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Land at Rosedew Farm, Beach Road, Llantwit Major
Construction of a ground mounted solar PV project and associated development

SITE AND CONTEXT

The application relates to a 10.7 hectare parcel of land which is currently used for agriculture. The land relates to the northern part of two fields and illustrated below for members. The site has no buildings on the site and the land is relatively flat, but rises towards the coast. The boundaries to the site are a mixture of simple wire and fence post enclosures and indigenous hedgerow. 

The farming on the land is a mixture of arable and sheep grazing. As such the surrounding landscape is open and rural in nature and also falls within the area designated as the Glamorgan Heritage Coast. There is a coastal footpath to the south of the site, around 500m in distance. There is an existing access to the site via a simple agricultural track from the entrance to the north, adjoining the entrance to the acorn camping site.

The site is to the south-east of the settlement of Llantwit Major and south of Boverton approximately 400 and 500 metres distant respectively. The Ham Manor Residential Park and acorn camping site immediately neighbours the site to the north.
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DESCRIPTION OF DEVELOPMENT

The application proposes the provision of a solar array with a generating capacity of 5 MegaWatts. It is proposed to erect the photovoltaic solar panels to be orientated in a southern direction in order to maximise solar exposure, where the panels will not extend above a height of 2.1 metres above ground level. The arrays will be enclosed with a 2 metres high agricultural style fencing supported by timber stakes. In addition an internal clearance of 5m will be spaced between the solar arrays and the boundary fence, allowing for access around the site.

There will be four inverter houses and a substation located within the site. The inverters will measure 6 x 6m 2.9m high to ridge. The substation details submitted show a red brick building with a flat roof, measuring 4.2m x 3.4m and 2.6m high. 
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It is anticipated that the operational life of the array would be approximately 25 years and upon reaching its 25th year the proposals would enter its decommissioning phase, whereby the solar development will be dismantled and removed from the site.
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Due to the sensitive location of the proposals, a screening opinion was carried out by the applicant and it was determined an Environmental Impact Assessment was necessary. As such, an EIA has been included with the application and outlines the following chapters: -

· Landscape and Visual Impact; 

· Ecology / Biodiversity; and 

· Traffic, Transport and Movement 

PLANNING HISTORY

2014/01004/SC1 : Land at Rosedew Farm, Llantwit Major  - Construction of a ground mounted solar PV generation project   - Environmental Impact Assessment (Screening) - Required 23/09/2014

2014/00759/FUL : Walled Garden, Rosedew Farm, Llantwit Major - Demolition of two existing agricultural buildings, part demolition and reinstatement of end elevation of one agricultural building to accommodate storage area and biomass heating system together with construction of eleven log cabins and associated works.   - Withdrawn 14/10/2014 

2014/00142/SC1 : Rosedew Farm, Beach Road, Llantwit Major - Proposed Solar Farm  - Environmental Impact Assessment (Screening) - Required 03/03/2014 

2013/00574/FUL : Rosedew Farm, Llantwit Major - Agricultural building for additional grain storage, agricultural machines and general purpose storage - extension to existing - length 40.8m x breadth 6m x height to eaves 5.5 m, height to ridge 6.1m  - Approved 22/08/2013 

2011/01308/FUL : Rosedew Farm, Llantwit Major - Application for Full Planning Permission for retention of buildings and to regularise the various development at Rosedew Farm- Approved 17/02/2012 

2011/01161/PNA : Rosedew Farm, Llantwit Major - Extension of steel frame portal building for storage of combine harvester and other expensive machinery from Winter elements  - Withdrawn 06/12/2011

2011/01091/PNA : Rosedew Farm, Llantwit Major - To extend the existing steel frame portal and to install solar panels on its roof and existing shed roofs on the south/south west facing elevations, facing away from homes, highways, footpaths  - Withdrawn 16/11/2011

2011/00183/FUL : Rosedew Farm, Llantwit Major - Erection of six single storey holiday accommodation detached timber log cabins and parking bays  - Approved 15/04/2011

2007/01620/FUL : Rosedew Farm, Llantwit Major - Proposed conversion of 3 No. farm buildings into 5 No holiday accommodation (self contained) let units with associated works- parking/courtyard & vehicular access, refurb existing single storey barn/store/garage  - Approved 01/08/2008 

2007/01134/PNT : Rosedew Farm Buildings, Rosedew Farm, Llantwit Major - Installation of a 15 metre high replica pine tree mast complete with three integral antennas, two dish antennas, two associated radio equipment cabinets, and ancillary development thereto.  - Refused 19/09/2007 

2006/00660/FUL : The Cottage, Rosedew Farm, Llantwit Major - Refurbishment of existing cottage  - Withdrawn 08/12/2006 

2006/00658/FUL : Rosedew Farm, Llantwit Major - Sub-divide existing agricultural shed into 2 no. residential properties  - Withdrawn 12/12/2006 

2004/01996/PNA : Rosedew Farm, Llantwit Major - Grain store  - Further prior approval (PNA/PND/PNT/PNQ) 06/01/2005 

2002/01607/FUL : Rosedew Farm, Llantwit Major - Covered area, house to office/garage, conservatory  - Approved 03/01/2003 

2001/00347/FUL : Acorn Caravan Site, Rosedew Farm, Ham Lane, Llantwit Major - Installation of 1 X antenna on a pole for the Royal National Lifeboat Institution crew call-out system  - Approved 25/05/2001 

