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Cymunedau Cynaliadwy a Chryf

Canlyniadau y gweithiwn i'w cyflawni
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e Gall pobl hyn fyw bywyd da
o Pobl & mynediad i dai addas a fforddiadwy
o Pobl & mynediad a symudedd da
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Ein sir yn ffynnu
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Ein blaenoriaethau
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e Bod yn agored: anelwn fod yn agored ac onest i ddatblygu perthnasoedd
ymddiriedus

e Tegwch: anelwn ddarparu dewis teg, cyfleoedd a phrofiadau a dod yn sefydliad a
adeiladwyd ar barch un at y llall.

¢ Hyblygrwydd: anelwn fod yn hyblyg yn ein syniadau a'n gweithredoedd i ddod yn
sefydliad effeithlon ac effeithiol.

e Gwaith tim: anelwn gydweithio i rannu ein llwyddiannau a'n methiannau drwy
adeiladu ar ein cryfderau a chefnogi ein gilydd i gyflawni ein nodau.



This page is intentionally left blank



Agenda ltem 1

“ monmouthshire

W sir fynwy

SUBJECT: MONMOUTHSHIRE LOCAL DEVELOPMENT PLAN ADOPTION OF

MEETING: INDIVIDUAL CABINET MEMBER DECISION
DATE: 8 NOVEMBER 2017
DIVISION/WARDS AFFECTED: ALL

RURAL CONVERSIONS TO A RESIDENTIAL OR TOURISM USE
(POLICIES H4 & T2) SUPPLEMENTARY PLANNING GUIDANCE

11

1.2

2.1

3.1

3.2

PURPOSE:
The purpose of this report is:

To inform the Cabinet Member for Enterprise of the results of the recent consultation
exercise regarding the Draft Supplementary Planning Guidance (SPG) on Rural
Conversions to a Residential or Tourism Use (Policies H4 and T2), produced to
provide further details of policies contained within the Monmouthshire Local
Development Plan.

To seek the Cabinet Member for Enterprise’s endorsement of the SPG, with a view to
it being formally adopted as SPG in connection with the Monmouthshire LDP.

RECOMMENDATIONS:

To endorse the Draft Rural Conversions to a Residential or Tourism Use (Policies H4
and T2) SPG (subject to the recommended amendments set out in Appendix 2), with a
view to it being formally adopted as SPG in connection with the Monmouthshire LDP.

KEY ISSUES:

Background

Planning Committee endorsed the Draft Rural Conversions to a Residential or Tourism
Use (Policies H4 and T2) SPG that is the subject of this report on 4 April 2017, with a
view to issuing it for consultation purposes. Subsequently, on 26 April 2017, the
Cabinet Member for Innovation, Enterprise and Leisure took the decision to issue the
SPG for consultation.

The consultation took place for a period of 6 weeks between Thursday 1 June 2017
and Thursday 13 July 2017. A notice was placed in the Monmouthshire Free Press on
31 May 2017 and 427 individual notifications were sent out in a joint consultation with
the Sustainable Tourism Accommodation SPG to the following:

e Specific (including Town and Community Councils), General and Other
consultees, as identified in the LDP Community Involvement Scheme;

e Those considered to have an interest in the SPG topic;

e Residents who were on the LDP consultation database and had specifically
requested to be notified of the SPGs;

e Agents/developers who work in the Council area.

Copies of the draft SPG and representation forms were made available at the
Council’'s Community Hubs/libraries and on the Council’s website for the duration of
the consultation period. The consr_u{tgb’og I/as also publicised via the Twitter Account
@MCCPIlanning.



3.3

4.1

5.1

6.1

6.2

A total of 8 replies were received, one of which was a late representation. These are
summarised, together with the Council’'s response in the Report of Consultation
provided as Appendix 1. Generally, no significant objections were received and only
minor amendments to the SPG documents have been necessary. The only key
change relates to additional detail to provide clarification on the minimum size of rural
conversions for a residential use. It is recommended that the most appropriate
approach would be to utilise the guidance set out in the Department for Communities
and Local Government technical housing standards for a one bedroomed two person
property. Paragraph 3.17 of the SPG has subsequently been updated to state the
minimum size of a building suitable for rural conversion to a residential use is 50m?2.
Smaller units may be suitable for tourism purposes, but are not considered big enough
to accommodate permanent occupation. Full details are set out in the response to
representation 3.2 in Appendix 1. The amended SPG, incorporating the minor
changes arising from the consultation, is attached as Appendix 2. It is considered,
therefore, that the document can be formally adopted as SPG to support the
Monmouthshire LDP.

REASONS:

Under the Planning Act (2004) and associated Regulations, all local planning
authorities are required to produce a LDP. The Monmouthshire LDP was adopted on
27 February 2014 and decisions on planning applications are now being taken in
accordance with policies and proposals in the LDP. The Rural Conversions to a
Residential or Tourism Use SPG provides further explanation and guidance on the
way in which the Conversion/Rehabilitation of Buildings in the Open Countryside for a
Residential Use and Visitor Accommodation policies of the LDP will be implemented.

RESOURCE IMPLICATIONS:

Officer time and costs associated with the preparation of SPG documents and carrying
out the required consultation exercises. Any costs will be met from the Planning Policy
budget and carried out by existing staff.

SUSTAINABLE DEVELOPMENT AND EQUALITY IMPLICATIONS:

Under the Planning Act (2004), the LDP was required to be subject to a Sustainability
Appraisal (SA). The role of the SA was to address the extent to which the emerging
planning policies would help to achieve the wider environmental, economic and social
objectives of the LDP. The LPA also produced a Strategic Environmental Assessment
(SEA) in accordance with the European Strategic Environmental Assessment Directive
2001/42/EC; requiring the ‘environmental assessment’ of certain plans and
programmes prepared by local authorities, including LDP’s. All stages of the LDP were
subject to a SA/SEA, therefore and the findings of the SA/SEA were used to inform the
development of the LDP policies and site allocations in order to ensure that the LDP
would be promoting sustainable development. SPG is expanding and providing
guidance on these existing LDP policies, which were prepared within a framework
promoting sustainable development.

Equality

The LDP was also subjected to an Equality Challenge process and due consideration
was given to the issues raised. As with the sustainable development implications
considered above, SPG is expanding and providing guidance on these existing LDP
policies, which were prepared within this framework.
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6.3

7.1

7.2

8.1

10.

In addition, a Future Generations Evaluation is attached. This includes Equalities and
Sustainability Impact Assessments (attached as Appendix 3)

OPTIONS CONSIDERED

Having assessed the consultation responses, the following options were considered:
1) Recommend the SPG for adoption without any changes;

2) Recommend the SPG for adoption with some changes based on an assessment of
the feedback;

3) Recommend the SPG for adoption with changes to reflect every response;

4) Do not proceed with the SPG.

The SPG provides specific guidance on the interpretation/implementation of the LDP
policy framework in relation to proposals for rural conversions to a residential or
tourism use. The need for guidance was identified through colleague and applicant
feedback. Option 4 is therefore discounted. The consultation responses are
considered to raise a number of valid and constructive points, many (but not all) of
which are considered to appropriately enhance the policy interpretation and guidance.
Consequently, option 2 has been chosen.

HOW WILL SUCCESS BE MEASURED

The successful implementation of the SPG in determining proposals for rural
conversions to a residential or tourism use which will be reflected in the quality of such
conversions in accordance with the LDP policy framework. The effectiveness of the
relevant policies in relation to visitor accommodation including rural conversions will be
monitored on an annual basis in the LDP Annual Monitoring Report (AMR).

CONSULTEES

o Planning Committee: endorsed the SPG at its meeting on 3 October 2017
o Cabinet

. SLT

o Public and stakeholder consultation as set out in the report

BACKGROUND PAPERS:

o Monmouthshire Adopted LDP (February 2014)

o Conversion of Agricultural Buildings Design Guide SPG April 2015

o LDP Policy H4 (g) Conversion/Rehabilitation of Buildings in the Open
Countryside to Residential Use Assessment of Re-use for Business Purposes
SPG April 2015

AUTHOR & 9. CONTACT DETAILS:

Mark Hand

Head of Planning, Housing and Place-shaping
01633 644803.
markhand@monmouthshire.gov.uk

Sarah Jones

Principal Planning Policy Officer
01633 644828
sarahjones@monmouthshire.gov.uk
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Appendix 1 - Rural Conversions to a Residential or Tourism Use (Policies H4 and T2) SPG Consultation Responses

Representor Number Representor Object/Support/C [Comment LPA Response
omment
1.1 Mr Newman Comment There should be the presumption of refusal for conversion of any/all | Disagree. Policy T2 allows for exceptions to provide visitor
residential buildings for tourism use or occupation as holiday lets. If |accommodation. Any exceptions will do so in accordance with the criteria
they are fit for occasional use as homes they can be made fit for of Policy T2. Paragraph 4.5 of the SPG states clearly that they will be
permanent occupation. conditioned accordingly and will generally be expected to remain as
visitor accommodation in perpetuity. Paragraph 4.10 also notes that as
exceptions they would have not been considered suitable for general
residential accommodation. Small buildings considered suitable for rural
conversion to a tourism use are often better suited for such a use. The
demands for both space and use of tourism accommodation are often
distinct from those required for a day to day residence.
2.1 Aneurin Bevan Health Board Comment When providing additional housing, ABHB requests that prior Comment noted. Rural conversions will not amount to a significant
(Mrs Hannah Capel) consultation be given in respect of the health needs of the increase in housing/population. There is subsequently no need to
population in the identified areas. A large increase in incorporate anything within the SPG in relation to healthcare provision.
housing/population will have an impact on existing healthcare The health board will nevertheless be consulted on future stages in LDP
provision. This will need to be considered in the Health Board's revision in relation to any additional large housing sites.
future service planning.
3.1 Mr Brian Spencer Comment Paragraph 3.8 & 3.9: substantial rebuilding/reconstruction needs Disagree. As paragraph 3.9 notes the building should be capable of

defining. Questions whether it relates to 50% or 80% wall area or a
different figure. Suggests each Planning Officer has a different
interpretation, based on the representor's experience since the
Policy came into force in 1988.

conversion without the need for rebuilding/reconstruction works. It notes
that if a small amount of rebuilding/reconstruction is necessary it will
depend on the nature and extent of works and that any such works will
be considered on a case by case basis.
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1.2

1.3

14

Introduction: Purpose of this Supplementary Planning Guidance

This note is one of a series of Supplementary Planning Guidance (SPG) Notes that
have been prepared to provide supporting information and advice on the
implementation of the Council’s LDP policies. The Notes are intended to offer clear
guidance on the main considerations that will be taken into account by the Council
when reaching decisions on planning applications and in this case how planning policy
on the conversion/rehabilitation of buildings in the open countryside to residential use
will be implemented in practice.

The existing Conversion/Rehabilitation of Buildings in the Open Countryside to
Residential Use Assessment of Re-use for Business Purposes SPG has been
incorporated into this SPG. The April 2015 SPG has therefore been superseded. The
Conversion of Agricultural Buildings Design Guide produced in April 2015 is however
retained as a separate document and should be read alongside this SPG.

This SPG is prepared in the context of the Monmouthshire County Council Adopted
Local Development Plan (LDP), February 2014. The SPG is a material consideration
in relation to planning applications and appeals.

This SPG is intended to provide certainty and clarity for applicants, officers and
Members in the interpretation and implementation of the LDP policy framework,
specifically Policy H4, in relation to proposals for rural residential conversions. The
SPG also provides clarity on the interpretation of the part of Policy T2 (Visitor
Accommodation outside Settlements) that relates to rural conversion proposals for
visitor accommodation.

The SPG contains the following information:

e Section 2 gives an overview of the planning policy context in relation to rural
conversions.

e Section 3 provides detailed guidance on the interpretation and implementation of
Policy H4 in the assessment of proposals for residential conversions/rehabilitations
in the open countryside.

e Section 4 provides information on assessing proposals for rural visitor
accommodation conversions and the interpretation of the criteria listed in Policy T2.

e Section 5 provides information on submitting a planning application for rural
conversions, including details of the Council’s pre-planning application advice
service.

e Appendices

LDP Rural Conversion Policy Framework (Appendix A)
Contacts (Appendix B)

1
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2 Planning Policy Context

2.1

2.2

2.3

24

2.5

National Planning Policy

National planning policy contained in Planning Policy Wales (PPW) is silent on the
conversion of existing rural buildings for a residential use. The main emphasis in
national planning policy is to adopt a positive approach to the conversion of rural
buildings for business re-use (PPW Edition 9, November 2016, para 7.6.5).

