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Coed y Colwen Barn, Llancarfan
Conversion of a redundant stone barn to a residential dwelling

SITE AND CONTEXT

The application site is a stone barn situated approximately 1.2km to the west of the settlement of Llancarfan outside of the settlement boundaries as defined by the Vale of Glamorgan Unitary Development Plan 1996-2011. As such the building is situated in open countryside. The barn itself is of a stone construction with a cement-fibre roof and currently does not appear to be used in conjunction with agriculture although some wrapped hay bales are being stored on an area of hardstanding to the north of the barn. The application site also falls within the Lower Thaw Valley Special Landscape Area.

DESCRIPTION OF DEVELOPMENT

The application is for the conversion of the barn to a 2 no. bedroom residential dwelling, with the provision of a single storey monopitch extension to the rear which is indicated as being a rebuild of a previously collapsed extension to the rear elevation. The existing external walls are to be cleaned and re-pointed with a lime mortar. The barn would also be re-roofed with a slate roof. Plans and elevations of the proposed conversion are shown below:
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The proposed dwelling would be served by a parking and turning area in the position of the existing hardstanding and an enclosed garden provided to the north-east between the road running to the north and the front of the proposed dwelling. A site layout of the dwelling is shown below:
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Site layout plan indicating proposed parking/turning area and garden to the front of the dwelling (officer note: the existing shed shown on the plan was not in situ at the time of visiting the site). There is presently no delineation along the southern boundary of the application site, which is annotated on the plan above with ‘no boundary delineation to field.’

PLANNING HISTORY

1990/00741/OUT : Enclosure 8574 and part enclosure 8361, Llancarfan - Convert barn to dwelling, change of use enclosure 8574 & part of 8361 from agricultural to domestic  - Refused for the following reason:

1.
The proposal represents an intrusion into the rural landscape thereby damaging the amenity of the countryside in conflict with policy H.10 of the County of South Glamorgan Structure Plan and policies H.4 and H.5 of the Draft Rural Vale Local Plan.

CONSULTATIONS

Llancarfan Community Council was consulted with regard to the application and state that the ‘Council has no objection to this application but the following comment was received; “Although outside of both the Llancarfan and Llantrithyd Conservation Areas, due to its prominent location, the conversion of the barn should comply with the supplementary planning guidance “The Conversion of Rural Dwellings” and “Conservation Areas in the Rural Vale” as in the adapted UDP.”’

Rhoose Ward Members were consulted and Councillor James has requested that the application be considered by the Planning Committee.

The Council’s Building Control Section was consulted although no comments had been received at the time of writing this report.

The Council’s Ecology Officer was consulted and had no objection subject to a condition relating to the provision of alternative nest sites for swallows being attached to any planning consent given.

Natural Resources Wales was consulted with regard to the application and ‘do not object to the application’ although provide further advice relating to the provision of the package treatment plants, protected species and local biodiversity. 

REPRESENTATIONS

A site notice was displayed to the front of the site on 24 October 2014 although no comments have been received at the time of writing this report. 

REPORT

Members will recall that the application was reported to the January 2015 Planning Committee and Members resolved to defer the determination of the application to allow for a site visit. 

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 3 - HOUSING

POLICY 8 – TRANSPORTATION

Policy:

POLICY ENV1 – DEVELOPMENT IN THE COUNTRYSIDE 

POLICY ENV4 – SPECIAL LANDSCAPE AREAS

POLICY ENV8 – SMALL SCALE RURAL CONVERSIONS

POLICY ENV10 - CONSERVATION OF THE COUNTRYSIDE

POLICY ENV16 – PROTECTED SPECIES

POLICY ENV27 – DESIGN OF NEW DEVELOPMENTS

POLICY HOUS2 - ADDITIONAL RESIDENTIAL DEVELOPMENT

POLICY TRAN 10 – PARKING

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 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.

Paragraph 4.4.3 states that ‘planning policies, decisions and proposals should…. locate developments so as to minimise the demand for travel, especially by private car’ and ‘Foster social inclusion by ensuring that full advantage is taken of the opportunities to secure a more accessible environment for everyone that the development of land and buildings provides. This includes helping to ensure that development is accessible by means other than the private car’. 

Paragraph 4.7.4 also states that ‘Local planning authorities should assess the extent to which their development plan settlement strategies and new development are consistent with minimising the need to travel and increasing accessibility by modes other than the private car.’ 

4.7.8 Development in the countryside should be located within and adjoining those settlements where it can be best be accommodated in terms of infrastructure, access and habitat and landscape conservation. Infilling or minor extensions to existing settlements may be acceptable, in particular where it meets a local need for affordable housing, but new building in the open countryside away from existing settlements or areas allocated for development in development plans must continue to be strictly controlled. All new development should respect the character of the surrounding area and should be of appropriate scale and design.

