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Photovoltaic Installation, Cwrt Yr Ala Road, Caerau, Cardiff (former Ely Brickworks)
Proposed excavation of fill material (to be stored on site), importation of inert wastes with the progressive restoration of the former mineral working areas associated with the former Ely Brickworks

SITE AND CONTEXT

The site extends to an area of approximately 4.1ha of land lying on the northern boundary of the Vale of Glamorgan with Cardiff city’s administrative area. The land formed part of the former Ely Brick works and is to the south of the A4232 (PDR). Access to the land is via a track approximately 750m in length. There is a belt of trees along the northern boundary of the site .

A recently constructed solar farm lies to the south of the site.

The site currently has an extant planning permission for mineral extraction and is

classified as a derelict site within the UDP (Min 10 (vi)).

There are Scheduled Ancient Monuments (SAMs) at Caerau Camp, approximately 100m to the west; Ely Roman Villa, approximately 600m to the north-east, Leckwith Ridge, approximately 1.4km to the east and Greave Round Barrow, approximately 1.7km to the south-west.

DESCRIPTION OF DEVELOPMENT

The planning application seeks full permission for the extraction of ‘old’ fill, storing that fill on site and its reuse along with imported inert wastes for the progressive restoration of the former mineral working areas within the site.

In order to “achieve stability”, and appropriate engineering of the site, initial works will involve the digging out of some 60,000 m3 of clays and fill material which will be used on site for engineering .

The pits will be deepened by between 1m and 6m and will be followed by the

importation of inert wastes at an estimated rate of 30-40,000 tonnes per annum.

It was anticipated that the restoration operation will take 5 years to complete.

On the basis of up to 40,000 tpa imported material, this equates to

an average of 20 vehicle movements (10 in and 10 out) per day. Amended information refers to “by using historically backfilled material in the restoration scheme the volume of inert waste to be imported will be correspondingly lower than originally anticipated”.

The works will be carried out in phases once the site facilities have been installed 

Phase 1 extraction extends to some 16, 300m² and ranges between 43m AOD in the western part of the phase to 54m along the southern boundary.

The initial activity will be the creation of a quarry access ramp at a slope not

exceeding 12% which will run along the southern boundary. This will facilitate the

digging out of clays and soils to a formation level of between 44 and 45m AOD.

The total quantity to be removed from this phase is 31,000m³ of materials.

A surface water drain will be constructed along the northern boundary of the entire site, and the northern perimeter bund of the phase will also be formed. 

Phase 2 consists of the extraction of approximately 6,300m2 with a temporary ramp formed at the western end of the phase to ensure access can be achieved from the phase 1 area. The temporary road will be set at a level of 42m at the western end and will be used to dig out some 6,300m3 of material in order to gain access to the eastern end of the site. 

Similar operations will take place in respect of creating the profiles and the perimeter bund. A drain around the southern part of Phase 2 will be implemented at this time as will a link to the northern boundary surface water drain. 

Phase 3 consists of the infilling of the eastern part of the site by importation of approximately 35,000m3 to tie in with the existing profile of Caerau Wood along the southern boundary. The maximum height of the restoration level will be 64.5m AOD.

It is anticipated that the infilling operations will take approximately 1 year to achieve from commencement, and all access to the site will be gained via the temporary haul road constructed during Phase 2 of the operations.

Upon completion of the final profile a surface water drain will be constructed along the southern and eastern boundaries of Phase 3 to tie in with the northern surface water drain and the existing surface water drainage regime.

Phase 4, is commenced upon completion of the Phase 3 profile, infilling operations associated with the area created as a result of the Phase 2 operations would commence.  The infill area would extend to some 16,370m² and would involve the importation of approximately 100,000m³ of material to achieve the levels indicated.

The profile of the finish levels will include a slope of approximately 1 in 3 to the 58m contour beyond which the land will gradually slope upwards towards the woodland that currently forms the southern boundary of the site.

Upon completion of the required profile levels the surface water drain would be

implemented along the western and southern boundaries to ensure that it ties in with the existing surface water drainage system implemented as a result of the road construction.

The total period of the development works, including restoration, is indicated as 5 years. A subsequent five year aftercare period is suggested.