Technical Advice Note 6 (TANG6) Planning for Sustainable Rural Communities (July
2010) provides guidance on the re-use or adaptation of rural buildings, noting that the
primary consideration should be whether the nature and extent of the new use
proposed for the building is acceptable in planning terms. TAN6 indicates that the
conversion of rural buildings currently in industrial or commercial use to dwellings may
have an adverse impact on the local economy (TANG6 para 3.5.1). TANG nevertheless
states that while residential conversions have a minimal impact on the rural economy,
conversions to a holiday use can contribute more and may reduce pressure to use
other houses in the area for holiday use (TAN6 para 3.6.1).

Monmouthshire Local Development Plan

The conversion/rehabilitation of buildings in the open countryside for residential use is
an exception to national policies which generally seek to strictly control residential
development in the open countryside. In accordance with PPW, the preferred use for
such buildings is for employment uses, as well as for tourism, sport and recreation
(subject to detailed planning considerations). There has, however, been considerable
demand for the rehabilitation and conversion of barns and vacant rural buildings into
residential units in Monmouthshire. Reflecting this trend, Policy H4 sets out strict
controls to be applied in the consideration of such proposals in order to ensure that the
conversion/rehabilitation of buildings does not detract from the special qualities of
Monmouthshire’s open countryside.

Strategic Policy S1 relates to the spatial distribution of new housing provision in
Monmouthshire. The main focus is within or adjoining the Main Towns of Abergavenny,
Chepstow and Monmouth. A smaller amount of new housing development is provided
in the Severnside sub-region along with lesser amounts directed to the Rural
Secondary Settlements of Usk, Raglan and Penperlleni. Some of the identified Main
Villages also provide for small scale developments of a maximum of 15 dwellings as
well as infill opportunities. A number of Minor Villages are also identified where small
scale residential development will be allowed in the circumstances set out in LDP
Policy H3. Outside the settlements listed, open countryside policies apply. In relation
to rural buildings Strategic Policy S1 states planning permission will only be allowed
for:

“Acceptable conversions of rural buildings, in the circumstances set out in

Policy H4”

Strategic Policy S1 is supported by a number of detailed development management
housing policies which provide a more detailed policy framework to support the
provision of housing. Policy H4 is included within this framework.

2
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2.6

2.7

2.8

Tourism is of importance to the economy of Monmouthshire. Strategic Policy S11
relates to the Visitor Economy and specifically seeks to enable the provision and
enhancement of sustainable tourism development in Monmouthshire. Strategic Policy
S11 is supported by a number of detailed development management tourism policies,
including Policy T2.

Policy T2 relates specifically to visitor accommodation outside settlements. Policy T2
notes that proposals for visitor accommodation outside settlements should look to the
re-use of existing buildings in order to protect the countryside from inappropriate
development. This is in line with national guidance, which recognises that the re-use
and adaptation of existing rural buildings has an important role in meeting the needs
of rural areas for tourism development. This SPG only relates to the part of Policy T2
relating to rural conversion proposals for visitor accommodation.

Proposals for rural conversions should also have regard to the Council’'s Conversion
of Agricultural Building’s Design Guide SPG, Affordable Housing SPG (for residential
conversions), Green Infrastructure SPG and the emerging Landscape SPG.

3
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Interpretation and Implementation of Policy H4 for Assessing Proposals for

Residential Conversions/Rehabilitation in the Open Countryside

3.1 The primary focus of this SPG is to provide further clarification on the criteria set out
in Policy H4 in the Local Development Plan. Policy H4 contains a total of seven criteria
that must all be given further consideration in the determination of planning
applications, for the conversion/rehabilitation of buildings for residential use in the open
countryside. It is important that any such proposals conserve the character and quality
of Monmouthshire’s countryside and natural heritage value. Such proposals will only
be permitted where they meet the criteria set out in Policy H4 and other relevant
policies of the plan, particularly those which seek to minimise any detrimental effect on
landscape value, environmental quality and amenity (including S13, LC5, EP1, MV1,
DES1 and NE1). Proposals should be sympathetic to the rural setting in terms of the
particular location, appropriate design and traffic considerations.

Policy H4 — Conversion / Rehabilitation of Buildings in the Open
Countryside for Residential Use

The conversion / rehabilitation of a building in the open countryside for
residential use will be permitted where all the following criteria are met:

a) the form, bulk and general design of the proposal, including any
extensions, respect the rural character and design of the building;

b) the proposal, including curtilage and access, is in scale and
sympathy with the surrounding landscape and does not require
the provision of unsightly infrastructure and ancillary buildings;

c) rebuilding works, necessitated by poor structural conditions and/ or
the need for new openings in walls, should not involve substantial
reconstruction, with structural surveys being required for marginal
cases;

d) the more isolated and prominent the building, the more stringent
will be the design requirements with regard to new door and window
openings, extensions, means of access, service provision and
garden curtilage, especially if located within the Wye Valley AONB;

e) buildings of modern and /or utilitarian construction and materials
such as concrete block work, portal framed buildings clad in metal
sheeting or buildings of substandard quality and / or incongruous
appearance will not be considered favourably for residential
conversion. Other buildings will be expected to have been used
for their intended purpose for a significant period of time and
particularly close scrutiny will be given to proposals relating to those
less than 10 years old, especially where there has been no change in
activity on the unit;

f) the building is capable of providing adequate living space (and
ancillary space such as garaging) within the structure. Only very
modest extensions will be allowed and normal permitted
development rights to extend further or to construct ancillary
buildings will be withdrawn; and

g) the conversion of buildings that are well suited for business use
will not be permitted unless the applicant has made every reasonable

4
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3.2

3.3

3.4

3.5

3.6

attempt to secure suitable business use and the application is
supported by a statement of the efforts that have been made.

The above criteria will be applied strictly; proposals that are deemed not to
comply with them will be judged against national policies relating to the
erection of new dwellings in the countryside or against Policy T2 relating
to the re-use and adaptation of existing buildings to provide permanent
serviced or self-catering visitor accommodation. The above criteria will
also be applied to proposals to extend buildings that have already been
converted.

The majority of rural buildings for which planning permission is sought for conversion
and re-use in Monmouthshire are farm buildings. Notwithstanding this, the following
guidance relates to the conversion of all types of rural buildings in the open
countryside. The guidance is also applicable to the rehabilitation of abandoned
dwellings i.e. former dwellings that have lost their residential use.

Many rural buildings are also important historical assets and may therefore have Listed
Building status. Listed Buildings and rural buildings located in Conservation Areas are
afforded a higher level of protection that seeks to preserve this special character. While
all rural conversions should be carefully considered, the special character of Listed
Buildings demands a higher level of control. As with all Listed Buildings, the Listed
Building Consent process extends to protecting the internal character of the building
as well as the external appearance and the wider setting. Further guidance in relation
to Listed Building rural conversions is set out in the Conversion of Agricultural Buildings
Design Guide. Pre-planning application advice is strongly advised in respect of rural
conversions relating to Listed Buildings.

Form, bulk and general design requirements (criteria a), ¢) and d) of relevance)

As a predominately rural County, farm buildings can range from a pigsty to a large corn
barn. Many of these buildings are in close proximity to the main farmhouse but can
also be in isolated locations. All rural buildings suitable for conversion must be
traditional in design and material, of good quality and have character in their
appearance. The conversion of traditional buildings can successfully secure the
retention of buildings in perpetuity in the countryside which may otherwise be lost.

Rural buildings suitable for conversion are generally made of stone, brick or are timber
framed and normally have a slate, stone or pantile roof. In accordance with criterion
a), the diversity of rural buildings should be respected by retaining individual features,
materials, architectural style and setting of the building/group of buildings. Paragraph
3.2.3 of TANG6 strengthens this approach noting that conversion proposals should
respect the landscape along with local building styles and materials.

Criterion (c) relates to the need for new openings in walls. Additional openings should
be avoided as far as possible due to the potential damaging impact on the existing
character of rural buildings. Existing openings should be retained and blocked up
openings should be reused, wherever possible. Where there is an overriding need for
new openings they must be kept to a minimum, be sympathetic in design and
proportional to the existing building. As noted in criterion d), design requirements will
be more stringent within the Wye Valley Area of Outstanding Natural Beauty and where
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3.7

3.8

3.9

3.10

3.11

3.12

3.13

3.14

rural buildings are located in more isolated or prominent areas. Further detailed design
guidance is set out in the Conversion of Agricultural Buildings Design Guide.
Permitted Development rights to modify any rural buildings that have been converted
will be withdrawn, in order to retain and protect the character of such conversions.

Structural condition (criterion c) of relevance)

Substantial rebuilding/reconstruction works to enable a rural conversion to a residential
use will not be permitted. This would be tantamount to a new build dwelling in the open
countryside, contrary to other policies set out within the LDP. This also applies to
applications to convert rural buildings where substantial reconstruction has already
taken place in association with the building’s former use.

Generally, the building should be capable for conversion without the need for
rebuilding/reconstruction works. In some instances, however, a small amount of
rebuilding/reconstruction may be necessary to facilitate a rural conversion to take
place. Approval for this will depend on the nature and extent of the works, due to the
potential impact on the existing character and structural integrity of the building. Any
such works will be considered on a case by case basis and should be detailed on the
submitted plans. Pre-planning application advice is strongly advised in such instances.

Where the structural condition of a rural building is uncertain, a structural survey from
a suitably qualified person must be submitted to demonstrate that the original building
is structurally sound, largely intact and capable of conversion for a residential use. Due
to the nature of the work involved in rural conversions, applications may be sent to
officers in the Building Control department for comment.

Once conversion work has commenced, great care must be taken to ensure that the
conversion works do not result in the collapse of the existing building’s structure, which
would result in the need for rebuilding works not permitted under the original planning
permission. A further planning application would be required for any additional works.
Substantial reconstruction, however, would be resisted as this would be tantamount to
a new build dwelling in the open countryside.

While not required in all circumstances, evidence in the form of a structural survey from
the outset of the proposal is recommended. This will provide confidence that the
building is structurally sound and to ensure the integrity of the building is not
compromised during the conversion works.

Determining the suitability of a conversion (criterion e) of relevance)

Modern and utilitarian buildings are designed to be functional and are not generally
considered to be aesthetically pleasing. These buildings are often of an industrial
character and due to their design and modern construction methods are unlikely to be
suitable for residential conversion. Modern construction methods include, but are not
limited to: steel frame construction, buildings clad in metal sheeting, corrugated sheets,
concrete blockwork and plastic. These buildings do, nevertheless, have an important
role in the economy of rural areas and may be suitable for conversion to alternative
employment uses, subject to other detailed planning considerations.

Open structures such as Dutch Barns do not lend themselves to conversion. These
are often large open structures of steel frame construction and would require a
substantial amount of new build development to enable them to accommodate a
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3.15

3.16

3.17

3.18

3.19

residential use. Buildings of substandard quality or incongruous appearance will not
be considered favourably for conversion.

For other quality buildings of a traditional character and appearance that are not
historic and have been built using modern construction methods, it is expected that
these will have been used for their intended purpose for a significant period of time.
As noted in criterion (e) proposals to convert buildings of less than 10 years old will be
given particular close scrutiny. This will assist in ensuring that buildings have not been
constructed for an agricultural or rural diversification purpose with the intention of early
conversion to an alternative use. Comprehensive evidence of the building’s use since
completion will be required in support of any application. This will be of particular
importance where there has been no change in activity on the unit. This approach is
reflected in Welsh Government Guidance set out in paragraph 3.2.1 of TANG.

The definition of modern is not limited solely to buildings less than 10 years old. The
policy states particular scrutiny will be given for buildings of less than 10 years old.
Even for buildings older than 10 years the Council would need to be satisfied that there
has not been a deliberate attempt to abuse the planning system and that the building
has legitimately been used for its original purpose.

Provision of adequate living space (criterion f) of relevance)

As outlined in criterion f) buildings proposed for rural conversion should be capable of
providing adequate living space within the existing structure (including ancillary space
such as garaging, which is discussed in paragraphs 3.18 to 3.20). Buildings that are
deemed to be too small to accommodate a permanent residential use would not be
considered appropriate for rural conversion. The conversion of an unsuitably sized
building would potentially result in additional planning applications for extensions at a
later date in order to provide more living space. This approach would be contrary to
criterion (f) of Policy H4. It is appreciated, however, that small barn conversions could
sometimes accommodate 1 or 2 people satisfactorily, and in assessing a building’s
suitability for conversion a minimum standard of 50 sg.m?* will be adopted. Conversions
of buildings below this size will not be approved. This 50 sq.m standard relates to the
internal floorspace (including storage space) and conversion of a property of this size
will only be allowed on the basis of a one bedroomed property for two people. If a case
is made for the conversion of a building of this size at the time of a planning application,
it is very unlikely extensions will be permissible in future to allow for additional people
to reside at the property.