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

9.2.22 In planning for housing in rural areas it is important to recognise that development in the countryside should embody sustainability principles, benefiting the rural economy and local communities while maintaining and enhancing the environment. There should be a choice of housing, recognising the housing needs of all, including those in need of affordable or special needs provision. In order to safeguard the character and appearance of the countryside, to reduce the need to travel by car and to economise on the provision of services, new houses in the countryside, away from existing settlements recognised in development plans or from other areas allocated for development, must be strictly controlled. Many parts of the countryside have isolated groups of dwellings. Sensitive filling in of small gaps, or minor extensions to such groups, in particular for affordable housing to meet local need, may be acceptable, but much depends upon the character of the surroundings, the pattern of development in the area and the accessibility to main towns and villages. 

9.3.3 Insensitive infilling, or the cumulative effects of development or redevelopment, including conversion and adaptation, should not be allowed to damage an area’s character or amenity. This includes any such impact on neighbouring dwellings, such as serious loss of privacy or overshadowing.

9.3.4 In determining applications for new housing, local planning authorities should ensure that the proposed development does not damage an area’s character and amenity. Increases in density help to conserve land resources, and good design can overcome adverse effects, but where high densities are proposed the amenity of the scheme and surrounding property should be carefully considered. High quality design and landscaping standards are particularly important to enable high density developments to fit into existing residential areas. 

9.3.6 New house building and other new development in the open countryside, away from established settlements, should be strictly controlled. The fact that a single house on a particular site would be unobtrusive is not, by itself, a good argument in favour of permission; such permissions could be granted too often, to the overall detriment of the character of an area.
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 6 – Planning for Sustainable Rural Communities (2010)

Paragraph 3.6.1 ‘whilst residential conversions have a minimal impact on the rural economy, conversions for holiday use can contribute more and may reduce pressure to use other houses in the area for holiday use’. 

· Technical Advice Note 12 – Design (2009)

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:

· Sustainable Development
· Amenity standards 

· Biodiversity and Development
· Conversion of Rural Buildings
· |Design in the Landscape
The Local Development Plan: 

The Vale of Glamorgan Deposit Local Development Plan (LDP) was published November 2013.  The Council is currently at Deposit Plan Stage having undertaken the public consultation from 8th November – 20th December 2013 on the Deposit Local Development Plan and the ‘Alternative Sites’ public consultation on the Site Allocation Representations from 20th March – 1st May 2014. The Council is in the process of considering all representations received and is timetabled to submit the Local Development Plan to the Welsh Government for Examination in April / May 2015. 

With regard to the weight that should be given to the deposit plan and its policies, the guidance provided in Paragraph 2.6.2 of Planning Policy Wales (edition 7 July, 2014) is noted.  It states as follows:

‘2.6.2 In development management decisions the weight to be attached to an emerging draft LDP will in general depend on the stage it has reached, but does not simply increase as the plan progresses towards adoption. When conducting the examination, the appointed Inspector is required to consider the soundness of the whole plan in the context of national policy and all other matters which are material to it. Consequently, policies could ultimately be amended or deleted from the plan even though they may not have been the subject of a representation at deposit stage (or be retained despite generating substantial objection). Certainty regarding the content of the plan will only be achieved when the Inspector publishes the binding report. Thus in considering what weight to give to the specific policies in an emerging LDP that apply to a particular proposal, local planning authorities will need to consider carefully the underlying evidence and background to the policies. National planning policy can also be a material consideration in these circumstances (see section 4.2).’
Issues

As such, the principal issues in this application relate to the principle of the provision of a dwelling within a countryside location, the sustainability of the location of the site to accommodate a dwelling, the suitability of the structure for conversion and visual impact of alterations, the impact upon amenity of neighbouring residential properties and impact upon ecology.

Principle of Conversion and Policy Context

As detailed, the application site falls outside of the residential settlement boundaries as defined by the Vale of Glamorgan Unitary Development Plan 1996-2011 (UDP) and therefore amounts to the provision of a new dwelling within a countryside location. As such the provisions of policy ENV1 ‘Development in the Countryside’ of the UDP is of particular relevance. Policy ENV1 is a criteria based policy relating to development within the countryside, noting that development will only be granted for appropriate uses including development essential for agriculture or other rural activities, appropriate recreational use, re-use or adaptation of existing buildings particularly to assist the diversification of the rural economy or development allowed under other policies of the plan. In this case, most relevant to that final criterion Policy ENV8, which in principle allows for small scale rural conversions.

