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Land East of B4265 between Boverton and Eglwys Brewis, St. Athan

Proposed construction of a new highway (called the Northern Access Road) with footways and a cycleway, new junctions, lighting, signs, fencing, flood alleviation works, acoustic barriers and other environmental mitigation measures, landscaping, demolition of garage at Rose Cottage, and all associated engineering and building operations

SITE AND CONTEXT

The application site is land East of the B4265 between Boverton and Eglwys Brewis, St. Athan. It is fundamentally linear in shape and provides the site area for a new ‘Northern Access Road’ (see description of development below). The site’s location and extent are shown below:
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The site is principally agricultural land, but does also take in areas of existing highway. Land allocated for residential development in the Local Development Plan lies immediately to the south of the site.

The site lies partially within a C2 Flood Zone, where it crosses the Llanmaes Brook, but principally lies to the north of the C2 flood zone. The plan below shows the location of the C2 Flood Zone, shaded pink:

[image: image2.png]



DESCRIPTION OF DEVELOPMENT

The application is for:

Proposed construction of a new highway (called the Northern Access Road) with footways and a cycleway, new junctions, lighting, signs, fencing, flood alleviation works, acoustic barriers and other environmental mitigation measures, landscaping, demolition of garage at Rose Cottage, and all associated engineering and building operations

The plan below shows the development in the context of the application boundary:
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At the western end of the site, a new roundabout junction would be created at the B4265 (Junction A). The road would then run broadly west to east, between Eglwys Brewis Road to the south and Millands Caravan Park to the north. Much of the land between the proposed road and Eglwys Brewis Road to the south is allocated in the Council’s Local Development Plan for housing, and this proposed road makes provision for the junctions into those allocated parcels of land (junctions B and D). At the eastern end of the site, a new signalised crossroads junction is proposed to provide access into the Aerospace Business Park (ABP) (Junction F). Further junctions are proposed to give access to Llanmaes Lane (Junction C) and to give access to Eglwys Brewis Road (Junction E- and this lies to the west of the new signalised junction). The road would then re-join Eglwys Brewis Road to the east of the signalised junction.

The highway cross-section comprises a single carriageway with two 3.65 m lanes, giving a total carriageway width of 7.3 m. A shared footway/cycleway 3.5 m wide is provided on the southern side of the road with a 2.0 m wide grass verge beyond. A 4.0 m wide grass verge is proposed on the northern side to allow the possible construction of a 2.0 m wide footway in the future if demand requires.

The plans below show enlarged insets of the roundabout and signalised junctions:
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The shared footway/cycleway proposed along the southern side of the road, and this can be seen on the plan above.

The scheme has been designed to complement and work with the Councils proposed flood alleviation scheme for Llanmaes and includes bunding/embankment construction work which will provide storage and runoff channels designed to slow water flows.

It is proposed that flood alleviation measures will be installed at

Llanmaes Brook as part of the first phase of works. This will enable further

flood alleviation measures within Llanmaes to be undertaken by the Vale of

Glamorgan Council (It should be noted that the works in Llanmaes village do

not form part of this application).
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The drainage strategy for the road itself involves creating new catchments, most notably one adjacent to the new B4265 roundabout, one in the south western part of the site, just north of Eglwys Brewis Road, two adjacent to the south side of the new road and one adjacent to the proposed signalised junction.

	The application is accompanied by a significant raft of technical documents, including a drainage strategy, transport assessment, noise assessment and Historic Environment Desk-Based Assessment.


PLANNING HISTORY

Of particular relevance from the planning history below is 2016/00291/SC1, which determined that an Environmental Impact Assessment was not required, and 2009/00500/OUT, which included a Northern Access Road as part of the Defence Technical College application.

2016/00291/SC1, Address: Northern access road, St. Athan, Proposal: Request for EIA screening opinions, Decision: Environmental Impact Assessment (Screening) – EIA Not Required 

2016/00890/FUL, Address: Super Hangar, Aerospace Business Park, St Athan, Proposal: Phase 1 building operations, comprising the conversion and alteration of the northern part of the existing support building to provide upgraded reception areas, offices, meeting rooms, kitchen, staff cafeteria and exhibition area together with change, Decision: Approved 

2016/00617/LAW, Address: Super Hangar, Aerospace Business Park, St Athan, Proposal: Proposed use by Aston Martin Lagonda Limited for a primary use for the manufacture and assembly of motor cars (Class B2), with ancillary uses for storage/distribution. office, reception and exhibition area, staff canteen and parking, Decision: Approved, 

2010/00901/RES, Address: Defence Technical College : Zone 7 Picketston South, MOD St Athan, Proposal: Reserved Matters submission in accordance with planning permission 2009/00500/OUT for a proposed Defence Technical College (DTC), in respect of Zone 7 (Picketston North) incorporating matters including: - Buildings (MT Workshop; Grounds Maintenance;, Decision: Finally Disposed of 

2010/00875/RES, Address: Defence Technical College : Zone 5 Picketston South, MOD St Athan, Proposal: Reserved Matters submission in accordance with planning permission 2009/00500/OUT for a proposed Defence Technical College (DTC), in respect of Zone 5 (DTC Training) incorporating matters including: - buildings; access; parking facilities; landscapin, Decision: Finally Disposed of 

2010/00707/RES, Address: Defence Technical College : Zone 6 Picketston South, MOD St Athan, Proposal: Reserved Matters submission in accordance with planning permission 2009/00500/OUT for a proposed Defence Technical College (DTC), in respect of Zone 6 (Picketston South), Decision: Finally Disposed of

2009/00500/OUT, Address: Land at and adjoining MoD St Athan in the Vale of Glamorgan, extending from the B4265 at Boverton in the west to Castleton Farm, St Athan, in the east, and from north of the runway and north of Castleton Road at St Athan in the south to land..., Proposal: Development of a Defence Technical College and associated facilities and works, including 483 Service Families' Accommodation dwellings, military external and field training areas, the alteration and reconfiguration of St Athan golf course..., Decision: Approved 

2009/00501/OUT, Address: Land at and adjoining the Aerospace Business Park at St Athan in the Vale of Glamorgan, extending from land adjacent to the B4265 at Boverton in the west to land adjacent to Cowbridge Road, St Athan in the east, and from the B4265 at Batslays ..., Proposal: Development at and adjoining the Aerospace Business Park, including: the erection of new and replacement buildings, airfield operational facilities and structures; the provision of access roads, hard standings and other infrastructure; ..., Decision: Approved 

2008/00877/SC2, Address: RAF St. Athan, Proposal: Scoping request - Redevelopment of MoD St. Athan as a Defence Technical Academy (DTA) and Aerospace Business Park (ABP), Decision: EIA (Scoping) - No Further Information Required 

2009/01228/FUL, Address: Defence Technical College and Aerospace Business Park, St. Athan, Proposal: Construction of 21 no. additional ponds and the erection of 5 no. bat houses, Decision: Approved 

CONSULTATIONS

Llanmaes Community Council strongly oppose the application, and the grounds are summarised as follows:

· Lack of evidence to show that the NAR is essential for development of the Aerospace Business Park (ABP).

· Unnecessary destruction of a large area of unspoiled green countryside.

· Lack of importance given to the archaeology in the area.

· Unrealistic proposals for traffic management.

Llantwit Major Town Council have raised a strong objection on the following grounds:

· Inadequate business case or demonstrated need for the road.

· Adverse impact on traffic flow on the B4265.

· The road would enable new residential developments that would put a strain on the town’s infrastructure and facilities.

· Adverse impact on the rural landscape and loss of farming land.

· Improvements to the existing Eglwys Brewis Road would be a more sensible and cost effective solution.

St. Athan Community Council object on the following grounds:

· Inadequate identified need for the road.

· Not cost effective- money would be better spent elsewhere.

· New access should be via an upgraded Eglwys Brewis Road.

· Adverse impact on traffic through St. Athan.

· Adverse impact on infrastructure and facilities.

· Flood risk.

· Impact on the character of the area as a consequence of the extent of ground works.

Ministry of Defence - No safeguarding objection to the proposal, however, further comments have suggested the traffic modelling should take account of potential additional future military vehicle flows.
Members should note that Welsh Governments response to this request can be found at Appendix B.

Highway Development - No objection subject to conditions relating to issues including traffic modelling, engineering detail, road surfacing and a Construction Traffic Management Plan.


The Council’s Public Rights of Way Officer has provided advice in respect of the necessary procedures in the event of a public right of way being affected by the development.


The Council’s Drainage Engineer - No objection subject to conditions relating to engineering detail of the surface water drainage strategy, a SUDS management plan and a Construction Environmental Management Plan, to prevent pollution of the adjacent brook.

Environmental Health - No objection, subject to conditions relating to land contamination, dust/air quality, a CEMP and noise mitigation.

Cardiff Airport (Safeguarding) - No objection.

Glamorgan Gwent Archaeological Trust (GGAT) - No objection subject to a condition requiring a written scheme of investigation to be submitted and complied with.

Cadw, Ancient Monuments - No objection.