Extensions and ancillary buildings (criterion f) of relevance)

The starting point for rural conversions should be the conversion of the existing
structure without the need for extensions. However, criterion (f) in Policy H4 does allow
for very modest extensions. Any such extensions would need to be carefully assessed
to ensure that any additions respect and harmonise with the existing building in relation
to its size, scale and form. Extensions must be unobtrusive and subservient to the
existing building in every respect. Extensions that would introduce incongruous
elements will not be permitted.

The Council will need to be satisfied at the time of the application that adequate
ancillary garaging and storage space can be achieved for the dwelling in order to avoid

! The figure is adapted from Technical housing standards — nationally described space standard (Department
for Communities and Local Government, 2015).
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3.20

3.21

3.22

3.23

3.24

3.25

3.26

pressure for further, possibly harmful, development at a future date. Vehicles should
ideally be parked within an existing enclosed area or an existing outbuilding. New build
outbuildings will not normally be acceptable except where modest in size and
sensitively located. Where new buildings are permitted in exceptional circumstances,
they should reflect their surroundings and be of traditional agricultural design, such as
open fronted byres.

The re-use of existing buildings for ancillary garaging and storage space should be
considered in the first instance, before contemplating the option of new build. Where
appropriate, the utilisation of existing smaller buildings such as pigsties, cattle pens
and small stables through conversion would be preferable to new build development.
These are often easy to convert but are limited in size so would not be suitable for
residential conversion. The criteria of H4 would nevertheless need to be met in all
circumstances.

Conservatories and sunrooms are not considered suitable for rural conversions and
will not normally be acceptable.

Permitted Development rights to extend further, modify or to construct ancillary
buildings will be withdrawn from planning permissions for all rural conversions, in order
to retain and protect the character and setting of such conversions.

Conversion of buildings well suited for business use (criterion g) of relevance)

As noted in paragraph 2.1 the Welsh Government advocate a positive approach to the
conversion of rural buildings for a business use. Criterion (g) of Policy H4 relates
specifically to the conversion of rural buildings well suited for a business use and notes
that these will not be permitted to be converted to a residential use unless the applicant
has made every reasonable attempt to secure a suitable business use. In order to
comply with criterion g) all applications for the conversion of buildings in the
countryside to a residential use must be accompanied by a statement giving reasons
why a conversion to a business use is not practicable or desirable. Paragraph 3.26
provides details on the type of information such a statement should contain.

Applications for the rehabilitation of former dwellings (i.e. abandoned dwellings that
have lost their residential use) do not require such a statement. It is accepted that such
buildings would not generally have a design and layout that is appropriate for business
use. It is also considered unreasonable to require a statement in such circumstances,
given that the buildings have previously been used as dwellings.

Additionally, while it is recognised that visitor accommodation provides some
employment opportunities and contributes to the rural economy, it is not considered a
business use in terms of criterion (g) of Policy H4. As both residential and visitor
accommodation uses relate to a C3 use?, most residential conversions have the
potential to be used as holiday accommodation. Further information in relation to
Policy H4 and the links to Policy T2 relating to visitor accommodation use are set out
in Section 4 of the SPG.

Business Use Statement Content

Some of the factors that might result in a building not being suitable for a business use
are:

2 as identified in the Town and Country Planning (Use Classes) Order 1987
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3.27

3.28

3.29

3.30

General Location - In many instances, buildings located in very remote areas will be
unsuitable for business uses. Delivery of goods may be difficult, distribution costs are
likely to be high and sufficient staff may be unobtainable.

Local road network - For road safety reasons, the intensive use of narrow, single
carriageway country lanes with few passing places is normally undesirable.

Site access - Where site access is difficult, as, for example, where visibility is
obstructed by buildings and boundary walls or hedges, its use by significant levels of
additional traffic may be hazardous.

Parking - A building suitable for a business use must have sufficient parking space
available within the existing curtilage. At the same time, the provision of such parking
should not be visually intrusive or cause harm to the rural character of the area.

External appearance - Conversions of agricultural buildings should seek to maintain
the agricultural character and appearance of the existing structure. Generally,
business conversions can often be carried out with less harm to the appearance of the
building than residential conversions. Business uses that require major alterations,
however, such as the insertion of larger windows, delivery doors, air vents and the
attachment of other external equipment are unlikely to be appropriate.

Planning history - If there is an existing planning permission that could be
implemented for the residential conversion of the same building it would be
unreasonable to require proof that the building is not suitable for a business use in any
subsequent applications for amended schemes.

If planning permission has already been granted for residential conversion within the
same group of buildings this may be sufficient reason for determining that the
remaining buildings are not suitable for business uses where this would lead to harm
to residential amenity and/or an unsatisfactory relationship between incompatible land
uses.

When a planning application for the conversion of a building in the open
countryside to residential use is submitted, a failure to provide a supporting
statement to demonstrate that the building is unsuitable for business use may
result in the application being refused.

The Marketing Exercise

Where the Local Planning Authority considers that a building is suitable for business
use, applicants will be expected to market it for sale or lease for business purposes
prior to submitting a planning application. The results of the marketing exercise should
be included in the supporting Statement. If a marketing exercise has not been carried
out the Council will request that this be done after the submission of the application,
failure to do so may result in the application being refused. If there is any doubt
regarding the suitability of the building for business use, marketing will be essential.

Where a building is considered well suited for a business use the absence of

appropriate details of the marketing undertaken may result in the application
being refused.
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3.31

3.32

3.33

3.34

3.35

The marketing period should last for a continuous period of at least 6 months from the
date of the first advert.

It is difficult to be prescriptive about the definition of the marketing exercise as each

case will be different. However, the Council will expect a marketing exercise to

comprise the equivalent of:

o A minimum of 3 adverts at 2-monthly intervals in a regional newspaper, such as
The Western Mail or The South Wales Argus;

e Active marketing through a recognised and independent commercial property
agent covering South and Mid Wales and bordering English regions;

¢ Notifying other organisations who may have an interest in promoting the site (e.g.
Monmouthshire County Council Business and Enterprise Section)

The Council will need to be satisfied that genuine attempts have been made to market

the property. The supporting statement should include evidence of:

o the extent of the marketing, including copies of all adverts (with dates), when and
for how long the advert was in the agent’s window, websites etc.;

¢ the price at which the property has been marketed (which should reasonably reflect
its value as a business premises and is appropriate to the potential business use
of the building and its location);

e written details of any enquiries received, including any firm offers (conditional or
unconditional); and

o a written statement of the commercial property agent’s view as to the commercial
viability of the site.

Other considerations in relation to Rural Conversions
Access (criteria b) and d) of relevance)

Existing accesses to rural buildings should be retained and used wherever possible. If
for any reason the existing access cannot be retained, any new access should follow
natural boundaries and be in scale and sympathy with the surrounding landscape in
accordance with criterion b) of Policy H4. Accesses must be as unobtrusive as
possible; formal drives and tarmac surfacing must be avoided. New accesses across
open fields will be strongly resisted. This is of particular relevance in relation to the
conversion of former agricultural buildings. New single access points for individual rural
conversions would also be resisted, where there is an opportunity to utilise a shared
arrangement. As noted in criterion d), design requirements for means of access will be
more stringent within the Wye Valley Area of Outstanding Natural Beauty and where
rural buildings are located in more isolated or prominent areas. Further information on
this matter is contained in the Conversion of Agricultural Buildings Design Guide.

Curtilage and infrastructure (criteria b) and d) of relevance)

As noted in criterion b) of Policy H4, the curtilage of rural conversions should be in
scale and sympathy with the surrounding landscape and should not include unsightly
infrastructure. Criterion d) adds that design requirements for garden curtilage and
service provision will be more stringent in more isolated and prominent buildings,
especially if the rural building is located within the Wye Valley Area of Outstanding
Natural Beauty.
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3.36

3.37

3.38

3.39

3.40

3.41

3.42

Rural conversions should avoid overly domesticated settings, the curtilage should
generally remain open and uncluttered. Curtilages should be kept to the minimum area
required for occupation of the premises and follow established boundary walls and
hedgerows, where appropriate. Suburban walls and fences will be resisted. In order
to retain and protect the character and setting of rural buildings, permitted development
rights will be withdrawn. Additional planning conditions relating to landscaping may
also be sought. The Conversion of Agricultural Buildings Design Guide provides
detailed information in relation to this matter.

Lighting

The use of excessive external lighting should be minimised to reduce light pollution
and over domestication. Policy EP3 should be considered in relation to the
incorporation of lighting into any rural conversion scheme. Further information on the
design of external lighting is provided in the Conversion of Agricultural Buildings
Design Guide.

Successive Applications for Rural Conversions

The criteria of Policy H4 are applicable to proposals to extend rural buildings that have
previously been converted. While Policy H4 does not exclude extensions to rural
conversions, any successive applications must be carefully considered against the
criteria. The final paragraph of Policy H4 emphasises this approach and will help
ensure there is no detrimental cumulative effect arising from subsequent applications.

Other Policies and SPG
LDP Policy S4 - Affordable Housing

Rural conversions have the opportunity to assist in meeting the affordable housing
requirements in Monmouthshire. Strategic Policy S4 requires that in the open
countryside developments involving the conversion of existing buildings or sub-division
of existing dwellings to provide 3 or more dwellings will make provision for 35% of the
total number of dwellings to be affordable. Affordable Housing contributions will be
sought for schemes below the threshold.

The Affordable Housing SPG (March 2016) must also be referred to, the SPG
recognises the provision of affordable housing on site is not always practicable in rural
conversion schemes. A more flexible approach has therefore been adopted by the
Council in such situations. A financial contribution towards affordable housing in the
local authority area is still likely to be required, the level of which will nevertheless be
carefully considered to take account of the viability and practical implications of
conversions.

LDP Policy SD3 - Flood Risk

Both residential and visitor accommodation schemes are considered to be highly
vulnerable development. Policy SD3 specifies that proposals for highly vulnerable
development will not be permitted in areas which may be liable to flooding. Specifically,
rural conversions to highly vulnerable uses in areas of Zone C2 (undefended)
floodplain will not be supported.
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3.43

3.44

3.45

3.46

Nature Conservation and Development

The impact of rural conversions on biodiversity must be considered under the
requirements of the Conservation of Habitats and Species Regulations 2010 (as
amended), the Wildlife and Countryside Act 1981 (as amended) and Environment
(Wales) Act 2016. A number of bats and nesting birds commonly make use of rural
buildings and other habitats and species can be affected in their development however,
this does not typically preclude development. Technical Advice Note 5 Nature
Conservation and Planning (2009) provides advice in relation to development affecting
both protected sites and species.

Enhancements for bats and or nesting birds are promoted by Welsh Government
Policy and we encourage the inclusion of appropriate opportunities for example
integrated bat roost provision (bat boxes) or bird boxes at the application stage.

Additional LDP Policies

Consideration will need to be given to a proposal’s compliance with other relevant LDP
policies. The list below provides details of the relevant policies rural conversions are
likely to need to address. The policies listed are not exhaustive and others may need
to be considered, dependent on the sites location.

o DESL1 — General Design Considerations

o EP1 — Amenity and Environmental Protection

o EP2 — Protection of Water Sources and the Water Environment
o EP3 - Lighting

o EP5 — Foul Sewage Disposal

o GI1 — Green Infrastructure

o LC5 - Protection an Enhancement of Landscape Character

o MV1 — Proposed Developments and Highway Considerations

o NE1 — Nature Conservation and Development.

Supplementary Planning Guidance

Rural conversion schemes should also have regard to the Council’'s Supplementary
Planning Guidance, including:

o Conversion of Agricultural Buildings Design Guide SPG (April 2015)
o Green Infrastructure SPG (April 2015)

o Affordable Housing SPG (March 2016)

o Emerging Landscape SPG
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4.1

4.2

4.3

4.4

Assessing Proposals for Rural Visitor Accommodation Conversions:

Interpretation of Criteria listed in Policy T2

The LDP recognises that the provision of visitor accommodation has an important role
to play in meeting the Council’s aspirations for Monmouthshire to realise its potential
as a high quality and competitive tourist destination. Proposals for such development
should not be at the expense of environmental considerations and Policy T2 therefore
seeks to carefully manage the development of visitor accommodation in the open
countryside. Accordingly, Policy T2 discourages new build development in the open
countryside other than where it is in the form of ancillary development to established
medium or large hotels.

Policy T2 relates to visitor accommodation outside settlements and makes reference
to Policy H4. Policy T2 states that self-catering visitor accommodation will only be
permitted outside town and village development boundaries if it consists of the re-use
and adaptation of existing buildings and the conversion of buildings for such uses
complies with the criteria set out in Policy H4 (as detailed in Section 3). All proposals
for the conversion/rehabilitation of buildings in the open countryside to visitor
accommodation must therefore be assessed against the criteria listed in Policy H4. In
addition, Policy T2 sets out the exceptional circumstances where further consideration
can be given to proposals that do not comply with the criteria of Policy H4.

