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Edenstone Homes 1st Floor, Building 102, Wales One Business Park, Magor. NP26 3DG

LRM Planning 22, Cathedral Road, Cardiff. CF11 9LJ

Land off Cardiff Road/Cross Common Road, Dinas Powys
Approval of all matters reserved including Appearance, Landscaping, Layout and Scale and the subsequent discharge of planning conditions 2 (Reserved Matters), 6 (Drainage), 10 (Tree Protection), 12 (Slab levels), 16 (Noise Assessment) attached to the Outline Permission (Ref: 2015/00392/OUT)

SITE AND CONTEXT

The application site, which measures 2.3ha in area, is irregular in shape. The highway improvement works, including new access and section of road, have been completed which effectively truncates a small triangular section of the northern most portion of the site. This section of the site contains a number of dilapidated stables/sheds and is framed by trees and bordered by a temporary post and rail fence. The larger land parcel is also bound by a new temporary post and rail fence with trees (a number of which are protected by a tree preservation order) and hedge planting along its boundary and within the main body of the site.

The site abuts The Beeches to the south, agricultural fields to the east, and Cross Common Road (and the rear of residential properties that front Cross Common Road) to the north. There are mature hedgerows to the boundaries with some trees. There are also trees protected by ‘Tree Preservation Orders’ within the site. This includes two protected groups of trees and three individual trees (Tree Preservation Orders 405, 2014). The site is not within a flood zone, with the nearest being located to the west of Cardiff Road away from the site area. 
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By way of background, outline planning permission reference 2015/00392/OUT was  granted on 6th July 2017. Under the approved outline permission all matters were reserved for subsequent approval, with the exception of site access. Access to the site was shown to include a new junction between Cross Common Road and Cardiff Road. This junction has been implemented, along with the new section of highway and other associated works, and is in operation with the original access/bridge now stopped up. 

DESCRIPTION OF DEVELOPMENT

This is a reserved matters application, as amended for appearance, landscaping, layout and scale for residential development at Cross Common Road/Cardiff Road, Dinas Powys.

The development proposals, as amended include for construction of 50 residential units, public open space, landscape planting, pedestrian link and associated works. 
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The development proposes a variety of two, three and four bedroom two storey dwelling houses, formed through a mixture of detached, semi-detached and terraced house types. A single apartment building, up to three storeys in height, is proposed towards the northern boundary of the site overlooking Cardiff Road, providing a total of 6 one bedroom units.

Other documents submitted as part of this application include:

· Design and Access Statement;

· Ecological Design Strategy;

· Arboricultural Impact Assessment;

· Acoustic Assessment;

· Topographic Survey;

· Site Location Plan;

· Planning Layout;

· Storey Heights Plan;

· Materials Layout;

· Enclosure Details;

· Garage Details;

· Refuse/Recycling Strategy Plan;

· Affordable Housing Layout;

· External Works Plan;

· Hard Landscaping Details;

· Landscaping Scheme;

· House Type Drawings;

· Street Scenes; ;

· Drainage Strategy & Engineering Details.

PLANNING HISTORY

2015/00392/OUT, Address: Land at Cardiff Road/Cross Common Road, Dinas Powys, Proposal: Outline application for residential development, together with alignment of initial section of highway linking Cardiff Road and Cross Common Road. Decision: Approved,

2015/00928/RG3, Address: Cross Common Road, Dinas Powys, Proposal: Proposed new junction and road section between Cross Common Road and Cardiff Road, Dinas Powys. Decision: Approved,

2013/01104/SC1, Address: Land at Cardiff Road/Cross Common Road, Dinas Powys, Proposal: Residential development. Decision: Environmental Impact Assessment (Screening) - Not Required,

CONSULTATIONS

Dinas Powys Community Council were consulted and have objected to the application on the following grounds :

· The Cross Common Road / Cardiff Road junction is inadequate. The poor vision splay from the Barry direction is unsatisfactory.  

· 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.  

· 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 will be at or over capacity as a result of the LDP.  

· 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.  

· 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

· Development will provide additional undue pressure on parking in an area where there are already significant problems since the development of the new junction. 

· Additional parking provision is provided to compensate for the loss of on road parking for properties on Cross Common Road;

· Access for larger vehicles to Hebron Hall will be improved / not compromised

If the application is approved, we also request that comments in relation to, danger of flooding, proximity of  housing to A4055 with queuing traffic at peak times resulting in a build-up of toxic gases (ref. to figures of November 2014 traffic count) and Cross Common Road, Longmeadow Drive and Plas Essyllt are too narrow to take the extra traffic that this development would generate.

Council’s Highway Development Team were consulted and in their final comments have stated that  the applicant has submitted a number of revision to overcome issues raised within the highway comments dated 13th October 2017.

However, it is noted that the developer has NOT remove the direct footpath link between Plot 21 and the newly reconfigured section of Cross Common Road / junction with Cardiff Road Junction. It is stated that this arrangement is likely without the provision of the proposed Traffic Regulation Orders to provide an opportunity for vehicles parking along this section of Cross Common Road / along footway fronting Plot 21/22 to the detriment of Highway / Public Safety / free flow of traffic along this newly improved Section of road / Junction and adversely affecting the access for larger vehicles Refuse vehicles / Coaches requiring access via the opposite road junction serving Kings Court

In addition the above a number of conditions have been requested in relation to full engineering drawings, Permanent / Temporary Traffic Regulatory Orders, a Condition Survey along agreed haulage route,  a Construction Management / haulage route, limitations on delivery times, wheel washing and restriction on materials being stored on the highway.
Council’s Transport & Road Safety Officer was consulted and has advised that the application site is along the primary Active Travel strategic on the  Barry to DP corridor, which should be widened as part of the future planning application. 

Council’s Highways and Engineering Team were consulted and in their final comments have stated that the engineering layout provided with the Reserved Matters application indicates that surface water shall be disposed of via an attenuation basin and swale system. It demonstrates that surface water flow paths across the development have been considered. The engineering layout shows highway connections to the surface water drainage system; however roof/yard water connections are not indicated at this stage. The engineering layout and the planning layout indicate that an existing ditch at the southern boundary of the site is to be retained.

Further information is required to enable the surface water drainage system for this site to be approved, however this section has no objection to the approval of the Reserved Matters application at this stage. 

This section also notes that Condition 6 of outline application 2015/00392/OUT covers surface water drainage details adequately, and is a pre-commencement condition, and, further engineering details are required under the outline approval to enable this condition to be discharged. 

Council’s Environmental Health (Pollution)
Team were consulted and in summary has stated that from the noise modelling provided, it has been predicted that noise levels within the garden are to achieve 55dB.  When referring to the World Health Organisation (WHO) Guideline values for community noise in specific environments, 55dB equates to ‘serious annoyance, daytime and evening’ for outdoor living areas.  A maximum level of 50dB should be allowed.  

Different methods of attenuation including acoustic barriers, relocating of future dwellings etc has been considered at length, but it is believed that the mitigation of such noise levels should be left up to the developer and acousticians.  However, this department would strongly advise that the noise modelling be re-run to include an acoustic barrier that runs the length of the development site fronting onto Cardiff Road.  

There has been no predicted internal noise levels for any of the dwellings at the site, day or night.  This is expected given the amount of road traffic noise generated.  Any further noise report must include noise barrier calculations and predicted internal noise levels.