Local Ward Members - Councillor Gwyn John has submitted the following comments: I refer the above planning application to which I object to the access on to the Llantwit Major By-Pass, I wish to give notice that I intend to speak at the Planning Meeting. There are a number of issues I have with the need for the NAR but they are not planning issues and my comments will be raised directly with the Minister.

Ecology Officer - No objection, subject to a condition to secure Skylark mitigation.

The Council’s Landscape Architect - No representations received.

SWALEC - No representations received to date.
National Air Traffic Control Centre - No objection.
Natural Resources Wales have raised no objection subject to conditions relating to ecological mitigation and management, compliance with the Flood Consequences Assessment, and land contamination.

Dwr Cymru Welsh Water - No representations received.

Network Rail have submitted a holding objection on the basis that it is unclear whether additional land under and alongside the railway line would be needed for additional roadworks. The holding objection is pending a commercial settlement between the applicant and Network Rail (in the event the land was required).Comments have been received from the applicant concerning this objection which advises that the footway will stop either side of the bridge because a suitable hardstanding already passes beneath the bridge itself.  The proposed works will have no effect on the railway infrastructure and all proposed works will be within the highway boundary.
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The Badger Group- No representations received.


Wales and West Utilities- No representations received to date.

Western Power Distribution- No representations received to date.

REPRESENTATIONS

Neighbouring properties have been consulted and the development has been advertised on site and in the press. Over 30 representations have been received, and the grounds of objection are summarised as follows:

· Impact on air quality.

· Noise pollution.
· Destruction of a tranquil area.
· Light pollution.
· Impacts on ecology and wildlife.
· There is no justified need for development or evidence base for it.
· The ABP is unlikely to materialise.
· Aston Martin doesn’t need or want the road.
· The development is not cost effective and is a waste of money.
· Upgrading Eglwys Brewis Road would be a better option.
· Damage to the environment.
· Visual impact.
· Adverse impact on traffic.
· Impact on property value.
· The site is green belt.
· Adverse impact on the caravan business at Millands Park.
· Loss of vegetation.
· No coherent methodology to the development.
· Impact on health.
· The new access to Millands Farm should be to an adoptable standard.
· Drainage basins will hold stagnant water that will attract flies, mosquitos, etc.
· The development would hinder access to local facilities.
· Archaeological impacts.
· Inadequate infrastructure in the area.
Two sample letters are attached as Appendix A and all other letters and email received can be viewed on the online register.
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 SP2
 – Strategic Sites

Policy SP3
 – Residential Requirement

Policy SP5
 – Employment Requirements

Policy SP7
– Transportation 

Managing Growth Policies:

Policy MG2 – Housing Allocations

Policy MG9 – Employment Allocations

Policy MG10 – St Athan - Cardiff Airport Enterprise Zone

POLICY MG16- TRANSPORT PROPOSALS

Policy MG19 – Sites and Species of European Importance

Policy MG20 – Nationally Protected Sites and Species

Managing Development Policies:

Policy MD2 - Design of New Development

Policy MD7 - Environmental Protection

Policy MD8 - Historic Environment 


Policy MD9 - Promoting Biodiversity 

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.  

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

Chapter 8 of PPW sets out guidance relating to transport infrastructure.

Technical Advice Notes:

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

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

· Technical Advice Note 11 – Noise (1997)

· Technical Advice Note 12 – Design (2016)

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

· Technical Advice Note 18 – Transport (2007)

· Technical Advice Note 23 – Economic Development (2014)

· Technical Advice Note 24 – The Historic Environment (2017)

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  

· Biodiversity and Development   

· Design in the Landscape  

· Trees and Development 

Other relevant evidence or policy guidance:

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

· Welsh Office Circular 11/99 – Environmental Impact Assessment

· Sections 66 and 72 of the Planning (Listed buildings and Conservation Areas) Act 1990

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

· Welsh Office Circular 61/96 - Planning and the Historic Environment: Historic Buildings and Conservation Areas (as amended)

· Active Travel Wales Act 2013
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

The main issues relevant to the assessment of the application are the principle of the development, visual impact, highways issues (traffic and highway safety), impacts on ecology, the historic environment, residential amenity, noise, flood risk and drainage, agricultural land quality and other environmental issues.

Departure Issues

As referenced below, a Northern Access Road is allocated in the adopted LDP, however, at the time of the submission of the application (when it was advertised publicly) the LDP had not been adopted. Consequently, at that point in time, when the advertisement process was undertaken, the development represented a departure from the then development plan (the UDP). This provides background to Members as to why the development was advertised as a departure.
The principle of the development.

The key factors relevant to the principle of development are its status within the Vale of Glamorgan Adopted Local Development Plan 2011-2026 (LDP), the practical need/justification for it in highways and economic development terms (linked to its status within the LDP), and the history, which includes an Access Road approved as part of the Defence Technical College application.

The LDP Strategy comprises four key elements as follows:

“To promote development opportunities in Barry and the South East Zone. The St. Athan area to be a key development opportunity and Cardiff Airport a focus for transport and employment investment. Other sustainable settlements to accommodate further housing and associated development.”

The first three strands of the strategy are particularly relevant to the proposed development and they emphasise the importance of Cardiff Airport and St. Athan with regard to development opportunities and economic activity. It is clear that the LDP envisages the Enterprise Zone at St. Athan as being central to economic development in the Vale and the wider South Wales region.

St. Athan is identified as one of three Strategic Opportunity Areas in the Wales Spatial Plan, offering significant potential regional benefits. The LDP recognises that the designation of the ‘St. Athan – Cardiff Airport’ Enterprise Zone in September 2011, focussing on the aerospace and defence sector, represents a significant opportunity to bring aerospace related inward investment to the area.

The following extract is taken from the LDP, in respect of the strategy and the role of this area:

The LDP Strategy acknowledges the important role St. Athan will play in the future prosperity of the Vale of Glamorgan and the wider South East Wales Capital Region. Policy SP2 seeks to maximise opportunities for new inward investment and growth arising from these designations, while Policy SP7 emphasises the strategic importance of a new Northern Access Road to facilitate the further development of the Aerospace Business Park at St Athan as part of the Enterprise Zone. Significant levels of new housing development are also proposed to reflect the importance of St Athan to the Strategy of the Plan, and to support the key employment opportunities within the area.

A new Northern Access Road (NAR) to facilitate the further development of the ABP at St Athan is a significant element of the Enterprise Zone proposals and is considered necessary to facilitate further development of the Aerospace Business Park. Paragraph 6.63 of the LDP states that the NAR is in fact critical to the success of the Enterprise Zone and the absence of this means of access would significantly undermine the potential of the Zone. 

The NAR would serve the Aerospace Business Park, the Aston Martin car manufacturing plant, and proposed residential development on land to the south of the road. It is considered vital that the ABP and Aston Martin sites (in particular) must be accessed by a road of appropriate design, specification and construction that makes access as quick and easy as possible from the existing highway network.

The residential allocations in the St. Athan Area (and those adjacent to the proposed NAR in particular) are reflective of the importance of St. Athan, both locally and on a regional level. Those allocations are well located in terms of access to existing services, facilities and the opportunities for further investment and employment and their delivery is similarly dependent on a high quality means of access.

It is highly relevant to note the commentary of the Inspector appointed to consider the soundness of the Local Development Plan, and the following extracts of the Inspector’s report provide further evidence of considered need for the development:

5.11 However, the sites (two residential allocations) are being actively promoted by the Welsh Government, providing confidence that they will be delivered within the Plan period. They would also facilitate the delivery of the NAR which would significantly improve access to the ‘Aerospace Business Park’ from the B4265. Indeed, whilst some representors have questioned the need for the development of the NAR, evidence submitted at the hearings indicated that it would be essential to the effective delivery of the economic aspirations at the northern element of the Enterprise Zone whilst also providing the opportunity for residential development within close proximity to the proposed employment uses.

8.11. The site (Aerospace Business Park) is allocated specifically for aerospace related development that will be expected to meet strategic rather than local needs. The development will include: the refurbishment of the existing 70,000sqm hanger; the erection of new and replacement buildings, airfield operational facilities and structures, to the north and south of the runway; and the development of a business park for aviation support services marketed to civilian aviation companies. The success of the proposals is likely to depend upon the effective delivery of the following: The Northern Access Road147; the proposed highway improvements on the B4265148; and the new housing developments within the St Athan area.

9.6. Policy SP7.1 and Policy MG16.13 propose a new Barry Island Link Road which comprises a key element of the Barry Waterfront development proposals. Policy SP7.2 and Policy MG16.14 propose a new Northern Access Road (NAR) at the St. Athan Enterprise Zone. As set out above, the evidence indicates that this scheme is critical to the successful delivery of the strategic employment objectives.

It is, therefore, evident that there are clear and focussed policies for these works within the LDP, which were fully supported by the LDP Inspector. These policies would ensure easier, efficient and user friendly access to the Enterprise Zone and housing allocations at St. Athan. This is identified as being critical to the continued and future development of these areas and to the economic development of the wider region, and it is considered that this application in principle is wholly compliant with those policies and aims.