2000/00364/LAW : Hamwoods, Rosedew Farm, Llantwit Major - Contractors lock-up, stables, personal garage  - Refused 03/11/2000 

2000/00288/FUL : Rosedew Farm, Ham Lane, Llantwit Major - Garage/farm office and outside toilet  - Approved 28/04/2000 

1998/00859/FUL : Acorn Caravan and Camping Parkland, Nr. Rosedew Farm, Ham Lane, Llantwit Major - Demolition and replacement of shop and additional new central leisure facilities  - Approved 18/09/1998 

1998/00142/FUL : Rosedew Farm, Llantwit Major - New farmhouse  - Approved 09/11/1998 

1996/00732/FUL : Acorn Camping Park, Rosedew Farm, Ham Lane South, Llantwit Major. - Extend site opening times from - 1st March to 31st October to 1st February to 8th December  - Approved 27/09/1996 

1995/01007/OUT : Rosedew Farm, Llantwit Major. - Proposed new dwelling for Mr. & Mrs. R. Davies.  - Approved 18/07/1996 

1985/00399/FUL : Rosedew Farm, Llantwit Major - Silage barn and cattle building  - Approved 23/07/1985 

1984/00927/FUL : OS 5274, part of Rosedew Farm Camping Site, Llantwit Major - Change of use from grazing to a site for 68 touring caravans  - Refused 26/11/1984 

1984/00407/FUL : OS 5274 - part of Rosedew Farm Camping Site, Llantwit Major - Change of use from grazing to a site for 68 touring caravans  - Refused 24/07/1984 

CONSULTATIONS

Llantwit Major Town Council were consulted on 9 March 2015. 

The town Council outlined the following: -

What will be the impact on the Heritage Coast for such a large development in relation to ENV5.  It would appear to be incongruous with the ethos of the Heritage Coast. Transportation route requires clarification bearing in mind the large development of the new school off Ham Lane. Access to site requires careful consideration with busy, narrow old highways. We are unable to ascertain the agricultural grading of the land (ENV2). We note from the documentation that there are no details of how the development will eventually be connected to the National Grid.

Highway Development were consulted on 9 March 2015.  The Highways Authority has no objection subject to conditions for a Construction Traffic Management plan and operating hours for the staff during the construction period. There are no conditions for the development during the operational phase  


Glamorgan Heritage Coast were consulted on 9 March 2015. No comments

Conservation (Planning) were consulted on 9 March 2015. No comments


Policy Section (Planning) were consulted on 9 March 2015.  Concerns are raised from the policy section on the basis of the importance of landscape issues in considering this proposal against policies COMM8 and ENV5 as well as relevant national planning policy. Furthermore, the development would be an incongruous expansion of development into the Glamorgan Heritage Coast. Not enough justification has been provided that a Solar PV farm within the Glamorgan Heritage coast as there are more appropriate areas within the Vale.

Local Ward Members were consulted on 9 March 2015. The Local Councillor, G. John outlined that he was having considerable interest and objections, in view of this he requested that this application is brought to Planning Committee for a decision.

Ecology Officer were consulted on 9 March 2015. The Ecology Officer broadly agrees with the findings, conclusions and recommendations made in the ecology report. She recommends that a condition requiring an ecological management plan is submitted.

First Minister - Welsh Assembly Government were consulted on 9 March 2015. No comments have been received.


Natural Resources Wales were consulted on 9 March 2015. No objections subject to the precautionary elements of the ecology appraisal, set out in section 7.0 are implemented. NRW also have no adverse impact comments to make on the visual impact of the proposal on the Glamorgan Heritage Coast.

Landscape Section (Dock Offices) were consulted on 9 March 2015. The landscape architect has no objection to the proposals. Having considered the visual impact assessment, giving particular attention to the Glamorgan Heritage coast location, due to the topography of the land, views of the proposed solar farm will be restricted and the mitigating measures proposed to address the limited views means the visual impact is not significant.. 

As such, the landscape architect was of the view that this proposal is acceptable in landscape and visual terms. 

Cardiff Airport were consulted on 5 June 2015. No objection to the proposed development.

Glamorgan Gwent Archaeological Trust were consulted on 12th June 2015. No objection subject to a condition requiring a programme of archaeological work 

REPRESENTATIONS

The neighbouring properties were consulted on 9 March 2015.

A site notice was also displayed on 29 May 2015

The application was also advertised in the press on 16 March 2015.

The Council has received five letters of representation regarding the proposal. The main issues that have been raised are the following: -

· Agricultural land should not be developed on

· Access roads and route not detailed enough and concerns over the route past school with large vehicles

· Impact upon wildlife and habitats

· Unsightly

· Impact upon Glamorgan Heritage coast

· Traffic through ham manor park (retirement area). Traffic would be dangerous through the park.

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

STRATEGIC POLICIES 1 AND 2

ENV1 - DEVELOPMENT IN THE COUNTRYSIDE

ENV2 - AGRICULTURAL LAND

ENV5 – GLAMORGAN HERITAGE COAST

ENV10 - CONSERVATION OF THE COUNTRYSIDE

ENV11 - PROTECTION OF LANDSCAPE FEATURES

ENV17 - PROTECTION OF THE BUILT AND HISTORIC ENVIRONMENT

ENV27 - DESIGN OF NEW DEVELOPMENTS

ENV29 - PROTECTION OF ENVIRONMENTAL QUALITY

EMP7 - FARM DIVERSIFICATION

COMM8 - OTHER RENEWABLE ENERGY SCHEMES

Planning Policy Wales (Edition 5, 2012) advises that 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.  It is for the decision-maker to determine whether policies in the adopted Development Plan are out of date or have been superseded by other material considerations and this should be done in light of the presumption in favour of sustainable development.