2 temporary facilities buildings are indicated measuring 6.4 by 4m and 12m by 4m.  

PLANNING HISTORY

 2014/01487/SC1 : Part of former Ely Brickworks, Woden Park off Cwrt Yr Ala - Screening opinion - Proposed importation of inert wastes  -No EIA required.

2013/00895/FUL : Woden Park, Cwrt Yr Ala Road, Cardiff - Extension to approved scheme - Installation of solar pv park  - Approved 22/11/2013 

2012/01285/FUL : Woden Park, land off Cwrt yr Ala Road, Michaelston Le Pit - Installation of 5MWp solar PV park on the site of derelict land associated with the former Ely Brickworks  - Approved 08/03/2013 

CONSULTATIONS

Michaelston le Pit with Leckwith Community Council: is in favour in principle of  a project to restore the site but have concern that the residential  roads  through Caerau are  not suitable for the heavy lorries movements and need to ensure only inert waste is imported.

Dinas Powys Ward members were notified: no comments received.

Estates (Strategic Property Estates): The site location plan shares a boundary with asset number 33400 which must not be interfered with as a result of the proposal.

Highway Development: the development will have little impact on the adopted highway, which is under the control of the Vale of Glamorgan Council, as the majority of the access route to the site will be via the highway network within the boundary of Cardiff County Council.

As a result, an objection is not raised in relation to the proposals, subject to the following conditions being imposed on the planning consent: a highway condition survey shall be undertaken along the adopted highway adjacent to the site, vehicular access to the site is required to be upgraded and constructed in accordance with the Council’s specification for a vehicular cross-over.

Before commencement of works, the access road into the site shall be surfaced in a bound material for a minimum distance of 10m 

Before commencement of works, the existing vegetation either side of the means of access to the site, shall be cut back in order to maintain visibility along the adjacent highway, details of wheel washing , any gates to be set back a minimum distance of 10m from the adopted highway and must open inwards.  

Cardiff County Council: 

[image: image1.emf]
[image: image2.emf]
[image: image3.emf]
Environmental Health (Pollution): no objections received 

Glamorgan Gwent Archaeological trust: no comments received

Dwr Cymru Welsh Water, no comments received 

Ecology Officer: 
recommends the inclusion of one planning condition on the consent to protect badgers.  The recommendation regarding badgers and fencing made in the Preliminary Ecological Appraisal should be secured via planning condition.

Landscape Section (Dock Offices):
no objections received 

Natural Resources Wales: have no objection subject to method statement for silt mitigation for surface drains on site.

Council’s Mineral’s Advisor commented in respect of the amended scheme:

“As there is now no excavation and all material is going to be utilised in the restoration of the landform the Policy conflict with Policy MIN10 is resolved. A condition should be imposed to ensure no material leaves the site.

I am also satisfied that the tonnages available are realistic and would be sufficient to support a recovery operation restoring the site.

A condition requiring a Construction Method Statement prior to the commencement of development is recommended – this could also deal with the detailed slopes and the final restoration profile issue.

I understand that there are highway concerns which I am unable to comment on but the opportunity exists to impose annual limits on the importation of material if considered necessary. 

The LPA may also wish to consider conditions in relation to the following should the application be recommended for approval

•
A shorter period than 5 years to commence the development as the developments justifying it are either commenced or are planned to commence in the next three years – maybe two years to commence.

•
Permission for a temporary period of 5 years from date of commencement and date of commencement to be notified to the LPA.

•
Restriction of working hours to protect amenity

•
The control of dust from the operations

•
The control of noise from operations at the site

•
Floodlighting scheme given the proximity of the public highway – to prevent glare for drivers

•
Further details of restoration and aftercare of the land following infilling”

REPRESENTATIONS

The neighbouring properties were consulted on 14 October 2015.

A site notice was also displayed on 20th October 2015

The application was also advertised in the press on 22nd October 2015.

159 letters of objection have been received. The objections/concerns relate to:

-damage to fences and road occurred when other development (photovoltaic scheme) was undertaken. 

-Highway safety concerns and that access roads of narrow lanes and residential estate are not adequate for the lorries intended.

-noise

-impact on nearby ancient monument of Caerau camp 

-damage to road surfaces from HGVs

-concern that inert waste may include incinerator ash

3 letters are reproduced at Appendix A being generally representative of the views expressed.

