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Merthyr Self Storage Dragon Parc B, Abercanaid, Merthyr Tydfil, CF48 1PQ

C2J Architects & Town Planners Unit 1A Compass Business Park, Pacific Road, Ocean Park, Cardiff, CF24 5HL

75, Cardiff Road, Dinas Powys
Demolition of existing building. Construction of retail unit with 2 self-contained flats above. New access parking and refuse facilities

SITE AND CONTEXT

The application site comprises an existing single storey, flat roofed building, with basement level, formerly used as a health centre, but currently vacant. The building is located on the main Cardiff Road through Dinas Powys, at the junction with Orchard Crescent.

The site currently has a vehicular access onto Cardiff Road, and a pedestrian access onto Orchard Crescent. 
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The site is located within the settlement boundary for Dinas Powys as defined in the Local Development Plan. 

DESCRIPTION OF DEVELOPMENT

This is an application for full planning permission for the demolition of the existing building and the construction of a new retail unit with 2 No. residential flats above.

The two storey flat roofed building will be sited towards the rear of the plot, similar to the existing building, being close to the boundaries with 77 Cardiff Road and 22 Orchard Crescent. It will accommodate a ground floor retail unit with cage area, and stairwells and lift to the first floor. At first floor the rear section will provide storage for the retail unit, with the front section providing a one bed flat and a separate two bed flat.

The design of the building is overtly contemporary in approach, with the two bed flat projecting out at first floor level on the front elevation, and finished in feature cladding. The external finishes include, Marley Equitone Natural Grey to walls, with the feature detailing of Marley Equitone Linea, and Cedral Weatherboard.
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The new building will cover a smaller footprint than the existing, being set back from the frontage with Cardiff Road and at the side with Orchard Crescent. This allows for the creation of 8 No. parking spaces in the forecourt, accessed via the existing entrance, and 2 No. parking spaces to serve the flats accessed via a new entrance off Orchard Crescent.

Other works include, a refuse storage area on the Orchard Crescent side elevation of the building, a new pedestrian gate onto Orchard Crescent, and cycle parking stand.

The application is accompanied by an Access Statement (AS).  

PLANNING HISTORY

1997/00254/FUL - Extension of office and chiropody treatment area in existing health centre – Approved 2 May 1997 subject to conditions, including matching finishes.

CONSULTATIONS

Dinas Powys Community Council – Consulted on 9 May 2017. No comments received to date.


Natural Resources Wales – They confirm that the site lies within Zone A of the Development Advice Maps (DAM) contained within TAN15 Development and Flood Risk. TAN15 advises that for development located in Zone A the justification test is not applicable and surface water requirements apply. The acceptability criteria is for no increase in flooding elsewhere to occur as a result of the development. Given the location within Zone A, surface water requirements should be assessed by the Council’s Land Drainage Department, and, as such, they have no comments on the proposal.   

Dwr Cymru/Welsh Water – Have requested that their standard Conditions and Advisory Notes be attached to any consent, relating to no surface water or land drainage to connect directly or indirectly to the public sewerage system; and the possible need to apply for connection to the public sewer. 

The Council’s Highways and Engineering – Drainage section - This site is located within DAM Zone C2 and therefore Natural Resources Wales should be consulted on this application. NRW maps indicate that there is a low to medium risk of surface water flooding to the highway adjacent to the site. 

No surface water drainage plan has been submitted with this application, however the application form indicates that surface water will be disposed via the mains sewer. Infiltration should be the primary method of surface water disposal prior to any other method being considered. This is in accordance with the Non-Statutory SuDS Guidelines for Wales. Therefore, prior to work commencing on site a full drainage plan shall be submitted to and approved by the Local Planning Authority and a condition to that effect is recommended. 

The Council’s Shared Regulatory Services - Environmental Health – No objection in principle, however, require additional information. Recommend a number of conditions relating to submission of a Demolition, Construction and Environmental Management Plan (DCEMP); restriction on hours of construction; details of any refrigeration and/or air condensing units; details of kitchen extraction and ventilation; details of external lighting and illuminated signage; and details of opening and delivery hours, with a restriction of 07:00 to 21:00 Monday to Sunday.


The Council’s Highway Development team – A highway and transportation objection is raised to the proposal.

