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Land at Caerleon Road, Dinas Powys
Approval of all reserved matters on outline consent 2014/00282/OUT for residential development

REASON FOR COMMITTEE DETERMINATION

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

EXECUTIVE SUMMARY

The application site comprises an area of approximately 2.73 ha comprising unmanaged neutral grassland. The site lies within the settlement boundary for Dinas Powys as defined in the Local Development Plan, being allocated for residential development under Policy MG2(29). It also lies adjacent to the Green Wedge, between Dinas Powys and Penarth. In addition the land on the western boundary lies within a C2 Flood Risk Zone. 

This is a reserved matters application, following the approval of outline application 2014/00282/OUT, for the development of the site for 70 residential units and associated works, including access roads, drainage, public open space and play areas.

To date objections have been received from Dinas Powys Community Council and approximately eleven local residents, raising concerns over the exacerbation of existing traffic problems and the impact on highway safety; impact on existing infrastructure and local services; lack of pedestrian links to Eastbrook Station and blocking of future cycle route; loss of wildlife and carbon capture; and no single bed houses and lack of play space with impact on existing residents.

Having regard to both local policy and national guidance, it is considered that the main issues in the assessment of the application, include, design and visual impact; highway safety; the effect on neighbouring and general residential amenity; ecology; and drainage. The acceptability of the principle of residential development on the site has already been agreed with the granting of outline consent, reference 2014/00282/OUT, the details of which are also material to the consideration of this reserved matters application, as is compliance with the terms of the S106 legal agreement.

It is recommended that the application be APPROVED subject to conditions, including, full engineering details of the highway works; implementation of access and parking before occupation; further details of landscaping and tree/hedgerow protection; further details of play areas; and implementation of pos/play areas before occupation of adjacent plots.
SITE AND CONTEXT

The application site as edged red extends to a roughly triangular shaped area of approximately 2.73 ha comprising unmanaged neutral grassland. The site is bound by the existing Murch housing estate to the south, fields to the east, the main railway line to the west, and beyond that the Cardiff Road and additional residential development.
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There is no existing formally laid out vehicular access to the site, although it lies immediately adjacent to the adopted highway of Caerleon Road to the south. 

The site lies within the settlement boundary for Dinas Powys as defined in the Local Development Plan. It also lies adjacent to the Green Wedge between Dinas Powys and Penarth. In addition the land on the western boundary lies within a C2 Flood Risk Zone. 

DESCRIPTION OF DEVELOPMENT

This is a reserved matters application following the grant of outline consent, reference 2014/00282/OUT, for the residential development of the land. The application seeks to discharge all of the reserved matters, including access, appearance, landscaping, layout and scale. 

The proposal will provided for 70 residential units and associated works, including access roads, drainage, public open space and play areas. The proposed layout is shown below.
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A new vehicular and pedestrian access will be created with a priority junction off Caerleon Road, designed in accordance with standards set out in Design Manual for Roads and Bridges (DMRB), with pedestrian footpaths on both sides of the new road, apart from the section along the open space adjacent to the railway line. The access point is shown in the same position as the illustrative details submitted with the outline application. Within the site an adoptable access road runs north-south, with east-west spurs, and subsequent connections to unadopted private drives. 

On-site car parking is indicated on the proposed site layout. These are located in proximity to the dwellings, either via private driveways or garages. In addition, cycle storage is provided at a minimum rate of one space per apartment/dwelling, in accordance with the Parking Guidelines SPG. 

The proposal envisages a mix of two storey properties, including, market housing – 10 No. two bed houses, 10 No. three bed houses, and 22 No. four bed houses, and affordable units – 6 No. one bed flats, 5 No. two bed flats, 13 No. two bed houses, 3 No. three bed houses, and 1 No. four bed house. This equates to 60% market housing and 40% affordable. 

The design approach is a traditional one with external finishes predominantly red facing brick, with some through colour render and grey concrete roof tiles. The windows and doors are to be installed to Secured by Design standards. Below are shown two typical street scenes.
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Street Scene A-A
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Street Scene B -B




In compliance with the section 106 agreement attached to the outline consent, two local areas of play (LAPs) are provided within the site in a roughly central location on the eastern side of the spine road, in open space areas B and C. There are additional areas of public open space which will also accommodate drainage facilities across the site, including a dry flood detention basin in the south-western corner of the site, which will control run-off associated with the development. 

The landscape proposals for the site include the retention and enhancement of existing hedgerow, not only to contain and screen the site, but to increase biodiversity opportunities. The hedgerows will maintain and augment existing dark corridors for bat flight/feeding areas and will provide connectivity for mammals and birds. 

The application is accompanied by a number of supporting documents including an up-dated Design and Access Statement (DAS); a Planning Statement; Soft Landscape Management and Maintenance Plan; Soft Landscape Specification; a Travel Plan; a Construction Environmental & Traffic Management Plan; a Pollution Prevention Plan; Ecological Management Plan; Environmental Noise & Vibration Surveys; Drainage Strategy; Levels Strategy; and a Geotechnical & Geo-Environmental Report (with trail log location plan and CBR results). 
PLANNING HISTORY

2014/00282/OUT - Outline application for residential development (of up to 70 dwellings) and associated works – Approved 25 May 2017 subject to conditions, including, a Travel Plan; details of measures to mitigate for the effect of noise and vibration from the main railway line and Cardiff Road; a scheme of the enhancement of biodiversity; a Construction Traffic Management Plan; a Construction Environmental Management Plan; landscape details to pay regard to Landscape Assessment and Tree Survey; a drainage scheme; amenity and parking in accordance with Council’s SPGs; and details of enclosure; and a S106 legal agreement relating to, the provision of 40% affordable housing; a contribution of £3,719.13 per dwelling towards education; a contribution of £2,000 per dwelling towards sustainable transport to be used in the vicinity of the site; a contribution of £988.50 per dwelling towards community facilities; POS on site to meet the Council’s standards (i.e. 19.72m per dwelling with the provision of at least 2 x LAPs); in the event where this is not met to pay a POS contribution of £760 for those dwellings not covered; a 20 year commuted sum towards the maintenance of the public open space, if the developer will seek to hand these areas to the Council; and provide public art on the site to the value of 1% of the project budget.
CONSULTATIONS

Dinas Powys Community Council were consulted and have objected  for the following reasons:-

“Additional traffic generated:

1. The Murch Road / Castle Drive junction is already functioning beyond its capacity

2. The Murch Road / Cardiff Road / Millbrook Road junction will need improvement to cope with additional traffic. We refer to the adopted LDP which indicates that this junction will be at or over capacity as a result of the LDP.  

3. The Pen-y-Turnpike Road / Leckwith Road junction will need improvement to cope with additional traffic. We refer to the adopted LDP which indicates that this junction requires will be at or over capacity as a result of the LDP.  

4. The Merry Harrier junction is already at capacity. We refer to the adopted LDP which indicates that this junction will be at or over capacity as a result of the LDP.  

5. This proposal is premature. No further substantial development should proceed until the Dinas Powys By Pass is constructed due to the inadequate nature of the A4055 and local roads.

If the application is approved, we would request that the following is taken into account:

1. Surface water run-off is adequately addressed as the area is prone to localised flooding;

2. Access to the railway station is properly addressed;

3. Provision for cycle use is included in the proposals;

4. Section 106 is utilised in improving the play area and facilities for families.”

Penarth Town Council were consulted on 24 July 2017 and no comments received to date.


