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Mr. Andrew Edmunds St Andrews Major Golf Course, c/o Agent

Miss. Llinos Hallett Asbri Planning, Unit 9, Oak Tree Court , Mulberry Drive, Cardiff Gate Business Park, Cardiff, CF23 8RS

Greenyard Farm, Argae Lane, St Andrews Major
Change of use of existing stone barn and timber barn to residential, partial conversion of former milking parlour to garage use, the demolition of the remaining milking parlour and steel framed buildings and erection of 12 holiday accommodation units and shower block.   

REASON FOR COMMITTEE DETERMINATION 

The application is required to be determined by Planning Committee under the Council’s approved scheme of delegation because the application is of a scale and/or nature that is not covered by the scheme of delegation.

EXECUTIVE SUMMARY

The application site comprises an existing dwelling and farmyard, over an area of approximately 0.6ha. There is an existing vehicular access onto Argae Lane. The site lies in the countryside, outside of the settlement boundary for Barry and Dinas Powys as defined in the Vale of Glamorgan Adopted Local Development Plan (LDP). 

This is an application for full planning permission for the change of use of existing stone barn and timber barn to residential use, partial conversion of former milking parlour to garage use, the demolition of the remaining milking parlour and steel framed buildings and erection of 12 holiday accommodation units and shower block.

To date an objection has been submitted by the Council’s Highway Development Team, based on the absence of adequate servicing and maneuvering facilities within the site. 

Having regard to both local policy and national guidance, it is considered that the main issues in the assessment of the application, include, the design and visual impact on the character and appearance of the surrounding rural landscape; any effect on neighbouring and general amenity; highway safety; ecology; and relevant planning obligations; all bearing in mind the justification for the development.

It is recommended that the application be APPROVED subject to conditions, including, restriction on camp site use and register of visitors; further details and implementation of new access; provision of parking; landscaping; ecology/biodiversity protection and enhancement; drainage details; measures for possible land contamination; a CEMP; construction hours. 
SITE AND CONTEXT

The application site comprises an existing dwelling and farmyard, over an area of approximately 0.6ha, located to the south of the west of Dinas Powys. The site adjoins Argae Lane, which eventually connects to the A4231, Docks Link Road (some 900 metres) to the south. 

The site is occupied by a detached dwelling, a stone barn, a timber barn, a former milking parlour, and more recent steel structures to the north. The original farm use has ceased and the supporting Planning Statement notes that the outbuildings are now used primarily for storage in association with the adjacent St Andrews Major golf course.  
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The site lies in the countryside, outside of the settlement boundary for Barry and Dinas Powys as defined in the Vale of Glamorgan Adopted Local Development Plan (LDP). 

DESCRIPTION OF DEVELOPMENT

This is an application for full planning permission which entails two elements, the conversion of existing farm buildings for residential use, and the development of a ‘glamping’ site, on the layout shown below.
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The proposed permanent residential development includes the conversion of an existing stone barn and a timber barn into two separate three bedroom dwellings. Barn A, which is attached to the north of the existing dwelling, will become detached with partial demolition of an existing structure and complete demolition of a rear steel shed. Barn B is located to the west, close to the existing vehicular access. 
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Proposed Barn A
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Proposed Barn B
The existing former milking parlour will be partially demolished, with alterations to the remaining structure to provide a double garage each for the new dwellings. In addition, a new detached garage will be constructed to serve the existing dwelling, on the southern boundary, and the internal layout will be formalised to provide a shared access road and defined residential curtilages. 

The second element of the application relates to the development of a ‘glamping’ site. This entails the demolition of the remainder of the milking parlour and the range of modern steel barns to the north of the existing dwelling. The site will be re-developed to provide a total of 12 No. holiday-let cabins, intended as a complimentary use to the adjoining golf course. The proposed units will comprise four varying styles of accommodation, including the following:-
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2 x Unit A (4 persons) 
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2 x Unit B (6 persons) 
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4 x Unit C – Modulog Mawr (4 person) 
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4 x Dome Unit/Unit D (4 persons) 

A separate single storey block is proposed which will accommodate a disabled bathroom, utility and store room, 3 No. WCs, wash hand basins, and 4 No. shower cubicles. 
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Three of the proposed units and the separate shower block will be finished in timber cladding. The proposed dome is a freestanding geodesic steel frame with canvas. 

A new vehicular access will be formed onto Argae Lane with the removal of part of the existing hedgerow and bank and the creation of vision splays. An internal drive will run east into the site from the entrance. The pods to the north and south east of the access road will be defined by new hedgerow boundaries with two parking spaces each. The remainder of the pods to the south of the access road will have a less formal arrangement with more communal parking. 

The boundary between the camp site and the permanent dwellings will be formed by an extended wall and hedgerow. The remaining boundaries will be hedgerow, with a new hedgerow planted at the back of the vision splays at the new entrance, and along the length of the frontage. In addition, a passing bay on the adopted Argae Lane will be formed to the south of the existing entrance.

The application is accompanied by a Planning Statement; an Initial Structural Inspection Report; a Bat Survey, Nesting Bird Survey and an Extended Phase 1 Survey; a Heritage Assessment; a Hedgerow Survey; and a Greenyard Glamping Business Plan.

PLANNING HISTORY

1992/00329/FUL - Land adjoining site. Change of use to nine-hole golf course - Approved subject to conditions 21 July 1992.

1992/01256/FUL - Clubhouse to adjacent golf course - Approved subject to conditions 23 February 1993.

1996/00339/FUL - Conversion of out-buildings to four dwellings - Refused 11 July 1996 for the following reason:-

“The proposed development fails to meet criterion (i), (ii), (v) and (viii) of the Council's policy for the conversion of rural buildings and Policy ENV 17 of the Vale of Glamorgan Local Plan (as amended - Deposit Draft) therefore falls to be considered as residential development in the open countryside. The development is considered to be contrary to local and national policies for the protection of the countryside including Policy H10 of the adopted County of South Glamorgan (Structure Plan), Policy H1 of the approved East Vale Local Plan and Policy HOUS 4 of the Vale of Glamorgan Local Plan (Deposit Draft) (as amended).”

1996/00994/FUL - Conversion of outbuildings to 2 No. dwellings - Refused 10 January 1997 for the following reason:-

“The proposed development fails to meet the criterion of the Council’s Policy for the Conversion of Rural Buildings and Policy ENV17 of the Vale of Glamorgan Local Plan (Deposit Draft) as amended 1995 and therefore falls to be considered as residential development in the open countryside.  The development is considered to be contrary to local and national policies for the protection of the countryside including Policy H10 of the adopted County of South Glamorgan Structure Plan, Policy H1 of the approved East Vale Local Plan and Policy HOUS4 of the Vale of Glamorgan Local Plan (Deposit Draft) as amended, 1995.”

A subsequent appeal was dismissed on 14 August 1997. 

1996/01184/FUL - Stewards accommodation in Clubhouse - Approved subject to conditions 14 February 1997.

1999/00766/FUL - Extension to clubhouse. New driving range and extend golf course to 18 holes - Approved subject to conditions 21 October 1999.

2001/00319/FUL - Renewal of 96/01184/FUL for stewards accommodation - Approved subject to conditions 27 April 2001.

2005/00355/FUL - New build 10 No. two person one bedroom self-catering holiday accommodation units - Withdrawn 28 September 2005.

2006/00278/FUL - Proposed conversion of redundant farm buildings into 10 No. two person one bedroom self-catering holiday accommodation units - Withdrawn 12 June 2006.

CONSULTATIONS

Dinas Powys Community Council were consulted on 7 April 2017 and no comments received to date. 