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 18 April 2005, and within which the following policies are of relevance:

Strategic Policies:

POLICIES 1 & 2 - THE ENVIRONMENT

POLICY 13 – WASTE MANAGEMENT

Policy:

ENV1 – DEVELOPMENT IN THE COUNTRYSIDE 

ENV2 – AGRICULTURAL LAND

ENV4 – SPECIAL LANDSCAPE AREAS

ENV7 – WATER RESOURCES

ENV10 - CONSERVATION OF THE COUNTRYSIDE

ENV11 – PROTECTION OF LANDSCAPE FEATURES 

ENV16 – PROTECTED SPECIES

ENV17 - PROTECTION OF BUILT AND HISTORIC ENVIRONMENT

ENV18 – ARCHAEOLOGICAL FIELD EVALUATION

ENV29 - PROTECTION OF ENVIRONMENTAL QUALITY 

TRAN10 – PARKING

MIN6 - ENVIRONMENTAL IMPACT

MIN8 - RESTORATION AND AFTER CARE “proposals for mineral working or for related plant and buildings will be permitted only where appropriate proposals are included for reinstatement of the site to a condition fit for an appropriate after-use, supported where relevant by adequate aftercare proposals”

MIN10 - DERELICT SITES “the council will seek to prevent further mineral extraction at the following sites and, where appropriate, will seek to secure restoration and landscaping works;  (vi) Ely brickworks;”

WAST1- PROVISION OF WASTE MANAGEMENT FACILTIES “every opportunity will be taken to improve the environmental impact of existing Mineral working sites and minimise the environmental impact of proposed mineral working sites by introducing or imposing modern controls over:

(i) working methods;

(ii) hours of operation;

(iii) blasting methods;

(iv) vehicular access arrangements;

(v) landscaping of the site;

(vi) overburden storage and waste disposal arrangements;

(vii) measures to avoid pollution;

(viii) measure to protect groundwater resources;

(ix) restoration and after care arrangements where appropriate;

(x) control of secondary industry at the site;

(xi) protection of nature conservation interests in the site and its surroundings; and

(xii) provision of a five yearly review of the effectiveness of these controls.”-

WAST2- CRITERIA FOR ASSESSING WASTE MANAGEMENT FACILTIES

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

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

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

•
there is no adopted development plan or 

•
relevant development plan policies are considered outdated or superseded or 

•
where there are no relevant policies 

there is a presumption in favour of proposals in accordance with the key principles (see 4.3) and key policy objectives (see 4.4) of sustainable development in the planning system. In doing so, proposals should seek to maximise the contribution to meeting the local well-being objectives.’

With the above advice in mind, the policies relevant to the consideration of the application subject of this report are not considered to be outdated or superseded.  The following policy, guidance and documentation support the relevant UDP policies.

Planning Policy Wales:

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

Chapter 4 of PPW deals with planning for sustainability – Chapter 4 is important as most other chapters of PPW refer back to it, part 4.2 in particular

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 5 – Nature Conservation and Planning (2009)

•
Technical Advice Note 11 – Noise (1997)


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


Technical Advice Note 21 – Waste (2014)

When considering development proposals for all types of waste management facilities, planning authorities should take into account their potential contribution to the objectives, principles and strategic waste assessments set out in Towards Zero Waste and the relevant waste sector plans and the relevant development plan for the area. The extent to which a proposal demonstrates this contribution, in environmental, economic and social terms, will be a material planning consideration

“2.7.5 Disposal Where recovery cannot be undertaken waste must undergo safe disposal operations that ensure a high level of protection of human health and the environment. Disposal includes landfilling operations and the incineration of waste without energy recovery or incineration where energy is recovered at a low efficiency for plants recovering energy from municipal residual wastes and does not meet the R1 formula. 

To achieve as close to zero landfill as possible, maximum volumes of waste to landfill have been set under Towards Zero Waste and reconfirmed in the Collections, Infrastructure and Markets Sector Plan. It is expected that the recycling and reuse targets set by Towards Zero Waste and the Collections, Infrastructure and Markets Sector Plan will, over time, result in a reduction in the volume of waste requiring disposal. As a result, landfill has an ever decreasing role to play in waste management. Nevertheless, it still has a role in the short to medium term while the necessary waste treatment infrastructure comes on stream and in the management of certain types of wastes where no better environmental outcome exists.”