Natural Resources Wales were consulted and do not object to the application as submitted. They note the application site lies partially within Zone C2 as defined by the Development Advice Map (DAM) referred to under Technical Advice Note 15: Development and Flood Risk (TAN15) (July 2004). The Environment Agency Flood Map, which is updated on a quarterly basis, confirms the site to be within the 1% (1 in 100 year) and 0.1% (1 in 1000 year) annual probability fluvial flood outlines of the East Brook, a designated main river. They have reviewed the site layout plan submitted in support of the application and note that all built development continues to be located outside the flood outlines. As such they consider the risks and consequences are acceptable in this instance.
Dwr Cymru/Welsh Water were consulted on 24 July 2017. No comments have been received to date.

Network Rail were consulted and raised no objection in principle, however they do have concerns regarding the excess surface water that will be created. Therefore need to ensure that sufficient drainage is installed as surface water run-off from the site must drain away from the railway boundary and must NOT drain in the direction of the railway due to risk of flooding and/or pollution. 

They also outline a number of requirements relating to the operation of the railway and the protection of Network Rails adjoining land. These relate to fencing to secure Network Rail land; foundations; drainage; ground disturbance; site layout recommendation that all buildings be at least 2m from the boundary; excavation/earthworks; no interference with signalling; landscaping; plant, scaffolding and cranes; lighting; safety barrier; and maintenance of access points.

South Wales Police - Crime Prevention Design Advisor was consulted and provided advice regarding Secured by Design standards. 

The Council’s Housing Strategy Team were consulted and have stated that there is an evidenced need for additional affordable housing in the Vale of Glamorgan, as evidenced by the 2015 Local Housing Market Assessment (LHMA) which determined that 559 additional affordable housing units were required each year to meet housing need in the area. 

The need is further evidenced by the following figures from the council’s Homes4U waiting list in the area.
	DINAS POWYS

	1 Bed
	67

	2 Bed
	34

	3 Bed
	11

	4 Bed
	7

	5 Bed
	1

	 
	120


In addition there are 9 people on the Aspire2Own register awaiting an opportunity to buy either a 2 or 3 bedroom home in Dinas Powys as their first choice and 19 who have cited Dinas Powys as their second choice, again for 2 or 3 bedroom houses.

We would suggest that the distribution of affordable housing could be better in the interests of integration rather than concentrated in the same area.
The Council’s Landscape section were consulted and have made the following comments on the soft landscaping:-

· Replace Quercus petrea specimen tree with Quercus robur and increase the number of this species within the site

· Introduce spring bulbs to amenity grass areas, particularly at the entrance and in key areas through the site

· Replace 50% of the Acer campestre 14-16cm trees with Sorbus aucuparia 14-16cm trees

· Consider omitting shrub understorey at the entrance or alternatively  moving to the rear of the soft landscape area at these beds will screen and shade the wildflowers

· Has a condition survey been undertaken on the existing trees and hedge on the boundary. Are there any works required to these prior to works commencing. Removal any limbs of hedge laying to ensure their future health?

· Clarification on how the existing trees and hedges will be maintained and protected in the future.

Comments relating to the play area – No issue with the design of the LAP, with the natural play elements being set within the open space. It is understood that:-

LAPs should be designed to be safe and attractive areas which encourage children to develop social skills and interaction with others. The use of age specific equipment, furniture or landscape features (mounding, boulders or timber or planting) is required in order to create stimulating spaces which will be used by children and features that allow the area to be identified as their own domain e.g. low key games such as hopscotch, mushroom seating etc.
The proposed LAP will be naturally supervised with open views from surrounding areas and it is also located near a footway in the centre of the development so it should be a well-used route.  

As the LAP is directly next to the access road a minimum of a 600mm steel guard rail to perimeter with gates (and 3m wide gate for maintenance) and also a barrier limiting the speed of a child entering or leaving the play area is required.

The minimum size of a LAP is 100sqm and the Site Plan (5567/P/10 Rev L) indicates that this is about 1,100sqm but shows the LAP being located in 2 areas next to each other; it would be useful to know whether the smaller area is still part of the LAP.

Other requirements include:-

1. A hard surface path into the area is required, leading to at least 2 seats and one bin;

2. Signage - that dogs are excluded, adults are not allowed unless accompanied by children, area is to be solely used by children; and 

3. Confirmation that there will be a 5m minimum separation zone between activity zone and the boundary of dwellings

The Council’s Operational Manager Parks and Grounds Maintenance was consulted and confirm that they have previously advised that they would be satisfied with one LAP on site. As regards the proposed design there are some concerns over its acceptability. Although natural play elements are encouraged the proposed boulders, logs, and grass mounds may pose maintenance.

The Council’s Ecology Team were consulted. In their initial comments they requested further information/clarification  to enable the assessment of the impact on biodiversity,

Following receipt of additional information  and the submission of a revised Ecological Management Plan,  no objection to the application is raised, subject to a a planning condition requiring the implementation of  the methodology, commitments and recommendations set out in the Caerleon Road, Dinas Powys; Ecological Management Plan; 6 September 2017 by Soltys Brewster Ecology and the commitments in the email from Asbri Planning (actual date 7 September 2017). 

The Council’s Environmental Health (Pollution Section) Team were consulted and have advised that the application has been considered with particular reference to the following conditions.

Having reviewed the Acoustic Reports, dated 14 June 2013 and 7 July 2017, that Condition 7 is acceptable in this case.

As regards Condition 10 and having reviewed the ‘Construction Environmental and Traffic Management Plan’ provided it is advised that this Department cannot sanction the following working hours that the applicant proposes, i.e. 

‘All works will be carried out in strict accordance with the following working hours – 07:30am to 6:00pm Monday to Friday and 07:30am to 2:00pm on Saturdays. ‘

All works including deliveries should be carried out during the hours Monday – Friday 8:00 until 18:00, Saturday 8:00 until 13:00, with no Sunday or Bank Holiday working. Should there be a requirement to undertake foundation or other piling or drilling on site to accommodate on site surface water drainage or other works these operations shall be restricted to: Monday – Friday 8:30 until 17:30, and Saturday and Sunday no works.

With regard to Condition 14 relating to the acoustic fencing, the condition is acceptable noting the amended site layout. 

Finally can the applicant confirm the proposed location of the site compound so a judgement can be made in relation to its possible impact on existing residents adjoining the site and new residents if the site is to be occupied in phases.

The Council’s Highway Development Team were consulted and have confirmed that they have no highway objections in principle subject to a number of conditions, including, full engineering details and calculations; developer to enter a legally binding agreement in relation to the highway works; resurfacing of the section of Caerleon Road across full site frontage; provision and maintenance of vision splay onto Caerleon Road as identified on drawing 5567/P/10 Rev T; all access/junction to be at right angles to adjoining road; gradients of access/driveways to plots not to exceed 5 % (1:20) for the first 6m and thereafter shall not be steeper than 12.5% (1 in 8); no enclosures within areas of vision splays; developer to incorporate TROs where deemed necessary; developer to undertake condition surveys along agreed haulage routes, and any remedial works identified to be undertaken; provision of a CTMP; restriction on lorry delivers during peak hours; wheel cleansing; restriction on deposited materials; on-site parking to be surfaced in a bound/block paved material; and no surface water to discharge onto the adopted highway. The Council’s Highways and Engineering Section (Drainage) Team were consulted. Insufficient information has been submitted with this application to agree the drainage details, therefore, they request the same condition as previously applied.

The Council’s Transport and Road Safety section were consulted and have stated that as part of the Active Travel Cycle Integrated Network Map consultation, a route running parallel to the railway line has been identified and promoted. They believe that it is possible to provide a link along the entire corridor up to Merrie Harrier, and request that the developer complete this length as part of their scheme.

REPRESENTATIONS

The occupiers of neighbouring properties were notified on 24 July 2017. In addition the application was advertised in the press and on site on 3 and 18 August 2017 respectively. 