Due to the volume of noise from road traffic, 12 of the proposed dwellings require further insulation at ground and first floor level.  It is assumed to achieve WHO standards, but this has not been made clear.  They also require mechanical ventilation in all habitable rooms also on ground and first floor.  4 proposed dwellings have the same level of attenuation but only on the first floor.  Mechanical ventilation is required as all windows fronting onto Cardiff Road will need to remain closed in order to achieve WHO noise levels inside the dwellings. This is not ideal and windows should be sealed to prevent future breach of internal noise levels impacting on health.    

Unless the above levels can be achieved in protecting health, this department cannot support the future development of the site.

Glamorgan Gwent Archaeological Trust were consulted and have stated they previously commented this application in their letter dated 11th September 2017, where they  noted that in their opinion the proposed works are unlikely to impact on any buried archaeological resource. Furthermore, the reserved matters in the current application do not include archaeological conditions or constraints and therefore have  no further comment to make at this time
Dwr Cymru  Welsh Water were consulted and in summary have raised no objection. They acknowledge that the proposed drainage arrangements will entail disposal of surface water into an existing culvert whereas foul water into the existing combined sewerage system. With respect to the latter, they consider the details submitted satisfactory in principle and request that foul water only shall be allowed to discharge to the public sewerage system between manhole reference number ST15704505 and ST15704403. These details will need to be submitted and vetted in the form of an adoption application under Section 104 of the Water Industry Act (WIA) 1991 to DCWW but, for the purposes of planning, please accept this response as no objection to this application for approval of reserved matters.

In reference to the 150mm public sewer crossing the development site, an application under Section 185 of the WIA 1991 will be required for diversion. 

Council’s Ecology Officer was consulted and in summary, have put forward a holding objection on this proposal subject to the receipt of a completed unilateral agreement that adequately secures the off-site mitigation proposals for dormice in the short and longer term. A section 106 agreement or unilateral agreement is also required to secure the long term management of habitats within the application site boundary.  

Crime Prevention Design Advisor was consulted and in summary raises no objection, and make the following observations and recommendations

1 All rear gardens should be secure by 1.8m min fencing, walling and gating (2.1m where boundary is with Public Open Space (POS) reason to prevent burglary and theft.

2 All main entrance doors should comply with PAS24 standards reason to prevent burglary.

3 All ground floor windows should comply with PAS24 standards reason to prevent burglary.

4 There should be a scheme of work submitted to authority for approval in terms of lighting reason to prevent crime and enhance safety.

5 Service meters should be fitted close to front elevations in accessible places reason to prevent distraction type crime.

6 Public Open Space area is poorly designed as it is not well  overlooked from housing and as such would not create a safe area for children to play in unsupervised reason public open space should be over looked to provide guardianship and enhance personal safety.   

7 South Wales Police recommend all developments are built to Secured by Design (SBD) standards as this has been shown to reduce crime risks by up to 75% further information can be found on www.securedbydesign.com


Housing Strategy Team were consulted and in summary no objection is raised.
Transport and Road Safety were consulted and have requested and has stated that the new section of road at Cross Common Road is on our primary Active Travel strategic route and is part of the Barry to DP corridor. It is not possible to put an active travel route on the main stretch through DP as there is insufficient footprint on the main road corridor, hence the need to go via Cross Common Road, linking into Caerleon and on to Redlands Road then Barry Road. 
Natural Resources Wales were consulted. Initially NRW raised significant concerns with the application as submitted in relation to dormice, a European Protected Species and only recommend approval of the reserved matters application if the scheme can meet the requirements for further information to demonstrate that the proposal will not be detrimental to the maintenance of the favourable conservation status of Dormice a European Protected Species.
Following the submission of the following documents submitted in support of the reserved matters application, NRW consider that the submitted documents address their concerns and would not object to the discharge of Condition 2, provided these are implemented as part of the scheme.

NRW also note that the revised planting proposals include a change to the location of the block of new planting adjoining Shortlands Wood outside of the red line boundary. NRW advise that planning obligations are in place (such as a section 106 agreement) to secure delivery of the creation and long term management of this off site habitat is updated to reflect the altered proposals. We also note that the Ecological Mitigation Strategy and Ecological Design Strategy have been updated to reflect the revised planting proposals and advise that these documents are also implemented as part of the scheme.

Dinas Powys Ward Members were consulted and no comments have been received to date.

REPRESENTATIONS

The neighbouring properties were consulted on 26 July 2017 and reconsulted in relation to the amended scheme. Site notices were also displayed and the application was also advertised in the press as an application of general interest “major application”

 A total of five letters of representation have been received to date and the comments received are summarised below :

· the proposed development is too large and not environmentally applicable

· 3 storey flats will tower 4 to 4.5 storeys higher in relation to our properties, impacting on light and privacy.

· majority of the properties gardens are west facing and will therefore be in shade for most of the day

· amount of parking per house is not encouraging public transport, 

· This particular section of Cross Common Road is already suffering from a parking shortage

· increased level of traffic especially without improvements to the local infrastructure for cycling and walking and improvements to the train and bus services

· Houses on Cardiff road may cause privacy implication on houses in Caer Odyn.

· the  social housing will get the homes in the least environmentally attractive positions

· drainage of the site into the River Cadoxton

· his is an area prone to flooding and this increased tarmacked area will only worsen this

· Noise survey carried out does not show the impact of this development on surrounding properties.   

· bat survey seems to have been completed after the environment was disturbed when the new road access was built earlier in the year.  

· proximity to the valuable wildlife areas of Shortlands Wood and the unimproved grassland meadows near the site and the risk of damage/disturbance

· can the village sustain the amount of people that the proposed new housing will bring to the village,  eg school, doctors etc.  

The Woodland Trust have objected on the basis of damage to Shortlands Wood (grid ref: ST156704), which is identified as Ancient Woodland (Plantation on Ancient Woodland) on the Natural Resources Wales Ancient Woodland Inventory 2011. The development as proposed directly abuts this ancient woodland without a buffer zone.

Following reconsultion on the amended plans on 27 October 2017 a further three letters of objection have been submitted which continue to raise an objection to the application on largely the same grounds as set out above.

In addition it is added that since the new road has been in operation the number of cars parking in the new Cross Common Road cul-de-sac has increased, and there have been numerous occasions where coaches and large vehicles are having to dangerously reverse down the road, parking next to the disused bridge, unloading visitors to Hebron Hall or palettes of construction materials, as they are now unable to safely make it up the road.

Since the closure of the bridge entrance to Cross Common Rd the traffic turning into the lower end of the road to access Wellwood Drive and Hebron Hall is constant all day every day. It's a difficult turn especially for deliveries. Large vehicles and coaches have to reverse down the road as far as they can to enable them to turn into the access road to Hebron hall. The access to the triangle will serve to further complicate matters and raises safety issues. An accident waiting to happen in my opinion.

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

Managing Growth Policies:

Policy MG1 – Housing Supply in the Vale of Glamorgan

Policy MG2 – Housing Allocations

Policy MG4 – Affordable Housing

Policy MG18 – Green Wedges

Policy MG19 – Sites and Species of European Importance

Managing Development Policies:

Policy MD1 - Location of New Development

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.  

Chapter 4 of PPW deals with planning for sustainability – Chapter 4 is important as most other chapters of PPW refer back to it, part 4.2 in particular

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

Chapter 9 of PPW is of relevance in terms of the advice it provides regarding new housing.