A number of objections have been raised by local resident in respect of the principle of the development, including the following points:

· The development is not necessary and when similar was approved as part of the Defence Technical College (DTC)/Aerospace Business Park (ABP), the road would not have been justified for the ABP alone (with specific reference to a condition rescinded permission for the road if the DTC did not go ahead).

· The development is based on aspirations only, of the development of the ABP.

· No cost benefit analysis has been carried out.

· Eglwys Brewis Road could be upgraded.

· Traffic may not use the NAR.

With specific regard to conditions attached to previous planning permissions for the ABP and DTC, it is considered that these do not infer the development is not necessary to support the development of the ABP. Condition 10 of planning permission 2009/00501/OUT for the ABP reads as follows:

No work whatsoever shall commence on the construction of the Northern Access Road approved by this permission until such time as formal confirmation has been received in writing from the Ministry of Defence that the Defence Technical College (as granted consent by planning permission ref. 2009/00500/OUT) is to go ahead, and that a contract for the undertaking and financing of such development has been signed.

Reason:

Since the development of the Northern Access Road has been justified on the basis that it is strictly necessary to mitigate the highway impacts of the combined impacts of the Defence Technical College and Aerospace Business Park, and it is therefore unacceptable to allow its construction until such time as LPA has been given satisfactory assurances that the DTC project will be undertaken at the site.

This does not infer that the road would not be necessary to serve either/or development alone, rather that the specific traffic modelling for that road, at that time, was carried out with regard to the combined development.  Consequently, should either part not go ahead, the need for the road should be re-visited. In the time since the 2009 applications, the concept of the ABP and Enterprise Zone has been strengthened further, reflected in their status in the LDP and the associated allocation of the road. 

It is considered that the road is critical to the delivery of the ABP and, therefore, while objectors have referred to it as aspirational, it logically needs to be delivered as early as possible to give the ABP the greatest chance of being developed to its potential. It is considered that any cost benefit analysis undertaken by the applicant is not fundamental to the acceptability of the scheme from a planning perspective. The cost of the scheme and the asserted lack of cost effectiveness is one of the principal points made by objectors and, while it is understandable that residents are keen to ensure that money for projects such as this is spent efficiently, that is not fundamental to the planning merits of the development.

Alternative options have been considered and these are summarised in the applicant’s Design and Access Statement. This principally considered a Southern Access Road, (which would lead northwards from the B4265, crossing the railway line, and entering the ABP south of the runway) and improvements to the existing Eglwys Brewis Road.

The options report concluded that although both options have various advantages and disadvantages and constraints that would need to be overcome, the NAR has fewer, less costly and less time-impactful constraints to overcome. The main factors were considered to be:

• The ability to deliver the NAR to the required timescale, which is vital given the

pending restrictions imposed by the MoD from 2019 in respect of the existing

entrance to the ABP via Main Gate.

• The risks associated with upgrading Eglwys Brewis Road – particularly in respect of maintaining Network Rail service levels while achieving

the required construction timescale imposed by the MoD requirements, as well

as the need for land acquisitions.

• The opportunities for addressing flood risk by incorporating flood alleviation

measures into the NAR design.

• Building constraints associated with upgrading Eglwys Brewis Road.

• Opportunities for Safe Routes to Schools’ improvements if the NAR is constructed.

Some local representations suggest that improvements could be carried out to Eglwys Brewis Road and then pending how the ABP develops, the further road could be constructed in the future. While a costed interrogation of such a proposal has not been submitted, that would represent a more costly solution than implementing only the NAR.

It is considered that the applicant has explored alternative options and, while the selected option is not the preferred option of a number of local residents and representors, the judgement of the most appropriate option is subjective and requires balancing the weight to be given to various factors. It is considered that the grounds for selecting the NAR option are soundly reasoned and this demonstrates that the advice at paragraph 8.1.7 of PPW, in terms of considering other possible solutions, has been complied with.

A northern access road was approved as part of applications 2009/00500/OUT and 2009/00501/OUT for the Defence Technical College and Aerospace Business Park, however, that was justified specifically for those developments at that time. Consequently, in the context of the assessment of this application for this road, definitive weight would not be placed on the previous approval. It is, however, relevant context in terms of what has previously been considered an acceptable location for a new road, to serve a development of the ABP.

Having regard to the above, it is considered that the proposed road is acceptable in principle and would comply with the above referenced policies and the LDP strategy.

Highways issues

The proposed development would run east to west, from a new roundabout junction at the B4265, up to a new signalised crossroads junction in the eastern part of the site. As noted above, there would be a series of other junctions between these two points, to give access to future residential allocations, Llanmaes Lane, and Eglwys Brewis Road. A further ‘contingency’ junction is evident on the plans with access from the NAR to land at the north (to cater for any potential future development- as yet unplanned).

(NB: that junction is labelled in error as junction D on the submitted plans- however- that does not prohibit proper consideration of the highways layout).

The two principal highways issues to consider (albeit linked) are highway safety and impact on traffic. Firstly, it should be noted that the Council’s Highways Engineers have raised no objection to the proposal, in respect of either safety or traffic impacts.

In terms of highway safety, the Highways Engineers are satisfied that the design, size and alignment of the road (and the respective junctions) would not have adverse impacts. The scheme has been designed from its outset in consultation with the Council’s Highways department and to the necessary standards to ensure safe function. Therefore, subject to the engineering detail of the road being agreed, it is considered that it would function safely and provide a further option to road users when considering journeys in the area.

While some concerns have been received from representors regarding highway safety, the Council’s Highways Engineers have considered the scheme as a whole, which has been developed over a significant period of time while taking such matters into account. Fundamentally the Highways Engineers are of the view that the road layout is safe, and this has not been challenged by any technical submissions to the contrary.

The traffic impacts of the development have been modelled in the Transport Assessment (TA), taking into account existing traffic flows at a series of junctions in the area. The TA considers the potential scope of trips to be created from three residential allocations in the LDP, in addition to the Aston Martin use of the Super Hangar and the ABP as a whole. The scope of the TA in that respect was agreed with the Council and is considered to be a robust assessment of committed development. It should be emphasised that the TA considers the capacity of the new road and its ability to deal with the likely levels of traffic arising from those developments. However, the impacts of those subsequent developments on junctions beyond the NAR itself would have to be demonstrated and considered through submissions associated with those developments. That is because the road itself is not responsible for generating the additional traffic associated with those developments (notwithstanding its clear role in enabling the development of these areas).

The Council’s Highways Section has considered the submitted TA and raises no objection, subject to two conditions (in respect of traffic impacts). Further work is requested to demonstrate the interaction between the new B4265 roundabout at the western end of the NAR and the signalised junctions at Eglwys Brewis Road and Llanmaes Road. The second condition relates to the implementation of any limited mitigation measures that may be necessary as a consequence of that modelling. 

It is appropriate and reasonable to condition this matter, given that it is clear that the development itself would not result in significant traffic issues in this regard. It should be noted that this is only the application for the road, not for developments that would be served by it, and therefore this application can only consider the traffic impacts of the road. The subsequent applications for other developments will need to demonstrate the relevant traffic impacts of those proposals.

Considering the potential scenarios at each of the junctions in question, firstly it is considered that the amount of traffic arriving at the Llanmaes Road junction from the west is unlikely to be materially different as a consequence of the new road alone, which is further east of it. The amount of traffic arriving at the Llanmaes junction from the east, whether having used the new road or having come from further east along the B4265, isn’t likely to be materially different or greater. 

It is considered that the amount of traffic arriving at the Eglwys Brewis Road junction from the east won’t be likely to be significantly different as a consequence of the new road, which is further west of that junction. The amount of traffic arriving at the Eglwys Brewis Road junction from the west may be greater as a consequence of the road, however, that is likely to be offset by vehicles using the new road as opposed to travelling further along the B4265 to Eglwys Brewis Road. 

It is recognised that the exact patterns cannot be established without modelling, however, based on the above and assessing the significant distances between the roundabout and these two signalised junctions, it is considered that there is highly unlikely to be significant or demonstrably harmful traffic issues caused on that stretch of the B4265. Notwithstanding this, mitigation measures (which may include alterations to timing of lights, minor works to lane flares etc) can be controlled by condition.

At the eastern end of the site a new signalised junction would provide access into the ABP. The junction is be designed as an ‘all-movement crossroads’, however, measures are incorporated to discourage traffic from travelling through the village of St Athan. These include road markings and carriageway surface treatments as well as reduced signal timings to discourage traffic leaving the ABP from turning right towards St Athan and, similarly, traffic travelling west through St Athan from turning left into the ABP. This arrangement has been considered by the Council’s Highways Section and no objection has been raised to the technical arrangement of the junction or the likely traffic impacts. While this may result in some traffic using St. Athan, it is considered that it is not likely to be an amount that it is so significant it would have a demonstrable impact upon traffic through the village.