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:

· Design in the Landscape| 

The Local Development Plan: 

The Vale of Glamorgan Deposit Local Development Plan (LDP) was published November 2013.  The Council is currently at Deposit Plan Stage having undertaken the public consultation from 8th November – 20th December 2013 on the Deposit Local Development Plan and the ‘Alternative Sites’ public consultation on the Site Allocation Representations from 20th March – 1st May 2014. The Council has considered all representations received and on 24 July 2015 submitted the Local Development Plan to the Welsh Government for Examination.  Examination in Public is expected to commence in January 2016.

With regard to the weight that should be given to the deposit plan and its policies, the guidance provided in Paragraph 2.6.2 of Planning Policy Wales (Edition 8, 2016) is noted.  It states as follows:

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

The guidance provided in Paragraph 4.2 of PPW is noted above.  In addition to this, 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:

· Designation of Landscape Character Areas (2013 Update) 

· Designation of Special Landscape Areas (2013 Update) 

· Designation of SLAs Review Against Historic Landscapes Evaluations (2013 Update) 

· Habitat Regulations Assessment Screening Review (2009) 

· SLAs Integration with Adjoining Local Authorities (2013 Update) 

· Waste Planning Background Paper (2013) 

Issues

The issues to be considered are the principle of the development, the impact of the development on the highway network and impact on the amenity of residents along the route to be taken by the HGVs (through Cardiff’s administrative area), on ecology, heritage and on drainage as well as visual impacts on the Special Landscape area within which the site falls.

Principle of the development: 

The site is a derelict minerals site having formerly been part of the Ely Brickworks. The former brick-earth quarry appears not to have been worked for many years and part of the site is now covered by alternative uses such as the Ely Link Road and an Industrial Estate (Cardiff side).That part of the quarry in the Vale’s administrative area appears to have been filled /levelled at some time in the past (believed to be at the time of the construction of the PDR highway). The site is now part grass but with significant areas of uneven ground.

The site is classified as a dormant minerals site, due to  the lack of minerals development and no further mineral extraction would be allowed unless  full modern working conditions are agreed. The site does not meet the definition of aggregate quarries given it was a brick-earth quarry.

In order to (further) restore the site the developer states they will remove areas of the previous ‘fill’ , store this on site and then refill but to a higher level and different profile/ slope to  the north of the site than currently exists. This will entail importing inert waste. The ‘indicative’ restoration plan shows significant areas of tree cover post fill. 

The site is classed as a derelict site in the UDP under Policy MIN10. The Policy seeks to prevent further mineral extraction at Ely Brickworks and in paragraph 9.4.30 of the UDP it goes on to say that none of the sites listed (including Ely Brickworks) is in a suitable location for mineral working by today’s environmental standards. The proposal states that the extraction of approximately 60,000 m3 is necessary to create a void for inert waste. 

The scheme as amended has been fully considered by the local planning authority’s advisor on minerals. There are no objections to the scheme in either minerals or waste management terms and restoration of the site would be in accordance with policy MIN10. To ensure that restoration accords with the policy for redundant minerals sites conditions including in relation to hours of operation, method statement for workings and a Construction and Environmental Management Plan, landscaping  and drainage would all be required.

There were concerns over the original form of the restoration as indicated. The proposed land profiles after the landfilling on Phase 3 and 4 were originally considered too angular and a more natural profile would be required. Clarification of this has been provided and subject to a construction method statement, the profiles created would be acceptable. This construction method statement for the infilling (including a geological barrier) will provide details indicating the stability of the landform. Noting that the site sits above the Peripheral Distributor Road, a primary route into the Vale and Cardiff, stability of any works is of primary importance.

The noise section of the Planning Statement has been assessed by the joint regulatory service and no objections have been received.  In addition, the background noise level would be expected to be relatively high as this would be influenced by the adjacent road traffic noise from the PDR.

To import material to restore the landform is a recovery operation which could have policy support is an acceptable form of restoration. It also has added benefits of landscaping, planting and aftercare, provided the finished landform is a ‘natural’ profile and proven to be stable.