In this case, the relevant material considerations are considered to be as follows:

National Planning Policy:

Planning Policy Wales (Edition 7, 2014) provides the following guidance in section 12 (Infrastructure and Services): -

12.8.1
The Welsh Government is committed to playing its part by delivering an energy programme which contributes to reducing carbon emissions as part of our approach to tackling climate change.  The Welsh Government’s Energy Policy Statement (2010) identifies the sustainable renewable energy potential for a variety of different technologies as well as establishing our commitment to energy efficiency.

12.8.6 The Welsh Government’s aim is to secure an appropriate mix of energy provision for Wales, whilst avoiding, and where possible minimising environmental, social and economic impacts.  This will be achieved through action on energy efficiency and strengthening renewable energy production.  This forms part of the Welsh Government’s aim to secure the strongest economic development policies to underpin growth and prosperity in Wales recognising the importance of clean energy and the efficient use of natural resources, both as an economic driver and a commitment to sustainable development.

12.8.9 Local planning authorities should facilitate the development of all forms of renewable and low carbon energy to move towards a low carbon economy to help to tackle the causes of climate change.  Specifically, they should make positive provision by:

-
considering the contribution that their area can make towards developing and facilitating renewable and low carbon energy, and ensuring that development plan policies enable this contribution to be delivered;

-
ensuring that development management decisions are consistent with national and international climate change obligations, including contributions to renewable energy targets and aspirations;

-
recognising the environmental, economic and social opportunities that the use of renewable energy resources can make to planning for sustainability; and

-
ensuring that all new publicly financed or supported buildings set exemplary standards for energy conservation and renewable energy production.

12.10.1 In determining applications for renewable and low carbon energy development and associated infrastructure local planning authorities should take into account:

-
the contribution a proposal will play in meeting identified national, UK and European targets and potential for renewable energy, including the contribution to cutting greenhouse gas emissions;

-
the wider environmental, social and economic benefits and opportunities from renewable and low carbon energy development;

-
the impact on the natural heritage, the Coast and the Historic Environment;

-
the need to minimise impacts on local communities to safeguard quality of life for existing and future generations;

-
ways to avoid, mitigate or compensate identified adverse impacts;

-
the impacts of climate change on the location, design, build and operation of renewable and low carbon energy development.  In doing so consider whether measures to adapt to climate change impacts give rise to additional impacts; 

-
grid connection issues where renewable (electricity) energy developments are proposed; and

-
the capacity of and effects on the transportation network relating to the construction and operation of the proposal.

Technical Advice Notes (TANs):

TAN 6 - Planning for Sustainable Rural Communities considers farm diversification, and advises as follows:

3.7.1
When considering planning applications for farm diversification projects, planning authorities should consider the nature and scale of activity taking a proportionate approach to the availability of public transport and the need for improvements to the local highway network.  While initial consideration should be given to converting existing buildings for employment use, sensitively located and designed new buildings will also often be appropriate.

3.7.2  Many economic activities can be sustainably located on farms.  Small on-farm operations such as food and timber processing and food packing, together with services (e.g. offices, workshop facilities, equipment hire and maintenance), sports and recreation services, and the production of non-food crops and renewable energy, are likely to be appropriate uses.

Technical Advice Note (TAN) 8: Planning for Renewable Energy (2005):

1.6
As well as developing new sources of renewable energy which are essential to meeting the targets set by energy policy, the Assembly Government is fully committed to promoting energy efficiency and energy conservation.  The land use planning system is one of a number of mechanisms which can help deliver improved energy efficiency and local planning authorities are expected to consider matters of energy efficiency when considering planning policy and applications.

3.15 
Other than in circumstances where visual impact is critically damaging to a listed building, ancient monument or a conservation area vista, proposals for appropriately designed solar thermal and PV systems should be supported.

TAN5 – Nature Conservation and Planning

Other National Guidance / Statements:

“A Low Carbon Revolution – The Welsh Assembly Government Energy Policy Statement – March 2010”
“Energy Wales: A Low Carbon Transition - March 2012” : sets out what the Welsh Government intend to do to drive the change to a sustainable, low carbon economy for Wales.  It also emphasises that Wales has significant assets in virtually every energy source, including one of the best solar resources in the UK.
Welsh Government Practice Guidance: “Planning Implications of Renewable and Low Carbon Energy - February 2011”

Supplementary Planning Guidance (SPG):

The following Supplementary Planning Guidance is of relevance. 

· Design in the Landscape 

· Sustainable Development 

· Biodiversity and Development 

· Trees and Development 

Background Evidence:

LDP Background papers, including:

· Renewable Energy Study (2007)

· Renewable Energy Assessment (2012)

Issues

The main issues to consider in this application relate to the principle of the development in this location, the visual impact of the proposal, highway safety and transport issues, ecological issues, impact on residential amenity, potential glare and impact on agricultural land quality. These matters will be considered in turn: -

The Principle of the Development

Policy ENV1 of the UDP states that development will be permitted in the countryside if it is justified in the interests of agriculture or forestry; other development including utilities or infrastructure for which a rural location is essential; or under the terms of another policy of the plan.

In this respect, Policy COMM8 (Other Renewable Schemes) of the UDP is of primary relevance to the assessment of the application.  This policy is generally permissive in principle, subject to detailed criteria relating to visual impact, residential amenity, construction traffic, ecology, archaeology, etc.

