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St. Modwen & Sully Sports and Social Club, C/o Agent

Mr. Pete Stockall, Bilfinger GVA, St. Catherine's Court, Berkeley Place, Bristol, BS8 1BQ

Sully Sports and Social Club, South Road, Sully
Hybrid application proposing development of Sully Sports and Social Club, including demolition of existing clubhouse and buildings and construction of new clubhouse, three grassed pitches, one all-weather pitch, floodlights, new bowling green and pavilion, local retail gym building, touring 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)

SITE AND CONTEXT

The application site is Sully Sports and Social Club, located on the south side of South Road, on the eastern edge of the village of Sully adjacent to but outside the settlement boundary. The site is approximately 14.92 hectares in size, and broadly a quadrangle in shape.
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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. 
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At the southern limits of the site, the site is bound by a low cliff-edge, which is topped with trees 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 trees, there are established landscape buffers on the eastern and western boundaries. 

The eastern boundary of the site is bounded by Beach Rd, a narrow access lane towards Sully Island and a caravan park. Further beyond there is a bar and restaurant, and open 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 to the south-east and countryside to the east.

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.

DESCRIPTION OF DEVELOPMENT

This is a Hybrid application proposing re-development of Sully Sports and Social Club

The full element of the application relates to the demolition of the  existing clubhouse and buildings and construction of new clubhouse, three grassed pitches, one all-weather pitch, floodlights, new bowling green and pavilion, local retail gym building, touring caravan site and building, car parking and associated engineering, access and landscaping works.

The outline proposals relate to the  construction of up to 200 dwellings, with associated parking, engineering, access, play space and landscaping works (outline detail). The residential part of the site measures 6.97 hectares, with 86% being developed for residential use. Approximately 5.97ha (14.8ac) of development land will be provided, including local highway infrastructure, and a central area of open space.
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The DAS states that there will be with a mixture of dwelling types and sizes to encourage an inclusive new community. This will include a provision of 40% affordable housing. The site is proposed to be developed at a housing density for the 6.97ha gross site of around 18–29dph and around 21–34dph for the net developable area, while the densities vary across the development. Two broad housing densities are proposed to give a range of dwelling numbers, while local variation occur within each identified area. The low density housing (c.15–25dph) is proposed to be in the more sensitive areas of the site around the western and southern boundaries of the site. The medium density housing (c.25–40dph) comprises the body of the site and help to create enclosure along South Road and around the central open space
The full element of the application relates to the following works :

· 1 No. Floodlit 3G Senior football pitch with pitch size 100 x 66m. The pitch is also to be used for Rugby Union Pitch size (90 x 66m) with the addition of a shock pad and adequate run off s on each side of the pitch (5m in place of 3m) to a post handrail fence,. To meet requirements of WFA and WRU;

· Fencing to be 4.5m in height;

· A covered stand to seat 150 people;

· Storage for nets and goals etc;

· 1 No. dedicated senior football pitch 100 x 64m;

· 1 No. dedicated rugby union pitch 94 x 66m with 5m run offs to a “post and rail” fence;

· 1 No. shared football and rugby pitch based on a 100 x 64m football pitch with required run offs for rugby union;

· 1 No. floodlit training area for rugby including an area for a “scrum machine”;

· 1 No. artificial grass full size bowling green to be located so that the existing indoor facilities can be used;

· Car parking for a total of 238 (including 72 existing) cars to be designed to provide access to all facilities;

· Cycle parking for 40 cycles;

· Clubhouse including changing facilities, officials changing, toilets, first aid, members bar and function room to accommodate varying sizes of event. 

· A touring caravan park to be designed to high standard;

· A support building to service the touring caravan park which provides an office, toilets, showers, pot wash up, laundrette, chemical toilet disposal area, refuse collection point with separation of recyclables and storage which can be used for the grounds maintenance; and

· A gym of 5,000 sq. ft.

Proposed Club House Elevations
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The proposed single storey building will accommodate changing facilities, toilets,
first aid room/physio, radio shack, offices, sports bar, 2 no. bars. function rooms, store rooms, kitchen, cellar and other ancillary rooms. The building will be finished with an aluminium curtain wall, render on blockwork (colours to be agreed), brickwork to ground floor, galvanised steel balustrade, glass balustrade and fibre cement timber effect weatherboard.

Proposed Gym Elevation are shown below

[image: image5.png]O
[ o [ i





The new, single storey gym is proposed to sit immediately to the south of South Road, with a pitched roof and constructed with brick walls, aluminium window frames and aluminium standing seam.

Proposed Caravan Site Support Building shown below
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Towards the south of the site is proposed a 46 berth touring caravan site. This facility will include a support building, with toilets, and an office. The building is a portal framed agricultural type finished in aluminium standing seam, stained timber walls and timber framed windows.
PLANNING HISTORY

The site has been subject to a long planning history, however the following are considered to be the most relevant in the consideration of this application.

2015/00346/SC1 : Sully Sports and Leisure Club, South Road, Sully - Screening opinion for a Proposed hybrid planning application providing mixed use redevelopment to provide replacement sports pavilion; 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  - Environmental Impact Assessment (Screening) - Not Required 15/04/2015 

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 

1991/01212/OUT : 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 offsite sewer
This application was refused on 14th April 1992 and was subject to a subsequent appeal. That application was refused on the following grounds :

1. The proposal would unacceptably damage the amenity of the landscape and coastal frontage contrary to Policy 8 of the Barry-Penarth Coastal 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 locations which is considered to be unreasonably 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 significant area of open space which contributes to the appearance and setting of the locality 

6. The site is not allocated for residential development in any Local Plan. Sufficient land has been allocated or approved in the borough to meet foreseeable requirements. 

A subsequent appeal was dismissed on 4 December 1992, which is considered in detail in the report. A copy of the Inspectors Report is attached as Appendix A.

Other relevant applications

2013/01279/OUT : Land south of Cog Road, Sully - Residential development with associated access and associated works (max 350 dwellings). Resolution to approve at Planning Committee on 12 May 2016, subject to the applicant entering into a S106 Legal Agreement.

CONSULTATIONS

Sully Community Council were consulted and their initial detailed letter of objection is attached as Appendix B. Following re-consultation in their response on July 2016 they have continued to raise an objection on the following grounds (as summarised) :

· The prosed development at Cog and LDP allocation at Cosmeston Farm together with the current proposal for this development would increase the total dwellings in Sully by nearly 800, which is unacceptable,

· The facilities within the village of Sully are limited and does not have the capacity to support a substantial increase in population, in terms of schools, doctors’ surgeries, road, sewerage facilities and poor public transport,

· Development is contrary to the Vale of Glamorgan Council Local Biodiversity Plan  in respect of conserving and enhancing biodiversity,

· A similar proposal in 1993 was refused and dismissed at appeal and this proposal is similar,

· The site is in the open countryside outside of the settlement boundary of Sully,

· Proposed development is contrary to Policy ENNV6  as the site is located within the Undeveloped Coastal Zone ; and

· Impact on the Glamorgan coast would be unacceptable.

Highway Development Team were consulted and have made the following comments.

In order to review the development, a Transport Assessment (TA) has been submitted, which has been the subject of an independent audit. The audit concludes that the TA is generally robust, but has not reviewed the provision of parking or the layout associated with the proposals.

Nevertheless, when considering the development, it is noted that the existing car parking provision in relation to the Sports and Social Club, will be increased from 150 to 232 spaces, which is acceptable.  However, it has not been possible to review the proposed layout within the site, as the submitted drawings are not provided at an appropriate scale.  Furthermore, it appears that there are no parking or manoeuvring facilities provided for servicing vehicles or coaches.

In addition, when reviewing the means of access, the audit informs that junction is yet to be finalised.  However, it is noted that adequate visibility can be provided along the adjacent highway and the junction will operate within capacity.  Nevertheless, in order that a full and formal assessment of the access can be undertaken, full engineering details, including vehicle swept paths of servicing vehicles/caravans/coaches etc. entering and existing the site are required to be submitted for consideration.

Therefore, it is considered that provided that the following details are made conditional to the planning consent, an objection in relation to the highway and transportation aspects of the development is not raised.

Council’s Public Rights of Way Officer was consulted and has advised that Public Right of Way No.4 Sully crosses the proposed site. 

The Public Right of Way must be kept open and free for use by the public at all times., No adverse effect should result to the Public Right of Way, the applicant should ensure that materials are not stored on the Public Right of Way and that any damage to the surface as a result of the development is made good at their own expense.

Should the Public Right of Way require temporary closure to assist in facilitating works an order should be sought under the Road Traffic Regulation Act 1984. Temporary closure should not be sought in order to allow construction of permanent obstructions.

A legal diversion or stopping-up order must be obtained, confirmed and implemented prior to any development affecting the Public Right of Way taking place. No barriers, structures or any other obstructions should be placed across the legal alignment of the path. 

Sports Council for Wales were consulted and have advised that the local authority should undertake an Outdoor Space Assessment to take into account the quality of existing facilities, current supply and demand and consideration of future needs of the community

It is stated that the proposed new sort facilities, particularly the new full size ATP have the potential improve the existing provision. There is an understanding that the existing facilities are well used and the replacement pitches will need to be of sufficient quality to maintain that use and cater for potential new users. 

Council’s Economic Development Section were consulted and have stated that the proposed tourism and leisure facilities are to be welcomed and that this a is a good location for prosed caravan pitches. However it is stated that the whole site should be retained for leisure/tourism as a valued resource and opportunity.

Council’s Highways and Engineering Team were consulted and have advised that there is a low risk of flooding in the area and raised no objection in principle subject to conditions to ensure that a scheme of surface water drainage has been submitted, to include a Sustainable Drainage system (SuDs) management plan setting out future management responsibilities. 


In addition it is stated that a 20m buffer from the edge of the cliffs has been provided to account for the maximum rate of erosion according to the shoreline management plan of for the life of the development. However prior to the commencement of any development the result or a geotechnical investigation on the stability of the cliffs should be submitted for approval.

Council’s Private Sector Housing Team were consulted and have advised that the proposed caravan park is required to have a licence  which will be subject to conditions.


Council’s Public Sector Housing Team (Affordable Housing Enabler)  was consulted and  in summary has stated that there is evidenced need for affordable housing in the Vale of Glamorgan  and that 40% of the total number of units provided on site shall be affordable, at a tenure mix of 80% social rented and 20% intermediate, with all affordable units DQR compliant and pepper potted throughout the site and all phases to encourage community cohesion and integration.

Council’s Environmental Health (Pollution) Team were consulted and several conditions have been requested in respect of a Construction Environmental Management Plan, provision of glazing to the dwelling that face South Road, details of any condensing units  on buildings, light baffles to the floodlights, enclosures and limitations on hours of delivery


Council’s Public Rights Ecology Officer was consulted and initial raised a holding objection pending the submission of a further bat assessment and details of a lighting plan. Following the submission of the outstanding details note that the bat surveys were undertaken outside of the core period and this represents a constraint to the survey. However, NRW have accepted the survey and therefore, we will not comment further. 

A planning condition is recommended to any consent to secure biodiversity maintenance and enhancement. 

The Council’s Strategic Property Estates Team were consulted and raised no objection.

Natural Resources Wales  were consulted and following the submission fo further information in respect of bats have removed their previous holding objection. Moreover based on the submitted FCA no objection has been raised in respect of flood risk. Concerns are also raised in respect of coastal erosion with advice that  the matter is discussed with the appropriate advisors.

Dwr Cymru  Welsh Water were consulted and raised no objection in principle subject to conditions and an advisory note in order to ensure no detriment to existing residents or the environment and to Dwr Cymru  Welsh Water’s assets in respect of :

· No building shall be occupied until a point of connection on the public sewerage system has been identified by a hydraulic modelling assessment 

· No further surface water and/or land drainage shall be allowed to connect to the public sewerage system.

· No development shall be carried out within 3 metres of the centreline of the public sewer

· Prior to works commencing on site a hydraulic modelling assessment shall be undertaken to assess the effect of the proposal on the existing water supply network and ay necessary water infrastructure works have been undertaken.

Glamorgan Gwent Archaeological Trust were consulted and re consulted in light of the additional information. They have confirmed that there is no change to our advice in respect of archaeology and it remains the case that there is a significant archaeological restraint to this application. 

GGAT originally recommended further archaeological evaluation works be carried out prior to any determination of this application. However following further discussion with the applicants archaeological contractors, they consider that works can be carried out as part of a pre commencement condition. This work will include, building recording works, trial trenching, open area excavation and watching brief. Attention is drawn to the fact that there is a significant risk posed to the successful completion of their development in choosing to carry out archaeological works as part of pre-commencement condition. If significant remains are found it may be the case that development cannot proceed to completion, or it may be that significant redesign is required. 

However, GGAT recommend that a programme of archaeological work in accordance with a written scheme of investigation is submitted prior to the commenced of development.
REPRESENTATIONS

The neighbouring properties were consulted on 5 August 2015 and re-consulted on in respect of the amended description, minor revisions and submission of further supporting information. A site notice was also displayed on 13 August 2015 and the application was also advertised in the press on 20 August 2015.

