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Robert Clancy, Clancy Design Services Ltd., 13, Capitol Park, Pearce Way, Gloucester, GL2 5YD

Land to the West of Port Road, Wenvoe
Reserved Matters for part of site (relating to Outline consent 2013/00884/OUT) for a site total of 132 dwellings and associated landscaping and works

SITE AND CONTEXT

The application site is approximately 6.8 hectares and related to former agricultural land, situated to the south of Wenvoe, which is now being developed by Redrow for housing following approved outline application 2013/00884/OUT and subsequent reserved matters application 2014/00452/RES. Some dwellings, mainly those near to Port Road, have been completed and are now occupied.  

The site lies between the southern extremity of Wenvoe’s residential areas and the Garden Centre (which lies to the south of the site adjacent to the St. Andrews roundabout junction).  The major highway route of Port Road (A4050) runs north-south to the eastern boundary of the site. The new access fronting Port Road has been formed, with the removal of the hedgerow boundary that previously fronted this road.  To the west lies open countryside and an area of ancient woodland. 


Figure 1 – Total site area of development

The site is of an irregular shape, defined by former field boundaries, with some areas of existing woodland towards the edges of the site. There are two oak trees and two areas of woodland covered by Tree Preservation Orders (TPO) (No. 8). The two oak trees are near the centre of site (part of an old field boundary since removed), whilst the small areas of woodland include the area immediately to the north of the garden centre and also the wooded area adjacent to Port Road (south of the dwelling known as The Rectory). The tree line across the boundary with Rectory Close are also protected by TPO (No 4, 1973).

The site is outside and to the south of the Wenvoe settlement boundary defined with the Vale of Glamorgan Unitary Development Plan (UDP), and is therefore classified as countryside.  The site is also within the Dyffryn Basin & Ridge Slopes Special Landscape Area.  The site is not within a flood plain. The site is crossed by public rights of way routes No 21 and 22, though applications are being considered by the Rights of Way Officers for their diversion. 

DESCRIPTION OF DEVELOPMENT

The application is for a revised Reserved Matters for a partial section of the site, being the north-western section, furthest from the access off Port Road. This follows the Outline approval (ref: 2013/00884/OUT) for a residential development, which included full details of the new access into the site and the junction arrangement off Port Road. All other matters were reserved. 

The result would be an increase of 1 dwelling over the Reserved Matters previously approved for the whole site (2014/00452/RES – for 131 dwellings) with  the amended layout being 132 dwellings overall, with 37 dwellings subject to this application. There are also adjustments to the layout from that previously approved, with a change of some of the house types. Amendments have been received to avoid the loss of the woodland pocket to the north-east boundary, which is now protected under TPO No 7 (2015).

The layout now proposed is as follows:

[image: image1.emf]
Figure 2 - Layout as proposed

The layout proposed is similar to that approved with Reserved Matters application 2014/00452/RES, which can be seen below:

[image: image2.emf]
Figure 3 - 2014 approved layout

Details of all the houses and apartments are also submitted with the application. They include 9 different types of private market dwellings, which have either 3 or 4 bedrooms, with all being detached. There is no affordable housing included in this section of the site. The affordable housing layout is as approved with the previous reserved matters application and as per the legal agreement signed with the outline approval. 

Many of the dwellings include traditional features, such as bay windows, projecting front gables or catslide roofs. Window and door details to the front elevation are often traditionally styled. The dwellings are generally arranged to front either the road or public open space areas, to maintain an ‘active frontage’. 

Parking provision is generally to the front of dwellings, with most units having a double width driveway. Some dwellings proposed have a driveway to the side with tandem parking, depending on the arrangement. Most proposed dwellings have either an integrated or detached garage, either being single or double space in size. 

[image: image3.emf]
Figure 4 - Worcester Front Elevation

PLANNING HISTORY

2014/00452/RES: Land to the west of Port Road, Wenvoe - Reserved Matters for 131 dwellings, including details of appearance, landscaping, layout and scale  - Approved 25/09/2014 

2013/00884/OUT: Land to the West of Port Road, Wenvoe: Residential development for up to 140 dwellings with associated access, estate roads and public open space – Approved subject to conditions - 11 April 2014 and a S106 Legal Agreement.

2012/00717/SC1: Land to the west of Port Road, Wenvoe - Residential development - Environmental Impact Assessment (Screening) - Not Required 31 July 2012. 

‘Having regard to Schedule 3 of the Regulations, the Local Planning Authority is of the view that the characteristics of the development, the location of the development and the characteristics of the potential impact as outlined in the supporting letter of the request are such that an Environmental Impact Assessment is not required.’  -31 July 2012.
CONSULTATIONS

Wenvoe Community Council – No comments received

Public Rights of Way Officer – Public Rights of Way Nos 21 and 22 (Wenvoe) cross the site and applications to divert these have been received. However, the diversion order must be obtained, confirmed and implemented prior to any development affecting the public right of way.