Policy ENV8 states that proposals that small scale conversions of rural buildings to new uses will be permitted if a number of criteria are met. These criteria include that the building can be converted without substantial reconstruction of the external walls or extension to the building (iii); conversion work can be undertaken without unacceptably altering the appearance and rural character of the building (iv). 

The conversion of the building could therefore be acceptable in principle subject to visual impact of the proposed conversion works and the sustainability of the location of the building to be converted.

Sustainability

The application site is isolated and does not have ready access to public transport services, basic community services or employment opportunities and is substantially divorced from the nearest sustainable settlement of Llancarfan that provides some of these services (in excess of 1.9km away by road to the east).  It should be noted that Llanbethery, which is a HOUS 2 settlement is nearer (at 1.4km by road) but is extremely limited in terms of services (having lost a public house and possessing no other community facilities) and is also a significant distance from the application site.  Whilst noting that a Public Right of Way runs to the north of the site this does not provide ready or direct access to nearby settlements while there are also no pavements or footways provided on the highway running to the north of the site that would provide ready or convenient access by pedestrians to local services. The lack of physical proximity to local services and the lack of pedestrian facilities linking the site to the nearby settlement demonstrate the reliance of future occupiers of this development on the private car and furthermore indicate that this site represents an unsuitable and unsustainable location for additional residential development within the countryside. Given this the proposal is considered to be contrary to both local and national policy as the site is located in an isolated position substantially divorced from essential local services and is therefore in an unsustainable location with future occupiers being overly reliant on the use of the private car to access local services.
Indeed Strategic Policy 2 of the UDP states ‘proposals which encourage sustainable practices will be favoured including:… ii) proposals which are located to minimise the need to travel, especially by car and help to reduce vehicle movements or which encourage cycling, walking and the use of public transport.’ Similarly Strategic Policy 8 states that developments will be favoured in locations which ‘are highly accessible by means of travel other than the private car’. 

The supporting text of policy ENV8 states that ‘there are a number of hamlets and isolated pockets of dwellings in the Vale where new dwellings would not be allowed. However, it is accepted that the conversion of existing rural buildings in these hamlets may be acceptable. Isolated conversions in particular are unsustainable. They can place an unacceptable burden on local services, are often at a distance from local public transport services thereby increasing the need to travel by car to work, school or for shopping and they can cause an unacceptable visual intrusion into the rural landscape.’ The barn subject of this application is considered to be substantially divorced from the nearest settlement and does not fall within a group of buildings and is therefore considered to be isolated for the purposes of the above policy. 

Supplementary Planning Guidance Conversion of Rural Buildings is also of relevance and Point 2.5 states that ‘the most frequent proposals are to convert rural buildings, in particular barns, to residential use. Whilst this can often be the most financially attractive option it is generally the least desirable from a building conservation and sustainability point of view. Other uses may be more appropriate particularly where they require less physical alteration to the building. These may include small farm shops, small business uses and community halls. Small businesses are particularly acceptable where they are appropriate to the rural scene and where they create new employment or help to secure the future of the farm’. The applicant indicates within their supporting statement that ‘with regard to commercial use… would be prohibitively expensive to convert and provide services to other more attractive units in far more accessible locations.’ However, limited further information has been provided in this regard and as such it is not considered that these claims have been substantiated. The applicant was requested to consider alternative uses and/or provide additional evidence to support the above, and indicate that alternative uses have been considered and discounted due to a lack of connection to a farm and that there is already a community hall in Llancarfan. As such they indicate that the residential use of the building would be the most appropriate means of preserving the building. The additional correspondence fails to demonstrate that alternative uses have been adequately considered. Furthermore it is not considered that the absence of an adjoining farm would strictly prohibit the use of the building for an alternative use to residential such as a holiday let and there are many examples of similar single unit holiday let conversions in the Vale.

Therefore it is not considered that it has been adequately demonstrated that alternative, more appropriate uses have been considered prior to the submission of the application at odds with the guidance contained within the adopted SPG. The sentiments of the SPG are also echoed within Technical Advice Note 6: Planning for Sustainable Rural Communities which states that ‘whilst residential conversions have a minimal impact on the rural economy, conversions for holiday use can contribute more and may reduce pressure to use other houses in the area for holiday use’. (Paragraph 3.6.1).

This sentiment is further reflected within chapter 4 of PPW. With regard to planning for sustainability part 4.4.3 states that ‘planning policies, decisions and proposals should…. locate developments so as to minimise the demand for travel, especially by private car’ and ‘Foster social inclusion by ensuring that full advantage is taken of the opportunities to secure a more accessible environment for everyone that the development of land and buildings provides. This includes helping to ensure that development is accessible by means other than the private car’. Also paragraph 4.7.4 also states that ‘Local planning authorities should assess the extent to which their development plan settlement strategies and new development are consistent with minimising the need to travel and increasing accessibility by modes other than the private car.’ 

