indicate otherwise.  The Development Plan for the area comprises the Vale of Glamorgan Adopted Unitary Development Plan 1996-2011, which was formally adopted by the Council on 18th April 2005, and within which the following policies are of relevance:

Strategic Policies:

· POLICIES 1 & 2 - THE ENVIRONMENT

· POLICY 6 – TOURISM

· POLICY 14 COMMUNITY AND UTILITY FACILITIES

Policy:

POLICY ENV1 
– DEVELOPMENT IN THE COUNTRYSIDE 

POLICY ENV5 
– THE GLAMORGAN HERITAGE COAST

POLICY ENV10 
– CONSERVATION OF THE COUNTRYSIDE

POLICY ENV11 
– PROTECTION OF LANDSCAPE FEATURES 

POLICY ENV17 
– PROTECTION OF BUILT AND HISTORIC ENVIRONMENT

POLICY ENV27 
– DESIGN OF NEW DEVELOPMENTS

POLICY EMP 2  
– NEW BUSINESS AND INDUSTRIAL DEVELOPMENT

Whilst the UDP is the statutory development plan for the purposes of section 38 of the 2004 Act, some elements of the adopted Vale of Glamorgan Unitary Development Plan 1996-2011 are time expired, however its general policies remain extant and it remains the statutory adopted development plan.  As such, chapter 2 of Planning Policy Wales (Edition 7, 2014) provides the following advice on the weight that should be given to policies contained with the adopted development plan: 

‘2.7.1 Where development plan policies are outdated or superseded local planning authorities should give them decreasing weight in favour of other material considerations, such as national planning policy, in the determination of individual applications. This will ensure that decisions are based on policies which have been written with the objective of contributing to the achievement of sustainable development (see 1.1.4 and section 4.2). 

2.7.2 It is for the decision-maker, in the first instance, to determine through review of the development plan (see 2.1.6) whether policies in an adopted development plan are out of date or have been superseded by other material considerations for the purposes of making a decision on an individual planning application. This should be done in light of the presumption in favour of sustainable development (see section 4.2).’
With the above advice in mind, the policies relevant to the consideration of the application subject of this report are not considered to be outdated or superseded.  The following policy, guidance and documentation support the relevant UDP policies.

Planning Policy Wales:

National planning guidance in the form of Planning Policy Wales (Edition 7, July 2014) (PPW) is of relevance to the determination of this application.  

Chapter 5 of PPW sets out the Welsh Government guidance for Conserving and Improving Natural Heritage and the Coast, and since the site falls within the Glamorgan Heritage Coast; policies within this chapter are relevant.  

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 5 – Nature Conservation and Planning (2009)

· Technical Advice Note 6 – Planning for Sustainable Rural Communities (2010) 

· Technical Advice Note 12 – Design (2009)

· Technical Advice Note 13 – Tourism (1997)

· Technical Advice Note 14 – Coastal Planning (1998)

· Technical Advice Note 23 – Economic Development (2014)

Supplementary Planning Guidance:

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

· Design in the Landscape| 

· Model Design Guide for Wales| 

· Sustainable Development - A Developer's Guide| |
Issues

The main issues to consider in the assessment of this application relate to the principle of the development in the open countryside, as well as any impact the proposal will have on the character of the rural Glamorgan Heritage Coast, as well as any impact upon the Dunraven Bay Historic Park and Garden. Any impact the proposed units will have upon the setting of the Grade II Listed Building “Seamouth Cottage”, will also be considered. 

Principle of the Development

Local policy ENV1 seeks to protect the countryside from development, however, permitted appropriate recreational uses. Local policy ENV5 recognises the special environmental qualities of the Glamorgan Heritage Coast, and seeks to protect, conserve and enhance these qualities. However, the policy also recognises that that there will be exceptions for recreation facilities at Dunraven Bay. Policy EMP2 also recognises that the use of rural buildings for appropriate small scale industries may also be acceptable. 

Consequently, the proposed development is considered to be acceptable in principle, given that the proposed units would be used by micro-enterprises for storing equipment for on and off-shore activities, in connection to recreational activities at Dunraven Bay.

Visual Impact

The proposed development would be fronting the public footpath and road, and it would be visible from surrounding viewpoints. The proposed development would be replacing an existing garage, and infilling the section in between the garage and the Visitors Centre. Furthermore, it would only be single storey in height, and would be enclosed to the north-east side and rear by high stone walls. Thus it is considered to be appropriate in terms of scale, since it would be low lying in the immediate and wider landscape. 

With regard to the design of the proposed units, there were initial concerns raised regarding the steel façades. It was considered that these would appear harsh and unsympathetic upon the landscape, especially given that it is part of the Glamorgan Heritage Coast and Dunraven Bay Historic Park and Garden. The agent has agreed to timber cladding (dark stained) the visible facades of the units, i.e. the front, south west side, and the visible parts of the north-east side. This is considered to be an appropriate solution, to complement the existing Visitors Centre, which also has elements of timber cladding, and also to protect and conserve the character of The Glamorgan Heritage Coast and Dunraven Bay Historic Park and Garden. The proposal therefore complies with ENV5 “The Glamorgan Heritage Coast”, ENV10 “Conservation of the Countryside” and ENV17 “Protection of the Built and Historic Environment”. The exact detailing and a sample of the timber cladding will be required via a condition. 