Based on the size of the forecourt area and the width of the existing access, only 6 No. parking spaces can be provided to serve the retail use, which is considered acceptable. However, it is noted that there are no servicing facilities provided within the site. As a result, servicing of the development will be undertaken by large delivery vehicles along the adjacent highway, which will impede the free flow of traffic to the detriment of highway safety.  

REPRESENTATIONS

The occupiers of neighbouring properties were notified on 9 May 2017. In addition a site notice was posted on 31 May 2017.

Individual objections have been submitted by 25 properties at both Orchard Crescent and Cardiff Road. These are all available on file for inspection in full. In summary the main points of objection relate to:-

· Issues of highway safety resulting from, no adequate servicing; inadequate parking exacerbating the situation experienced with the previous health centre; and poor visibility at junction.

· Inappropriate location for retail, with no need for additional shops.

· Inappropriate design out of keeping with the area.

· Noise pollution.

· Air pollution.

· Waste and litter.

· Adverse impact on neighbouring amenity with loss of light and privacy.

· Devaluation of property.

A letter of objection has also been received from Reeves Planning Consultancy Ltd on behalf of local businesses in the area. This is available on file to view in full, however, in summary the following objections have been raised:-

· Shortcomings in the submission, including, AS referencing Cardiff City policy; no information on highway impact; no justification for new retail in an out-of-centre location; no information on likely impact on neighbours relating to privacy, disturbance and noise levels; and no flood assessment.

· Contrary to LDP policies, Objectives 2 and 6, MD1(4), MD2, MD5, MD8 MG12 and MG13.

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 28th June 2017 and within which the following policies are of relevance:

SP4 - Affordable Housing Provision

SP6 - Retail

MD 1 - Location of New Development.

MD 2 - Place Making Design of New Development.

MD 4 - Community Infrastructure and Planning Obligations.

MD 5 - Development within Settlement Boundaries.

MD 7 - Environmental Protection.

MG 4 - Affordable Housing.

MG 12 - Retail Hierarchy.

MG 13 - Edge and Out of Town Retailing Areas.

The background evidence to the Local Development Plan that is relevant to the consideration of this application insofar as it provides factual analysis and information that is material to the issues addressed in this report in particular, the following background papers are relevant:

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

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

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

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

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

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

· Joint Housing Land Availability Study (2014). 

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

· Population and Housing Projections Background Paper (2013).

· Local and Neighbourhood Retail Centre Review updated background paper (2015).

· Retail Planning Study (2013 Update) (Also see LDP Hearing Session 15, Action Point 1 response).

· Town and District Retail Centre Appraisal (2013 Update) (Also see LDP Hearing Session 15, Action Point 4 response).

Planning Policy Wales:

National planning guidance 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, 4.3.1, and 4.4.3; Chapter 7-Economic development, including, paragraphs 7.6.1; Chapter 9-Housing, including paragraphs 9.3-Development management and housing; and Chapter 10-Retail and Commercial Development, including paragraph 10.4.1; and Chapter 13-Minimising and Managing Environmental Risks and Pollution, including paragraphs 13.15.1, and 13.15.3. 
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, including paragraph 3.2.

· TAN4 - Retailing and Town Centres, including paragraphs 2, 6 and 7.

· TAN12 - Design, including paragraphs 2.6 and 5.11.3.

· TAN15 - Development and Flood Risk.

· TAN23 - Economic Development, including paragraphs 2.1.2 and 2.1.3.

Supplementary Planning Guidance:

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

· Amenity Standards, including policies 2, 3, 4 and 5. 

· Affordable Housing.

· Model Design Guide for Wales including paragraph 1.1 and objective 5-Character and context. This recognises that design is important as it directly affects the social, economic and environmental well-being of places. 

· Parking Standards.  

· Planning Obligations.

Other relevant evidence or policy guidance:

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

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

· Welsh Office Circular 13/97 - Planning Obligations.

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 justification for new housing and retail development in this location; design and visual impact; the effect on neighbouring and general residential amenity; highway safety; and the S106 planning obligations.  

Principle of proposed uses
The proposal entails two distinct elements which include, the provision of two new residential units, and the creation of new retail floor space, which are considered separately.

In policy terms the site lies within the settlement boundary for Dinas Powys as defined in the LDP. 