To date, objections have been received from the occupiers of 23, 33, 34 Caerleon Road, 13 Caerphilly Close, 9 Pembroke Close, 17 and 19 Railway Terrace, 37 Millbrook Road, 1 The Drive, Windyridge, and 22 Drylla, Southra Park. These are all available on file for Committee Member inspection, however, in summary, the main points of concern relate to:-

· The exacerbation of existing traffic problems and impact on highway safety.

· Impact on existing infrastructure and local services.

· Lack of pedestrian access to Eastbrook Station and obstruction of possible future cycle way.

· Loss of wildlife and carbon capture.

· No single bed houses and lack of play space with impact on existing residents.

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 SP3
 - Residential Requirement.

Policy SP4
 - Affordable Housing Provision.

Policy SP7
- Transportation.

Policy SP10 - Built and Natural Environment.

Managing Growth Policies:

Policy MG1 - Housing Supply in the Vale of Glamorgan.

Policy MG2 (29) - Housing Allocations.

Policy MG4 - Affordable Housing.

Policy MG18 - Green Wedges.

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

Managing Development Policies:

Policy MD2 - Design of New Development.

Policy MD3 - Provision for Open Space.

Policy MD4 - Community Infrastructure and Planning Obligations.

Policy MD5 - Development Within Settlement Boundaries.


Policy MD6 - Housing Densities.

Policy MD7 - Environmental Protection.

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, in particular Chapter 4-Planning for Sustainability, including paragraphs 4.3.1, 4.4.3, 4.10 and 4.11; Chapter 5-Conserving and Improving Natural Heritage and the Coast, including paragraphs 5.1.1 and 5.2; Chapter 8-Transport, including paragraph 8.7; Chapter 9-Housing, including paragraph 9.3-Development management and housing; Chapter 11-Tourism, Sport and Recreation, including paragraphs 11.1.3 and 11.3.2; Chapter 12-Infrastructure and Services, including paragraph 12.4; and Chapter 13-Minimising and Managing Environmental Risks and Pollution, including paragraphs 13.4, 13.13 and 13.15.    
Technical Advice Notes:

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

· TAN 1 - Joint Housing Land Availability Studies.

· TAN 2 - Planning and Affordable Housing.

· TAN 5 - Nature Conservation and Planning.

· TAN 11 - Noise, including paragraphs 10 and 11.

· TAN 12 - Design, including paragraphs 2.6 and 5.5.

· TAN 15 - Development and Flood Risk.

· TAN 16 - Sport, Recreation and Open Space, including paragraphs 3.16, 3.21 and 4.15.

· TAN 18 - Transport, including paragraph 9.

Supplementary Planning Guidance:

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

· Amenity Standards. 

· Affordable Housing.

· Biodiversity and Development.  

· Design in the Landscape.  

· Model Design Guide for Wales.  

· Parking Standards.  

· Planning Obligations.

· Public Art. 

· Sustainable Development - A Developer's Guide. 

· Trees and Development. 

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

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

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

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

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

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

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

· Joint Housing Land Availability Study (2014). 

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

· Green Wedge Background Paper (2013). 

· Local Development Plan Highway Impact Assessment (2013).

· VOGC - Local Transport Plan (2015.)

· Infrastructure and Site Deliverability Statement (2015).

· Open Space Background Paper (2013).

· Community Facilities Assessment (2013). 

· Education Facilities Assessment (2013.) 

· Sustainable Settlements Appraisal Review (2016). 

Other relevant evidence or policy guidance:

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

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

· Welsh Office Circular 13/97 - Planning Obligations.

· Conservation of Habitats and Species Regulations 2010 as amended.

Well-being of Future Generations (Wales) Act 2015

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

Issues
In assessing the proposal against the above policies and guidance it is considered that the main issues relate to design and visual impact; highway safety; the effect on neighbouring and general residential amenity; ecology; and drainage. The acceptability of the principle of residential development on the site has already been agreed with the granting of outline consent, reference 2014/00282/OUT, the details of which are also material to the consideration of this reserved matters application, as is compliance with the terms of the S106 legal agreement.
Background

It will be noted from the planning history that outline permission for the residential development of the site for up to 70 dwellings was approved on 25 May 2017 subject to conditions and subject to a S106 legal agreement.

At the time the outline application was determined the Unitary Development Plan (UDP) remained the adopted statutory development plan for the area. 
Since the approval of the outline the Local Development Plan (LDP) has been adopted. Criterion 1 of policy SP1-Delivering the Strategy seeks to provide a range and choice of housing to meet the needs of all sectors of the community. In addition MG1 relates to Housing Supply in the Vale of Glamorgan, and makes provision for new dwellings which will be met in a variety of ways, including allocated sites. The site is one of the identified housing allocations within policy MG2, with Dinas Powys defined as a ‘Primary Settlement’, and the site accommodating 70 No. dwellings.

Thus although the principle of the development has already been accepted with the approval of the outline permission in May this year, nevertheless, this decision is now reinforced with the formal adoption of the LDP. Notwithstanding this, it remains necessary to assess the acceptability of the reserved matter details now submitted, which relate to access, appearance, landscaping, layout and scale.

Density

LDP policy MD6 requires a minimum of 30 dwellings per hectare in Primary Settlements. PPW encourages local planning authorities to ensure sufficient density in areas accessible to non-car modes of transport, however, each site must be considered with regard to its particular circumstances.

The issue of density was raised at the outline stage, where the proposed density was 24 dwellings per ha. Despite this it was determined that some minor reduction in the density would be appropriate in this instance, bearing in mind the limitations due to the location of the site alongside the main railway line, and the character of the existing Murch housing estate. This approach was accepted with the adopted LDP which allocates the site for 70 No. dwellings. Thus whilst the current proposal represents only a medium density development of 25 dwellings per hectare, nevertheless, this is in line with the stated allocation in the LDP.

Design and visual impact

Policy MD5 relates to Development within Settlement Boundaries and permits development subject to certain criteria, including, criterion 3 – is of a scale, form, layout and character that is sympathetic to and respects its immediate setting and the wider surroundings and does not unacceptably impact upon the character and appearance of the locality. Policy MD2 which relates to the Design of New Development also has a criteria relating to context, and criterion 1 which requires new development to be of a high standard of design that positively contributes to the context and character of the surrounding natural and built environment and protects existing features of townscape or landscape interest.

All matters were reserved at outline stage, however, an indicative layout plan was submitted which was criticised in the original report, particularly in relation to the extent and location of public open space and play areas.

It is acknowledged that the current layout has made a number of improvements over the illustrated outline. The accompanying Design and Access Statement (DAS) outlines the design evolution of the layout from the initial outline illustration to the current proposal. As the DAS notes at paragraph 5.9:- 

“Many of the main design principles remain from this original plan however, the layout has been progressed and improved to include a clearer hierarchy of roads and streets, the provision of the required amount of public open space in a central location, the implementation of a less grid-like urban pattern, and a considered balance between hard surfaces, streets and parking, and softer planted areas and buffer zones.”

This approach to the proposed layout, including the central green concept, has provided a number of identifiable improvements to the indicative outline scheme, in particular, the increase in the buffer to the railway line and the introduction of a street frontage. The detail of the Public Open Space (POS) and play area provision is explored below under the assessment of the compliance of the scheme with the S106.

However, in relation to its position within the overall layout, it is considered that this is acceptable. There are some concerns that some of the POS is located within the more remote edges of the site, in areas set aside for drainage purposes, and the play area provision is surrounded by roads. Despite this, the constraints of the site must be recognised, such as the sewer easement, and the need to provide a certain density of housing that reflects its setting. As regards the location of the play area provision, subject to suitable enclosure, this should not present a safety issue. 

Thus it is considered that the proposed layout is acceptable and should serve to contribute towards the ‘sense of place’ referred to in TAN12-Design. 