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 1 – Joint Housing Land Availability Study (2015)

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

· Technical Advice Note 6 – Planning for Sustainable Rural Communities (2010) 

· Technical Advice Note 10 – Tree Preservation Orders (1997)

· 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)

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  

· County Treasures   

· Design in the Landscape  

· Planning Obligations

· Public Art 

· Trees and Development 

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

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

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

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

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

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

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

· Joint Housing Land Availability Study (2014) 

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

· Population and Housing Projections Background Paper (2013)

· Habitats Regulations Assessment - Appropriate Assessment Report of Deposit LDP (2013) 

· Habitats Regulations Assessment Screening of Focused Changes (2015) and Matters Arising Changes (2016)

· 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 Government Circular 016/2014: The Use of Planning Conditions for Development Management
· Welsh Office Circular 13/97 - Planning Obligations

Well-being of Future Generations (Wales) Act 2015

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

Issues

In considering the reserved matters application, for all matters except for access, the main considerations relate to

· Density, Layout and Form

· Highway considerations 

· Impact to Trees and Hedgerows

· Neighbours Impacts

· Noise

· Ecology

· Flooding and Drainage

Density, Layout and Form

The proposed layout reflects the identified site constraints and opportunities established under the outline permission and the Masterplan. These include matters such as access/highway design, trees, drainage, relationship with neighbouring properties. The scheme accordingly, follows the illustrative masterplan approved under the outline application as shown below
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With regards to density, this application proposes 50 units, in line with the outline planning permission and the housing allocation as set out under Policy MG2 (31) for the 2.3ha site, and therefore contributing the overall housing supply as set out under Policy MG1.

Layout and Form

Whilst this application proposes 50 units, there is a slight variation to the Masterplan where the small block of dwellings shown opposite the LEAP has been omitted. However the overall layout, location of the internal roads and location of the blocks of the dwellings, all generally accord with the approved Masterplan. 

The design has sought to provide active elevations orientated over the main highways which run through and boarder the site. Within the main body of the site the proposed public open space has been designed so be sited centrally within the scheme but also so that it benefits from natural surveillance, with adjacent units appropriately designed/oriented.

Notable the flatted blocks and the units 10 -19 all front onto Cardiff Road, with pedestrian access leading onto footways, with the parking to the dwellings located at the rear. On balance it is considered that this approach is acceptable as opposed to the rear of the dwelling and rear garden fencing directly abutting onto Cardiff Road. It is also noted that in terms of noise and mitigation, this orientation is considered appropriate, particularly to reduce the noise level in the rear gardens, which is considered later on in the report.

The predominant scale across the site is two storeys, as illustrated within the accompanying storey heights layout. The main exception is the block of six flats at plots 2-7, which are constructed at three per floor to a height of three storeys. 

This flatted block is located on the northern corner of the site separated from the main part of the site by the new section of road. Whilst the block has accommodation over three levels, it is located on a part of the site which is viewed more in context with the residential development to the rear which are located above road level. In this regarding the transition from two store to three storey accommodation when entering Dinas Powys, is considered acceptable.

The design of the dwellings is considered appropriate and whilst typical of a major housebuilder is considered appropriate, given that there is a mix of styles in the locality, comprising of both pre and post war dwelling, in detached and semi detached form, with a mix of materials, mainly comprising of brick and render. It was noted that a number of units which were located “side on” to the road lacked interest in respect of window detailing, which would result in a bland frontages. This has now been addressed through the submission of amended house types.  

Further revision were sorted to create an improved internal street scene, where the original scheme prosed a large parking area which would have dominated the street scheme. Amended plans were submitted which have now, in part addressed this issue, with the parking areas broken up utilising a variation in surface materials and the use of car ports, to provide interest and variety of the dwellings of Plots 11 – 18. 

In addition the following further revision were made to improve the street scene

•
Repositioning of garages to plots 9&10 and 19&20;

•
Pathway to plot 21;

•
Marginal repositioning of plots 1-8 due to incorporation of meter room. Block has expanded by some 450mm in width;

•
Elevation to plot 8 (Wye house type) revised to comprise of more detail – four windows now proposed to address the street instead of two.

It is proposed to use a predominance of red facing brick with slate grey interlocking roof tiles. However selected units will be constructed from alterative materials including render and reconstituted stone. Following further consideration and the finishes of the dwellings in the immediate locality, that dwellings fronting onto the new section of Cross Common Road were requested to be finished in render, which has been secured through amended plans. Moreover where render is used on the other units, they are generally those units which can be viewed from Cardiff Road, including the flatted block. 

It is proposed to use a single grey tile on all roofs, which given the size of the development is considered appropriate, rather than introducing a second colour of roof tile. 

Boundary treatments proposed comprise of a  mixture of hedge planting, 1.1 ball top railings, 1.8m brick screen walling, 1.8m close boarded fencing, 1.2m palisade fencing, 1.2m timber post and rail fence and privacy panel with either post and rail of 1.2m close board fencing. The choice of boundary material depends is upon the location of the boundary and the function of the enclosure. In prominent areas of the layout, ball top railings or brick screen walling is preferred, whereas in less exposed positions fencing is generally proposed. In particular, the dwellings fronting onto Cardiff Road have 1.1 ball top railings, which will provide an attractive open frontage to these dwellings when viewed from Cardiff Road. 

Impact to Trees and Hedgerows

The outline application considered the impact on perimeter tree and hedgerows, with trees and hedges (both individual and groups) set within the site area and accepted that the residential development would result in the loss of sections of hedges and trees. 

The site was survey on the outline application with a report submitted (James Pinder - Treecare Consulting). The report categorises all the on-site trees and hedgerows based on their quality and state. The same report has been resubmitted in this application and the submitted layout has considered the position of the higher grade trees and hedgerows within the site and indicated that these will be maintained with the tree survey advising root protection areas and safeguarding measures. This includes the oak trees within the site, which are covered by a Tree Protection Order (TPO). 

There will be some removal of groups of trees, including the group of poplar trees towards the western boundary of the site which are also protected under the TPO. There is also a single poplar which is covered by a TPO to the western boundary with Cardiff Road, which is also to be removed. Whilst protected it has been shown that these trees and woodland group are of low quality and would not be suitable for retention as part of a residential development. 

The most important trees, such as the protected oaks around the perimeter of the site, are to be retained with root protection areas indicated. It is also considered that some areas of new planting, including hedgerows, are indicated on the submitted layout plan, which could compensate for the loss of existing TPO trees and hedgerows. The retention of the most significant trees, together with a mixture of retained trees and proposed landscaping to the perimeters of the site, should screen much of the development and soften the visual impact within this rural setting. 

The removal of any trees or hedgerows, especially those designated under a TPO is unfortunate. However, the supporting information submitted with this application has clearly demonstrated that the trees and hedgerows of high value can be retained and co-exist with the proposed development, subject to tree protection measures. The existing trees and hedgerows, particularly examples such as the TPO Oaks, would benefit the development and soften the visual impact of the housing from outside of the site. The need for the housing development towards the housing land supply within the Vale of Glamorgan is demonstrated in previous sections and it has been shown that this development can be achieved without any significant loss of high quality trees or hedgerows. 