Natural Resources Wales were consulted and note that the bat report submitted in support of the above application has identified that a small number of common pipistrelle bats are present at the application site. They confirm that the development may only proceed under licence issued by Natural Resources Wales, having first satisfied the three requirements set out in the legislation. On the basis of the submitted report NRW do not consider that the development is likely to be detrimental to the maintenance of the population of the species concerned at a favourable conservation status in its natural range. They welcome the mitigation proposed in section 10 of the report. As such they do not object to the proposal, subject to a planning condition that prevents the commencement of any development works affecting bats, until the Council has been provided with a licence that has been issued to the applicant by Natural Resources Wales pursuant to Regulation 53 of the Conservation of Habitats and Species Regulations (2010) authorizing the specified activity/development to ahead, or Natural Resources Wales has informed the applicant in writing that such a licence is not required. 

NRW have also commented on the foul drainage, recommending that further information is requested, and that the applicant demonstrate that they have fully considered the possibility of connecting to the foul sewer before considering non mains drainage. In addition, they note that they have not considered potential effects on other matters and do not rule out the potential for the proposed development to affect other interests, including environmental interests of local importance. The applicant should be advised that, in addition to planning permission, it is their responsibility to ensure that they secure all other permits/consents relevant to their development.

Dwr Cymru/Welsh Water were consulted and have stated that as the proposal intends utilising an alternative to mains drainage we would advise that the applicant seek advice from Natural Resources Wales and or the Local Authority Building control Department/Approved Building Inspector as both are responsible to regulate alternative methods of drainage.

No problems are envisaged with the Waste Water Treatment Works for the treatment of domestic discharges from this site. In addition, a water supply can be made available to serve this proposed development.  

Glamorgan Gwent Archaeological Trust were consulted and have stated that information in the Historic Environment Record (HER) curated by this Trust shows that Greenyard is recorded as a 19th century farmstead located on low lying ground (PRN 01846s). A set of buildings form the farmyard complex at Greenyard, which appears to date from the late 18th century, (appearing on the Wenvoe Estate maps of 1763 and 1798), with the surrounding ancillary outbuildings, stone barn, and cottage all being of a similar date. There are no other known or recorded archaeological sites or features located within the proposed application area. 

The HER also indicates that an archaeological watching brief (PRN E002465) was undertaken by Cotswold Archaeology during the adjacent extension of St. Andrews Major Golf Course in 2005 (Planning Application No. 99/00766/FUL) which did not encounter any archaeological remains or features. Therefore, it is envisioned that the impact of the proposed development upon the archaeological resource will be low as it is unlikely that any significant archaeological remains or features will be encountered during the proposed groundworks. Additionally, they note the submitted Heritage Assessment undertaken by EDP in January 2017 and concur with its conclusions. As a result, they confirm that there is unlikely to be an archaeological restraint to this proposed development and consequently, as the archaeological advisors to your Members, they have no objections.
The Council’s Ecology team were consulted and raised no objection, but note that as multiple nest sites/species were identified in the survey then additional mitigation/compensation is required. Further, noting the bats surveyed at the site, the NRW Approach to Bats and Planning Good Practice Guide classifies this as a lower risk case. Therefore, although a bat roost will be affected by the development, the Favourable Conservation Status of the bats will not be affected. However, a licence will be required in order to carry out the development. A number of conditions are recommended, including, a scheme for the mitigation/compensation of loss of bird nesting sites; the 3 tests required for European Protected Species, in accordance with the Habitats Regulations to be undertaken, noting the NRW have already undertaken the third tests, confirming a Lower Risk Case and therefore, there is unlikely to have an impact on the FCS of the species; and requirement for a copy of the licence issued by NRW, or a Method Statement agreed by the relevant licensing body. 

The Council’s Shared Regulatory Services - Environmental Health were consulted and raised issues raised in relation to potential contamination - Activities associated with the existing and former uses on the site may have caused the land to become contaminated and therefore may give rise to potential risks to human health and the environment for the proposed end use. As such recommend the standard condition for contamination assessment; this will necessitate a minimum of a phase 1 preliminary risk assessment.  Depending on the findings of this, a phase 2 quantitative risk assessment and, subsequently, remediation may be required. Should there be any importation of soils to develop the garden/landscaped areas of the development, or materials imported as part of the construction of the development, then it must be demonstrated that they are suitable for the end use. 

In addition to the above, a Construction Environmental Management Plan to include, hours of construction; noise and mitigation; mitigation of any piling; dust control; agreed ‘noisy’ working hours; lighting; parking; wheel wash; control of smoke/fires; and removal of waste, is also requested, with a request on restriction on operating hours, Monday to Friday 08:00-18:00, Saturday 08:00-13:00 with no work on Sunday or Bank Holiday; and piling or drilling restricted to Monday to Friday 08:30-17:30 and not at all on Saturday and Sunday.

The Council’s Tourism & Marketing section were consulted and support the application from a Tourism perspective. The nature of the proposed development is very much in keeping with the type of development that would complement the existing visitor facing industry in the Vale. Whilst self-catering accommodation is readily available in the Vale of Glamorgan, there is very little of this nature available. A development of this nature would support the Council’s efforts in establishing the Vale as a quality destination offering a very wide variety of accommodation. This region of the Vale in particular struggles with a distinct lack of accommodation for the visitor, and as a result poses challenges to ourselves in converting day visitors into staying visitors. As a result our Day Visitor market is growing, but we lose out on the high yield staying visitor market to other areas (e.g. Cardiff) being able to accommodate where we cant. Recent Customer surveys evidence the need for increased opportunities for the staying visitor which would further support our support of this proposal.

In addition to this, the nature of the accommodation proposed supports the Vale’s aims to become an all year destination, which is a particular strength of the tourism industry in the Vale and sets us apart from other, more notable traditional destinations in Wales. 

The business plan is very comprehensive and offers much evidence to support a development of this nature.

The Council’s Highway Development team were consulted and further to reviewing the amended Transport Statement (TS), have advised that the associated site plan does not show any servicing or maneuvering facilities within the site to serve the proposed holiday accommodation.  Instead the TS informs that the proposed access has been designed to incorporate a servicing bay (to accommodate refuse and other servicing vehicles) without obstructing the adjacent highway.

Vehicles parked within this servicing bay would obstruct visibility from the site access along the adjacent highway and will prevent other vehicles entering/exiting the site.  Additionally, in the event that servicing vehicles were to enter the site, these would be required reverse out of the access into oncoming traffic. In the absence of adequate servicing and maneuvering facilities provided within the site, an objection is raised as the development would have a detrimental impact in terms of highway safety.

The Council’s Drainage section were consulted and have stated that this site is not located within DAM zones at risk of tidal or fluvial flooding, and NRW flood maps indicate that there is a medium to low risk of surface water flooding to the adjacent highway. 

As surface water drainage proposals have not been submitted with the application, a condition is requested requiring a detailed scheme for the surface water drainage of the site. This should include details of road and roof/yard water discharge; be designed so that flooding does not occur on any part of the site for a 1 in 30 year rainfall event plus climate change and not in any part of any building for the 1 in 100 year rainfall event plus climate change; details of field percolation tests; calculation for onsite attenuation or discharge; and full engineering details of drainage assets. In addition a SuDS management plan, including details on future management responsibilities for the site and its drainage assets is required.

REPRESENTATIONS
The occupiers of neighbouring properties were notified on 7 April 2017. In addition a site notice was posted on 27 April 2017. No representations have been received to date.

REPORT

Planning Policies and Guidance

Local 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 Local Development Plan 2011-2026, which was formally adopted by the Council on 28 June 2017, and within which the following policies are of relevance:

Strategic Policies:

Policy SP1
 - Delivering the Strategy.

Policy SP10 - Built and Natural Environment.

Policy SP11 - Tourism and Leisure.

Managing Growth Policies:

Policy MG1 - Housing Supply in the Vale of Glamorgan.

POLICY MG4 - AFFORDABLE HOUSING.

Policy MG21 - Sites of Importance for Nature Conservation, Regionally Important Geological and Geomorphological Sites and Priority Habitats and Species.