Environmental Health (Pollution) – No comment to make.

Wenvoe Ward Members – Cllr Bird requested the application to be reported to Planning Committee.

Dwr Cymru/Welsh Water – No development shall commence until the hydraulic modelling assessment (February 2013) has been implemented and approved by the Planning Authority and Welsh Water. Also, required that foul and surface water drained separately and required full drainage details via condition.

Natural Resources Wales – No comments received.

Highway Development – Awaiting comments on revised plans.

Highways and Engineering (Drainage) – Required full drainage details via condition to provide full calculations of drainage strategy. 
The applicant should be advised that any works to the watercourse on site may require Land Drainage Consent by the relevant authority, under the Land Drainage Act 1991. 

Ecology Officer – No objections to proposed layout revision and the bird and bat box locations as proposed are considered acceptable. 


REPRESENTATIONS

The neighbouring properties were originally consulted on 13 August 2015. A latest site notice was also displayed on the 5 October 2015. The application was also advertised in the press on the 30 July 2015. There have been 23 responses received, objecting to the proposals. There has also been a letter submitted which has been signed by 29 residents in the form of a petition. The responses object to the proposals for reasons such as the following:

Proposed loss of woodland area to provide more garden space would be unacceptable and have adverse ecological impacts.

Concern relating to the diversion of the public footpath.

The woodland initially proposed to be removed provide a vital buffer between existing and proposed houses.

Proposal would cause water drainage issues.

There needs to be a timetable for the implementation of the SUDS drainage

Area is affected by flooding.

Proposals could see vehicles brought much closer to the pedestrian access to Clos Llanfair and illegal use of motorbikes through into Clos Llanfair.

Loss of greenfield land and open countryside for a large housing development.

Increased traffic congestion

Please see Appendix A for a copy of the petition letter and 2 more example responses received from neighbours;

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

POLICY3 

- HOUSING

POLICY8 

- TRANSPORTATION

POLICY11 

- SPORT & RECREATION

UDP Part 2 Policies

ENV1 

- DEVELOPMENT IN THE COUNTRYSIDE

ENV2 

- AGRICULTURAL LAND 

ENV4 

- SPECIAL LANDSCAPE AREAS

ENV7 

- WATER RESOURCES

ENV10 

- CONSERVATION OF THE COUNTRYSIDE

ENV11 

- PROTECTION OF LANDSCAPE FEATURES

ENV12 

- WOODLAND MANAGEMENT

ENV16 

- PROTECTED SPECIES

ENV18 

- ARCHAEOLOGICAL FIELD EVALUATION

ENV19 

- PRESERVATION OF ARCHAEOLOGICAL REMAINS

ENV27

 - DESIGN OF NEW DEVELOPMENTS

ENV28 

- ACCESS FOR DISABLED PEOPLE

ENV29 

- PROTECTION OF ENVIRONMENTAL QUALITY

HOUS2 
- ADDITIONAL RESIDENTIAL DEVELOPMENT

HOUS3 
- DWELLINGS IN THE COUNTRYSIDE

HOUS8 
- RESIDENTIAL DEVELOPMENT CRITERIA

HOUS12 
- AFFORDABLE HOUSING

TRAN9 
- CYCLING DEVELOPMENT

TRAN10 
- PARKING

REC3 

- PROVISION OF OPEN SPACE WITHIN NEW RESIDENTIAL DEVELOPMENT

REC6 

- CHILDREN’S PLAYING FACILITIES

REC7 

- SPORT AND LEISURE FACILITIES

REC12 

- PUBLIC RIGHTS OF WAY AND RECREATIONAL ROUTES

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, both chapters 2 and 4 of Planning Policy Wales (Edition 8, 2016) provide the following advice on the weight that should be given to policies contained with the adopted development plan: 

‘2.8.4 It is for the decision-maker, in the first instance, to determine through monitoring and review of the development plan whether policies in an adopted [Development Plan] are outdated for the purposes of determining a planning application. Where this is the case, local planning authorities should give the plan decreasing weight in favour of other material considerations such as national planning policy, including the presumption in favour of sustainable development (see section 4.2).’

‘4.2.4 A plan-led approach is the most effective way to secure sustainable development through the planning system and it is important that plans are adopted and kept regularly under review (see Chapter 2). Legislation secures a presumption in favour of development in accordance with the development plan for the area unless material considerations indicate otherwise (see 3.1.2). Where: 

there is no adopted development plan or 

relevant development plan policies are considered outdated or superseded or 

where there are no relevant policies 
there is a presumption in favour of proposals in accordance with the key principles (see 4.3) and key policy objectives (see 4.4) of sustainable development in the planning system. In doing so, proposals should seek to maximise the contribution to meeting the local well-being objectives.’
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 8, 2016) (PPW) is of relevance to the determination of this application.  