In a more general sense, the proposed/allocated developments in the area will be likely to generate increased levels of traffic and it is considered that the proposed road will add robustness and resilience to the highway network, given the capacity/efficiency of the proposed road in its own right (i.e. it’s ability to carry traffic quickly and efficiently, given its size, alignment and location), the cumulative capacity of the road network as a whole and the increased route choice available to road users. Furthermore, the development would make wider access to the Enterprise Zone easier and more attractive, which is a fundamental part of unlocking the development potential of the site.

The design incorporates a 3.5m wide shared footway cycleway along the southern side and a 4m wide verge on the northern side allows for a footway if future developments necessitate. This represents comprehensive pedestrian/cycling provision along the highway and by comparison, is an improvement over that which currently exists along Eglwys Brewis Road. While there is presently pedestrian provision along Eagle Road (parallel to Eglwys Brewis Road) there is none along most of Eglwys Brewis Road and therefore pedestrian/cycling links in both directions towards Llantwit Major and St. Athan would be much improved.

The proposals include two bus stops on the NAR which will allow for future

provision of bus services. The details of these stops match the bus laybys used

elsewhere in the Vale of Glamorgan to ensure continuity across the network. It is

anticipated by the applicant that if the new road is opened, bus services would remain on their existing routes until such time as demand dictates that either the existing routes are amended, or otherwise new services are deployed.

In considering this matter, the LDP Inspector noted:

Indeed, the new access via the NAR would represent an opportunity to improve sustainable connections to Llantwit Major town centre and the railway station, thereby satisfying the sustainability principles that underpin national policy.

It is noted that the agent of Millands Farm has raised concerns if the proposed access points into the farm are not constructed to adoptable standards. The applicant has responded to this point via their agent and has advised that these access points are only to enable agricultural vehicles to cross the NAR as conveniently and safely as possible. The access points are not to provide access to future residential developments and consequently, they need not be constructed to adoptable standards. The access is also in addition to an underpass at the farm.

The development would result in Llanmaes Lane being stopped up at a specific point, however, the layout of the new road would take account of this. It is considered that this stopping up would not unacceptably impact upon traffic flows or unreasonably elongate journeys for people living in the area and those using this part of the highway network.

It should be noted that not all of the conditions requested by the Highways Engineer have been recommended. In some cases the requirements of multiple conditions have been captured in a single condition (e.g. wheel washing and times of heavy vehicle movements are incorporated in the CTMP condition) and in other cases the conditions would not meet the terms of the Circular. For example, one requested condition seeks to prevent Aston Martin commencing use in the super hangar before the road is completed. The lawful use of the super hangar for producing cars could not be delayed/triggered upon a condition in this application for the road. Other issues raised in requested conditions such as the need for TROs or a bond, are outside of the planning process.

In summary, it is considered that the proposed road makes provision for a safe access between the B4265 and the point where it adjoins the existing highway at the eastern point of the site, and would not adversely impact upon traffic flows within the wider highway network. The development would also enhance pedestrian and cycling facilities in the area, as well as making ample provision for bus services.

Visual impact

The site generally comprises relatively flat land at an approximate elevation of 42.0 m above Ordnance Datum (AOD). Llanmaes Brook crosses the western end of the site running on an approximate north/south alignment within a narrow valley. The level of the brook is approximately 36.5 m AOD where it crosses the proposed NAR. The western end of the site abuts the B4265 road which is situated within a cutting. The level of the B4265 is approximately 38.5m AOD where it meets the NAR.

The application is accompanied by a Landscape and Visual Impact Assessment (LVIA) which considers visual impacts from a range of viewpoints around the site, namely: PRoW L16/38/1 (Valeways Millennium Heritage Trail) & Bedford Castle, PRoW L12/3/1, Millands Caravan Park, Froglands Farm & Rose Cottage and un-named road, properties at Picketston, properties at Partridge Road, Eagle Road, Church Meadow and properties at Boverton. The plan below shows the location of these points, relative to the site:
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The LVIA concludes that during the construction phase and at the time of opening the road, the development would have between minor adverse and major adverse effects on these receptors. However, it goes on to conclude that once the primary and secondary landscaping has matured, with the exception of Froglands Farm and Rose Cottage (moderate adverse),  impacts from the respective points would be no greater than minor adverse. 

Whilst not an identified point within the LVIA, it is also considered that the development would be visible at points from Llanmaes Village, more notably the southern section, however, the views and associated visual impacts are unlikely to be more significant than from those viewpoints closer and identified in the LVIA.

The LVIA also considers the LANDMAP character areas potentially affected by the development, and these are defined as Visual and Sensory, Landscape Habitats, Historical Landscape, Cultural Landscape and Geological. Ultimately, the LVIA concludes there would not be significant effects in respect of each of these aspect areas.

Given the length and general form of the proposed NAR, and the unspoilt rural

character of the land at present, the construction of a formalised NAR will

undoubtedly have an appreciable visual impact on the wider landscape. The natural topography of the surrounding areas of countryside to the north will also provide views of the road from higher ground, meaning that it is visible from a number of public viewpoints. Its proximity to a number of existing dwellings along its route will also result in significant close range landscape changes for a number of individual properties, as well as an appreciable increase in traffic activity.

The LVIA acknowledges that significant changes to views would be experienced by visual receptors during the construction phase and in the early operational years, prior to the landscaping maturing. However, whilst there would be undeniable changes to the local landscape, it is considered that this in itself does not render the development fundamentally unacceptable. Rather a balance has to be made between the visual impact (and all impacts) and the benefits of the proposal, having regard to the fact that it is allocated in the LDP. When considering the need/merit of the road in principle during the LDP process, the visual impact of a proposal of this kind (albeit not with this level of detail) was considered, however, the benefits associated with it were considered to outweigh the harm, visually, to the character of the countryside.

Moreover, Planning Policy Wales states at paragraph 8.5.1 that ‘for local road schemes the development plan procedures should normally provide the means to examine both the need for and the alignment of the route’.

In this case the development plan procedure has provided that means, and it is then for the development management process to consider the detail of the scheme, to ensure the visual impacts are minimised as far as possible. In this regard, it is considered that the visual impact can be mitigated as far as possible by ensuring the route is as direct as possible, as close as practicable to existing landform, and landscaped appropriately.

Whilst the existing site levels do not undulate significantly on the whole, the height of the proposed road relative to the existing land would vary, and most of the route is characterised by an element of cut or fill. This is appropriate in principle (as opposed to the road merely following every contour of the route), and the areas of cut in particular will mitigate the visual impact from longer distance views.

For limited sections of its route there would be greater differentials between the existing land and the carriageway, most notably where it crosses the Llanmaes Brook. However, the brook lies within a dip and once the road traverses this dip in the landform, it then closely follows the level of the existing land.

There would be a more obvious visual impact locally (and from wider vantage points to the north) of the area around the brook crossing, as a consequence of the larger embankment and the agricultural underpass. However, it is considered that the height differential would not be significant in the wider context and would not markedly add to the visual impact of the development as a whole. It should also be noted that from these views to the north, this section of the road would be

viewed directly against the backdrop of new allocated housing. It should also be noted that the road at this point would be appreciably lower than the corresponding point of the Northern Access Road approved under application 2009/00500/OUT.

As referenced above, the NAR would run tightly along the northern boundaries of two housing allocations, and would effectively create a physical and defensible barrier to enclose these parcels of land. Given the close physical relationship between the road, the allocated sites and the existing West Camp, it is considered that the NAR would appear as an appropriately sited and clearly defined physical barrier, which would effectively denote the upper limits of the settlement, without appearing as an arbitrary incursion running through the rural landscape. Regard must therefore be given to the fact that the NAR is one element of a wider comprehensive development of this part of the settlement.

It is also accepted that there would be an increased level of light pollution from

wider viewpoints, particularly to the north and north west, however, this would

largely appear as a continuation of the existing and proposed residential areas

further south. Therefore, whilst also contributing to the general change in

character of the landscape, it is considered that degree of additional light

trespass would not unacceptably impact upon the wider countryside. The means of lighting and the level and spread of illumination are matters that can be influenced by the Council, both as local planning and highway authority.

Notwithstanding the above, both sides of the NAR route are to be lined with

substantial landscaped buffers, which would serve to partially screen and filter

views of the NAR from short and long range views, thereby serving to mitigate its

impacts. The landscape strategy includes minimising the removal of existing vegetation as far as practicable, linear tree and shrub planting to integrate the new junction at the B4265 to the existing semi-mature vegetation and hedgerow planting adjacent to the highway to provide habitat linkage and visual amenity.

Whilst it is accepted that the effect of the landscaping would be more limited in

the short term, it is considered that it would significantly soften the visual impact of the road in time, to the point where it would effectively reduce its impacts.

Having regard to the above it is considered that the proposed NAR, while

fundamentally changing the character of the existing landscape, would

nevertheless through careful design and landscaping, assimilate into the

surroundings such that it would not unacceptably impact upon the character of the wider area in the long term. While accepting that the area is a locally appreciated and a not unattractive rural landscape, it is not a Special Landscape Area and lies outside of the Glamorgan Heritage Coast.

Having regard to the above, it is considered on balance that the harm attributed to the development is outweighed by the essential economic benefits and the role it has to play in the development of the Enterprise Zone and ABP.