Policy MG29 - Tourism and Leisure Facilities.

Managing Development Policies:

Policy MD1 - Location of New Development.

Policy MD2 - Design of New Development.

POLICY MD4 - COMMUNITY INFRASTRUCTURE AND PLANNING OBLIGATIONS.

Policy MD7 - Environmental Protection.

Policy MD8 - Historic Environment. 


Policy MD9 - Promoting Biodiversity. 

Policy MD11 - Conversion and Renovation of Rural Buildings.

Policy MD12 - Dwellings in the Countryside.

Policy MD13 - Tourism and Leisure.

POLICY MD14 - NEW EMPLOYMENT PROPOSALS.

Policy MD17 - Rural Enterprise.

In addition to the Adopted LDP the following policy, guidance and documentation supports the relevant LDP policies.

Planning Policy Wales:

National planning policy in the form of Planning Policy Wales (Edition 9, 2016) (PPW) is of relevance to the determination of this application, in particular Chapter 4-Planning for Sustainability, including paragraphs 4.1.1, 4.6.3 and 4.11-Promoting sustainability through good design; Chapter 5-Conserving and Improving Natural Heritage and the Coast, including paragraph 5.1 and 5.2-Caring for biodiversity; Chapter 6-Conserving the Historic Environment, including paragraphs 6.1.1, 6.1.2, 6.5.5 and 6.5.29; Chapter 7-Economic Development, including 7.1.3, 7.3, and 7.6.1; Chapter 9-Housing, including 9.2.22, 9.3.2, 9.3.3 and 9.3.4; and Chapter 11-Tourism, Sport and Recreation, including 11.1.1, 11.1.4 and 11.1.7.

Technical Advice Notes:

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

· TAN2 - Planning and Affordable Housing. 

· TAN5 - Nature Conservation and Planning.

· TAN6 - Planning for Sustainable Rural Communities, including paragraph 3.1.2, and 3.2. 

· TAN12 - Design, including paragraph 2.6.

· TAN13 - Tourism, including paragraphs 4 and 8.

· TAN16 - Sport, Recreation and Open Space.

· TAN18 - Transport, including paragraph 4.7.

· TAN23 - Economic Development, including 3.1.1 and 3.1.3.

· TAN24 - The Historic Environment.

Supplementary Planning Guidance:

In addition to the adopted Local Development Plan, the Council has approved Supplementary Planning Guidance (SPG). Some SPG documents refer to previous adopted UDP policies and to ensure conformity with LDP policies, a review will be carried out as soon as is practicable following adoption of the LDP. The Council considers that the content and guidance of the adopted SPGs remains relevant and has approved the continued use of these SPGs as material considerations in the determination of planning applications until they are replaced or otherwise withdrawn. The following SPG are of relevance:

· Amenity Standards. 

· Affordable Housing.

· Conversion of Rural Buildings|, including paragraphs 2.5, 2.6 and 4.1.1.

· Biodiversity and Development.  

· Design in the Landscape, including DG1-Sustainable Development.  

· Golf related development. 

· Parking Standards. 

· Planning Obligations.

· Trees and Development. 

In addition, the following background evidence to the Local Development Plan is considered relevant to the consideration of this application insofar as it provides a factual analysis and information that is material to the issues addressed in this report:

· 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).

· Vale of Glamorgan Destination Management Plan (2014).

Other relevant evidence or policy guidance:

· Welsh Office Circular 016/2014: The Use of Planning Conditions for Development Management.

· Conservation of Habitats and Species Regulations 2010 (as amended).

Well-being of Future Generations (Wales) Act 2015

The Well-being of Future Generations Act (Wales) 2015 places a duty on the Council to take reasonable steps in exercising its functions to meet its sustainable development (or wellbeing) objectives. This report has been prepared in consideration of the Council’s duty and the “sustainable development principle”, as set out in the 2015 Act. In reaching the recommendation set out below, the Council has sought to ensure that the needs of the present are met without compromising the ability of future generations to meet their own needs.

Issues

In assessing the proposal against the above policies and guidance it is considered that the main issues relate to the design and visual impact on the character and appearance of the surrounding rural landscape; any effect on neighbouring and general amenity; highway safety; ecology; and relevant planning obligations; all bearing in mind the justification for the development. The planning history of the site is also a material consideration in the determination of the application.

The proposal entails two elements, the creation of a new camp site, and the provision of two permanent new dwellings through the conversion and alteration of existing barns.

These two elements are distinct and will operate, and are capable of being developed, independently. However, they are submitted as one application, with the supporting information indicating that the creation of the camp site is reliant on the finance from the housing scheme. In addition to the cross subsidy, the development of the camp site is intended as a diversification of an existing business, the St Andrews major golf course.     

In policy terms, the site is located within the countryside, outside of any settlement defined within the LDP. Policy MD1 seeks to emphasise the importance of protecting the countryside from unacceptable and unjustified new development. As the two elements of the proposal are distinct in nature, there are a number of other differing local and national policies of relevance to each. As such the principle of each element is assessed separately below.

Principle of Camp Site

In relation to the proposed camp site, relevant LDP policies include, SP11-Tourism and Leisure, MG29-Tourism and Leisure Facilities, MD13-Tourism and Leisure, MD14-New Employment Proposals, and MD17-Rural Enterprise.

In particular, policy MD13 allows for new or enhanced tourism facilities subject to certain criteria, including, criterion 2, that it forms part of a rural enterprise or farm diversification scheme, or (criterion 4) that it involves sustainable low impact tourism in the countryside.

This approach is also supported by national guidance as outlined in TAN6-Planning for Sustainable Rural Communities which states at paragraph 3.1.2:-

“Planning authorities should support the diversification of the rural economy as a way to provide local employment opportunities, increase local economic prosperity and minimise the need to travel for employment. The development plan should facilitate diversification of the rural economy by accommodating the needs of both traditional rural industries and new enterprises, whilst minimising impacts on the local community and the environment. The expansion of ICT technology, in particular broadband, into rural areas could help to overcome the barriers associated with distance to market, and access to customers and business services. It could also support diversification into higher paid employment sectors. Planning authorities should support planning applications which are intended to enhance infrastructure networks in rural areas.”
In addition paragraph 3.1.3 of TAN6 highlights that planning authorities should promote the expansion of established businesses:

“This should include supporting the expansion of businesses that are currently located in the open countryside provided there are no unacceptable impacts on local amenity.”

Furthermore, in relation to tourism uses paragraph 11.1.4 of Planning Policy Wales states:

“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.” 

It will be noted from the planning history, and the supporting information, that the original farming enterprise was replaced by the golf course in the early 1990s. Following initial success and expansion, the golfing industry was hit by the recession, and the established business began to struggle. Since then it has sought further diversification opportunities, such as business seminars and general functions, including being licensed as a wedding venue. In hosting these events, the applicants have recognised that there is a demand for local, affordable accommodation, and believe that their proposed glamping scheme can meet this need. This view is supported by the Council’s Tourism & Marketing section, which confirms that the nature of the proposed development is very much in keeping with the type of development that would complement the existing tourism industry in the Vale. The type of self-catering accommodation proposed is not readily available in the Vale, and this area particularly struggles with a distinct lack of accommodation for visitors. In addition the proposed development would support the Council’s efforts in establishing the Vale as a quality destination offering a very wide variety of accommodation. It is also confirmed that accompanying business plan is very comprehensive and offers much evidence to support a development of this nature.

In addition to the above, although the supporting evidence does not suggest that the proposal will result in any significant additional employment, nevertheless, it is likely that there will be a small increase. Certainly the proposal will serve to support and enhance the existing rural business, thereby safeguarding existing employment in line local policy and national guidance, including PPW which states at paragraph 7.6.1:-

“Local planning authorities should adopt a positive and constructive approach to applications for economic development. In determining applications for economic land uses authorities should take account of the likely economic benefits of the development based on robust evidence.”
As such the principle of the diversification of the established rural business with the creation of the proposed camp site is considered acceptable.

