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Mr. Alan and Mrs. Michelle Bagshaw  Wooleston,, 2, Stacey Road,, Dinas Powys,, Vale of Glamorgan., CF64 4AE

Meridian Building Design, The Rise,, 41a, Highwalls Avenue,, Dinas Powys,, Vale of Glamorgan., CF64 4AQ

Land adjacent to Westra Stables, Westra, Dinas Powys
Proposed new stable block for stabling horses

SITE AND CONTEXT

The application site relates to an agricultural parcel of land located at Westra, Dinas Powys. The land was formerly part of the St Andrews Major Golf Club but has recently been separated and sold.  The entirety of the site has recently been laid with a gravel surface and the levels of the land appear to have been raised.  A close board timber fence has also been constructed along the boundary of the site with the adjoining highway.  These works have been undertaken without planning permission.   

A public right of way runs through part of the site and the site is located outside the residential settlement boundary and is therefore located in the countryside.

Part of the application site falls within the C2 Flood Zone.
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DESCRIPTION OF DEVELOPMENT

The application proposes the construction of a 1.8 metre post and rail fence with mesh, the construction of a stable building incorporating 4 no stables, a tack room and food store. The plans also show a concrete slab area for manure and a hard surfaced parking/turning area together with a grassed area for ‘turning out’and a hard surfaced access track shared with the adjoining land.

The proposed stables would measure 20 metres in length, between 4 metres in depth with a 3.5 metre ridge height. The stables would be timber constructed with roof finished in olive green profiled roofing sheets.
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Proposed Front and Rear Elevations

 The development would be located close to the boundary with the adjoining highway to the north of the site. 

A previous application to retain an increase in the levels at the site was refused and reported to committee to serve an enforcement notice. The current application looks to reduce the levels and remove the levels and amount of hardcore deposited on the site.

The plan below shows the proposed layout:
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PLANNING HISTORY

2017/00255/FUL, Address: Land adjacent to Westra Stables, Westra, Dinas Powys, Proposal: Proposed stable block for stabling horses and associated parking area, retention of boundary fencing and engineering works, Decision: Refused for the following reason :

1. The proposal represents a poorly designed and incongruous form of development that fails to respect the existing character and appearance of the immediate countryside location and will result in a significant change to the character of the area, detracting from the site's rural appearance. The proposal is therefore considered contrary to Policies MD1-Location of New Development and MD2 - Design of New Development the Vale of Glamorgan Local Development Plan 2011-2026, and the advice in the Council’s approved Supplementary Planning Guidance on Design in Landscape and national guidance contained in Planning Policy Wales (Edition 9, 2016) and Technical Advice Note 12-Design.

In addition, Planning Committee authorisation was also given to pursue Enforcement Action, for the following reason:

1. The fence, hard surfacing and raised ground levels represent a poorly designed and incongruous form of development that fails to respect the existing character and appearance of the immediate countryside location and results in a significant change to the character of the area, detracting from the site's rural appearance. The unauthorised development is therefore considered contrary to Policies MD1-Location of New Development and MD2 - Design of New Development the Vale of Glamorgan Local Development Plan 2011-2026, and the advice in the Council’s approved Supplementary Planning Guidance on Design in Landscape, as well as national guidance contained in Planning Policy Wales (Edition 9, 2016) and Technical Advice Note 12-Design.

CONSULTATIONS

Dinas Powys Community Council were consulted on 20 March 2018. To date no response has been received.


Public Rights of Way Officer were consulted on 20 March 2018. To date no response has been received.



Dinas Powys Ward Members were consulted on 20 March 2018. To date no response has been received.


REPRESENTATIONS

The neighbouring properties were consulted on 20 March 2018 and a site notice was also displayed on 29 March 2018. To date no letters of representation have been received. 

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 SP10 – Built and Natural Environment
Managing Development Policies:

Policy MD1 - Location of New Development
Policy MD2 - Design of New Development
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.  

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 12 – Design (2016)

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:

· Design in the Landscape  

· Parking Standards (Interactive Parking Standards Zones Map)  

Other relevant evidence or policy guidance:

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

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, regard should be given to whether the amended scheme overcomes the previous reasons for refusal of planning permission and the reasons for authorising enforcement action.

The main issues relate to the principle of the development, the design and impact of the development on the surrounding countryside, flooding, highway safety and neighbouring amenity.

Principle

The most relevant policies are MD1- Location of New Development and MD2-Design of New Development. Policy MD1 allows for horse related development subject to certain criteria including the requirement that it should not unacceptably affect the character and appearance of the locality.  Whilst not lying within a statutorily protected area or having any designated special landscape value, nevertheless, the application site is located in the countryside.

Design and visual impact

In terms of Design, paragraph 2.6 of TAN12 establishes that ‘Design which is inappropriate in its context, or which fails to grasp opportunities to enhance the character, quality and function of an area, should not be accepted, as these have detrimental effects on existing communities’.