LDP Strategic Policy S11 provides further emphasis on the importance of the tourism
economy to Monmouthshire and provides support for sustainable forms of tourism,
subject to detailed planning considerations. As the primary focus of this SPG relates
to rural conversions, it only relates to part of Policy T2 and does not incorporate
guidance on other forms of tourism accommodation. Draft Supplementary Planning
Guidance on Sustainable Tourism Accommodation has been prepared to provide
further information on this subject, offering detailed guidance on sustainable tourism
accommodation proposals.

The relevant part of Policy T2 in relation to visitor accommodation outside town and
village development boundaries is listed below:

“...outside town and village development boundaries, the provision of
permanent serviced or self-catering visitor accommodation will only be
permitted if it consists of the re-use and adaptation of existing buildings and
the conversion of buildings for such uses complies with the criteria set out in
Policy H4.

As an exception to the above proposals to provide visitor accommodation
may be permitted where they involve:

a) the substantial rebuild of a building within the curtilage of an existing and
occupied farm property where it assists in an agricultural diversification
scheme in accordance with Policy RE3.

b) the conversion of buildings of modern construction and materials provided
the buildings are appropriate for residential use (e.g. not modern agricultural
or factory buildings); not of substandard quality and/or incongruous
appearance; and have been used for their intended purpose for a significant
period of time. Particularly close scrutiny will be given to proposals relating
to those buildings less than 10 years old, especially where there has been no
change in activity on the unit.

c) the conversion of buildings that are too small or are inappropriately located
to provide appropriate standards of space and amenity for conversions to
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4.5

4.6

4.7

4.8

4.9

permanent residential accommodation but are suitable for tourist
accommodation

Where conversions to tourist accommodation are allowed in the exceptional
circumstances set out in criteria a) to c) above then the occupancy of the
building will be restricted in perpetuity to short stay tourist
accommodation...”

As noted in paragraph 3.25, in most instances a self-catering visitor accommodation
use would be acceptable in rural conversions that are suitable for a residential use.
However, rural conversions that have been allowed for visitor accommodation as
exceptions to Policy H4 in accordance with the criteria below and conditioned
accordingly would generally be expected to remain as such in perpetuity.

Policy T2 — criterion a)

The first exception relates to substantial rebuild for visitor accommodation where it
assists in an agricultural diversification scheme in accordance with Policy RE3.
Substantial reconstruction of an existing building would not normally be acceptable
under criterion c) of Policy H4. Criterion d) of Policy RE3 however allows for proposals
for visitor accommodation to involve reconstruction, noting that new build will only be
permitted where it consists of the substantial rebuild of a building within the curtilage®
of an existing and occupied farm property. Any rebuilding work must respect or be in
sympathy with the local and traditional characteristics of the building. The other criteria
in Policy RE3 must be addressed where appropriate in order for visitor accommodation
proposals to be considered as an exceptional circumstance.

Policy T2 — criterion b)

Criterion b) of Policy T2 sets out circumstances where further consideration can be
given to proposals for the use of modern buildings as visitor accommodation. Some
modern construction methods such as concrete block and/or rendered buildings may
provide opportunities for visitor accommodation as an exception given by Policy T2,
even though they would be considered contrary to Policy H4. Criterion b) however
stipulates that buildings that are not appropriate for a residential use, i.e. modern
agricultural and factory buildings, would be considered inappropriate for visitor
accommodation. Rural buildings of steel frame construction and those clad in metal
sheeting or corrugated sheets would also not be appropriate for a tourism use.

As noted in paragraph 3.15 in relation to criterion (e) of Policy H4 it is expected that
these buildings will have been used for their intended purpose for a significant period
of time. Proposals to convert buildings of less than 10 years old to visitor
accommodation will be given particular close scrutiny and consistent with Policy H4,
the definition of modern is not limited solely to buildings less than 10 years old. The
Council need to be satisfied at the time of the application for conversion to visitor
accommodation that adequate ancillary garaging and storage space can be achieved
for the existing dwelling, to avoid pressure for further, possibly harmful, development
at a future date. Any future applications for garaging will be resisted.

Policy T2 — criterion c)

It is acceptable for visitor accommodation to have a smaller floor area than is usually
considered appropriate for a permanent residential use, as reflected in criterion c).

3 The curtilage would typically relate to the farmhouse, farmyard and any immediately surrounding buildings.
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4.10

411

Rural conversions can offer scope for a tourism use where they would normally be
resisted for a residential use due to limited space and amenity, as they are intended to
be used on a short term basis only. The conversion of an unsuitably small sized
building to a permanent residential use would potentially result in additional planning
applications for extensions at a later date in order to provide more living space. This
approach would be contrary to criterion (f) of Policy H4. Paragraphs 3.18 —3.21 provide
further information in relation to extensions and ancillary buildings. Criterion c¢) also
relates to buildings that are inappropriately located, for instance that are deemed
unsuitable for a permanent residential use in terms of privacy and amenity in relation
to an existing dwelling. These may also be considered to be suitable for visitor
accommodation as an exception given by Policy T2.

In instances where rural conversions to visitor accommodation are allowed in the
exceptional circumstances noted above, appropriate planning conditions will be
applied to restrict the use of buildings to short stay visitor accommodation in perpetuity.
These conditions are required to ensure that rural conversions are occupied solely for
holiday accommodation purposes. As exceptions they would have not been
considered suitable for general residential accommodation. The Council will maintain
a database of all visitor accommodation permissions and will regularly monitor such
permissions to ensure that these conditions are complied with.

Other LDP Policies

Consideration will need to be given to a proposal’s compliance with other relevant LDP
policies and SPG, as set out in paragraph 3.45 and 3.46.
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5 Submitting a Planning Application

5.1 Applicants and/or agents are advised to discuss with Development Management
Officers whether their proposals for the conversion of rural buildings/applications
relating to existing rural conversions are likely to be acceptable. These discussions
can also include the likelihood of the building being suitable for business purposes, the
content of any necessary statement and the resulting requirement for marketing prior
to the submission of a planning application. Please note this is by means of a formal
pre-planning application service which is available at a modest cost (dependent on the
level of service required). Certain exemptions apply. Full details can be found on the
Council’s website at the following link:http://www.monmouthshire.gov.uk/planning/pre-
application-advice-service. However, the views given at the pre-planning stage are
given at an officer level only and do not prejudice the decision of the Council if a formal
planning application is received.

5.2 Guidance is available on the Council’'s website relating to the information required to
accompany a planning application. Applications for Rural Conversions must be
submitted in Full rather than in Outline, as they relate to a change of use and full details
are required to provide sufficient information to enable the Council to assess the
proposal.

5.3 Ecological surveys are likely to be required to support applications and may be
seasonally restricted, depending on the ecology at the site. A Bats in Buildings Building
Information Record is essential for all rural conversion applications. Information in
relation to this and other ecology and landscape matters is available on the Council’s
website in the following location: http://www.monmouthshire.gov.uk/home/for-
businesses/ecology-and-landscape. Pre-planning advice is however recommended in
order to provide guidance in relation to such matters.

5.4 Building regulations approval will be required for rural conversions. Further information
can be found on the Council’s website: http://www.monmouthshire.gov.uk/building-
control. Building Control Officers can also be included in pre-planning advice when
requested.
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Appendix A

Local Development Plan Rural Conversion
Policy Framework




Policy S1 — The Spatial Distribution of New Housing Provision

The main focus for new housing development is within or adjoining the Main Towns
of:
e Abergavenny, Chepstow and Monmouth.

The Severnside sub-region consists of the settlements of Caerwent, Caldicot, Magor,
Portskewett, Rogiet, Sudbrook and Undy. A smaller amount of new housing
development is provided in the Severnside sub-region, particularly at Magor/Undy,
Caldicot/Portskewett and Sudbrook.

The Rural Secondary Settlements are Usk, Raglan, Penperlleni and Llanfoist. A small
amount of new housing development is directed to the Rural Secondary Settlements
of Usk, Raglan and Penperlleni.

Some sites are allocated for small scale residential development (up to a maximum of
15 dwellings) in identified Main Villages with the primary aim of providing affordable
housing to meet local needs. The identified Main Villages are:

Cross Ash Llanishen

Devauden Llanvair Kilgeddin
Dingestow Mathern

Grosmont Penallt

Little Mill Pwllmeyric

Llanddewi Rhydderch Shirenewton /Mynyddbach
Llandogo St Arvans

Llanellen Trellech

Llangybi Werngifford /Pandy

Development Boundaries are drawn around the Main Towns, Severnside settlements,
Rural Secondary Settlements and Main Villages listed above. Outside these
development boundaries planning permission for new residential development will not
be allowed in any other settlements except in or adjoining identified Minor Villages
where small scale residential development will be allowed in the circumstances set out
in Policy H3. The identified Minor Villages are:

Bettws Newydd Llanover
Broadstone/Catbrook Llansoy
Brynygwenin Llantilio Crossenny
Coed-y-Paen Llantrisant
Crick Llanvair Discoed
Cuckoo’s Row Llanvapley
Great Oak Mitchel Troy
Gwehelog Penpergwm
Llanarth The Narth
Llandegveth The Bryn
Llandenny Tintern

Llangwm Tredunnock

Outside the settlements listed above open countryside policies will apply where
planning permission will only be allowed for the following types of new residential
development:

Acceptable conversions of rural buildings, in the circumstances set out in

Policy H4.

Sub-divisions of existing dwel:rvy=, zudject to detailed planning criteria.
Dwellings necessary for agricultural, forestry or other appropriate rural
enterprises, in accordance with TANG.




Policy S4 — Affordable Housing Provision

Provision will be made for around 960 affordable homes in the Local Development Plan
Period 2011-2021. To meet this target it will be expected that:

e In Main Towns and Rural Secondary Settlements as identified in Policy S1
development sites with a capacity for 5 or more dwellings will make provision
(subject to appropriate viability assessment) for 35% of the total number of
dwellings on the site to be affordable.

In the Severnside settlements identified in Policy S1 development sites with a
capacity for 5 or more dwellings will make provision (subject to appropriate
viability assessment) for 25% of the total number of dwellings on the site to be
affordable.

In the Main Villages identified in Policy S1:

o Development sites with a capacity for 3 or more dwellings will make
provision for at least 60% of the total number of dwellings on the site to be
affordable.

In the Minor Villages identified in Policy S1 where there is compliance with Policy
H3:

o Development sites with a capacity for 4 dwellings will make provision for 3
dwellings to be affordable.

o Development sites with a capacity for 3 dwellings will make provision for 2
dwellings to be affordable.

In the open countryside developments involving the conversion of existing
buildings or sub-division of existing dwellings to provide 3 or more additional
dwellings will make provision (subject to appropriate viability assessment) for 35%
of the total number of dwellings to be affordable.

Development sites with a capacity below the thresholds set out above will make a
financial contribution towards the provision of affordable housing in the local
planning authority area.

Other than in Main Villages, in determining how many affordable houses should be
provided on a development site, the figure resulting from applying the proportion
required to the total number of dwellings will be rounded to the nearest whole number
(where half rounds up).

The capacity of a development site will be based on an assumed achievable density
of 30 dwellings per hectare.

Strategic Tourism Policy

Policy S11 - Visitor Economy

Development proposals that provide and /or enhance sustainable forms of tourism will
be permitted subject to detailed planning considerations.

Development proposals that would have an unacceptable adverse impact on features
and areas of tourism interest and their settings, or that would result in the unjustified
loss of tourism facilities will not be permitted.




Development Management Rural Conversion Policies

a)

b)

c)

d)

f)

g)

Policy H4 — Conversion / Rehabilitation of Buildings in the Open Countryside for
Residential Use

The conversion / rehabilitation of a building in the open countryside for residential
use will be permitted where all the following criteria are met:

the form, bulk and general design of the proposal, including any
extensions, respect the rural character and design of the building;

the proposal, including curtilage and access, is in scale and sympathy
with the surrounding landscape and does not require the provision of
unsightly infrastructure and ancillary buildings;

rebuilding works, necessitated by poor structural conditions and/ or the
need for new openings in walls, should not involve substantial
reconstruction, with structural surveys being required for marginal cases;
the more isolated and prominent the building, the more stringent will be
the design requirements with regard to new door and window openings,
extensions, means of access, service provision and garden curtilage,
especially if located within the Wye Valley AONB;

buildings of modern and /or utilitarian construction and materials such as
concrete block work, portal framed buildings clad in metal sheeting or
buildings of substandard quality and / or incongruous appearance will not
be considered favourably for residential conversion. Other buildings will
be expected to have been used for their intended purpose for a significant
period of time and particularly close scrutiny will be given to proposals
relating to those less than 10 years old, especially where there has been
no change in activity on the unit;

the building is capable of providing adequate living space (and ancillary
space such as garaging) within the structure. Only very modest
extensions will be allowed and normal permitted development rights to
extend further or to construct ancillary buildings will be withdrawn; and
the conversion of buildings that are well suited for business use will not
be permitted unless the applicant has made every reasonable attempt to
secure suitable business use and the application is supported by a
statement of the efforts that have been made.