As the supporting Planning Statement notes at paragraph 6.6:-

“It is considered that the proposed tourism scheme (which will be ancillary to the existing St Andrews Major Golf Course) would complement its surrounding uses and safeguard the future of the golf clubhouse by enabling it to complete on a national level. Whist the proposal is not technically a ‘farm diversification scheme’ it does follow the same general principles in that the development will support and diversify existing rural enterprise in line with Policies SP11 and MD 14 of the Deposit LDP.” (LDP now adopted).
Further consideration of the proposal under criterion 4 of MD13, as to whether the proposal involves sustainable low impact tourism in the countryside, is considered under the design and visual impact section of this report.

Residential Conversions

As regards the proposed residential barn conversions, the relevant policies of the LDP include MD1-Location of New Development, and MD11-Conversion and Renovation of Rural Buildings. The Council’s SPG on The Conversion of Rural Buildings is also relevant to the assessment the principle of the conversion to residential accommodation. 

Policy MD11 allows for the conversion of rural buildings to a residential use subject to certain criteria, including, the building has been appropriately marketed for other alternative uses such as farm diversification, business, community, tourism, or recreational uses and it has been demonstrated that such alternative uses are not viable; and the location of the building is sustainable in terms of access to local services, public transport and community facilities.

It is noted that the applicants have not explored the alternative uses suggested in MD11 of the LDP, which requires that marketing for other uses such as farm diversification, business, community, tourism uses. However, in this instance, it is a material consideration that the application was registered on 24 March 2017, some three months prior to the formal adopted of the LDP on 28 June 2017. The supporting documentation references UDP policies and the application was submitted in line with adopted plan in force at the time, being the UDP.

In particular Policy ENV8 of the UDP does not require applicants to demonstrate that alternative uses other than residential have been explored and to provide such evidence. As such, and bearing in mind that the timescales involved are such that the application could have been approved before the adoption of the LDP, it is considered unreasonable to now require such evidence due to the delay in the determination of the application. Furthermore, it is acknowledged that the implementation of the new camp site is dependent upon the capital that will be raised from sale of the residential barn conversions. As such, the proposal will support an existing rural business, and enable the provision of much needed tourist accommodation in the Vale. It is recognised that the site is outside of any settlement boundary as defined within the LDP. However, it is not in an entirely remote location, being close to the existing golf clubhouse and within walking distance of the settlement of Barry.  

A further criterion of MD11 requires that the conversion of an existing rural building would not give rise to the need for a replacement. On this point it is noted that both barns are no longer utilised for farming activities and are essentially redundant. 

It is noted that the SPG on rural conversion states at paragraph 4.1.1 (f):-

“A planning consent for the conversion of a building does not authorise its demolition and replacement, even by facsimile. Some conversion proposals may however involve minor reconstruction of the external walls. Rebuilding that is not of a minor nature will be unacceptable as this invariably destroys the original appearance and character of the building. For this reason applicants should be satisfied that the building is structurally sound and that development can be undertaken in accordance with the submitted plans without recourse to additional rebuilding other than that shown on the plans.”

The application is supported by an initial structural survey which indicates at paragraphs 3.4 and 4.3 that it should be feasible to convert the existing structures for residential use. The report states that a full structural and condition survey of both buildings will be required. In respect of the timber barn, this would determine the full extent of any deterioration to the timber members and the survey would highlight which timber members elements can be retained, which would require repair and which would need replacing. Structural design checks would be required to confirm the capacity of the structural elements for additional loads. It is considered that the initial structural survey provides. 
The barns have been inspected by the Principal Building Control Officer who having undertaken a visual inspection and reviewed the initial structural survey and considers that the barns are capable of residential conversion.

It is considered that the initial structural survey, provides a sufficient level of comfort and that the barns can be converted and that the reuse would not require a substantial reconstruction that would unacceptably affect the appearance and rural character of the building and its setting, in line with criterion 2 of policy MD11. The visual impact of the proposed work is explored in more detail below. 

It will be noted from the planning history that previous proposals in the 1990s to convert the barns were refused and dismissed on appeal, with particular concern that the timber barn would require substantial alteration. The application is supported by a Heritage Assessment. This recognises that the timber barn is not statutorily listed, however, 

“…it still possesses and exhibits a degree of heritage significance worthy of consideration and is deemed to be a non-designated heritage asset. Whilst timber barns of this age (1885-1990) are very rare in the Vale of Glamorgan, they are however very common in some other parts of the UK, and in those areas, the successful conversion of timber buildings happens routinely.” 

Thus in relation to the principle of the scheme as a whole, it is agreed that the development of ‘Greenyard Glamping’ will offer a unique opportunity to not only expand an existing business, but to fulfil an acknowledged need for more accommodation of this type within the Vale. As the supporting Planning Statement notes at paragraph 6.22:-

“Greenyard Glamping will offer an array of accommodation to cater for groups of all ages and needs. Both the Modulog and the Eco-Domes are fully insulated for year round occupation. The units will offer a fresh alternative to the standard golfing holiday package and its uniqueness will be a prime selling point.”

Furthermore, it is acknowledged that the proposal will provide a new use for the existing barns and prevent a non-designated historic asset from further decay, and potential loss.

Thus whilst the principle of the development is considered acceptable, it still remains necessary to assess the details of the application. 

Design and visual impact
As already noted policy MD13 of the LDP allows for new tourism facilities subject to a number of criteria. Criterion 3 allows for the conversion of existing rural buildings in accordance with MD11, whilst criterion 4 requires that development in the countryside involves sustainable, low impact proposals. In addition MD2 relates to the design of new development, and requires that it be of a high standard that positively contributes, and responds appropriately, to the context and character of its surroundings. 

In relation to the barn conversions criterion 2 of MD11 requires that the reuse can be achieved without substantial reconstruction, extension or alteration that unacceptably affects the appearance and rural character of the building or its setting. Paragraph 4.1.1 h) of the SPG on the Conversion of Rural Buildings also recognises that it is important that conversion work can be undertaken without unduly altering the appearance and rural character of each building. In addition, special consideration must be given to the delineation of the residential curtilage, which should be achieved in an unobtrusive manner.

The proposal will entail the demolition of some of the existing farm buildings, including the whole of the steel shed on the northern end of the site, and much of the milking parlour. However, the two main structures identified for conversion are shown to retain their rural character and appearance following the proposed works. As regards the defined garden curtilages for each of the new dwellings, these are formed primarily within the existing boundaries of the farmyard, and do not result in any undue incursion into the wider rural landscape.

Indeed the proposed camp site is also mostly contained within the existing farmyard, being centred on the large steel framed agricultural shed and its concrete apron. The introduction of a new vehicular access, internal drive, parking spaces, shower block, and the units themselves, will have an impact on the surrounding rural landscape. However, the design of the units, and low-key approach to the provision of facilities and the layout, is considered to be in keeping with policy MD13, which supports low impact tourism and leisure proposals.

It is noted that the Council’s Highways section have requested a large on-site turning area for refuse vehicles, plus additional on-site car parking. These requirements would result in a heavily engineered layout contrary to the requirements of policy MD13. In this instance, it is considered that the effect on the character and appearance of the surrounding countryside takes precedence, particularly as the shortfall in parking, and lack of on-site refuse lorry turning arrangements, is more a matter of inconvenience rather than highway safety. This issue is examined in more detail below. 

As regards the landscaping of the site, the application is accompanied by a Hedgerow Survey which identifies that the section of hedgerow to be removed in order to create the new access is likely to be an Important Hedgerow as defined under the Hedgerow Regulations 1997. It is acknowledged that only that section of the existing hedgerow and bank required to provide the necessary vision splays will be removed. In order to compensate for this, the enhancement of existing hedgerow is proposed. It is considered that the introduction of new, and the enhancement of existing hedgerows on the perimeter of the site will serve to contain development and minimise the visual impact. This is illustrated on the proposed site plan, however, full details are required by condition (see Condition 5).

