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T H E  V A L E  O F  G L A M O R G A N  C O U N C I L

Town and Country Planning Act 1990 

Planning and Compulsory Purchase Act 2004

The Town and Country Planning (Development Management Procedure) (Wales) Order 2012

F U L L  P L A N N I N G  P E R M I S S I O N

	Agent:

Miss. Llinos Hallett

Asbri Planning

Unit 9, Oak Tree Court 

Mulberry Drive

Cardiff Gate Business Park

Cardiff

CF23 8RS


	Applicant:

Mr. Andrew Edmunds

St Andrews Major Golf Course

c/o Agent




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  at Greenyard Farm, Argae Lane, St Andrews Major

The Council in pursuance of its powers under the above mentioned Act and Order hereby GRANTS PERMISSION for the carrying out of the proposed development as described above and in accordance with the application and plans registered by the Council on 24 March 2017 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.   
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Details Approved 14/11/2019 - Vale of Glamorgan


1849_100 Engineering Layout-Rev D


1849_101_Highway Construction Details-Rev C


1849_102 Surface Finishes-Rev C


1849_107 Visibility Splays Land-Rev B

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.
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Details Approved 09/08/2019 - Vale of Glamorgan Council


Plan number TDA.2274.02 B received 02/07/2019

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.
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Condition 8 Deleted 24/07/2019

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.
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Details Approved 06/08/2019 - Vale of Glamorgan Council


Engineering Layout Rev A


Flood Routing Plan Rev A


Attenuation Construction Details 


Management Plan (July 2019)


Land Registry Title CYM113969


Land Registry Title CYM112645

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.
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Details Approved 24/04/2019 - Vale of Glamorgan


Terra Firma (Wales) Ltd, January 2019; Geo-environmental & Geotechnical Site Investigation Report (Final) Ref Job No: 14618 received on 08/02/2019

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.
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Details Approved 24/04/2019 - Vale of Glamorgan


Terra Firma (Wales) Ltd, January 2019; Geo-environmental & Geotechnical Site Investigation Report (Final) Ref Job No: 14618 received on 08/02/2019 

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.
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Details Approved 22/10/2019 - Vale of Glamorgan


Construction Environment Management Plan  received on 08/10/2019 

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.
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Details Approved 24/04/2019 - Vale of Glamorgan


Bin Store Plan received on 08/02/2019 

Reason for Granting Planning Permission

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 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.
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.

6.
Warning: An European protected species (EPS) Licence is required for this development.


This planning permission does not provide consent to undertake works that require an EPS licence.


It is an offence to deliberately capture, kill or disturb EPS or to recklessly damage or destroy their breeding sites or resting places. If found guilty of any offences, you could be sent to prison for up to 6 months and/or receive an unlimited fine.


To undertake the works within the law, you can obtain further information on the need for a licence from Natural Resources Wales on 0300 065 3000 or at https://naturalresources.wales/conservation-biodiversity-and-wildlife/european-protected-species/?lang+en

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. 

Dated:
  6 October 2017

M. J. Goldsworthy

Head of Regeneration and Planning

IT IS IMPORTANT THAT YOU SHOULD READ THE NOTES

ATTACHED TO THIS FORM
Note for applicant/agent
THESE NOTES SHOULD ALWAYS BE REPRODUCED WITH COPIES OF THE DECISION NOTICE

NOTES

Notification to be sent to an applicant when a Local Planning Authority refuse planning permission or grant it subject to conditions.

Appeals to the Welsh Government:

· If you are aggrieved by the decision of the Local Planning Authority to refuse permission for the proposed development or to grant it subject to conditions, then you can appeal to the Welsh Government under Section 78 of the Town and Country Planning Act 1990 (as amended).

· If you want to appeal, then you must do so within six months of the date of this notice, using a form which you can get from The Planning Inspectorate, Crown Buildings, Cathays Park, Cardiff CF10 3NQ or you can access their website here: https://gov.wales/planning-appeals 

· The Welsh Government can allow a longer period of an appeal, but will not normally be prepared to use this power unless there are special circumstances which excuse the delay in giving notice of appeal.

· The Welsh Government need not consider an appeal if it seems that the Local Planning Authority could not have granted planning permission for the proposed development or could not have granted it without the conditions they imposed, having regard to the statutory requirements, to the provisions of any Development Order and to any directions given under a Development Order.

· In practice, the Welsh Government does not refuse to consider appeals solely because the Local Planning Authority based their decision on a direction given by them.

Purchase Notices:

· If either the Local Planning Authority or the Welsh Government refuses permission to develop land or grants it subject to conditions, the owner may claim that he/she can neither put the land to a reasonable beneficial use in its existing state nor render the land capable of a reasonably beneficial use by the carrying out of any development which has been or would be permitted.

· In these circumstances, the owner may serve a Purchase Notice on the Council.  This notice will require the Council to purchase his/her interest in the land in accordance with the provisions of Part VI of the Town and Country Planning Act 1990 (as amended).

PLEASE NOTE: THIS NOTICE RELATES ONLY TO A PLANNING DECISION AND DOES NOT RELATE TO OTHER LEGISLATION INCLUDING ANY LEGISLATION UNDER:

BUILDING REGULATIONS

LISTED BUILDING LEGISLATION

HIGHWAY LEGISLATION

IF PLANNING CONSENT HAS BEEN GRANTED IT IS ADVISABLE TO ESTABLISH WHETHER ANY OTHER FORM OF CONSENT IS REQUIRED AND TO OBTAIN SUCH CONSENT BEFORE COMMENCING DEVELOPMENT

Please quote the application number in all correspondence.