The above criteria will be applied strictly; proposals that are deemed not to comply
with them will be judged against national policies relating to the erection of new
dwellings in the countryside or against Policy T2 relating to the re-use and
adaptation of existing buildings to provide permanent serviced or self-catering
visitor accommodation. The above criteria will also be applied to proposals to
extend buildings that have already been converted.
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Policy RE3 — Agricultural Diversification

Development proposals which make a positive contribution to agriculture or its
diversification will be permitted where the new use or building meets the following
criteria:

a) the proposed non-agricultural development is run in conjunction with, and is
complementary to, the agricultural activities of the enterprise;
b) the proposal is supported by an appropriate business case which

demonstrates the link to existing business activity and the benefits of the
scheme in terms of sustaining employment / the rural economy;

c) in relation to new build, the applicant must demonstrate that there are no
existing buildings suitable for conversion / re-use in preference to new build;
d) with regard to diversification proposals for visitor accommodation, new build

will only be permitted where it consists of the substantial rebuild of a building
within the curtilage of an existing and occupied farm property, as specified

in Policy T2;

e) where rebuild is permitted under criteria ¢) and d) any rebuilding work should
respect or be in sympathy with the local and traditional characteristics of the
building;

f) proposals for new built development meet the detailed criteria set out in
Policy LC1;

g) proposals for renewable energy schemes meet the criteria set out in Policy
SD1.

Policy T2 — Visitor Accommodation outside Settlements

New build serviced or self-catering visitor accommodation will be allowed outside town
and village development boundaries as ancillary development to established medium or
large hotels.

Otherwise, outside town and village development boundaries, the provision of
permanent serviced or self-catering visitor accommodation will only be permitted if it
consists of the re-use and adaptation of existing buildings and the conversion of
buildings for such uses complies with the criteria set out in Policy H4.

As an exception to the above proposals to provide visitor accommodation may be
permitted where they involve:

a) the substantial rebuild of a building within the curtilage of an existing and
occupied farm property where it assists in an agricultural diversification
scheme in accordance with Policy RE3.

b) the conversion of buildings of modern construction and materials provided
the buildings are appropriate for residential use (e.g. not modern agricultural
or factory buildings); not of substandard quality and /or incongruous
appearance; and have been used for their intended purpose for a significant
period of time. Particularly close scrutiny will be given to proposals relating
to those buildings less than 10 years old, especially where there has been no
change in activity on the unit.

C) the conversion of buildings that are too small or are inappropriately located
to provide appropriate standards of space and amenity for conversions to
permanent residential accommodation but are suitable for tourist
accommodation.

Where conversions to tourism accommodation are allowed in the exceptional
circumstances set out in criteria a) to c¢) above then the occupancy of the building will
be restricted in perpetuity to short stay tourist accommodation.

All proposals will be considered against other&lan policies and should integrate with
their surroundings, in terms of design &Igﬁ) Qnd how the proposal will function.
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Contacts




If you would like further advice on the pre-planning application service or planning
application forms/guidance, please contact the Development Management Section
using one of the methods below:

Development Management
Monmouthshire County Council
County Hall

The Rhadyr

Usk

NP15 1GA

Tel: 01633 644880
Email: planning@monmouthshire.gov.uk

If you would like further guidance on the policies contained in the Local Development
Plan please contact the Council’s Planning Policy Section:

Planning Policy
Monmouthshire County Council
County Hall

The Rhadyr

Usk

NP15 1GA

Tel: 01633 644429
Email: planningpolicy@monmouthshire.gov.uk
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Name of the Officer completing the evaluation
Mark Hand

Please give a brief description of the aims of the proposal

The Local Development Plan (LDP), adopted on 27 February 2014, sets
out the Council’s vision and objectives for the development and use of land
in Monmouthshire, together with the policies and proposals to implement
them over the ten year period to 2021. Supplementary Planning Guidance
(SPG) sets out detailed guidance on the way in which the policies of the
LDP will be interpreted and implemented. The Draft Rural Conversions to
a Residential or Tourism Use SPG provides certainty and clarity on the
interpretation and implementation of the existing LDP policy framework in
relation to proposals for both rural residential conversions and rural visitor
accommodation conversions.
Date Future Generations Evaluation form completed

Phone no: 01633 644803
E-mail: markhand@monmouthshire.gov.uk

d\lame of Service
D

ﬁRV\ [

gPIanning (Planning Policy) 06/10/2017

o
w
1. Does your proposal deliver any of the well-being goals below? Please explain the impact (positive and negative) you expect, together

with suggestions of how to mitigate negative impacts or better contribute to the goal.

Well Being Goal

How does the proposal contribute to this
goal? (positive and negative)

What actions have been/will be taken to mitigate
any negative impacts or better contribute to
positive impacts?

A prosperous Wales

Efficient use of resources, skilled,
educated people, generates wealth,
provides jobs

Positive: The Draft SPG seeks to support
appropriate rural residential conversions in the
open countryside where they accord with the LDP
policy framework, specifically Policy H4. New
residential development is usually strictly
controlled, rural conversions will increase the local
housing stock for communities and residents. The
SPG also seeks to support appropriate rural
conversions to visitor accommodation where they

Better contribute to positive impacts:

Ensure that the relevant LDP policies, as set out
in the SPG, are accurately interpreted and
implemented, and that their effectiveness is
monitored on an annual basis.




Well Being Goal

How does the proposal contribute to this
goal? (positive and negative)

What actions have been/will be taken to mitigate
any negative impacts or better contribute to
positive impacts?

will accord with the LDP policy framework
specifically part of T2. These will assist in
supporting the County’s visitor economy -
essential to the well-being and enjoyment of local
communities and residents.

Negative: None.

e O "\RV\ 1
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A resilient Wales

Maintain and enhance biodiversity and
ecosystems that support resilience and
can adapt to change (e.g. climate change)

Positive: Potential for proposals to conserve the
character and quality of Monmouthshire’s
countryside. Potential to also protect and enhance
landscape, environmental quality etc. in
accordance with LDP policy framework.

Negative: Rural conversions may be located in
rural areas where there is limited public transport
and likely to be reliant on the use of the private car.
The car usage likely to result from rural
conversions is considered to be justified because
of the retention of existing buildings in the
countryside preserves its character while at the
same time making a contribution to meeting
housing needs. While the same applies to visitor
accommodation proposals, these conversions
assist in supporting the visitor economy thus
providing economic benefits.

Also there is potential for some negative landscape
impact, however, given that rural conversion
proposals must ensure that conversions do not
detract from the special qualities of
Monmouthshire’s open countryside, the scope for
this is limited. By definition, the building already
exists.

Mitigate Negative Impacts:

It will be ensured that biodiversity, landscape
interests etc. are appropriately considered in
assessing any planning application and that good
standards of design, landscaping etc. are achieved.




Well Being Goal

How does the proposal contribute to this
goal? (positive and negative)

What actions have been/will be taken to mitigate
any negative impacts or better contribute to
positive impacts?

A healthier Wales

People’s physical and mental wellbeing is
maximized and health impacts are
understood

Positive: The provision of appropriate rural
housing conversions can assist in promoting good
health, independence and well-being by opening
up opportunities for housing in rural areas where it
is otherwise restricted. Appropriate rural
conversions for visitor accommodation also assists
by providing tourism opportunities in attractive
environments.

Negative: None.

Better contribute to positive impacts: Ensure that
the relevant LDP policies, as set out in the SPG, are
accurately interpreted and implemented, and that
their effectiveness is monitored on an annual basis.

o "\RV\ 1
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A Wales of cohesive communities
Communities are attractive, viable, safe
and well connected

Positive: The provision of appropriate rural
housing  conversions contributes to the
sustainability and cohesiveness of rural areas by
opening up opportunities for housing in rural areas
where it is otherwise restricted, providing
opportunities to support the local economy.
Conversions to visitor accommodation also assist
in supporting the County’s tourist economy —
essential to the well-being and enjoyment of local
communities and residents.

Negative: None.

Better contribute to positive impacts: Ensure
that the relevant LDP policies, as set out in the
SPG, are accurately interpreted and implemented,
and that their effectiveness is monitored on an
annual basis.

A globally responsible Wales

Taking account of impact on global well-
being when considering local social,
economic and environmental wellbeing

Positive: The Draft SPG supports the
implementation of housing and tourism related
policies of the LDP, which have been subject to a
Sustainability Appraisal and Strategic
Environmental Assessment (SA/SEA) to ensure
that social, economic and environmental objectives
are met, thereby contributing to sustainable
development and global well-being.

Negative: None.

Better contribute to positive impacts:
Ensure that any LDP review/revision is subject to
appropriate SA/SEA testing.

A Wales of vibrant culture and thriving
Welsh language

Positive: The Draft SPG has a positive general
impact on culture, heritage and language, there is
potential for proposals to conserve the character

Better contribute to positive impacts: Ensure that
the relevant LDP policies, as set out in the SPG, are




Well Being Goal

How does the proposal contribute to this
goal? (positive and negative)

What actions have been/will be taken to mitigate
any negative impacts or better contribute to
positive impacts?

Culture, heritage and Welsh language are
promoted and protected. People are
encouraged to do sport, art and recreation

and quality of Monmouthshire’s countryside and
natural heritage value. Supporting visitor
accommaodation proposals assists in supporting the
visitor economy including the County’s historic
town centres and heritage/cultural assets.

Negative: None.

accurately interpreted and implemented, and that
their effectiveness is monitored on an annual basis.

A more equal Wales
People can fulfil their potential no matter
what their background or circumstances

faVal "\RV\ 1
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Positive: The Draft SPG should bring positive
benefits to Monmouthshire’s residents by opening
up opportunities for appropriate residential
conversions where they comply with the LDP policy
framework, offering housing in rural areas where it
is otherwise restricted. Provision of additional
visitor accommodation will assist in supporting the
visitor economy. Housing and Tourism policies as
with all LDP policies, have been subject to a
Sustainability Appraisal that measures their
performance against sustainability objectives,
including equality measures.

Negative: None.

Better contribute to positive impacts: Ensure that
the relevant LDP policies, as set out in the SPG, are
accurately interpreted and implemented, and that
their effectiveness is monitored on an annual basis.




2. How has your proposal embedded and prioritised the sustainable governance principles in its development?

Sustainable Development
Principle

How does your proposal demonstrate you have met
this principle?

What has been done to better to meet this principle?

1 O "\RV\ [
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Balancing
& short term

need with

long term and
LSS planning for

gthe future

D
i
~N

The LDP covers the period 2011-21. The Draft SPG
supports the implementation of the LDP. By its nature,
therefore, it cannot look beyond this period but the SA/SEA
of the LDP would have ensured consideration of the impact
on future generations.

The LDP housing policy framework seeks to balance the
short term need for housing development and viability issues
with the longer term need to create balanced and sustainable
communities. The provision of appropriate rural residential
conversions in the open countryside, where new residential
development is usually strictly controlled, increases
opportunities within the local housing stock for local
communities and residents.

The LDP tourism policy framework seeks to support and
enable sustainable forms of tourism development while at
the same time ensuring that the natural and built
environment, key drivers of the visitor economy, are
preserved and enhanced for future generations.

Ensure that the relevant LDP policies, as set out in the
SPG, are accurately interpreted and implemented, and that
their effectiveness is monitored on an annual basis.

The LDP and its policies have been subject to SA/SEA. Any
LDP review/revision will be subject to SA/SEA.

LDP AMRs will provide both an annual evaluation of plan
performance, including housing and tourism policies, and
year by year comparison from which emerging long term
trends may be identified and reported on. This will inform
the evidence base for LDP review/revision.




Sustainable Development
Principle

How does your proposal demonstrate you have met
this principle?

What has been done to better to meet this principle?

Working

other
partners to
deliver

Collaboration
objectives

together with

The Draft SPG has been produced in liaison with the
Council’'s Development Management Officers following
discussions regarding planning applications for rural
conversions. It will be subject to further internal consultation
(including with Development Management, Heritage and
Green |Infrastructure officers) and external consultation.
Public consultation was targeted to those who were
considered to have a specific interest in the topic but also
included all town and community councils and notices in the
press. The consultation was also publicised via our Twitter
account @MCCPlanning.

The Draft SPG supports both LDP housing and tourism
policies. The LDP was subject to extensive community and
stakeholder engagement and consultation throughout the
plan preparation process. This provided those interested
parties with the opportunity to make representations on the
policy framework to the Council and to an independent
inspector who examined the LDP.

