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St Modwen and Sully Sports and Social Club Planning Statement

1. Infroduction

1.1 This statement has been prepared in support of a planning application for the development
of Sully Sports and Social Club. It has been prepared on behalf of our clients, St Modwen and

Sully Sports and Social Club.

1.2 This application has been submitted to the Vale of Glamorgan Council (VoGC) as a ‘hybrid’,
combining an element of development that is submitted in full detail, along with another
element submitted in outline with reserved matters. The application considers a scheme to
partially redevelop the Club’s site on South Road in Sully to provide residential, retail and

fouring caravan uses, along with enhanced and improved club and sporting facilities.
1.3 More specifically, this application proposes the following:

‘Hybrid application proposing development of Sully Sports and Social Club, including
demolition of existing clubhouse and buildings and construction of new clubhouse, 3no.
grassed pitches, 1no. all-weather pitch, floodlights, new bowling green, local retail building,
fouring caravan site and building, car parking and associated engineering, access and
landscaping works (full detail), and proposals for construction of up to 200 dwellings, with

associated parking, engineering, access, play space and landscaping works (outline detail).’

1.4 The application site is currently a sports and social club, located on the south eastern side of
the village of Sully. It comprises primarily a sports club with a dedicated clubhouse and sports
pitches. The site also includes a large indoor bowls club, outdoor bowls lawn, car park and
other incidental open grassed areas. The extent of the application site has been indicated

upon the site plan within Appendix A.

1.5 This submission follows a series of informal pre-application discussions and engagement
activities held with the local planning authority, members, the community and other key
stakeholders. It also follows an Environmental Impact Assessment (EIA) Screening Opinion

issued by VoGC in April, confirming that the proposals are not EIA development.

1.6 This document comprises the planning statement supporting this application. The following
documentation should be read in conjunction with this statement:
e Application Form
e Ownership Certificates
e Site Location Plan

e Existing Site Plans, Sections and Elevations
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e Site Constraints Plan

e Proposed Masterplan

e Proposed Plans, Elevations and Sections (for elements submitted in full)
e Design and Access Statement

e Landscape and Visual Appraisal

e Ecological Impact Assessment

e Wetland Bird Survey

e Arboricultural Impact Assessment

e Transport Assessment

e Lighting Strategy

e Flood Consequence Assessment

e Drainage Strategy Report

e Geo-Environmental Interpretative Report
e Factual Ground Investigation Report

o Utility Feasibility Report

e Archaeological Desk-Based Assessment
e Statement of Community Involvement

1.7 This document seeks to outline the development proposals and rationale to justify these within
the context of relevant national and local planning policy. The remainder of the statement is

therefore structured as follows:

e Section 2 provides a description of the site, its characteristics and context, along with the
relevant planning history;

e Section 3 describes the proposals and their background in further detail;

e Section 4 sets out the planning context, describing the salient planning policy

considerations.

e Section 5 considers the relevant planning considerations and how the site and scheme has

addressed these.
e Section 6 describes the planning obligations associated with the site.

e Section 7 provides a summary
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The Applicants

1.8 The joint applicants for this application are St Modwen and Sully Sports and Social Club. Sully
Sports and Social Club is a major sports and recreation club based in Sully. They offer a wide
variety of indoor and outdoor recreational sports, which include football, rugby, snooker and
bowls. The club also hosts a range of social events and activities throughout the year,
including games nights, quizzes and bingo. St Modwen is a British development business

specialising in the regeneration and remediation of brownfield land.
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2,

2.1

2.2

2.3

2.4

2.5

2.6

Site and Context

Site Description

Site Characteristics

The application site is Sully Sports and Social Club, located on the south side of South Road, at
the south eastern limits of the village of Sully. The site is approximately 14.92 hectares in size,

and broadly a quadrangle in shape.

The site currently includes the indoor bowling club, club house and library which are situated
within a large car park area fronting South Road. The remainder of the site comprises sports
pitches, outdoor bowls green and pavilion, small all-weather pitch and play area. In terms of

planning use, the current site comprises a primarily leisure and assembly use (D2 Use Class).

In terms of topographical characteristics, the site is broadly level throughout, though there is a
gentle slope from north to south between South Road and the coast. This has been tiered and
buttressed in parts for the existing sports pitches. At the southern limits of the site, the site is
bound by a low cliff-edge, which is topped with frees and vegetation. Further trees,
hedgerows and vegetation line the eastern and western boundaries of the site. Along South
Road, there is no extant vegetation, with a dense line of former leylandii having been

removed, and the site is bound only by chain-link and palisade fencing.

Whilst the centre of the site is largely clear of significant vegetation and frees, there are
established landscape buffers on the eastern and western boundaries. In light of the use of

the site the maijority of the land can be considered to have been actively managed.

In terms of planning and environmental constraints, the site is acknowledged to be located at
the outside edge of the Sully settflement boundary. The site also falls within an area identified
as ‘Undeveloped Coast’, with the adjacent elements at Sully identified as ‘Developed Coast’.
The wider area also falls within an aviation safeguarding zone, relating to Cardiff Airport,
though this is not considered a maijor or relevant constraint on the type of development under

consideration here.
Site Context

In the immediate context, the site is fightly bound by mid-to-late twenfieth century
development to the north and west. The eastern boundary of the site is bound by Beach
Road, a narrow access lane towards Sully Island. The eastern boundary is also bound by a

static caravan park, and dwellings. Further beyond there is a bar and restaurant, and open
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2.7

2.8

2.9

agricultural field parcels. The coast path runs through the southern edge of the site. The uses
surrounding the site are predominantly detached and semi-detached residential dwellings,

particularly to the north and west, though there is also a static caravan park.

The range of building styles displayed in the area reflects the village's previous pattern of
expansion and development during the mid-to-late twentieth century, showing a range of
modern and contemporary styles. Most buildings in the area range between one and two
storeys in height, with some examples of buildings at three storeys. The local topography

elevates some areas of development to the north.

Sully’s existing existing community infrastructure includes a primary school, post office, small
convenience store, pub, salon, church and a separate park and open sports pitch. It is
sifuated on the South Wales coast between Penarth and Cardiff to the east and Barry to the
west, with direct road access between both. The site falls within the Vale of Glamorgan

Council, who acts as the relevant local planning authority (LPA).
Planning History

A search of the online planning register has been undertaken to identify the previous planning
history at the application site, which may have relevance to these proposals. The applications

identified have been summarised in the following table:

Decision
Date

Application Location Description Decision

Screening opinion for a
Proposed hybrid planning
application providing mixed
use redevelopment to provide

- Environment
replacement sports pavillion;

Sully Sports . o al Impact
. upgraded pitches (artificial
2015/00346/S | and Leisure . . Assessment
and grass); community/retail . 15/04/2015
Cl Club, South . . (Screening)
uses; touring campsite;
Road, Sully . . - Not
residential development (up to .
Required

200 dwellings); associated car
parking; landscaping; access;
highways and infrastructure
works and demolition

Use of existing tarmac area for

Sully Sports . .
. sports training area. Erection of
2009/00389/F | and Leisure .
3.6 metre high fence and 8 No. | Approved 01/07/2009
UL Club, South . .
floodlights on 5 metre high
Road, Sully

columns
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L . ,, L. Decision
Application Location Description Decision
Playing field
located at Erect one single storey
2006/00678/F
UL Sully Sports spectator stand plus two Approved 30/06/2006
and Leisure dugouts
Club
B.P. Sports and | Resurrect old car park (grown
2003/00637/F | Leisure Club, over) and link to old tennis
Approved 15/08/2003
UL South Road, court fo accommodate car
Sully parking for Sully Colts A.F.C.
Sully Sports & Further prior
2001/01198/P | Leisure Club, 15m monopole and approval 02/11/2001
NT South Road, equipment housing (PNA/PND/P
Sully NT/PNQ)
Sully Sports & Demolish existing changing
2000/00826/F | Leisure Club, room buildings and erect new
) . Approved 08/09/2000
uL South Road, single storey changing room
Sully building
Barry Plastics
Sports & Provision of a childrens pla
1996/00968/F | N Py
UL Leisure Club, area to facilitate the local Approved 07/03/1997
South Road, community
Sully
Sully Sports & . .
. Single storey indoor bowls
1996/0959/FU | Leisure Club, . .
centre with mezzanine Approved 07/03/1997
L South Road, .
accommodation
Sully
Sully Sports . .
. 18m lattice mast together with
1995/01058/F | and Social .
amateur radio antenna for use | Approved 05/01/1996
UL Club, South . .
in amateur radio hobby.
Road, Sully
Barry Plastics
Sports &
1995/00985/F | Leisure Single storey building to house
) ] Approved 01/12/1995
UL Company Ltd., | pumping equipment.
South Road,
Sully
Barry Plastics
Sports and . -
1995/00668/F . New changing facilities for
Leisure Club, Approved 05/09/1995
UL team sports
South Road,
Sully
BP Sports and S$78 Appeal against refusal of Appeal
AP92/00020 P ppealad ppe 30/06/1993
Social Club, permission Dismissed
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. . . . . .. Decision
Application Location Description Decision
South Road,
Sully
B. P. Sports and
1992/00954/T | Social Club, .
Crown thin Pine Refused 20/10/1992
PO South Road,
Sully
Comprehensive development
B. P. Sports and | for residential (approx. 20
1991/01212/ Social Club, acres) and sports club (approx.
. Refused 14/04/1992
OuT South Road, 17 acres) uses, together with
Sully ancillary works including an off-
site sewer
Barry Plastics
Sports and . .
1985/01166/F . Installation of four floodlights
Social Club, . Approved 18/02/1986
uL for sports training
South Road,
Sully
Barry Plastics
Sports and
1983/00181/F . . .
UL Social Club, Club House for bowling section | Approved 28/06/1983
South Road,
Sully

2.10 This search of the site’s planning history has yielded a number of planning applications dating
back to the early 1980s. The majority of these applications relate to alterations and
enhancements of the club facilities, ranging from minor works to more significant proposals,

such as the provision of a new clubhouse for the bowling section.

2.11 With relevance to these proposals, we have noted a 1991 / 1992 application and 1993 appeal
decision, relating to a proposed comprehensive redevelopment of the site for a mix of
residential development and new sports facilities. We note that the residential development

was proposed at a significantly greater scale than the application set out here, at 20 acres.