DEVELOPMENT PLANS – CHAPTER 2 – Following extracts relevant:

2.8.1 The weight to be attached to an emerging LDP (or revision) when determining planning applications 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 delivers 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 3.1.2). 

2.8.2 Additionally, where an LDP is still in preparation, questions of prematurity may arise. Refusing planning permission on grounds of prematurity will not usually be justified except in cases where a development proposal goes to the heart of a plan and is individually or cumulatively so significant, that to grant permission would predetermine decisions about the scale, location or phasing of new development which ought properly to be taken in the LDP context. Where there is a phasing policy in the plan that is critical to the plan structure there may be circumstances in which it is necessary to refuse planning permission on grounds of prematurity if the policy is to have effect. The stage which a plan has reached will also be an important factor and a refusal on prematurity grounds will seldom be justified where a plan is at the pre-deposit plan preparation stage, with no early prospect of reaching deposit, because of the lengthy delay which this would impose in determining the future use of the land in question.

2.8.3 Whether planning permission should be refused on grounds of prematurity requires careful judgement and the local planning authority will need to indicate clearly how the grant of permission for the development concerned would prejudice the outcome of the LDP process. 

2.8.4 It is for the decision-maker, in the first instance, to determine through monitoring and review of the development plan whether policies in an adopted LDP are outdated for the purposes of determining a planning application. Where this is the case, local planning authorities should give the plan decreasing weight in favour of other material considerations such as national planning policy, including the presumption in favour of sustainable development.

HOUSING – CHAPTER 9 – Following extracts relevant:

9.1.1 The Welsh Government will seek to ensure that:

previously developed land is used in preference to Greenfield sites;
new housing and residential environments are well designed, meeting national standards for the sustainability of new homes and making a significant contribution to promoting community regeneration and improving the quality of life; and that
 the overall result of new housing development in villages, towns or edge of settlement is a mix of affordable and market housing that retains and, where practical, enhances important landscape and wildlife features in the development.
9.1.2 Local planning authorities should promote sustainable residential environments, avoid large housing areas of monotonous character and make appropriate provision for affordable housing. Local planning authorities should promote:

mixed tenure communities;
development that is easily accessible by public transport, cycling and walking, although in rural areas required development might not be able to achieve all accessibility criteria in all circumstances;
mixed use development so communities have good access to employment, retail and other services;
attractive landscapes around dwellings, with usable open space and regard for biodiversity, nature conservation and flood risk;
greater emphasis on quality, good design and the creation of places to live that are safe and attractive;
the most efficient use of land;
well designed living environments, where appropriate at increased densities;
construction of housing with low environmental impact by using nationally prescribed sustainable building standards; reducing the carbon emissions generated by maximising energy efficiency and minimising the use of energy from fossil fuel sources, using local renewable and low carbon energy sources where appropriate; and
‘barrier free’ housing developments, for example built to Lifetime Homes standards.
9.1.4 Local authorities must understand their whole housing system so that they can develop evidence-based market and affordable housing policies in their local housing strategies and development plans. They should ensure that development plan policies are based on an up-to-date assessment of the full range of housing requirements across the plan area over the plan period. Local authority planning and housing staff should work in partnership with local stakeholders, including private house builders, to produce Local Housing Market Assessments (LHMA). LHMAs must include monitoring so that responses to changing housing requirements can be reflected in updated development plans and housing strategies.

9.2.3 Local planning authorities must ensure that sufficient land is genuinely available or will become available to provide a 5-year supply of land for housing judged against the general objectives and the scale and location of development provided for in the development plan. This means that sites must be free, or readily freed, from planning, physical and ownership constraints, and economically feasible for development, so as to create and support sustainable communities where people want to live. There must be sufficient sites suitable for the full range of housing types. For land to be regarded as genuinely available it must be a site included in a Joint Housing Land Availability Study. 

9.3.1 New housing developments should be well integrated with and connected to the existing pattern of settlements. The expansion of towns and villages should avoid creating ribbon development, coalescence of settlements or a fragmented development pattern. Where housing development is on a significant scale, or where a new settlement or urban village is proposed, it should be integrated with existing or new industrial, commercial and retail development and with community facilities.

9.3.5 Where development plan policies make clear that an element of affordable housing, or other developer contributions, are required on specific sites, this will be a material consideration in determining relevant applications. Applicants for planning permission should therefore demonstrate and justify how they have arrived at a particular mix of housing, having regard to development plan policies. If, having had regard to all material considerations, the local planning authority considers that the proposal for a site does not contribute sufficiently towards the objective of creating mixed communities, then the authority will need to negotiate a revision of the mix of housing or may refuse the application.
Technical Advice Notes:

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

Technical Advice Note 1 – Joint Housing Land Availability Study (2006)-

2.2
Local planning authorities must ensure that sufficient land is genuinely available to provide a 5 year supply of land for housing. This land supply must inform the strategy contained in the development plan. Local planning authorities should also have regard to the requirement to prepare and provide timely housing land supply figures to satisfy the requirements of the Wales Programme for Improvement Core Planning Indicators and Local Development Plans Annual Monitoring Reports (AMR).