Impact on the Historic Environment

The submitted Design and Access Statement (DAS) summarises the asserted impacts on the historic environment, and states that there are no statutorily designated heritage assets within the footprint of the NAR. There are parts of two conservation areas, one scheduled monument (Bedford Castle) and seven listed buildings within the 500 m buffer. 

Three of the listed buildings are located in Boverton (south of the B4265), one is in Llanmaes village, two are to the east of the site (at Picketston and Eglwys Brewis) and one, Bethesda’r Fro Chapel, is the closest to the proposed road, at a distance of approximately 150 m. An assessment, has been made by the applicant of the potential impact of the development on the setting of the listed buildings (as required by section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990) and on the setting of the other statutorily designated heritage assets. 

No potential adverse impacts on the setting of any listed building, scheduled monument or conservation area are identified in the submitted Heritage Desk Based Assessment, and these conclusions were supported by your officer’s site visit. The distance between the development and the heritage assets, and the intervening buildings, vegetation and topography, are such that the development would not adversely impact on the setting of these areas and buildings. It should be noted that Cadw have raised no objection to the development.

The DAS states that no previously recorded archaeological assets have been identified within the footprint of the NAR and, accordingly, no potential physical impacts have been identified. Notwithstanding that, there is the potential for previously unrecorded archaeology to be discovered during construction and consequently a programme of archaeological work is proposed by the applicant.  

Glamorgan Gwent Archaeological Trust have been consulted and concur with this approach, recommending a condition to require the applicant to submit a written scheme of investigation, and then carry that out.

Having regard to the above, it is considered that the development would preserve the setting of the nearest conservation areas and listed buildings, in accordance with Sections 72 and 66 respectively of the Town and Country Planning (Listed Buildings and Conservation Areas) Act 1990, and would not unacceptably impact on Scheduled Ancient Monuments of archaeology. The development would, therefore, comply with the objectives of Policy MD 8 of the LDP.

Drainage and Flood Risk

The NAR crosses two watercourses, Boverton Brook and Llanmaes Brook and

lies close to a third (Nant y Stepsau), intersects overland flow routes and the majority of the site is located in flood zone A, with a small area within flood zone C2. As such, flood modelling has been undertaken to inform the design of the watercourse crossings and to assess the flood risk from the NAR. To address the impact of the NAR on these flow routes, mitigation measures are proposed as part of the design, in the form of upstream storage areas with flood bunds containing overspill weirs, culverts and flood relief culverts. Results from the modelling demonstrate that even during 100% blockage scenarios, flood levels downstream of the scheme are decreased beyond the baseline results and upstream storage volumes remain less than 10,000 cubic metres. The proposed scheme therefore provides an improved situation downstream of the NAR and reduces flood depths and peak flows at Boverton and Froglands Farm. The scheme provides overall benefit to flood risk in the area and will form part of a wider flood alleviation scheme, proposed by the Council.

As advised above part of the site lies within a C2 flood zone (as defined by the Development Advice Maps with TAN 15) and consequently the application is accompanied by a Flood Consequences Assessment (FCA), which models flood risk associated with the development. 

TAN 15 states that:

Development, including transport infrastructure, will only be justified if it can be demonstrated that:-

i. Its location in zone C is necessary to assist, or be part of, a local authority regeneration initiative or a local authority strategy required to sustain an existing settlement1; or,

ii Its location in zone C is necessary to contribute to key employment objectives supported by the local authority, and other key partners, to sustain an existing settlement or region;

and,

iii It concurs with the aims of PPW and meets the definition of previously

developed land (PPW fig 2.1); and,

iv The potential consequences of a flooding event for the particular type of

development have been considered, and in terms of the criteria contained

in sections 5 and 7 and Appendix 1 found to be acceptable.

In this case, the location is necessary to assist a regeneration initiative and to contribute to key employment objectives. The potential consequences of flooding have been considered in the FCA and Natural Resources Wales (NRW) have deemed the development acceptable in this regard. NRW have advised that based on the submitted FCA together with our review of the hydraulic model, we advise that the consequences of flooding to and from the proposal as designed are acceptable in line with TAN 15. We recommend the following condition (compliance with the FCA) is secured on any planning permission granted to ensure the delivery of the proposed mitigation measures.
It is acknowledged that much of the site is not brownfield land, however, only a very small proportion of the site lies in a C2 flood zone and it is highly unlikely to be practically feasible that a development of this kind could be all within brownfield land. Essentially, and most importantly, there are overriding justifications for the development that comply with points (i) and (ii) of the above extract from TAN 15, and the effects of flooding have been fully considered. It is, therefore, considered that the development complies with the aims and objectives of TAN 15, in terms of flood risk, and the technical issue in respect of brownfield land does not render the development unacceptable.

The drainage strategy involves a series of catchment ponds and bunds. This has been considered by the Council’s Drainage Engineer, who has similarly raised no objection subject to conditions relating to engineering detail of the surface water drainage strategy, a SUDS management plan and a Construction Environmental Management Plan, to prevent pollution of the adjacent brook. In particular, it is considered by the engineer that the proposals for crossing Llanmaes Brook are acceptable and provide sufficient capacity to deal with the development, in addition to further flood mitigation measures proposed by the Council for Llanmaes Village.

Having regard to the above, it is considered that the development is acceptable in terms of drainage and flood risk, in accordance with Policy MD7 of the LDP and moreover forms an important part of a wider flood mitigation scheme for Llanmaes.

Residential amenity (including noise issues)

In addition to the wider landscape impacts identified above, it is also accepted that the proposed NAR would result in localised impacts on the residential amenities of specific properties.

The application is accompanied by a noise and vibration report, which considers the likely impacts and ways to best mitigate against them. In addition to proposing low noise surfacing to the road, a series of noise barriers (details of which will be required by condition prior to their installation) are proposed to the north of the scheme in the area of Froglands Farm, Millands Farm and Millands Caravan Park. These would also be used to the south of the scheme in the area of Rose Cottage and Old Froglands and to the west of the scheme at the top of the B4265 cutting, to protect properties in Llantwit Major. The applicant has agreed to an extension of this at the request of a property on Denbigh Drive, and it is considered that these measures would be effective in mitigating noise at the key locations where the road would be closest to residential properties.

The conclusions of the report are that once operational and once landscaping has matured, the development would not unacceptably impact upon residential amenity by way of noise or vibration. It acknowledges that impacts would be greater during the construction phase and that a Construction Environmental Management Plan will be necessary to mitigate those construction impacts as far as possible.

The NAR would also run close to dwellings at Millands Farm and Caravan Park and the small cluster of dwellings around Froglands Farm. For these residents there would be an appreciable increase in close range movement and activity which would contrast with the more peaceful rural setting that they currently experience. However, whilst a higher level of general disturbance, activity and light trespass would occur than at present, it is considered that this would not be to an unacceptable degree, with the measures described above in place.

It is noted that the NAR would be sited sufficiently distant from these properties such that it would not generate a level of noise that would unreasonably affect amenity, or the conditions that would normally be expected in a residential area. Whilst it is noted that the occupants of these properties will have become accustomed to a very rural environment, this does not imply the unacceptability in principle of a scheme that results in a material change to that situation.

Specifically in terms of light pollution, the impacts on the closestproperties from headlight glare would be largely mitigated by the proposed landscaping, particularly when it has become more mature. Whilst properties

further away to the north and south may appreciate an additional level of light

above the existing baseline level, this would not be so close as to unreasonably

affect their living environment.

Therefore, having regard to the above it is considered that, whilst the NAR would

have the effect of changing the existing rural setting currently enjoyed by these

dwellings, the direct impacts would not be so severe as to unacceptably impact

upon living conditions. It is clear that issues relating to the scale and impacts of the NAR are matters of significant concern to local residents and it is understandable that concerns would be raised in respect of what would represent an appreciable change to their immediate environment, however, it is considered that an appreciable change is not, alone, reason to refuse the application.

The Council’s Environmental Health Section (Shared Regualtory Services) have been consulted and having regard to the mitigation measures, and have not objected in respect of impacts on residential amenity. A Noise Insulation Regulations assessment is requested and this can be conditioned, to inform the final design and extent of acoustic noise barriers. Other issues raised by the Environmental Health Officer are dealt with as part of the Construction Environmental Management Plan condition. Implementation of the mitigation measures described above should be controlled by condition, as can measures to deal with potential vibration.

In conclusion, the impacts of the new NAR have been fully assessed, however for the reasons given above, it is considered that the issues identified do not outweigh the wider benefits to the scheme and are not considered critically harmful to amenity.

Ecology

The proposal does not contain any statutory designated sites for nature conservation, the nearest such designated site being East Aberthaw SSSI, which is over 4km from the proposal. In addition, no non-statutory designations are present within the site.

A range of ecological surveys were carried out during 2016, including an extended phase 1 habitat survey and protected species surveys (including badger, bat, great crested newt, reptile, otter and water vole, hazel dormice, invertebrate and breeding birds). Additional surveys have been carried out in 2017. The DAS states that the site contains a mosaic of habitats, being largely dominated by grassland, subject to varying levels of agricultural improvement, and arable fields. 