2.12  Both the application and subsequent appeal were refused, with reasons given as being the
damage to landscape and setting of the village, the impact on the coastal frontage, the loss
of open space and principle of development on the urban fringes, contribution to urban
sprawl and that the site is not allocated for development. The Inspector’s report rebuts many
of these comments, notably the landscape impact, though the application was refused upon

grounds of the principle of urban fringe development and development in the ‘coastal zone'.
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2.13 The Decision Nofice and Inspector's Report for this application and appeal have been

included within Appendix B.
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3.

3.1

3.2

3.3

3.4

3.5

Development Proposals and Background

The proposals seek the development and enhancement of the Sully Sports and Social Club
and its grounds. The scheme will provide a mix of uses, including residential dwellings, assisted-
living units, retail uses and a touring caravan park, as well as providing enhancements to the
club such as improved grass pitches, all-weather pitches and a new and improved clubhouse
pavilion. The masterplan for development is to deliver the residential development on the
western portion of the site, and the sports and community facilities on the eastern portion of

the site.
The following provides further information about the development proposed:
Sports, Community Facilities and Touring Caravan

The eastern portion of the site amounts to approximately 8.33 hectares in size, and will
accommodate the retained and re-provided sports and clubhouse facilities. More specifically,

the development will comprise:

e A new clubhouse for the sports and social club adjacent to the existing retained indoor
bowling area. The clubhouse will provide a bar, modern function and changing room

accommodation and will combine the currently dispersed and outdated space.
e Areorganised and increased car park provision.
¢ Single storey retail building (small scale local convenience store and adjoining unit).
e 1 new arfificial full size pitch with flood lights.
e 1 new junior / tfraining pitch with flood lights.
e 3 seniorrugby / football pitches.
* A new bowling green
e New touring caravan park with space for 50 pitches, including a small facilities building.

Vehicular access to the club, pitches, touring caravan park, and the retail element will be
from South Road. An existing vehicular access to this portion of the site from Beach Road will
be retained, though this will be used only for emergency access. Landscaping will be
provided along the western perimeter of this development area, providing a sympathetic

boundary treatment between the pitches and the residential freatment.

In terms of the current assumptions which inform the Business Plan (discussed in Chapter 6) the
all weather pitch (AWP) would be proposed to be operation from 9am through to 10pm

although possibly only until 8om on Saturday and Sunday evenings. The clubhouse would be
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3.6

3.7

3.8

3.9

3.10

open unfil 1Tpm Mon - Thurs, most likely unfil Tam (possibly later occasionally) on Friday and
Saturdays and 10.30pm on Sundays. Use would be for hospitality for members and visiting
guests, private parties and celebrations, and for daytime community use such as meetings,
activity classes, business events etc. The Business Plan assumes there could be 2-3 daytime
community groups/activity sessions per week and 2-3 private parties or events per month. A

members bar open daily until 11Tpm and 10.30pm on Sundays.

These elements of the planning application will be submitted in full, and are intended to be

the first part of the scheme to be delivered.

Residential Development and Community Facilities

The surplus land in the western half of the site will comprise approximately 6.40 hectares,
extending between the eastern boundary of the new sports pitches to the boundary with the
existing residential dwellings along Clevedon Avenue. Approximately 5.23 ha of this area will
be developed primarily for residential dwellings, with a total potential capacity of up to 200
dwellings. However as is noted in the Design & Access Statement, the final scheme is likely to
end up below this figure once detailed masterplanning takes place and a figure of around
155 maybe more likely. Section 7.4 of the Design and Access Statement provides a density
parameter range of 106 to 200 dwellings. However for the purposes of this application all of

the technical evidence has assumed the highest figure of 200 dwellings.

This element of the application is submitted in outline, with some reserved matters. As such, the
precise mix, layout and design of the residential element has not yet been determined for
submission. However, the illustrative masterplan submitted with this application indicates the
general format that could potentially be achieved. This includes a new play area, informal
open space and landscaped movement corridors throughout the site. The site slopes gently
down to the cliff top but it is envisaged that a low level of re-profiling will be required. The
existing outdoor bowls lawn will need to be relocated, and is envisaged as being located

upon the site of the existing clubhouse.

A separate means of access is also provided on to South Road, so as to provide a dedicated
point of access for the residential dwellings. A separate access will be retained for the library

building which remains on site.

In addition to the above, the public Wales Coastal Path which runs along the southern
perimeter of the site will be retained across its full length, with a 20 metre buffer provided

between the footpath and the cliff edge.
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3.11

3.12

3.13

3.14

3.15

3.16

Background and Rationale

Sully Sports and Social Club is a long established facility within Sully, having been created and
constructed in the 1960s by a consortium of local employers led by the local factories and
refineries. The club was created opposite the former Swanbridge Rail Halt, and provided a
local facility for sport, recreation and social communion among workers in these growing

communities.

Since this time, the Club has continued to play an important role as one of Sully’s leading
community facilities; however, over the years the Club’s facilities have deteriorated due fo
natural aging and as a result of lack of investment and support. In its current condition, the
clubhouse and sports facilities are not at the standard expected by modern users, and this has
limited the Club’s ability to offer a quality facility for the community’s use. The Club has
therefore recently been faced with challenging decisions about its long-term future, and how

to secure the investment required to deliver significant enhancements to their facilifies.

This situation has spurred the Club to engage with the freeholders of a portion of the site, St
Modwen (on which the Club holds a long-lease) in order to discuss a potential scheme to
release value from the site and enable the Club to achieve its goal of significantly improved

facilities and a sustainable business model to secure the Club for future generations.
Pre-Application Discussions

This planning application has been preceded by a series of meetings, discussions and
exercises, which have guided the proposals and their evolution. Further details of the

consultation process are also provided in the Statement of Community Involvement.
Pre-Application Engagement with the Council

Given the scale and nature of development proposed, an EIA Screening Opinion Request was
submitted to VoGC on 23@ March 2015, so as to gauge a formal view from the LPA whether a
full Environmental Statement would be required. Having considered the site and consulted
appropriately, the LPA responded on 15M April 2015 to confirm that their view was that the
application would not be EIA Development (see Appendix C for a copy of their decision).
Further clarification was then sought from the Council on their Opinion following completion of

the final Winter Bird Survey and report.

A number of meetings have taken place with the Planning Authority (over a period of nearly 2
years) and discussions also taken place with technical officers including the affordable
housing team, environmental health and the highways authority to ensure that the submitted

documents and drawings provide the necessary information on which to assess the scheme.
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3.17

3.18

3.19

Pre-Application Engagement with Key Stakeholders and the Community

During the preparation of the scheme all of the club’s teams have been represented and fed
into the design process to ensure that the final design reflects the exact requirements of all of

the clubs.

In addition, a public exhibition was held to present the emerging and draft proposals to key
identified stakeholders and the wider community. The exhibition was held at the clubhouse
itself on Tuesday 12th May 2015. Flyers were extensively distributed to publicise the event, which
was well attended by at least 235 people. The exhibition presented a series of boards
describing the background to the project, our understanding of the site, and the emerging
proposals. Members of the project team were on hand to discuss the scheme with the
community and a feedback form was also distributed to capture views and feedback on the

proposal.

The project team has also sought to engage with the Community Council and offer the
chance to meet and discuss the scheme, however at the time of writing the offer had not
been taken up. The team will continue to offer this opportunity during determination of the
application. For full details of the consultation exercises undertaken to engage with the
community and local stakeholders on these proposals, please see the Statement of

Community Involvement submitted with this application.
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4,

4.1

4.2

4.3

4.4

4.5

Planning Policy Context

The following section sets out the key statutory policy and guidance relevant to the site and

proposals.
The Development Plan

The Statutory Development for VoGC comprises the Unitary Development Plan 1996-2011
(UDP). Its adoption on 18h April 2005 superseded all previously adopted and approved
structure and local plans in force. Though the plan period has been expired for four years, it

remains the primary policy consideration for development management purposes.

Relevant material considerations include adopted Supplementary Planning Guidance, the
draft Local Development Plan, Planning Policy Wales (PPW) and its associated Technical
Advice Notes (TANs).

Whilst the draft LDP has not yet been independently examined or adopted, we consider that
very limited weight can be afforded to its overall strategy and policy. However, as a consulted
expression of the LPA’s desire we have referred to the consultation versions to date and the
recent papers being considered by the Council's Cabinet in June 2015. These are detailed

below.
National Policy

Planning Policy Wales

PPW sefs out the land use planning policies of the Welsh Government (WG). This contains
guidance on the preparation of development plans and on, in particular, strategic matters of
planning policy. The fundamental objective of PPW is to promote sustainable development;
the commitment of the Welsh planning system to sustainable development is underpinned
throughout the document. The 2012 and 2014 revisions of PPW saw an array of changes which
were aimed at supporting a presumption in favour of sustainable development. In Chapter 4,
PPW identifies a number of key objectives for policies and proposals to achieve. These

include:

e the promotion of resource-efficient and climate change resilient settlement patterns that

minimise land take and urban sprawl, through preference for the re-use of suitable
previously developed land and buildings, wherever possible avoiding development on

greenfield sites;
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e the location of development in places which minimise the demand for fravel, especially

by private car;

e support the need to tackle the causes of climate change by moving towards a low

carbon economy;

e minimise the risks posed by, or to, development on, or adjacent to, unstable or

contaminated land and land liable to flooding;

e play an appropriate role to facilitate sustainable building standards (including zero

carbon) that seek to minimise the sustainability and environmental impacts of buildings;

e play an appropriate role in securing the provision of infrastructure to form the physical

basis for sustainable communities;

e confribute to the protection and improvement of the environment, so as to improve the

quality of life, and protect local and global ecosystems;

e help to ensure the conservation of the historic environment and cultural heritage,

acknowledging and fostering local diversity;
e maximise the use of renewable resources, including sustainable materials;

e encourage opportunities to reduce waste and all forms of pollution and promote good

environmental management and best environmental practice;

e ensure that all local communities — both urban and rural — have sufficient good quality

housing for their needs, in safe neighbourhoods;

e promote access to employment, shopping, education, health, community, leisure and
sports facilities and open and green space, maximising opportunities for community

development and social welfare;

o foster improvements to transport facilities and services which maintain or improve
accessibility fo services and facilities, secure employment, economic and environmental

objectives, and improve safety and amenity;

e foster social inclusion by ensuring that full advantage is taken of the opportunities to

secure a more accessible environment for everyone;
e Promote quality, lasting, environmentally-sound and flexible employment opportunities
e support initiative and innovation and avoid placing unnecessary burdens on enterprises;
e respect and encourage diversity in the local economy;
e promote alow carbon economy and social enterprises; and,

e confribute to the protection and, where possible, the improvement of people’s health and

well-being as a core component of sustainable development.
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4.6

4.7

4.8

4.9

4.10

4.11

4.12

Chapter 2 outlines the plan-led system of development plans in Wales. Every LPA must
produce an LDP, which will replace the UDP, structure or local plan which was previously in
place. LDPs should provide a firm basis for rafional and consistent decisions and are

fundamental to planning for sustainable development.