The above sentiment is also echoed within paragraph 9.2.22 of PPW as noted previously which states that ‘in order to safeguard the character and appearance of the countryside, to reduce the need to travel by car and to economise on the provision of services, new houses in the countryside, away from existing settlements recognised in development plans or from other areas allocated for development, must be strictly controlled.’ 

The building is significantly isolated from day-to-day services and facilities upon which future occupiers would be dependent and divorced from nearby settlements, clearly indicating that the proposed conversion for residential use would represent an unsustainable form of development at odds with the thrust of both local and national planning policy. Furthermore, whilst noting the proposals would result in the beneficial re-use of an existing building, it has not been adequately demonstrated that alternative uses for the building have been considered at odds with the provisions of TAN6 and relevant local policy. As such the principle of the conversion of the building to provide a new dwelling in this location is considered to be at odds with the provisions of policies ENV1 and ENV8 of the UDP and the provisions of Planning Policy Wales (edition 7, 2014) and TAN6. 

This view has been supported by the Planning Inspectorate with regard to previous appeals within the Council’s area and an example of one of these appeals is attached at Appendix A.

The agent for the application submitted late representations to the previous committee (included at Appendix B), indicating that they believed that a number of ‘isolated barns’ had previously been granted permission for residential conversion previously with particular reference to application 2008/01429/FUL and 2009/00317/FUL at Slade Barn. With reference to that particular application, they indicate that the application site is a similar distance to the nearest settlement whilst future occupiers would be able to utilise transport options such as Green Links. This application site is substantially more divorced from nearest settlements than the conversion at Slade Farm, noting that the site is 1.4km from Llanbethery and 1.9km from Llancarfan, and the facilities contained therein. Notwithstanding the lack of proximity, Llanbethery is devoid of many of the local services upon which future occupiers would depend and has not been identified as a sustainable settlement within the Sustainable Settlements Review background paper prepared as background evidence for the LDP. The conversion approved at Slade Farm was a finely balanced case, although it was located closer to two settlements benefitting from a wide range of services as well as a bus stop within 600 metres and was considered to be significantly closer to similar services than the application site. As such the current proposal is considered to be more remote and therefore not considered to be comparable or to set a precedent for such development.

The agent also refers to a number of other residential conversions previously granted within the Vale of Glamorgan at Gigham Barn, St. Mary Church; Meadow Barn & Y Grawnby, Llantrithyd; barn at Caemen Farm, Bonvilston; barn at New Barn, St. Athan; and barn at Treguff, Llancarfan; although does not provide application references for these particular conversions. No planning references have been provided for a number of the barns stated and as such it has not been possible to fully assess these consents. However, a number of these consents are historic as follows: Gigman Barn (1994/00347/FUL), Meadow Barn & Y Grawnby (1992/01048/FUL 1996/00286/FUL), Caemaen Farm (1990/00842/FUL and 1994/00879/FUL) and New Farm, Treguff (1992/00993/FUL). Given the historical nature of these permissions and given that there has been a substantive change in planning policy since this time including increasing the weight to be given to sustainable development, it is not considered that these permissions should be given significant weight in this instance given their historic nature and the development in planning policy since this time.   

Visual Impact

The application is supported by a structural survey which indicates that the building is in good condition and suitable for conversion, whilst the proposal in general proposes minimal intervention to the fabric of the barn itself which is welcome. However, it must also be acknowledged that an extension is proposed to the southern elevation which the applicant has indicated would be a rebuild of a previously collapsed structure, although when on site it was considered that there was limited evidence of such a structure which if previously in situ appears to have collapsed or removed some time ago and is not therefore considered to justify the provision of a new timber-clad extension which does little to complement or enhance the existing barn. It is considered that the extension would adversely alter the character of the barn, changing its original form, domesticating it and eroding the original and simple rural character of the building. Therefore it is considered that the proposal including a domestic extension to the rear would be at odds with the provisions of criterion iii) of policy ENV8 which indicates that conversions requiring extension to necessitate conversion will not be supported. 