Protected species surveys identified the presence of a number of species including a hazel dormouse nest and single adult hazel dormouse in the east of the site. Based on connectivity of suitable habitats, their presence has been assumed within hedgerows across the site. In addition, two badger setts were located on-site, with slow worm found associated with the Llanmaes Brook stream corridor. Surveys also recorded twelve notable invertebrate species, with a diverse breeding bird population recorded. No evidence of water vole, otter

or great crested newt was recorded during the surveys, but it has been assumed

that otter may commute along Llanmaes Brook and Boverton Brook. No bat roosts were recorded within the site and bat activity surveys recorded relatively low levels of activity.

The scheme design has focused on the retention, enhancement and protection of habitats as far as possible and the maintenance of habitat connectivity. Ecological

mitigation and enhancements included within the development include:

· Extensive planting of native shrub, trees, hedgerows, species-rich grassland and translocation of all hedgerows impacted by the scheme to maintain and enhance habitats for a range of protected species.

· Sensitive clearance methodologies to reduce potential for impacts on reptiles during construction.

· An application for a European Protected Species Licence for hazel dormice and an application for a NRW licence to close an outlier badger sett.

· Provision of features to maintain fish and eel movement along Llanmaes Brook.

· Sensitive lighting strategy for bats and provision of large areas of suitable foraging and commuting habitat within the planting scheme.

Natural Resources Wales (NRW) have raised no objection, subject to conditions relating to the Dormice Method Statement and Landscape and Ecological Management and Maintenance Plan, and a lighting scheme. NRW initially requested long term monitoring and management of mitigation measures be controlled by a Section 106 agreement, however, following discussion with the applicant, NRW have agreed that this can be dealt with by condition, provided the applicant is effectively in control of those measures (e.g. as landowner).

NRW has confirmed that the applicant will require a European Protected Species licence under Regulation 53(2)e of The Conservation of Habitats and Species Regulations 2010 before any works on site commence that may impact upon a European Protected Species.

The Local Planning Authority (LPA) has a legal duty under the Conservation of Habitats and Species Regulations 2010 in relation to EPS’, namely that when determining a planning application for a development which has an impact on EPS, the Local Planning Authority must take into account the three derogation tests contained within Article 16 the Habitats Directive 1992:

The three tests are:

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.

Test ii)
There is no satisfactory alternative.

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.

It is considered that there are reasons of overriding public interest, namely the effective development of the Enterprise Zone. It is also considered that there is no satisfactory alternative to the road, given the identified benefits that it would bring in terms of economic development, and the constraints associated with other options. In terms of Test 3, NRW have raised no objection, subject to a condition relating to compliance with the Dormice Method Statement. It is, therefore, considered that subject to compliance with that, the development would not be detrimental to the maintenance of the population of the species concerned at a favourable conservation status (FCS) in their natural range.

The Council’s Ecologist initially sought further information on whether breeding Skylark would be affected by the proposal, and details of mitigation measures if so. The applicant has now submitted detail of adequate mitigation measures, to the satisfaction of the Council’s Ecologist, who raises no objection subject to those measures being secured.

In summary, it is considered that the development would not unacceptably impact upon ecology, in accordance with Policies MG20 and MD 9 of the LDP.

Trees

A tree survey has been carried out which states that the majority of the trees to be affected are category C (low quality), with only two tree groups classified as category B (moderate quality). Members are advised that your officers concur that the trees within the application site boundary are not a significant arboricultural constraint to the proposed scheme. 

Agricultural Land Quality

Planning policy guidance seeks to conserve “best and most versatile agricultural land”, which is grades 1, 2 and 3a. The application is supported by an agricultural land classification report which shows that the majority of the land in the footprint of the road is either Grade 3b (moderate) or Grade 4 (poor). A small area of land towards the western end of the NAR is classified as Grade 3a (good) and is included within the definition of “best and most versatile agricultural land.”

This area amounts to approximately 0.626 hectares and planning policy states

that land in grades 1, 2 and 3a should be developed only if there is an overriding need for the development and either previously developed land or land in lower agricultural grades is unavailable or available lower grade land has an environmental value which outweighs the agricultural considerations. In this case, it is considered that the quantity of Grade 3a lands is very modest in the context of the scheme as a whole, and the harm attributable to its loss is outweighed by the overriding need for the development.

Public Rights of Way

The proposed road would cross two existing public rights of way. While the applicant wishes to retain such routes on their current alignment where possible, it is acknowledged that some diversions will be necessary. The DAS states that stiles and/or gates will be provided where the footpaths meet the proposed highway boundary. There exists provision under Section 257 of the Town and Country Planning Act 1990 to seek diversions and that process does not fundamentally affect the planning merits of the proposal, given that there is scope for these diversions to take place.

The granting of planning permission would not, in itself, give permission to close or divert the public footpath and planning permission does not mean that an application to alter the public footpath will necessarily succeed.

The Council’s Public Rights of Way officer has advised that the proposed shared footway/cycleway shown on the applicant’s plan does not show the existing connection of Public Footpaths Nos.38 and 40 Llantwit Major to the B4265, and that this connection should be maintained. No objection is raised by the PROW officer to the planning application.

The road would also intersect Llanmaes Lane near Rose Cottage, a property in the ownership of the Welsh Ministers, where the existing garage would be demolished and replaced by a hardstanding. A short section of the existing highway in this location would need to be closed to vehicular traffic and a turning head for vehicles would be provided on the southern side of the NAR. Again, while there is due process the applicant would have to undertake in relation to the stopping up of this part of the road, provision for that exists outside of the planning application process and it does not fundamentally affect the merits of this application.
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Other environmental issues

Prior to the submission of the planning application, the applicant submitted a screening opinion application, the outcome of which was that an Environmental Impact Assessment would not be required. Nevertheless, there are a comprehensive raft of technical documents with the application, which robustly assess the likely environmental impacts, such as impact on air quality and land contamination.

In terms of air quality, the application is accompanied by an Air Quality Report, and this has been assessed by the Council’s Environmental Health officers (EHO). The report concludes that construction activities have the potential to generate dust emissions as a result of construction, however, that should be controlled using on site management practices to the extent that the development should give rise to negligible short-term effects on dust deposition rates and concentrations of particulate matter at the nearest sensitive receptors. The effect is, therefore, not considered to be significant with respect to health and amenity.

For the operational phase, predictions of NO2, and other particulate matter concentrations at receptors in the vicinity of the road indicate that there would be negligible changes in pollutant concentrations between the ‘Without Development’ and ‘With Development’ scenarios.

The air quality report states that given the conservative approach taken in respect of background concentrations and emissions factors used for the dispersion modelling, the impact of emissions from road sources during operation of the road is considered to be negligible. It therefore concludes that impact on air quality is not significant and the proposals are compliant with relevant air quality planning policy.

The Council’s EHOsreviewed the reports and conclude that the assessments are robust and the methods used are appropriate. The officer requested a condition for a Construction Environmental Management Plan (CEMP) to be submitted. The CEMP subsequently submitted has been reviewed by the officer and deemed acceptable in relation to dust/air quality.

The EHO and NRW have also considered the submissions in respect of land contamination. The EHO has advised that the submitted information indicates a generally low risk from contamination across the site, given the context of the development. The officer goes on to note that the risk of localised contaminative issues has been identified, requiring further investigation, as recommended by the consultant. Consequently, conditions are recommended to ensure that any contamination risks are considered and mitigated against. Natural Resources Wales have similarly requested conditions in respect of risk assessment, a verification report, long-term monitoring and unsuspected contamination. It is, therefore, considered that subject to these conditions, the development would not pose an unacceptable risk of contamination to the environment.

Other points of objection

The majority of points of objection are covered in the report above, however, in response to the other points, impact on property value is not a material consideration and the site does not lie within a green belt. An objection has been received in respect of the impact on the business at Millands Caravan park. While it is recognised that he development would alter the character of the surroundings to the park, it is considered that there is no reason why the park should as a consequence cease to be a viable business. No evidence has been submitted to demonstrate that large vehicles would not be able to access the park. The drainage catchments are not designed to be ‘wet’ all of the time and there is no evidence to suggest that they would attract flies, vermin or mosquitos. Some objections have been received in respect of the development hindering access to services, however, conversely it is considered that on the whole, the development would improve access to services, by a range of modes. It should also be noted that this proposal is only for the road, and concerns regarding impacts on infrastructure as a consequence of the housing allocations are not fundamentally relevant to this proposal.

Network rail (NR) have raised a holding objection on the grounds that the application site appears to include land under or adjacent to the railway line. The holding objection relates to NRs wishes to discuss a commercial settlement with the applicant.  However, the applicant advises that the footway will stop either side of the bridge because a suitable hardstanding already passes beneath the bridge itself.  The proposed works will have no effect on the railway infrastructure and all proposed works will be within the highway boundary.  Moreover this is a matter of landownership and commercial issues and does not affect the planning merits of the proposal.  Therefore any objections on these grounds are not material to the consideration of the planning application.