To date a total of circa 142 letters of objection have been received and a total of approximately 790 letters of support have been received.

In respect of the letters of objection, two samples letters are attached as Appendix C and are summarised below:

· Proposal is contrary to current UDP and prosed LDP 

· Proposal is within the open countryside outside of the settlement boundary

· Proposal is within the Undeveloped Coastal Protection Zone and designated as Green Wedge for recreational purposes.

· Development would set a precedent against which future planning applications would be considered

· Concerns about increase in flood lighting over what is already in place

· Infrastructure cannot meet the needs of any new housing 

· Proposal would result in overdevelopment of the site

· Concern is respect of 2 and 2½ storey dwellings

· Development would be detrimental to Sully 

· Proposal would further exacerbate traffic congestion problems

· Development at Cog Road will further overload the local highway network 

· Development of housing at Cosmeston will add increase pressure 

· Drainage and sewerage is ongoing problem

· Local schools are already at capacity

· Existing views from sports field of the coastline and Bristol Channel

· Planning permission for redevelopment of the site was previously refused in 1993 and dimmed at appeal

· Proposal contrary to the VOG Local Biodiversity Plan

· Impact on local protected species

· The site comprises of an important area of open space

· Loss of recreation and public amenity facilities

· Loss of playing fields would not meet Welsh Governments Creating an Active Wales 

· The area serves as a de-facto village green for Sully and should be protected

Include in the above is a letter from Town Councillor Ernest (attached as Appendix D), Andrew RT Davies AM (attached as Appendix E) and Saving Sully Group (attached as Appendix F)

In respect of the letters of support, two samples letters are attached as Appendix G and are summarised below:

· Club is well used by local people

· The building is used by a variety of local clubs

· These facilities are available to the community and are used by children and adults of all ages

· rooms can be used for private hire, functions, wedding receptions and conference

· Proposals will boost tourism

· New facilities will provide new jobs and protect existing ones

· Club can be a centre of sporting excellence in the Vale

· Sully needs a boost to attract young families

· Cubs host community uses as well as sporting clubs

· New 3G pitch is in desperate needed all weather facility

· The club has little funds to keep going and would fold within 2 years if nothing is done 

· Redevelopment using housing to enable the new facilities to be built will ensure the continued existence of the club and preserve its future  

Members of the Committee must note the following

Members should be made aware that there has been an internal investigation as a result of  a complaint received from a member of the public regarding a potential fraudulent letter submitted in support of the application relating to the Sully Sports and Social Club which may have been made on their behalf. 

A member of the public had previously contacted the Council’s planning department raising concerns concerning information regarding  a letter received by the planning department in support of this planning application. The member of the public was shown an original letter purporting to be from him, and from his address, but which he confirmed had not been made by him or by any other individual registered at the address.  As a result of this, the Council taking its responsibilities in respect of the integrity of its planning process seriously caused an internal investigation to be undertaken by the Council’s Internal Audit Team, in which a sample of letters, chosen at random, some of which were considered in detail, with checks being made against information held by the Electoral Registration Team, with further cross referencing with Council Tax records held by the Council, where appropriate.  

Members attention is therefore drawn to the following:

•
The fact that we received a complaint from a member of the public who purported to have written in, in support, indicating that he has not written in support of this application;

•
The Council taking its responsibility in respect of the integrity of its planning process seriously caused an internal Audit investigation to be carried out which involved  consideration of a sample of letters, chosen at random, which had been received by the Council in support of this planning application;

•
That at the time the internal investigation was carried out, 782 letters in support had been received; 

•
Of the 782, 378 (48%) were selected and considered as part of the initial investigation undertaken by  the Internal Audit Team, with 128 (16%), this being a relatively small sample, being examined in greater detail during the course of the internal investigation..

•
Of the 128 sample letters considered in greater detail by the internal audit team, it was concluded that there is a potential in their lay opinion that some, 25 (representing 20% of the sample examined) in their opinion may not be genuine. 

•
Only a sample of letters, randomly selected were investigated by the internal audit team, followed by an analysis of the information received by them, at the conclusion of which in their lay opinion some of the letters in support received by the planning department might not be genuine. However, no firm judgment can be made as a result, as only a relatively small sample were considered by the internal audit team, who report what they conclude as a result of the information seen by them.  

As a consequence, Members should be aware of all the above when applying weight to the support as conveyed in these letters.

A letter of representation has also been received from Cllr Gwyn John (Cabinet Member for Leisure).

In summary, the letter relates solely to support for 3G pitches which forms part of the application, stating that such a 3G pitch will  be used to its full capacity and everyone in the Club would benefit.    

Sully Ward Members were consulted and to date no letters of representation have been received.

REPORT

Planning Policies and Guidance

Unitary Development Plan:

Section 38 of The Planning and Compulsory Purchase Act 2004 requires that in determining a planning application the determination must be in accordance with the Development Plan unless material considerations indicate otherwise.  The Development Plan for the area comprises the Vale of Glamorgan Adopted Unitary Development Plan 1996-2011, which was formally adopted by the Council on 18th April 2005, and within which the following policies are of relevance:

Strategic Policies:

POLICIES 1 & 2 - THE ENVIRONMENT

POLICY 3 - HOUSING

POLICY 8 – TRANSPORTATION

POLICY 11 - SPORT & RECREATION

Policy:

POLICY ENV1 – DEVELOPMENT IN THE COUNTRYSIDE 

POLICY ENV2 – AGRICULTURAL LAND

POLICY ENV6 – EAST VALE COAST

POLICY ENV10 - CONSERVATION OF THE COUNTRYSIDE

POLICY ENV11 – PROTECTION OF LANDSCAPE FEATURES 

POLICY ENV16 – PROTECTED SPECIES

POLICY ENV17 - PROTECTION OF BUILT AND HISTORIC ENVIRONMENT

POLICY ENV18 – ARCHAEOLOGICAL FIELD EVALUATION

POLICY ENV19 – PRESERVATION OF ARCHAEOLOGICAL REMAINS

POLICY ENV27 – DESIGN OF NEW DEVELOPMENTS

POLICY ENV28 – ACCESS FOR DISABLED PEOPLE

POLICY ENV29 – PROTECTION OF ENVIRONMENTAL QUALITY

POLICY HOUS2 - ADDITIONAL RESIDENTIAL DEVELOPMENT

POLICY HOUS3 - DWELLINGS IN THE COUNTRYSIDE

POLICY HOUS8 - RESIDENTIAL DEVELOPMENT CRITERIA – POLICY HOUS 2 SETTLEMENTS

POLICY HOUS12 - AFFORDABLE HOUSING

POLICY REC1 – PROTECTION OF EXISTING RECREATIONAL USES

POLICY REC3 – PROVISION OF OPEN SPACE WITHIN NEW RESIDENTIAL DEVELOPMENTS

POLICY REC6 – CHILDREN’S PLAYING FACILITIES

REC7 – SPORT AND LEISURE FACILITIES

REC12 – PUBLIC RIGHTS OF WAY AND RECREATIONAL ROUTES

TRAN9 – CYCLING DEVELOPMENT

TRAN10 - PARKING

Whilst the UDP is the statutory development plan for the purposes of section 38 of the 2004 Act, some elements of the adopted Vale of Glamorgan Unitary Development Plan 1996-2011 are time expired, however its general policies remain extant and it remains the statutory adopted development plan.  As such, both chapters 2 and 4 of Planning Policy Wales (Edition 8, 2016) provide the following advice on the weight that should be given to policies contained with the adopted development plan: 

DEVELOPMENT PLANS – CHAPTER 2 – Following extracts are also relevant:

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

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

· there is no adopted development plan or 

· relevant development plan policies are considered outdated or superseded or 

· where there are no relevant policies 
there is a presumption in favour of proposals in accordance with the key principles (see 4.3) and key policy objectives (see 4.4) of sustainable development in the planning system. In doing so, proposals should seek to maximise the contribution to meeting the local well-being objectives.’
With the above advice in mind, the policies relevant to the consideration of the application subject of this report are not considered to be outdated or superseded.  However, there may be material considerations that outweigh the policy presumptions of the development plan and these are considered in more detail below.

The following policy, guidance and documentation support the relevant UDP policies.

Planning Policy Wales:

National planning guidance in the form of Planning Policy Wales (Edition 8, 2016) (PPW) is of relevance to the determination of this application.  

Chapter 2 of PPW relating to local Development Plans, noting paragraphs:

2.1.1 The aim of the planning system is to make planned provision for an adequate and continuous supply of land to meet society’s needs in a way that is consistent with sustainability principles (see section 4.3).

2.1.2 Up-to-date Local Development Plans (LDPs) are a fundamental part of a plan-led planning system and set the context for rational and consistent decision making in line with national policies. Planning applications must be determined in accordance with the adopted plan unless material considerations indicate otherwise (Section 38(6) of the Planning and Compulsory Purchase Act 2004). The LDP should show how places are expected to change in land-use terms to accommodate development needs over the plan period in order to provide certainty for developers and the public about the type of development that will be permitted at a particular location.

Chapter 4 of PPW deals with planning for sustainability and note in particular:

4.1.1 The goal of sustainable development is to “enable all people throughout the world to satisfy their basic needs and enjoy a better quality of life without compromising the quality of life of future generations.”

4.2.1 The planning system is necessary and central to achieving the sustainable development of Wales. It provides the legislative and policy framework (see Figure 4.3) to manage the use and development of land in the public interest in a way which is consistent with key sustainability principles (see 4.3) and key policy objectives (see 4.4). In doing so, it can contribute positively to the achievement of the Well-being goals.

4.2.2 The planning system provides for a presumption in favour of sustainable

development to ensure that social, economic and environmental issues are balanced and integrated, at the same time, by the decision-taker when:

• preparing a development plan (see Chapter 2); and 

• in taking decisions on individual planning applications (see Chapter 3).

4.2.3 This is supported through legislation (see Figure 4.3) and national policy (PPW). Local planning authorities, as public bodies subject to the requirements of the Well-being of Future Generations (Wales) Act, must exercise these functions as part of carrying out sustainable development.

4.8.14 When considering applications for planning permission in Green Belts or green wedges, a presumption against inappropriate development will apply. Local planning authorities should attach substantial weight to any harmful impact which a development would have on a Green Belt or green wedge. 

4.8.15 Inappropriate development should not be granted planning permission except in very exceptional circumstances where other considerations clearly outweigh the harm which such development would do to the Green Belt or green wedge. Green Belt and green wedge policies in development plans should ensure that any applications for inappropriate development would not be in accord with the plan. These very exceptional cases would therefore be treated as departures from the plan.
4.9.1 Previously developed (or brownfield) land should, wherever possible, be used in preference to greenfield sites, particularly those of high agricultural or ecological value. The Welsh Government recognises that not all previously developed land is suitable for development. This may be, for example, because of its location, the presence of protected species or valuable habitats or industrial heritage, or because it is highly contaminated. For sites like these it may be appropriate to secure remediation for nature conservation, amenity value or to reduce risks to human health. 

4.9.2 Many previously developed sites in built-up areas may be considered suitable for development because their re-use will promote sustainability objectives. This includes sites: 

· in and around existing settlements where there is vacant or under-used land, commercial property or housing; 

· in suburban areas close to public transport nodes which might support more intensive use for housing or mixed use; 

· which secure land for urban extensions, and; 

· which facilitate the regeneration of existing communities. 

Chapter 5 of PPW sets out the Welsh Government guidance for Conserving and Improving Natural Heritage.  

5.5.17 Town and village greens are well protected by legislation and development is generally prohibited except where the development is for the better enjoyment of the land for sports and pastimes and in other limited circumstances.

5.8.2 Before major developments are permitted it will be essential to demonstrate that a coastal location is required. Where development is considered to satisfy this test it should be designed so as to be resilient to the effects of climate change over its lifetime.

Chapter 9 of PPW is of relevance in terms of the advice it provides regarding new housing, including:

9.1.1 The Welsh Government will seek to ensure that:

· previously developed land (see definition at Figure 4.3) is used in preference to greenfield sites;


· new housing and residential environments are well designed, meeting national standards for the sustainability of new homes and making a significant contribution to promoting community regeneration and improving the quality of life; and that


· the overall result of new housing development in villages, towns or edge of settlement is a mix of affordable and market housing that retains and, where practical, enhances important landscape and wildlife features in the development.

9.1.4 Local authorities must understand their whole housing system so that they can develop evidence-based market and affordable housing policies in their local housing strategies and development plans. They should ensure that development plan policies are based on an up-to-date assessment of the full range of housing requirements across the plan area over the plan period. Local authority planning and housing staff should work in partnership with local stakeholders, including private house builders, to produce Local Housing Market Assessments (LHMA). LHMAs must include monitoring so that responses to changing housing requirements can be reflected in updated development plans and housing strategies.