Technical Advice Note 2 – Planning and affordable housing (2006)

When setting site-capacity thresholds and site specific targets local planning authorities should balance the need for affordable housing against site viability. This may involve making informed assumptions about the levels of finance available for affordable housing and the type of affordable housing to be provided. Local planning authorities should also take into account the impact on the delivery of the affordable housing target and the objective of creating sustainable communities across the plan area and in the individual parts of the plan area.

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

Technical Advice Note 10 – Tree Preservation Orders (1997)

Technical Advice Note 11 – Noise (1997)

Technical Advice Note 12 – Design (2009)

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

Technical Advice Note 18 – Transport (2007)

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:

Affordable Housing 

Amenity Standards

Design in the Landscape

Model Design Guide for Wales

Planning Obligations

Public Art

Sustainable Development –A developers Guide

Trees and Development
Biodiversity and development
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 h November – 20 December 2013 on the Deposit Local Development Plan and the ‘Alternative Sites’ public consultation on the Site Allocation Representations from 20 March – 1 May 2014. The Council has considered all representations received and on 24 July 2015 submitted the Local Development Plan to the Welsh Government for Examination.  Examination in Public is expected to commence in January 2016.

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 8, 2016) is noted.  It states as follows:

‘2.8.1 The weight to be attached to an emerging LDP (or revision) when determining planning applications 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 delivers 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.’

- Policy MG2 sets out the Housing allocations to meet the housing requirement identified in Policy SP3.

This Policy sets out a hierarchy of allocated sites relating to Strategic Housing Sites, Key Settlement Sites, Service Centre Settlements, Primary Settlements and Minor Rural Settlements. 

- Policy MG2 (35) identifies the application site within the Primary Settlement of Wenvoe and states that the site could accommodate a total of 140 dwellings, the construction of which is shown to be a delivered within the third and final phase of the Plan, between 2021-26.

In line with the guidance provided in Paragraph above, the background evidence to the Deposit Local Development Plan that is relevant to the consideration of this application insofar as it provides factual analysis and information that is material to the issues addressed in this report in particular, the following background papers are relevant:

Agricultural Land Classification background paper (2015)
Affordable Housing Background Paper (2013) 

Affordable Housing Viability Update Report (2014) 

Affordable Housing Delivery Update Paper (2015)
Vale of Glamorgan Local Housing Market Assessment (LHMA) 2015
LDP Housing Land Supply Trajectory 2011-26 (Nov 2015)
Rural Affordable Housing Needs Survey Report (2013 Update)
Housing Provision Background Paper (2015)
Housing Supply Background Paper (2013) 

Joint Housing Land Availability Study (2014) 

Vale of Glamorgan Housing Strategy - (2015-2020)



 HYPERLINK "http://www.valeofglamorgan.gov.uk/Documents/Living/Planning/Policy/LDP-2013/31_LDP_Population_and_Housing_Projections_Background_Paper_2013.pdf" \o "Population and Housing Projections Background Paper (2013)" 
Population and Housing Projections Background Paper (2013)

Designation of Landscape Character Areas (2013 Update) 

Designation of Special Landscape Areas (2013 Update) 

Designation of SLAs Review Against Historic Landscapes Evaluations (2013 Update)
SLAs Integration with Adjoining Local Authorities (2013 Update)
Findings of the Site Assessment Process (2013)
Habitat Regulations Assessment Appropriate Assessment Screening Report (2007) 

Habitat Regulations Assessment Screening Review (2009)
Highway Impact Assessment 2013
Transport Assessment of LDP Proposals (2013)
VOGC - Local Transport Plan 2015
Infrastructure and Site Deliverability Statement (2015)
Open Space Background Paper (2013)
Community Facilities Assessment (2013) 

Education Facilities Assessment (2013) 

Draft Infrastructure Plan (2013)  
Sustainable Settlements Appraisal Review (2013) (currently being updated) 

Other relevant evidence or policy guidance:

Manual for Streets (Welsh Assembly Government, DCLG and DfT - March 2007)

Welsh Office Circular 13/97 - Planning Obligations

Issues

Background - Principle of development

This reserved matters application follows the outline application 2013/00884/OUT which was approved, on 11th April 2014, following the signing of a Section 106 Legal Agreement (details of which were agreed at the outline stage). The outline indicated a residential development of up to 140 dwellings, with all matters reserved other than the main access into the site, of which the details were approved at outline stage. Subsequently, Reserved Matters application 2014/00452/RES was approved for the remaining reserved matters for the whole site. This application is to revise the reserved matters for a large section of the site, though not the whole site area. 