In conclusion, there is no objection to the proposals on the basis of the tree works proposed, which are In line with those set out in line with the outline application.
Public Open Space

The site is based around a central area which comprises of public open space and the attenuation pond as illustrated below. This area to together with the cycleway/footway access will provide direct access onto Cardiff Road and will provide a focus for the development.
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A 100sq m Local Area of Play and a 450sq m Local Equiped Area of Play which is surrounded by open space area and a separate area adjacent to the attenuation basin which comprises of some 1060 sq m. Whilst the site does not provide the full provision of POS in line with the requirements of the legal agreement under the outline consent, the remaining POS provision will be secured by way of a financial contribution, based on the costs set out in the agreement.

The location of the LAP and LEAP are considered acceptable and it is recognised that both play areas would need to be separate from the attenuation basin. The scheme has been amended in relation the layout of the plots, in particular adjacent to Plot 29, which has reoriented to provide a more open aspect and frontage onto the POS area.

The majority of the POS area around the LEAP and LAP, will be enclosed by a 1.8m high timber close boarded. Where the POS abuts the rear gardens of the development  (Plots 30, 33 and 34) it is enclosed to the rear by a 1.1m ball top railings with hedgerow planting to the rear, located to the front of the fence. The plots located either side of this part of the POS and the other POS area and attenuation basin (Plots 20, 28, 29 and 47 – 50), will have frontage enclosed by 1.1m ball top railings.

It is considered that the layout of the POS area and the layout and orientation of the dwellings, will provide for a high quality area of POS that is centrally located and overlooked. 

Ecology

The applicant has submitted an Ecological Mitigation Strategy dated January 2016 and updated in October 2017, an Ecological Design Strategy dated August 2017, a Bat Tree Assessment dated July 2017 a draft Dormouse Licence Method Statement dated September 2016 and updated on 7/09/2017 and a Preliminary Ecological Appraisal dated February 2015 in support of the reserved matters planning application and to discharge conditions relating to the Outline permission 2015/00392/OUT.

Following discussions with Natural Resources Wales (NRW) and due to the presence of dormice nearby, for the purposes of this application, the applicant has assumed that dormouse are present on the application site in the scrub hedgerows and woodland habitats within the site.  A total of 4575 sq m of scrub, woodland and a hedge line will be removed to facilitate the development.  Without mitigation the impact on dormouse will be certain, moderate, permanent and adverse.  

The applicant has proposed mitigation within the planning application boundary which includes relocating hedge plants, planting up gaps in existing hedgerows around the periphery of the development, and planting an additional 3m buffer with shrub species where possible between the boundary hedge and the development.   This is insufficient to fully mitigate for the loss of dormouse habitat within the development, so in addition the applicant proposes to undertake long term off site management of Shortlands Wood, and to plant an additional 4000 sq m of new woodland adjacent to Shortlands Wood.  This woodland and the land proposed for new woodland planting is owned by a third party, and being outside of the application site (or any other land owned by the applicant it is not possible to secure this through condition

Therefore a unilateral undertaking between the developer and the third party to provide certainty that the new woodland will be planted and long term management of the existing and new woodland will be implemented, is required.  

Works associated with the proposed development will require a NRW European Protected Species development licence (derogation) and in order to comply with it’s duty under the Habitat Regulations 2010, (and its amendment 2012), the LPA will need to ensure that the development complies with all three European Tests in order to make this development acceptable.   It will also be necessary to ensure that a satisfactory Unilateral Undertaking is in place between the developer and the third party owner of the off-site mitigation areas, prior to the application being determined.

 A draft Dormouse Licence Method statement has been prepared which sets out how works on the application site will proceed, and sets out mitigation measures and monitoring, that will ensure that there is no detrimental impact on the conservation status of the species.  The mitigation measures are shown on the submitted drawing no. 994/PA/03C.  Long term management of the habitats within the application site are proposed to be set up using a management company.  

The Council’s Ecologist is satisfied with the Dormouse Method Statement, which was subsequently submitted.

The three tests that need to be applied to this planning application are:

1.
it 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.

2.
that there is no satisfactory alternative, 

3.
it will not be detrimental to the maintenance of the populations of the 

species concerned at a favourable conservation status in their natural range 

Whilst the three tests have already been undertaken in respect of the outline application, it is still considered necessary to reconsider these tests as part of this reserved matters application, 

In respect of test no 1, the proposal would have an overriding benefits in terms of providing much needed housing on what is allocated site, including affordable housing in the wider public interest in providing a range of choice of housing within the Vale of Glamorgan. 

In order to satisfy test no 2, there is an imperative to develop the site for housing in this location, as the site has been assessed as sustainable through the Local Development Plan process and can provide housing needed within the Vale of Glamorgan, with mitigation and enhancement shown as possible with the submitted documentation.

With regard to test no 3, the development will lead to the loss of dormice habitat within the application site, but measures have been put in place to ensure that dormice are not harmed during the clearance works, and remaining habitat within the application site will be enhanced to benefit dormice, and connectivity enhanced to nearby off site habitat.  This will also be enhanced through new planting of habitat suitable for dormice and subject to unilateral agreements, and or section 106 agreements being put in place this will secure the long term management of on and off site habitats for dormouse.  

NRW have stated that the submitted documents address their concerns as outlined in our previous response and would not object to the discharge of condition 2 (Reserved Matters) provided these are implemented as part of the scheme.

Furthermore they note the revised planting proposals include a change to the location of the block of new planting adjoining Shortlands Wood outside of the red line boundary and advise that planning obligations are in place (such as a section 106 agreement) to secure delivery of the creation and long term management of this off site habitat is updated to reflect the altered proposals. They also note that the Ecological Mitigation Strategy and Ecological Design Strategy have been updated to reflect the revised planting proposals and advise that these documents are also implemented as part of the scheme.

On the basis of the above and the comment from NRW and the Councils Ecologist, it is considered, subject to the applicant entering into a legal agreement to secure the off site mitigation and management of dormouse habitat, that the proposal would not be  detrimental to the maintenance of the populations of the species concerned at a favourable conservation status in their natural range. 

On the basis that a Unilateral Undertaking will be entered into to secure the off site mitigation, it was considered appropriate to secure  the on-site mitigation as part of this UU, rather than having the mitigation secured by both condition and UU. The applicant has agreed to this requirement.

Bats

A total of four trees have been confirmed as bat roosts, within and on the boundary of the application boundary.  The species using the trees are common pipistrelle and soprano pipistrelle bats with one tree also being used by a possible noctule bat (an obscured view through tree branches prevented species determination).  A maximum of 4 soprano pipistrelles, were recorded using the tree labeled TPO 1 and a maximum of 5 pipistrelle bats also recorded using the tree TPO 1.  The remaining 3 trees had smaller numbers of common and/or soprano pipistrelles.  The type of bat roost was not determined, and for the purposes of the assessment, they have been assessed as being maternity roosts.  

All four trees will be retained as part of the development, and none are located within garden plots, although 3 are on plot boundaries.  A tree protection plan has been submitted that will protect the trees during the construction period.  For the longer term protection of the trees, the applicant has indicated that where the branches of tree roosts overhang housing plots, the deeds for those plots will include clauses to require ecological surveys and/or relevant permissions, prior to pruning or felling.  