On a separate issue it is noted that the development also proposes an addition to the existing dwelling with the development of a new detached garage. Policy MD12 of the LDP relates to Dwellings in the Countryside, and allows for extensions subject to certain criteria, including the extension is not disproportionate in size to the original dwelling; it would not unacceptably affect the character of the existing dwelling and its contribution to rural character; and would have no materially greater impact on the landscape. It is considered that the proposed garage is well related, and proportionate to the existing farm house, and should have no adverse visual impact.
Thus it is considered that the proposal will have some impact on the character and appearance of the surrounding landscape, but this will be limited and in line with local policy and national guidance. This rural business diversification scheme will offer measurable economic benefits, and is supported by the Council’s Tourism section. Furthermore, it is recognised that the development should serve to maintain and enhance the main golf business and its associated facilities and employment.

Neighbouring and residential amenity
On the issue of neighbouring impact it is noted that no objections have been raised from either the Council’s Environmental Health section or neighbouring occupiers. The existing golf business has been operating for some time, and there are other commercial uses close by, such as the Westra Kennels to the north. 

The nearest residential properties are, ‘Gilbert House’ approximately 200m to the west, and ‘Little Green’ approximately 120m to the north. It is not considered that the use of the camp site should adversely affect the residential amenity of these dwellings.  Notwithstanding this, it is recognised that should any noise nuisance arise, this can be controlled through other legislation, such as environmental health. 

As regards the residential amenity of the development itself, it is noted that there is no requirement for private amenity space for the holiday units. However, the permanent residential barn conversions do need to provide private amenity space in accordance with the Council’s SPG on Amenity Standards, which is 1 sq m for every 1 sq m of floor space. The proposed layout shows this will achieved within an appropriate residential curtilage.

Highways

It is noted that the Council’s Highway Development team have raised no objection based on the parking provision at the site. As such it is considered that the provision the 22 parking spaces to serve 12 No. holiday-let cabins, is sufficient to serve the development, particularly as the proposed layout would allow for any potential overspill to be accommodated within the site rather than on the adjacent highway as suggested in the representation. Moreover, Paragraph 4.7 of TAN18 recognises that in determining maximum car parking standards for new development, regard should be given to the objectives of economic development including tourism, and suggests a more flexible approach. 

The proposed access has been designed to incorporate a servicing bay (to accommodate refuse and other servicing vehicles) without obstructing the adjacent highway and the proposed layout has been amended to provide a servicing bay at the new entrance to the camp site. 

The Highway Engineer has objected to the lack of servicing facilities and  maneuvering facilities within the site to serve the proposed holiday accommodation. This objection is on the grounds that vehicles parked within this servicing bay would obstruct visibility from the site access along the adjacent highway and will prevent other vehicles entering/exiting the site.  Additionally, in the event that servicing vehicles were to enter the site, these would have to reverse out of the access into oncoming traffic, given the lack of on-site turning.

In respect of obstruction of visibility along the adjacent highway as a result of  vehicles parked within the servicing, such an argument is not considered to be reasonable. Any difficulties resulting from the lack of a large on-site turning area for a refuse vehicle is more an issue of convenience rather than any measurable adverse impact on highway safety. In reality it is more likely that the refuse vehicle will park on the adopted highway at the entrance. This will cause an obstruction on the adopted highway, but only for a short length of time while the refuse is collected, a situation which is not uncommon in rural areas. 

Given that the camp site will be serviced by refuse vehicles from the servicing bay, it is considered necessary to ensure the adequate facilities for waste collection are provided. Therefore a condition shall be imposed to require the submission of details of a bin store area, to include surfacing and the means of enclosure.  (see Condition 18)  

Furthermore, on the issue of highway safety, it is noted that the proposal includes a degree of betterment with the provision of a new passing bay to the south of the existing access. The land is within the applicants ownership and they have agreed to offer this for adoption. This can be secured by condition. 

Ecology and biodiversity
In policy terms relevant policies and guidance include policies MG21-Sites of Importance for Nature Conservation, Regionally Important Geological and Geomorphological Sites and Priority Habitats and Species, and MD9-Promoting Biodiversity of the LDP, and national guidance contained in PPW and TAN5-Nature Conservation and Planning. Paragraph 5.1.3 of PPW states:-

“A key role of the planning system is to ensure that society’s land requirements are met in ways which do not impose unnecessary constraints on development whilst ensuring that all reasonable steps are taken to safeguard or enhance the environment. However, conservation and development can often be fully integrated. With careful planning and design, not only can the potential for conflict be minimised, but new opportunities for sustainable development can also be created. For example, new development on previously developed land provides opportunities to restore and enhance the natural heritage through land rehabilitation, landscape management and the creation of new or improved habitats.”
Natural Resources Wales (NRW) have commented on the proposal and note the bat report submitted in support of the above application has identified that bats are present at the application site. On the basis of the report, they do not consider that the development is likely to be detrimental to the maintenance of the population of the species concerned at a favourable conservation status in its natural range. Therefore, they have no objection to the proposal subject to a condition that prevents the commencement of any development works affecting bats, until the Council has been provided with a licence that has been issued to the applicant by Natural Resources Wales pursuant to Regulation 53 of the Conservation of Habitats and Species Regulations (2010) authorising the specified activity/development to ahead, or Natural Resources Wales has informed the applicant in writing that such a licence is not required. 

The Council’s own Ecologist has also assessed the submission and confirms there is no objection. However, a number of recommendations are made, including suggested conditions. The one condition is the same requested by NRW on the issuing of the licence. The other recommendations relate to bird nest sites, and the requirement to undertake the three tests in accordance with the Habitats Regulations. The requirement for mitigation/compensation for the loss of bird nesting site can be covered by condition (see Condition 7). As for the three tests, these are examined below. 

Policy MG21 of the LDP includes reference to protected species and states that development that is likely to have an adverse impact on protected species will only be permitted where it can be demonstrated that:- 

1. The need for the development clearly outweighs the nature conservation value of the site; 

2. Adverse impacts on nature conservation and geological features can be avoided; 

3. Appropriate and proportionate mitigation and compensation measures can be provided; and 

4. The development conserves and where possible enhances biodiversity interests. 

This is supported by the Council’s SPG on Biodiversity and Development, and is in line with national guidance including the most recent Conservation of Habitats and Species Regulations 2010 (‘habitat regulations’). This requires the establishment of a system of strict protection, with derogations allowed only where the three conditions under Article 16 of the EC Habitats Directive are met (the ‘three tests’) (TAN5, 6.3.6). 

The submitted survey work identified evidence of Protected Species with Common pipistrelle bats at the site. 
The following points are noted in relation to the three tests for derogation. 

Test i) - The derogation is in the interests of public health and public safety, or for other imperative reasons of overriding public interest, including those of a social or economic nature and beneficial consequences of primary importance for the environment.

The redevelopment of the barns has benefits in terms of providing much needed windfall housing, including and off-site affordable housing contribution in the wider public interest and providing a range of choice of housing within the Vale of Glamorgan. In addition, the provision of the camp site should enhance the tourism provision in the Vale with the associated economic benefits. As such the proposal is considered to be of overriding public interest of a social and economic nature that offers long-term benefits of primary importance. 
Test ii) - There is no satisfactory alternative

It has been shown that the site can be acceptably redeveloped to provide additional housing. The site will allow for the retention and long term viability of two traditional barns within the rural landscape, which without a practicable re-use would continue to fall into disrepair and ruin. Not providing an alternative use of the barns, and allowing their loss, is not considered to be a satisfactory alternative. In addition the proposed tourism facility is associated with, and is a diversification of, an existing rural business. Once again, the alternative of not diversify and supporting the existing business, and the possibility that it fails, is not considered to be acceptable. 