Conservation of natural heritage is set out in Chapter 5. Biodiversity, landscape, trees,
woodland and other assets are specifically addressed. The chapter states that statutory and
non-statutory designations, as well as general nature considerations, must be taken into

account when considering development proposals.

Chapter 6 relates to conserving the historic environment. With particular relevance to the site,
PPW states that sites of archaeological interest and their settings should be preserved. Where
a development may affect the setting of a nationally important archaeological remain, there
should be a presumption in favour of physical preservation in situ. We note, however, that the
desktop archaeological assessment undertaken on the site has not identified any remains or

deposits of national significance.

Chapter 7 relates to economic development and states Local planning authorities are
required to ensure that the economic benefits associated with a proposed development are
understood and that these are given equal consideration with social and environmental issues
in the decision-making process, and should recognise that there will be occasions when the

economic benefits will outweigh social and environmental considerations.

Chapter 8 acknowledges that land use planning can help achieve the WG's objectives for
Transport. Amongst other matters, the guidance seeks to reduce the need to tfravel; improve
accessibility by walking, cycling and public transport; promote walking and cycling; and

support enhanced public transport.

Chapter 9 covers housing and seeks to ensure that new residential developments are well
designed, environmentally sound (especially in terms of energy efficiency) and make a
significant confribution to improvements in the quality of life. It also states that LPAs should
promofe mixed tenure communities and development that is easily accessible by public
fransport, cycling and walking. PPW requires LPAs to provide a 5 year supply of genuinely
available land for housing and to follow a clear search sequence which starts with previously

developed land.

Technical Advice Notes

PPW is supplemented by a series of Technical Advice Notes. A range of these apply to the
proposed development, and their specific provisions are addressed through the technical

reports and ES submitted in support of the planning application. Relevant TANs include:

July 2015 gva.co.uk 15



St Modwen and Sully Sports and Social Club Planning Statement

e TAN 1: Joint Housing Land Availability Studies (2015) — was published in January 2015,
providing a revision to previous technical guidance regarding Joint Housing Land
Availability Studies (JLAS) and housing land supply. The most significant alteration to the
guidance was to express that LPAs which do not have an up-to-date Development Plan
will be considered not to have a demonstrable five year housing land supply by default.
This has underscored the imperative to bring forward development strategies, as well as to

deliver new housing.

e TAN 2: Planning and Affordable Housing (2006) - provides guidance on the role of Local
Planning Authorities in the delivery of affordable housing. It provides a definition of
affordable housing and advises on the determination of affordability, and the setting of
targets and thresholds within development plans. Advice is also provided on local housing
market assessments, the need for collaborative working, and the monitoring and review

process.

e TAN 5: Nature Conservation and Planning (2009) - provides advice on the procedure that
LPAs should follow to protect designated nature conservation sites and conserve the

natfural environment.

e TAN 11: Noise (1997) - provides advice on the role of planning in minimising the adverse
impact of noise without placing unreasonable restrictions on development. It provides
advice on locations for noise generating proposals together with appropriate measures to

mitigate the impact of noise.

e TAN 12: Design (2014) - provides detailed advice on how promoting sustainability through
good design in development may be facilitated by the planning system. With regard to
housing design and layout, it states that development proposals should create places
which meet the needs of people; respect local character; encourage safety and
accessibility; focus on living environments for pedestrians; promote layouts which manage

vehicle speeds; promote environmental sustainability; and secure efficient use of land.

e TAN 15: Development and Flood Risk (2004) — advises on development and flood risk
together with its impact on sustainability principles. It also provides a framework to assess
fluvial and fidal flooding, and run-off from development. The overriding aim of the
guidance seeks to locate new developments away from areas identified at high risk of
flooding. TAN 15 sets out the tests that highly vulnerable development is required to satisfy

in order to be considered acceptable in areas aft risk of flooding.

« TAN 18: Transport (2007) - recognises the key role of the planning system in facilitating
sustainable fravel patterns. It aims to guide the location of new development so as o
reduce the need to travel and promotes more sustainable forms of fransport which

contribute to environmental improvement in the longer term. The guidance emphasises
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4.16
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that extra fraffic generated by a proposed development may bring forward the need for

transport improvements in the vicinity of the scheme and beyond.

e« TAN 23: Economic Development (2014) - focuses on the need to encourage development
in order to generate wealth, jobs and income. This TAN recognises the importance of all
aspects of development and that planning decisions are made in a sustainable way

which balance social, environmental and economic considerations.

Local Policy

Unitary Development Plan

The UDP constitutes the primary document in the Statutory Development Plan. Though the
plan period on the UDP has now expired, the general policies contained within it are still
relevant for development management purposes, and as such we have considered the

relevant policies below.
Strategic Policies

Policy 1 — The VoG's distinctive rural, urban and coastal character will be protected and
enhanced with particular emphasis given to conserving areas of importance for landscape,
ecology and wildlife, the best most versatile agricultural land and important features of the

built heritage. Enhancements will be favoured.

Policy 2 — Proposals which encourage sustainable practices will be favoured - including

Energy efficiency, conservation of natural resources and biodiversity

e Minimising need to travel and sustainable travel

Reclaim derelict or degraded land for beneficial use

e Improve quality of environment through use of high standards of design

Housing

Policy 3 - land is to be made available for an additional 6079 dwellings between 1998 and

2011 through strategic allocations and smaller sites / brownfield land / stock replacement.

Economic Development & Tourism

Policy 6 — tourism developments favoured where they - assist local economy and OR

safeguard quality of the environment.

Transportation
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Policy 8 — developments will be favoured in locations which are highly accessible by other

modes of travel and minimise traffic and associated unacceptable environmental effects.

Retailing

Policy 9 — the vitality and attractiveness of existing town, district and shopping facilities will be

protected and enhanced.

Sport & Recreation

Policy 11 — to remedy existing deficiencies the council — favour provision of facilities to meet

existing and anticipated need - protect existing areas of open space and playing fields

Waste Management

Policy 13 — sustainable principles for waste disposal based on waste will be favoured

Community and utility services

Policy 14 — developments associated with community and utility services will be permitted if
there is no unacceptable impact on the interests of agriculture, conservation, Listed Buildings,
archaeological features, ecology and wildlife, landscape importance and residential

amenity.

Environmental Policies

Policy ENV3 - Green Wedges — identifies green wedges to ‘prevent urban coalescence
between and within settlements’ one at north-western edge of sully (between Barry) but none

on site at present.

Policy ENV6 — East Vale Coast — outfside heritage cost — within undeveloped coastal zone -

development will be permitted if

Can demonstrate a need for a coastal location AND

e Not cause unacceptable impact by

e Visual or noise intrusion

e Impact on areas of landscape importance

e Airland or water

e Exacerbation of flooding or erosion
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4.32

4.33

4.34

e Hazardous operations

e Impact on ecology of geological or geomorphological importance.

e In areas of existing or allocated development within the coastal zone — proposal should be

in keeping with its context and sensitive to coastal setfting.

Policy ENV11 — Protection of landscape features — development not pp if unacceptably

impacts features of importance to landscape or nature conservation . . .

Policy ENV13 - International Areas of Nature Conservation Importance — RAMSAR - protected

— no adverse impacts unless no other alternatives and overriding reasons of public inferest.

Policy ENV14 — National Areas of Nature Conservation Importance — adverse impact on

national sites — no planning permission unless no alternative, or mitigation / compensation.

Policy ENV 16 — protected species — no adverse impact unless exceptional circumstances — no

satisfactory alternative — effective mitigation.

Policy ENV18 — Archaeological Field Evaluation - likely to affect a known or suspected site of

archaeological significance.

Policy ENV24 — Conservation and Enhancement of Open Space - The conservation and
enhancement of open space which are amenity, recreation and/or nature conservation

within the built environment will be favoured.

Design

Policy ENV25 — Regeneration of Urban Areas — Measurements to improve the environmental
fabric of the urban areas will be favoured. Particular favour will be given to derelict or

degraded land.

Policy ENV27 — Design of New Developments — New development proposals must have full

regard to the context of the local and natural built environment and its special features.

Policy ENV28 - Access for Disabled People — All new development open to the public will be

required to provide suitable access for people with mobility issues.

Environmental Health

Policy ENV29 — Protection of Environmental Quality — Development will not be permitted if it
would be liable to have an unacceptable effect on people’s health and safety or the

environment from factors such as; dust, noise, light etc.
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Residential

Policy HOUS2 — Additional Residential Development — Housing infill which meets the policy

HOUS8 will be permitted within the settlement boundaries of the urban settlements of Sully.

Policy HOUS8 — Residential Development Criteria — Subject to the provisions of policy HOUS2
development will be permitted if it; is of appropriate scale, has no unacceptable effect on the
existing environment, has adequate parking provision and has accessible or can be

economically provided.

Policy HOUS11 - Residential Privacy and Space - Existing residential areas should be protected

from over development and insensitive or inappropriate infilling.

Policy HOUS12 — Affordable Housing — Negotiation of a reasonable element of affordable

housing on sites.
Tourism

Policy TOUR4 — Caravan, Chalet and Tent Sites — Further Extension of touring sites will not be

permitted in the coastal zone.
Parking

Policy TRAN10 - Parking — Parking facilities will be in line with the approved parking guidelines

relating to land use, density and location.
Recreation

Policy REC1 — Protection of Existing Recreational Facilities — Development involving the loss of
existing recreational facilities will be permitted if equivalent community benefits are made, or
if there is an oversupply of existing facilities and the facilities are seen as unimportant to the

character of the area.

Policy REC2 - Joint Provision and Dual Use of Facilities — The Council will favour proposals that

result in wider use by the community.
Local Development Plan

VoGC is preparing a new LDP, which will eventually supersede the UDP as the primary
document in the Statutory Development Plan. The LDP is currently in draft form, and sets out a
strategy for how the Vale of Glamorgan will grow and develop during the plan period 2011 to
2026. A draft Deposit LDP was issued for consultation in November 2013 and as highlighted

above Full Council (24t June 2015) have approved the plan for submission for Examination
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which expected to be in late July 2015 which will then lead to consultation and opening of

the Examination process later in 2015.