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

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

Chapter 11 of PPW is of relevance in terms of the advice it provides regarding tourism, sport and recreation:

11.1.3 Sport and recreation contribute to our quality of life. The Welsh Government supports the development of sport and recreation, and the wide range of leisure pursuits which encourage physical activity. These activities are important for the well-being of children and adults and for the social and economic life of Wales. ‘Climbing Higher’ sets out the Welsh Government’s long term strategy for an active, healthy and inclusive Wales where sport and physical activity are used to enhance the quality of life nationally and in local communities. The Welsh Government’s main planning objectives are to promote: 

· a more sustainable pattern of development, creating and maintaining networks of facilities and open spaces in places well served by sustainable means of travel, in particular within urban areas; 

· social inclusion, improved health and well-being by ensuring that everyone, including children and young people, the elderly and those with disabilities, has easy access to the natural environment and to good quality, well-designed facilities and open space; and 

· the provision of innovative, user-friendly, accessible facilities to make our urban areas, particularly town centres, more attractive places, where people will choose to live, to work and to visit. 

11.1.4 Tourism involves a wide range of activities, facilities and types of development throughout Wales. The planning system should encourage sustainable tourism in ways which enable it to contribute to economic development, conservation, rural diversification, urban regeneration and social inclusion, recognising the needs of visitors and those of local communities. In addition to supporting the continued success of existing tourist areas, appropriate tourist-related commercial development in new destinations, including existing urban and industrial heritage areas, should be encouraged. 

11.1.6 Much of the existing provision of facilities and accommodation for tourism occurs in urban locations, including historic and coastal towns. In some places there may be a need to limit new development to avoid damage to the environment (for example in undeveloped coastal areas), or to the amenity of residents and visitors. In others there will be scope to develop well-designed tourist facilities so as to help bring about regeneration, particularly of former industrial areas.
Chapter 13 of PPW is of relevance in terms of the advice it provides regarding  Minimising and Managing Environmental Risks and Pollution

13.4.1 Development proposals in areas defined as being of high flood hazard should only be considered where: 

· new development can be justified in that location, even though it is likely to be at risk from flooding; and 

· the development proposal would not result in the intensification of existing development which may itself be at risk; and 

· new development would not increase the potential adverse impacts of a flood event (and see 12.4.1 and 12.4.2). 

Technical Advice Notes:

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

· Technical Advice Note 1 – Joint Housing Land Availability Studies (2015)

· Technical Advice Note 2 – Planning and Affordable Housing (2006)

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

· Technical Advice Note 6 – Planning for Sustainable Rural Communities (2010) 

· Technical Advice Note 11- Noise 

· Technical Advice Note 12 – Design (2016)

· Technical Advice Note 14 – Coast Planning (1998)

· Technical Advice Note 15 – Development and Flood Risk (2004)

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

· Technical Advice Note 18 – Transport (2007)

· Technical Advice Note 20 – Planning and the Welsh Language Act (2013)

Supplementary Planning Guidance:

In addition to the adopted Unitary Development Plan, the Council has approved Supplementary Planning Guidance (SPG).  The following SPG are of relevance:

· Affordable Housing 

· Vale of Glamorgan Housing Delivery Statement 2009 (which partly supersedes the Affordable Housing SPG above) 

· Amenity standards 

· Biodiversity and Development 

· Design in the Landscape 

· Model Design Guide for Wales 

· Planning Obligations 

· Public Art 

· Sustainable Development - A Developer's Guide 

· Trees and Development 

· Parking Guidelines

The Local Development Plan: 

The Vale of Glamorgan Deposit Local Development Plan (LDP) was published November 2013.  The Council is currently at Examination Stage having submitted the Local Development Plan to the Welsh Government for Examination.  Examination in Public commenced in January 2016. Following the initial hearing sessions the Inspector gave the Council a number of Action Points to respond to. The Council has considered and responded to all Action Points and has produced a schedule of Matters Arising Changes, were subject to public consultation between 16 September and 28 October 2016. Further hearing sessions are expected in January 2017.

With regard to the weight that should be given to the deposit plan and its policies, the guidance provided in Paragraph 2.8.1 of Planning Policy Wales (Edition 8, 2016) is noted.  It states as follows:

‘2.8.1 The weight to be attached to an emerging LDP (or revision) when determining planning applications will in general depend on the stage it has reached, but does not simply increase as the plan progresses towards adoption. When conducting the examination, the appointed Inspector is required to consider the soundness of the whole plan in the context of national policy and all other matters which are material to it. Consequently, policies could ultimately be amended or deleted from the plan even though they may not have been the subject of a representation at deposit stage (or be retained despite generating substantial objection). Certainty regarding the content of the plan will only be achieved when the Inspector delivers the binding report. Thus in considering what weight to give to the specific policies in an emerging LDP that apply to a particular proposal, local planning authorities will need to consider carefully the underlying evidence and background to the policies. National planning policy can also be a material consideration in these circumstances.’
In line with the guidance provided in Paragraph 2.8.1 above, the background evidence to the Deposit Local Development Plan that is relevant to the consideration of this application insofar as it provides factual analysis and information that is material to the issues addressed in this report in particular, the following background papers are relevant:

· Affordable Housing Viability Update Report (2014) (Also see LDP Hearing Session 6 Action Point 3 to 9 responses)

· Affordable Housing Delivery Update Paper (2016) (LDP Hearing Session 6 Action Point 2 response)

· Vale of Glamorgan Local Housing Market Assessment (LHMA) 2015

· LDP Housing Land Supply Trajectory 2011-26 ( September 2016)

·  (LDP Hearing Session 2 and 3, Action Point 4, 6, 7, 9 and 10 response) Housing Provision Background Paper (2015) (Also see LDP Hearing Session 2 and 3 Action Point 3 and 5 response)

· Housing Supply Background Paper (2013) (Also see LDP Hearing Session 2 and 3 Action Point 5 response)

· Joint Housing Land Availability Study (2014) 

· Vale of Glamorgan Housing Strategy - (2015-2020)

· Population and Housing Projections Background Paper (2013)

· Coastal Study (2013 Update)

· Severn Estuary Shoreline Management Plan Review (SMP2)

· The First Severn Estuary Shoreline Management Plan (2010)

· Plan Preparation and Flood Risk background paper update (2015)

· Green Wedge Background Paper (2013) 

· VOGC - Local Transport Plan (2015)

· Infrastructure and Site Deliverability Statement (2015)

· Open Space Background Paper (2013)

· Community Facilities Assessment (2013) 

· Education Facilities Assessment (2013) 

· Draft Infrastructure Plan (2013)  

· Sustainable Settlements Appraisal Review (2016) 

· Planning and Working Together: The VoG Community Strategy 2011-2021 

· Vale of Glamorgan Destination Management Plan (2014)

Other Relevant Legislation / Guidance

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

· Welsh Office Circular 13/97 - Planning Obligations

· Welsh Office Circular 60/96 - Planning and the Historic Environment: Archaeology

· Community Infrastructure Levy Regulations 2010 (as amended)

· The Well-being of Future Generations (Wales) Act 2015 

Issues

The primary issues to be considered with this application are considered to be the following:
· The principle of the development having regards to relevant Unitary Development Plan and National policies;
· Planning Appeal History
· The status of the Draft Local Development Plan
· LDP Background Papers
· Consideration of other material considerations that may outweigh Development Plan policies such as :
a. Impact on existing outdoor sport provision
b. Business case 

c. Enabling development

d. housing land supply
· Impact on the character of the village, east vale coast and wider landscape
· Design and layout.

· Highways issues, including traffic impacts, highway safety and Public rights of way issues.
· Impact on residential amenity of existing residents.
· Drainage and flood risk.
· Ecology.
· Archaeology.
· Trees and hedgerows

· S106 Planning Obligations to mitigate the impact of development (to include affordable housing provision).
Principle of the Development - Unitary Development Plan context

Section 38 of The Planning and Compulsory Purchase Act 2004 requires that the determination of a planning application must be in accordance with the Development Plan unless material considerations indicate otherwise.

The Development Plan comprises the Vale of Glamorgan Adopted Unitary Development Plan 1996-2011 (UDP). This Plan is technically time expired (as of 31 March 2011), although there is no adopted replacement. Whilst the UDP remains the basis of local policy, as stated in PPW, where policies are outdated or superseded, local planning authorities should give them decreasing weight in favour of other material considerations, such as national planning policy, in the determination of individual applications.

Policy ENV1 of the UDP states that in the delineated countryside, development will only be permitted in the interests of agriculture / forestry; for appropriate recreational uses; for the conversion of rural buildings; or for development approved under another policy of the UDP. In this case, as discussed in detail below, when solely considering this policy, the proposed development would not be considered as justified.

In addition Policies HOUS2 and HOUS8 of the UDP relate to residential development proposals within or closely related to (adjoining) Sully, defined as an urban settlement under Policy HOUS2, where :

‘favourable consideration can be given…..to small scale development which constitutes the “Rounding off” of the edge of settlement boundaries where it can be shown to be consistent with the provisions of Policy HOUS8 and particularly criterion (i).” 

The supporting text to Policy HOUS 2 set out in para 4.4.63 is of relevance which states:

“…….Small scale rounding off, which for the purpose of this Plan is defined as development which constitutes no more than five dwellings, may also be permitted where the site lies within or immediately adjacent to the settlement boundary and conforms to a logical site boundary. All site boundaries should be existing man made or natural physical features. Arbitrary lines drawn for the convenience of plot size do not qualify as such. Each proposal, if accepted as infilling or rounding off will be assessed against the policy criteria and will need to be considered in the context of the relationship to areas of attractive landscape, high quality townscape and areas of historical, archaeological or ecological importance..”

In the case of the outline element of the application (for the construction of 200 dwellings) whilst the application site adjoins the existing settlement of Sully, it is considered that the scale of the proposed development and the size of the site are such that the development could not be classified as “small scale rounding off” under the terms defined under Policy HOUS2 and the supporting text to that policy, on the basis that the application comprises more than five dwellings.

It must also be noted that even when such proposals are considered as appropriate rounding off, which this application is not, such developments must in any case must have regard to their context and relationship to areas of attractive landscape, high quality townscape and areas of historical, archaeological or ecological importance.

Accordingly, for the reason set out above, it is considered that the proposed development could not be considered as compliant with the terms of Policy HOUS 2. Furthermore, Policy HOUS 3 states that the erection of new dwellings in the open countryside will be restricted to those justified in the interests of agriculture or forestry. The proposals have no such justification and are not linked to any rural enterprise, such as those mentioned in Technical Advice Note 6 (Sustainable Rural Communities).

As such, in terms of UDP local policy, the proposal for residential development would not be considered as a rounding-off development and would have no justification in accordance with TAN 6 or Policy HOUS 3. Therefore, the proposed residential development is considered contrary to the relevant policies of the UDP. 

Given that the principle of the proposed development is considered to be contrary to Policies ENV1, HOUS2 and HOUS 3 for the reasons given above, it is necessary to consider, given the age of this Development Plan, whether there are specific material considerations which should justify any departure from the development plan and outweigh the UDP policy objection.

The above policy objection is based on the principle of the scale of the extension to the settlement of Sully. In light of this and the coastal location of the site, detailed consideration must be given to the scale of the impacts on the development on its immediate and wider setting.

In addition to the above and the status of the site, Figure 4.4 (Definition of Previously Developed Land) contained within PPW states that:

“…previously developed land is that which is or was occupied by a permanent structure (excluding agricultural or forestry buildings) and associated fixed surface infrastructure…”
Whilst the site is currently used as a sports field with ancillary buildings, structures and hard surfacing, which could be considered as a “developed use”, PPW is clear and there are a number of exclusions for the definition of Previously Developed Land, which amongst other things, includes :
“land in built-up areas which has not been developed previously, for example parks, recreation grounds and allotments, even though these areas may contain certain urban features such as paths, pavilions and other buildings” 

In light of the above, the site, under the PPW definition, the site is not classified as being previously developed and therefore is a greenfield site for the purposes of assessing this application. However it is recognised that the site itself, whilst falling within the defined countryside is not agricultural land.

Planning History

Of particular note is application ref. 1991/01212/ OUT for the comprehensive development for residential (approx. 20 acres) and sports club (approx. 17 acres) uses, together with ancillary works including an offsite sewer, which was refused on 14 April 1992.

This application was submitted in outline and proposed, with some 6.8 ha for the recreational facility and 8 ha for the housing development, in line with the illustrative layout below. This layout and quantum of development formed the basis of the consideration of the application, which was refused. 

[image: image7.png]



The reasons for refusal are detailed in full in the planning history section of the report and can be summarised as follows:

· The proposal would unacceptably damage the amenity of the landscape and coastal frontage 

· The proposal would extend the residential limits of Sully towards Penarth contributing to urban sprawl 

· large scale residential development in an urban fringe locations which is considered to be unreasonably damaging to the sensitive landscape 

· loss of significant area of open space which contributes to the appearance and setting of the locality 

· The site is not allocated for residential development in any Local Plan. Sufficient land has been allocated or approved in the borough to meet foreseeable requirements. 