Paragraph 3.4.31 of Policy ENV8 states that ‘whilst new uses can frequently be the key to the preservation of historic buildings, it is important to ensure that the new development is sympathetic to the rural character. For example the creation of as residential curtilage around a newly converted building can have a harmful effect on the character of the countryside, especially in areas of high quality landscape.’ The submitted layout plan indicates the provision of a garden area forward of the building adjacent to the road running to the north whilst the red line to the south of the building includes land which currently forms part of the field parcel to the south. The provision of a garden area to the front of the building, associated enclosure and domestic paraphernalia would serve to domesticate the site which would be at odds with the rural aesthetic of the surrounding landscape. Furthermore no delineation is indicated between the proposed dwelling and the field parcel to the south and there is concern that the introduction of a residential use within this building would result in the domestication of the adjoining field parcel to the detriment of the visual amenities of the countryside area. 

It is also noted that the site falls within the Lower Thaw Valley Special Landscape Area and policy ENV4 of the Development Plan seeks to restrict development that would adversely affect the landscape character or visual amenities of the Special Landscape Area. 

It should also be noted that a previous application (1990/00741/OUT) for the residential conversion of the barn was refused by reason of ‘the proposal represents an intrusion into the rural landscape thereby damaging the amenity of the countryside in conflict with policy…’ Whilst there has been a substantive change in policy since the date of this refusal of planning permission, the fundamental principle of the visual impact that the conversion, associated curtilage and domestic paraphernalia would have upon the rural character of the area. It is also of note that the plans submitted as part of this permission do not indicate a projection to the south of the barn as shown below:
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Noting the absence of any such projection is considered to further demonstrate the lack of any historical structure in this position that might in any way provide justification for the erection of an extension to this rear elevation.

Therefore it is evident from assessing the history of the site that it has previously been found that the use of the land as private garden and resulting domestication of this land would be detrimental to the visual amenities of the wider countryside.  Noting this it is considered that the harm associated with the residential use of the site, the conversion of the barn for residential use, resulting domestication of surrounding land, erection of associated structures and other paraphernalia associated with such a use would be at odds with the provisions of policy ENV1, ENV4 and ENV8 of the Development Plan.

Impact upon the Amenities of Neighbouring Residential Properties

Given the degree of separation between the application site and nearby residential properties it is considered that the proposal will not cause undue detriment by reason of overlooking, being overbearing or loss of light. 

Highways and Parking Provision

The application proposes the erection of a two bedroom house and as such would require at least two on-site car parking spaces. Although the site layout plan does not indicate the exact position of spaces within the driveway to the front, it is considered that there is more than ample scope for provision of these spaces within the curtilage of the dwelling.

The application site would be accessed via an existing access from the road to the north.  The Council’s Highways Development Section has been consulted with regard to the application although no comments had been received at the time of writing this report. However, while the proposal would result in a small intensification of the use of the access, it is considered that the access benefits from adequate visibility and it is considered that the intensification of the use of the access would not unacceptably impact upon highway safety.

Ecological Issues

The application is supported by an ecological assessment prepared by Spectrum Ecology and dated June 2014. Whilst the report indicates that a number of bats were detected within the vicinity of the barn, no bats were seen entering or exiting the building and there was no evidence that bats had been using the building as a roost site. However the survey does indicate the use of the building as a nesting site for Swallows. Following consultation with the Council’s Ecologist and Natural Resources Wales, no objections were received with regard to the conversion of the building subject to conditions being attached to any consent to be granted relating to the provision of alternative nest sites for Swallows. 

CONCLUSION

The decision to recommend refusal of 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.

RECOMMENDATION

REFUSE (W.R.)

1.
By reason of the nature of the alterations to the building and the extent of the proposed domestic curtilage, the proposed development would represent an unjustified and inappropriate new dwelling in the countryside, which would adversely impact upon the simple rural character of the existing building and the character of the wider area. The proposal is contrary to local Policies ENV1 - Development in the Countryside, ENV8 - Small Scale Conversions, ENV10 - Conservation of the Countryside, ENV27 - Design of New Developments, HOUS3 - Dwellings in the Countryside, and Strategic Policies 1 & 2-The Environment and 8-Transportation of the Vale of Glamorgan Adopted Unitary Development Plan 1996-2011; Supplementary Planning Guidance on Sustainable Development; and national guidance contained in Planning Policy Wales, TAN6-Planning for Sustainable Communities and TAN12-Design.

2.
By virtue of its isolated position outside of any defined settlement boundary and absence of comprehensive pedestrian/alternative modal links to the nearest settlement, the site is considered to be in an unsustainable and unsuitable location where the new dwelling would be remote from day to day amenities/services and occupiers would be over-reliant on the private car. The proposal is consequently contrary to strategic Policies 2 and 8, and Policy ENV27 - Design of New Developments of the Vale of Glamorgan Unitary Development Plan (1996-2011) and the national policies regarding sustainable development contained within Planning Policy Wales Ed. 7 2014.
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