In addition as mitigation for loss of other trees with lower potential to support bats, new bat roosts will be provided in 7 properties, together with 2 free standing roosts in the public open space.  Lighting has the potential to disrupt bats utilising the hedge and tree lines around the site.  The Ecological Design Strategy indicates that lighting will be located away from site boundaries and/or fitted with baffles to maintain them as dark flight lines and foraging areas.  A lighting plan has not been submitted to demonstrate location and types of lighting, and this and should therefore be provided by condition and  submitted prior to the occupation of the first property. 

Without mitigation, the impact of the application has been assessed as being of minor significance as a result of vegetation removal, and with mitigation has been assessed as of neutral significance.   As the four tree roosts will be retained and protection measures proposed to protect the roosts during and after construction, the Council’s Ecologist states that an EU Derogation bat licence is unlikely to be required, and the three tests are therefore not necessary in this instance.   

Great Crested Newt

There are no ponds within the application site to support breeding great crested newts although terrestrial habitat on site is suitable.  However, the waterlogged nature of the ground will limit its suitability during the winter. A derogation licence is unlikely to be required, but as a precaution, retained habitats have been designed to benefit amphibians, drainage systems are also designed to prevent amphibians falling in to drainage chambers and a method statement prepared in appendix B of the Ecological Design Strategy August 2017 to ensure impact on Great Crested newts, and other amphibians are minimised. 

Otters

Otters were not recorded on site although evidence was recorded on the adjacent Cadoxton River.   The Ecological Design strategy has included precautionary measures to provide pre commencement checks of the site and working methods to minimise impacts to otters in the unlikely event of them being present on site.  With these measures in place there is unlikely to be any impact on otters as a result of the development.  

Birds

The scrub and tree habitats on site have the potential to provide nesting sites for birds.  All birds are protected during the bird breeding season, and the Ecological Design Strategy includes measures to clear trees and scrub between October and March only.  In addition new planting within the development and on land adjacent to Shortlands Wood, will provide replacement habitats to increase nesting opportunities for birds.  The applicant also proposes to include 25 nest boxes on the new properties, to suit a variety of house nesting bird species that will provide additional nesting opportunities for birds. as set out in the annotated drawing P100.  This will provide adequate mitigation for breeding birds.  

Reptiles.  

No reptile survey was undertaken, but mitigation has been provided based on a presumed presence of reptiles on site.  The Ecological Design Strategy has included a method statement for site clearance that will ensure that reptiles are not killed or injured during the development works, and enhancement of habitats around the perimeters and reptile hibernacula constructed within the areas of open space will ensure that reptiles are accommodated within the development.   

Management of Habitats within the Application Site

The proposal includes the retention of existing habitats around the perimeter of the development, the enhancement of these habitats and the creation of hedgerows and grassland habitats within the public open space.  Mitigation for the permanent loss of habitats within the application site will require the long term management of these habitats once the development has been completed.  The Ecological Design Strategy has proposed that this management should be secured via a Section 106 Agreement to secure it’s long term management.  This could be delivered either via a private management company or via a transfer of the land to the Vale of Glamorgan with a commuted sum.   

Whilst Condition 15 of the outline planning permission required development to be carried out in accordance with the recommendations of the submitted Ecological Mitigation Strategy Revision C, this requirement is now superseded by the updated version dated October 2017 as part of the submission of the reserved matters application, and the applicant will be advised to remove this condition.  

For clarity a new condition should be placed on the reserved matters permission that ensures the development is carried out in accordance with the updated Ecological Mitigation Strategy dated October 2017

Conditions are recommended to be applied to this reserved matters application in relation to development being carried out in accordance with the recommendations of the submitted Ecological Mitigation Strategy (Celtic Ecology dated January 2016 and updated October 2017) 

In addition a detailed lighting plan for the development hereby approved, including inter alia the position, height and type of lighting columns, shall be submitted to the local authority, for approval within 6 months of the planning application approval. The approved details shall be strictly complied with.

Highway Considerations

As stated previously, the primary access into the site has been formed by a new stretch of highway and priority junction onto Cardiff Road linking from Cross Common Road, with the former/original bridge access onto Cross Common Road being stopped up. These works have now been completed in accordance with the planning permission.

The new access and link road effectively splits the site into two main development parcels with the main portion of the site, located to the south, accessed off the new length of highway. The resulting smaller triangular portion of land is accessed via Cross Common Road (the original route).

The highway works completed also provide for pedestrian links with a new dedicated footpath crossing the frontage of the northern parcel linking into the wider network. Pedestrian crossing points over the new section of Cross Common Road have also been provided, along with pedestrian refuge, which connects into the footpath along the eastern side of Cardiff Road. A pedestrian link is also formed onto Cardiff Road centrally within the site passing through the public open space.

The Council’s Highways and Engineering Team were consulted and requested a number of revisions to the original submitted scheme in terms of layout, geometry and width of highway and turning areas etc.

Following the submission of amended plans, Council’s Highway Development Team were consulted and confirmed that the amendments include a number of revision to overcome issues raised within the highway comments dated 13th October 2017.

However, it is noted that the Highway Engineer has objected to the direct footpath link between Plot 21 and the newly reconfigured section of Cross Common Road / junction with Cardiff Road Junction. This is on the basis that the highway engineer considers that this arrangement, is likely without the provision of the proposed Traffic Regulation Orders, to provide an opportunity for vehicles parking along this section of Cross Common Road / along footway fronting Plot 21/22 to the detriment of Highway / Public Safety.

Whilst this concern is noted, it is considered necessary for the dwelling to front onto this section of Cross Common Road. Parking to Plot 21 is to the rear and adjacent to the property and accessed from the internal estate road constructed as part of the development. To omit the footpath from the front of Plot 21 to the road frontage would result in a significant length of footpath to serve just this dwelling running along the edge of the adjoining plot to terminate at the junction of the site. Whilst the highway comments are noted it is considered that from a street scene point of view,  a pedestrian link directly to the front of the site is considered necessary and would also provide better links into the village. Whilst there is a risk of vehicle parking at the junction, this would be lessened by the fact that parking is nevertheless adjacent to the dwelling and closer than parking on Cross Common Road. On this basis it is not considered that the concerns raised by the highway engineer would cause sufficient detriment to highway safety, and the highway authority could, if problems are encountered, restrict parking along the frontages through the necessary Traffic Regulation Orders.

More generally, parking provision within the site and cycleway/footway and road widths and turning areas are now in accordance with the highway engineers comments. 

The highway engineer has requested conditions in relation to full engineering drawings, Permanent / Temporary Traffic Regulatory Orders, a Condition Survey along agreed haulage route, a Construction Management / haulage route, limitations on delivery times, wheel washing and restriction on materials being stored on the highway. Where these have not already been secured under the outline planning permission, they will, if necessary be secured within this reserved matters application.

The Council’s Transport & Road Safety Officer was consulted and has advised that the application site is along the primary Active Travel strategic on the Barry to DP corridor, which should be widened as part of the future planning application. Following discussions with the applicant, it has been agreed that the frontage of the site, along Cardiff Road (adjacent to the existing footpath) can be gifted to the Council for the provision of a widened footway. In total, the Council is seeking a widened footway (including the width of the existing footway) to be 4.5m wide, which would include a buffer area for maintenance. This transfer of land can be secured through a legal agreement (unilateral undertaking), as agreed by the developer.

Drainage

Dwr Cymru Welsh Water (DCWW) were originally consulted on the outline planning application (Ref: 2015/00392/OUT) and offered no objection subject to inclusion of recommended conditions and advisory notes.