As regards the scale of the development, the DAS notes at paragraph 6.19:-

“It is considered that the scheme represents an efficient use of prime land, identified as a housing allocation, within a prominent location in Dinas Powys and the development, as proposed, is largely proportionate to the scale of recent developments in the surrounding area.” 

It is agreed that the proposal reflects the scale of existing development in the area, with the two storey form in keeping with the existing housing in the wider Murch estate. The proposal will also provide for a mix of terrace, semi-detached and detached. Although there are a greater number of detached properties than is generally evident within the wider estate, nevertheless, the mix is considered acceptable. 

In terms of floor area, the DAS recognises that the proposed affordable housing units are smaller than the requirement of Welsh Government’s Design Quality Requirements. However, the principle of such development has already been accepted in the legal agreement for the outline consent.

In terms of the appearance of the development, the DAS notes the following:-

“In relation to the design of the dwellings, it has been the intention to express a familiar and traditional residential form using traditional materials such as a facing brick and render, but in a contemporary style in order to provide a clear identity to the development. Simple design tools such as proposing contemporary window styles, grey coloured facias, verges and rainwater goods, and contemporarily designed projecting window bays will express a clear and simple design notion that is traditionally reflective but not 'pastiche' urban design.”
The design approach is a traditional one, with consideration given to the architectural features in the existing housing. The proposed materials for the development, along with the elevational details, present a varied palette which is intended to enhance the local vernacular, yet “meet the requirements of modern day living.”

In relation to the comments submitted by the South Wales Police, Crime Prevention Design Advisor, it is noted that the DAS confirms that the windows and doors are to be installed to Secured by Design standards. Indeed paragraph 6.36 of the DAS states:-

“The scheme is to be developed to Secure by Design standards, thus will ensure a positive relationship between private and public space. In this respect, the provision of the dwellings in their current location and orientation enables enhanced natural surveillance of the wider surroundings which will be beneficial for the safety and welfare of the prospective residents as well as the neighbours.”
On the landscape issues, Condition 11 of the outline permission requires that the reserved matters landscape details shall pay full regard to the Landscape and Visual Impact Assessment, Tree Survey and tree protection proposals accompanying the outline, in particular the proposal to retain and enhance the existing boundary planting, especially to the north, west and east. 

It is noted that the documentation submitted in support of the outline application indicated that the proposal would retain the existing boundary features and enhance these with additional planting. The original DAS noted that a landscape buffer zone will be created to protect and maintain the planted boundaries and ensure a strong defensive ‘green’ edge to the settlement. The up-dated DAS that accompanies this reserved matters application confirms that all existing hedgerow boundaries are to be retained and enhanced as part of the development. However, the submitted landscape details, which include Drg. No.s PR12173-11C sheets 1 to 3, and the Soft Landscape Management and Maintenance Plan, do not provide any details on this element of the scheme.

The Council’s Landscape section have provided comments on the soft landscape proposals, covering a number of issues relating to the proposed species (e.g. replacement of 50% of the Acer compestre with Sorbus aucuparia); the introduction of spring bulbs to amenity grass areas, particularly at the entrance and in key areas through the site; and consider omitting shrub understorey at the entrance or alternatively moving to the rear of the soft landscape area at these beds will screen and shade the wildflowers.

Notwithstanding the submitted plans, it is considered that further details of the proposed landscaping of the site, which will tie-in with the enclosure details and the layout of the LAPs, can be required by condition, see Conditions 4 and 7. 

Condition 14 of the outline consent requires details of all means of enclosure, including any required acoustic fencing. The details submitted with this reserved matters application, including the reference at paragraph 3.19 of the submitted Planning Statement, and Proposed Boundary Plan, Drg. No. 5567/P/15 Rev C, indicate that the site is to be enclosed along its western and southern boundary with 1.8m high timber board fencing, and on its eastern boundary by a post and wire fence. The Proposed Boundary Plan also shows no enclosures to the road frontage of the plots, and the majority of the side and rear gardens enclosed by a 1.8m timber fence.

In most cases this is considered acceptable, however, this approach is not considered appropriate on certain plots that are more visible within the public realm, such as, the side boundary of Plot 40 at the entrance to the site; side/rear boundaries to plots 26, 28, 29, 62 to 70 to the north of the site; and side boundaries of plots 51, 52, and 37 towards the south of the site. Furthermore, it is noted that no enclosure is proposed to the play area. As already noted, it is considered that these areas should be enclosed by some form of railings to secure the site. Although these details have been submitted with the current reserved matters application for completeness, and to assist in the holistic assessment of the proposed development, it is noted that a separate formal application for the discharge of this condition will be required. As such, it is noted that the issues outlined above can be considered in more detail at that stage. 

Highways
Criterion 6 of MD2 of the LDP requires that new development has no unacceptable impact on highway safety nor cause or exacerbate existing traffic congestion to an unacceptable degree. In addition, Criterion 9 requires the provision of car parking in accordance with the Council’s Parking Standards SPG.

In assessing the outline application, it was noted that the likely impact of the development on the existing highway network was one of the main points of objection raised in the representations received from local residents and the Community Council. Similar objections relating to the exacerbation of existing traffic problems and the impact on highway safety have again been raised by existing residents and the Community Council on the current application. However, this issue was fully addressed before the outline permission was granted, including consideration of the submitted Transport Assessment (TA). The TA concluded that the traffic generated by the proposed development could be accommodated within the existing highway network without significantly increasing delays to existing road users. The cumulative impact with the housing allocation at the former St Cyres school would have more impact on the operation of the local highway network. However, it was considered that an effective Travel Plan could “restrain vehicle trip generation at each of the development sites.” 

In light of the information submitted with the outline application, the Council’s Highway Development team confirmed that they could not substantiate a highway objection and the outline was approved subject to conditions. These include, Condition 6 relating to a detailed Travel Plan, and Condition 13 requiring the off road car parking provision to be in accordance with the Council's Supplementary Planning Guidance on Parking Standards, and pay due regard to the Secured by Design requirements and the Model Design Guide for Wales.

Thus, the assessment of the reserved matters in relation to access can only consider the on-site layout and car parking proposal. The issue of the impact on the wider highway network cannot be re-visited, other than consideration of the acceptability of the submitted Travel Plan. Although a Travel Plan has been submitted with this reserved matters application, a separate formal application will be required, i.e. an ‘Application for approval of details reserved by condition’.
The Council’s Transport and Road Safety officer has requested that the developer complete a section of a promoted cycle route as part of their scheme. As part of the Active Travel Cycle Integrated Network Map consultation, a route running parallel to the railway line has been identified and promoted. It is intended that a link will be provided along the entire corridor up to Merrie Harrier. However, in planning terms, it is noted that a S106 has already been secured, with the negotiations undertaken as part of the outline application. 

The provision of a networked cycle route through the site should have been requested and considered at that time, however  and it is not considered reasonable to require the developer to now provide this as part of the proposed reserved matters layout. Indeed it is noted that as part of the S106 agreement the developer is required to provide a sum of £140,000 towards sustainable transport, which could be used to fund part of the works. However  in order to safegaurd the route, the applicants have made amendments to the proposed layout to ensure that any future cycle provision can be provided and is not prejudiced by the development. 

In relation to the on-site road layout, the proposal envisages an internal south/north adoptable spine road from a simple priority junction off Caerleon Road. Two linked side roads will run off at right angles, with the hierarchy going down to shared surfaced and private drives. Pedestrian access will be provided by formal footpaths either side of the adoptable length of the internal road, apart from the section on the western side close to the boundary with the railway line. Beyond this the developer proposes shared surfaces to ensure safer movement between pedestrian and vehicles.