LDP AMRs will provide both an annual evaluation of plan
performance, including housing and tourism policies, and
year by year comparison from which emerging long term
trends may be identified and reported on. This will inform
the evidence base for LDP review/revision. Any
review/revision of the LDP will be taken forward through
extensive community and stakeholder engagement,
expanding on the methods used previously.

O
D
D
D
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Involving
those with an
interest and
seeking their
LY views

The Draft SPG has been produced in liaison with the
Council’'s Development Management Officers following
discussions regarding planning applications for rural
conversions. It will be subject to further internal consultation
(including with Development Management, Heritage and
Green |Infrastructure officers) and external consultation.
Public consultation was targeted to those who were
considered to have a specific interest in the topic but also
included all town and community councils and notices in the
press. The consultation was also publicised via our Twitter
account @MCCPlanning.

The Draft SPG supports both LDP housing and tourism
policies. The LDP was subject to extensive community and
stakeholder engagement and consultation throughout the
plan preparation process. This provided those interested
parties with the opportunity to make representations on the
policy framework to the Council and to an independent
inspector who examined the LDP.

LDP AMRs will provide both an annual evaluation of plan
performance, including housing and tourism policies, and
year by year comparison from which emerging long term
trends may be identified and reported on. This will inform
the evidence base for LDP review/revision. Any
review/revision of the LDP will be taken forward through
extensive stakeholder engagement, expanding on the
methods used previously.




Sustainable Development
Principle

How does your proposal demonstrate you have met
this principle?

What has been done to better to meet this principle?

Putting
@ resources
into
preventing
L= problems

occurring or getting worse

The requirement for this Draft SPG has arisen from some
concern over the interpretation of Policies relating to rural
conversions for both residential and visitor accommodation.
This includes the extent to which the LDP policy framework
is supportive of the conversion of particular types of buildings
for the different uses. The Council seeks to support and
adopt a positive approach to appropriate rural conversions
where they accord with the LDP policy framework,
specifically H4 and T2, particularly where they seek to
minimise any detrimental effect on landscape value,
environmental quality and amenity.

The Draft SPG therefore provides certainty and clarity for
applicants, officers and Members in the interpretation and
implementation of the existing LDP policy framework,
specifically Policy H4, in relation to proposals for rural

The future adoption and implementation of this Draft SPG
will support appropriate rural residential conversions in the
open countryside where they accord with the LDP policy
framework, specifically Policy H4. New residential
development is usually strictly controlled, rural conversions
will increase the local housing stock for communities and
residents. The SPG also supports appropriate conversions
to visitor accommodation where they accord with the LDP
policy framework set out in Policy T2. These will assist in
supporting the County’s visitor economy — essential to the
well-being and enjoyment of local communities and
residents.

economy and
LIEEEELE  environment
and trying to benefit all three

The Draft SPG supports the implementation of the LDP
which has been subject to a SA/SEA that balances the
impacts on social, economic and environmental factors.

§o) residential conversions. The SPG also provides clarity on the
ég interpretation of the part of Policy T2 that relates to rural
D conversion proposals for visitor accommodation.
ES The AMRs will examine the impacts of the LDP over the
longer term and evidence the emergence of any trends at
Positively different  spatial _ scales. _ Delivering_ sustainabl_e
impacting on development (social, economic gnd_ er_1vwonmgntal)_ is
people, central to the LDP. Continue to monitor indicators, including

housing and tourism policy indicators and targets, to inform
future AMRs.

Any review/revision of the LDP will be subject to a SA/SEA
that balances the impacts on social, economic and
environment factors.




3. Are your proposals going to affect any people or groups of people with protected characteristics? Please explain the impact, the

evidence you have used and any action you are taking below.

Describe any positive impacts your

Describe any negative impacts

What has been/will be done to

Protected proposal has on the protected your proposal has on the mitigate any negative impacts or
Characteristics characteristic protected characteristic better contribute to positive
impacts?
Age None None N/A
Disability None None N/A
Gender None None N/A
reassignment
Marriage or civil None None N/A
partnership
!
DRace None None N/A
«(2
pReligion or Belief None None N/A
(D)
Sex None None N/A
Sexual Orientation None None N/A
Welsh Language None None N/A

4. Council has agreed the need to consider the impact its decisions has on important responsibilities of Corporate Parenting and
safeguarding. Are your proposals going to affect either of these responsibilities? For more information please see the guidance
note http://hub/corporatedocs/Democratic%20Services/Equality%20impact%20assessment%20and%20safequarding.docx and for more

on Monmouthshire’s Corporate Parenting Strategy see http://hub/corporatedocs/SitePages/Corporate%20Parenting%20Strategy.aspx

Describe any positive impacts your
proposal has on safeguarding and
corporate parenting

Describe any negative impacts
your proposal has on safeguarding
and corporate parenting

What will you do/ have you done
to mitigate any negative impacts
or better contribute to positive
impacts?



http://hub/corporatedocs/Democratic%20Services/Equality%20impact%20assessment%20and%20safeguarding.docx
http://hub/corporatedocs/SitePages/Corporate%20Parenting%20Strategy.aspx

Safeguarding None None N/A

Corporate Parenting | None None N/A

5. What evidence and data has informed the development of your proposal?

e Monmouthshire Local Development Plan (2011-2021).
e« Monmouthshire Planning Appeal Decisions (2014 — 2017)

6. SUMMARY: As aresult of completing this form, what are the main positive and negative impacts of your proposal, how have
they informed/changed the development of the proposal so far and what will you be doing in future?

g
@
(DPositive: The Draft SPG seeks to support rural residential conversions and visitor accommodation conversions in the open countryside, subject to
i_Iicompliance with the LDP policy framework, specifically policies H4 and T2, providing this is not at the expense of the County’s natural and built environment.

This will assist in supporting the local housing stock in rural areas providing positive impacts on the local economy and also supporting the County’s visitor
economy through additional visitor accommodation offer. The positive impacts on the local economy and wider visitor economy are both essential to the
well-being of local communities and residents throughout Monmouthshire. A positive approach to tourism accommodation is vital if Monmouthshire is to
fully realise its potential as a high quality and competitive visitor destination.

Future: Ensure that LDP housing and tourism policies are accurately interpreted and implemented fully through use of this Draft SPG, measuring the
effectiveness of the relevant policies on an annual basis in the LDP AMR.

Negative: Potential for some negative sustainability impacts in remote countryside locations for example landscape impacts and increased car use.
However, as proposals for rural conversions will be assessed against the strict criteria set out in policies H4 and T2, the scope for such negative impacts
is limited and will be carefully considered against the LDP policy framework.

Future: LDP AMRs will provide both an annual evaluation of plan performance, including housing and tourism policy, and year by year comparison from
which emerging long term trends may be identified and reported on. This will inform the evidence base for LDP review/revision.




7. Actions. As a result of completing this form are there any further actions you will be undertaking? Please detail them below, if

applicable.

What are you going to do

When are you going to do it?

Who is responsible

Progress

Seek Individual Cabinet Member
endorsement of the SPG with a
view to it being formally adopted
as SPG in connection with the
Monmouthshire LDP.

Adopt the SPG following
endorsement by Individual Cabinet
Member for Enterprise.

Head of Planning, Housing &
Place-shaping

B

o)
Q

o

Monitoring: The impacts of this proposal will need to be monitored and reviewed. Please specify the date at which you will
evaluate the impact, and where you will report the results of the review.

-

Nlhe impacts of this proposal will be evaluated on:

Impacts will be evaluated on a regular basis in the required LDP Annual
Monitoring Report. The next AMR will be reported for political decision
prior to submitting to the Welsh Government by 31 October 2017 and will
be publicly available on the MCC website.
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SUBJECT: MONMOUTHSHIRE LOCAL DEVELOPMENT PLAN

MEETING: INDIVIDUAL CABINET MEMBER DECISION
DATE: 8 NOVEMBER 2017
DIVISION/WARDS AFFECTED: ALL

ADOPTION OF SUSTAINABLE TOURISM ACCOMMODATION
SUPPLEMENTARY PLANNING GUIDANCE
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1.2

3.1

3.2

3.3

PURPOSE:
The purpose of this report is:

To inform the Cabinet Member for Enterprise of the results of the recent consultation
exercise regarding the Draft Sustainable Tourism Accommodation Supplementary
Planning Guidance (SPG) produced to provide further details of policies contained
within the Monmouthshire Local Development Plan.

To seek the Cabinet Member’s endorsement of the SPG, with a view to it being
formally adopted as SPG in connection with the Monmouthshire LDP.

RECOMMENDATIONS:

To endorse the Draft Sustainable Tourism Accommodation SPG (subject to the
recommended amendments set out in Appendix 1), with a view to it being formally
adopted as SPG in connection with the Monmouthshire LDP.

KEY ISSUES:

Background

Economy and Development Select Committee were informed of the preparation of
Draft Supplementary Planning Guidance (SPG) on Sustainable Tourism
Accommodation to provide clarification on the interpretation of the policies of the
Monmouthshire Local Development Plan (LDP) on 9 February 2017.

Planning Committee endorsed the Draft Sustainable Tourism Accommodation SPG
that is the subject of this report on 7 March 2017, with a view to issuing it for
consultation purposes. Subsequently, on 26 April 2017, the Cabinet Member for
Innovation, Enterprise and Leisure took the decision to issue the SPG for consultation.

The consultation took place for a period of 6 weeks between Thursday 1 June 2017
and Thursday 13 July 2017. A notice was placed in Monmouthshire Free Press on 31
May 2017 and 427 individual notifications were sent in a joint consultation with the
Rural Conversions to Residential or Tourism Use SPG to the following:

e Specific (including Town and Community Councils), General and Other
consultees, as identified in the LDP Community Involvement Scheme;

e Those considered to have an interest in the SPG topic, including relevant pre-
planning applicants/applicants and specific tourism contacts;

¢ Residents who were on the LDP consultation data base and had specifically
requested to be notified of the SPGs;

e Agents/developers who work in the Council area.

Copies of the draft SPG and representation forms were made available at the
Council’s Community Hubs/librari§§§8 %‘Bthe Council’'s website for the duration of



3.4

6.1

6.2

6.3

the consultation period. The consultation was also publicised via the Twitter Account
@MCCPIlanning.

A total of 7 replies were received. These are summarised, together with the Council’s
response in the Report of Consultation provided as Appendix 1. Generally, no
significant objections were received and only minor amendments to the SPG
documents have been necessary. The amended SPG, incorporating the minor
changes arising from the consultation, is attached as Appendix 2. It is considered,
therefore, that the document can be formally adopted as SPG to support the
Monmouthshire LDP.

REASONS:

Under the Planning Act (2004) and associated Regulations, all local planning
authorities are required to produce a LDP. The Monmouthshire LDP was adopted on
27 February 2014 and decisions on planning applications are now being taken in
accordance with policies and proposals in the LDP. The Sustainable Tourism
Accommodation SPG provides further explanation and guidance on the way in which
the tourism related policies of the LDP will be applied to proposals for sustainable
tourism accommodation. SPG can be a material consideration in the determination of
planning applications, provided that appropriate consultation has been undertaken and
that it has been approved in accordance with the Council’s decision making process.

RESOURCE IMPLICATIONS:

Officer time and costs were associated with the preparation of the SPG and the
carrying out of the required consultation exercises. These were within the existing
Planning Policy budget and carried out by existing staff.

SUSTAINABLE DEVELOPMENT AND EQUALITY IMPLICATIONS:

Sustainable Development

Under the Planning Act (2004), the LDP was required to be subject to a Sustainability
Appraisal (SA). The role of the SA was to assess the extent to which the emerging
planning policies would help to achieve the wider environmental, economic and social
objectives of the LDP. The LPA also produced a Strategic Environmental Assessment
(SEA) in accordance with the European Strategic Environmental Assessment Directive
2001/42/EC; requiring the ‘environmental assessment’ of certain plans and
programmes prepared by local authorities, including LDPs. All stages of the LDP were
subject to a SA/SEA, therefore and the findings of the SA/SEA were used to inform the
development of LDP policies and site allocations in order to ensure that the LDP would
be promoting sustainable development. SPG is expanding and providing guidance on
these existing LDP policies, which were prepared within a framework promoting
sustainable development.

Equality
The LDP was also subjected to an Equality Challenge process and due consideration

was given to the issues raised. As with the sustainable development implications
considered above, SPG is expanding and providing guidance on these existing
policies, which were prepared within this framework. Assessments of Equality Impact
will be required throughout the Plan’s implementation wherever there is likely to be
significant impact.

In addition a Future Generations Evaluation (including equalities and sustainability
impact assessments) is attached to this report at Appendix 3.
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10.

11.