Details have been submitted for discharge of condition 6 for consideration under this reserved matter application. DCWW have regard to the submitted Drainage Statement (Appendix C – Engineering Layout (Drawing No. 10157-001),and  acknowledge that the proposed drainage arrangements will entail disposal of surface water into an existing culvert

In respect of foul water disposal, this is into the existing combined sewerage system and DCWW that the submitted details are satisfactory in principle, but request that foul water only shall be allowed to discharge to the public sewerage system between manhole reference number ST15704505 and ST15704403. This limitation to the point of discharge shall be restricted by condition. 

As in the previous outline application, there is reference to the 150mm public sewer crossing the development site, under Section 185 of the WIA 1991, a  diversion is required. However the applicant has been previously advised of this requirement by way of an informative in the outline permission. For the avoidance of doubt an informative shall be attached to this application.

The Council’s Highways and Engineering Team were consulted and in their final comments have stated that the engineering layout provided with the Reserved Matters application indicates that surface water shall be disposed of via an attenuation basin and swale system. It demonstrates that surface water flow paths across the development have been considered. The engineering layout shows highway connections to the surface water drainage system, however roof/yard water connections are not indicated at this stage. The engineering layout and the planning layout indicate that an existing ditch at the southern boundary of the site is to be retained.

Condition 6 of outline application 2015/00392/OUT covers the requirement to submit surface water drainage details prior to the commencement of development, which is considered adequate without the need to re-impose any new condition under this application.

It is noted that a significant level of information is required to be submitted in relation to the surface water disposal as part of the wider drainage of the site under Condition. This would include :

1. cross-sections and long-sections of the attenuation basin and swales and storage volumes and depths.

2. adequate access to the existing ditch at the southern boundary of the site is to be retained ditch for maintenance purposes 

3. Hydraulic calculations demonstrating that the surface water drainage system shall not cause any part of the site to flood for the 1 in 30 year design event, and no building shall flood to the 1 in 100 year design event with a 30% allowance for climate change. Hydraulic calculations shall also take into consideration hydraulic locking of the outfall of the drainage system within the Cadoxtan River. A plan indicating exceedance flow routes and depths shall also be submitted in order to discharge this condition. 

4. A Health and Safety Report to identify the risks to pedestrians and vehicles from the drainage system to be implemented, and identify how these risks shall be mitigated through design and on site. 

5. SuDS maintenance plan detailing the measures that shall be put in place to ensure optimum functionality of the drainage system for the lifetime of the development. 

However the above requirements are separate to the consideration of this application, however  the Reserved Matters application and submitted layout would not prejudice the above requirements being satisfied.

Noise

In accordance with Condition 16, the application has been supported by a Noise Assessment to consider the potential impact of road noise from the adjacent highway network to future occupants of the residential development with suitable mitigation recommendations included where necessary. 

Hunter Acoustics has undertaken a noise survey dated 31st May 2017 supporting the reserved matters application.  The noise monitoring was undertaken on a Wednesday during the month of February.  It is considered that noise levels will be higher on other days of the week, therefore the report would certainly not be deemed as ‘worst case’.

Noise maps have been plotted predicting road traffic noise levels across the site. Façades overlooking Cardiff Road are indicated to require additional sound insulation measures in the form of uprated glazing and ventilation in order to meet proposed internal noise criteria. Specifications for external building fabric requirements (including glazing and ventilation) have been included in this report to control road traffic noise intrusion by day and night

Table 1 of Annex A of TAN 11 defines four noise exposure categories (NEC), with advice as follows:

NEC A - Noise need not be considered as a determining factor in granting planning permission, although the noise level at the high end of the category should not be regarded as desirable.

NEC B - Noise should be taken into account when determining planning applications and, where appropriate, conditions imposed to ensure an adequate level of protection.

NEC C - Planning permission should not normally be granted. Where it is considered that permission should be given, for example, because there are no alternative quieter sites available, conditions should be imposed to ensure a commensurate level of protection against noise.

NEC D - Planning permission should normally be refused.

Noise bands defining categories A-D of TAN 11 are set in terms of LAeq(16-hour) daytime, and (8-hour) night time levels for road traffic noise, free field 1.2 – 1.5m above ground level as follows;

There has been no predicted internal noise levels for any of the dwellings at the site, day or night.  This is expected given the amount of road traffic noise generated.  Any further noise report must include noise barrier calculations and predicted internal noise levels.

Due to the volume of noise from road traffic, 12 of the proposed dwellings require further insulation at ground and first floor level, to achieve WHO standards, but although this has not been made clear.  It is also likely that mechanical ventilation will be required as all windows fronting onto Cardiff Road will need to remain closed (and sealed to prevent future breach of internal noise levels impacting on health)  in order to achieve WHO noise levels inside the dwellings.  

The noise survey does not set out the specifics of achieving the specified noise  levels in the dwellings during day and night, however, it is considered the attenuation and mitigation can be provided within the fabric of the building without due detriment to the amenities of future occupiers.  It is recognised that the dwellings fronting onto Cardiff Road will be subject to the highest noise levels, however to set the dwellings back into the site so that they fall within the lower noise category areas, would mean that a significant  proportion of the site could not be developed.  It is therefore considered necessary to condition the submission of a post construction noise survey to ensure that the attenuation and mitigation can achieved the required maximum noise levels, which shall not exceed 35db daytime and 30db at night.

An assessment has also been made in respect of noise levels within gardens. 

From the noise modelling provided, it has been predicted that noise levels within the garden are to achieve 55dB. 

The EHO has raised concerns regarding garden noise levels in plots closest to Cardiff Road, as World Health Organisation (WHO) Guideline values for community noise in specific environments, 55dB equates to ‘serious annoyance, daytime and evening’ for outdoor living areas, where a maximum level of 50dB should be allowed.  

Whilst there are different methods of attenuation including acoustic barriers, relocating of future dwellings etc, which has been considered it is argused by the noise consultant that the mitigation of such noise levels should be left up to the developer and acousticians.  

The EHO is looking to meet the lower ‘desirable’ 50dBLAeq value. Whilst the majority of gardens on the site are indicated to fall below 50dBLAeq, a small number of gardens closest to Cardiff Road are indicated to exceed this; however these are indicated to fall below the 55dBLAeq (WHO / & BS8233 upper guideline value).

It is noted that the current housing layout utilises the houses themselves to afford optimum screening from Cardiff Road to the gardens behind. This optimal housing layout was the result of extensive pre-application consultation, as the very early proposals included the gardens backing onto Cardiff Road itself. This housing layout therefore represents best practical acoustic design for this site as the houses, unlike the gardens, could be treated at the façade as specified in the submitted acoustic report.

Whilst there is an opportunity to provide fencing along the frontage of the site (along Cardiff Road) this would have significant visual impact along this part of the street scene and would provide limited additional mitigation to those rear gardens. Therefore in order to ensure that the density of the site can be met and the allocated number of dwellings delivered, in this instance the best mitigation is already in place as the façade and fabric of the dwelling provides noise attenuation. In light of this it is accepted that a number of dwellings which front onto Cardiff Road, would have rear gardens which would exceed 50dB, however given the benefits of delivering the number of dwellings on this allocated site, it is not considered that would warrant a reason for refusal of the application.