The Council’s Highway Development Team raised a number of concerns over the initial layout. Following negotiations, a final amended layout has been submitted which is now acceptable to the Highway Engineer, subject to conditions, including full engineering details and calculations; developer to enter a legally binding agreement in relation to the highway works; resurfacing of the section of Caerleon Road across full site frontage; provision and maintenance of vision splay onto Caerleon Road as identified on drawing 5567/P/10 Rev T; all access/junction to be at right angles to adjoining road; gradients of access/driveways to plots not to exceed 5 % (1:20) for the first 6m and thereafter shall not be steeper than 12.5% (1 in 8); no enclosures within areas of vision splays; developer to incorporate TROs where deemed necessary; developer to undertake condition surveys along agreed haulage routes, and any remedial works identified to be undertaken; provision of a CTMP; restriction on lorry delivers during peak hours; wheel cleansing; restriction on deposited materials; on-site parking to be surfaced in a bound/block paved material; and no surface water to discharge onto the adopted highway.

A number of these requirements were requested at the outline stage and are already covered by conditions on the outline permission, e.g. a Construction Traffic Management Plan (CTMP). Other requirements can be controlled under the separate Highway legislation. As regards the requirement that the developer re-surface the existing Caerleon Road along the frontage of the site, this is not considered reasonable on this reserved matters application in planning terms, as it would fail to meet the tests for planning conditions. However, it is considered that further details of the new roadworks, including full engineering details and calculations, can be required as part of any permission, see Condition 2.  

In respect of car parking, the submitted DAS acknowledges the requirements of the Council’s Parking Standards, in line with Condition 13 of the outline consent. The DAS indicates that sufficient parking space for each property will be provided, along with cycle storage and covered cycle parking for the proposed apartments. However, the Council’s Highways team raised some initial concerns, including issues relating to location of parking spaces and the number of visitor spaces. Following negotiations, an amended layout has been submitted which has re-positioned some of the proposed access drives/parking bays, and introduced a number of additional lay-by visitor spaces. Thus it is considered that the level of on-site parking provision for the proposed development is acceptable, particularly bearing in mind the sustainable location of the site.    

Neighbouring and residential amenity
Criterion 8 of policy MD2 requires that new development should safeguard existing public and residential amenity, particularly with regard to privacy, overlooking, security, noise and disturbance. Additional guidance is contained in the Council’s SPG on Amenity Standards.

When assessing the outline application it was accepted that the introduction of an additional 70 dwellings on the site will clearly have some impact on the amenity of existing residents, not only from the general disturbance from the additional volume of traffic through the estate, but also in relation to issues of privacy, overshadowing or overbearing impact. It was acknowledged that this could only be fully assessed once the detailed plans were submitted with any subsequent reserved matters application. However, it was noted that the illustrative layout suggested that the proposed development could be accommodated on the site without any significant harm to neighbouring amenity and in line with current amenity guidelines. Condition 13 was attached to the outline permission, which requires consideration of residential amenity at the site to be in accordance with the Council's Supplementary Planning Guidance on Amenity Standards.

When assessing the proposed layout in relation to the likely impact on the neighbouring residents it is noted that it is the southern boundary of the site that lies immediately adjacent to the existing housing. Plots 40 to 49 on the proposed layout run adjacent the boundary with the existing houses on Caerleon Road, which, at this point, are aligned at right angles to the road. As such, it is the side elevations to No.s 23, 27, 33, and 41 Caerleon Road that face the application site, with a minimum distance to the rear elevations of the proposed dwellings being approximately 10m. This is in line with paragraph 5.11 of the Council’s SPG on Amenity Standards. Whilst there will be some effect on the levels of privacy currently enjoyed by the neighbouring occupiers, primarily resulting from overlooking of rear gardens, the degree of impact will not be so significant as to justify a refusal of the application on these grounds. In addition the distance and position of the new dwellings to the north is such that there should be no adverse effect on overshadowing or of an overbearing impact. 

The proposed plot 1 is also positioned close to houses on Criccieth Court but again there is no direct overlooking of habitable room windows and the distance from the side elevation to the nearest neighbour is approximately 13m. Again the location and distance of the new dwelling to the north means that there will be no adverse impact in relation to overshadowing or of any overbearing effect. It is also noted that the proposed layout shows the retention of an existing footpath link and driveway to the properties in this area.

Another location where the proposed dwellings are sited close to existing properties is to the north of the site, with plots 63-70 facing the existing houses at railway terrace. However, the distance between the properties will be over 30m and they are also separated by the railway line. As such there will be no significant adverse impact on neighbouring amenity.

Amenity Space

The residential amenity of the future occupiers of the proposed development must also be considered. It was noted on the initial layout that a number of plots did not meet the full standards outlined in the Council’s Amenity Standards SPG. These included plots 26 to 30, 35, and 37 to 38, and related to privacy and the amount of private amenity space provided. 

In the case of plots 26 to 28, it is noted that the distance between the rear elevations is only around 17 to 18m and not the 21m between opposing principal windows required by policy 4 of the SPG. However, this distance can be reduced where the elevations are at an angle. The properties in question are angled rather than directly facing, and although the distances are still slightly short of the SPG requirement, in this instance it is not considered that a refusal would be justified, particularly given that that the impacts are within the development and relate to proposed dwellings (rather than impacts between existing and proposed dwellings) 

It is noted that Plots 26 and 27 do not provide the required 10m minimum rear garden length, along with plots 30, 35, and 37 to 38, nor do they meet the private amenity space requirement outlined in policy 2. The developer has reviewed the rear garden areas for plots 26-30, 35 & 37-39 and made adjustments to the garden areas for plots 30, 35, 38 and 39. Plot 39 now meets the 10m suggested rear garden length, and the amount of amenity space for the other plots has been increased slightly. Thus, although there is still some shortfall, it is considered that the amount of private amenity space is not so unacceptable as to justify a refusal in this instance, particularly as any future occupiers should be fully aware of arrangements and the fact that the other dwellings within the site largely meet these standards

Noise 

A particular concern in relation to the residential amenity of the future occupiers raised in the outline application related to the issue of potential noise problems resulting from the proximity of the site to the main railway line.

As a result Condition 7 was attached to the outline consent which requires the submission of a noise survey, and full details of measures to mitigate for the effect of noise and vibration from the main railway line and Cardiff Road to the north and west of the site. In addition Condition 14 relating to means of enclosure references the possible need for an acoustic fence, and the details to be agreed.

Policy MD7 of the LDP relates to Environmental Protection and requires that development proposals demonstrate that they will have no unacceptable impact on people, residential amenity, property and/or the natural environment, resulting from a variety of issues, including criterion 4 noise, vibration, odour nuisance and light pollution. TAN11-Noise is also relevant as the noise levels identified in the Environmental Noise and Vibration Survey submitted with the outline put the development into Noise Exposure Category (NEC) B.

The current reserved matters application is accompanied by an ‘Environmental Noise & Vibration Surveys 3131/ENS2_Rev1’, dated 7 July 2017, and a Boundary Plan, Drg. No. 5567/P/15 Rev C. The Council’s Environmental Health section have commented on the submitted details, and confirmed that these are acceptable, noting that due to the changes in the layout from the illustrative proposals, an acoustic fence is not required.

Notwithstanding the above, it still remains necessary for these conditions to be discharged through a separate formal ‘Application for approval of details reserved by condition’.

Ecology
A number of neighbour representations have raised concerns over the impact on the biodiversity of the site. The outline application was accompanied by an Extended Phase 1 Habitat Survey prepared by Soltys Brewster Ecology, which concluded that there was no evidence of protected species (with the exception of birds), and a limited range of habitat types, principally comprised of semi-improved neutral grassland with associated hedgerow and scrub boundaries. 