Prior to the subsequent appeal inquiry, an alternative layout plan was submitted, which formed the basis of the Inspectors assessment. A complete plan is not available from records, however the western part of the site is shown below:
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The above amended layout, reduced the residential element (16.5 ha) in favour of a greater proportion of recreational use (8.2 ha). Principally this revised layout before the Inspector sought to limit the housing to the northern and western side of the site, with open recreational areas along the sea front and Beach Road. 

In summary, in assessing and dismissing the appeal, whilst based on previous development plans in force and Planning Policy Guidance published at that time, the Inspector made the following key assessments and conclusions, which remain material and relevant to the consideration of this application:

· The site occupies the whole of the gap between Sully and Swanbridge contrary to Policy EV4 (Urban fringe ) to prevent urban sprawl and fusion of settlements

· Proposal would extend the residential area of Sully to the east and is not related to agriculture or forestry.

· Residential development does not appear in the list of those land uses which require a coastal location, which presents a further presumption against development

· Whilst a coastal position and sea view would be an advantage to the site as a location for housing, those considerations do not outweigh the public interest in keeping coastal locations free form unnecessary development

· Where a 5 year housing land supply is shown to exist, the weight to be attached to policies in the plan will be strengthened 

Impact on the Coast

Under the Unitary Development Plan, the site falls within the defined Undeveloped Coast, within the East Vale Coast. Policy ENV 6 states that outside of the Glamorgan Heritage Coast, development within the Undeveloped Coastal Zone will be permitted if 

i. A coastal location is necessary for the development and 

ii. The proposal would not cause unacceptable environmental affects by way of amongst other things )

· Visual intrusion

· Impact on areas of landscape important

· Exacerbation of flooding or erosion risk

and that :

in areas of existing or allocated development within the coastal zone, any new proposal should be designed with respect to its local context and sensitive to its coast location

An extract of the relevant section of the Proposals Map is shown below with the Undeveloped Coast shown in a light brown tone.
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Under the strict terms of Policy ENV 6, the redevelopment of the site for housing does not require a coastal location. Moreover the redevelopment and enhancement of the existing sport facilities, does not itself require a coastal location. However regard should be given that the existing sports facilities are located within the undeveloped coast. On the basis that the housing element will enable the enhanced sports facilities to be delivered, there is clearly a relationship between the proposals and further consideration on this matter is required to be made.

However, notwithstanding the above, compliance with the terms of Policy ENV6 requires all criterion to be met and aside from a coastal location being necessary, such proposals must not in any case cause unacceptable environmental affects, including visual intrusion and impact on areas of landscape important. In particular any new proposal should be designed with respect to its local context and be sensitive to its coastal location.

Coastal Study Background Paper

Further to the above and of relevance to the assessment of this application is Coastal Study Background Paper prepared for the Council by independent consultants White Consultants in 2008 as a background documents to the Local Development Plan (LDP).  The study sought to evaluate the current pressures on the Vale of Glamorgan coastline and to consider whether the developed and undeveloped coastal zones as defined within the Vale of Glamorgan Adopted Unitary Development Plan 1996 - 2011 remained relevant.

The study identifies, through a methodology set out within that report, that the application site would fall within the undeveloped coastal zone. An extract of the relevant Plan is shown below .
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Whilst the Coastal Study report contained a number of recommendations relating 

to the management of development on the Vale of Glamorgan coastline e.g. the

continued designation of areas of developed and undeveloped coast, the

Council considered these recommendations and concluded that the

Deposit LDP includes sufficient designations and policy guidance to protect

and enhance the character and landscape of the Vale of Glamorgan coastline

from harmful development, without the need for a bespoke policy relating to development within coastal areas. This is considered further under the Proposed Green Wedge Section of the Report below.

Proposed Green Wedge 

Whilst the site is not currently designated as a Green Wedge, the emerging Local Development Plan proposes a new Green Wedge, which would cover the application site to the east of Sully, as set out in the Green Wedge Background Paper, which is a material consideration in the determination of this application.

This new green wedge would be centred on Lavernock Point to protect against the long term future expansion of Penarth and Sully into the band of sensitive open countryside between the two settlements. 
The Green Wedge Background Paper reassesses the existing green wedge designations under the UDP and considers whether they remain relevant and appropriate and to consider the designation of new green wedges in areas

of development pressure that could result from the implementation of the adopted LDP strategy.
National guidance relating to the designation of green wedges is contained within

Planning Policy Wales (2016) (PPW) which identifies that green wedges can:

• Provide opportunities for access to the open countryside;

• Provide opportunities for outdoor sports and recreation;

• Maintain landscape / wildlife interest;

• Retain land for agricultural, forestry and related purposes;

• Improve derelict land; and

• Provide carbon sinks and help to mitigate the effects of urban heat islands.
Accordingly, each of the existing green wedges and any proposals for new green

wedges were assessed against the following objectives :

• To prevent urban coalescence between and within settlements;

• To ensure that development does not prejudice the open nature of the land;

• To protect undeveloped land from speculative development and

• To maintain the setting of built up areas

Given the concentration of new development within the South East Zone, as defined by the LDP strategy, it was considered in the Green Wedge Background Paper that there will inevitably be increased pressure for new development on the narrow band of open countryside along the coastal strip between the settlements of Penarth and Sully. Such development pressure is already demonstrated with this application. This new “South Penarth to Sully” Green Wedge is shown below and can be seen in context with Sully, Penarth, Barry and Dinas Powys.

Extract: Green Wedge Background Paper (2013)
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As aforementioned, whist the current UDP includes an Undeveloped Coastal Zone designation, it is not proposed to progress a similar designation as a part of the emerging LDP. The purpose of the green wedge designation is therefore to continue the protection of this sensitive area. 

Based on the background evidence, The emerging LDP includes a policy on Green Wedges (Policy MG 18 refs) where the “South Penarth to Sully” Green Wedge is one of seven Green Wedges within the emerging LDP. 

As part of the initial hearings into the Draft LDP and following the inspector’s identification an action point was raised by the inspector where he considered that the Council should provide additional housing allocations and reduce the amount of housing that would be provided through windfall development.  It was advised that new housing should be identified within the areas where there was the greatest demand and in accordance with the LDP strategy directs growth to the South East Zone.  This has seen the allocation of a housing site to the south of Penarth on Land at Upper Cosmeston Farm, which has been further extended (from 235 to 576 dwellings). The Council are currently consulting on a number of proposed changes that have emerged as a result of matters arising during the hearing sessions of the Examination, including the extension to the Cosmeston Farm allocation. As a consequential change to the extended allocation, the “South Penarth to Sully” Green Wedge has been amended to exclude the area of the extended allocation from the Green Wedge as shown below in block colour.

Extract: LDP Proposals Map Amended by MACs (2016)
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Members should note that during the hearing sessions of the Examination, the Inspector did not request the Council to provide any further rationale or justification in relation to the designation of “South Penarth to Sully” Green Wedge. In the absence of any Action Point on this matter (other than a consequential change to the boundary of the Green Wedge around Cosmeston), it is maintained that this Green Wedge (where is adjoins Sully), whilst a draft designation is likely to progress to adoption as defined in the above plan.  

LDP Policy MG18 (Green Wedges) identifies Green Wedges to prevent coalescence of settlements and retain the openness of land. It is maintained that the “South Penarth to Sully” Green Wedge should hold substantial weight, as a material consideration, based on sound background evidence which has not been subject to any Hearing Session Action point.

On the basis of the above and the certainty that the site will, on adoption of the LDP, fall within Green Wedge, the development of the site for the housing and the further impacts of the enhanced sports facilities will further erode the landscape and setting of the eastern edge of the settlement of Sully contrary to aims of the Green Wedge Policy to prevent coalescence of settlements and retain the openness of land.

Visual Impact

The application has been supported by a Landscape and Visual Appraisal which has been amended during the application, with a further revision dated June 2016. This report focuses mainly on the proposed residential development, owing to the greater potential this has for impacts on the landscape, although it does take into account relevant impacts of the proposed Sports and Social Club development. 

The LVIA assess the residential development based on the submitted scale parameters for 2 and 2 ½ storey dwellings.

The report provides a considered appraisal of the existing conditions and potential impacts of the proposed redevelopment of the Site upon the landscape character and the visual amenity of the area, although to a lesser level of detail than normally required for a full statutory environmental statement. The appraisal has been carried out using current best practice namely the Landscape Institute’s Guidelines for Landscape and Visual Impact Assessment (Third Edition) 2013. The layout of the scheme which has been assessed is shown in the Design and Access Statement (DAS) accompanying the planning application. This report was initially undertaken in September 2014 and then updated in June 2015 to take account of the development of the masterplan.

Three areas of  Designation of Landscape Character Areas are considered, being   Sully Recreational LCA, which covers the Site itself, the Swanbridge LCA which adjoins the Site to the south-east and Sully Suburban LCA, which wraps along the western and northern boundaries of the Site

The Site survey undertaken by Atkins on 16th July 2014 identified ten key viewpoints, which form the basis for the appraisal of potential visual effects due to construction and operational activities. It should be noted that these viewpoints, which include two additional viewpoints  have been agreed  with the Council’s Landscape Architect.
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The Council’s Landscape Officer at the time, whilst agreeing with the appropriate methodology raised a number of concerns summarise as follows . 

Having reviewed the amended Landscape and Visual Appraisal submitted in support of the above application I wish to make the following comments:

· Aside from residents of individual properties, the majority of receptors, vehicles users and pedestrians on the B4267 and users of the Wales Coast Path have a sequential experience of the site which should be taken account of.

· In general the significance of effect of the visual impact is underplayed. The Sensitivity of users of the B4267 as visual receptors is medium and around the north west corner of the site the loss of openness and connection with the coast, a key aspect of the view, would be total and therefore represents a major effect.

· The proposed layout would result in the complete loss of coastal openness experienced from the B4267 and be replaced by an extension of the urban form of Sully and a loss of visual amenity.

· The increase in occupation, vehicular movement and loss of openness and connection with the coast would result in a reduction in tranquility which would be significantly greater than suggested.

· Boundary treatment along the southern edge is critical as it will affect the sense of enclosure versus openness experienced by users of the Wales Coast path.

Following further discussion in respect of the above between the Council’s Landscape Architect, Atkins has already issued two technical notes in response to the initial comments ref Landscape Comments (10 August 2016)  and  Supporting LVIA note (06 October 2015).

A subsequent meeting took place with the Council’s Principal Landscape Officer and Atkins landscape architect to discuss the potential effects of the proposed Sully Sports and Social Development on a number of identified visual receptors including:

· Road and pedestrian users along the B4267/South Road and;

· Views experienced by users from the Wales Coast Path.

The following is therefore an assessment of the visual impacts of the development as a whole from the identified viewpoints

Views from B4267/South Road

The Atkins landscape architect and the Council agreed that the introduction of the proposed residential development on the western part of the site would permanently alter the views available to road users and pedestrians. Partial views towards the Bristol Channel would be replaced with views of the proposed trees and hedgerows along the road as well as front gardens with the proposed detached houses in the background. It was also acknowledged by both parties that the view towards the Channel are important to some of the receptors (vehicles and pedestrians moving along the road).

Whilst it is recognised that the current view includes quite a lot of existing site “clutter” e.g. fencing, lamp posts, large waste collection bins, signage and other elements obscuring views, it nevertheless remains the partial views towards the Bristol Channel would still be lost. 
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The existing view from Viewpoint 10 is shown above

It is stated that housing will be introduced along a relatively short section of the road (approximately 150m) and that views of road users and pedestrians would be temporary and transient as they are likely to be focused primarily on the road corridor. This will always be the case, in terms of all receptors using road corridors, however the impacts would be different for pedestrians using South Road. Nevertheless remains the fact that the residential element of the scheme would result in the loss of an important viewpoint of the Channel and Flat Holm.
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The above comment is based solely on the impact of the residential element. On the basis that the upgraded sports facilities will be located on the eastern side of  the site, the existing indoor sports hall and the proposed attached changing rooms/club house, gym and pavilion, in addition to the proposed 3G pitch and associated remodelling of ground levels, would (when viewed in context with the prosed residential development) markedly change the existing, generally open landscape setting of the site when viewed from South Road. 
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Views from Wales Coast Path

The Atkins landscape architect and the Council agreed that that significant effects are expected for the users of the Wales Coast Path. Currently the views towards the Channel are blocked by a combination of shrubs and scrub along the south eastern section of the Wales Coast Path, while some views towards the Channel are afforded along the south western section of the Wales Coast Path. The direction of view of the PRoW users are generally expected to focus more towards the Channel rather than being inland facing. It has been noted that inland looking views would change to encompass a mixture of views comprising of back gardens, house frontages and the proposed caravan site with sports pitches in the background. Currently people walking along the Wales Coast Path can enjoy the wide grassland area at the southern end of the Sports and Social Club and it is expected that this area will be reduced.
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The landscape framework strategy plan (illustrated above) indicates that the Proposed Scheme would incorporate a “landscape buffer” (approximately 20m wide as noted on the submitted illustrative masterplan), open in character and consisting predominantly of wildflower or grassland to provide a similar experience to the existing but within a narrower zone for the users of the PRoW.  