Layout and housing numbers

The proposals relates only to the northern section of the site. The proposals include some changes to the layout, with an additional dwelling also incorporated. However, the general layout is very similar to that previously approved. The primary differences include the following:

The proposal of a detached ‘Harrogate’ dwelling instead of the semi-detached pair of ‘Letchworth’ houses at Plots 59 and 61.  

A change in the layout of the corner of the site between plots 65 and 69

[image: image4.emf]
Figure 5 – North-western corner of site

There are also changes from that previously approved to the northern section of the site, due to an easement that has become apparent to the applicant. This affects primarily Plot 76.

[image: image5.emf]
Figure 6 – Northern section of the proposed layout

There are some changes to house types and the position of all dwellings subject to this Reserved Matters application have been adjusted, but the general layout and how this section of the site links with the remaining section of the site to the south are not considered to constitute a significant change. 

The additional dwelling is achieved by allowing for 1 more dwelling in the row along the northern section of the site (plots 69 to 75) and an additional dwelling in the row created by units 88-90, whilst there is 1 less dwelling proposed to the western section of the site (Plots 59-64). This additional dwelling would provide a slight increase in housing density and would therefore contribute to greater efficiency of land use. The additional dwelling would not result in the overdevelopment of the site, which was originally approved for up to 140 dwellings with the outline permission. However, the applicant should be aware that this would result in greater planning obligation requirements, based on the legal agreement provisions signed with the outline application. Members should also note that the additional market dwelling as proposed does not result in the requirement for a further affordable dwelling within the overall development. This is based on the agreed affordable housing percentage requirements with the signed planning obligations legal agreement. 

The initial plans submitted with this Reserved Matters application included the loss of the woodland area, referred to as G5 with the submitted tree surveys (Steve Ambler and Sons). This was required as the layout originally proposed the dwellings to be positioned closer to the boundary with the dwellings of Clos Llanfair. However, this led to objections being raised by both the Council’s Ecologist and Tree Officer, due to the loss of this area of mature trees of significant ecological value. Subsequently this woodland block has been protected under TPO 7 (2015). The trees also provide screening between existing and proposed dwellings.  Amended plans have since been received which show this woodland block to be retained, as shown on the extract below. See the section below that discusses the impact to trees in more detail. 

[image: image6.emf]
Figure 7 – Proposed houses adjacent to woodland block;

The houses as shown in Figure 7 above have seen their position adjusted from the 2014 Reserved Matters approved layout, with some of these dwellings closer to the tree line. However, the changes are considered minor with some of the dwellings 2-3m closer to the tree line, though some are slightly further away. See the section below on ‘Impact to Trees’ for more assessment on this issue. 

In terms of amenity provision, the proposed dwellings are considered to have a sufficient amount of rear garden space available to future occupiers, especially considering the large area of Public Open Space to be developed a short distance to the south. 

Overall, the proposed layout is very similar to that previously approved. The additional dwelling to the overall numbers (132 in total) is considered acceptable and would not result in the overdevelopment of the site. Furthermore, the woodland area to the north-east of the site is to remain following amendments, which would maintain the screening and visual impact buffer that this area of woodland provides. The amended layout as proposed is considered acceptable and has regard to the principles of Manual for Streets and would accord with the aims of Policies HOUS8 and ENV27 of the UDP.

Highway and Parking Issues

There have been a number of amendments throughout the course of this application in relation to highway matters. These amendments are generally minor in their scale, although do contribute to improve the highway layout and safety. Overall, the general internal highway layout as proposed is considered acceptable.

Parking provision has been provided with each proposed dwelling, with the majority of dwellings including three spaces, being two external parking spaces to the front of the house and one in the integral or detached garage. Overall, the parking provision is considered acceptable and should avoid significant levels of on-street parking throughout the development. 

Design and Scale of Dwellings

The proposed market housing generally has a traditional design approach. There are 9 different types of house design for this section of the development, with some further variety by virtue of some house types being predominantly brick while others will be render. The traditional approach reflects early 20th Century design, reflecting those built as part of the Arts and Crafts movement or the Edwardian period. This does reflect some of the older properties within Wenvoe, as identified within the Design and Access Statement. Features include steep projecting gables, canopy porches, bay windows, catslide roofs etc. Most proposed dwellings have hipped roofs with concrete tiles. The windows and doors are also proposed to be of a traditional style and appearance. There would be some timber clad areas on some property types to add to the character and variation within the development. 