Impact to neighbour amenities

The outline application noted that the masterplan indicates existing houses in close proximity to the areas for new housing. The siting, layout and design of the proposed houses would be assessed against adopted relevant guidelines, including the Council’s Supplementary Planning Guidance ‘Amenity Standards’, at the time of any subsequent Reserved Matters.

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.

The site abuts eight dwellings which are located on Cross Common Road. In particular the length of the rear garden abuts the application site. Other than Brookleigh, the dwellings is Cross Common Road which abut the site are at there nearest, some 30 metres from the boundary of the application site, due to the length of the rear gardens serving these dwellings. In terms of actual distance there is some 45 metres between plots 35-38 and the dwellings of Oakfield and White Lodge.   

Therefore given the distance of the proposed dwelling to the dwellings referenced above, there will no impact in terms of overbearing impacts on impact on privacy from the development 

With reference to Brookleigh, the location and orientation of Plots 24-28 are such that the gardens serving these dwelling would have gardens 10 metres in length or greater and whilst overlooking the rear garden of The Beeches, there is mature bank of trees along the boundary (within the application site) which are shown to be retained and will largely screened the development from Brookleigh. 

The site, along its southern boundary, adjoins The Beeches, a detached dormer bungalow. However  the plans show a circa 2-3m wide ditch adjacent to the boundary with The Beeches, where the rear gardens of the adjacent plots will be set behind the ditch and are shown to be enclosed by a 1.8m timber fence. The original scheme indicates a semi-open 1.2m high palisade fence, which was subsequently amended to a 1.8m high fence to provide a more appropriate means of enclosure as the existing side boundary of The Beeches is relatively open. However the location and orientation of Plots 42-46 are such that the gardens serving these dwelling would have gardens in excess of 10 metres in length, and whilst overlooking the rear garden of The Beeches, the nearest dwelling in this group (Plot 46) would be some 30m away from The Beeches. There are other dwellings located adjacent to The Beeches (Plots 47-50), where the rear elevations have broadly the same orientation as The Beeches, which would back onto a parking area.

Given the distance of the dwellings and the orientation of the dwellings which abut or are close to The Beeches, it is considered that the development will not cause any overbearing impact on these occupiers or will development result in any loss of privacy, over and above that which is generally accepted between adjoin dwellings.

A number of the objects submitted raised concerns with the scale of the flatted block. Whist the scale has been considered above in respect of its impact on the street scene, consideration should still be given to whether the flatted block would have an overbearing impact or loss of privacy on nearby occupiers. The flatted black does not directly adjoin any dwelling with Cross Common Road to the north and the new section of Cross Common Road to the site. The properties in Kings Court are bungalows and are located in an elevated position above road level. The nearest property in Kings Court would be some 25 metres from the nearest corner of the flatted block. Whist the block would alter the outlook of these bungalows, the existing trees on the boundary are shown to remain and as such the development would not have an overbearing impact on the occupiers of  Kings Court. In respect of the opposing properties on Cross Common Road, these are two store dwelling and again are in an elevated position and would largely overlook the car park and landscaped areas in front of the flatted block. The block would be in excess of 30 metres away and as such the proposal would not have an overbearing impact or result in a loss of privacy based on the guidance set out within the Amenity Standards SPG

In respect of impact on amenities of the future occupiers within the development, the majority of the dwellings will have habitable windows  with 21 metres between. There are several plots where the distance falls below 21m, however these are between frontage and the reduced distance is not considered to cause harm on the basis that these properties are all part of the same development. 

Amenity Space

The Council’s approved Supplementary Planning Guidance: (SPG) on Amenity Standards, requires a 1:1 ratio of amenity space to residential floor space. The SPG also requires that 70% of this amenity space should be accommodated in the private rear garden areas of the dwelling.

Policy 2 of the Vale of Glamorgan adopted supplementary planning guidance ‘amenity space’ states that ‘the Council will ensure that usable adequate and appropriate private amenity space is provided as part of residential development.’ Paragraph 5.2 notes that front and private rear gardens be included whilst driveways and parking areas are excluded. It states that ‘the provision of adequate and usable private amenity space within the curtilage of a development is extremely important to meet the requirements of residents for functional and relaxation space.’

All of the dwellings either equal or are very near to the Councils approved amenity standard guidance set out above. Given the number of dwellings proposed and having regard to the required density of the site, it is considered that the overall provision of amenity space across the site is considered appropriate.

Furthermore, it should be noted that the POS within the adjoining site (when developed) will ensure that occupiers of these properties will have additional wider areas of public amenity to relax and use for their leisure. 

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, SP3 – Residential Requirement,  SP4
 – Affordable Housing Provision, SP7– Transportation, MG1 – Housing Supply In The Vale Of Glamorgan, MG2 – Housing Allocations, Mg4 – Affordable Housing, MG18 – Green Wedges, MG19 – Sites And Species Of European Importance, MD1 - Location Of New Development, 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, it is considered that the reserved matters application is acceptable in terms of the  appearance, landscaping, layout and scale of the proposed development, its , visual/landscape impact, density, sustainability, access and traffic issues, noise, drainage and flood risk, impact on residential amenity, public safety, ecology and archaeology and provision of affordable housing.

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

Subject to the relevant person(s) first entering into a Section 106 Legal Agreement or undertaking to include the following necessary planning obligations:

· To carry out the works and maintenance of the dormouse mitigation measures on the property and the mitigation land in accordance with the method statement and to maintain those works in perpetuity in accordance with the requirements of the method statement

· To transfer the identified land along the Cardiff Road frontage of the site to provide future opportunities for cycleway/footway enhancements 

APPROVE subject to the following condition(s):

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


Planning Layout – Full Colour (1628 100 rev.E) 


Planning Layout – No Colour (1628 100 rev.E)


Red Line Plan (1628 101)


Storey Heights Layout (1628 102 rev.E)


Materials Layout (1628 103 rev.E)


Enclosure Layout (1628 104 rev.F)


Affordable Layout (1628 105 rev.E)


Street Scenes – Sheet 1 (1628 106 rev.B)


Refuse & Cycle Strategy (1628 107 rev.E)


External Works Layout - Sheet 1 (1628 108-1 rev.E)


External Works Layout - Sheet 2 (1628 108-2 rev.E)


Hard Landscaping Layout (1628 109 rev.E)


Single Garage (1628 110)


Double Garage (1628 111) 


Twin Garage (1628 112)


Sections (1628 113 rev.A)


Triple Timber Car Port (1628 114)


Street Scenes – Sheet 2 (1628 115 rev.A)


Bamford – AS (1628 150 rev.B)


Bamford – AS (1628 151 rev.B)


Bamford – OPP (1628 151-1 rev.A)


Bonvilston – AS (1628 152 rev.B)


Bonvilston – AS (1628 153 rev.B)


Bonvilston – OPP (1628 153-1 rev.A)


Broughton – OPP (1628 155 rev.B)


Broughton (1628 155-1)


Broughton – AS (1628 156 rev.B)


Broughton – OPP (1628 156-1 rev.A)


Carcroft – AS (1628 157 rev.B)


Carcroft – AS (1628 158 rev.B)


Carcroft – OPP (1628 158-1 rev.A)


Farnham – AS (1628 159 rev.B)


Farnham – OPP (1628 159-1 rev.A)


Farnham – AS (1628 160 rev.B)


Farnham – OPP (1628 160-1 rev.A)


Tenbury – AS (1628 161 rev.B)


Tenbury – OPP (1628 161-1 rev.A)