Test iii) - The derogation is not detrimental to the maintenance of the population of the species concerned at a favourable conservation status in their natural range.

As regards this third test, both the Council’s Ecologist and NRW have accepted the findings of the submitted survey work. 

NRW have advised that they do not consider that the development is likely to be detrimental to the maintenance of the population of the species concerned at a favourable conservation status in its natural range. Therefore, NRW and the Council’s Ecologist do not object to the proposal, subject to a number of conditions, including, a scheme for the mitigation/compensation for the loss of bird nesting sites; and no commencement until a licence has been issued to the applicant by Natural Resources Wales, pursuant to Regulation 53 of the Conservation of Habitats and Species Regulations (2010) authorising the specified activity/development to ahead. 

Thus it is considered that as the proposal meets all three tests for derogation, and is in line with local and national policy, guidance and regulations, including, policies MG21 and MD9 of the LDP; the Council’s SPG on Biodiversity and Development; national guidance contained in TAN5 - Nature Conservation and Planning; and the Conservation of Habitats and Species Regulations 2010.
Section 106 planning obligations
The Council’s policy on affordable housing is set down in Policy MG4 - Affordable Housing of the LDP, and requires all residential sites resulting in a net gain of one or more dwellings to provide an element of affordable housing. The application site lies within the Rural Vale where the requirement is for 40% affordable housing to be provided.

In relation to the conversion of existing buildings to residential use, the trigger is a net gain of 2 or more dwellings. However, the written justification to the Policy MG4 states in paragraph 6.27 that “…In accordance with the recommendation of the small sites viability study, barn conversion are excluded from the requirements of Policy MG4.”

In light of the above, no affordable housing contribution is sought.
Other issues
Glamorgan Gwent Archaeological Trust, the Council’s archaeological advisors, have assessed the proposal and advise that there are no known or recorded archaeological sites or features located within the proposed application area. As a result, they confirm that there is unlikely to be an archaeological restraint to the development and consequently, they have no objections.

On the issue of drainage, there is a lack of clarity in relation to the intended method of foul drainage, and NRW have recommended that further information is requested. Welsh Water have indicated that they envisage no problem with the Waste Water Treatment Works for the treatment of domestic discharges from this site. In addition, a water supply can be made available to serve this proposed development.

Furthermore, the Council’s Drainage section note that the site is not located within any DAM zone at risk of tidal or fluvial flooding, and that NRW flood maps indicate that there is a medium to low risk of surface water flooding to the adjacent highway. However, they note that no surface water drainage proposals have been submitted, and they recommend a condition requiring a detailed scheme for the surface water drainage of the site (see Condition 9).

NRW have also recommended that the applicant should be advised that, in addition to planning permission, it is their responsibility to ensure that they secure all other permits/consents relevant to their development (see Informative 5).

Finally on the issue of possible land contamination, the Council’s Environmental Health section have advised that activities associated with the existing and former uses on the site may have caused contamination and therefore the potential for risks to human health and the environment for the proposed end use. As such they recommend the imposition of the standard conditions relating to potential contamination, plus one relating to any importation of soils (see Conditions 10-15). They have also requested a condition requiring the submission of a Construction Environmental Management Plan, and a restriction on construction operation hours (see Condition 16).

In view of the above the following recommendation is made.

REASON FOR RECOMMENDATION

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 for the area comprises the Vale of Glamorgan Adopted Local Development Plan 2011-2026.

It is considered that the decision complies with the Council’s well-being objectives and the sustainable development principle in accordance with the requirements of the Well-being of Future Generations (Wales) Act 2015.

Having regard to Policies SP1-Delivering the Strategy, SP10-Built and Natural Environment, SP11-Tourism and Leisure, MG1-Housing Supply in the Vale of Glamorgan, MG4-Affordable Housing, MG21-Sites of Importance for Nature Conservation, Regionally Important Geological and Geomorphological Sites and Priority Habitats and Species, MG29-Tourism and Leisure Facilities, MD1-Location of New Development, MD2-Design of New Development, MD4-Community Infrastructure and Planning Obligations, MD7-Environmental Protection, MD8-Historic Environment, MD9-Promoting Biodiversity, MD11-Conversion and Renovation of Rural Buildings, MD12-Dwellings in the Countryside, MD13-Tourism and Leisure, MD14-New Employment Proposals, and MD17-Rural Enterprise of the Vale of Glamorgan Adopted Local Development Plan 2011-2026; Supplementary Planning Guidance on Amenity Standards, Affordable Housing, Conversion of Rural Buildings|, Biodiversity and Development, Design in the Landscape, Golf related development, Parking Standards, Planning Obligations, and Trees and Development; and national guidance contained in Planning Policy Wales, TAN2-Planning and Affordable Housing, TAN5-Nature Conservation and Planning, TAN6-Planning for Sustainable Rural Communities, TAN12-Design, TAN13-Tourism, TAN16-Sport, Recreation and Open Space, TAN18-Transport, TAN23-Economic Development, and TAN24-The Historic Environment; it is considered that the proposal represents an appropriate form of tourism development, enabled by the residential barn conversions, that will offer economic benefits that outweigh any minimal adverse impact on the character and appearance of the surrounding rural landscape. Furthermore it is not considered that the proposal will result in any unacceptable harm to highway safety or neighbouring amenity. In addition, the proposal should not cause any detriment to ecology or biodiversity issues. 

RECOMMENDATION
APPROVE subject to the following condition(s):

1.
The development shall begin no later than five years from the date of this decision. 


Reason:


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

2.
The development shall be carried out in accordance with the following approved plans and documents: 


- Site location plan, received 24 March 2017;


- Existing plans, site plan, floor plans and elevations, Drg. No.s Ex/SL/20, 22, 24, 25, 28, 29 and 30, received 24 March 2017;


- Proposed site plan, Drg. No. PR/SL/21B, amended plan received 1 September 2017;


- Proposed housing layout, Drg. No. PR/SP/23, received 23 March 2017;


- Proposed Barn A, floor plans and elevations, Drg. No.s PR/A/26 and 27, received 24 March 2017;


- Proposed Barn B, floor plans and elevations, Drg. No. PR/B/31, 32, and 33, received 24 March 2017; 


- Floor plans, elevations and specifications for Units A, B, C and Dome unit, received 24 March 2017;


- Shower unit floor plans and elevations, received 24 March 2017; 


- Hedgerow Survey prepared by TDA, received 24 March 2017;


- Planning Statement prepared by Asbri Planning dated March 2017, received 7 April 2017;


- Initial Structural Inspection Report, prepared by Ramboll dated February 2017, received 24 March 2017;


- Nesting Bird Survey prepared by Khepri Wildlife Services dated 24 October 2016 and received 24 March 2017;


- Extended Phase 1 Survey prepared by Vicky Hannaford dated 26 October 2015, received 24 March 2017; 


- Bat Survey prepared by Richard Watkins dated February 2016, received 24 March 2017;


- Heritage Assessment prepared by The Environmental Dimension Partnership dated January 2017, received 24 March 2017; and 


- Greenyard Glamping Business Plan dated January 2017, received 24 March 2017.


Reason:


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

3.
Other than Barn A, Barn B and the associated garaging and curtilages serving the converted barns, the development shall be occupied as holiday accommodation only and shall not be occupied as a person’s sole or main place of residence or by any persons exceeding a period of 28 days in any calendar year. An up to date register shall be kept at the holiday accommodation hereby permitted and be made available for inspection by the Local Planning Authority upon request. The register shall contain details of the names of all of the occupiers of the accommodation, their main home addresses and their date of arrival and departure from the accommodation.