All market houses are to be either 3 or 4 bedrooms and are two storeys. It is considered that the scale, massing and height of the houses proposed are acceptable and would be similar to existing modern developments in Wenvoe. The limitation in height to two storey should avoid any dwellings within the development being overly prominent within this designated Special Landscape Area and will appear as an appropriately scaled development when viewed in context with Wenvoe. 

All the on-site affordable housing is to be provided within the Reserved Matters application approved in 2014. There is no affordable housing proposed with this site area of this Reserved Matters application.

Details of enclosure have been submitted. This shows that the majority of the enclosures will be either 1.8m close boarded fences, largely between properties, or a 1.8m wall (where a private garden area would abut a highway). For most of the development houses will front onto the highway, with open front garden areas. This is considered an acceptable approach with the details of the walls and fences submitted also considered suitable. 

Neighbour Impact

The majority of the dwellings in the adjacent Close Llanfair would be screened from the development by an existing mature tree screen, which also results in increased separation distance between the existing and proposed house by forming this barrier. Furthermore, there will be a distance of over 21m (considered to be a sufficient distance to mitigate against significant direct overlooking impact) between all existing and proposed houses. The closest distance would be about 22m between the house proposed at Plot 76 and No 14 Close Llanfair. However, with the significant landscaping and mature trees along this boundary, which is set to be retained, there would be no significant overlooking impact between these houses. There are no issues of overshadowing between the proposed dwellings and existing neighbouring properties. 

Within the development it is clear that the applicant has laid out the proposed dwellings to maintain the required 21m between dwellings to avoid significant overlooking impacts. It is considered that overall the proposed layout would result in acceptable levels of amenity for occupiers due to the layout, orientation and separation distances between the houses proposed. 

Impact to trees and vegetation

The proposals do result in a change in the separation distances between the dwellings to the north east corner of the site and the woodland block referred to as G5 with the submitted tree surveys (Steve Ambler and Sons). This woodland block has significant amenity and ecological value. It is included within the submitted ecological mitigation strategy and also provides screening and an existing landscape buffer between the development and the dwellings of Clos Llanfair. As such, with the original proposals set to remove this woodland block concerns were raised from both the Council’s Tree Officer and Ecologist. It is also noted that there was significant levels of local opposition to this aspect of the proposals. Subsequently, this woodland block was designated under Tree Preservation Order 7 (2015). 

Revised plans have since been received which show the retention of the woodland area. The 6 dwellings that are proposed to be positioned adjacent to this woodland have been adjusted in their position, with some being closer to the tree line. However, the difference from that approved is minimal, with some of the proposed dwellings being 2-3m closer to the tree line. This has been assessed by the Council’s Tree Officer who has no objections to the revised layout, but additional conditions relating to a watching brief being conducted by a professional arboriculturist at the time of construction are required. Tree protection measures and root protection area conditions are also considered necessary. 

Subject to conditions and considering the amended plans, there is no objection to the proposals as the existing trees and woodland areas should be protected from the potential impacts of construction and loss of existing trees and woodland areas are avoided. 

Open Space provision

The open space provision is for an ‘enhanced LEAP’ (Locally Equipped Area of Play), though this is in the area of the approved 2014 reserved matters application and is not part of this application. The remaining children’s play space requirement is be provided within the areas of woodland that are being retained around the periphery of the site. It was agreed with the outline application that these areas of woodland could provide the children’s play space requirement as natural play areas. It is also anticipated that the required art work will be incorporated as part of the scheme and shall be integrated into the provided woodland walks. The newly proposed layout with this Reserved Matters application includes a pedestrian link with the woodland area to the western edge of the site, which would allow for the connection to the woodland walks towards the POS requirement. 
Drainage issues

An engineering plan, which focuses on drainage details (ref: 3924-15-06—PH2-001 Rev B), has been submitted to accompany this reserved matters application. This includes details of the attenuation basin, hydro-brake and maximum surface water flows post development. This would link with the adjacent watercourse. The attenuation basin and most of the drainage mechanisms are as indicated with the 2014 Reserved Matters application and are not part of this application. 

These details have been considered by the Council’s Engineering Design (Drainage) Department, who have no objections subject to full details being submitted via condition. Condition 9 of the outline approval required full foul and surface water drainage details, future maintenance and timetable of implementation. Records show that this has not been fully discharged, though it is understood that work on this matter has continued with both the Council’s Drainage Engineer and Welsh Water.
Ecology Issues

The Ecology conditions attached to the outline planning application have been addressed and the details agreed. It is considered that the amended layout does not compromise the agreed ecological strategy, particularly considering the revised plans show the retention of the woodland block G5, which was originally proposed to be removed. Removal of this woodland block would have significant ecological impacts and would conflict with the submitted ecology information. However, as the woodland block is now to be retained there is no objection regarding this issue.