The development is therefore considered to be comply with policies ENV1, ENV10, MIN10, WAST1 and WAST2.

Impacts on the highway; 

The transport evaluation submitted with the application indicates that traffic flows are low on Cwrt yr Ala Road at present and the traffic from the development would generate a ‘nominal increase’. Residents have objected to this increase as a nuisance. The scheme as amended, and as further confirmed by the agent, relates to 2 vehicles per hour and thus 12 vehicles per day.  HGV movements on and off site would be limited to 9am-3pm weekdays. Taking into account the road access and residential properties  nearest to the public highway along the route and the potential for conditions to control traffic  including at the narrowest points (before the PDR road bridge on Cwrt yr Ala Lane), the increase is not considered to cause a danger highway safety nor significant adverse neighbour impact form noise, dust or vibration. 

Conditions relating to the submission of a CEMP, to include dust suppression and wheel washing as well as hours of working, would be required if the scheme is approved. 

Impacts on residential  amenity:

The impacts from the scheme, other than from movement of HGV’s on the highway network through the residential area, are noise and dust. The development will see an increase in HGV and other associated vehicle movements to and from the site which has the potential to cause detriment to the amenity of residents’ of the nearby residential estate. Traffic movements associated with heavy lorries through a residential estate will have some detrimental impact creating additional movements with associated noise and disruption and this would last for a period of approximately 5 years. Some detriment to amenity is therefore considered to be likely.  However the scale of that impact has to be weighed against the benefits of restoration of the site.

Due to the lower vehicle speeds in a 30mph zone and proposed limitations of days and hours of working, it is considered that impacts in terms of noise and dust can be controlled to an acceptable degree by conditions and a CEMP.  It is considered that the scheme can be approved notwithstanding Cardiff City Council’s comments. 

In terms of the fill material only inert waste would be imported. A condition to this effect would be imposed and it is noted that if approved the application would also require a permit from the NRW. There is therefore no adverse impact in terms of the nature of the fill proposed on residential amenity. 

Visual Amenity: 

The proposed development site is located in the northern part of the Cwrt-yr-Ala Basin Special Landscape Area (SLA). The Dyffryn Basin and Ridge Slopes SLA also occurs to the west and south-west

The SLAs are recognised in Policy ENV4 and this states “new development within or closely related to the following Special Landscape Areas will be permitted where it can be demonstrated that it would not adversely affect the Landscape Character, Landscape Features or Visual Amenities of the Special Landscape Area.”

Development within SLAs will be strictly controlled in order to protect their special landscape character. Any development proposed within or on land closely related to a defined SLA will need to have regard to the characteristics and features of the surrounding landscape. Any proposed development will need to demonstrate that proposals have been designed to minimise the impact upon the landscape. 

The landscape assessment submitted in support of the application indicates that the proposed restoration area consists of predominantly bare ground, earth banks with areas of scree and rock exposure, enclosed by broad leaved woodland and scrub.

In visual terms, the initial works are likely to have a temporary impact on the visual amenity when viewed from the north, however restoration would provide a potential enhancement with tree planting even allowing for the increased height of the land as it rises up when viewed from the north (Cardiff side) and from the PDR. The development forms the backdrop and landscaped setting to a primary route into the Vale and Cardiff and any works should ultimately complement that landscaped setting. 

In terms of views from the south, the proposed restoration area is relatively well-enclosed by sloping landform and existing mature vegetation which helps limit its visibility in the wider landscape. Its location will help to restrict its visual profile in the immediate and wider landscape of the SLA. This is particularly the case in relation to the more sensitive area of countryside to the south and would help to reduce the proposed development site’s visibility and wider effects on landscape character from the south only.

It is noted also that landscaping is indicated, and would be conditioned as part of any approval and the development is therefore considered to comply with policies ENV10 , MIN6 (v) , WAST2 (v), (vii) and ENV27 criteria (iv) and (v) of the UDP.

Drainage:

There are currently surface water/land drains across the site and temporary drains are required during site clearance and a permanent drainage system post landfill. Details submitted indicate that a scheme would be detailed and this should be required by condition. The comments of the NRW and the Council’s drainage engineers are noted. There is no objection on drainage grounds subject to conditions for temporary and permanent drainage of the site. 