In addition, UDP Policy EMP7 states that the diversification of existing farmsteads will be permitted, subject to criteria relating to the nature of the use (employment, commercial, recreation or tourism), landscape impact, highway safety, ecology and archaeology.  The policy does not prohibit a development of this nature in principle.

Furthermore, It is important to note Policy ENV5- The Glamorgan Heritage Coast seeks to the protect the heritage coast as a remote zone with priority of development being given to agriculture, landscape and nature conservation. 

Planning Policy Wales and TAN 8, along with “A Low Carbon Revolution - The Welsh Assembly Government Energy Policy Statement - March 2010” are explicit in support for the principle of renewable energy schemes and they affirm the Welsh Government’s commitment to delivering an energy programme which contributes to reducing carbon emissions and tackling climate change.  They also highlight the need to secure a mix of energy forms by strengthening renewable energy production. 

Paragraph 12.8.9 of PPW in particular notes that local planning authorities should facilitate the development of all forms of renewable and low carbon energy to move towards a low carbon economy, which should help to tackle the causes of climate change.  However this is not without qualification, as paragraph 12.8.6 states:

“The Welsh Government’s aim is to secure an appropriate mix of energy provision for Wales, whilst avoiding, and where possible minimising environmental, social and economic impacts.  This will be achieved through action on energy efficiency and strengthening renewable energy production.  This forms part of the Welsh Government’s aim to secure the strongest economic development policies to underpin growth and prosperity in Wales recognising the importance of clean energy and the efficient use of natural resources, both as an economic driver and a commitment to sustainable development.” 

Local planning authorities are therefore encouraged to facilitate the development of all forms of renewable and low carbon energy and ensure that development management decisions are consistent with national and international climate change obligations, including contributions to renewable energy targets and aspirations.
In addition, and with specific reference to the nature of the location in the Heritage Coast, TAN 6 states that many economic activities can be sustainably located on farms.  Small on-farm operations such as food and timber processing and food packing, together with services (e.g. offices, workshop facilities, equipment hire and maintenance), sports and recreation services, and the production of non-food crops and renewable energy, are likely to be appropriate uses. 

Within the above Policy context, it is considered that the proposal represents an acceptable form of development in principle, and an acceptable form of agricultural farm diversification.  It is also clear that rural locations will in most cases be required for solar farms of this scale and also that countryside locations are generally supported in principle, both in local and national policy and guidance.  
Consequently, the acceptability of the development rests upon an assessment against the criteria of Policies COMM8 and EMP7 of the UDP, notably in respect of its landscape impact.

Visual and Landscape Impact

Planning Policy Wales (Section 12.8-10) makes it clear that renewable energy projects should generally be supported by Local Planning Authorities provided environmental impacts are avoided or minimised, and nationally and internationally designated areas are not compromised.
The importance of renewable energy schemes in Wales, and the need for consistency in dealing with applications for such developments, is indicated by the Welsh Government Practice Guidance – “Planning Implications of Renewable and Low Carbon Energy – issued in February 2011. This advice includes guidance in respect of solar arrays, and advises (at para 8.4.9) that “designated landscapes such as National Parks and AONBS are likely to be particularly sensitive in respect of one or more of these types of visual effect.  Extreme care therefore needs to be taken to ensure the siting of solar arrays does not affect the special qualities of designated landscapes”.
Nevertheless, at 19.2.4 it is generally acknowledged that designated areas and in particular protected landscapes have a vital role to play in contributing towards reducing carbon emissions.  The reference to ‘protected landscapes’ relates primarily to national designations, which is pertinent insofar as, the site falls within the Glamorgan Heritage Coast, a National landscape designation within the Unitary Development Plan, wherein the supporting text in para 3.4.17 with Policy ENV5 states that:

“Farming is the major activity on the good agricultural land within the Heritage Coast. It is therefore important to recognise and support the maintenance of a viable agricultural industry a, including appropriate farm based diversification.”(Emphasis added). Accordingly, in this instance, the Council would have to take the view that it is farm diversification and considered whether it is appropriate by assessing it against the criteria set out in COMM8 and EMP7.
Policy COMM8, relating to renewable energy schemes, states that “proposals for other renewable energy schemes will be permitted if all of the following criteria are met:

i. The proposal has no unacceptable effect on the immediate and surrounding countryside.

ii. The proposal has no unacceptable effect upon the sites of conservation, archaeological, historical, ecological and wildlife importance.

iii. Adequate measures are taken, both during and after construction, to minimise the impact of the development on local land use and residential amenity.