Further to the Deposit LDP (2013) a Schedule of Proposed Focused Changes has also been
prepared (June 2015) which will be subject to consultation in due course. We have therefore
reviewed both documents and summarise the main issues below. Policies that substantially
duplicate those within the UDP have not been considered, though where a change in
direction in development management policy is indicated, this has been considered and

discussed.

Strategy / Residential

Policy SP3 — Residential Requirement — In order to meet the identified residential requirement,
land is made available in sustainable locations for the provision of up to 9500 (was 9950) new

residential units up to 2026.

Policy SP4 — Affordable Housing Provision — The residential requirement identified in Policy SP3 is
required to contribute to the needs of community housing within the Vale of Glamorgan. The
Proposed Focused Changes have amended the affordable housing requirement in Sully to
40% (from 35% in the Deposit Plan). The policy does however allow for site specific viability to

be taken into consideration.

Retail

Policy SPé — Retail — Local and neighbourhood centres are identified as providing an important
service for their immediate catchment area and provide opporfunities for reducing journeys

by car.

Tourism / Community

Policy SP11 — Tourism and Leisure — Favourable considerations will be given to proposals which
enhance the range and choice of tourism and leisure opportunities and favour the local

economy.

Policy MG7 - Provision of Community Facilities — To meet the identified needs, new /
enhanced facilities will be sought in Sully. In addition proposals that provide new or

enhanced multi-use community facilities in accessible locations will be favoured.

Environment

Policy MG18 — Green Wedges — Within the green wedge identified to the north west of Sully

development which prejudices the open nature of the land will not be permitted.
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Policy MG24 - Glamorgan Heritage Coast — Development that unacceptably affects the
special environmental qualities of the GHC will not be permitted. Although the site of interest is

located on the coast of the VoG it is not part of the LDP’s identification of heritage coastline.

Policy MG25 - Public Open Space Allocations — In areas of need open space will be provided
or enhanced to meet the additional demand that cannot be catered for during the

development of asite.
Managing Development Policies

Policy MD1 - Location of New Development — Development will be favoured where it supports

the delivery of affordable housing in areas of need.

Policy MD2 - Place Making — Development is favoured where it contributes to creating high

quality, healthy, sustainable and locally distinct places.

Policy MD4 — Community Infrastructure — Where possible the council will seek to secure new
and improved infrastructure through the use of planning obligations although taking into

consideration development viability.

Policy MD5 - Development in Key, Service Centre and Primary Settlements — New
development should encourage the re-use of land and buildings and prevent the spread of

new development into the open countryside.

Policy MD7 — Housing Densities — Within primary setftlements, such as Sully, development
proposals will only be permitted where the net residential density is a minimum of 30 dwellings

per hectare.

Policy MD8 - Environmental Protection - Development proposals will be required to
demonstrate that they will not result in an unacceptable impact on people, residential

amenity, property and the natural environment.

Policy MD10 - Considers the presence of European designations and the need to consider the

impacts of development on these designations.

Policy MD14 — Tourism and Leisure — The Council considers that the provision of appropriately
located and well-designed tourism facilities present a significant opportunity to bring new

investment into the Vale of Glamorgan.
Supplementary Planning Guidance

Sustainable Development — A Developer’'s Guide SPG
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The SPG for Sustainable Development aims to raise awareness of how the development of
land can contribute towards sustainability, through encouraging a holistic approach to

construction and by reducing the impact of a development during ifs lifetime.

The document gives a number of guidelines to aspects of a project such as, site assessments,
site layouts, transport and movement, sustainable energy use in buildings, renewable energy,
energy efficiency and material choice, street lighting, water conservation, sustainable

drainage, waste management, and finally landscape trees and ecology.

Planning Obligations SPG

The Planning Obligations SPG introduces the Council's approach to seeking and
implementing planning obligations. However, the Council does not propose to formulate a
blanket approach to planning obligations as each planning application is considered on its

own merits.

This document covers a number of aspects such as, the use of planning obligations in the
VoG, where planning obligations will be sought, why they will be sought, how obligations are

prioritised, and the enforcement and implementation of the obligations.

Amenity Standards SPG

The Amenity Standards SPG was created as a way of informing developers, be that public or

professional, about the expected standards in a clear, concise and easily interpreted manner.

The Amenity Standards document contains 5 key policies. Policy 1 focuses on enabling
privacy, policy 2 requires adequate and appropriate amenity space, policy 3 requires new
developments to respect the existing character of the current space, policy 4 details the
required distance between principle windows of dwellings, and policy 5 focuses on limiting the

loss of sunlight for neighbouring properties.

Biodiversity and Development SPG

The SPG for Biodiversity and Development provides specific direction on how biodiversity will
be conserved and enhanced throughout the planning process. It draws on national planning
policy in PPW (2010), other Welsh Assembly Government (WAG) policy documents and the
policies contained in the Adopted Vale of Glamorgan Unitary Development Plan 1996 — 2011
(UDP).

Within the document two key sections are outlined. Firstly a section detailing the key policy
and legislation; a key note from this section is the expectation for the LPA to promote the

enhancement of biodiversity. The second section of the document focuses on building nature
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in to development; within this it identifies a flow chart of good practice for pre application,

design, and application of the development.

Design in the Landscape SPG

The Design in the Landscape SPG seeks to promote best practise and to reinforce the sense of
place of the Vale of Glamorgan, this is done by setting out the Councils design expectations
arising from its landscape policies and designated areas in the UDP. The document contains

a number of sections detailing guidance for coastal locations.

The key sections referring to coastal developments are DG2, DG3 and DG4. The specified aims

for coastal development integration are as follows:

e To conserve or recreate a strong coastal landscape strip without development near the

water edge.
e To maintain / create confinuous access to and along the coast.
e To minimise the impact of development

e To conserve and enhance the special qualities of the entire coastline by providing high
quality planning, design and maintenance of visitor facilities and other developments

where appropriate.

Following each of these aims a number of design principles are identified in order to assist the

developer in meeting the required standards.

Model Design Guide for Wales SPG

The Model Design Guide for Wales SPG has been created in order to convey the design
implications of TAN 12 for a new residential development in excess of 1 dwelling. It is @
requirement of Planning Policy Wales and TAN 12 that applications for planning permission are
accompanied by a 'design statement’, and therefore this document clarifies the issues a

design statement for new residential development should address.

The document begins by focusing on a number of good design objectives. Relevant
objectives for the development site are the incorporation of natural heritage, appropriate
density of development, in fitting character, a high quality public realm, and a variety of uses.
The second section of the document details the design process, the third section covers the
submission of the application and finally the report summarises with advice on design

appraisal.

Parking Guidelines SPG
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The Parking Guidelines SPG provides a guide to parking requirements according to land use
and type of development. The documents core aims are to assist developers, designers and
builders in the preparation and submission of planning applications, and to achieve a
common approach to the provision of vehicle parking facilities associated with new

development and change of use.

Within the document there are three relevant sections to the project, with guidelines on space
allocation for residential land use, retail land use and community establishment land use,

each of these sections is approximately summarised in the table below.

Land Use Requirements

Residential New Build Residents - Units per bedroom and floor space

variable.

1 visitor space per 3-5 units

Homes for Elderly, Children etc and Nursing | 1 space per resident staff.

Homes 1 space per 4 beds for visitors

Shops (Up to 200m2) Space for 1 commercial vehicle.
1 space per 60m2 for employees

Leisure Centres Sports Clubs Minimum of 1 commercial space.

1 space per 2 persons using the facility.

1 space per 3 spectators (where necessary).

Trees and Development SPG

This SPG for Trees and Developments was created in context of TAN 10: Tree Preservation
Orders and Planning Policy Wales. The document addresses trees in relation to development
and the importance of evaluating the short and long term impact of the development on tree

cover on or near the site.

The document initially focuses on the legislative background and the aforementioned UDP
Policy Env 11. Following this it then looks at the survey requirements for both land and trees
within and in close proximity of the site. The final core section of the document focuses on the
development proposals, with an Arboricultural Implication Study being desired alongside the
planning application, and the BS 5837:1991 being identified as the VoGC's guide for tree

protection and retention matters.
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478 In summary, we have provided an overview of the key policy documents that maybe
considered in assessing the application proposals. The scheme clearly delivers significant
benefits and special circumstances that override any initial policy constraints. Where policy
constraints have been identified these have been suitably mitigated for through the proposed
design solution. The following chapter considers in further detail how the proposals will accord
with policy objectives including an analysis of the technical work supporting the application as

well as demonstrating how the scheme will deliver significant benefits.
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Key Planning Considerations

Having described the site, the proposals, and planning policy context in the previous sections,
it is now possible to identify and explore the main planning considerations. This section sefs
these out thematically and demonstrates at a high-level how the proposals will meet all of the
identified planning requirements. We will also consider the findings and implications of the
detailed technical work that supports the application. The following Chapter 6 provides an
overview of the enabling development argument and an overview of the potential

obligations that the development might atftract.
Principle of Development

Policy Context — Proposed Uses

The above policy analysis has clearly identified that the principle of providing enhanced

sporting and community facilities is supported in policy terms.

The library is retained within this application and therefore raises no new planning

considerations.

We accept that in isolation, the principle of residential development of the scale proposed
outside of defined settlement boundaries is not necessarily supported in policy terms however
in light of the current Plan status, the design approach, lack of technical constraints, proposed
mitigation measures and the enabling argument we believe that the residential element can

be supported in policy terms.

The retail development will be of scale which will not give rise to unacceptable levels of
impact and also does not tfrigger requirement for formal impact assessment. We would note

that the use should again not be considered in isolation.

The Touring Caravan Park use is clearly supported under Policy MD14 — Tourism and Leisure of
the emerging Plan nofing a significant opportunity to bring new investment into the Vale of

Glamorgan.
Benefits of Development

The scheme presents a unique opportunity to not only preserve the Club for Sully and the
surrounds, but will also deliver new high quality state of the art sporting and community
facilities. The development of the site will also deliver significant residential benefits for the

area providing a range of market and affordable housing options.
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The proposals will provide significantly enhanced grass and all weather pitches including
floodlight provision. This full size all weather pitch in particular will allow for significant
intensification of use and therefore greater potential for use by the community compared to
the current position. This is fundamental to the clubs future business plan and provides obvious

benefits for physical well being and health of the local population.

In addition to the sporting and changing facilities, the Club building provides significant
opportunities for community uses for events, functions, conferences and weddings. The

modern facility will provide flexible function room space on the first floor of the building.

The proposals will result in a significant boost to tourism and economic spend within Sully and
the area. The caravan site will not only provide a boost to the tourism accommodation within
the Vale of Glamorgan and therefore visitor spend, the scheme will also be used by the
sporting clubs and visiting teams who could also provide additional economic benefits to the

wider area through accommodation requirements and expenditure.