Ecology:

The site has potential for protected species. The Ecology reports do not indicate any species  on the site but indicate that mitigation for badgers ( i.e. foraging routes) should be considered and arrangements made for ‘ badger gates’ in any fencing and fencing of any trenches at night. There are therefore no ecology restraints on the site. The restoration also has potential for enhancement of the ecological value of the site.

Heritage:

Whilst there are ancient monuments in the vicinity there are no impacts on their setting nor physically on the ‘structure’. There are therefore no objections in terms of heritage to the scheme.

CONCLUSION

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

Having regard to polices ENV1 – Development in the countryside, ENV2 – Agricultural land, ENV4 – Special landscape areas, ENV7 – Water resources,

ENV10 - Conservation of the countryside, ENV11 – Protection of landscape features ,ENV16 – Protected species, ENV17 - Protection of built and historic environment, ENV18 – Archaeological field evaluation,ENV29 - Protection of environmental  quality, TRAN10 – Parking, MIN6 - Environmental impact, MIN8 - Restoration and after care, MIN10 - Derelict sites ,WAST1- Provision of waste management facilities, WAST2- Criteria for assessing waste management facilities  the proposal is considered not to adversely affect the character or setting of the Special  landscape area, the setting of any heritage site, the amenities  of adjoining policies for  waste management, Mineral extraction and protection of the countryside, nor the amenities  of residents in the locality of the access route or wider area.

RECOMMENDATION

APPROVE subject to the following condition(s):

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


Reason:


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

2.
No Development shall take place until there has been submitted to, approved in writing by the Local Planning Authority a Construction Environmental Management Plan (CEMP).  The CEMP shall include details of how noise, lighting, dust and other airborne pollutants, vibration, smoke, and odour from construction work will be controlled and mitigated and details of the hours of operation on site.  The CEMP will utilise the Considerate Constructors Scheme (www.considerateconstructorsscheme.org.uk). The CEMP will include a system for the management of complaints from local residents which will incorporate a reporting system. The construction of the Development shall be completed in accordance with the approved Plan unless otherwise agreed in writing with the Local Planning Authority.  


Reason:


To ensure that the construction of the development is undertaken in a neighbourly manner and in the interests of the protection of amenity and the environment and to ensure compliance with the terms of Policies ENV29 and  ENV27 of the Unitary Development Plan.

3.
No HGVs associated with the development hereby approved shall access or leave the site on any Saturday, Sunday or Bank Holiday and HGVs shall only access or exit the site between the hours of  0900 – 1500 Monday to Fridays, 



Unless such work –


(a)
is associated with an emergency (relating to health and safety or environmental issues);


(b)
is carried out with the prior written approval of the Local Planning Authority.


Reason:


To safeguard the amenities of local residents are safeguarded, in the interests of highway safety and to ensure compliance with the terms of Policy ENV27 of the Unitary Development Plan.

4.
A landscaping scheme for the restoration of the site, including a management plan shall be submitted to and approved in writing by the Local Planning Authority prior to the commencement of works on site and the approved scheme shall be implemented and completed within 5 years of the commencement of works on site to implement this permission.


Reason:


To safeguard local visual amenities, and to ensure compliance with the terms of Policies ENV4 and ENV27 of the Unitary Development Plan.

5.
Any trees or plants which within a period of five years from the completion of the restoration of the site die, are removed or become seriously damaged or diseased shall be replaced in the next planting season with others of similar size and species, unless the Local Planning Authority gives written consent to any variation.


Reason:


To ensure satisfactory maintenance of the landscaped area to ensure compliance with Policies ENV4, MIN8, ENV11 and ENV27 of the Unitary Development Plan.

6.
The development shall be carried out in accordance with the following approved plans and documents: -drawing 5238/01 to 09 inclusive from SLR received 28th September 2015 and figures 1 to -14 inclusive from Amalgam Landscape received 25th September 2015; Waste Planning Assessment received 29th October 2015, Planning Statement , received 28th September 2015; Landscape and Visual impact Assessment, received on 25th September 2015;Transport Evaluation received 28th September 2015 and Addendum to Transport Evaluation received 7th January 2016.  