Summary

The sections above consider the specific impacts (positive and negative) of the development in respect of the relevant material considerations.

In terms of negative impacts, the report identifies a degree of harm to the character of the countryside, however, the detailed design and mitigation proposed would ensure that these impacts are minimised. The development would also result in the loss of some vegetation and require ecological mitigation, however, the Council’s Ecologist and Natural Resources Wales do not object, subject to conditions. 

There would be some impacts on air quality as a consequence of the development, however, these are also not significant and air quality levels would remain at an acceptable level. Consequently, the Council’s Environmental Health Section has not objected. There would be a loss of some Best and Most Versatile Agricultural land, however, the area would be limited in scope.

The benefits of the scheme are principally in terms of economic development, by unlocking/enhancing the attractiveness and development the Enterprise Zone, and it is also considered the development would give resilience to the highway network. The scheme provides overall benefit to flood risk in the area and will form part of a wider flood alleviation scheme, proposed by the Council.

There would also be benefits in terms of improved cycle and pedestrian access in the area.

It is considered that the above listed benefits are significant and would make decisive and meaningful contributions to economic development/regeneration and the highway network. It is considered that the development would comply with the objectives of Planning Policy Wales in respect of sustainability and economic development, and the advice within TAN 23. In particular, it is considered that the development is of special merit, given the importance of the Enterprise Zones to the regional economy.

Weighed against this are a number of outcomes (or possible impacts) which have essentially negative impacts. However, it is considered that those impacts, summarised above, are decisively outweighed by the significant benefits described.  

Finally, it is also considered that the development would have due regard to the sustainability objectives contained in the Council’s Development Plan and Planning Policy Wales. The development also complies with the Well Being of Future Generations (Wales) Act 2015 and the Well Being Outcomes and Objectives that have been adopted by the Vale of Glamorgan Council.

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.

Having regard to Policies SP1– DELIVERING THE STRATEGY, SP2 – STRATEGIC SITES, SP3 – RESIDENTIAL REQUIREMENT, SP5 – EMPLOYMENT REQUIREMENTS, SP7– TRANSPORTATION, MG2 – HOUSING ALLOCATIONS, MG9 – EMPLOYMENT ALLOCATIONS, MG10 – ST ATHAN - CARDIFF AIRPORT ENTERPRISE ZONE, MG16- TRANSPORT PROPOSALS, MG19 – SITES AND SPECIES OF EUROPEAN IMPORTANCE, MG20 – NATIONALLY PROTECTED SITES AND SPECIES, MD2 - DESIGN OF NEW DEVELOPMENT, MD7 - ENVIRONMENTAL PROTECTION, MD8 - HISTORIC ENVIRONMENT and MD9 - PROMOTING BIODIVERSITY of the Vale of Glamorgan Adopted Local Development Plan 2011-2026, the advice within Planning Policy Wales 9th Edition, Technical Advice Notes 5, 11, 12, 15, 18, 23 and 24, the Council’s Supplementary Planning Guidance on Amenity Standards, Biodiversity and Development, Design in the Landscape and Trees and Development, and Sections 66 and 72 of the Planning (Listed buildings and Conservation Areas) Act 1990, the proposed development is considered acceptable in principle, and in terms of visual impact, highway safety, traffic, flood risk, residential amenity, archaeology, the historic environment, ecology. Landscaping, trees, environmental impacts and agricultural land quality.

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

APPROVE subject to the following condition(s):

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: 


Aecom Arboricultural Report March 2017, Drawings CT0151-0158, CT3001-3008, CT3020, CT051-057, CT100, CT0120-0128, CT0160 CT0201-0208, CT0301-0308, CT0402- 0403, CT0501-0507, CT0551-0557, CT0595, CT0601-0605, CT0611-0617, CT0701-0707, CT1101-1108, CT1009, CT1201-1207, CT1211-1212, CT1221-1227, CT1250, CT1310, CT2606, WYG DAS, Air Quality Report, F03-14, Geo Environmental Assessment, GI Factual Report, Aecom LVIA, Historic Environment DBA, Drainage Strategy, Landscape and Ecological Management and Maintenance Plan, Ecological Assessment, Noise and Vibration Assessment, Air Quality Study, CT0521-0528, SK014, Hazel Dormice Method Statement May 2017, CT0652.


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.
Prior to the construction of the proposed roundabout junction along the B4265, a modelled assessment of the traffic impacts of the development on the signal controlled junctions of the B4265 / Eglwys Brewis Road and the B4265 / Llanmaes Road shall be carried out; and submitted to and approved in writing by the Local Planning Authority. The submissions shall include an assessment of whether any traffic mitigation measures are required within the limits of the adopted highway at either of those junctions, or along the stretch of the B4265 between them.


Reason: 


In order to fully establish the impact of the development along the adjacent highway network, in the interests of highway safety and to ensure compliance with Policy MD2 of the LDP.

4.
Prior to the first operational use of the new northern access road, any mitigation measures identified in condition 3 above shall be carried out in full, in accordance with details (include timescales/phasing) that shall first be submitted to and approved in writing by the Local Planning Authority.


Reason:


In the interests of highway safety, the free flow of traffic and compliance with Policy MD2 of the LDP.

5.
Notwithstanding the submitted plans, full engineering details of all sections of the new road and all junctions through the route, including details of cycle/footways, vision splays, sections, street lighting, surface water drainage and the details of the location of all new signage and changes to existing signage (and including full engineering details of any structures, drainage systems and culverts abutting or adjacent to the existing / proposed highway), shall be submitted to and approved in writing by the Local Planning Authority, prior to the commencement of any operational development involved in the construction of the section of the road that the details relate to. The development shall be implemented and at all times thereafter maintained in accordance with the approved details.


Reason:


In the interests of highway safety and to ensure compliance with Policy MD2 of the LDP.

6.
Prior to the first operational use of the new northern access road or the new roundabout and signalised junctions, the approach to the new roundabout shall be re-surfaced, in accordance with details that shall first be submitted to and approved in writing by the Local Planning Authority.


Reason:


In the interests of highway safety and to ensure compliance with Policy MD2 of the LDP.

7.
Prior to the commencement of any operational development involved in construction of the new road, a Construction Traffic Management Plan shall be submitted to and approved in writing by the Local Planning Authority.  The Management Plan shall include details of parking for construction traffic, the proposed routes for heavy construction vehicles, timings of construction traffic and means of defining and controlling such traffic routes and timings.  The development shall be carried out in accordance with the approved Management Plan.


Reason:


To ensure that the parking provision and highway safety in the area are not adversely affected by the construction of the development and to meet the requirements of Policies MD2 (Design of New Developments) and  MD7 (Environmental Protection) of the Local Development Plan.

8.
Prior to the commencement of any operational development involved in the construction of the new road, a professionally qualified highway maintenance consultant shall be appointed to carry out a full and comprehensive condition survey of the local highway network (the relevant scope of which shall be first agreed in writing with the Local Planning Authority) and the survey shall be submitted to and approved in writing by the Local Planning Authority.


Reason:


In the interests of highway safety and to ensure compliance with Policy MD2 of the LDP.

9.
Following the construction of the development and prior to the road being opened to public use, a professionally qualified highway maintenance consultant shall be appointed to carry out a full and comprehensive condition survey of the highway network referred to in Condition No. 8 above, so as to identify any difference in the condition of the highway since the commencement of the construction of the development, and any repairs required as a consequence.  The survey shall be submitted to and approved in writing by the Local Planning Authority.


Reason:


In the interests of highway safety and to ensure compliance with Policy MD2 of the LDP.

10.
Following the construction of the development and prior to the new road being opened for public use, the developer shall carry out any repairs to the adopted highway identified as being necessary in the second survey required by Condition No. 9 above.


Reason:


In the interests of highway safety and to ensure compliance with Policies ENV27 and COMM8 of the Unitary Development Plan.

11.
Prior to the construction of the road, the applicant, or their agents or successors in title, shall secure the implementation of a programme of archaeological work in accordance with a written scheme of investigation which shall be submitted by the applicant and approved in writing by the Local Planning Authority and the programme and scheme shall be fully completed as defined in the approved details.


Reason:


In order that archaeological operations are undertaken to an acceptable standard and that legitimate archaeological interest in the site is satisfied and to ensure compliance with Policies SP10 (Built and Natural Environment) and MD8 (Historic Environment) of the Local Development Plan.

12.
Prior to any works in the vicinity of existing skylark territories, five skylark plots shall be provided within land under the ownership of the applicant, in accordance with the Skylark Plots Best Practice Guide, submitted with the WYG letter of the 2nd August 2017.


Reason:


In then interests of ecology and to ensure compliance with Policy MD9 of the LDP.

13.
The development shall at all times be carried out in in accordance with the submitted Dormice Method Statement May 2017 and Landscape and Ecological Management and Maintenance Plan.


Reason:


In the interests of ecology and to ensure compliance with Policy MD9 of the LDP.

14.
Prior to the erection of any new lighting, a lighting scheme shall be submitted to and approved in writing by the Local Planning Authority, designed to reduce light spillage onto retained and created habitats. This scheme shall include details of the siting and type of lighting to be used, drawings setting out light spillage and any operational measures to be implemented.