OPTIONS CONSIDERED

Having assessed the consultation responses, the following options were considered:
1) Recommend the SPG for adoption without any changes;

2) Recommend the SPG for adoption with some changes based on an assessment of
the feedback;

3) Recommend the SPG for adoption with changes to reflect every response;

4) Do not proceed with the SPG.

The SPG provides specific guidance on the interpretation/implementation of the LDP
policy framework in relation to proposals for sustainable forms of visitor
accommodation. The need for this guidance was identified via the Economy and
Development Select Committee, as well as stakeholder and colleague feedback.
Option 4 is therefore discounted. The feedback is considered to raise a number of
valid and constructive points, many (but not all) of which are considered to
appropriately enhance the policy interpretation and guidance. Consequently, option 2
has been chosen.

HOW WILL SUCCESS BE MEASURED

The successful implementation of the SPG in determining proposals for sustainable
forms of tourism accommodation which will be reflected in the quantity and quality of
such facilities approved in accordance with the LDP policy framework. The
effectiveness of the relevant policies in enabling sustainable forms of visitor
accommodation will be monitored on an annual basis in the LDP Annual Monitoring
Report (AMR).

CONSULTEES

e Economy and Development Select: endorsed the SPG at its meeting on 19
October 2017.
Planning Committee: endorsed the SPG at its meeting on 03 October 2017
Cabinet
SLT
Public and stakeholder consultation as set out in the report

BACKGROUND PAPERS:

o Monmouthshire Adopted LDP (February 2014)

o Monmouthshire Local Development Plan Annual Monitoring Reports, 2014-15,
2015-16

AUTHOR & CONTACT DETAILS:

Mark Hand (Head of Planning, Housing and Place-Shaping)
Tel: 01633 644803

Email: markhand@monmouthshire.gov.uk

Rachel Lewis (Planning Policy Manager)
Tel: 01633 644827
Email: rachellewis@monmouthshire.gov.uk
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APPENDIX 1

Sustainable Tourism Accommodation SPG Report of Consultation

Rep. Representor LT RNz Comment LPA Response Recommendation
No. Comment
1.1 |Mrand Mrs Tongue [Support Considers that sustainable tourism accommodation is vital Support noted. Note support.
addition to smaller agricultural holdings struggling to make a
viable income. This type of tourism enables tourists to gain a
better understanding of rural life. 'Glamping' lends itself to the
surroundings giving tourists a greater opportunity to share the
beauty of our flora and fauna.
2.1 |Mr Newman Comment Suggests that shepherd's huts will be considered mobile (as on Comment noted. Shepherd's huts are not considered mobile units (as explained in the [No change.
wheels) and treated like holiday caravans with the same terms SPG) and will not be treated like holiday caravans when assessed through the LDP
and conditions. policy framework. As noted in paragraph 3.4 of the SPG, shepherd's huts typically
comprise a solid wooden frame on cast iron wheels and are transported onto a site as a
complete unit. As such they cannot be categorised as a touring unit given their greater
degree of permanency. This is further clarified in Appendix B, which states that Policy
T1 -Touring Caravan and Tented Camping Sites -is not applicable to proposals for
shepherd's huts as this type of accommodation would not fall within the scope of this
policy as they are not typically considered to constitute a 'touring' facility as referred to
g in the policy.
2.2 %r Newman Comment New build holiday accommodation in rural areas or elsewhere Comment noted. To clarify, glamping proposals do not constitute 'new build" holiday No change.
S must have an inviolable condition that conversion to permanent |accommodation as they have a limited degree of permanency and can be considered as
~ residential dwellings will not be allowed. a use of land rather than operational development (with the exception of tree houses).
In any event, paragraph 4.22 of the SPG clearly states that the use of such visitor
accommodation for permanent residential occupancy will not be permitted and that
such accommodation must remain for the intended tourism purpose only so that the
wider economic benefits are secured. Planning conditions will be applied to such
proposals to control occupancy, as explained in paragraph 4.23 and Appendix C of the
SPG.
3.1 |Mr Brian Spencer Support Welcomes the Sustainable Tourism Accommodation SPG as it will |Support noted. Note support.

assist landowners to diversify into tourism which will benefit the
whole Monmouthshire economy.




Sustainable Tourism Accommodation SPG Report of Consultation

Rep.

No.

Representor

Object/Support/
Comment

Comment

LPA Response

Recommendation

3.2

Mr Brian Spencer

Comment

Considers that there will be a problem on some sites removing
glamping units during the suggested 'closed' season.

The degree of permanency of glamping accommodation and the need to remove such
accommodation from sites out of season is a key planning consideration and is
addressed in paragraphs 4.18-4.19 of the SPG. The SPG advises that in general
glamping accommodation should be taken down/ relocated out of season in order to
safeguard the landscape amenity of an area. However, the necessity for this will be
considered on a case by case basis depending on site context and landscape /visual
impacts in winter months when tree cover is reduced. In instances where it can be
demonstrated that there is no/limited landscape harm associated with the siting of the
glamping accommodation during the winter months there would be no need to remove
the accommodation. In this context, regard will also be given to the importance of
maintaining a balance between the need to protect the landscape/environment and to
avoid the negative effects on the local economy due to the seasonal nature of tourism -
this will also be considered on a case by case basis.

No change.

3.3

Mr Brian Spencer

gy obed

Comment

Considers the 'closed' season (30 September - 1 March) to be
very restrictive and suggests that it be removed to allow flexibility
in marketing and income potential for owners.

Seasonal occupancy in relation to glamping accommodation is considered important in
order to safeguard the landscape amenities of an area. However, the SPG does allow
some flexibility with regard to seasonal occupancy, as set out in paragraphs 4.19 and
4.23 and Appendix C (Planning Conditions) which clarify that consideration should be
given to the importance of maintaining a balance between the need to protect
landscape /environment and to avoid the negative effects on the local economy due to
the seasonal nature of tourism. This will need to be considered on a case by case basis.
The SPG recognises that where there is no/ limited landscape harm, the economic
benefits of providing year-round (or extended) tourism accommodation can be given
favourable consideration.

No change.

4.1

Natural Resources
Wales

Comment

Paragraph 3.3 2nd bullet 'Protect and enhance landscape
character & natural/historic environment i.e. visually
unobtrusive'. Suggest removing reference to 'visually
unobtrusive' as protecting and enhancing landscape character
and visual amenity is not just about being visually unobtrusive.

Comment noted. Specific reference to 'visually unobtrusive'is included as it is
considered important to highlight that visual intrusion is a key issue when assessing the
impact of glamping proposals on the landscape and natural/historic environment.
However, NRW's point that the protection and enhancement of landscape character
and the natural/historic environment is not just about being visually unobtrusive is
accepted. The reference to 'visually unobtrusive' will therefore be removed from
paragraph 3.3.

Remove the reference to 'visually unobtrusive'
from bullet point 2 of paragraph 3.3.

4.2

Natural Resources
Wales

Comment

Paragraph 3.3 - Suggest separate bullet points for landscape
character and natural/historic environment.

Comment noted. The bullet point refers to the protection and enhancement of both
landscape character and the natural/historic environment. It is not considered
necessary to list these separately.

No change.




Sustainable Tourism Accommodation SPG Report of Consultation

Rep. Representor ST Comment LPA Response Recommendation
No. Comment
4.3 [Natural Resources Comment Paragraph 4.14 - Suggest that policies EP5 Foul Sewage Disposal [Comment noted. This list of policies included in paragraph 4.14 is not exhaustive Include reference to LDP policies EP5 and EP2
Wales and EP2 Protection of the Water Environment are listed in this recognising that policies may vary on a case by case basis depending on site context in paragraph 4.14.
section as separate bullet points. Note that this type of and the proposal. However, in recognition of the fact that glamping accommodation
development could potentially be located in an area not served |could potentially be located in areas not served by public sewers, policies EP5 Foul
by public foul sewer. Sewage Disposal and EP2 Protection of the Water Environment will be added to the list
of policies in paragraph 4.14.
4.4 ([Natural Resources Comment Suggest that the SPG should refer to the requirement for Comment noted. However, it is not considered necessary to specifically refer to the No change.
Wales appropriate foul drainage facilities. requirement for appropriate foul drainage facilities in the SPG. This is a detailed matter
to be considered on a case by case basis. As advised in the SPG, applicants are
encouraged to engage in the Council's pre-planning application advice service to
determine which key LDP policies apply and to gain general planning advice, including
on such matters as drainage.
4.5 |Natural Resources Comment Paragraph 4.21 - suggest that this should include reference to car |Comment noted. Agree that reference to car parks should be included in paragraph Include reference to car parks in paragraph
%ales parks. 4.21 to ensure that car parks are considered in the context of minimal supporting 4.21.
() infrastructure associated with glamping facilities.
(@]
(D
4.6 @ltural Resources Comment Paragraph 5.2 - suggest that this should refer to a 'landscape and |Comment noted. However, the reference to 'landscape assessment' is considered No change.
Wales visual appraisal' rather than landscape assessment. appropriate given the context of the issue being conveyed. It is recognised that a full
LVIA would normally be required for large/complex proposals. As advised in the SPG,
applicants are encouraged to engage in the Council's pre-planning application advice
service to gain general planning advice, including on such matters as the need for (and
type of) a landscape assessment.
4.7 |Natural Resources Comment Appendix B - suggest that policies EP5 Foul Sewage Disposal and |[Comment noted. However, it is not considered necessary to specifically include No change.

Wales

EP2 Protection of the Water Environment are listed in Appendix B
for all types of accommodation.

reference to policies EP5 and EP2 in Appendix B. It is clear that the policy
considerations listed in relation to the various types of sustainable tourism
accommodation are not exhaustive. Appendix B further states that relevant policies are
likely to vary on a case by case basis depending on site context and proposal, and that
applicants are advised to engage in the Council's pre-planning application advice
service to determine which key policies apply to a proposal.




Sustainable Tourism Accommodation SPG Report of Consultation

Rep. Representor ST Comment LPA Response Recommendation
No. Comment
4.8 [Natural Resources Comment Appendix C - suggest that other examples of planning conditions |Comment noted. However, it is not considered necessary to include other examples of [No change.
Wales could be listed such as landscape schemes, lighting, planning conditions in Appendix C. As stated in the SPG, the list of example planning
colours/materials, access/car park surfacing. conditions is not exhaustive and planning conditions may be devised or adapted to suit
a particular circumstance, including in relation to landscape schemes, lighting etc. The
last paragraph of Appendix C states that 'additional conditions may be necessary, for
example in relation to drainage, lighting, access and landscaping'.
5.1 ([Powells Chartered Comment Consider that a main concern associated with the Comment noted. The SPG provides detail on the interpretation and implementation of |[No change.
Surveyors implementation of the SPG is a chance that the tourism industry |the LDP policy framework in assessing proposals for sustainable tourism
in Monmouthshire will become considerably more saturated accommodation and sets out the key policy considerations in relation to specific types
than it is now. With that being the case, it is considered that even |of such accommodation. For the purposes of this SPG sustainable tourism
though policy is oriented around usual forms of glamping there [accommodation is primarily concerned with glamping facilities, however, should
should be a general case by case approach to each application.  |proposals for other types of sustainable visitor accommodation come forward these
will also be assessed against the guidance set out in the SPG. The importance of
assessing sustainable tourism accommodation proposals on a case by case approach is
o recognised including in relation to degree of permanency and seasonal occupancy.
QD
Q
5.2 8qwe|ls Chartered Support Welcomes the reference in the SPG for applicants to take pre- Support noted. Note support.
QDrveyors application advice prior to the submission of an application for
sustainable tourism accommodation.
5.3 |Powells Chartered Comment Refers to paragraphs 4.18-4.19 which deal with the degree of The degree of permanency of sustainable tourism accommodation and the need to No change.

Surveyors

permanency of glamping accommodation. Encourage the LPA to
consider this matter on a case by case basis as there are likely to
be instances where permanent structures need to remain in
place outside of the tourism season e.g. wooden base/ raised
decking associated with yurts; ancillary structures including
amenity blocks. Request that the LPA take a pragmatic view in
relation to each individual item of the built environment which
an applicant proposes and assess on a case by case basis.

remove such accommodation from sites out of season is a key planning consideration
and is addressed in paragraphs 4.18-4.19 of the SPG. The SPG advises that in general
glamping accommodation should be taken down/ relocated out of season in order to
safeguard the landscape amenity of an area. However, the necessity for this will be
considered on a case by case basis depending on site context and landscape /visual
impacts in winter months when tree cover is reduced. In instances where it can be
demonstrated that there is no/limited landscape harm associated with the siting of the
glamping accommodation during the winter months there would be no need to remove
the accommodation/ supporting infrastructure. In this context, regard will also be
given to the importance of maintaining a balance between the need to protect the
landscape/environment and to avoid the negative effects on the local economy due to
the seasonal nature of tourism - this will also be considered on a case by case basis.