The proposed development seeks the partial demolition of the stone wall to the front. Whilst such demolition is not favourable, given that there are existing openings within this section of the wall, and that the demolition would be limited, it is considered that it would not detract from the unique character of the rural area. Therefore, on balance, the proposal complies with ENV11 “Protection of Landscape Features”, and ENV17 “Protection of the Built and Historic Environment”.

Impact upon the Listed Building

‘Seamouth Cottage’ is viewed separately from the Visitors Centre and area surrounding it, due to the mitigation of the road. Consequently, it is considered that the proposed units would not have an adverse impact upon the setting of the Grade II Listed Building. 

Impact upon Neighbours

The proposed development would not be sited near any surrounding residential neighbours, other than “Seamouth Cottage”. It is also considered that there would be no adverse impact upon the residential amenity of this neighbouring property, given the scale of the units, and their distance. The units would be used predominantly for storage, as outlined in the description of the development, and therefore there would be limited impact upon this neighbour in terms of noise and disturbances, in contrast to a use such as manufacturing.

In addition, it is considered that given the limited height of the proposed units, there would be no adverse impact upon the Visitors Centre. 

Bats Survey

The submitted bat survey identified that the site is not currently used for roosting purposes and that it is reasonable to assume that there will be no adverse impact upon this group of protected species as a result of the proposed development. Therefore, the Local Authority does not in this case have to give detailed consideration 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 (TAN5, 6.3.6). It is noted that the Council’s Ecology Office has not raised any issues, and the proposal is considered acceptable in terms of ecology. 

CONCLUSION

The decision to recommend planning permission has been taken in accordance with Section 38 of The Planning and Compulsory Purchase Act 2004, which requires that, in determining a planning application the determination must be in accordance with the Development Plan unless material considerations indicate otherwise.  The Development Plan comprises the Vale of Glamorgan Adopted Unitary Development Plan 1996-2011.
Having regard to Policies ENV1 ‘Development in the Countryside’, ENV5 ‘The Glamorgan Heritage Coast’, ENV10 ‘Conservation of the Countryside’, ENV11 ‘Protection of Landscape Features’, ENV17 ‘Protection of Built and Historic Environment’, ENV27 ‘Design of New Developments’ and EMP2 ‘New Business and Industrial Development’ of the Vale of Glamorgan Unitary Development Plan (1996-2011), the proposed scale and design of the development are considered to be acceptable, and it is not considered that it would detract from the character of The Glamorgan Heritage Coast, and the Dunraven Bay Historic Park and Garden, subject to the following conditions.  

RECOMMENDATION
APPROVE subject to the following condition(s):

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


Reason:


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

2.
Notwithstanding the submitted plans, prior to their use in the construction of the development hereby approved, a schedule of the proposed timber cladding to be used on all visible elevation of the development, including samples, shall be submitted to and approved in writing by the Local Planning Authority and the development shall thereafter be carried out in accordance with the approved details, and so maintained at all times.

Reason:


To ensure a satisfactory standard of development and to ensure compliance with Policy ENV27 of the Unitary Development Plan

3.
Notwithstanding the provisions of The Town and Country Planning (Use Classes) Order 1987, or in any statutory instrument amending, revoking or re-enacting that Order, the use of the units hereby approved shall be used only for the purpose(s) specified in the application description,  and for no other purpose whatsoever, including any other purpose in Class B8 'Storage or Distribution' of the schedule.


Reason:


To control the precise nature of the use of the site, and to ensure compliance with the terms of Policy ENV27 of the Unitary Development Plan.

NOTE:

1. You should note that the building / site may constitute a breeding or resting place (roost) for bats, both of which are protected by law through UK legislation under the Wildlife and Countryside Act (1981) (as amended) and through European legislation under the Habitats Directive (EC Directive 92/43/EC), enacted in the UK through the Conservation Regulations (1994) (as amended). This legislation makes it an absolute offence to either damage or destroy a breeding or resting place (roost), to obstruct access to a roost site used by bats for protection and shelter, (whether bats are present at the time or not) or to intentionally or recklessly disturb a bat/bats within a roost.  It is recommended that a full bat survey of the building/ site (including trees) be conducted by a licensed bat surveyor to ascertain presence or absence of bats/bat roosts. 
Please note that this consent is specific to the plans and particulars approved as part of the application.  Any departure from the approved plans will constitute unauthorised development and may be liable to enforcement action.  You (or any subsequent developer) should advise the Council of any actual or proposed variations from the approved plans immediately so that you can be advised how to best resolve the matter.

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

The commencement of development without firstly meeting in full the terms of any conditions that require the submission of details prior to the commencement of development will constitute unauthorised development.  This will necessitate the submission of a further application to retain the unauthorised development and may render you liable to formal enforcement action.

Failure on the part of the developer to observe the requirements of any other conditions could result in the Council pursuing formal enforcement action in the form of a Breach of Condition Notice.
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