The scheme will also provide a number of jobs through the construction period, creating
additional knock on expenditure in local economy by workers and the supply chain.
Furthermore the club facility will secure existing and create significant additional new jobs on
the site. The Club currently employ 12 staff and are predicting 25 in the new Club (made up of
6 full time and 19 part time staff). They franchise catering to a chef who employs 3 full time
and 3 part fime staff. The Club also contracts grounds maintenance which employs 2 part
fime staff. The cleaning contractor employs 3 part fime staff fo cover the contract. The retail

units will also create a number of further job opportunities.

The scheme will deliver a significant boost to affordable housing provision within Sully.
Discussions with Council Officers (discussed further in the obligations chapter below) have

clearly identified a significant need for affordable units within the settlement.

The scheme will deliver a significant contribution to the Council's identified housing
requirement through the provision of family led housing. Given the sites location, the scheme
represents a sustainable opportunity to deliver housing whilst providing major knock on
benefits (through enabling) in the form of the club facilities. The site can deliver housing in the
short term providing a sustainable element of supply which will assist the Council in
demonstrating a five year housing land supply, something we understand has been difficult to

do recently.

Summary

In summary, there are clear benefits to the scheme which can only be delivered through the

enabling approach which is being proposed. We are confident that the proposals therefore
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accord with the policy context and where necessary, suitable mitigation measures have been
incorporated into the scheme. The scheme has been informed by a significant technical
evidence base and analysis of site constraints and opportunities. These are discussed further

below.
Design and Appearance

Appearance & Character

The approach to the design principles and details of the overall masterplan and the detailed
proposals for the Club, have been described in further detail within the Design and Access

Statement submitted with this application.

As a settlement, Sully has grown predominantly through the mid-to-late twentieth century, and
as such the character is primarily modern. A review of the surroundings is contained within the

Design and Access Statement.

Since the residential element of these proposals has been submitted in outline, the specific
detail regarding design, layout and appearance is yet to be determined. To counter this, the
Design and Access Statement provides details of the high quality housing that St Modwen

builds and the style of development that might be considered for this site.
Density / Height

The rationale for the height of the proposed Club building and retail unit has been explored
further within the Design & Access Statement, however essentially their heights have been
reduced fo reflect the existing bowls building. Earlier iterations of the scheme included two
storeys of apartments above the retail building which have now been removed following

concerns over height.

The approach to residential density and height is explored further within the Design & Access
Statement. We have noted above that whilst approval is being sought for upto 200 units, the
reality is that a final scheme layout is likely to result in a reduced number. The Design & Access
Statement provides further clarification on this matter noting for example of a range of 106
units upto 200. In reality it is expected that a final scheme will deliver somewhere in the middle

of this range which is sfill at a reasonably low density as shown on the density parameter.

Residential heights are also discussed within the Design & Access Statement and defined on
the heights parameter plan. Essentially the heights will be determined during reserved matters
stage but the parameters plan recognises the requirement to reduce height along the coastal

frontage but recognises the scope for additional height in other parts of the site.
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Sustainability

We note that the Council doesn’t have a specific set of policy standards in ferms of building
standards, however the scheme will be assessed through the building regulations procedure.
As a whole, the scheme delivers a sustainable mixed use development within walking
distance of a number of facilities within Sully. In addition the scheme provides a number of

new facilities accessible by foot and cycle to those already living within Sully.
Arboriculture

The site is open throughout the maijority of its extent, comprising open grassland and hard-
standing. The few frees that are on site are located primarily at its perimeters, with a limited
number located within the site itself. A tree survey has been conducted to idenfify the
quantity and quality of the trees on the site, and also to understand the potential impacts and

opportunities presented by the frees and the development.

The survey identified 3no. individual frees and 9no. groups of trees as informal groups and
standards. The site does include Tree Preservation Orders but these are around the perimeter

of the site and non are proposed for removal.

In terms of quality, the survey identified no ‘category A’ trees (being the highest quality) on
the site. Three of the tree groups, and one of the individual trees were identified as being
‘category b’, of moderate quality with over 20 years useful life expectancy remaining. The
other trees on site, including five groups and two individual frees were identified as ‘category
c' trees, with an estimated 10 years’ useful life expectancy remaining. One group was

identified as ‘category u’, meaning that their life expectancy would be below 10 years.

In relation to the outline portion of the development, until a detailed design scheme is brought
forward, it will not be possible to identify the specific aboricultural impacts and mitigation.
However, while a sensitive approach to the retention and strengthening of landscaping and
boundaries will be needed we do not expect the scheme to cause unacceptable impacts on

frees. The Arboricultural Impact Assessment discusses matters relating to trees in further detail.
Landscape and Visual Impact (LVIA)

The LVIA work is summarised with the submitted Appraisal document. The scheme has been
informed by the findings, notably the residential building heights and the landscape proposals.
In conclusion the initial LVIA work has found that only one of the landscape receptors (Sully
Recreational LCA) will be subject of medium magnitude of landscape change however this is
only considered to result in minor adverse, rather than significant effects on the Sully

Recreational LCA. In terms of the impact on receptors outside of the site, the LVIA work
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acknowledges that the scheme will provide a landscape structure within and on the

boundary of the site.

In ferms of visual effects, the initial findings conclude that these are severely restricted by
boundary vegetation except for some of those which immediately adjoin the development
site including the users of the coastal path. However the impacts can be minimised through
planting. The small number of visual receptors viewing the shoreline from Sully Island will
experience partially filtered views of the proposed development site with no significant

effects. Further details can be found within the LVIA document.
Transport Assessment (TA) / Travel Plan

A Transport Assessment (including Transport Implementation Strategy) has been undertaken
for the site proposals in consideration with the Highways Authority to agree the scope of
assessment required. We would note that the maximum housing number of 200 has been used
as a base for the assessment to provide a ‘worse case’ scenario to provide a robust position.
The TA report included an audit of existing tfransport provision and conditions which
demonstrates the site is highly accessible by sustainable modes including a bus service
immediately adjacent to the site. The concerns raised during the public consultation event
have been addressed through adequate on-site parking, demonstration of highway capacity

and maintained access to the coastal path.

The TA included a detailed and robust traffic impact assessment encompassing 8 study
junctions which were agreed through scoping discussions with the Highways Authority. No
junction improvements were deemed necessary at the Cog Road / South Road junction as a
result. However a Transport Implementation Strategy was established and is proposed within
the TA which includes; travel plans for the 3 land uses; construction traffic management plans
and parking management strategy including restriction on South Road to prevent retail user

parking.

In summary, the site already generates significant movements which will be factored into the
assessment. Whilst there are potential highway capacity issues in the area, the level of
proposed development, sustainable location and opportunities to access the site by non-car
modes of fransport will not result in a level of impact which tfrigger significant detrimental

impacts.

The submitted Framework Travel Plan (FTP) provides the context for the individual travel plans
which will cover the residential, caravan site and club land uses. The FIP provides the over
arching framework for the delivery and implementation of these three plans. A series of aims,
objectives and targets are also provided within the FTP. The FIP then provides a series of

proposed initiatives for the three plans as well as details of monitoring.
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Flood Risk and Drainage

The site is located within Flood Zone A, placing it at a low risk of flooding from fluvial, tidal and
reservoir sources. As such, based upon the guidance set out within TAN15 there is no reason,

by way of flooding, why the proposed uses are incompatible with the application site.

Taking account of the site’s coastal location, while it is not currently considered to be af risk of
tidal flooding, the impact of climate change has been considered. Based upon the approach
set out within Natural Resources Wales' guidance, this has been considered across a 100 year
lifespan for the development. In summary, even accounting for sea level increases from
climate change, the site would remain comfortably outside of risk of tidal flooding. The Flood
Consequence Assessment submitted with this application presents a further discussion of these

maftters.

Regarding surface-water flood risk, the Environment Agency also places the site almost wholly
at a low to very low risk of surface water flooding, with a general topography and level that
sees surface water flow naturally from the north-west to south-west corners of the site. A very
small portion of the site at the south-western corner is susceptible to a high risk of surface
water flooding. In terms of recommendations, the report notes the requirement fo make

residents aware of the residual risk related to splash flooding during extreme storm events.

Despite the low levels of flood risk, consideration has been given towards ensuring that surface
water and foul water drainage is acceptable and sustainable. With the increase in built
development and hard-standing proposed, this is an important consideration to ensure that
the development does not increase or exacerbate the risk of flooding elsewhere, and that
surface water is channelled and discharged sustainably. Following a review of the site and its
conditions, it is proposed to manage the discharge of surface water flows through a positively
drained network, with an outflow fto coastal waters. This could incorporate ‘interception’

storage to manage outflow during storm events.

Foul water is proposed to be discharged through a new foul sewer system within the site. This
system is proposed to connect to the existing foul network and outfall intfo the existing Welsh

Water Pumping Station.
Ecological Impact Assessment / Wetland Bird Survey

An Ecological Impact Assessment has been undertaken for the site which notes that the
majority of the main habitats within the site are considered to be of negligible nature
conservation value. As noted within the Habitat Regulation Assessment section, Sully Island is
part of the Severn Estuary intfernational designations (Ramsar and SPA) and is also an SSSI. The

boundaries are 450m south of the application site. The Ecological Assessment has concluded
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that there will be no direct impacts on Sully Island and site layout and design means that the

the indirect impacts can be ruled out.

There is some limited potential for bat commuting and roosting and nesting birds. Ecological
Management Plan measures will also be implemented. Site clearance methodologies can be
put in place to ensure any risks or impacts can be minimised. Therefore in summary the
assessment has concluded that there are no significant residual effects on any identified
receptors. The Ecological Assessment therefore concludes that the taking into account the
proposed design and committed mitigation, there are considered to be no significant impacts

on any receptors of site level nature conservation value or above.

Desk study data suggests Sully Island is used as a high tide roost site by overwintering
waterbirds. Initial ecological assessment of the scheme proposals would suggest there is
unlikely to be any significant disturbance impacts to overwintering birds on Sully Island,
however for completeness winter bird survey work was undertaken during the months of
December 2014 to March 2015.  Surveys were carried out on or around the highest spring

fide each month.