In summary, both parties came to the same conclusion that there would be some significant effects associated with the proposed scheme.

Deposit Local Development Plan 

As previously  stated, PPW states that the weight to be attached to an emerging LDP (or revision) when determining planning applications will in general depend on the stage it has reached, but does not simply increase as the plan progresses towards adoption. 

The LDP Strategy comprises four key elements as follows:

“To promote development opportunities in Barry and the South East Zone. The St. Athan area to be a key development opportunity and Cardiff Airport a focus for transport and employment investment. Other sustainable settlements to accommodate further housing and associated development.”
With specific regard to development within the “South East Zone”, where appropriate, the LDP Strategy seeks to promote new development

opportunities in the ‘South East Zone’, which includes the urban settlements of Barry, Dinas Powys, Llandough (Penarth), Penarth and Sully.

It is acknowledged that the site does fall within the South East Zone and Sully is identified as a “Primary Settlement”, as being a sustainable settlement, which is capable of accommodating additional development during the (LDP) Plan Period.

Such “Primary Settlements” are considered to play in important role is providing housing need and some key local services and facilities. Such Primary Settlements are considered to complement the role of the service centre settlements.

An extract of the Deposit LDP Proposals Plan is shown below:
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Notably, the settlement of Sully is subject to a single housing allocation under Draft LDP Policy MG2 – Housing Allocations (46) at Land West of Swanbridge Road, Sully for 500 units.

Members will recall that a resolution to approve outline planning permission for the development of part of the site for 350 units, has already been granted (subject to the applicant entering into a S106 Legal Agreement). The rationale for the approval of this application is set out below within the Housing Need and Supply section of the report.

In terms of the application site itself, a Public Right of Way runs along the southern edge of the site, which forms part of the All Wales Coastal Path. This route and the connectivity of the route, forms part of a wider designation under the Draft LDP Policy MG16 (Transport Proposals) for walking and cycling routes, as shown in dotted purple on the  extract of the Deposit LDP Proposals Plan below.

In addition the only other designation on the site is the Proposed Green Wedge under LDP Policy MG18 (Green Wedges) which has been considered in detail above.

Housing Supply

Consideration should be given to whether there is a need for additional housing within the Vale of Glamorgan.

PPW (9.2.3) states that Local planning authorities must ensure that sufficient land is genuinely available or will become available to provide a 5-year supply of land for housing judged against the general objectives and the scale and location of development provided for in the development plan. As such, the housing land supply and the need for housing levels and mix are important factors that must be considered in the assessment of this application.

Members will be also be aware that Technical Advice Note 1 (TAN1) has been updated and a key change to the revised TAN1 guidance is that the use of JHLAS to evidence housing land supply is now limited to only those Local Planning Authorities (LPAs) that have in place either an adopted Local Development Plan or an adopted UDP that is still within the plan period.  Previously, LPAs without an up-to-date adopted development plan were able to calculate housing land supply using a 10 year average annual past build rate.  However, under the current TAN1 guidance the use of the past build rates methodology, which was based on the past performance of the building industry, is not accepted and those LPAs without an up-to-date development plan are unable to demonstrate a housing land supply for determining planning applications.

Adoption of the LDP is anticipated to take place in April/May 2017, or early summer, depending on the examination process.  Local Planning Authorities that do not have either an adopted LDP or UDP will be unable to formally demonstrate its housing land supply position and will effectively be considered not to have a five year housing land supply and as such the need to increase supply would be given considerable weight (TAN 1, para 6.2).

In this regard officers have and continue to keep under review the housing land supply noting that it remains a material consideration (TAN 1, 3.3) in the determination of planning applications, particularly given the emphasis on evidencing a 5 year supply on adoption of its LDP.  However, Welsh Government has advised that since the assessment will not be subject to the normal JHLAS process, it will not carry the same weight for planning purposes as a formal study.  Nevertheless, officers will need to assess how planning proposals will contribute to both supporting delivery of the emerging LDP and the provision of a 5 year housing land supply on its adoption, and these are themselves considered to be important material considerations.

The determination of planning applications for residential development in advance of the LDP Examination would also need to fully consider all other material considerations, such as the LDP background evidence and the wider environmental, social and economic benefits of the scheme (including meeting local housing needs and the provision of local infrastructure).

The Council’s last Joint Housing land Availability Study 2014 (JHLAS 2014) indicated that the Council had a 7.3 year supply of housing land.  Accordingly, the Council had a sufficient supply of housing land to comply with paragraph 2.2 of TAN1.  However, this JHLAS has now expired (therefore that figure cannot be relied upon), and the Council must maintain a supply of housing land in excess of 5 years when the LDP is adopted. It is, therefore, clear that the most recent housing figure cannot be relied on in perpetuity and does not imply that all further residential developments subsequent to that should be resisted, given the need to maintain sufficient supply at all times. 

As the Council does not have an adopted LDP to enable it to produce its formal JHLAS report), TAN 1 is clear that housing land supply must nevertheless be kept under review, particularly if the Council should be able to evidence a five year supply on adoption of its LDP. It is considered that failure to have regard to the current housing supply figure (while not a formal JHLAS figure) would prejudice the Council’s position in respect of housing supply at the time of LDP adoption.

The agent has raised the benefits of the scheme in contributing towards the housing land supply. Reference is also made by the agent (from the review of the Cog Road scheme) that the Council was at that time (Spring 2016), reporting a 3.6 year supply of housing which noting the wording used within the report provides a ‘very significant material consideration’  as to why residential development in this sustainable location is acceptable in principle.

It is not disputed that the site could provide a significant contribution towards the housing land supply. The agent requests that due consideration should therefore be given to this position in determining the merits of the application proposals in the context of the significant benefits that the scheme generates and the recognition that the site is within a sustainable location.
It is not disputed that there is a need to maintain an adequate Housing Land Supply for future JHLAS and when the LDP is adopted, however this does not outweigh in principle, all other material considerations, particularly if a development is considered harmful in any other respect.  For example, if it does not accord with national policies, or if it would be harmful to the deliverability or wider strategy of the LDP.  Rather the need to maintain a TAN1 compliant housing supply is a material consideration that must be balanced against all other material considerations, in any particular case for residential development. 

Further to the above and of particular note, the Council’s LDP housing land trajectory states that at April 1st 2016, the housing land supply is 5.1 years, and on adoption of the LDP it will be 5.6 years (April 1st 2017), and is anticipated to continue to rise over the period up to 6.3 years for the year 2020-21. Members should note that this is based on the Deposit LDP currently undergoing examination (as amended by the MAC Schedule September 2016 and further Hearing sessions).

The Council has recently approved a number of major planning applications on allocated residential sites in the emerging LDP, and there are a number of further applications currently being considered on such sites. 

In summary, the Council’s up to date LDP housing land trajectory, clearly evidences an (in excess of ) 5 year housing land supply upon adoption of the LDP, without the need to allocate this site, on the basis that the development of the site, for the reason aforementioned, would impact on the countryside, undeveloped East Vale Coast and the proposed Green Wedge. 
In addition to the above, the Draft LDP allocation (ref MG2 – Housing Allocations - 46) at Cog Road (Land West of Swanbridge Road, Sully) for 500 units has already been granted a resolution to approve outline planning permission for development of part of the site for 350 units. It must be noted that that decision was materially different to this application, where at the time of reporting to Committee, there was a 3.6 year supply of housing which  was a ‘very significant” material consideration as to why residential development of part of this Draft allocated LDP site was approved.

It is maintained that the Cog Road allocation (in addition to anticipated windfall development) at Sully provides an appropriate level of additional dwellings proportionate to the scale of Sully to satisfy anticipated growth and having regard to  the capacity and infrastructure requirements of this Primary Settlement. 

Business Case

The application has been supported by an Outline Business Case. Members of Planning Committee are advised to read the business case in full, however the following a summarised appraisal of the submitted case.

It is stated that the residential element of the planning application for the site is to facilitate the funding for the proposed new community sport and leisure facilities i.e. ‘enabling’ development.

Following review of other avenues by the Club, it has been concluded in the Business Case that there is no prospect of the capital required to deliver the facilities that the Club needs to be generated by any other means. The Outline Business Case is structured to provide an overview of the background, process and development planning that has been undertaken to arrive at the scheme proposals. The main focus of the Outline Business Case is to set out how the facilities will be sustainable for the long-term and how they will cement the future of the Club. It is stated that there is a need to provide a facility that is economically viable and sustainable for the Club to use, manage and maintain is the core purpose and objective of the redevelopment proposals.

It is stated that, “…if granted planning permission, the development will secure the long-term future of a long established and important sporting club for the Vale of Glamorgan. The facilities themselves will contribute to helping the local area maintain and improve its sport participation levels and, importantly, its supply, quality and availability of sporting facilities. It will also support continued community cohesion and offer an important social outlet for residents and visitors. This will be done through a structured, sustainable and high quality approach to sport and leisure facility provision and sports development, which this Outline Business Case will demonstrate”.

Of relevance to the consideration of this application is a breakdown of the existing facilities at the site and history of the Club, based on the supporting information, as this is the rationale behind the application 

Sully Sports and Social Club (SSSC) started its existence as the Barry Plastics Sports & Social Club in 1950, offering social and sporting activities to employees

of British Resin Products Ltd. It is stated that there was rapid growth of the sporting clubs, which resulted in the provision of pitches, courts and greens on the site as well as a range of indoor clubs and activities. SSSC received Lottery funding in 1997, which facilitated the construction of an indoor bowls arena. In 2008, St. Modwen acquired the freehold of part of the site as part of a wider Barry Plastics land portfolio acquisition.

Sully Sports and Social Club has sporting and leisure sections as follows: 

· Sully Bowls Club

· Sully Football Club (men’s, women and junior)

· Sully Rugby Club

· Social/leisure clubs including skittles, darts and radio club

It is stated that membership numbers remain high, with approximately 2000 members across all sections, however over the past six years the Business Case stated that the trading position of SSSC has declined, operating financially at a deficit each year, with the trading position becoming increasingly worse, and the organisation now relies on its accrued reserves to underwrite this operating deficit each year with reserves are reducing at an increasing pace.

As a consequence, the Business Case states that there is a real threat that SSSC will be unable to survive for the long-term if action is not taken to permanently remedy the current trading position and provide a long-term and sustainable solution.

The reports adds that efforts have been made to reduce costs, however the facility now operates at a bare minimum staffing structure and has limited means to generate new income streams or to improve existing ones. Although the Club has assets (land and buildings) it is stated that there is limited cash in reserve, used to underwrite the operating deficit year on year, which and is reducing annually. At current levels, it is advised that SSSC is unlikely to survive much beyond the next year. SSSC has gone from a position of generating profits each year and building up a reserve, to having to utilise its reserves to underwrite operating losses. This is clearly unsustainable.

Membership levels remain high and participation in the sports clubs and activities is also good and in the case of the football club continues to grow. However, the facilities are clearly not sustainable through sport activity alone, and the large area of land occupied by the Club is not being used to the best economical advantage. Although there is plenty of space to mark out and rotate pitches to allow for resting, the club does not actually need the amount of pitch space it currently has available. What the Club states it needs are facilities that are of good quality and are available for use all year round.

Options to rationalise the existing facilities have been explored by SSSC’s committee over the past six years when the Club’s trading position became more challenging. Ways in which facility improvements might be delivered have been investigated with various projects explored. This has included refurbishment of the existing pavilion and options to convert part of the existing facilities for other uses, for example a gym. None were considered deliverable, in the main capital funding being the main barrier. The only viable solution that has been identified is to release value through redevelopment of part of the site and to put the land to alternative use, through which capital needed to improve the facilities can be generated. At the same time this would facilitate re-provision of the sports and social facilities in a more efficient configuration, simultaneously bringing them up to modern standards and, most importantly, creating new income opportunities.

Enabling development

It is stated in the supporting documents that the residential element of the planning application is to facilitate the proposed new community sport and leisure facilities i.e. “enabling” development. 

There is no definition of enabling development in local and national Welsh Planning Policy Guidance and is not a statutory term. However the idea of “enabling” development is a well established principle for the preservation of a heritage asset. It is generally recognised that the beneficiary for enabling development has to be a “heritage asset”. Enabling development, can be a legitimate tool by which a community may be able to secure the long term future of a place of heritage significance. It is an establish principle if the public benefit of rescuing and enhancing an important historic asses outweighs the harm caused by other material interests, such as whether enabling development would ordinarily be contrary to local and national planning policies. In such instances the benefit of to secure the preservation/future use of the heritage asset must outweigh the harm cause y the associated enabling development.  