Following consultation with NRW and the Council’s Ecology team it was noted that no objections were raised, however, the advice indicated that the recommendations in Section 5 of the report be secured by condition. In addition, the Council’s Ecology team highlighted the need to secure the implementation of a biodiversity enhancement scheme for the site. As such, Condition 8 was attached to the outline, which requires the reserved matters to pay full regard to the findings of the Extended Phase 1 Habitat Survey, prepared by Soltys Brewster Ecology, and to follow the recommendations in Section 5 of the report. In addition, full details are required of a scheme, including timescale's for implementation, for the enhancement of biodiversity on the site.

Policies MG21 and MD9 of the LDP relate to ecological interests, with MD9 seeking to promote biodiversity. The application is accompanied by an ‘Ecological Management Plan’ dated 6 September 2017, which is an amended report following the comments of the Council’s Ecology team. The Ecology team have now confirmed that there is no objection to the application subject to the implementation of the methodology, commitments and recommendations set out in the ecology report and the commitments in the email from Asbri Planning dated 7 September 2017. 

Notwithstanding the above, as with Condition 7 relating to the noise survey, it still remains necessary for this condition to be discharged through a separate formal ‘Application for approval of details reserved by condition’.

Drainage and flood risk
In assessing the outline application, it was noted that local residents had referred to the often wet conditions of the site due to surface water, and the potential for flooding. In considering this reserved matters application it has already been noted that the western boundary of the site remains within a C2 Flood Risk Zone, and therefore NRW have been consulted. Once again NRW have confirmed that they have no objection to the application. They have reviewed the site layout plan submitted in support of the application and note that all built development continues to be located outside the flood outlines. As such they consider the risks and consequences are acceptable in this instance.
In respect of the proposed drainage of the site, following comments from Welsh Water and the Council’s Drainage section, Condition 12 was attached to the outline permission requiring the submission and agreement of a scheme for the comprehensive and integrated drainage of the development site, including details of how foul water, surface water and land drainage will be dealt. 

Drainage details have been submitted with the current reserved matters application, including, Drainage Strategy, Drg. No.s 16022-100 Rev B and 16022-101 Rev B, and the Surface Water Drainage Review dated 28 July 2017. The initial comments from the Council’s Drainage section noted that the submitted drainage plan indicated that all surface water will be disposed of via an attenuation basin and a new connection into an existing public surface water sewer through private gardens. They confirmed that any connection to the public surface water sewer would require the approval of Welsh Water, and they should therefore be consulted on this application. Welsh Water have been consulted, however, they have not responded to date. Notwithstanding this, the Council’s Drainage section’s initial assessment noted that the submission was lacking certain information, including, no evidence of the identified soakaway tests have been submitted; hydraulic calculations; full engineering details of the proposed attenuation basin; no agreement from the SuDS Approval Body (SAB) is currently in place; and no management and maintenance plan that details the strategy that will be followed to facilitate the optimal functionality and performance of the SuDS scheme throughout its lifetime.

Although additional information has been submitted, the Council’s Drainage section have advised that further information is still required on the surface water drainage system proposed for the site. As such, they cannot agree the details submitted to date towards the discharge of Condition 12. Notwithstanding this, as with a number of other conditions attached to the outline permission, it still remains necessary for this condition to be discharged through a separate formal ‘Application for approval of details reserved by condition’, and the required information can be submitted and assessed at that stage. It is not considered necessary therefore to delay the determination of this reserved matters application.

Compliance with the S106 Planning obligations

Aside from assessing the acceptability of the reserved matter details submitted with this application in relation to Council policy, national guidance, and the comments of the relevant statutory consultees, the Council must ensure that the proposed scheme complies with the planning obligations specified in the S106 legal agreement. 

The outline application was assessed against Council’s UDP policies at the time, national guidance, and the requirements of the Council’s SPGs on Planning Obligations and Affordable Housing. Having considered the nature and scale of the development, the local circumstances and needs arising from the development, and what it would be reasonable to expect the developer to provide in light of the relevant national and local planning policies, the following planning obligations were included within the S106 legal agreement:-

· the provision of 40% affordable housing; 
· a contribution of £3,719.13 per dwelling towards education; 
· a contribution of £2,000 per dwelling towards sustainable transport to be used in the vicinity of the site; 
· a contribution of £988.50 per dwelling towards community facilities; 
· POS on site to meet the Council’s standards (i.e. 19.72m per dwelling with the provision of at least 2 x LAPs). In the event where this is not met to pay a POS contribution of £760 for those dwellings not covered; 
· a 20 year commuted sum towards the maintenance of the public open space, if the developer will seek to hand these areas to the Council; and 
· provide public art on the site to the value of 1% of the project budget.
Affordable Housing

It is noted that in relation to Affordable Housing the S106 requires 40% of the units to be affordable, comprising 80% Social Rented Housing and 20% Intermediate Housing (being the favoured tenure split at the time) . The Social Rented Housing is defined within the agreement as 6 x 1 bedroom apartments; 14 x 2 bedroom houses; and 3 x 3 bedroom houses.

The submitted reserved matter details confirm that the proposed scheme accords with the S106 Affordable Housing requirements, with 42 No. of the total 70 No. units proposed being market houses and 28 No. socially rented, i.e. a total provision of 40% affordable units. The proposal indicates that 80% of the affordable housing provision will be socially rented, and the remaining 20% will be 2 bed intermediate housing. Furthermore, the Social Rented units will be made up of 26% or 6 x 1 bed apartments; 61% or 14 x 2 bedroom houses; and 13% or 3 x 3 bed houses. 

The Council’s Housing Strategy section have commented on the application confirming the need for additional affordable housing in the Vale, and more specifically within Dinas Powys. However, they suggest that the distribution of affordable housing could be more dispersed throughout the site in the interests of integration. It is agreed that there could be a wider dispersal of the affordable units, as they are all located to the west of the site. Despite this, the units are spread from the north to the south of the site and lie adjacent to the market housing. As such it is not considered that the proposed layout would have any significant harmful effect on integration.   

Education
In relation to the education, the S106 agreement requires a contribution of £3,719.13 per dwelling towards educational provision. This was based on the Council’s formula for calculating pupil demand as contained within the adopted Planning Obligations SPG, and the anticipated yield of children resulting from the development. As calculated within the outline application, the nursery level requirement is £101,242.82, the primary level is £159,095.86, no contribution required for secondary level, being a total of £260,338.68. This will be payable within 30 days of the commencement of development.

Sustainable Transport

The S106 agreement requires a contribution of £2,000 per dwelling towards sustainable transport to be used in the vicinity of the site. This equates to £140,000 for the 70 No. units now proposed in this reserved matters application. This will be payable within 30 days of the commencement of development. 

As indicated in the outline application, this contribution is considered to be additional to the separate requirements for mitigation for the impact of the development on the main Cardiff Road junction, within the Travel Plan.  

Community Facilities

The contribution towards community facilities required by the S106 agreement is £988.50 per dwelling. Based on the proposed scheme of 70 dwellings, this amounts to £69,195, and will be payable before the first occupation of the first dwelling on the site.