The surveys found five species of waterbird using the site plus a number of species of gull.
Given much of the site will remain as sports fields post development, long term significant
impacts is unlikely (this includes on the identified Curlew who are principally affected by the
loss of grassland). Given the background levels of disturbance from the amenities in this areaq,
it is unlikely construction disturbance to roosting birds on the island will significantly affect birds
roosting on the island. Therefore in summary the findings to date indicate that there will be no

unacceptable level of impact with regards to bird species.
Geology and Ground Conditions

The application package includes a Geo-Environmental Interpretative Report; a Phase 1 Desk
Study Report and a Factual Ground Investigation Report reporting the findings from
exploratory bore holes on the site. The findings have concluded that there are localised areas
of Made Ground within the site associated with former buildings; a small in-filed quarry;
earthworks around pitches and potential unrecorded activities. In summary, there are not
considered to be any significant findings in terms of contamination or ground conditions which

raise any issues of significant concern that cannot be mitigated through standard practice.
Heritage and Archaeology

A Desk Based Archaeological Assessment (prepared by The Gwent Glamorgan
Archaeological Trust - GGAT) has confirmed that the site does not contain any listed buildings

or scheduled ancient monuments. The Desk Based Assessment has identified 11 potential
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points of inferest within the site with a potential major effect on three, minor effect on one and
none on the remaining. The three points that suffer a major effect are deemed to be low in

terms of rarity.

In terms of mitigation, the report identifies further investigation of five of the identified features
to comprise a level one building survey for two features and an archaeological watching brief
for the remaining three. GGAT has confirmed that these mitigation measures however are not
required pre planning determination and can be dealt with via an appropriately worded

condition.

In terms of indirect effects of the development on archaeological sites, it is considered that

there will be a ‘slight’ effect on the Danish Fort, Sully Island.
Utilities / Drainage Strategy

A Utility Feasibility Report has been prepared and survey undertaken. A foul sewer main runs
through the site (as shown on the constraints plan) but this will be incorporated info the
scheme. A drainage outfall also exists in the cliff face below the site. The report has not
identified any significant utility constraints.  We would also note that the report has been
prepared based on the maximum provision of 200 dwellings so in reality the capacity

requirements will be lower once the final scheme comes forward.

The Drainage Strategy Report provides clarification of the intended strategy across the site.
Stormwater discharge will not need to be attenuated as the intended discharge is to coastal
waters and will increase flood risk downstream. However a positive drainage system will be
required to convey surface water to the coastal outfall. The Council has requested at least
one surface water freatment stage prior to discharge to be provided through SUDS. Therefore
these will drain to the coastal outfall. A new foul sewer system is required and is expected to

connect to the existing pumping station situated adjacent to the south west corner of the site.
Noise

A Noise Impact Assessment has been undertaken to provide a baseline noise survey and an
impact assessment in relafion to the release of land associated with the proposed
development at the site. The Assessment identifies potential mitigation for the residential
development which will be need to be considered at the reserved matters stage. In terms of
construction noise, the Assessment finds that provided adequate mitigation measures and
best practice techniques are employed then the potential for impacts are reduced. These will
be considered in further detail prior to construction and we would envisage a condition

requiring a Construction Environmental Management Plan.
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Summary

5.48 The above chapter has summarised the key benefits of the scheme which provide a clear
justification for overriding any identified planning policy constraints in terms of development in
this location. The chapter has also demonstrated that the scheme has been informed by an
extensive assessment of technical issues which have been informed by a series of pre
application discussions with the relevant statutory bodies. The resultant findings have
demonstrated that the scheme fully accords with the relevant technical policy considerations
set out within the previous chapter and there are no technical planning reasons to warrant a
refusal of the scheme. The following chapter provides an overview of the enabling argument,

business case and potential planning obligations.
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Business Case & Planning Obligations

Enabling Argument

Whilst both elements of the scheme have clear benefits in their own right, the application is
submitted on the basis of an enabling argument i.e. the residential development is required to
support the Club facilities. Without the residential development, the Club facilities will not be

delivered and the Club’s future is in doubt.

We would note that the residential element on its own presents clear benefits in terms of
providing affordable and market housing in the settflement we would also note that it provides
a sustainable form of development which could be considered acceptable in light of the

current policy hiatus and potential shortfall of five year housing land supply.
Business Plan and Viability Appraisal

The enabling argument is backed up by a Business Case to be submitted on a confidential
basis with the planning application package. The Business Case has been prepared by
specialist advisors Sports Solutions who have worked closely with the Club to prepare a
Business Plan going forward. The Plan includes full breakdown of the costs of the new facilities
and the required incomes going forward. The retail and campsite elements are also
fundamental elements of the Business Plan as they provide revenue streams for the Club who

will retain control of these elements.

The Business Case is informed by a valuation exercise undertaken for the residential
component of the scheme which provides the capital receipt which will fund the Club
facilities and pitches. Therefore the obligations aftached to the residential component are key

to wider ability to deliver the Club elements.

We envisage further discussions with Officers and the District Valuer (if necessary) to run
through the Business Plan and viability appraisal work during early stages of consideration of

the application.
Affordable housing

Pre application discussions were held with the Council's Affordable Housing Officer who

noted the current requirements for the site on the basis of a 200 unit scheme:

o 35% provision (based on draft Deposit LDP 2013)

o 80/20 split in favour social rent/intermediate
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6.9
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o Need focused on 1/2 beds approx. 60% 1 beds and 30% 2 beds (weight towards
dwellings not 2 bed flats)

o Preference for walk up units (own door not high rise i.e. not Taylor Wimpey 3 storey at
Rhoose Point)

o No specific pepper potting targets but spread around site and no cul de sacs for
affordable units

o Example of 200 units in Sully would suggest potential split as:

o 70 AH units comprising:

o 56 social rent with approx. é6no. 3/4 bed dwellings and 50no 1/2 beds.

o l4intermediate 2 bed dwellings

The Officer noted that the above needs were identified in the 2010 Local Housing Market
Assessment (LHMA) but they reported that a new LHMA report, due to be published in 2015,

shouldn’t change the position on current need in Sully or requirement for 80/20 split.

At the time of writing we note that the Council (Full Council 24 June 2015) had approved a set
of Focused and Minor Changes to be issued for consultation in late July 2015. These include a
potential uplift for affordable housing from 35% (Deposit Plan) to 40%. We would also note
however that the adopted UDP doesn't include a specific percentage requirement but a

district wide target is required within the Planning Obligations SPD of 30%.

On the basis of the pre application discussions the scheme has been submitted with an
assumption of 35% affordable housing provision. However at this stage the offer is subject to
the wider discussions on site wide viability and the implications for the business case. We also
note that there is not a fully adopted policy requirement at this stage. The exact tenure mix
and unit sizes will also be determined through the reserved matters stages but further
discussions will take place through the drafting of any legal agreement associated with this

application.
Other Planning Obligations

We have reviewed the Council’s Planning Obligations Supplementary Planning Document
which we understand is sfill used as a basis upon which to assess obligations required from a
development. The table below summarises the potential requirements arising from a 200 unit
scheme. However in light of the future considerations in terms of assessing the Business Plan
and the viability case, we would stress that the below is shown for illustrative purposes only at
this stage and are therefore not formal offers. In addition we would note that they are based
upon the maximum number of 200 dwellings and therefore any Section 106 will need to be

suitably worded to ensure that the contributions are based upon the final number of dwellings.
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Obligation Trigger SPD Provision Commentary
Affordable - Discussed above
Housing
Open Space / Threshold 5 unifs.
Recreational Planning Obligations SPG / In light of the sporting
Provision Adopted UDP (Policy REC3) facilities and open
requires 55.4 sgm public open space proposed as
space per dwelling (also refer to part of the application
Amenity Standards SPG) . we would propose that
these obligations are
Therefore 200 dwellings requires not required. The
11,000 sgm (1.1ha) public open indicative layout for
space the residential scheme
includes a LEAP.
SPG also sets out recreational
provision:
4.56 sgm children play per
dwelling
13.68sq other play space per
dwelling
Therefore 1 LAP per 22 dwellings /
1 LEAP per 88 new dwellings / 1
NEAP per 220 dwellings.
36.48 sgm outdoor sport per
dwelling
Therefore 200 units = 2 LEAPs plus
sports provision of 7,296 sg.m. (or
specific facilities as triggered in
SPG).
Education Threshold 10 units
Pre App response (June 14) School capacities to
indicated £10,945.55 per dwelling be confirmed.
for nursery/primary and
secondary. Provision from
affordable units tbc.
Therefore 200 units = £2.19m
Community Threshold 25 units
Services -inc Pre App response (June 14) Again community
Libraries indicated 0.75 sgm community facility inc library

floor space per dwelling if on site
provision or £988.50 per dwelling if
off site.

If all off site then request for 200
units = £197,700
If on site 0.75m per dwelling = 150

sam

retention and
community use of Club
to discount from S106.

Provision from
affordable units tbc

Cycle/ Footpath
links / PROW

Threshold - site
specific

Discussions with Highways
required to ascertain exact
requirements for off site
infrastructure upgrades if any.

Discussions with PROW officer re

Relationship with fravel
plan and sustainable
development below to
be discussed.
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footpath (to be retained).

Potential
requirement for
residential and
sports club fravel
plans (1,000 sgm

framework submitted which
proposes travel plans for each
main land use.

Sustainable Threshold 10 units Adopted UDP policies Relationship with fravel

Transport 2/7/EN27/REC12/TRANG. plan below to be
Obligations and Sustainable established and any off
Development SPGs require site works discussed
contributions. above.
Pre App response (June 2014) Contribution from
noted VoG Formula developed affordable housing tbc
which seeks £2,000 per dwelling.
Therefore 200 units = £400,000

Travel Plan Threshold 10 units Requirement for travel plans. Note | Link with above

sustainable fransport
and links issues.

requirement for
ecological habitat

tfrigger)
Other Highways | Threshold site Upgrades to highways network Works proposed in light
Infrastructure specific (excluding pedestrian/cycle of Transport Assessment
access) to be discussed. Potential | findings.
for dealing with via
S$278/Grampian conditions rather
than S106 but tbc as necessary.
Public Art Threshold 10 units On site or off site payment -
1% project build
costs
Ecology Potential Will depend on findings

but no obvious
considerations.

management company.

mitigation
Landscape / To be agreed if Management arrangements for Expect a management
drainage VoG accept open space and drainage to be company to manage
management management included in S106 — proposed via the landscaped and
company.

ecological areas. A
service charge from
residents will be
required.

Monitoring Fee

Based on total
S106 contributions
or planning app
fee.

2% of total financial contribution or
20% of planning application fee
whichever is greater.

Legal case law
suggests no longer
valid requirement.