In the case of this application it is not considered that the proposal would constitute valid “enabling development”. There is no a “heritage asset” as the proposal relates to the upgrading of enhancement of the sports facilities and social club. In light of the above, the proposal must be assed against the relevant national and local planning policies in the absence of any identified “heritage asset”.

Nevertheless, the argument that the residential development would enable the long term future provision of sports and community facilities is a material consideration in favour of the development which must be weighed against all other material considerations and planning policy.  

Impact on existing outdoor sport provision and proposed enhanced provision

UDP Policy REC1 (Protection of Existing Recreational Uses) states that development involving the loss of existing recreational facilities, whether in public or private ownership, will be permitted if:

i) Alternative provision or equivalent community benefit is made available or

ii) There is an excess of such provision in the area and

iii) The facilities are not important to the character of the conservation area or the setting of the town or village. 

The consideration of criterion i) and ii) should be considered together given the nature of the application and the enhanced sports facilities being proposed.

The Open Space Background Paper (2013) is part of the evidence base used to inform the production of policies and site allocations for the Deposit Local Development Plan (LDP).  This background paper seeks to identify the amount and distribution of a range of open space types within the Vale of Glamorgan and to determine areas of deficiency or surplus for the existing population that might be addressed through the emerging LDP. It also considers the impact of population growth on the availability of open space throughout the LDP period and how this additional demand for open space can be catered for.

In terms of outdoor sports, based on the identified population in Sully Ward and the provision of existing Outdoor Sports Space, based on the Fields in Trust Standards (FIT)  per 1000 head of population, the requirements is 7.2ha, which given that the existing provision is 19.44, there is an overprovision of 12.17 ha.

Factoring in developments within Sully, based on the development of all of the proposed LDP allocation in Cog Road for 500 units and the developments of this site for 200 dwellings (including the loss of outdoor sport space within this development), the overall requirement would be 9.87ha, which would still result in an overprovision of 3.98 ha. Within the wider Sully Ward and the extended proposed LDP allocation at Cosmeston Farm for 576 dwellings, whilst this over provision would be further reduced, there would not be a deficiency in outdoor sport provision within the Sully Ward. 

In relation to the criterion iii) of Policy REC1, the existing facility is important to both the character and setting of the village, however, it recognised that the proposal would only result in the loss of part of the site.

In light of the above the proposal as a whole not be contrary to Policy REC1 -Protection of Existing Recreational Uses.

In respect of the enhanced sport provisions, particularly the proposed 3G pitch, training pitch and new football / rugby pitches. There is general support under UDP Policy REC 7 (Sport and Leisure Facilities) and within national planning policy guidance. This element of the scheme is considered to have little impact on the undeveloped coast and would meet the aims and objectives of Policy REC7 and Policy ENV27 – Design of New Development. The proposed flood lighting would have an impact on the undeveloped coast and the impacts are considered further under the “Impact on residential amenity of existing residents” section of the report.

Impact of new Club House and other buildings 

This building will replace the existing social club building. The original scheme proposed a detached building and higher building, which would given its location in the undeveloped coast appear as a large and over dominating building within the site, given the form and scale of the existing building on the site.

Following negotiation the replacement building is connected to the indoor bowls club and has been amended to a single storey building. The building is contemporary in its form and design and the use of a mixture of contemporary material. The building will provide changing rooms and other associated facilities to serve the outdoor sports facilities, in addition to function rooms to serve the social club side of the facility. 
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Whilst this building will have an impact on the site and the undeveloped coast, on the basis that it support the enhanced sports facilities, it is considered overall that amended design would be considered acceptable.

The other buildings within the site are small in scale and supporting structures to the sports provisions. Whilst the Gym building is not directly related to the sports provisions, its siting design and scale is considered appropriate.

Whilst the proposed buildings associated with the enhanced sport provision cumulatively will increase the built form of development on the eastern part of the site, in isolation these element are considered acceptable, where there level of impact would be outweighed by the enhanced sport provision as supported by local and national planning policies. However when viewed together with the proposed development of the eastern part of the site for 200 houses, the site as a whole would have a marked change in character, which as aforementioned would be harmful to undeveloped coast. 

Proposed Caravan Park
Policy TOUR4 of the Vale of Glamorgan Adopted Unitary Development Plan 1996-2011 advises that new caravan and tent sites will be permitted in principle outside of the Glamorgan Heritage Coast and Coastal Zone will be permitted subject to a series of criteria being satisfied.

In this case, as aforementioned the site lies within the Undeveloped Coast under Policy ENV 6 (East Vale Coast), where one of the main criteria is that a coastal location is necessary for the development. 

However the Council have approved tent sites within protected coastal zones and the Glamorgan Heritage Coast on the basis that the impacts balanced against the tourism benefits were considered acceptable.

The following advice from PPW and TAN 13 is also considered to be of relevance and demonstrates support towards the principle of developments such as that proposed:

TAN 13: Tourism (1997), states:

“…. Holiday and touring caravan parks are an important part of the self-catering holiday sector and can contribute as much to the local tourism economy as serviced holiday accommodation, while using less land for the purpose.  Holiday caravan sites can be intrusive in the landscape, particularly on the coast.”
In terms of the potential tourism benefits, it is considered that the proposal would actively support the aims of the Council’s Rural Local Development Strategy, by encouraging and improving access to the rural Vale, and strengthening the stock of tourism accommodation available to visitors. 

Furthermore Planning Policy Wales is clear in stating that the planning system should encourage sustainable tourism in ways which enable it to contribute to economic development, conservation, rural diversification, and social inclusion.  It also advises that in rural areas, tourist development is an essential element in providing for a healthy, diverse, economy. 
Within the Vale, tourism is a primary sector through which the rural economy can be developed and it is considered that proposals such as this, where sited appropriately, should be encouraged so as to maximise those benefits. Accordingly, it is considered that the proposed development represents the kind of development promoted by Planning Policy Wales, which would provide benefits to the rural economy and assist the aims of Strategic Policy 6 of the UDP.

Regard should be given the characteristics of the site. The site shown for the location of the caravan park is in the south east corner and would abut an existing caravan park (Island View Caravan Park). On the basis that the proposal is for a touring caravan park, the impacts would be temporary and transient. Whilst the caravan park would be visible for the PROW (All Wales Coastal Path) any users of this path would not be adversely impacted upon given limited size of the park and the fact that it would appear as an extension to (Island View Caravan Park). 

Given the wider tourism benefits of the caravan park and the unique circumstances of the site, when viewed in context with the adjoining caravan park, the proposed touring caravan park element of this scheme is considered acceptable, within this coast location, given the limited wider impacts. 

Therefore to conclude, while the touring caravan park would result in the loss of an existing recreational facility, there is no policy that resists such a change of use in principle. Accordingly, it is considered that this element of the scheme would not adversely impact upon the provision of recreational facilities within the Vale that would positively contribute towards tourism in the area.

If planning permission were to be approved for the whole scheme, conditions would be imposed to ensure that the layout accords with the site licence and conditions of limitations on the occupancy of the site.

Phasing of Development

During ongoing discussions, the agent has agreed to the 70/30 split for the affordable housing tenure (see Affordable Housing Section), although this is based on a set phasing and delivery for the provision of the sports facilities. 

In terms of a broad phasing guide, the agent has confirmed that for indicative guidance, the developers (St. Modwen) would expect:

· To develop around the entrance area of the residential (may be around a quarter of the site at the frontage area) while retaining some pitches on the remaining ¾ of the site (residential area) while the new facilities are being built. 

· That the priority for the club would be to gain an income and the provision of the caravan area and road to it early on would be preferable, the pitches could then be developed and could settle in, then the club house could be developed. 

· The external bowling green and pavilion would be last to be required in the priority of the order. 

It is stated that a definitive position would need to be agreed with the club as it would likely involve the use of temporary buildings etc. for changing rooms (which are currently located in the proposed residential area close to South Road). 

It is emphasised that the phasing set out above is “a guide” but in order to achieve a definitive position further discussions with the club would be required and therefore on this basis, the agent has requested that a formal position is agreed through a suitably worded condition seeking a phasing programme prior to commencement.

If the principle of development were to be supported, it is accepted that there would need to be a detailed phasing plan in place to ensure that the sports elements is brought forward in a timely manner. This would require significant further consideration and would be secured either by planning condition or through the S106 Legal Agreement.

Traffic impacts, access parking and PROW issues

Capita Property and Infrastructure has been commissioned by the Vale of Glamorgan Council to undertake a review of the traffic impact of the Transport Assessment (TA) 

To conclude the traffic assessment, The TA is generally robust, bit there are issues to consider with regard to pedestrian safety at the southern end of Beach Road and whether the A4231 Barry Docks Link Road/B4267 Sully Moors Road/A4055 Cardiff Road roundabout should be assessed. Also there are issues with regard to the modelling and potential remediation at the B4267 South Road/Cog Road 3-arm priority junction and a Learner Travel Wales/Active Travel Wales (2013) Act assessment has not been undertaken, particularly to Sully Primary School in Burnham Avenue (Learner Travel)

In light of the above, the revisions to layout and to address comments made in respect of the Framework Travel Plan and Transport Assessment a Technical Note has been produced to address all of the outstanding matters raised and requested for additional information. In respect of the amended scheme namely:

1. A slight expansion in the residential area but with the proposed number of dwellings unchanged at up to 200 units;

2. A reconfiguration of the sports pitches;

3. A slight reduction in the size of the club house;

4. Repositioning of the social club and bowls area; and

5. Replacement of the food retail unit with a gym (approximately 465m2 gross floor area).

The alterations listed 1 – 4 will not affect the off-site impacts of the development proposal as considered in the TA and FTP and the replacement of the food retail unit with a gym is expected to result in a reduction in the number of trips generated by the development and thereby the impact of the site.

Reference is also made to the Sustainable Transport contributions sought in the Cog Road development, in addition to a contribution of £24,000 towards an improved layout of the ‘McDonalds Roundabout’ and the widening works to the Cog Road arm of the Cog Road / South Road junction.

In respect of the Learner Travel Wales Measure (2008) and the Active Travel Wales (2013) Act, it is stated that they are not normally required in the assessment of development proposals and as a consequence were not requested by the VoG at the scoping stage or undertaken for the nearby Cog Road development scheme.

The Highway Development Team have advised that the existing car parking provision in relation to the Sports and Social Club, will be increased from 150 to 232 spaces, which is acceptable.  However, it has not been possible to review the proposed layout within the site, as the submitted drawings were not provided at an appropriate scale.  Furthermore, it appears that there are no parking or manoeuvring facilities provided for servicing vehicles or coaches.

In addition, when reviewing the means of access, the audit informs that junction is yet to be finalised.  However, it is noted that adequate visibility can be provided along the adjacent highway and the junction will operate within capacity.  Nevertheless, in order that a full and formal assessment of the access can be undertaken, full engineering details, including vehicle swept paths of servicing vehicles/caravans/coaches etc. entering and existing the site are required to be submitted for consideration.

Therefore, it is considered that provided that the further details are submitted by way of condition, an objection in relation to the highway and transportation aspects of the development is not raised.

Further to the above, the agent has in any case submitted further information and detail to address a number of the outstanding concerns which could, in any case, be addressed by way of planning conditions.  The Highway Development Team have considered these further details, but still requests a number of details (by condition) in relation to an internal footway line, acceptable parking, coach parking, swept paths. 
In terms of the impact on the Public Right of Way No.4 which cross the southern part of the site, the proposal indicate that the route will be retained and safeguarded. The Public Right of Way Officer has advised that the  Public Right of Way must be kept open and free for use by the public at all times, and no adverse effect should result to the Public Right of Way. Should the Public Right of Way require temporary closure to assist in facilitating works an order should be sought under the Road Traffic Regulation Act 1984. Temporary closure should not be sought in order to allow construction of permanent obstructions.

Whilst the PROW route will be retained, the users of the route as part of the all Wales Coastal path will be impacted upon as a result of the development, which has been addressed under the visual impact section of the report.

Impact on residential amenity of existing residents.

The greatest impact of the development is likely to be on the residents of the existing dwellings which adjoin the western boundary of the site. The layout of this residential element which is in outline is indicative. In light of this, consideration of the impacts of this part of the development on adjacent residential occupiers cannot be fully made at this stage. However the masterplan does show a buffer between the dwelling and the existing adjacent dwellings. On this basis if outline planning permission were to be granted, any subsequent Reserved Matters application would have to ensure that the layout, siting and design of the dwellings was such that they would not impact on the amenity of the adjacent occupiers, in line with the Amenity Standards SPG.
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Consideration should also be given to the proposed enhanced sports facilities and any associated noise, disturbance and pollution that that may arise from these elements of the scheme, which is submitted in full and subject to detailed consideration.

Firstly, to enhance the sports provision the scheme includes flood lighting to the prosed 3G pitches, training pitch and car park/ access road. The application has been supported by a Technical Report prepared by Abacus, which considers the luminance levels required for specific uses, the environmental zone category for the site, minimum mast heights and the number and type of floodlights.