Public Open Space

When assessing the outline application it was noted that some of the POS/play areas were identified as off-site, and there was a deficit of 880.4sqm of open space shown on the illustrative layout plan. Despite this it is expected that the development should meet the required level of open space/play areas within the site. As such, in relation to the Public Open Space (POS) requirement, the S106 agreement refers to an on-site provision of 19.72m per dwelling with at least 2 x LAPs. This equates to a total on site provision of 1,380.4sqm of POS. In the event where this is not met the developer is required to pay a POS contribution of £760 for those dwellings not covered. Further, a 20 year commuted sum towards the maintenance of the public open space is required if the developer seeks to hand these areas to the Council.  
Concerns were raised over the initial layout plan in relation to the quantum and usability of the POS and, what appeared to be, the provision of only one LAP. The applicants have subsequently submitted an amended plan which indicates a total provision of POS of 3906 sq m and two LAPs, each having a 100sqm Activity Zone,

The developers have indicated that early discussions with the Council’s Parks department indicated a preference for a single LAP within the site which could reduce annually maintenance fees. However, the S106 agreement requires the provision of two LAPS within the site, one within open space area B and the other within area C, as shown below.
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The S106 requires that 19.72 sq m of POS be provided for each dwelling which for 70 units equates to 1380 sq m . The developers have shown on the above plan that the total area of POS equates to 3906 sq m, and 2160 sq m if you exclude the dry basin area. The areas of POS are broken down to include, area A at entrance-507 sq m; area B with LAP1-911sqm; area C with LAP2-267sqm; area D north corner of site-385 sq m. 

Thus, even if the further drainage details required to be discharged under Condition 12 demonstrated that the dry basin area E would not be practicably useable as POS, the site as a whole would still meet the S106 requirement.

As regards the arrangement of the LAPs, the equipment and enclosure, these are not finalised but the agreement of full details can be secured by condition, see Condition 7.  

Public Art

As already noted the S106 agreement requires the developer provide public art on the site to the value of 1% of the project budget. It is noted that to date no such provision is indicated within the submitted details. However, there is still scope for such provision to be included within the development, particularly within the POS and play areas. 
Other issues

Condition 9 of the outline consent requires the submission and agreement of a Construction Traffic Management Plan (CTMP), while Condition 10 requires the submission and agreement of a Construction Environmental Management Plan (CEMP). The applicant has submitted a joint ‘Construction Environmental and Traffic Management Plan dated June 2017.

To date no comments have been received from the Council’s Highway section on the CTMP, however, the Council’s Environmental Health section have submitted comments on the CEMP. They note that the proposed working hours of 7:30am to 6:00pm Monday to Friday and 7:30am to 2:00pm on Saturdays, are not acceptable. They advise that all works including deliveries should be carried out during the hours Monday – Friday 8:00 until 18:00, Saturday 8:00 until 13:00, with no Sunday or Bank Holiday working. Should there be a requirement to undertake foundation or other piling or drilling on site to accommodate on site surface water drainage or other works these operations shall be restricted to Monday – Friday 8:30 until 17:30, and Saturday and Sunday no works. These requirements can be included within a revised CEMP which will be required to be submitted in order to discharge Condition 10.

In view of the above the following recommendation is made.

REASON FOR RECOMMENDATION

The decision to recommend planning permission has been taken in accordance with Section 38 of The Planning and Compulsory Purchase Act 2004, which requires that, in determining a planning application the determination must be in accordance with the Development Plan unless material considerations indicate otherwise. The Development Plan for the area comprises the Vale of Glamorgan Adopted Local Development Plan 2011-2026.

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

Having regard to Policies SP1-Delivering the Strategy, SP3-Residential Requirement, SP4-Affordable Housing Provision, SP7-Transportation, SP10-Built and Natural Environment, MG1-Housing Supply in the Vale of Glamorgan, MG2-Housing Allocations, MG4-Affordable Housing, MG18-Green Wedges, MG21-Sites of Importance for Nature Conservation, Regionally Important Geological and Geomorphological Sites and Priority Habitats and Species, MD2-Design of New Development, MD3-Provision for Open Space, MD4-Community Infrastructure and Planning Obligations, MD5-Development Within Settlement Boundaries, MD6-Housing Densities, MD7-Environmental Protection, and MD9-Promoting Biodiversity of the Vale of Glamorgan Adopted Local Development Plan 2011-2026; Supplementary Planning Guidance on Amenity Standards, Affordable Housing, Biodiversity and Development, Design in the Landscape, Model Design Guide for Wales, Parking Standards, Planning Obligations, Public Art, Sustainable Development, and Trees and Development; and national guidance contained in Planning Policy Wales, TAN1-Joint Housing Land Availability Studies, TAN2-Planning and Affordable Housing, TAN5-Nature Conservation and Planning, TAN11-Noise, TAN12-Design, TAN15-Development and Flood Risk, TAN16-Sport, Recreation and Open Space, and TAN18-Transport, it is considered that the proposal represents an acceptable and sustainable form of residential development that should have no significant adverse impact on the character and appearance of the area, highway safety, neighbouring and general amenities, and other issues such as ecology, and flood risk. The proposal is therefore in line with the outline permission and the requirements of the S106 legal agreement, and complies with the relevant national planning policies and supplementary planning guidance.
RECOMMENDATION
APPROVE subject to the following condition(s):

1.
The development shall be carried out in accordance with the following approved plans and documents: 


- Site Location Plan, Drg. No. 5567/P/01, received 10 July 2017;


- Existing Site Plan, Drg. No. 5567/P/05, received 10 July 2017;


- Proposed Site Plan, Drg. No. 5567/P/10 Rev T, amended plan received 14 November 2017;


- Floor Plan: Hatton End/Mid, Drg. No. 5567/P/200 Rev A, received 17 July 2017; 


- Floor Plan: Pemberton, Drg. No. 5567/P/201, received 17 July 2017;


- Floor Plan: Holmewood, Drg. No. 5567/P/202 Rev A, received 17 July 2017;


- Floor Plan: Kirkwood, Drg. No. 5567/P/203 Rev A, received 17 July 2017;


- Floor Plan: Chelmsford, Drg. No. 5567/P/204 Rev B, received 17 July 2017;


- Floor Plan: Hareford, Drg. No. 5567/P/205 Rev B, amended plan received 12 October 2017;


- Floor Plan: Lindford, Drg. No. 5567/P/206 Rev B, received 17 July 2017;


- Floor Plan: 2Bed End/Mid House LCHO, Drg. No. 5567/P/207 Rev B, received 17 July 2017;


- Floor Plan: 1Bed Flats Aff'd Rent, Drg. No. 5567/P/208 Rev A, received 17 July 2017;


- Floor Plan: 2Bed End/Mid Aff'd Rent, Drg. No. 5567/P/209 Rev C, received 17 July 2017;


- Floor Plan: 3Bed End/Mid House Aff'd Rent, Drg. No. 5567/P/210 Rev B, received 17 July 2017;


- Floor Plan: 4Bed House Aff'd Rent, Drg. No. 5567/P/211 Rev B, received 17 July 2017;


- Floor Plan: Garages, Drg. No. 5567/P/212 Rev A, received 17 July 2017;


- Elevations: Hatton End/Mid, Drg. No. 5567/P/700 Rev B, received 17 July 2017;


- Elevations: Pemberton, Drg. No. 5567/P/701 Rev B, received 17 July 2017;


- Elevations: Holmewood, Drg. No. 5567/P/702 Rev B, received 17 July 2017;


- Elevations: Kirkwood, Drg. No. 5567/P/703 Rev B, received 17 July 2017;


- Elevations: Chelmsford, Drg. No. 5567/P/704 Rev C, received 17 July 2017;


- Elevations: Hareford, Drg. No. 5567/P/705 Rev C, amended plan received 12 October 2017;


- Elevations: Lindford, Drg. No. 5567/P/706 Rev A, received 17 July 2017;


- Elevations: 2Bed End/Mid, Drg. No. 5567/P/707 Rev A, received 17 July 2017;


- Elevations: 1Bed Flats Aff'd Rent, Drg. No. 5567/P/708 Rev A, received 17 July 2017;


- Elevations: 2Bed End/Mid, Drg. No. 5567/P/709 Rev A, received 17 July 2017;


- Elevations: 3Bed End/Mid, Drg. No. 5567/P/710 Rev A, received 17 July 2017;