There were a number of conditions attached to the outline application which required ecology based information to be submitted with the reserved matters application. This information has been submitted with the ‘Ecological Construction Method Statement and Ecology and Landscape Management Plan’ (EDP, April 2014), which also includes a ‘Woodland Management Scheme’. This information was assessed by both the Council’s Ecologist and NRW and the 2014 reserved matters application.

Overall, as with the 2014 application, it is considered that the submitted information with the ‘Ecological Construction Method Statement and Ecology and Landscape Management Plan’ (EDP, April 2014) is acceptable and should preserve and enhance the ecology of the site and suitably safeguard protected species. There is also a bird and bat box revised plan submitted based on the revised layout, which is considered acceptable by the Council’s Ecologist.

Public Rights of Way

A temporary diversion has been in place ready for development of the access point into the site. In addition an application has also been received for the diversion of two footpaths within the site. There have been proposed amendments to this application to divert the footpaths to accord with the proposed plans with this planning application. This is a separate process to the planning application, and would be required to prior to development to avoid obstructing the existing public right of way routes. 

It is noted that the scheme incorporates good levels of pedestrian/cycling permeability into the proposed layout, with the existing link to the public rights of way from Clos Llanfair to be used as a link to the development. There is also a proposed pathway between units 69 and 70 to allow access to the field to the rear, which would provide a link for the public right of way proposed diversion.

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), ENV2 (Agricultural Land), ENV4 (Special Landscape Areas), ENV10 (Conservation of the Countryside), ENV11 (Protection of Landscape Features), ENV18 (Archaeological Field Evaluation), ENV19 (Preservation of Archaeological Remains) ENV27 (Design of New Developments), ENV28 (Access for Disabled People), ENV29 (Protection of Environmental Quality), HOUS 2 (Additional Residential Development), HOUS3 (Dwellings in the Countryside), HOUS8 (Residential Development Criteria), HOUS12 (Affordable Housing), ENV16 (Protected Species), TRAN9 (Cycling Development), REC 3 (Provision of Public Open Space for New Developments), REC 6 (Children’s Play Facilities), REC 12 (Public Rights of Way and Recreational Routes) and TRAN10 (Parking) of the Vale of Glamorgan Adopted Unitary Development Plan 1996-2011, the Supplementary Planning Guidance ‘Amenity Standards’ and ‘Planning Obligations’, Planning Policy Wales (Edition 7, 2014) and Technical Advice Notes 1- Joint Housing Land Availability Studies, 2-Planning and Affordable Housing, 5-Nature Conservation and Planning, 10 – Tree Preservation Orders, 11- Noise, 12-Design, 16-Sport, Recreation and Open Space,18-Transport, and 22-Sustainable Buildings; it is considered that the proposals are acceptable, subject to conditions, by virtue of the appropriate layout, design and scale of the development, with suitable means of access and parking, and no significant impact on neighbours impact and overall constitutes an acceptable form of residential development. Furthermore, the proposals include acceptable levels of ecological mitigation and the development would have no adverse impact to the character of the Special Landscape Area and countryside. The proposals therefore comply with the relevant national planning policies and supplementary planning guidance.

RECOMMENDATION 
APPROVE subject to the following condition(s):

1.
The development shall be carried out in accordance with the following approved plans and documents: 13034.PH2.105 G, 13034.PH2.107 Rev E, 13034.PH2.104 G, 13034.PH2.106 E, 13034.PH2.102 G, 13034.PH2.108 A, all received 20 January 2016, Tree Survey and Categorisation Report with Tree Constraints Plan (S Ambler and Sons - March 2012) and Tree Survey SAAC.13.047 both received 6 July 2015, Technical Advice Note (Steve Ambler and Sons) Received 30 October 2015, 13034.A.201, 13034.A.202, 13034.B.201, 13034.B.202, 13034.C.201, 13034.C.202, 13034.D.201, 13034.D.202, 13034.E.201, 13034.E.202, 13034.F.201, 13034.F.202, 13034.G.201, 13034.G.202, 13034.G.203, 13034.I.201, 13034.I.202, all registered 6 July 2015, 13034.PH2.300A, 13034.PH2.301, 13034.J.201 and 13034.J.202 all received 1 October 2015, Addendum to the Design and Access Statement, 13034.PH2.100 A, received 1 October 2015; 13034.PH2.101 Rev H, 3924-15-06-002-2 C, and 3924-15-06-PH2-001 C, 'House Type List' all received 27 January 2016; 876.02 F, 876.03 F and 876.01 F, all received 29 January 2016;

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.

2.
Notwithstanding the submitted plans and details, no works whatsoever shall commence on the development until Full Engineering details have been submitted and approved by the Local Planning / Highway Authority. The development shall thereafter be constructed in accordance with the agreed details. 












Reason :


In the interests of highway safety and to ensure compliance with Policy ENV27  of the Unitary Development Plan.