TOTAL
CONTRIBUTION

Total contribution = £TBC
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7.1

7.2

7.3

7.4

7.5
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Summary and Conclusions

The scheme presents a unique opportunity to not only preserves the Club for Sully and the
surrounds, but will also deliver new high quality state of the art sporting and community
facilities. The development of the site will also deliver significant residential benefits for the
area providing a range of market and affordable housing options. We have demonstrated
above that the scheme does not give rise to any technical planning constraints and the
location is sustainable. For the reasons explained below we have also demonstrated why the
benefits of the proposals overcome any initial policy constraints in tferms of residential

development in this location.

In addition to the sporting and changing facilities, the Club building provides significant

opportunities for community uses for events, functions, conferences and weddings.

The proposals will result in a significant boost to tourism and economic spend within Sully and
the area. The caravan site will not only provide a boost to the tourism accommodation within
the Vale of Glamorgan and therefore visitor spend, but the scheme will also be used by the
sporting clubs and visiting teams who could also provide additional economic benefits to the

wider area through accommodation requirements and expenditure.

The scheme will also provide a number of jobs through the construction period, creating
additional knock on expenditure in local economy by workers and the supply chain.
Furthermore the club facility will secure existing and create significant additional new jobs on

the site.

The scheme will deliver a significant boost to affordable housing provision within Sully.
Specifically it will deliver a significant confribution to the Council's identified housing

requirement through the provision of family led housing.

In summary, there are clear benefits fo the scheme which can only be delivered through the
enabling approach which is being proposed. We are confident that the proposals therefore

accord with the policy context and should be supported by the Local Planning Authority.
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Application No. 91/01212/0UT

VYALE OF GLAMORGAN BOROUGH CQUNCIL

Town and Country Planning Act 1990
Town and Country Planning General Development Order 1988

REFUSAL
OF OUTLINE PLANNING PERMISSION

Agent: Applicant:

Messrs Gerald Eve, B. P. Chemicals Limited,
Hastings House, C/o Agent,

Fitzalan Road,

Cardiff.

CF2 1BL

Comprehensive development for residential (approx. 20 acres) and sports
club (approx. 17 acres) uses, together with anci works including an
off-site sewer at BP Sports and Social Club, South Road, Sully

In accordance with the application and plans received on 20th November,
1991 the Council in pursuance of its powers under the above mentioned Act
and Order hereby REFUSES TO PERMIT the proposed development for

the following reason(s):

1.  The proposal would unacceptabley damage the amenity of the
landscape and coastal frontage contrary to Policy 8 of the
Barry-Penarth Coastal Area Local Plan.

2.  The proposal would extend the residential limits of Sully towards
Penarth contributing to urban sprawl contrary to the stated intentions
of the Secretary of State for Wales in approving the County of South
Glamorgan Structure Plan, and thereby setting a precedent for
undesirable development in the countryside.

3. The proposal involves large scale residential development in an urban
fringe location which is considered to be unreasonabley damaging to the
sensitive landscape contrary to Policy EV4 of the Structure Plan.

4. The policy involves the significant expansion of the urban limits of
Sully contrary to the aims of Policy H1 of the East Vale Local Plan.

5. The proposal would result in the loss of a significant area of open space
which contributes to the appearance and setting of the locality.

6. The site is not allocated for residential develo({)ment in any Local Plan,
Sufficient land has been allocated or approved in the Borough to meet
foreseeable requirements.



o

Dated: 14th April, 1992

Chief Exec&tive

©

IT IS IMPORTANT THAT YOU SHQULD READ THE NOTES ATTACHED
TO THIS FORM.
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Date/Dyddiad: 15 April 2015 The Vale of Glamorgan Council
Dock Office, Barry Docks,Barry CF63 4RT VALE of GLAMORGAN

Ask for/Gofynweh am: Administration Tel: (01446) 700111
. Cyngor Bro Morgannwg
Telephone/Rhif ffon: (01446) 704656 Swyddfa'r Doc, Dociau'r Barri, Y Barri CF63 4RT
Ffon: (01446) 700111

Your Ref/Eich Cyf:

www.valeofglamorgan.gov.uk BRO MORGANNWG
My Ref/Cyf: P/DC/2015/00346/SC1

e-maille-bost: Developmentcontrol@valeofglamorgan.gov.uk

Bulfinger GVA,

St. Catherine's Court,
Berkeley Place,
Bristol.

BS8 1BQ

Dear Sir/Madam,

Town and Country Planning (Environmental Impact Assessment)
(England and Wales) Regulations 1999 : Part Il Screening Paragraph 5
Screening opinion for a Proposed hybrid planning application
providing mixed use redevelopment to provide replacement sports
pavillion; upgraded pitches (artificial and grass); community/retail
uses; touring campsite; residential development (up to 200 dwellings);
associated car parking; landscaping; access; highways and
infrastructure works and demolition

at Sully Sports and Leisure Club, South Road, Sully

The Council has considered the details of the proposed scheme as detailed
in the information submitted with the request for a screening opinion as to
the requirement for an Environmental Impact Assessment received 25
March 2015.

The Local Planning Authority would advise that in their opinion an
Environmental Impact Assessment is not required for the following
reason(s):

1. Having regard to the key issues identified in Schedule 3 of the
Regulations and WO Circular 11/99, the Local Planning Authority is
of the view that the characteristics, location and any potential impact
of the development as outlined in the supporting documentation is
not likely to be significant upon the environment for the reasons
identified in the screening opinion attached.

Accordingly, there is not considered to be a requirement for a formal
Environmental Impact Assessment to be submitted.

z
O
—
I

1. Please note that the Council's Screening Opinion comprises this
decision letter and the accompanying Screening Report.

Correspondence is welcomed in Welsh or English/Croesawir Gohebiaeth yn y Gymraeg neu yn Saesneg

Robert Thomas, Director of Development Services/ Cyfarwyddwr Gwasanaethau Datblygu



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. Itis 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.

Yours faithfully,

Pl

Director of Development Services

Correspondence is welcomed in Welsh or English/Croesawir Gohebiaeth yn y Gymraeg neu yn Saesneg

Robert Thomas, Director of Development Services/ Cyfarwyddwr Gwasanaethau Datblygu



2015/00346/SC1 Received on 25 March 2015

St. Modwen Developments Limited and Sully Sports and Leisure Club, C/o Agent.
Bulfinger GVA, St. Catherine's Court, Berkeley Place, Bristol, BS8 1BQ

Sully Sports and Leisure Club, South Road, Sully

Screening opinion for a Proposed hybrid planning application providing mixed use
redevelopment to provide replacement sports pavillion; upgraded pitches (artificial
and grass); community/retail uses; touring campsite; residential development (up
to 200 dwellings); associated car parking; landscaping; access; highways and
infrastructure works and demolition

SITE AND CONTEXT

The site relates to the playing fields serving Sully Sports and Leisure Club, South
Road, Sully. The site sits in a prominent position to the east of Sully to the south
of the main road from Penarth. The site in its entirety falls outside of the defined
settlement boundary and as such falls in open countryside as defined by the Vale
of Glamorgan Unitary Development Plan 1996-2011.

DESCRIPTION OF DEVELOPMENT

TOWN AND COUNTRY PLANNING (ENVIRONMENTAL IMPACT
ASSESSMENT) (ENGLAND AND WALES) REGULATIONS 1999 (as amended)

REGULATION 5 — REQUEST FOR SCREENING OPINION

A formal request for a screening opinion under the above regulations has been
received from GVA for residential development. The proposals consist of a
residential development, which would essentially form an urban extension to the
east of Sully. The submission indicates that 200 dwellings are proposed.

Background:

The site exceeds more than 0.5ha and it is considered that the proposal falls to
be considered for EIA under Section 3 (i) of Schedule 2 of The Town and Country
Planning (Environmental Impact Assessment) (England and Wales) Regulations
1999 (as amended), which relates to “10(b) Urban development projects’.

The applicable thresholds are that the area exceeds 0.5ha. This site extends to
approximately 14.8ha, 6.68ha will be used for residential development while the
remainder will compose of the sully sports club ground and facilities.

In undertaking this assessment as to whether the proposed works amount to an
EIA development it is noted that WO Circular 11/99 advises that the basic
guestion to be asked is "Would this particular development be likely to have
significant effects on the environment?” (para. 32). This assessment has
therefore to examine the characteristics of the development (including its size,
use of natural resources, quantities of pollution and waste generally), the
environmental sensitivity of the site and the characteristics of the potential impact
(including its magnitude and duration) (para. 33).
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The area as defined by the red line on the accompanying plan comprises the
existing Sully sports club grounds, facilities and buildings, adjoining the residential
street of Clevedon Avenue

The site lies in the countryside outside of the residential settlement boundary as
defined in the Vale of Glamorgan Adopted Unitary Development Plan 1996-2011.

PLANNING HISTORY

2009/00389/FUL : Sully Sports and Leisure Club, South Road, Sully - Use of
existing tarmac area for sports training area. Erection of 3.6 metre high fence and
8 No. floodlights on 5 metre high columns - Approved 01/07/2009

2006/00678/FUL : Playing field located at Sully Sports and Leisure Club - Erect
one single storey spectator stand plus two dugouts - Approved 30/06/2006

2004/01553/REG3 : Off South Road, Sully - Location of a new public library -
Approved 10/12/2004

2003/00637/FUL : B.P. Sports and Leisure Club, South Road, Sully - Resurrect
old car park (grown over) and link to old tennis court to accommodate car parking
for Sully Colts A.F.C. - Approved 15/08/2003

2001/01198/PNT : Sully Sports & Leisure Club, South Road, Sully - 15m
monopole and equipment housing - Further prior approval (PNA/PND/PNT/PNQ)
02/11/2001

2000/00826/FUL : Sully Sports & Leisure Club, South Road, Sully - Demolish
existing changing room buildings and erect new single storey changing room
building - Approved 08/09/2000

1996/00968/FUL : Barry Plastics Sports & Leisure Club, South Road, Sully -
Provision of a childrens play area to facilitate the local community - Approved
07/03/1997

1996/00959/FUL : Sully Sports & Leisure Club, South Road, Sully - Single storey
indoor bowls centre with mezzanine accommodation - Approved 07/03/1997

1995/01058/FUL : Sully Sports and Social Club, South Road, Sully - 18m lattice
mast together with amateur radio antenna for use in amateur radio hobby -
Approved 05/01/1996

1995/00985/FUL : Barry Plastics Sports & Leisure Company Ltd., South Road,
Sully - Single storey building to house pumping equipment - Approved
01/12/1995

1995/00668/FUL : Barry Plastics Sports and Leisure Club, South Road, Sully -
New changing facilities for team sports - Approved 05/09/1995
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1994/00909/0OUT : Barry Plastics Bowling Club, South Road, Sully - Eight lane
indoor bowling centre plus ancillary and social accommodation - Approved
10/01/1995

1992/00954/TPO : B. P. Sports and Social Club, South Road, Sully - Crown thin
Pine - Refused 20/10/1992

1992/00128/0OBS : Land adjacent to B.P. Social Club, South Road, Sully -
Location of mobile trailer to provide library service - Permittal (OBS - no
objections :request conditions) 28/02/1992

1991/01212/0OUT : B. P. Sports and Social Club, South Road, Sully -
Comprehensive development for residential (approx. 20 acres) and sports club
(approx. 17 acres) uses, together with ancillary works including an off-site sewer
- Refused 14/04/1992

1986/00005/FUL : Sully Sports Ground, off Burnham Avenue, Sully - Upgrading
and extending existing Pavilion/Changing Rooms including new roof, new shower
block, entrance porches and kitchen/demolition of existing rear toilets and front
canopy - Approved 18/02/1986

1985/01166/FUL : Barry Plastics Sports and Social Club, South Road, Sully -
Installation of four floodlights for sports training - Approved 18/02/1986

1983/00181/FUL : Barry Plastics Sports and Social Club, South Road, Sully -
Club House for bowling section - Approved 28/06/1983

CONSULTATIONS

No consultation comments received.