LDP Policy MD1 deals with “Location of New Development” and amongst other things states that new development on unallocated sites should:  reinforce the role and function of the key settlement of Barry, the service centre settlements, primary settlements or minor rural settlements as key providers of commercial, community and healthcare facilities; have access to or promote the use of sustainable modes of transport and; where possible promote sustainable construction and make beneficial use of previously developed land and buildings. Moreover in the case of residential development, should support the delivery of affordable housing in areas of identified need.

Policy MD5 deals with development within settlement boundaries and supports development where, amongst other things the development  is of a scale, form, layout and character that is sympathetic to and respects its immediate setting and the wider surroundings and does not unacceptably impact upon the character and appearance of the locality; has no unacceptable impact on the amenity and character of the locality by way of noise, traffic congestion and parking; and makes appropriate provision for community infrastructure to meet the needs of future occupiers. 

Retail Element 

As regards the principle of a new retail unit in this location relevant policies include MG12 and MG13 of the LDP which relate to Retail Hierarchy and Edge and Out of Town Retailing Areas. In addition, Strategic Policy SP6 of the LDP seeks to reinforce the vitality, viability and attractiveness of the Vale’s retail centres  as well as seeking to maximise opportunities for the effective use of vacant floorspace and refurbishment of properties
This is in line with national guidance, including, PPW and TAN4-Retailing and Town Centres.

In the first instance it is noted that the submission refers to a new retail unit, but does not identify the specific use or Use Class. A retail unit could feasibly accommodate a number of uses within the Class A1 use and could also potentially be a new unit for a Class A3 Food and Drink use. However, from the details provided, it is assumed that the application seeks to establish an unrestricted Class A1 shop unit and consideration of the application is made on this basis. 

A number of the objections submitted referred to the site being an inappropriate location for retail, with no need for additional shops. In addition, the objection from Reeves Planning Consultancy Ltd on behalf of local businesses in the area refers to the lack of justification for a new retail unit in this out-of-centre location. 

LDP policies seek to protect the vitality and viability of the town, district, local or neighbourhood centres, and apply the ‘sequential test’ when considering new retail development in line with national guidance.

Policy MG12 of the LDP sets out the retail hierarchy in the Vale and identifies the extent of the local and neighbourhood centres in Dinas Powys. These include, two local centres, the Dinas Powys Village Centre (to the west of the application site) and Dinas Powys Cardiff Road (approximately 90m to the south of the application site). Furthermore Dinas Powys is also served by two neighbourhood centres, at Camms Corner and Castle Court/The Parade located at the Murch to the east.

The application site is located outside of any established and identified local or neighbourhood centre.  

Policy MG13 of the LDP is clear in that it states that proposals for new retail development will only be permitted where:

1. It can be demonstrated that there is an additional need for the proposal which cannot be provided within an existing town or district retail centre; and

 2. The proposal would not, either individually or cumulatively with other recent or proposed developments, have an unacceptable impact on the trade, turnover, vitality and viability of the town, district, local or neighbourhood centres.

The Council’s background evidence to the LDP includes a CACI Retail Study (2009 and amended in 2011). The background evidence identifies headroom capacity of 214 sq. m of retail floorspace at 2017 (see Fig 31.3 table below) and remains at 214 sq. m up to 2026 (Fig 32.2). 

Since the above study, The Castle Oak Public House in the The Parade, Dinas Powys has changed to a Tesco Express, for 314.25 sqm (net) convenience shopping floorspace. Whilst this was a permitted change under the terms of Schedule 2, Part 3 Class A of the Town and Country Planning (General Permitted Development) Order 1995, the permitted change nevertheless introduced additional convenience floor space.
Accordingly, it is considered that the retail headroom capacity identified for Dinas Powys for 2017 has been met through recent Tesco Express development.
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Thus it is considered that the Council’s retail evidence indicates that there is no need for the proposed retail floor space in Dinas Powys.

In addition it is noted that no retail assessment or evidence to the contrary has been provided with the application. Without such information it is considered that the likely impact of the proposal on the existing retail centres in Dinas Powys cannot be fully assessed in line with Council policy and national guidance. Therefore in the absence of any evidence to the contrary, the Council’s most recent evidence indicates that headroom capacity has been met. 