Reason:


To enable the Local Planning Authority to maintain control over the nature of the use of this site which is located in in the countryside, and to comply with the terms of Policies MD2-Design of New Development, and MD13-Tourism and Leisure of the Local Development Plan.

4.
Before the commencement of development full details of the new access, internal roads and passing bay, which shall include levels, sections, any gates and retaining walls, and surfacing materials, shall be submitted to and approved in writing by the Local Planning Authority. The development shall be implemented thereafter before the first beneficial occupation of the camp site in the case of the new access, new internal road, and passing bay, and first beneficial occupation of either one of the residential barn conversions in the case of the improvements to the existing access and new shared access.


Reason:


Full details have not been provided and in the interest of highway safety and visual amenity in accordance with Policies MD2-Design of New Development and MD13-Tourism and Leisure of the Local Development Plan.   

5.
No development or site clearance shall take place until there has been submitted to and approved in writing by the Local Planning Authority a scheme of landscaping. The scheme shall pay regard to the submitted Hedgerow Survey, and include measures for the protection throughout the course of development of existing hedgerows to be retained, along with full details of new planting, including enhancement to existing hedgerows.


Reason:


To safeguard local visual amenities, and to ensure compliance with the terms of Policies SP10-Built and Natural Environment, MD1-Location of New Development, MD2-Design of New Developments, MD11-Conversion and Renovation of Rural Buildings and MD13-Tourism and Leisure of the Local Development Plan.

6.
All planting, seeding or turfing comprised in the approved details of landscaping shall be carried out in the first planting and seeding seasons following the occupation of the buildings or the completion of the development, whichever is the sooner; and any trees or plants which within a period of 5 years from the completion of the development die, are removed or become seriously damaged or diseased shall be replaced in the next planting season with others of similar size and species.


Reason:


To ensure satisfactory maintenance of the landscaped area to ensure compliance with Policies SP10-Built and Natural Environment, MD1-Location of New Development, MD2-Design of New Development, and MD11-Conversion and Renovation of Rural Buildings, and MD13-Tourism and Leisure of the Local Development Plan.

7.
Prior to the commencement of development, a scheme for the mitigation/compensation of the loss of bird nesting sites, which shall be informed by additional data recorded on site of the number of nests, species, etc., shall be submitted to and approved in writing by the Local Planning Authority. The development shall be implemented thereafter in accordance with the timescales set out in the agreed scheme.


Reason:


To ensure adequate mitigation/compensation of the loss of bird nesting sites in accordance with Policies MG21-Sites of Importance for Nature Conservation, Regionally Important Geological and Geomorphological Sites and Priority Habitats and Species, and MD9-Promoting Biodiversity of the Local Development Plan.

8.
Prior to the commencement of development the local planning authority shall be  provided with a copy of the licence issued by Natural Resources Wales pursuant to Regulation 53 of The Conservation of Habitats and Species Regulations 2010 (as amended) authorising the specified activity/development to go ahead; or a Method Statement agreed by the relevant licensing body which will allow the works to be undertaken, providing they are undertaken in accordance with the Method Statement, and will therefore not require a licence. 


Reason:


To safeguard protected species in accordance with Policies MG21-Sites of Importance for Nature Conservation, Regionally Important Geological and Geomorphological Sites and Priority Habitats and Species, and MD9-Promoting Biodiversity of the Local Development Plan.

9.
No development shall commence until details of a scheme of foul, land and surface water drainage has been submitted to and agreed in writing by the Local Planning Authority. The scheme shall be completed in accordance with the approved details prior to the first beneficial occupation of the first of the residential barn conversions, in relation to the drainage of that element of the development, and first beneficial use of any one of the holiday let units in relation to the drainage of that element of the development, with both drainage schemes being retained in perpetuity.


Reason:


To prevent hydraulic overloading of the public sewerage system, pollution of the environment and to protect the health and safety of existing residents and ensure no detriment to the environment and to comply with the terms of Policy MD1-Location of New Development, and MD7-Environmental Protection of the Local Development Plan.

10.
No development shall commence until an assessment of the nature and extent of contamination affecting the application site area has been submitted to and approved in writing by the Local Planning Authority. This assessment must be carried out by or under the direction of a suitably qualified competent person *in accordance with BS10175 (2011) Investigation of Potentially Contaminated Sites Code of Practice and shall assess any contamination on the site, whether or not it originates on the site.


The report of the findings shall include:


(i) a desk top study to identify all previous uses at the site and potential contaminants associated with those uses and the impacts from those contaminants on land and controlled waters. The desk study shall establish a ‘conceptual site model’ (CSM) which identifies and assesses all identified potential source, pathway, and receptor linkages;


(ii) an intrusive investigation to assess the extent, scale and nature of contamination which may be present, if identified as required by the desk top study;


(iii) an assessment of the potential risks to:


- human health,


- groundwater and surface waters


- adjoining land,


- property (existing or proposed) including buildings, crops, livestock, pets, woodland and service lines and pipes,


- ecological systems, 


- archaeological sites and ancient monuments; and


- any other receptors identified at (i)


(iv) an appraisal of remedial options, and justification for the preferred remedial option(s).


All work and submissions carried out for the purposes of this condition must be conducted in accordance with Welsh Local Government Association and the Environment Agency Wales’ ‘Development of Land Affected by Contamination: A guide for Developers’ (2012).


* A ‘suitably qualified competent person’ would normally be expected to be a chartered member of an appropriate professional body (such as the Institution of Civil Engineers, Geological Society of London, Royal Institution of Chartered Surveyors, Institution of Environmental Management) and also have relevant experience of investigating contaminated sites.


Reason: 


To ensure that any unacceptable risks from land contamination to the future users of the land, neighbouring land, controlled waters, property and ecological systems are minimised, and to ensure that the development can be carried out safely without unacceptable risks to workers, neighbours and other offsite receptors in accordance with Policy MD7-Environmental Protection of the Local Development Plan.

11.
Prior to the commencement of the development a detailed remediation scheme and verification plan to bring the site to a condition suitable for the intended use by removing any unacceptable risks to human health, controlled waters, buildings, other property and the natural and historical environment shall be submitted to and approved in writing by the Local Planning Authority. The scheme shall include all works to be undertaken, proposed remediation objectives and remediation criteria, a timetable of works and site management procedures. The scheme must ensure that the site will not qualify as contaminated land under Part 2A of the Environmental Protection Act 1990 in relation to the intended use of the land after remediation.


All work and submissions carried out for the purposes of this condition must be conducted in accordance with DEFRA and the Environment Agency’s ‘Model procedures for the Management of Land Contamination, CLR 11’ (September 2004) and the WLGA / WAG / EA guidance document ‘ Land Contamination: A guide for Developers’ (July 2012), unless the Local Planning Authority agrees to any variation.


Reason: To ensure that any unacceptable risks from land contamination to the future users of the land , neighbouring land, controlled waters, property and ecological systems are minimised, and to ensure that the development can be carried out safely without unacceptable risks to workers, neighbours and other offsite receptors in accordance with Policy MD7-Environmental Protection of the Local Development Plan.

12.
The remediation scheme approved by Condition 11 must be fully undertaken in accordance with its terms prior to the occupation of any part of the development unless otherwise agreed in writing by the Local Planning Authority. The Local Planning Authority must be given two weeks written notification of commencement of the remediation scheme works. 


Within 6 months of the completion of the measures identified in the approved remediation scheme, a verification report that demonstrates the effectiveness of the remediation carried out must be submitted to and approved in writing by the Local Planning Authority. 


All work and submissions carried out for the purposes of this condition must be conducted in accordance with DEFRA and the Environment Agency’s ‘Model procedures for the Management of Land Contamination, CLR 11’ (September 2004) and the WLGA / WAG / EA guidance document ‘ Land Contamination: A guide for Developers’ (July 2012), unless the Local Planning Authority agrees to any variation.