REPRESENTATIONS

No representations received.
REPORT

In reaching a screening opinion, the Council must have regard to the matters
listed in Schedule 3 of the Regulations, which sets out the 'selection criteria’
which must be taken into account in determining whether a development is likely
to have significant effects on the environment.

It identifies three broad criteria which should be considered: the characteristics of
the development (e.qg. its size, use of natural resources, quantities of pollution and
waste generated); the environmental sensitivity of the location; and the
characteristics of the potential impact (e.g. its magnitude and duration).

From a consideration of the proposal in the context of the site, and on the basis of

the information provided by the agents, the following conclusions are reached in
relation to the Schedule 3 issues.
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Characteristics of Development

Schedule 3 - Selection Criteria for Screening Schedule 2 Development of the
regulations advises that the characteristics of development must be considered
having regard, in particular, to:

(@) the size of the development;

(b)  the cumulation with other development;

(©) the use of natural resources;

(d)  the production of waste;

(e) pollution and nuisances;

)] the risk of accidents, having regard in particular to substances or
technologies used.

The identified site covers an area of around 14.8 ha thus the site for development
is relatively large in scale. The site falls outside of the settlement boundaries
defined by the Vale of Glamorgan Adopted Unitary Development Plan 1996-2011,
although in close proximity to housing to the north on the opposite side of the
road and to the west, where dwellings from Clevedon Avenue are situated within
the existing Sully Settlement boundary. As such, whilst it is outside the settlement
boundary and within the open countryside, the setting of the site is relatively
suburban.

The site does exceed the threshold of set out in Paragraph A19 (Annex A WO
Circ. 11/99), (i.e. greater than 5 hectares) which is an indicative figure to
provide guidance as to when an EIA is more likely to be required for a
development of this nature. The Local Planning Authority also has to assess
whether it will "have a significant urbanising effects in a previously non-
urbanised area" and the Circular suggests that this is likely to occur when
developments are 1000 dwellings or more.

It is recognised that the development of the existing sports club and sports
ground facilities for housing will urbanise the site to some extent, however,
subject to a suitably designed site layout and landscaping scheme, it is not
considered that the proposal will have significant urbanising effects on the
wider area (i.e. beyond what would be considered as on a local scale), given
the context of the site and its close physical relationship to the adjacent urban
areas. Furthermore, given that the proposal would fall well below the above
threshold (200 dwellings as opposed to 1000+) it is not considered that the
impacts in this respect would be significant insofar as an EIA should be
required.

As regards the question of cumulating with other development, the development
would be seen as an encroachment of built form into the open countryside. It is
noted that land to the north has been allocated for residential development under
the draft LDP. It is considered that the cumulative impact of the development with
current applications (as yet undetermined) and draft LDP allocations could be
significant. Whilst noting that there would be an cumulative impact with existing
and proposed development this does not infer that an EIA will be required. The
degree of any potential impact should be fully considered and in this instance this
is not considered to be of more than local importance when taken cumulatively
with other development.
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With regard to increase in traffic, the submitted planning application will be
supported by a Transport Assessment (TA), and it is considered that this impact
can be assessed adequately with a TA without the need for the submission of an
EIA.

In respect of points (c), (d) and (e) it is considered that the development would
not have significant impacts in respect of natural resource usage, waste
production, nuisance or pollution.

Finally, on the issue of risk of accidents, the supporting information outlining the
type of development is such that it is not considered to present a significant risk.

Overall therefore it is considered that the characteristics of the development do
not indicate that there is the potential for significant impacts as a result of the
proposed development. It should be noted that the site adjacent to Cog Road,
and the screening opion for the development of that site, was for significantly
more houses.

Location of development

It is necessary to assess the area for its environmental sensitivity, and whether

any part of the development would be carried out in a sensitive area. Paragraph
36 of WO Circular 11/99 provides a definition of ‘sensitive areas’ and includes:-
Sites of Special Scientific Interest (SSSI); National Parks; Areas of Outstanding
Natural Beauty (AONB); World Heritage Sites; Scheduled Ancient Monuments;

and Internationally designated sites.

Notwithstanding this paragraph 39 of the Circular makes it clear that there can be
other circumstances where a site can be considered to be environmentally
sensitive. This states:-

“In certain cases other statutory and non-statutory designations which are not
included within the definition of ‘sensitive areas’, but which are nonetheless
environmentally sensitive, may also be relevant in determining whether EIA is
required. Where relevant Local Biodiversity Action Plans will be of assistance in
determining the sensitivity of a location. Urban locations may also be considered
sensitive as a result of their heavier concentrations of population.”

Thus when considering the environmental sensitivity of geographical areas likely
to be affected by development, regard must be had, in particular, to —

(@) the existing land use;

(b)  the relative abundance, quality and regenerative capacity of natural
resources in the area;

(c) the absorption capacity of the natural environment paying particular

attention to the following areas -
(i) wetlands;
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(ii) coastal zones;
(i) mountain and forest areas;
(iv) nature reserves and parks;

(v) areas classified or protected under Member States’ legislation;
areas designated by Member States pursuant to Council
Directive 79/409/EEC on the conservation of wild birds and
Council Directive 92/43/EEC on the conservation of natural
habitats and of wild fauna and flora;

(vi) areas in which the environmental quality standards laid down in
Community legislation have already been exceeded;

(vii) densely populated areas;
(viii) landscapes of historical, cultural or archaeological significance.

The submitted documentation has not identified any statutory designations
relating to the site, however, it is in proximity to Severn Estuary RAMSAR and
Severn Estuary SPA designations (approx. 450m). As such, direct impacts upon
these designations can be ruled out. The site falls outside of the Flood Zone
associated with this coastal location.

As regards the description of the site and its surrounds, the site lies in the
countryside as defined in the Unitary Development Plan but the character of the
site is generally suburban sports facilities.

Whilst noting that the adjacent area is populated, given the proximity of the site
to existing residential development, it is considered that the potential
environmental impacts would not be significant in terms of the effect on that
existing adjacent population. Furthermore the landscape of the site itself is not
historically, culturally or archaeologically significant, although any such impact
would need to be fully considered within supporting documents to support a
planning application. It is noted in the agents statements that such documents
will be included with any prospective application.

Characteristics of the potential impact

An assessment of the potential significant effects of development must have
particular regard to:

(@) the extent of the impact (geographical area and size of the affected
population);

(b) the transfrontier nature of the impact;
(c) the magnitude and complexity of the impact;

(d) the probability of the impact;
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(e) the duration, frequency and reversibility of the impact.

In considering the potential impacts the proposal entails relatively large scale
residential development and thus will have an impact on the surrounding
population. However, the statement submitted with the Screening opinion does
outline that a number of assessments have been carried out and could be
submitted with the planning application in order to consider the impact of the
proposed development. For example, a Landscape and visual impact Appraisal, a
Transport Assessment, ecological impact assessment. There are TPO
destinations to the east and west of the proposed site, but the plan details that
these areas will remain as green corridors. However, it would be preferable for
the applicant to provide an arboricultural assessment and a strategy for the
protection of these trees during any development and those to be retained and
removed as part of the scheme.

Given its location, it is considered that the development of this site has the
potential to be visually prominent in the immediate environs in relation to the main
highway. However, on balance whilst the proposal has the potential to have a
localised visual impact this is set adjacent to existing residential settlement and
does not extend beyond the residential development to north of the site. As such,
the visual impact would not be so significant that it would require the submission
of an Environmental Impact Assessment.

As such it is considered that the scheme does not present potential for significant
environmental effects, and, in this instance the proposal does not require an EIA
application.

CONCLUSION

Welsh Office Circular 11/99 states that EIA will usually only be needed for
Schedule 2 developments in three main types of case: a) for major developments
which are of more than local importance; b) for developments which are proposed
for particularly environmentally sensitive or vulnerable locations; and c) for
developments with unusually complex and potentially hazardous environmental
effects.

In this respect, and taking into account the above circular advice and each of the
stated criteria in Schedule 3, it is concluded from the information submitted that
there is no requirement for a formal Environmental Impact Assessment to be
submitted under the Town and Country Planning (Environmental Impact
Assessment) (England and Wales) Regulations 1999 (as amended).
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RECOMMENDATION — OFFICER DELEGATED

Having regard to the key issues identified in Schedule 3 of the Regulations and
WO Circular 11/99, the Local Planning Authority is of the view that the
characteristics and location of the site is such that it is not a 'sensitive' area and
the potential impact of the development as outlined in the supporting
documentation is unlikely to be significant upon the environment for the reasons
identified in the screening opinion attached.

Accordingly, it is considered that there is no requirement for a formal
Environmental Impact Assessment to be submitted under the Town and Country
Planning (Environmental Impact Assessment) (England and Wales) Regulations
1999 (as amended).

1. Having regard to the key issues identified in Schedule 3 of the Regulations
and WO Circular 11/99, the Local Planning Authority is of the view that the
characteristics, location and any potential impact of the development as
outlined in the supporting documentation is not likely to be significant upon
the environment for the reasons identified in the screening opinion
attached.

Accordingly, there is not considered to be a requirement for a formal
Environmental Impact Assessment to be submitted

Z

OoT

1

m

Please note that the Council's Screening Opinion comprises this
decision letter and the accompanying Screening Report.

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.
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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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