This element of the scheme is therefore contrary to Policy MG13 of the LDP in that it has not been demonstrated that there is an additional need for the proposal which cannot be provided within an existing town or district retail centre; and the no evidence has been submitted to demonstrate that the proposal would not, either individually or cumulatively with other recent or proposed developments, have an unacceptable impact on the trade, turnover, vitality and viability of the town, district, local or neighbourhood centres.
Design and visual impact
A number of objections refer to the design of the building as inappropriate and out of keeping with the area. The proposal will replace an existing single storey with basement level, with a two storey building of an overtly contemporary design. The submitted details include features such as a projecting first floor on the front elevation with Cedral Weatherboard, and panels of cladding. It is acknowledged that the scale of the building will be greater than the existing, with the introduction of a first floor. However, the flat roofed form of the new building is similar to the existing. In addition, the limited levels details submitted, with no information as to the proposals in relation to the existing basement, suggest that the building will be constructed off the existing ground levels. The cross-sections show that the building will not exceed the ridge height of the neighbouring house at 77 Cardiff Road. The information is not as clear for the existing dwelling to the rear at 22 Orchard Crescent, as the cross sections do not show the ridge height of that property. There is a difference in levels, with the application site being higher than Orchard Crescent. However, the submitted details do not indicate that any additional height would be so significant as to represent an unacceptably intrusive new structure.

National guidance is contained in PPW and TAN12 which states at paragraph 5.11.3:-

“The design of housing layouts and built form should reflect local context, including topography and building fabric. Response to context should not be confined to architectural finishes. The important contribution that can be made to local character by contemporary design, appropriate to context, should be acknowledged. To help integrate old and new development and reinforce hierarchy between spaces consideration should be given to retaining existing landmarks, established routes, mature trees and hedgerows within housing areas as well as introducing new planting appropriate to the area.”

The immediate context of the site is primarily residential, however, the existing building is a non-residential health centre. The site fronts onto the main road through Dinas Powys, which, along its full length has a mix of uses and architectural designs. It is considered that the existing building is of limited architectural merit and the principle of its demolition and replacement is acceptable. The proposal to introduce an unashamedly contemporary building, of the scale and form shown, is considered appropriate. Thus it is considered that the proposal would not adversely impact on the character and appearance of the area, and there are no justifiable planning grounds to reject the application on design. 

Neighbouring and residential amenity
Policy MD2 criterion 8 seeks to ensure that new development safeguards public and residential amenity, particularly with regard to privacy, overlooking, security, noise and disturbance.

In addition, the Council’s SPG on Amenity Standards seeks to ensure adequate amenity for the occupiers of both new and existing houses. This is in line with national guidance including PPW, which states at paragraph 9.3.3:-

“Insensitive infilling or the cumulative effects of development or redevelopment, including conversion and adaptation, should not be allowed to damage an area’s character and amenity. This includes any such impact on neighbouring dwellings, such as serious loss of privacy or overshadowing.”

A number of the objections submitted have raised concerns over issues of privacy and overshadowing. On the issue of privacy there are no habitable room windows directly overlooking the neighbouring houses. There are first floor windows to the retail storage area which face the boundaries with 77 Cardiff Road, and 22 Orchard Crescent, but these can be obscurely glazed and should not adversely affect neighbouring privacy. The window openings for the proposed first floor flats are positioned on the front and side elevation directly overlooking the public highway. As such they also will not adversely affect levels of neighbouring privacy.

However, it is considered that there will be some impact on adjacent neighbours resulting from overshadowing and of an overbearing nature. Although the building will be sited in a similar position to the existing health centre, the proposed additional height will serve to increase the overshadowing and overbearing effect on the adjoining residential neighbours to an unacceptable degree.

Policy 5 of the SPG on Amenity Standards refers to the unacceptable loss of daylight or sunlight to neighbouring properties, and states at paragraph 5.12:-

“The siting of two or more storey developments within close proximity of an existing residential boundary can result in an unreasonable loss of daylight and sunlight to neighbouring properties. As a result these properties and their gardens can be made gloomy and unattractive resulting in an unacceptable reduction in the quality of life of the residents. Developers should aim to ensure that development proposals do not by virtue of their scale or location result in an unacceptable loss of daylight and/or sunlight to habitable rooms or private garden areas of neighbouring properties. In order to overcome the problems of overshadowing, consideration should be given to siting the development away from neighbouring boundaries…”
In addition both Policies MD5 (6) and MD 8 – Environmental Protection are relevant with (4) referring specifically to noise, vibration, odour nuisance and light pollution.  