In summary the Technical report proposes a scheme of lighting which is appropriate to meet the minimum requirements and details mast locations, floodlight orientation and appropriate luminance levels on the pitch to reduce horizontal and vertical overspill, which will exceed the requirements for this environmental zone E3 location. The application is also supported by an external floodlighting plan, which details the location of all floodlights and masts, luminance levels and importantly the lux levels. In summary if the principle of development were to be supported and the enhanced sports facilities were approved, the details of the lighting would be generally acceptable, and necessary to maximise the evening use of the sports facilities. However conditions would be imposed to secure details of a lighting management plan, to control the management and use of lighting by the different clubs and include hours of illumination.
In addition to the above, in terms of noise, if planning permission were to be granted for new buildings on site, a conditions would be proposed, whereby if any air conditioning or condensing units were to be installed on any building, the full details of any such equipment would have to submitted by way of condition, to ensure that the amenities of any nearby neighbours is not impacted upon.

The application is supported by a Noise Impact Assessment of Land for Residential Development prepared by Atkins.

It is stated that the majority of the area proposed for residential development is predicted to fall within TAN 11 category A - “Noise need not be considered as a determining factor in granting planning permission, although the noise level at the high end of the category should not be regarded as desirable” with the exception of the northern extent of the site, nearest South Road, which is predicted to fall within TAN 11 category B “Noise should be taken into account when determining planning applications and, where appropriate, conditions imposed to ensure an adequate level of protection”.

It is likely that this category B classification would be applicable to the front row of housing, which is directly exposed to road traffic noise from South Road; whereas housing further back would benefit from screening by this front row of housing. Such screening could be reasonably assumed to achieve approximately 10 dB of attenuation, thus it is expected that subsequent rows of housing would be deemed to be TAN 11 category A - “Noise need not be considered as a determining factor in granting planning permission, although the noise level at the high end of the category should not be regarded as desirable”.

Depending on the exact internal layout of the proposed residential developments, and also the location of any proposed external spaces, acoustic mitigation may be required to ensure all guideline values are met at the northern extent of the site. As the residential element is in outline if planning permission were to be granted a condition would be imposed to ensure that all dwelling that fall within  TAN 11 category B are suitably mitigated to ensure adequate level of noise protection.

Sporting Noise has also been considered and calculations based upon current site layout plans indicate that a worst case sporting noise level arising from use of the proposed outdoor sports pitches is expected to be approximately 62dB LAeq, 15mins, with the nearest pitches having the greatest potential for adverse impact on the amenity of the proposed residential development.

Appropriate acoustic mitigation would enable the upper limits of TAN 11 category A, and WHO and BS 8233:2014 daytime outdoor threshold values to be met.

The details of the appropriate acoustic mitigation will require careful consideration once the residential site plan is at an appropriately advance stage of design, to ensure any such a proposed barrier was of adequate height and length representative of the final site layout. Such a barrier should be designed so as to achieve approximately 10 dB of attenuation to ensure all target threshold criteria values can be met. This is discussed in detail in section 4.2 of the Noise Impact Assessment report and includes recommendations regarding the specification of acoustic barriers, the details of which would be required to be submitted by way of condition, should planning permission e grated.

It is also recognised in the Noise Impact Assessment report that functions held at the club house have the potential to impact on the amenity of the proposed nearby residential receivers. Entertainment and function noise emission should be controlled as part of the licensing agreement. Details of how such impacts may be minimized are in detail in section 4.3 of the Noise Impact Assessment report.

Plant to be installed at the club house should be specified as such that the cumulative plant rating noise level from all plant associated with the club house should not exceed 30 dB LAr,T at the nearest residential properties. Detailed calculations should be undertaken to ensure these conditions are met once the plant to be installed at the club house is confirmed. Ordinarily these matters would be addressed by planning condition if planning permission were to be granted.

In respect of the impacts of construction noise, this would be ordinarily be controlled through the submission of a Construction and Environmental Management Plan and associated phasing plan, secured by condition.

Flooding, Drainage and coastal erosion

In respect of flooding, the site is not located within NRW or DAM area of fluvial or tidal flood risk, although there is a low risk of surface water flooding along the western portion of the site adjacent to the highway. The application is supported by a drainage strategy which states that surface water will be discharged into the sea and a Flood Consequence Assessment (FCA). Based on the submitted FCA no objection has been raised in respect of flood risk from Natural Resources Wales (NRW) or the Council’s Highways and Engineering Team. 

However should planning permission be granted the Council’s Highways and Engineering Team have specified conditions to ensure that a scheme of surface water drainage is submitted and approved, to include a Sustainable Drainage system (SuDs) management plan setting out future management responsibilities. 


Similarly Dwr Cymru Welsh Water have also specified a number of conditions to ensure no detriment to existing residents or the environment and to Dwr Cymru  Welsh Water’s assets in respect of :

· No building shall be occupied until a point of connection on the public sewerage system has been identified by a hydraulic modelling assessment 

· No further surface water and/or land drainage shall be allowed to connect to the public sewerage system.

· No development shall be carried out within 3 metres of the centreline of the public sewer

· Prior to works commencing on site a hydraulic modelling assessment shall be undertaken to assess the effect of the proposal on the existing water supply network and ay necessary water infrastructure works have been undertaken.

NRW have advised concerns are also raised in respect of coastal erosion, although considers advice on such matters is discussed with the appropriate advisors. In this case the Council’s Highways and Engineering Team as part of their costal protection remit have considered the shoreline management plan of for the life of the development and consider that the stated 20m buffer from the edge of the cliffs to the development is appropriate to account for the maximum rate of erosion. However prior to the commencement of any development the result or a geotechnical investigation on the stability of the cliffs should be submitted for approval, which would normally be required by way of planning condition.

Trees and hedgerows

The application has been supported by an Arboricultural Assessment and a Technical Note on Hedgerows, prepared by Atkins,

In respect of trees, the Arboricultural Assessment considers the impacts of the proposals of the existing tree stock at the site, likely mitigation measures or design solutions to facilitate the works. To accommodate the proposal 2 no individual and 5 no. groups of Category C trees (low quality, due to young age, condition and limited life expectancy) are to be removed. Whilst these are low category tree, they still have amenity value. The scheme includes mitigation planting or consideration of relocation of young trees. It is noted that the important and protected trees around the perimeter of the site are shown to be retained by the development proposals that is the tree along the western and eastern boundaries. Should planning permission be granted, tree protection  measures would be required to safeguard to the protected trees and further consideration would be given to amending the layout in order to retain, as far is  practically possible, the lower value Category C trees, or to secure their safe relocation.

The scheme proposes a new hedge along the central boundary between the sports/caravan park area and the residential development and would extend the full length of the boundary from the junction with the Wales Coastal Path to meet the open area to the front of the site, some 360 metres in length. It is stated that this would be species rich comprising of a diverse mix of native shrubs and trees to establish a densely planted, attractive and secure boundary. Details of onward management are included within these technical notes. There is no objection to this element of the scheme, although this element is only being proposed to serve as a green buffer and demarcation between the two parts of the site. If planning permission were to be granted the provision of a native hedge would be supported, which will enhance the bio diversity status of the site and would be subject to conditions in respect of full details of planting and aftercare / management.

The plan below details the Landscape Framework Strategy:
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Ecology

Both Natural Resources Wales and the Council’s Ecology Officer have considered the application following submission of additional reports in respect of the potential impact on bats. No objection has been raised, subject to a condition to secure biodiversity maintenance and enhancement. 

Archaeology

UDP Policies ENV 18 and ENV 19 of the UDP state that where development is likely to impact on a known or suspected site of archaeological significant,

archaeological evaluation should be  carried out and that mitigation measures are required to ensure preservation on site or adequate recording prior to disturbance.

Glamorgan Gwent Archaeological Trust were consulted on the application and have state that there is a significant archaeological restraint to this application. As noted in their earlier letter, there are significant archaeological resources across the proposed development area, where evaluation work in 1992 found evidence for a Roman building and occupation material, and also an extensive flint scatter of Neolithic date. A Desk Based Assessment supplied in support of the application (ref: GGAT Projects report number 2014/059) also notes crop marks from aerial photography. It is therefore possible that the proposed development could reveal significant evidence about pre-historic, Roman and later settlement and land use. 

GGAT initially recommended further archaeological evaluation works be carried out prior to any determination of this application. However following further discussion with the applicants archaeological contractors GGAT have revised their comments and recommendation and consider that the works be carried out as part of a pre commencement condition, and are content with this suggestion. 

This would require a programme of archaeological work in accordance with a written scheme of investigation to be submitted, by way of conditions.
However GGAT draw attention to the fact that significant risk is posed to the successful completion of their development in choosing to carry out archaeological works as part of pre-commencement condition. If significant remains are found it may be the case that development cannot proceed to completion, or it may be that significant redesign is required. 

Therefore, it is considered that subject to the condition described, any archaeological resource could be adequately protected, in accordance with Policies ENV 18 and ENV 19 of the UDP and in accordance with the aims of PPW and Circular 60/96.

Village Green

For note and information, an application has been received to register part of the site as a Town or Village Green. The application is being duly considered by the Council in its capacity as the Commons Registration Authority.

Planning Obligations

The Council’s approved Planning Obligations Supplementary Planning Guidance (SPG) provides the local policy basis for seeking planning obligations through Section 106 Agreements in the Vale of Glamorgan.  In addition the updated Draft Planning Obligations SPG (approved by Cabinet on 14 December, 2015) is now used as a material consideration in the Development Management process.  It sets thresholds for when obligations will be sought, and indicates how they may be calculated.  However, each case must be considered on its own planning merits having regard to all relevant material circumstances.

The Community Infrastructure Levy Regulations 2010 came into force on 6th April 2010 in England and Wales.  They introduced limitations on the use of planning obligations (Reg. 122 refers).  As of 6 April 2010, a planning obligation may only legally constitute a reason for granting planning permission if it is:

(a)
necessary to make the development acceptable in planning terms;

(b)
directly related to the development; and

(c)
fairly and reasonably related in scale and kind to the development.

In this case the proposals as revised, relate to a development of 200 dwellings. On this basis, if the application were considered capable of approval the following planning obligations would be required through a section 106 agreement:

Affordable Housing

TAN 2 defines ‘Affordable Housing’ as housing provided to those whose needs are not met by the open market. It should meet the needs of eligible households, including affordability with regard to local incomes, and include provision for the home to remain affordable for future eligible households, or where stair-casing to full ownership takes place, receipts are recycled to provide replacement affordable housing. This includes two sub-categories: social rented housing where rent levels have regard to benchmark rents; and, intermediate housing where prices or rents are above social rented housing but below market housing prices or rents. 

UDP Policy HOUS12 requires a reasonable element of affordable housing provision in substantial development schemes. The supporting text to that policy also states: ‘The starting point for the provision of affordable housing will be an assessment of the level and geographical distribution of housing need in the Vale’. 

The Deposit Local Development Plan (October 2013) policy MG 4 required 35% affordable housing to be incorporated with any residential development of this site, based on an assessment of need and viability at the time. However, as part of the Local Development Plan process there has been an assessment of ‘focused’ and ‘minor’ changes to the draft Deposit Local Development Plan (DLDP). These changes are in response to subsequent consultations and the issues raised and are considered necessary to ensure that the LDP is sound. These focused changes include an amendment to the requirement for affordable housing as part of residential development.

In response to representations on affordable housing, the Council has commissioned a review of its viability evidence base to September 2014, taking account of matters raised by the Home Builders Federation (HBF) and the Welsh Government (WG). The latest viability evidence, contained within the Council’s Affordable Housing Viability Update Report (2014), indicates a marked increase in viability within the Vale of Glamorgan, and recommends that the Council should increase the affordable housing targets set out in Policy MG 4 from 35% to 40% in the area of Sully.  The Council has produced further evidence to support this position following the recent examination in Public of the LDP which is contained in the Action Point Responses for Hearing Session 6.

The Vale of Glamorgan Local Housing Market Assessment (2015) provides the latest evidence on affordable housing need. The LHMA identifies a net annual need for 559 Affordable Housing Units in the Vale of Glamorgan. 

In light of the evidence contained within the Council’s Affordable Housing Viability Update Report (2014) and the focussed change to Policy MG 4, a Draft SPG for Affordable Housing was approved by Cabinet on 14th December 2015 (Cabinet Minute C3022) and at the Council's Economy and Environment Scrutiny Committee on 5th January 2016. The SPGs are now being used as a material consideration in the Development Management process.

Based on an outline application for 200 dwellings, 40% affordable housing should be provided on site in line the draft Supplementary Planning Guidance on Affordable Housing, which equates to 80 dwellings.  The Council require the affordable housing tenure to be provided at a ratio of 70% social rented, 30% low cost home ownership/intermediate rent consistent with the local housing needs identified in the Council’s LHMA. 

As the residential element of the scheme is in outline, the layout and unit sizes have to been determined and would ordinarily be considered in any subsequent reserved matters application, where the overall provision and tenure split  would be secured by way of a legal agreement under the outline consent. 