3.
No works whatsoever shall commence on site until the design calculations, duly certified by a Professional Engineer, and full Engineering details of any structures, drainage systems, water culverts etc abutting or within close proximity to the existing/proposed highway have been submitted to and approved by the Local Planning Authority. The development shall thereafter be constructed in accordance with the agreed 


Reason:


In the interests of highway safety and to ensure compliance with Policy ENV27  of the Unitary Development Plan.

4.
Prior to commencement of development, a comprehensive Construction Traffic Management Strategy shall be submitted to and approved in writing by the local planning authority. The Strategy shall include details of the types of construction vehicles to be used, the times of operation, a route plan, as well as wheel washing and dust suppression measures. The development shall thereafter be constructed in accordance with the agreed Strategy unless the local planning authority agrees in writing to any variation.


Reason:


In the interests of highway safety and to ensure compliance with Policy ENV27  of the Unitary Development Plan.

5.
Notwithstanding the terms of the Town and Country Planning (General Permitted Development) Amendment Order, 2013 the garages hereby approved shall not be physically altered or converted to any other domestic purpose without first obtaining the formal consent of the Local Planning Authority. The garages and parking spaces identified on plan ref: 13034.101 Revision J and the accompanying plans shall be available at all times for the parking of private motor vehicles associated with the dwellings hereby permitted.


Reason:


To ensure that adequate on site parking is retained in the interests of highway safety in accordance with Policies TRAN10 - Parking, HOUS8 - Residential Development Criteria and ENV27 - Design of New Developments of the Unitary Development Plan.

6.
Notwithstanding the submitted plans, prior to their use in the construction of the development hereby approved, a schedule of the proposed materials to be used, including samples, shall be submitted to and approved in writing by the Local Planning Authority and the development shall thereafter be carried out in accordance with the approved details.


Reason:


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

7.
Prior to the commencement of the development hereby approved with this Reserved Matters application, details of the protection scheme to relate to the woodland block known as G5 as shown on submitted Tree Survey Plan SAAC.13.047 shall be submitted to and agreed in writing by the Local Planning Authority. The protection shall be as per B.S. 5837:2005 Trees and Construction, having first established the required root protection area.  The approved scheme of tree protection shall be fully implemented on site prior to the commencement of any ground clearance or development hereby approved. The protected area shall not be used for storage of spoil or materials or vehicles, or for mixing cement and no fires must be lit and shall be so retained on site for the duration of the development.


Reason:


Reason:


To ensure the continued health of the tree and therefore, that the visual amenities of the area are protected, in accordance with policies ENV 10, ENV 11 and ENV 12 of the adopted Unitary Development Plan;      

8.
Throughout the course of construction, a professional arboriculturist shall undertake a watching brief to monitor and supervise erection of tree protection barriers, all excavations for the north east facing elevations of the dwellings and garages and services, near the trees within the wooded tract protected by Tree Preservation Order No.7, 2015 indicated as G5 on the Tree Survey plan SAAC.13.047 received on 6 July, 2015.   


Reason:


To ensure the continued health of the tree and therefore, that the visual amenities of the area are protected, in accordance with policies ENV 10, ENV 11 and ENV 12 of the adopted Unitary Development Plan;

9.
The Local Planning Authority shall be informed of the name and address of the ‘project arboriculturist’ who is to be employed to conduct the watching brief, as required in Condition 8,  two weeks prior to any works, including site clearance commencing on the site subject of this Reserved Matters application. 


Reason:


To ensure the continued health of the tree and therefore, that the visual amenities of the area are protected, in accordance with policies ENV 10, ENV 11 and ENV 12 of the adopted Unitary Development Plan;

10.
Within a month of the date of this consent, details shall be provided of a Woodland Management Plan and timetable for implementation of that plan for the woodland block indicated as G5 on the submitted Tree Survey plan SAAC.13.047. The Plan shall take into account the recommendations contained in the Arboricultural Method Statement Report by Steve Ambler & Sons (July 2014) and shall be submitted to the Local Planning Authority for their approval in writing.  The implementation of the Woodland Management Plan shall be undertaken in full accordance with the approved details and timetable. 


Reason:


To ensure the continued health of the trees and therefore, that the visual amenities of the area are protected, in accordance with policies ENV 10, ENV 11 and ENV 12 of the adopted Unitary Development Plan;

11.
The development shall be carried out in full accordance with the recommendations of the submitted 'Ecological Construction Method Statement & Ecology and Landscape Management Plan' (EDP April 2014), together with the details contained and attached with the email from EDP dated 20th August 2014 with application 2014/00452/RES.


Reason:


To safeguard protected species and provide ecological enhancement, in accordance with Policy ENV16 of the Unitary Development Plan.

NOTE:

1.
The applicants are reminded of the requirement for compliance in full with the conditions imposed upon the outline planning permission.

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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