LANDMAP provides a nationally consistent resource for landscape planning and decision making. Specialists collect information in a structured and rigorous way that is defined by five methodological chapters, the Geological Landscape, Landscape Habitats, Visual & Sensory, Historic Landscape and Cultural Landscape. The updated LANDMAP Visual and Sensory Aspect Areas for the Vale of Glamorgan comprises 57 aspect areas and area designation VLFGLVS890 – Heritage Coast Hinterland sets out the specific qualities and characteristics of this area of the Vale of Glamorgan highlighting various issues and suggesting future management regimes. The management report for the Heritage Coast Hinterland area acknowledges that the area has a strong sense of place, superb long views to the sea and historic landscape patterns and importantly, considers that due to these characteristics the principle management recommendation for the area is to manage the area as heritage coast and strongly restrict development.  Furthermore the area is generally regarded as outstanding within LANDMAP assessment methodology.”
Due to the sensitive location of the proposal the application is accompanied by a Visual and Landscape Assessment, which has taken account of the updated LANDMAP resource and assessed the site in respect to the methodological chapters. The most relevant in this instance would be the visual and sensory aspect of the site and the proposal developments impact upon the character of the Glamorgan Heritage Coast characteristics. The assessment indicates a series of points in the vicinity of the site where the development would be theoretically visible from.  It also includes a plan of the Zone of Theoretical Visibility (ZTV), which indicates that the development would be visible from a range of distant views, although the map does not take account of natural features (trees, hedges etc.) and the built environment, therefore the actual areas where the development would be visible are less expansive than shown on the ZTV. 
The map identifies that the primary views of the development would be from the north, although the views from the locations to the north are in many places obscured by the lie of the land and the distance of the development from these locations. 

Accordingly, while it does identify that the solar farm would not be visible from the these locations, more importantly, it also illustrates that the ‘superb long views to the sea and historic landscape patterns’, characterised in this area and indicated on the LANDMAP assessment, would not be effected by the proposed development. In addition, the shorter views are from the south, along the coastal path, at points 3, 4 and 5 shown on the ZTV map below: -
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.

The short views from the Wales Coastal path, are at the nearest, 500m south of the site. With the benefit of a site visit and the photographs showing views from these locations, it is considered that the views of the solar farm from viewpoint 3 are limited due to the rolling lie of the land, meaning the coastal path would offer limited views of the solar farm from these public viewpoints. These matters would be further mitigated by the proposed introduction of a new hedgerow boundary to the north of the site screening the solar arrays. 

In addition, the proposed inverters have been proposed in design and finish to replicate the general character and appearance of agricultural buildings within the locality. National Resource Wales and the Councils Landscape Architect were consulted on this matter. NRW had no comments to make on the application initially and were consulted further as it was evident that they had commented on the landscape impacts of previous applications for Solar Farms. However, it was conformed that they had no observations or adverse comments on the proposals potential impact upon the designated Glamorgan Heritage Coast.

In addition, the Councils Landscape Architect formally assessed the Visual and Landscape assessment, paying particular attention to the Glamorgan Heritage Coast sensitivity and outlined that due to the topography of the land, views of the proposed solar farm will be restricted and the mitigating measures proposed to address the limited views means the visual impact is not significant.
In view of the above, it can be concluded that the scheme will not have impacts on the wider unspoilt landscape of the Glamorgan Heritage Coast and any views of the development will be limited or within very close proximity. It should also be noted that the development is proposed for a period of 25 years, therefore the impacts on the character of the land associated with the development would not be permanent, while the enhancements to the scheme through the provision of additional planting to create field boundaries that will provide benefits to the landscape.  
In this respect, it is considered that it would comply with the aims of Policies ENV5, ENV10, ENV27, EMP7 and COMM8 of the UDP, and the national guidance within TAN6 and 8, and PPW.

In reaching this conclusion, it is emphasised that the solar park with a capacity of 5MW would make a significant contribution to meeting targets for renewable energy, with the resultant contribution to the reduction of greenhouse gases according with the government’s aims concerning climate change, while also having energy security benefits.  These are all important considerations that appeal Inspectors have recently emphasised should be given considerable weight in the overall planning balance.  In this respect, they emphasise that landscape and visual impacts are only one part of the assessment, and must be considered alongside the wider environmental, economic and social benefits that arise from renewable projects.

Alternative Sites

The policy section have made reference to the quality of the landscape and the potential for such developments to be located on alternative sites, outside of the Glamorgan Heritage Coast, which might have a lesser impact on the countryside and its qualities.

A possible need to consider alternative  sites  stems  primarily  from  the  requirements under EIA Regulations, which state "An outline of the main alternatives studied and  an indication of the main reasons for this choice taking into account the environmental effects" should  be included  in an  Environmental Statement. Paragraph 83 of Welsh Office Circular 11/99 which accompanies the Regulations notes that: "Although the Directive and the regulations do not expressly require the developer to study alternatives, the nature of certain developments and their location may make the consideration of alternatives a material consideration..."
While there is plenty of agricultural land within the locality, the application indicates that the applicants land holding was the area subject of an alternative site appraisal. Alternative, sites comprising of 10.7 has were available within the applicants ownership, however, the land is also located within the Glamorgan Heritage Coast. Accordingly, this site was considered the most appropriate for the reasons relating to its distance to grid connection and capacity as well as being a greater separation from the Castle Ditches Camp Scheduled Ancient Monument.

As such, it is considered that in this instance alternative sites have been considered but this location within the applicants ownership was the least harmful to the character and appearance of the wider Glamorgan Heritage Coast.

Highway safety and Transport issues 

Construction Phase

Access to the site will be provided along the adjacent highway network via Ham Lane East and through Ham Manor Park.  It is noted that Ham Lane East is a residential access road, which provides direct access to adjacent dwellings, a leisure centre and local primary, secondary and comprehensive schools.

The Environmental Statement (ES) submitted in support of the proposals informs that the construction period associated with the development will be approximately 8-weeks, with a 2-week period of intensive activity associated with the delivery of materials.  The ES identifies that during this 2-week period there would be an average of 7 (two-way) daily trips associated with delivery vehicles.  However, based on the information submitted, it is considered that this would be 14 (two-way) daily trips.  

In addition to delivery vehicles, the ES informs that there will be between approximately 30-50 staff on site at any one time, who are expected to arrive by car or van.