The applicant has, following negotiation, agreed to the overall provision of 40% and the required 70:30 tenure split.

Education

All new residential developments which are likely to house school aged children create additional demand on places at existing schools. PPW (Ed. 8, January 2016) Paragraph 4.4.3 emphasises that in order to achieve a ‘More Equal Wales’, development should promote access to services like education. PPW recognises that education is crucial for the economic, social and environmental sustainability for all parts of Wales. It makes it clear that development control decisions should take account of social considerations relevant to land use issues, of which education provision is one.

UDP Policy HOUS8 permits new residential development within settlements, provided that, amongst other things, adequate community and utility services exist, are reasonably accessible or can be readily and economically provided. Education facilities are clearly essential community facilities required to meet the needs of future occupiers, under the terms of this policy. Whilst the Council’s Unitary Development Plan (1996-2011) is time-expired, this policy remains in line with national guidance contained within PPW. 

The Council has based the Education contribution for this site on the adopted Planning Obligations SPG, given that the application was received by the Council some time before the 5th January 2016. This is considered a fair and reasonable approach.

Based on a 40% provision of Affordable Housing Units and the required mix by our Housing Team, No. x 1 bedroom flats would be required. These single bedroom flats are not considered to be of sufficient size to accommodate families that can generate children of a school age. Therefore the calculation is based on 180 dwellings which are likely to generate children of a school age. 
The Council’s Education Department have submitted preliminary advice as to whether there is sufficient spare capacity within the existing local schools to accommodate the increased demand as a result of this development in relation to existing capacity and permitted or identified developments. The comments are summarised as follows.

Firstly, based on the dwellings proposed, the anticipated ‘pupil yield’ has been calculated. The pupil yield from the proposed developments are as follows:

· 18 Nursery

· 50 primary

· 44 Secondary (37 aged 11 – 16 and 7 aged 16 – 18) . 

The proportion of pupils attending the different sectors in the area serving the development as per the LDP education facilities paper, are as follows: 

Primary

English Medium (Sully Primary School) = 91%                                       
Welsh Medium (Ysgol Pen Y Garth) = 4%                                              
Church in Wales (St. Andrews Major) = 2%                                            
Roman Catholic (St. Josephs) = 2%

Secondary

English medium (Stanwell) = 93%

Welsh medium (Bro Morgannwg) = 4%

Denominational = 1%

The development serves, Sully Primary (EM), Ysgol Pen Y Garth (WM), St Andrews (CIW) and St Josephs (RC) for primary education and Stanwell (EM), Ysgol Bro Morgannwg (WM) and St Richard Gwyn (RC) for secondary education.
The Pupil Place requirement linked to schools applying the sector proportions are as follows;

Sully Primary


-   16 Nursery and 46 Primary     
Ysgol Pen Y Garth

-   1 Nursery and 2 Primary

St Andrews


-   1 Nursery and 1 Primary

St Josephs


-   0 Nursery and 1 Primary
Stanwell


-   34 (11-16) and 6 (16 – 18)

Ysgol Bro Morgannwg
-   1 (11 – 16) and 1 (16 – 18)

St Richard Gwyn

-   1 (11 – 16)

Nursery
There is no spare capacity at nursery level within all types of provision to accommodate the development. The authority would therefore seek S106 contributions for 18 nursery age children at a cost of £14,463.26 per place, including professional, legal fees etc., totalling £260,338.68. The cost per place factor is contained in the Council’s supplementary planning guidance document.

Primary

There is no spare capacity at Sully, St Andrews and St Josephs to accommodate the development. The authority would therefore seek S106 contributions for 48 primary age children at a cost of £14,463.26 per place, including professional, legal fees etc., totalling £694,236.48. The cost per place factor is contained in the Council’s supplementary planning guidance document.

Secondary

There is no spare capacity at Stanwell Comprehensive School and Ysgol Bro Morgannwg to accommodate the development. The authority would therefore seek S106 contributions for 35 pupils aged 11-16 at a cost of £21,793.42 per place totalling £762,769.7 and for 7 pupils post 16 at a cost of £23,653.40 per place totalling £165,573.8, the overall total required would be £928,343.5. The cost per place factor is contained in the council’s supplementary planning guidance document.

Overall S106 Contribution required
 

Nursery     - £260,338.68

Primary     - £694,236.48.

Secondary - £928,343.5

 

Total            £1,882,918.6

The overall contribution required for nursery, primary and secondary would therefore be £1,882,918.60. The applicant has confirmed agreement with this contribution.

Public Open Space

Residential developments are expected to make provision for Public Open Space and/or recreational facilities to meet the needs of the future population they will bring to the area. Open space offers vital opportunities for sport and recreation, and also act as a visual amenity. 

TAN 16: Sport, Recreation and Open Space (2009) states ‘Planning conditions and obligations (Section 106 Agreements) can be used to provide open space, sport and recreational facilities, to safeguard and enhance existing provisions, and to provide for their management’. UDP Policies HOUS8, REC3 and REC6 require new residential developments to make provision for public open space and the Draft Planning Obligations SPG provides further advice about how these standards should operate in practice. 

The site lies within Sully Ward. The LDP Open Space Background Paper (2013) indicates that the Ward has an under-provision of children’s play space of 0.94 ha and an over-provision of outdoor sport space of 12.17ha.
The indicative housing layout indicates a central area of public open space, which would provide for children’s play space. Moreover there is over provision of outdoor sport in the Sully Ward as previously stated above. In this regard on the basis of on-site provision of children equipped and non equipped play space within the development, in line with the children’s play space standards. no financial contributions would be sought. 

The agent has confirmed agreement to a commuted sum for maintenance of the on site public open space of  £50,000.
Sustainable Transport

Increasing importance is enshrined in local and national planning policies emphasising the need for developments to be accessible by alternative modes of transport than the private car. Planning Policy Wales (PPW) (ed. 8, January 2016), Paragraph 4.4.3 recognises that in order to create sustainable and cohesive communities within Wales, improvements to transport facilities and services are required. Paragraph 4.7.4 seeks to ensure that new developments are integrated appropriately within existing settlements, to minimise the need to travel by private car. National policy contained within Technical Advice Note 18 ‘Transport’ (March 2007) Paragraph 9.20 allows local planning authorities to use planning obligations to secure improvements to the travel network, for roads, walking, cycling and public transport, as a result of a proposal. 

In terms of local policy, UDP Policy 2 favours proposals which are located to minimise the need to travel, especially by car and which help to reduce vehicle movements or which encourage cycling, walking and the use of public transport. UDP Policy ENV27 states that new development will be permitted where it provides a high level of accessibility, particularly for public transport, cyclists, pedestrians and people with impaired mobility. Whilst the Council’s Unitary Development Plan (1996-2011) is time-expired, these policies are supported by the advice in PPW, TAN 18: Transport and Manual for Streets and therefore remain relevant. 

The Sustainable Transport Assessment (2013) and Transport Assessment of LDP Proposals (2013) identified the transport implications of growth planned in the LDP and outlined proposals for improvements to highway and sustainable transport infrastructure to address the increased demand for travel. 

In accordance with the Planning Obligations SPG at the time of submission, the Council sought a financial contribution of £2000 per residential unit to provide sustainable transport facilities. For the proposals for 200 units this would equate to £400,000. This could be used towards improve cycle routes in the area; upgrading bus stops in the vicinity of the site; contributing towards enhanced bus services; and improving pedestrian links in the area and works ot enhance the coastal path. The applicant has confirmed agreement with this contribution.
Community Facilities 

Community facilities are important for meeting a range of social needs and must be provided locally to serve the needs of the local community and reduce the need to travel. All new residential developments place pressure on existing facilities. Chapter 4 ‘Planning for Sustainability’ of PPW (Ed. 8, January 2016), promotes the importance of equal and cohesive communities, and access to services such as community facilities. Paragraph 4.6.1 of PPW recognises that development can help to arrest the decline in community facilities.  

UDP Policy HOUS8 permits new residential development where (inter alia) adequate community and utility services exist or can be readily provided. The SPG on Planning Obligations acknowledges that new residential developments place pressure on existing community facilities and creates need for new facilities. Therefore, it is reasonable to expect new residential developments of this scale to contribute towards the provision of new, or enhancement of existing, community facilities.

The Community Facilities contribution for the scale of development would be based on the formula of 0.75sqm of community floor space per dwelling or £988.50 per dwelling if not provided on site (based on the SPG requirement at the time the application was submitted). Given the scale and location of the development when considered in conjunction with the adjacent development, it is considered appropriate to require an off-site contribution of £197,700. This contribution could be used to provide improved facilities off site within Sully such towards the Provision of a new community building on land West of Swanbridge Road and to address the existing deficiency of library space provision.
Public Art

Technical Advice Note (TAN) 12 ‘Design’ (March 2016) Section 5.15 recognises the importance role of public art, in creating and enhancing ‘individuality and distinctiveness’ within a development, town, village and cities. Public Art can bring distinctiveness and material and craft quality to developments, enable local people to participate in the process of change and foster a sense of ownership. It is therefore an important part of achieving design quality.

The Council introduced a ‘percent for art’ policy in July 2003, which is supported by the Council’s adopted SPG on Public Art. It states that on major developments, developers should set aside a minimum of 1% of their project budget specifically for the commissioning of art and, as a rule, public art should be provided on site integral to the development proposal.

The applicant has confirmed the public art would be integrated into elements of the club house with details to be agreed via condition. Whilst this may be acceptable such provision would have to equate to the 1% value set out above and fall within the definition of public art, rather than simply a build cost and as such would have to form part of a legal agreement and not secured by way of condition.

Off site Highway Works

The agent has set aside £20,000 for the proposed works to be undertaken towards an improved layout of the ‘McDonalds Roundabout’.
CONCLUSION

For the reason set out above in this report, it is considered that whilst the sport elements of the scheme are considered acceptable and generally in line with local and national planning policy. However, the outline element of this hybrid application is considered unacceptable as contrary to the adopted Development Plan and emerging Local Development Plan policies and designations, without sufficient material considerations weighing in favour of granting planning permission.

The decision to recommend refusal of planning permission has been taken in accordance with Section 38 of The Planning and Compulsory Purchase Act 2004, which requires that, in determining a planning application the determination must be in accordance with the Development Plan unless material considerations indicate otherwise.  The Development Plan comprises the Vale of Glamorgan Adopted Unitary Development Plan 1996-2011.
RECOMMENDATION
REFUSE (W.R.)

1.
The proposed residential development is outside the defined settlement boundary of Sully and is not considered an appropriate form of "rounding off" and there is no overriding justification or material consideration to outweigh the "in principle" policy presumption against such development.  Moreover the development would be highly visible from South Road and the Public Right of Way No.4 Sully (part of the All Wales Coastal Path). As such the development would be contrary to Polices ENV1 - Development in the Open Countryside, and HOUS3 - Dwellings in the Countryside of the adopted Vale of Glamorgan Development Plan 1996 – 2011 and Planning Policy Wales (Edition 8, 2016).

2.
By virtue of the parameters for development, the density and indicative site layout, the proposed development of 200 No. houses within the undeveloped coastal zone would fail to respect the coastal setting and open nature of the existing site and it setting against the existing settlement of Sully, where a need for a coastal location for such development cannot be demonstrated. Moreover the development would be highly visible from South Road, Sully and the Public Right of Way No.4 Sully (part of the All Wales Coastal Path). As such the development would be contrary to Policy ENV6 – East Vale Coast of the adopted Vale of Glamorgan Development Plan 1996 – 2011 and Chapter 5 of Planning Policy Wales (Edition 8, 2016).

3.
By virtue of the parameters for development, the density and indicative site layout, the proposed development of 200 No. houses would result in an unacceptable and unjustified extension of the settlement of Sully eastwards, which would prejudice the open and undeveloped nature of the land and adversely affect the rural setting of Sully, contrary to the Local Development Plan background evidence contained within the Green Wedge Background Paper, and the advice contained within Chapter 4 of Planning Policy Wales (Edition 8, 2016).

NOTE:

Please note that this consent is specific to the plans and particulars approved as part of the application.  Any departure from the approved plans will constitute unauthorised development and may be liable to enforcement action.  You (or any subsequent developer) should advise the Council of any actual or proposed variations from the approved plans immediately so that you can be advised how to best resolve the matter.

In addition, any conditions that the Council has imposed on this consent will be listed above and should be read carefully.  It is your (or any subsequent developers) responsibility to ensure that the terms of all conditions are met in full at the appropriate time (as outlined in the specific condition).

The commencement of development without firstly meeting in full the terms of any conditions that require the submission of details prior to the commencement of development will constitute unauthorised development.  This will necessitate the submission of a further application to retain the unauthorised development and may render you liable to formal enforcement action.

Failure on the part of the developer to observe the requirements of any other conditions could result in the Council pursuing formal enforcement action in the form of a Breach of Condition Notice.
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