Paragraph 4.6.4 of Planning Policy Wales, Edition 9 (PPW) states that ‘the countryside is a dynamic and multi-purpose resource. In line with sustainability principles, it must be conserved and, where possible, enhanced for the sake of its ecological, geological, physiographic, historical, archaeological and agricultural value and for its landscape and natural resources, balancing the need to conserve these attributes against the economic, social and recreational needs of local communities and visitors.’ 

Policy DG13 of the ‘Design in the Landscape’ SPG provides design aims for the rural settlements stating ‘ to reduce, and wherever feasible, reverse the erosion of locally distinct rural character which results in suburbanisation.’

Policy MD2 requires all development proposals to fully consider the character and context to ensure that development contributes positively to the local setting.

Paragraph 4.7.8 of Planning Policy Wales goes further in terms of development in the countryside by stating ‘All new development should respect the character of the surrounding area and should be appropriate scale and design’. 

Fence: 

The application site is located in the countryside, where boundaries are predominantly formed by vegetation and hedgerow or low post and wire/post and rail fencing which reflect the agricultural character of the setting. The planting on the highway verge appears to have re-established since the previous application and the proposed new post and rail fence is considered more appropriate for the rural character of the site (subject to a condition relating to the colour) than the timber close boarded fence on site.

Hard surfacing and raised ground levels:
The site had been covered with a membrane and recycled hardcore materials laid on top and it would appear that the level of the vast majority of the site has been raised by some 0.5 metres, which has resulted in a significant change in the character of the site. Following officer concerns and the reasons for authorising enforcement action, the plans submitted within this application show a reduction of the raised levels and the extent of the hard surfacing area which is shown to  be replaced with a grassed area for the horses to turn out in. The reduction negotiated of hard surfacing and reduced levels are considered to reduce the visual impact when viewed from outside the site to an acceptable level, which would still provide sufficient parking and manoeuvring space whilst maintaining the rural character of the area. 

A public right of way runs close to the site where there would be clear views of the site (particularly with the revised more open form of enclosure along the site frontage). The overall reduction of hard surfacing and re-introduction of soft landscaping is welcomed and would improve the sites impact on the wider area. 

Stable Building:

In terms of the proposed stables, the agent has confirmed that these would be for private use by the applicant. The proposal includes four stables, a food store, a tack room and a manure slab. The supporting documents suggest the applicants own 0.1322 ha which is land outlined in blue, this is considered sufficient to maintain the number of stables proposed.

Paragraph 5.8.1 of TAN12 states that…’The special qualities of the rural landscape and coastline of Wales should be recognised. The qualities should be enhanced through conservation of the character of the countryside and by achieving quality in new development.’
The materials and design of the proposed stables is considered acceptable and  the amended plans show a timber structure which would be in keeping with what one would expect to see in a countryside location. 

As aforementioned, the site has been levelled and site levels increased and level details have been provided showing the area of the proposed stable to be reduced by 0.5 metres from the existing raised ground levels, minimising the impact of the proposed stables and addressing one of the reasons for refusal.  The scale and finish of the stables is considered to be acceptable in terms of visual impact to the rural character of the area.

Highway safety and parking

The site benefits from an existing field access gate and a historic access off the public highway. The agent has confirmed that the stables are intended for private use only, and, as such, the level of movement to and from the site will be minimal.  The development is not, therefore, considered to result in additional parking on the adopted highway or an increase in traffic movements that would have an unacceptable impact on highway safety, contrary to LDP policy MD2. 

Impact on neighbouring amenity  

The site is located some distance from any residential properties and as already noted the stables are intended for private use and, therefore, there should be no impact on neighbouring amenities that would conflict with LDP policy MD2.

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, SP10 – Built and Natural Environment, MD1 - Location of New Development, MD2 - Design of New Development, MD7 - Environmental Protection, MD9 – Promoting Biodiversity of the Vale of Glamorgan Adopted Local Development Plan 2011-2026 and the advice and guidance set out within Planning Policy Wales Edition 9, 2016 and TAN12- Design, the proposed development is considered acceptable, subject to conditions in that it would not unacceptably impact upon the appearance and character of the site or surrounding landscape and would not unacceptably impact upon the amenity of neighbours, parking or highway safety.
It is considered that the decision complies with the Council’s well-being objectives and the sustainable development principle in accordance with the requirements of the Well-being of Future Generations (Wales) Act 2015.

RECOMMENDATION

APPROVE subject to the following condition(s):

1.
The development shall begin no later than five years from the date of this decision. 


Reason:

To comply with the requirements of Section 91 of the Town and Country Planning Act 1990.

2.
The development shall be carried out in accordance with the following approved plans: 


AMB01B Received on 15 March 2018.


AMB02C Received on 15 March 2018.


Reason:

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

3.
The mesh fencing hereby approved shall be finished in a galvanised/green finish at the time of erection and retained for as long as the development remains in existence unless otherwise agreed in writing with the Local Planning Authority.


Reason:

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

NOTE:

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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