When considering the impact along the adjacent highway, it is noted that there would not be a significant number of vehicle trips associated with delivery vehicles.  However, due to the size and nature of the vehicles and the high demand for kerbside parking along Ham Lane East, it is likely that the proposal would lead to increased congestion during the initial construction phase.  Nevertheless, it is considered that this can be controlled with appropriate mitigation measures that would be provided as part of a Construction Traffic Management Plan.

In terms of trips associated with staff that will be required to visit the site, it is noted that construction work will commence on site at 0730 and end at 1800 Monday to Friday and at 1300 on Saturdays.  As a result, staff trips would not coincide with the highway peak hours or with the drop off/pick up times associated with adjacent schools.  

No objection is raised in relation to the highway and transportation aspect of the proposals in this instance subject to conditions regarding a Construction Management Plan.

Operational Phase

The traffic to and from the site during the operational phase is minimal and will have no significant bearing on the highway safety within the locality. The Council has no concerns regarding the highway safety during the operational phase. The Highways Authority have raised no objection to the development during the operational phase and have not requested any conditions.

Ecology

The application has been accompanied by an ecological appraisal.  The assessment identifies the assessment of the habitats present, the potential for protected species to be present and assessment of any potential impacts of the development on the habitats and species, both present on site and within the zone of influence.

The assessment identifies that the hedgerows on site are considered to be the areas to have any potential to hold protected species (Doormouse, Breeding birds) and no evidence of use of the site by any protected species, other than 

occasional foraging by birds, was observed during the course of the survey. Protected species and their potential presence on site were considered as part of this survey.  Further surveys are not recommended at this time and no pre development species licencing will be required. 

Natural Resources Wales (NRW) reviewed the submissions and have identified that they have reviewed the ecological appraisal prepared by Wyedean Ecology dated 20 February 2015. The appraisal outlines some precautionary recommendations for taking the work forward in Section 7.0 of the appraisal and NRW advise that these precautionary steps are implemented as part of the consent.

The Council’s Ecologist broadly agrees with the findings, conclusions and recommendations made in the ecology report. It is considered that a condition requiring an Ecological Management Plan to be submitted to the Local Authority is attached to any planning consent.
On this basis and subject to conditions and the implementation of the measures/recommendations contained in the reports, it is considered that the development would not unacceptably impact upon ecology, in accordance with Policies ENV16, ENV27 and COMM8 of the UDP.

Impact on residential amenity 

Impact on Properties Close to Access and Site

The dwellings sited closest to the point of access to the site will inevitably be impacted upon by the deliveries and activities associated with the construction of the development. In particular, those residents residing in the Ham Manor park  In this respect, it is notable that for the duration of the works (estimated at 8 weeks) HGV’s and light vehicles will be entering and leaving the site 6 days a week, in not insignificant numbers, only 50 to 100m (approx.) away from the nearest dwellings at ham manor park, acorn camping site and the dwellings along Mill lay lane, which are more than 250m from the solar farm.

The distance of the site access, and the 250m track to the area of the solar development from the nearest residents mitigates its visual impact, while the hours of construction will be controlled to between 08:00 and 18:00 Monday to Friday and 08:00 and 13:00 on Saturday to minimise the impacts during the construction period. While it is accepted that the construction of the development will have an impact on nearby residents as well as the schools and leisure centre along Ham lane east, this will only be for the duration of the works such that it is not considered reasonable to withhold permission on this basis.

In respect of ongoing operations, any such maintenance would use the existing access running next to the acorn camping site entrance but this would be minimal and would have no greater impact than its use by existing farm traffic, such that there would be no unacceptable adverse impact following the construction period.

It is also considered that nearby properties would not be unacceptably impacted upon in terms of noise or light pollution.

In these respects, the development is considered to be in accordance with Policies ENV27, ENV29 and COMM8 of the UDP.

Potential Glint & Glare 

With reference to ‘glint and glare’, it is noted that WAG Practice Guidance does state that despite their non-reflective design, it is possible that intense direct reflections of the sun (‘glint’/’specular reflection’) or more diffuse reflections of the bright sky around the sun (‘glare’) by solar PV panels (and their supporting frames) may cause viewer distraction.  In addition to increasing the visual impact of a development in the landscape this can potentially impact on air traffic safety.

The Civil Aviation Authority suggests that aerodromes may be affected within a 5km radius, although no objections have been received from Cardiff Airport following consultations. The proposal is therefore considered to be acceptable in these terms and it is considered that there is no evidence to suggest that the development would represent a hazard to air safety.

Impact on agricultural land quality

National practice guidance recognises that, in view of the national policy support for farm diversification and the relatively large area of land required for solar PV arrays that a significant proportion of proposals for solar PV arrays will be on agricultural land.

Policy ENV2 states amongst other things, that the best and most versatile agricultural land (Grades 1, 2 and 3a) will be protected from irreversible development, save where overriding need can be demonstrated.  The 1966 Agricultural Land Classification Maps indicate that the site is Grade 2. 

However, notwithstanding the grading, the proposed development would not irreversibly affect the land, since the panels are mounted on poles that are driven into the ground and not on concrete bases or similar. The nature and height of the panels are also such that sheep could continue to graze between them, should this be proposed.