Ogmore (1628 162 rev.A)


Ogmore (1628 162-1)


Ogmore – AS (1628 163 rev.B)


Ogmore – OPP (1628 163-1 rev.A)


Wye – AS (1628 164 rev.B)


Wye – OPP (1628 164-1 rev.B)


Idris (1628 165 rev.B)


1 Bed Apartment - Floor Plans – AS (1628 166 rev.B)


1 Bed Apartment – Elevations – AS (1628 167 rev.B)


Burlington – AS (1628 168 rev. A)


Engineering drawings


Engineering Layout – 1700-001 Rev F


Refuse Vehicle Tracking – 1700-102 Rev E


Highway Construction Details 1 of 5 Rev A - 1700-105-1


Highway Construction Details 2 of 5 Rev A - 1700-105-2


Highway Construction Details 3 of 5 Rev A - 1700-105-3


Highway Construction Details 4 of 5 Rev A - 1700-105-4


Highway Construction Details 5 of 5 - 1700-105-5 


Section 38 Plan - 1700-S38


As Built Road – Survey (P2635) 


Survey Sheet 1 (2504-1)


Survey Sheet 2 (2504-2)


Survey Sheet 3 (2504-3)


Design and Access Statement by LRM Planning


Planning Statement by LRM Planning


Landscape Proposals and Tree Constraints Sheet 1 of 2 (ref. 994/PA/01F) by MD Landscape Architects


Landscape Proposals and Tree Constraints Sheet 2 of 2 (ref. 994/PA/02F) by MD Landscape Architects


Arboricultural Impact Assessment by Treescene dated 15th May 2017


Arboriculural Impact Assessement Plans x4


Tree Protection Plans x4


Tree Retention/Removal Plans x4


Preliminary Ecological Appraisal (February 2015) by Celtic Ecology 


(Bat Tree Assessment and Survey (July 2017) by TerrAqua Ecology)


Ecological Mitigation Strategy January 2016 (Updated October 2017) Issue 2 by Celtic Ecology


Ecological Design Strategy August 2017 Issue 2 by Celtic Ecology


Drainage Statement by Phoenix (Report Ref: 10157) 


Environmental Noise Survey by Hunter Acoustics (Report Ref: 17/4434/ENS_Rev2)


Letter regarding garden noise dated 13th November 2017 by Hunter Acoustics 


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.
Prior to site clearance and where approved, the  1.8m high fence shall be erected around the perimeter of the site in accordance with the approved Planning Layout and the other means of enclosure hereby approved shall be erected on site on the completion of the relevant plot.


Reason:


To safeguard local visual amenities, and to ensure compliance with  Policies SP1 (Delivering the Strategy) and MD2 (Design of New Development) of the Local Development Plan.

3.
Notwithstanding the submitted details, a schedule of materials to be used in the construction of the development including external finishes approved (including samples) shall be submitted to and approved in writing by the Local Planning Authority.  The development shall be completed in accordance with the approved details prior to their use within the development.


Reason:


To safeguard local visual amenities, as required by Policies SP1 (Delivering the Strategy) and MD2 (Design of New Development) of the Local Development Plan. 

4.
Prior to the commencement of development or any site, 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 CTMP shall include a pre development highway condition survey of the agreed length of highway and the details and timings of the submission of a post construction development highway condition survey. The development shall be carried out in accordance with the approved  Construction Traffic 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 SP1 (Delivering the Strategy), MD2 (Design of New Developments) and MD7 (Environmental Protection) of the Local Development Plan.

5.
The development shall be carried out in accordance with the recommendations of the submitted Ecological Mitigation Strategy (Celtic Ecology dated January 2016 and updated October 2017)


Reason:


To safeguard protected species, in accordance with Policies MD2 and MD9 of the Local Development Plan

6.
Notwithstanding the submitted plans, no development shall take place until details of both hard and soft landscape works have been submitted to and approved in writing by the Local Planning Authority. These details shall include:


i) A statement setting out the design objectives and how these will be delivered;


ii) earthworks showing existing and proposed finished levels or contours;


iii) means of enclosure and retaining structures;


iv) other vehicle and pedestrian access and circulation areas;


v) hard surfacing materials;


vi) minor artefacts and structures (e.g. furniture, play equipment, refuse or other storage units, signs, etc.), and


vi) water features.


Soft landscape works shall include [planting plans; written specifications (including cultivation and other operations associated with plant and grass establishment); schedules of plants noting species, plant supply sizes and proposed numbers/densities where appropriate; an implementation programme (including phasing of work where relevant)].


Reason:


To safeguard local visual amenities, and to ensure compliance with the terms of Policies SP1 (Delivering the Strategy) and MD2 (Design of New Developments) of the Local Development Plan,

7.
All planting, seeding or turfing comprised in the approved details of landscaping shall be carried out in the first planting and seeding seasons following the occupation of the buildings or the completion of the development, whichever is the sooner; and any trees or plants which within a period of 5 years from the completion of the development die, are removed or become seriously damaged or diseased shall be replaced in the next planting season with others of similar size and species.


Reason:


To ensure satisfactory maintenance of the landscaped area to ensure compliance with Policies SP1 (Delivering the Strategy) and MD2 (Design of New Developments) of the Local Development Plan.

8.
Prior to occupation a post development noise assessment shall be undertaken and submitted for approval to the Local Planning Authority.  The post development noise assessment shall take into account all of the dwellings that require mitigation as identified within the Environmental Noise Survey 4434/ENS1_Rev1 prepared by Hunter Acoustics.  Should the post development noise assessment identify noise levels that exceed 35dB in the daytime or 30dB at night, additional mitigation measures and details shall be submitted for approval.


Dwellings identified as not achieving the required standard shall not be occupied until such mitigation has been undertaken.   


Reason:


In order to ensure that future occupants of the residential development are not  affected by unacceptable levels of road noise to meet the noise impacts as set out in TAN 11 to ensure compliance  with policies MD2 and MD7 of the Local Development Plan.

9.
Foul water only shall be allowed to discharge to the public sewerage system between manhole reference number ST15704505 and ST15704403


Reason:


To prevent hydraulic overloading of the public sewerage system, pollution of the environment and to protect the health and safety of existing residents and ensure no detriment to the environment and to comply with the terms of Policy / Policies SP1 (Delivering the Strategy) and MD1 (Location of New Development) of the Local Development Plan.

10.
Prior to their installation on site, a detailed lighting plan for the development hereby approved, including the position, height and type of lighting columns, shall be submitted to and approve din wring by the local authority and the approved scheme of lighting shall be implemented and completed on site prior to the first beneficial occupation of the relevant dwellings/flats.


Reason: 


To safeguard protected species, in accordance with Policies MD2 and MD9 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.
The proposed development site is crossed by a public sewer.  No development (including the raising or lowering of ground levels) will be permitted within the safety zone which is measured either side of the centre line.  For details of the safety zone please contact Dwr Cymru Welsh Water's Network Development Consultants on 0800 9172652.

3.
The Traffic Regulation Order based upon the scheme of double yellow line shown on the Planning Layout (Drawing ref 100 Rev. E) along Cross Comm Road, at the junction with the site and Cardiff Road shall be submitted to the Local Highway Authority.


Legal Agreement.

4.
The applicant/owner shall be advised that the legal agreement in place secures the long term management of the land within the application site and mitigation land outside the application site for dormouse.  

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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