2014/01230/FUL
Received on 24 October 2014

Amelia Methodist Trust Company Ltd., C/o Agent 

Mr. John Matthews, Planning and Development Consultant, 47, Anglesey House, Anglesey Way, Nottage, Porthcawl, Bridgend County Borough, CF36 3QP

The Amelia Trust Farm, Five Mile Lane, Barry
Erection of a stable block and surface servicing area

SITE AND CONTEXT

The application relates to The Amelia Trust Farm, which is situated to the west of Five Mile Lane, and is accessed via a long driveway. The farm falls within the open countryside to the north of the settlement of Barry, and also within the Nant Llancarfan Special Landscape Area.

DESCRIPTION OF DEVELOPMENT

The application seeks planning permission for the erection of an ‘L-Shaped’ stable block and surfacing area, in a field to the north of the existing driveway. 
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The stable block will measure a maximum width of 15.85metres by a depth of 7.2metres. The roof will be pitched, measuring a maximum height of 3.65metres. 
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The proposed surface area would measure approximately 26metres by 11metres, which would be accessed via the existing gateway, and the proposed material is road planings. 
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PLANNING HISTORY

2013/01048/FUL : Amelia Trust Farm, Five Mile Lane, Barry - Retention of demountable toilet unit and steel store - Approved

2007/00682/FUL : Amelia Trust Farm, Five Mile Lane, Llancarfan - New classroom  - Approved 

2005/00851/FUL : Amelia Trust Farm, Whitton Rosser, Five Mile Lane, Llancarfan - Extension to existing visitor centre  - Approved

2003/01673/RES : Amelia Trust Farm, Moulton, Llancarfan - Erection of cattle house  - Approved 

2003/00715/FUL : Amelia Methodist Trust, Moulton, Llancarfan - Erection of a house to accommodate cattle and livestock manager and internal connecting driveway.  - Approved 

2002/01665/OUT : Amelia Trust Farm, Five Mile Lane, Whitton Rosser - Erection of cattle house  - Approved 

2001/00129/OUT : The Amelia Trust Farm, Whitton Rosser, Five Mile Lane, Llancarfan - Single storey dwelling associated with management of the Amelia Trust  - Refused 

1999/00463/RES : Amelia Methodist Trust, Five Mile Lane, Whitton Rosser, Nr. Barry - Landscaping  - Approved 

1999/00162/OUT : Amelia Methodist Trust, 5, Mile Lane, Whitton Rosser, Llancarfan, Barry - Erection of mixed purpose agricultural/trust work building  - Approved

1998/00925/FUL : Amelia Methodist Trust, Whitton Rosser, Five Mile Lane, Barry - Conservatory  - Approved 

1997/00795/FUL : Amelia Trust Farm, Whitton Rosser Farm, Five Mile Lane, Barry - Construction of new workshop block  - Approved 

1996/01094/FUL : Amelia Trust Farm, Whitton Rosser, Five Mile Lane, Llancarfan - Improvement works to farm access in the interests of road safety  - Approved 

1995/00648/FUL : The Amelia Trust Farm, Whitton Rosser, Walterston - Two storey extension providing living accommodation  - Approved

See file for full history.

CONSULTATIONS

Llancarfan Community Council were consulted. To date, no comments have been received. 

The Council’s Highway Development were consulted. To date, no comments have been received. 

Public Rights of Way Officer were consulted. To date, no comments have been received. 

Environmental Health (Pollution)
were consulted. Comments were received stating “no comment to make regarding this application”. 

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

Natural Resources Wales were consulted. To date, no comments have been received. 

REPRESENTATIONS

A site notice was also displayed on 12 November 2014. To date, no comments have been received. 

REPORT

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:

POLICY ENV 1 – DEVELOPMENT IN THE COUNTRYSIDE 

POLICY ENV 4 – SPECIAL LANDSCAPE AREAS

POLICY ENV 9 – DEVELOPMENT INVOLVING HORSES

POLICY ENV10 – CONSERVATION OF THE COUNTRYSIDE

POLICY ENV 27 – DESIGN OF NEW DEVELOPMENTS

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 - Planning for Sustainability is of relevance. 

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) 

· 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:

· Amenity standards 

Issues

The main issues to consider in the assessment of this application relate to principle of the development, and the impact the proposal would have on the character of the open countryside, as well as any impact upon the Special Landscape Area.
Principle of the Development

Policy ENV1 ‘Development in the Countryside’ allows for development in the countryside, subject to it being essential for having a rural location. Horse related development is generally associated and most appropriate within the countryside and therefore it is considered that the proposal complies with this policy. 

Policy ENV9 allows for development involving horses, subject to a number of criteria. Criterion (i) seeks that development would not be permitted if it would result in the loss of the best and most versatile agricultural land (Grades 1, 2 and 3A). The proposed location of the stables would be on Grade 3C Agricultural Land (as highlighted in the Council’s records), and therefore complies with this criterion. Consequently, the proposed development is acceptable in principle, subject to the following design and siting criteria being met.

Visual Impact

Criterion (ii) permits development if it does not have an unacceptable affect upon the character and appearance of the locality. The proposed stables will be partially visible from Five Mile Lane (A4226) at a distance, the footpath to the south of the site, and from wider viewpoints in the surrounding area. However, the proposed scale and design of the building is considered sympathetic and appropriate to its function in such a rural location. In addition, the building will be well-screened by hedgerows to the south and east, with the roof being the only visible part of the building. Consequently, it is considered that the proposal complies with this criterion, and it is considered that the proposed stables would not have an unacceptable affect upon the character and appearance of the locality. 

Criterion (iii) seeks that development should not cause potential danger or nuisance to neighbours, pedestrians, vehicles or horse rides, and criterion (iv) seeks development to not result in an overuse of local bridleways or open space. The proposed location of the stable block would be over 150metres to the main buildings at Amelia Farm, and a distance of over 500metres to the closest neighbours at Whitton Bush Farm and Blackland Farm. Thus it is not considered to have an adverse impact upon these neighbouring properties amenities. Furthermore, the site would be enclosed by the existing hedgerow to the south, and therefore it is considered that it would not have an adverse impact upon pedestrians or vehicles uses the public footpath and access track which runs through Amelia Farm. There would be 4 stables in total, including a tack room, and therefore it is unlikely that there would be an overuse of local bridleways as a result of the development. 

It is also considered that the proposal would not have an adverse impact upon the character of the Special Landscape Area, given that it would be within close proximity to the hedge boundary to the south of the field. 

In addition, the proposed hard-standing area connecting the existing field gateway to the stables is also considered acceptable, given that it is would be relatively minor in scale, and would not encroach significantly upon the open countryside.   

Overall, the proposal complies with Policies ENV1, ENV4, ENV9 and ENV27, and therefore it is considered that it is acceptable in principle, and would not have an adverse impact upon the character of the surrounding countryside, or the Special Landscape Area. 

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’, ENV4 ‘Special Landscape Areas’ ENV9 ‘Horse Related Development’, ENV10 ‘Conservation of the Countryside’ and ENV27 ‘Design of New Developments’, the proposed stables and hard-standing area is considered to be acceptable in terms of its mass, bulk and design so as to have minimal impact upon the character of the countryside area and would not result in the loss of the best agricultural land.

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.
The development shall be constructed and at all times maintained in accordance with the schedule of materials listed on the application forms, unless otherwise first agreed in writing by the Local Planning Authority.


Reason:


In the interests of visual amenity and to ensure compliance with Policies ENV27 and ENV9 of the Unitary Development Plan.

NOTE:

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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