Subject to a condition controlling the de-commission of the site following a period of 25 years, or within 6 months of the cessation of electricity generation, whichever is sooner, (as suggested by PPW) the land will in any respect be restored to its former condition such that any impact would not be irreversible.
Public Right of Way (PROW) Issues

The site is not crossed by any public rights of way, although there are a number in the vicinity.  It is considered that the development would not adversely impact upon their usability.  Issues relating to visual impact from nearby PROW are discussed above.

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 1, 2, ENV1 - Development in the Countryside, ENV2 - Agricultural Land, ENV5 – Glamorgan Heritage Coast, ENV 7- Water Resources, ENV10 - Conservation of the Landscape, ENV11 - Protection of Landscape Features, ENV16 - Protected Species, ENV17 - Protection of the Built and Historic Environment, ENV27 - Design of New Developments, ENV29 - Protection of Environmental Quality, EMP7 - Farm Diversification, and COMM8 - Other Renewable Energy Schemes, and the advice contained within Planning Policy Wales 7th Edition (July 2014) and Technical Advice Notes 6: Planning for Sustainable Rural Communities and 8: Planning for Renewable Energy and 11- Noise, and the Council’s Supplementary Planning Guidance, it is considered that the proposal represents an acceptable form of renewable energy development, the benefits of which outweigh any visual impact the proposal will have on the character and appearance of the Glamorgan Heritage Coast, while also having no unacceptable impacts on highway safety, residential amenity, ecology, potential glare / air traffic safety and impact on agricultural land quality.
RECOMMENDATION

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


Reason:


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

2.
The development shall be carried out in accordance with the approved plans and documents received on 2 March 2015 and the amended site location plan received on 10 July 2015.


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.
Within 25 years and six months following completion of construction of the development, or within six months of the cessation of electricity generation by the solar photovoltaic facility, or within six months following a permanent cessation of construction works prior to the solar photovoltaic facility coming into operational use, whichever is the sooner, the solar photovoltaic panels, frames, foundations, and all associated structures and fencing hereby approved shall have been dismantled and removed from the site. The developer shall notify the Local Planning Authority in writing no later than five working days following cessation of power production. The site shall subsequently be restored in accordance with a scheme, the details of which shall be submitted to and approved in writing by the Local Planning Authority no later than three months following the cessation of power production or within 25 years of the completion of construction, whichever is the sooner.


Reason:


In the interests of visual amenity and to ensure compliance with Policies ENV27 and COMM8 of the Unitary Development Plan.

4.
Notwithstanding the submitted plans and reports, the construction phase of the development shall at all times be in accordance with a scheme of hours that shall first be submitted to and approved in writing by the Local Planning Authority, prior to the commencement of development.


Reason:


To safeguard the amenities of local residents, and to ensure compliance with the terms of Policy ENV27 of the Unitary Development Plan.

5.
No external artificial lighting shall be installed during the operation of the site as a solar photovoltaic facility, unless otherwise first agreed in writing by the Local Planning Authority.


Reason:


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

6.
Notwithstanding the submitted plans and prior to their use in the development hereby approved, a scheme to detail all means of enclosure shall be submitted to and approved in writing by the Local Planning Authority. 


Reason:


In the interests of visual amenity and to ensure compliance with Policies ENV27 and COMM8 of the Unitary Development Plan.

7.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) (Amendment) (Wales) Order 2013 (or any Order revoking and re-enacting that Order with or without modification), no fencing or means of enclosure other than those hereby approved in condition 6, shall be erected within the site unless details of such means of enclosure have first been submitted to and approved in writing by the Local Planning Authority.


Reason:


In the interests of the character and appearance of the Special Landscape Area and to ensure compliance with Policies ENV27 and COMM8 of the Unitary Development Plan.

8.
No development shall take place until the developer has secured the implementation of a programme of archaeological work in accordance with a written scheme of investigation which has been submitted by the applicant and approved in writing by the Local Planning Authority.


Reason: 


To identify and record any features of archaeological interest discovered during the works, in order to mitigate the impact of the works on the archaeological resource.

9.
The development shall at all times be carried out in accordance with the measures, recommendations and requirements of the Ecology Appraisal submitted with the application on 2nd March 2015.


Reason:


In the interests of ecology and to ensure compliance with Policies ENV16 and ENV27 of the Unitary Development Plan.

10.
Prior to the commencement of development, an Ecological Management Plan shall be submitted to and approved in writing by the Local Planning Authority and the development shall at all times proceed in accordance with  the approved Ecological Management Plan.


Reason:


In order to ensure that the adequate ecological mitigation and enhancement is delivered and to ensure compliance with Policies ENV6, ENV11, ENV16 and ENV27 of the Unitary Development Plan.

11.
The development shall be carried out in accordance with the landscaping scheme details shown on draw. TDA.2106.01 unless otherwise agreed in writing by the Local Planning Authority.


Reason:


To safeguard local visual amenities, and to ensure compliance with the terms of Policy ENV27 of the Unitary Development Plan.

12.
All planting, seeding or turfing comprised in the approved details of landscaping shall be carried out in the first planting and seeding seasons following the occupation of the buildings or the completion of the development, whichever is the sooner; and any trees or plants which within a period of five years from the completion of the development die, are removed or become seriously damaged or diseased shall be replaced in the next planting season with others of similar size and species, unless the Local Planning Authority gives written consent to any variation.


Reason:


To ensure satisfactory maintenance of the landscaped area to ensure compliance with Policies ENV11 and ENV27 of the Unitary Development Plan.

13.
Land drainage run-off shall not be permitted to discharge, either directly or indirectly, into the public sewerage system.