Reason: To ensure that any unacceptable risks from land contamination to the future users of the land , neighbouring land, controlled waters, property and ecological systems are minimised, and to ensure that the development can be carried out safely without unacceptable risks to workers, neighbours and other offsite receptors in accordance with Policy MD7-Environmental Protection of the Local Development Plan.

13.
In the event that contamination is found at any time when carrying out the approved development that was not previously identified it must be reported in writing within 2 days to the Local Planning Authority, all associated works must stop, and no further development shall take place until a scheme to deal with the contamination found has been submitted to and approved in writing by the Local Planning Authority.  An investigation and risk assessment must be undertaken and where remediation is necessary a remediation scheme and verification plan must be prepared and submitted to and approved in writing by the Local Planning Authority. Following completion of measures identified in the approved remediation scheme a verification report must be submitted to and approved in writing by the Local Planning Authority. The timescale for the above actions shall be agreed with the LPA within 2 weeks of the discovery of any unsuspected contamination. 


Reason: 


To ensure that any unacceptable risks from land contamination to the future users of the land , neighbouring land, controlled waters, property and ecological systems are minimised, and to ensure that the development can be carried out safely without unacceptable risks to workers, neighbours and other offsite receptors in accordance with Policy MD7-Environmental Protection of the Local Development Plan.

14.
Any topsoil [natural  or manufactured],or subsoil, to be imported shall be assessed for chemical or other potential contaminants in accordance with a scheme of investigation which shall be submitted to and approved in writing by the Local Planning Authority in advance of its importation. Only material approved by the Local Planning Authority shall be imported. All measures specified in the approved scheme shall be undertaken in accordance with Pollution Control’s Imported Materials Guidance Notes. Subject to approval of the above, sampling of the material received at the development site to verify that the imported soil is free from contamination shall be undertaken in accordance with a scheme and timescale to be agreed in writing by the LPA. 


Reason: 


To ensure that the safety of future occupiers is not prejudiced in accordance with Policy MD7-Environmental Protection of the Local Development Plan.

15.
Any aggregate  (other than virgin quarry stone) or recycled aggregate material to be imported shall be assessed for chemical or other potential contaminants in accordance with a scheme of investigation which shall be submitted to and approved in writing by the Local Planning Authority in advance of its importation. Only material approved by the Local Planning Authority shall be imported. All measures specified in the approved scheme shall be undertaken in accordance with Pollution Control’s Imported Materials Guidance Notes. Subject to approval of the above, sampling of the material received at the development site to verify that the imported soil is free from contamination shall be undertaken in accordance with a scheme and timescale to be agreed in writing by the LPA. 


Reason: 


To ensure that the safety of future occupiers is not prejudiced in accordance with Policy MD7-Environmental Protection of the Local Development Plan.

16.
No development shall commence, including any works of demolition, until a Construction Environment Management Plan (CEMP) has been submitted to, and approved in writing by, the Local Planning Authority. The CEMP shall include the following details:


1.
Hours of construction, which should be Monday-Friday 08:00 until 18:00, Saturday 08:00 until 13:00, with no work Sunday or Bank Holiday; and any foundation or other piling or drilling should be restricted to Monday-Friday 8:30 until 17:30 only;


2.
Noise and its mitigation (also where appropriate reference to BS5228), including locations, frequency and methodology of routine noise monitoring which would be required to be undertaken by the developer throughout the construction period;


3.
Vibration and its mitigation;


4.
Specific requirements for the mitigation of any piling operations;


5.
Dust control and list of permitted mobile crushers and screens;


6.
Agreed hours for the undertaking of ‘noisy’ works (the definition of such works to be agreed through the CEMP);


7.
Illumination / lighting of development sites during winter months;


8.
The parking of vehicles of site operatives and visitors;          


9.
The erection and maintenance of security hoardings;                 


10.
Wheel washing facilities;


11. 
Control of smoke/fires onsite; and 


12.
Appropriate removal of waste.


The construction of the development shall be undertaken in accordance with the approved CEMP.


Reason:


To ensure that the construction of the development is undertaken in a neighbourly manner and in the interests of the protection of amenity and the environment and to ensure compliance with the terms of Policy MD7-Environmental Protection of the Local Development Plan.

17.
The campsite hereby approved shall not be occupied until the approved passing bay has been constructed and completed on site in full accordance with the details approved under Condition 4 and offered for adoption to the Highway Authority.


Reason:


In the interest of highway safety in accordance with Policies MD2-Design of New Development and MD13-Tourism and Leisure of the Local Development Plan.   

18.
Notwithstanding the approved plans and prior to the commencement of the construction / laying out of the camp site, details of a bin/waste collection area (to include its means of construction and means of enclosure), within the site and adjacent to the servicing area shall be submitted to and approved in writing by the Local Planning Authority. The agreed bin/waste collection shall be completed prior to the first beneficial use of the camp site and retained thereafter for its approved use.  


Reason :


To safeguard local visual amenities, and to ensure compliance with the terms of Policies SP10-Built and Natural Environment, MD1-Location of New Development, MD2-Design of New Developments and MD13-Tourism and Leisure of the Local Development Plan.

NOTE:
1.
The contamination assessments and the affects of unstable land are considered on the basis of the best information available to the Planning Authority and are not necessarily exhaustive.  The Authority takes due diligence when assessing these impacts, however you are minded that the responsibility for
(i) determining the extent and effects of such constraints;


(ii) ensuring that any imported materials (including, topsoils, subsoils, aggregates and recycled or manufactured aggregates/ soils) are chemically suitable for the proposed end use.  Under no circumstances should controlled waste be imported. It is an offence under Section 33 of the Environmental Protection Act 1990 to deposit controlled waste on a site which does not benefit from an appropriate waste management license.  The following must not be imported to a development site;


-    Unprocessed / unsorted demolition wastes.

-    Any materials originating from a site confirmed as being contaminated or 


      potentially contaminated by chemical or radioactive substances.  


-    Japanese Knotweed stems, leaves and rhizome infested soils.  In addition to section 33 above, it is also an offence under the Wildlife and Countryside Act 1981 to spread this invasive weed; and 


(iii) the safe development and secure occupancy of the site rests with the developer.


Proposals for areas of possible land instability should take due account of the physical and chemical constraints and may include action on land reclamation or other remedial action to enable beneficial use of unstable land.


The Local Planning Authority has determined the application on the basis of the information available to it, but this does not mean that the land can be considered free from contamination.

2.
Please note that part of this application relates to a conversion of the building(s) only and does not imply any consent for demolition or partial demolition and rebuilding of the barn(s) other than as may be shown in the approved details.  Should work not outlined in the application and the structural survey be required then you should immediately contact my department.  Demolition or partial demolition of the barn(s) will not comply with the consent as granted and subsequent planning consent will not normally be forthcoming for rebuilding a new dwelling.

3.
Where the work involves the creation of, or alteration to, an access to a highway the applicant must ensure that all works comply with the appropriate standards of the Council as Highway Authority.  For details of the relevant standards contact the Visible Services Division, The Vale of Glamorgan Council, The Alps, Wenvoe, Nr. Cardiff.  CF5 6AA.  Telephone 02920 673051.

4.
The applicants are advised that all necessary consents / licences must be obtained from Natural Resources Wales (formerly Environment Agency Wales) prior to commencing any site works. The Natural Resources Wales, Ty Cambria, 29 Newport Road, Cardiff, CF24 0TP  General enquiries: telephone 0300 065 3000 (Mon-Fri, 8am - 6pm). There may also be other permits/consents required and the developer is responsible to ensure that these are met.

5.
Where any species listed under Schedules 2 or 5 of the Conservation of Habitats and Species Regulations 2010 is present on the site, or other identified area, in respect of which this permission is hereby granted, no works of site clearance, demolition or construction shall take place unless a licence to disturb any such species has been granted by the Welsh Assembly Government in accordance with the aforementioned Regulations.

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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