Reason:


In the interets of ecology and tio ensure compliance with Policy MD9 of the UDP.

15.
The development shall be carried out in accordance with the Aecom Flood Consequences Assessment (FCA) March 2017, or any FCA subsequently approved in writing by the Local Planning Authority, ensuring that all flood mitigation measures set out in the approved FCA are carried out in full prior to the road being opened for public use.


Reason:


In order to prevent flood risk and to ensure compliance with Policy MD7 of the LDP.

16.
Prior to the commencement of work to construct the road, the following components of a scheme to deal with the risks associated with contamination of the site shall be submitted to and approved, in writing, by the Local Planning Authority:


1. A preliminary risk assessment which has identified:


•  all previous uses


•  potential contaminants associated with those uses


•  a conceptual model of the site indicating sources, pathways and receptors


•  potentially unacceptable risks arising from contamination at the site.


2. A site investigation scheme, based on (1) to provide information for a detailed assessment of the risk to all receptors that may be affected, including those off site.


3. The site investigation results and, based on these, an options appraisal and remediation strategy giving full details of the remediation measures required and how they are to be undertaken.


4. A verification plan providing details of the data that will be collected in order to demonstrate that the works set out in (3) are complete and identifying any requirements for longer-term monitoring of pollutant linkages, maintenance and arrangements for contingency action.


Reason:


In order to mitigate against the risks of contamination, and to ensure compliance with Policy MD7 of the LDP.

17.
Prior to the commencement of work to construct the road (with the exception of any activities that may be required in order to comply with condition 17 above), a verification report demonstrating completion of the works set out in the approved remediation strategy and the effectiveness of the remediation shall be submitted to and approved, in writing, by the Local Planning Authority. The report shall include results of sampling and monitoring carried out in accordance with the approved verification plan to demonstrate that the site remediation criteria have been met. It shall also include any plan (a "long-term monitoring and maintenance plan") for longer-term monitoring of pollutant linkages, maintenance and arrangements for contingency action, as identified in the verification plan, and for the reporting of this to the Local Planning Authority.


Reason:


In order to mitigate against the risks of contamination and to ensure compliance with Policy MD7 of the LDP.

18.
Within one month of completion of the monitoring programme referred to in condition 18 above, a final report demonstrating that all long- term site remediation criteria have been met and documenting the decision to cease monitoring shall be submitted to and approved in writing by the Local Planning Authority. Monitoring may only finally cease when the above referenced report has been approved in writing by the Local Planning Authority.


Reason:


In order to mitigate against the risks of contamination/pollution and to ensure compliance with Policy MD7 of the LDP.

19.
If, during development, contamination not previously identified is found to be present at the site then no further development (unless otherwise agreed in writing with the Local Planning Authority) shall be carried out until the developer has submitted, and obtained written approval from the Local Planning Authority for, an amendment to the remediation strategy detailing how this unsuspected contamination shall be dealt with.


Reason:


In order to mitigate against the risks of contamination, and to ensure compliance with Policy MD7 of the LDP.

20.
No infiltration of surface water drainage into the ground shall be permitted, other than with the express written consent of the Local Planning Authority, which may be given for those parts of the site where it has been demonstrated in writing that there is no resultant unacceptable risk to controlled waters. The development shall be carried out in accordance with the approval details, once they have been submitted to and approved in writing by the Local Planning Authority.


Reason:


In order to mitigate against the risks of contamination and to ensure compliance with Policy MD7 of the LDP.

21.
Any topsoil (natural or manufacture), subsoil, 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 the relevant Code of Practice and Guidance Notes. 


Reason:


In the interests of environmental protection and to ensure compliance with Policy MD7 of the UDP.

22.
Any site won material including soils, aggregates or recycled materials shall be assessed for chemical or other potential contaminants in accordance with a sampling scheme which shall be submitted to and approved in writing by the Local Planning Authority in advance of the reuse of site won materials. Only material which meets site specific target values approved by the Local Planning Authority shall be reused.


Reason:


In the interests of environmental protection and to ensure compliance with Policy MD7 of the UDP. 

23.
No work on the construction of the road 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 details of the following:


i) the parking of vehicles of site operatives and visitors;


ii) loading and unloading of plant and materials;


iii) storage of plant and materials used in constructing the development;


iv) the erection and maintenance of security hoarding including decorative displays and facilities for public viewing, where appropriate;


v) wheel washing facilities;


vi) measures to control and mitigate the emission of dust, smoke, other airborne pollutants and dirt during construction;


vii) a scheme for recycling/disposing of waste resulting from demolition and construction works.


viii) hours of construction;


ix) lighting;


x) management, control and mitigation of noise and vibration;


xi) odour management and mitigation;


xi) diesel and oil tank storage areas and bunds;


xii) measures for the protection of the adjacent brook from pollution during the course of construction


Xiii) how the developer proposes to accord with the Considerate Constructors Scheme (www.considerateconstructorsscheme.org.uk) during the course of the construction of the development; and 

xiii) a system for the management of complaints from local residents which will incorporate a reporting system.


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.

24.
Prior to the road being opened to public use and prior to the construction, erection or laying of any noise mitigation features, an assessment shall be carried out under the Noise Insulation Regulations and a report of the assessment shall be submitted to and approved in writing by the Local Planning Authority (to include details of all of the necessary noise mitigation measures), also prior to the road being opened to public use and prior to the construction, erection or laying of any noise mitigation features.


Reason:


In the interests of residential amenity and to ensure compliance with Policies MD2 and MD7 of the LDP.

25.
Having regard to the Noise Insulation Regulations assessment referred to in condition 25 above, the full range of noise mitigation measures listed in the report required under the terms of Condition 25 (to include  an acoustic noise barrier at the western end of the site between the new roundabout and properties in Llantwit Major/Boverton, acoustic noise barriers along the route of the NAR and 'low noise surfacing') shall be carried out prior to the road being opened for public use, and so be shall maintained at all times thereafter.


Reason:


In the interests of residential amenity and to ensure compliance with Policies MD2 and MD7 of the LDP.

26.
Prior to the commencement of any works relating to the surface water drainage strategy, full engineering details for the surface water drainage of the site shall be submitted to and approved in writing by the Local Planning Authority. The details shall include calculations for onsite attenuation or discharge, cross-sections and long-sections of all drainage features on site. The detailed scheme for drainage shall also identify all existing surface water drainage structures within the site and demonstrate that they are still utilised for their intended use, or that alternative provision is made.  The scheme shall also demonstrate that flows within said structures are maintained during construction works and thereafter.


The approved scheme shall be implemented prior to the first beneficial use of the road and 'as built' plans shall also be submitted prior to the first beneficial use of the road.


Reason:


To ensure that effective drainage facilities are provided for the proposed development and that flood risk is not increased elsewhere, in accordance with Policiy MD7 of the LDP.

27.
Prior to the commencement of any works relating the drainage system, a SuDS management plan which includes details of future management responsibilities for the site and its drainage assets shall be submitted to and approved in writing by the Local Planning Authority. This plan shall detail the strategy that will be followed to facilitate the optimal functionality and performance of the SuDS scheme throughout its lifetime. The management plan shall be implemented in full accordance with the approved details prior to the first beneficial use of the road and complied with in perpetuity.


Reason:


To ensure the effective drainage of the site and to ensure compliance with Policy MD7 of the LDP.

28.
None of the conditions shall preclude the implementation of the advance works, which comprise: archaeological investigation; geotechnical site investigation; felling of trees; translocation of hedgerows and other ecology measures; the construction of the flood alleviation measures; and the installation of a noise mitigation fence along the B4265.


Reason:


In order to manage the timely implementation of the permission and to ensure compliance with Policy MD2 of the LDP.

NOTE:
1.
The attention of the applicant is brought to the fact that a public right of way is affected by the proposal.  The grant of planning permission does not entitle one to obstruct, stop or divert a public right of way.  Development, in so far as it affects a right of way, must not be commenced until the necessary legal procedures have been completed and confirmed for the diversion or extinguishment of the right of way.

2.
Any works to watercourses, including ditches and streams where defined by the Land Drainage Act 1991, may require Land Drainage Consent by the relevant drainage body (Lead Local Flood Authority – Vale of Glamorgan Council). Works include permanent and temporary works, including temporary crossings during construction phases. 

3.
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.

4.
You are advised that there are species protected under the Wildlife and Countryside Act, 1981 within the site and thus account must be taken of protecting their habitats in any detailed plans.  For specific advice it would be advisable to contact: The Natural Resources Wales, Ty Cambria, 29 Newport Road, Cardiff, CF24 0TP  General enquiries: telephone 0300 065 3000 (Mon-Fri, 8am - 6pm).

5.
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.

6.
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).

7.
Provision must be made to ensure that no polluting discharge from haul roads and disturbed areas enter any watercourse.  Contact Natural Resources Wales, Cambria House, 29, Newport Road, Cardiff. CF24 0TP; telephone number 02920 772400 for more information.

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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