Reason:


To prevent hydraulic overload of the public sewerage system and pollution of the environment.

14.
The site shall be served solely by the existing gated access to the south of site, as shown on the Site Location Plan, unless otherwise agreed in writing by the Local Planning Authority.


Reason:


In the interest of Highway/Public Safety.

15.
No Development shall take place until there has been submitted to, approved in writing by the Local Planning Authority a Construction Environmental Management Plan (CEMP).  The CEMP shall include details of construction traffic route and times, wheel washing, road sweeping as well as noise, lighting, dust and other airborne pollutants, vibration, smoke, and odour from construction work will be controlled and mitigated.  The CEMP will utilise the Considerate Constructors Scheme (www.considerateconstructorsscheme.org.uk). The CEMP will include a system for the management of complaints from local residents which will incorporate a reporting system. The construction of the Development shall be completed in accordance with the approved Plan unless otherwise agreed in writing with the Local Planning Authority.  


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 Policy ENV27 of the Unitary Development Plan.

16.
Notwithstanding the submitted application documents details of the colour and materials of the external finishes of the inverters and substation shall be submitted to and approved in writing by the Local Planning Authority prior to their construction and the development shall thereafter be implemented in accordance with the approved details.


Reason:


In the interests of visual amenities and to ensure compliance with Policies COMM8 and ENV27 of the Unitary Development Plan.

17.
No lorries shall deliver / leave the site during the peak hours of 8:00am until 9:30am and 15:00 until 18:00.

Reason:


In the interest of highway / public safety and the free flow of traffic along the adopted highway network and to ensure compliance with Policies ENV27 and COMM8 of the Unitary Development Plan.

18.
Individual solar panels shall not exceed 2.1m above existing ground level and the existing levels of the ground shall not be altered unless otherwise approved in writing by the Local Planning Authority.


Reason:


In the interests of visual amenities and to ensure compliance with Policies ENV6, ENV27 and COMM8 of the Unitary Development Plan.

19.
Any vegetation clearance/works and hedgerow removal affecting the site shall be done outside the bird nesting season, which is generally recognised to be from March to August inclusive, unless it can be first demonstrated in writing to the Local Planning Authority that nesting birds are absent or would not be adversely affected.  


Reason:


In order to ensure that no protected species are adversely affected by the development and to ensure compliance with Policy ENV16 of the Unitary Development Plan.

20.
The developer shall prepare a Traffic Management Plan (TMP) to show proposals for transporting the abnormal indivisible loads associated with the construction phase of this scheme.  The TMP shall include proposed timescale's and delivery schedules as well as numbers, dimension, weights, axle distributions etc. of delivery vehicles.  The TMP shall also include:

a. 
Construction vehicle routing plans at 1:2500 scale for all traffic showing swept path analysis from the point of entry onto the public highway network to the site; and in reverse for decommissioning.

b. 
Construction vehicle routing plans at 1:2500 scale for all traffic showing highway mitigation required and land ownership boundaries including identified holding areas, passing areas and layover areas.  Any highway mitigation shall include supporting HD19/03 Safety Audit documentation.

c. 
No development shall commence until the land required for highway mitigation and holding areas has been acquired or made available for use.

d. 
Site access highway design plans at 1:2500 scale that shall include supporting HD19/03 Safety Audit documentation.

e. 
Detailed schedules of the management of junctions to and crossings of the public highway and other public rights of way during delivery of construction materials and other operating equipment.

f. 
The provision of delivery schedules detailing the time and date of movements, nature of delivery vehicles; particularly detailing vehicles parameters, gross vehicle weight, number of vehicles in convoy size, dimensions (width, length, height) and weight (total vehicle with loads and axle loading).

g. 
Details of escorts highlighting where and when along the route private vehicles, Banksman and Police vehicle escorts will be used.

h. 
Provision of plan drawings and associated traffic signs schedule highlighting locations along the route where temporary traffic management (cones, temporary signs, etc.) need to be deployed.

i. 
An agreed impact assessment on all highway structures on the affected route, including bridges, culverts, retaining walls, embankments, drainage features and third party buildings and structures and a comprehensive condition survey of the agreed length of the haulage route undertaken by a suitably qualified and experienced Highway Maintenance Consultant, to provide a benchmark of the existing standard of the road.

j. 
Following completion of construction activities, the developer shall carry out a final road survey to determine any areas which require repair works to return the highway to the pre-existing condition and undertake the identified works to the construction traffic associated with the proposed development to the trunk road and county road network including street furniture, structures, drainage features, highway verges and carriageway surfaces.

k. 
Documented trial runs with supporting videoed evidence shall be included in the TMP demonstrating the suitability of the entire transport route from point of entry onto the highway network to the site for all deliveries and in reverse for the decommissioning of the Windfarm unless the components are broken up on site.

l. 
Details of all required road widening's, passing places, bridge strengthening etc.

m. 
Any temporary Traffic Regulation Orders (TTRO's) for each section of the routes where the Police may need to stop or hold traffic.


n. 
Details of measures for wheel washing and dust suppression.

o. 
Confirmation that no construction traffic or deliveries to the site shall be made or leave the site during the hours of 7:30 - 09:30 am and 15:00 - 18:00 pm.

p. 
The TMP shall be submitted to and approved in writing by the Local Planning Authority and the development shall at all times be carried out in accordance with the approved TMP and the details submitted and agreed therein.


Reason:


In the interests of highway safety and to ensure compliance with Policies TRAN10, ENV27 and COMM7 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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