Reason:


For the avoidance of doubt as to the approved development and to accord with Circular 016:2014 on The Use of Planning Conditions for Development Management.

7.
Prior to the commencement of any development on site including any site clearance or preparation works, a construction method statement , including details of wheel washing,  a protection scheme for existing trees and hedgerow to be retained on site and showing the location of such trees and hedgerows, surface contours in relation to the surrounding land including section details of slopes and final profiles for the restoration works, proposals for soil spreading including minimum soil profile depths, controls on vibration and site stability, details of a surface and land drainage scheme with silt mitigation and a timescale  for the works of restoration and tree and hedgerow protection , shall be submitted to and approved in writing by the local planning authority. The development and works of restoration shall thereafter be carried out in accordance with the approved details and timescales. 


Reason: To safeguard the amenities of residents and the visual amenities of the Special Landscape Area, to ensure appropriate restoration of the site and to meet the requirements of policies MIN8, ENV27 and ENV29, section details of slopes and final profiles for the restoration works, detail of a surface drainage scheme with a silt mitigation, shall be submitted to and approved in writing by the local planning authority. 


The development and works of restoration shall thereafter be carried out in accordance with the approved details. 

Reason: To safeguard the amenities of residents and the visual amenities of the Special Landscape Area and to meet the requirements of polices ENV27, ENV29,  

8.
Notwithstanding the terms of the Town and Country Planning (General Permitted Development) Order 1995 or any Order amending, revoking or re-enacting that Order all means of enclosure or gate associated with the development hereby approved shall be in accordance with a scheme to be submitted to and agreed in writing by the Local Planning Authority prior to the commencement of development or site clearance works. Details of any enclosure and gates used to block access onto or off the site shall include badger gates to allow badgers continued access to the site for foraging or commuting by maintaining a 30 cm gap at ground level. Only enclosures as so approved shall be erected or placed on the site at any time. 


Reason: To safeguard local visual amenities, and to ensure compliance with the terms of Policies ENV16 and ENV27 of the Unitary Development Plan.

9.
Any excavations associated with development shall be securely closed at night to prevent badgers falling in any excavations. 


Reason: To safeguard protected species and to meet the requirements of policy ENV16 of the Unitary Development Plan. 

10.
Throughout the period of working, restoration and aftercare the operator shall:


(a) protect and support, or satisfactorily divert, any ditch, watercourse or culvert passing through the permission area and shall not impair the flow or render less effective drainage on to and from adjoining land;


(b) eradicate or adequately control all injurious weeds as defined by the Weeds Act 1959 within the site.



Reason:



To ensure the restoration of the site in this Special Landscape Area in accordance with the objectives of Policies ENV1,ENV4, ENV27, ENV16 and MIN8 of the Unitary Development Plan.

11.
Prior to the commencement of any works on site, including any site clearance  or preparation, the existing access into the site shall be surfaced with a bound material for the first 20m into the site from the back edge of the carriageway.


Reasons: In the interests of highway safety and to meet the requirements of policies ENV27 and MIN8 of the Unitary Development Plan.

12.
Prior to the commencement of development, a construction traffic management plan shall be submitted to and approved in writing by the local planning authority, to manage all vehicle movements associated with the development (including the management of traffic on Cwrt Yr Ala Road), and this shall include full details of the types of vehicles to be used (including weights), parking and manoeuvring areas for construction traffic within the site, the proposed routes and timing for deliveries by heavy goods vehicles and  the means of defining and controlling such traffic routes and timings and confirming that there will be no more than 12 vehicle moments associated with HGVs on any day. The development shall at all times thereafter be carried out in accordance with the approved details. 


Reason:


To ensure that highway safety and residential amenity in the area is not adversely affected and to meet the requirements of policies TRAN10 and ENV 27 of the unitary development plan.

13.
As detailed in the Agent's letter of 11 December, 2015, no excavated materials or waste shall be removed from the site and only inert waste shall be brought onto the site.


Reason:  For the avoidance of doubt as to the extent of this consent and in the interests of highway safety and residents' amenity and to meet the requirements of Policies ENV29, ENV27 and MIN8 of the Unitary Development Plan.

NOTE:

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

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

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

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