- Elevations: 4bed House Aff'd Rent, Drg. No. 5567/P/711 Rev A, received 17 July 2017;


- Elevations: Hatton End/Mid (Render), Drg. No. 5567/P/712 Rev A, received 17 July 2017;


- Elevations: Pemberton (Render), Drg. No. 5567/P/713 Rev A, received 17 July 2017;


- Elevations: Holmewood (Render), Drg. No. 5567/P/714 Rev A, received 17 July 2017;


- Elevations: Chelmsford (Render), Drg. No. 5567/P/715 Rev A, received 17 July 2017;


- Elevations: Hareford (Render), Drg. No. 5567/P/716 Rev A, amended plan received 12 October 2017;


- Elevations: Lindford (Render), Drg. No. 5567/P/717 Rev A, received 17 July 2017;


- Elevations: Garages, Drg. No. 5567/P/718 Rev A, received 17 July 2017;


- Indicative street scenes and site section, Drg. No. 5567/P/750 Rev A, amended plan received 12 October 2017;


- Proposed Boundary Plan, Drg. No. 5567/P/15 Rev C, received 10 July 2017;


- Proposed Finishing Materials Plan, Drg. No. 5567/P/16 Rev B, received 17 July 2017;


- Materials Swatch, received 8 August 2017;


- POS/LAP Area, Drg. No. DP-304-01, amended plan received 12 October 2017;


- Play Area Proposal, Drg. No. PR121273-10, received 17 July 2017;


- Landscape Proposals, Drg. No. PR121273-11C sheets 1-3, amended plans received 12 October 2017;


- Soft Landscape Specification, prepared by ACD Environmental, Ref: PR121273spec Rev A, received 17 July 2017;


- Soft Landscape Management and Maintenance Plan, prepared by ACD Environmental, Ref: PR121273man Rev B, amended plan received 12 October 2017;


- Vehicle Tracking, Drg. No. 16022-150 Rev A, received 17 July 2017; 


- Levels Strategy Sheet 1 of 2, Drg. No. 16022-102 Rev B, received 17 July 2017;


- Levels Strategy Sheet 2 of 2, Drg. No. 16022-103 Rev B, received 17 July 2017;


- Planning Statement, prepared by Asbri Planning, dated July 2017, received 17 July 2017;


- Design and Access Statement, prepared by Asbri Planning, dated July 2017, received 17 July 2017; and


- Geotechnical & Geo-Environmental Report prepared by Terra Firma, dated April 2017, received 10 August 2017.


Reason:


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

2.
Notwithstanding the submitted plans, full engineering details and associated calculations of the proposed highway works, incorporating vision splays, street lighting, road signs, surface water drainage strategy and any retaining structures retaining or adjacent to the highway/public open space, which shall be in general accord with the Proposed Site Plan, Drg. No. 5567/P/10 Rev T, shall be submitted to and agreed in writing with the Local Planning Authority before their implementation on site. The development shall be completed thereafter in accordance with the approved details.


Reason:


In the interests of highway safety in accordance with Policy MD2-Design of New Development, and MD5-Development within Settlement Boundaries of the Local Development Plan.

3.
The approved access, internal road layout and car parking provision, including private curtilage parking and on road bays (as identified on Drg. No. 55567/P/10 Rev T) shall be completed before the occupation of the residential units that they serve. The car parking provision shall thereafter be retained and maintained for use exclusively in connection with the residential units that they serve, and the wider development in relation to visitor spaces.


Reason:


To ensure adequate access and parking is provided and maintained in the interests of highway safety in accordance with Policies MD2-Design of New Development and MD5-Development within Settlement Boundaries of the Local Development Plan.

4.
Notwithstanding the submitted plans, further details of the landscaping of the site, which shall provide full details of the proposed enhanced hedgerow boundaries, and further consideration of the proposed species in line with the Council's Landscape comments, shall be submitted to and agreed in writing with the Local Planning Authority. 


Reason:


In the interests of visual amenity and the character and appearance of the rural setting of the site on its eastern boundary, in accordance with Policies SP10-Built and Natural Environment, MD2-Design of New Development, and MD5-Development within Settlement Boundaries of the Local Development Plan.

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


Reason:


To ensure satisfactory maintenance of the landscaped area in accordance with Policies SP10-Built and Natural Environment, MD2-Design of New Development, and MD5-Development within Settlement Boundaries of the Local Development Plan.

6.
Before the commencement of development a scheme providing for the fencing of the trees and hedgerows to be retained, and showing details of any excavations, site works, trenches, channels, pipes, services and areas of deposit of soil or waste or areas for storage shall be submitted to and agreed in writing with the Local Planning Authority. No development shall be commenced on site until the approved protection scheme has been completed and the scheme of tree/hedgerow protection shall be so retained on site for the duration of development works.


Reason:


To ensure the existing trees/hedgerows to be retained are safeguarded and in the interests of visual amenity and the character and appearance of the rural setting of the site on its eastern boundary, in accordance with Policies SP10-Built and Natural Environment, MD2-Design of New Development, and MD5-Development within Settlement Boundaries of the Local Development Plan.

7.
Notwithstanding the submitted plans, before their installation on site, further details of the play areas, including equipment and enclosure, shall be submitted to and approved in writing by the Local Planning Authority.


Reason:


In the interests of visual and neighbouring amenity, and the adequate and safe provision of public open space/play areas, in accordance with Policies MG28-Public Open Space Allocations, MD2-Design of New Development, MD3-Provision of Open Space, MD4-Community Infrastructure and Planning Obligations, and MD5-Development within Settlement Boundaries of the Local Development Plan.

8.
Each of the public open space/play areas shall be laid out and completed in accordance with the agreed details before the first beneficial occupation of any of the dwellings directly adjoining or overlooking the public open space areas (for the avoidance of doubt, Plots 1-16; 20-37; 40-42; 49-55; and 70). 


Reason:


In the interests of visual and neighbouring amenity, and the adequate provision of public open space/play areas, in accordance with Policies MG28-Public Open Space Allocations, MD2-Design of New Development, MD3-Provision of Open Space, MD4-Community Infrastructure and Planning Obligations, and MD5-Development within Settlement Boundaries of the Local Development Plan.

NOTE:

1.
The applicants are reminded of the requirement for compliance in full with the conditions imposed upon the outline planning permission.

2.
Please note that a legal agreement/planning obligation has been entered into in respect of the site referred to in this planning consent.  Should you require clarification of any particular aspect of the legal agreement/planning obligation please do not hesitate to contact the Local Planning Authority.

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

4.
The attention of the applicant is drawn to the fact that a public sewer runs through the site and may be affected by the development.

5.
The developer should be aware that the site lies adjacent to/partially within Zone C2 as defined by the Development Advice Map (DAM) under TAN15-Development and Flood Risk. There is therefore the potential for flood risk where Natural Resources Wales offer advice on the installation of flood-proofing measures as part of the development, which can be found in their Floodline publication 'Damage Limitation' www.naturalresourceswales.gov.uk. 

6.
The developer is reminded of the responsibilities associated with working adjacent to the neighbouring railway line and Network Rail's land. In order to mitigate the risks involved the developer is advised to contact Network Rail's Asset Protection Wales Team on assetprotectionwalesnetworkrail.co.uk.

7.
The developer should be aware that the neighbouring East Brook is scheduled as a statutory main river, and as such a flood defence consent may be required.  Any works to watercourses, including ditches and streams where defined by the Land Drainage Act 1991, 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. You are advised to contact the Council’s drainage engineer for further information, crmoon@valeofglamorgan.gov.uk.

8.
Any works to watercourses, including ditches and streams where defined by the Land Drainage Act 1991, 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.

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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