The Council’s Environmental Health section have indicated that they have no objection in principle, however, they have requested additional information. They recommend a number of conditions relating to submission of a Demolition, Construction and Environmental Management Plan (DCEMP); restriction on hours of construction; details of any refrigeration and/or air condensing units; details of kitchen extraction and ventilation; details of external lighting and illuminated signage; and details of opening and delivery hours, with a restriction of 07:00 to 21:00 Monday to Sunday. However, it is considered that the details of any refrigeration and/or air condensing units, kitchen extraction and ventilation, should be considered prior to any determination, to ensure that the likely impact on neighbouring and visual amenity can be fully assessed.

 As already noted, the application refers to a new retail unit, but does not specify whether this is solely Class A1 or perhaps A3. Even assuming only an A1 use, there is still the likelihood that the proposal will require refrigeration and/or air condensing units. Their siting on the rear or side elevation on the boundaries with the existing houses could have a significant adverse impact on residential amenity. The siting on other elevations or the roof (noting no roof plan has been provided) would be more open to public views and could adversely affect visual amenity.

The proposal would therefore be contrary to Policies MD2 (8) and MD5 (6) and national guidance contained in PPW.

Residential Element

As previously stated, Policy MD5, relates to new development within settlement boundaries and supports new residential development, subject to compliance with a number of criteria. In addition Policy MD2 (Design of New Development), is relevant in particular criterion 9, which relates to provision of amenity space and parking, in accordance the Council’s standards.

The Council’s SPG on Amenity Standards also has policies relating to design and the impact on amenity, including policies 1 and 3, which highlight the need to respect existing character. This is in line with national guidance, with paragraph 9.3.4 of Planning Policy Wales (PPW) stating:

“In determining applications for new housing, local planning authorities should ensure that the proposed development does not damage an area’s character and amenity. Increases in density help to conserve land resources, and good design can overcome adverse effects, but where high densities are proposed the amenity of the scheme and surrounding property should be carefully considered. High quality design and landscaping standards are particularly important to enable high density developments to fit into existing residential areas.”
The proposal does not provide any private amenity space for the two flats. The Councils SPG on Amenity Standards requires a minimum level of private amenity space to serve new residential development. Paragraph 5.6 of policy 2 of the SPG outlines the requirement for flatted development, which equates to 20 sq m per person. In this case the requirement would be a communal area of 120 sq m The proposal does not offer any amenity space, even the bare minimum of requirements such a clothes drying or small sitting out area. 

In the absence of an amenity space provision, it is considered that the proposal would not provide essential amenity space provision to serve the occupiers of the flats contrary to policies MD2 (9) and MD5 (6), with along with the SPG on Amenity Standards and national guidance contained in PPW.

Highways
The relevant policy background in relation to highway safety includes, policies MD2 (6 and 9) - Place Making Design of New Development and MD5 (6) – Development Boundaries of the LDP.  

The proposal intends to utilise the existing vehicular access at the frontage of the site onto Cardiff Road, and create a new access onto Orchard Close to provide for two on-site car parking spaces for the two flats. 

The submitted plans identify 8 No. parking spaces in the forecourt area to serve the proposed retail use. However, the Council’s Highway Development team advise that, based on the size of the forecourt area and the width of the existing access, only 6 No. parking spaces can actually be accommodated on-site to serve the retail use.  Notwithstanding this, the proposed provision is considered acceptable.

However, the Council’s Highway Development team note that there are no servicing facilities provided within the site. As a result, servicing of the development will be undertaken by large delivery vehicles along the adjacent highway, which will impede the free flow of traffic to the detriment of highway safety. As such a highway and transportation objection is raised to the proposal.

Thus, it is considered that the proposal fails to comply with policies MD2 (6) and MD5 (6) of the LDP, as it would have an unacceptable impact on highway safety and exacerbate existing traffic congestion and on-street parking problems.

S106 Affordable Housing
Policies MG4 - Affordable Housing and MD4 - Community Infrastructure and Planning Obligations, seek to secure the delivery of affordable housing, in addition to national guidance contained in TAN2-Affordabale Housing.

The site falls within the East Vale housing market area. LDP Policy MG 4 requires all residential sites within this area resulting in a net gain of 1 or more dwellings to provide an element of affordable housing which on the application site requires 40% affordable housing provision. 
The requirement for affordable housing based on 2 units, would be 0.8 of a unit. As this is less than a whole unit, the Council would seek a financial contribution towards off-site affordable provision within the Vale based upon the following equation:

Acceptable Cost Guidance (£) x Social Housing Grant x Number of affordable housing units = Financial contribution (£).

For Dinas Powys the Acceptable Cost Guidance band is based upon band 5, with the ACG value of £133,500. As such the off-site affordable housing contribution would be:-

£133,500 x 0.58 x 0.8 = £61,944.

This is based on current values and may be subject to change, and the actual amount payable would be based on the ACG values at the time of construction. This contribution would be secured by a legal agreement and would be based on the formula rather than the current calculated contribution.  

The applicant was advised of the required contribution and, to date, has not responded. It is considered that, without confirmation that the required Affordable Housing contribution will be met, that the proposal fails to meet Policies MD4 and MG4 and TAN2-Affordable Housing.
Other issues
The representations from Reeves Planning Consultancy Ltd on behalf of local businesses in the area, also refers to the lack of a flood assessment. However, Natural Resources Wales have confirmed that the site lies within Zone A of the Development Advice Maps (DAM) contained within TAN15 Development and Flood Risk. TAN15 advises that for development located in Zone A the justification test is not applicable and surface water requirements apply. The acceptability criteria are for no increase in flooding elsewhere to occur as a result of the development. They have advised that given the location within Zone A, surface water requirements should be assessed by the Council’s Land Drainage Department, and, as such, they have no comments on the proposal.   

The Council’s Drainage section have been advised that the site is not located within DAM Zone C2. They advise that NRW maps indicate that there is a low to medium risk of surface water flooding to the highway adjacent to the site. They note that no surface water drainage plan has been submitted with this application, however the application form indicates that surface water will be disposed via the mains sewer. Infiltration should be the primary method of surface water disposal prior to any other method being considered. This is in accordance with the Non-Statutory SuDS Guidelines for Wales. Therefore, should the application be approved they recommend that a condition be attached requiring the submission and agreement of a full drainage plan prior to work commencing on site. 

Dwr Cymru/Welsh Water have no objections to the proposal. They have requested that their standard Conditions and Advisory Notes be attached to any consent, relating to no surface water or land drainage to connect directly or indirectly to the public sewerage system; and the possible need to apply for connection to the public sewer. 

REASON FOR RECOMMENDATION

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

RECOMMENDATION

REFUSE (W.R.)

1.
The lack of adequate on-site servicing arrangements for the proposed retail use would exacerbate existing traffic congestion and on-street parking problems on the local highway network to the detriment of highway safety, contrary to Policies MD2 (6) - Design of New Development and MD5 (6) - Development with Settlement Boundaries of the Vale of Glamorgan Council Local Development Plan 2011-2026.

2.
The proposal represents an unneighbourly form of development that will have an adverse impact on the residential amenities of both the existing occupiers in the area, and the future occupiers of the proposed flats, resulting from the overshadowing and overbearing impact on neighbouring occupiers and lack of amenity space provision for the proposed flats, and in the absence of sufficient information in relation to potential noise nuisance generated by the proposal. The proposal is therefore contrary to Policies MD2 (8 & 9) - Design of New Development, MD5 (6) - Development within Settlement Boundaries, and MD7 (4) - Environmental Protection of the Vale of Glamorgan Council Local Development Plan 2011-2026, along with the Supplementary Planning Guidance on Amenity Standards and national guidance contained in Planning Policy Wales.

3.
In the absence of the applicant agreeing to make the necessary financial contribution towards off-site affordable housing provision within the Vale, the proposed development would fail to make adequate provision to meet affordable housing need, contrary to Policies SP4 - Affordable Housing Provision, MD1 - Location of New Development, MG4 – Affordable Housing and MD4 - Community Infrastructure and Planning Obligations of the Vale of Glamorgan Local Development Plan 2011-2026 and national guidance contained in TAN 2 (Planning and Affordable Housing) and Planning Policy Wales (Edition 9, 2016).

4.
Insufficient information has been submitted to enable the Local Planning Authority to fully assess the likely impact of the proposal on the existing retail centres in Dinas Powys contrary to MG13-Edge and Out of Town Retailing Areas, and Strategic Policy SP6 of the Vale of Glamorgan Council Local Development Plan 2011-2026; and national guidance contained in TAN 4 (Retailing and Town Centres) and Planning Policy Wales (Edition 9, 2016).
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