Sustainable Tourism Accommodation SPG Report of Consultation

Rep. Representor ST Comment LPA Response Recommendation
No. Comment
5.4 [Powells Chartered Comment Suggest including other types of tourism accommodation which |As advised in the SPG (paragraph 4.4), LDP Policy S11 (Visitor Economy) is the starting |No change.
Surveyors might not fit specifically with what the LPA considers to be point for assessing proposals for all types of sustainable tourism accommodation. This
sustainable tourism accommodation but which might be suitable [policy seeks to enable the provision of sustainable forms of tourism development
e.g. shepherd's huts and tree houses. Consider that provided that |subject to detailed planning considerations. Paragraph 4.5 states that proposals for
such accommodation is implemented sustainably they should be [sustainable tourism accommodation will generally be supported by Policy S11 unless
considered on a case by case basis. Note that conditions can be |ruled out by other LDP policies. The SPG specifically refers to shepherd's huts and
applied to accommodation to prevent them becoming treehouses as types of sustainable tourism accommodation (section 3). Section 4 and
permanent or changing to permanent residential Appendix B of the SPG set out key policy considerations for assessing sustainable forms
accommodation. Encourage the LPA to adopt a case by case of tourism accommodation, including shepherd's huts and treehouses. The importance
approach for types of accommodation not specifically covered by |of assessing sustainable tourism accommodation proposals on a case by case approach
policy. is recognised, including in relation to degree of permanency and seasonal occupancy.
For the purposes of this SPG sustainable tourism accommodation is primarily
concerned with glamping facilities, although the guidance would also apply to other
forms of sustainable visitor accommodation that may come forward.
—
6.1 g\@'wer Glyn Farm Ltd |Comment Consider a main concern associated with the implementation of [Comment noted. The SPG provides detail on the interpretation and implementation of |No change.
J-gowells Chartered the SPG is a chance that the tourism industry in Monmouthshire [the LDP policy framework in assessing proposals for sustainable tourism
8.|rveyors) will become considerably more saturated than it is now. With accommodation and sets out the key policy considerations in relation to specific types
- that being the case, it is considered that even though policy is of such accommodation. For the purposes of this SPG sustainable tourism
oriented around usual forms of glamping there should be a accommodation is primarily concerned with glamping facilities, however, should
general case by case approach to each application. proposals for other types of sustainable visitor accommodation come forward these
will also be assessed against the guidance set out in the SPG. The importance of
assessing sustainable tourism accommodation proposals on a case by case approach is
recognised including in relation to degree of permanency and seasonal occupancy.
6.2 [Lower Glyn Farm Ltd |Support Welcomes the reference in the SPG for applicants to take pre- Support noted. Note support.

(Powells Chartered
Surveyors)

application advice prior to the submission of an application for
sustainable tourism accommodation. Also welcome that the LPA
are allowing consideration of other forms of tourism
accommodation.
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Rep.

No.

Representor

Object/Support/
Comment

Comment

LPA Response

Recommendation

6.3

Lower Glyn Farm Ltd
(Powells Chartered
Surveyors)

Comment

Refers to paragraphs 4.18-4.19 which deal with the degree of
permanency of glamping accommodation. Encourage the LPA to
consider this matter on a case by case basis as there are likely to
be instances where permanent structures need to remain in
place outside of the tourism season e.g. wooden base/ raised
decking associated with yurts; ancillary structures including
amenity blocks. Request that the LPA take a pragmatic view in
relation to each individual item of the built environment which
an applicant proposes and assess on a case by case basis.

The degree of permanency of sustainable tourism accommodation and the need to
remove such accommodation from sites out of season is a key planning consideration
and is addressed in paragraphs 4.18-4.19 of the SPG. The SPG advises that in general
glamping accommodation should be taken down/ relocated out of season in order to
safeguard the landscape amenity of an area. However, the necessity for this will be
considered on a case by case basis depending on site context and landscape /visual
impacts in winter months when tree cover is reduced. In instances where it can be
demonstrated that there is no/limited landscape harm associated with the siting of the
glamping accommodation during the winter months there would be no need to remove
the accommodation/ supporting infrastructure. In this context, regard will also be
given to the importance of maintaining a balance between the need to protect the
landscape/environment and to avoid the negative effects on the local economy due to
the seasonal nature of tourism - this will also be considered on a case by case basis.

No change.

6.4

Lower Glyn Farm Ltd
wells Chartered

Qyrveyors)
©

4]

Comment

Suggest including other types of tourism accommodation which
might not fit specifically with what the LPA considers to be
sustainable tourism accommodation but which might be suitable
e.g. shepherd's huts and tree houses. Consider that provided that
such accommodation is implemented sustainably they should be
considered on a case by case basis. Note that conditions can be
applied to accommodation to prevent them becoming
permanent or changing to permanent residential
accommodation. Encourage the LPA to adopt a case by case
approach for types of accommodation not specifically covered by

policy.

As advised in the SPG (paragraph 4.4), LDP Policy S11 (Visitor Economy) is the starting
point for assessing proposals for all types of sustainable tourism accommodation. This
policy seeks to enable the provision of sustainable forms of tourism development
subject to detailed planning considerations. Paragraph 4.5 states that proposals for
sustainable tourism accommodation will generally be supported by Policy S11 unless
ruled out by other LDP policies. The SPG specifically refers to shepherd's huts and
treehouses as types of sustainable tourism accommodation (section 3). Section 4 and
Appendix B of the SPG set out key policy considerations for assessing sustainable forms
of tourism accommodation, including shepherd's huts and treehouses. The importance
of assessing sustainable tourism accommodation proposals on a case by case approach
is recognised, including in relation to degree of permanency and seasonal occupancy.
For the purposes of this SPG sustainable tourism accommodation is primarily
concerned with glamping facilities, although the guidance would also apply to other
forms of sustainable visitor accommodation that may come forward.

No change.




Sustainable Tourism Accommodation SPG Report of Consultation

Rep. Representor ST Comment LPA Response Recommendation
No. Comment
7.1 |ClIr Louise Brown Object Questions why the SPG only relates to proposals outside The SPG is only intended to relate to proposals outside settlement limits to specifically [No change.
settlement boundaries. Suggests that there may be more address proposals for sustainable tourism accommodation in the open countryside
neighbour concerns within settlement boundaries with glamping [where there is a need to balance economic and environmental considerations. Within
accommodation than outside. Concerned that the policy does not|settlement limits sustainable tourism accommodation is generally acceptable in
stress the necessity to fully consider normal planning principle subject to amenity considerations and planning policy matters such as flood
considerations within settlement boundaries or what policies risk. As such, there is no need to provide specific guidance for proposals within
would apply. Considers that the SPG should also include settlement limits. Any proposals for glamping accommodation within settlement limits
reference to the need to keep sites clean and tidy (amenity will be subject to amenity considerations (LDP Policy EP1 Amenity and Environmental
reasons). Protection refers). The comment relating to the need to keep glamping sites clean/tidy
is noted, however, this is not a planning matter and cannot be addressed in the SPG.
7.2 |ClIr Louise Brown Comment Suggests that Policy S11 should be amended to include reference |Comment noted. It is not possible to amend LDP policies until the Plan is revised. No change.
to 'generally' (i.e. development proposals that provide and/or Consideration can be given to the suggested amendment when the Plan is revised.
enhance sustainable forms of tourism will generally be permitted
subject to detailed planning considerations).
o
7.3 Ir Louise Brown Object Concerned that the SPG does not cover the following matters: To clarify, paragraph 3.3 sets out the key principles of sustainable tourism which Include specific reference to supporting

o))

€g o

*removal of glamping infrastructure after the site is no longer
used for glamping accommodation (should be removed at the
same time). Need for sites to be fully restored if glamping
accommodation is no longer used.

*Need for sites to be kept clean and tidy at all times.

*Careful siting of glamping infrastructure / hours of use to avoid
being in vicinity of any permanent residential accommodation.

Suggests that paragraph 3.3 should be amended to include
reference to the following points (bold text):

*Include plans for glamping accommodation and any ancillary
infrastructure accommodation to be sited away from the vicinity
of any permanent residential accommodation, to protect and
preserve neighbourhood amenity.

glamping proposals will be expected to accord with. To deal with the concerns in turn:
*Section 3, paragraph 3.3 states that in order to be considered as sustainable tourism
accommodation the proposal should be capable of being removed without leaving a
permanent trace. This is taken to include any supporting infrastructure associated with
the glamping accommodation. However, for clarification specific reference will be
made to supporting infrastructure in bullet point 7 of paragraph 3.3.

*The cleanliness / tidiness of sites is not a planning matter and is not a matter that can
be addressed in the SPG.

*Paragraphs 4.20 - 4.21 provide guidance on the planning issues that should be
considered in relation to supporting infrastructure, including scale, design and
landscape impacts. As such it is not considered necessary to include any further
guidance in the SPG on the siting of glamping infrastructure. Furthermore, paragraph
3.3 is concerned with the principles of sustainable tourism - as such it is not considered
appropriate to include amenity as one of the principles of sustainable tourism. In any
event, amenity considerations will be considered in relation to any proposal for
glamping accommodation (LDP Policy EP1 refers). However, in order to highlight the
amenity of neighbouring properties as an important consideration reference to this will
be included in paragraph 4.14, Policy EP1.

infrastructure in bullet point 7 of paragraph
3.3.

Include reference to the amenity of
neighbouring properties in paragraph 4.14,
Policy EP1.
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Rep. Representor LI R Comment LPA Response Recommendation
No. Comment
*Protect and enhance landscape character and natural/historic  [*Paragraph 3.3 is concerned with the principles of sustainable tourism and as such it is
environment i.e. visually unobtrusive and be well screened. not considered appropriate to include reference to 'well screened' as a principle of
*Capable of being removed without leaving a permanent trace  |sustainable tourism. Furthermore, reflecting comments made by NRW on bullet point 2
including any ancillary infrastructure accommodation. of paragraph 3.3, it is recognised that the protection and enhancement of landscape
*Plans to include methods of keeping the site clean and tidy character does not solely relate to being well screened or visually unobtrusive.
both during and after seasonal use (litter, maintenance, Reflecting this, it is considered appropriate to amend the bullet point to read 'protect
sewerage etc) and if it is no longer used. and enhance landscape character and natural/historic environment' (Comment 4.1
*Ensure access to and from the site has good highway visibility. |refers).
* Highway visibility is a detailed highway matter - it is not considered appropriate to
include this as one of the principles of sustainable tourism. Detailed highway matters
are covered by Policy MV1 - Proposed Developments and Highways Considerations -
which is referred to in paragraph 4.14.
7.4 |ClIr Louise Brown Comment Suggests reviewing/amending Policy T1 to take account of the Comment noted. It is not possible to amend LDP policies until the Plan is revised. In any [No change.
above concerns for the protection of neighbourhood amenity. event, amenity and environmental protection is adequately addressed in LDP Policy
EP1 and it would not be necessary to specifically refer to this in Policy T1.
o
itchel Troy United |Comment The comments submitted appear to apply to the consultation on |See response provided in relation to the Draft Rural Conversions to a Residential or N/A

@>mmunity Council
gte representation)

the Draft Rural Conversions to a Residential or Tourism Use SPG,
and not to the Draft Sustainable Tourism Accommodation SPG.

Tourism Use SPG.
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1.3
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15

1.6

Introduction: Purpose of this Supplementary Planning Guidance

Tourism plays a significant role in the Monmouthshire economy particularly in assisting
the diversification of the rural economy and in sustaining the County’s historic town
centres. Monmouthshire benefits from extensive natural and cultural assets that offer
considerable potential for residents and visitors to enjoy. The County is noted for its
natural beauty and has a rich and diverse landscape stretching from the Gwent Levels
in the south to the uplands of the Brecon Beacons in the north and the picturesque
river corridor of the Wye Valley and Offa’s Dyke in the east. Monmouthshire’s historic
market towns and cultural/heritage assets are also key attractions.

The visitor economy provides jobs, services and facilities that are essential to the well-
being and enjoyment of local communities and residents of Monmouthshire. In 2015
there were 2.19 million visitors to the County, with tourist expenditure amounting to
£187 million®. Tourism also provides opportunities for enterprise and employment, and
is a significant employer in the County. According to STEAM, tourism supported 2,744
full time equivalent jobs in 2015, accounting for approximately 10% of all employment
in the County. Of note, the relative importance of staying visitors has increased in
recent years, with such visitors accounting for 77% of the total amount generated by
tourism in 2015 and staying an average of 2.5 nights.

Given the importance of tourism to the Monmouthshire economy, the need to
safeguard, provide and enhance the County’s visitor facilities, including the
accommodation offer, is essential if Monmouthshire is to realise its potential as a high
guality and competitive visitor destination.

Reflecting this and the aims of national planning policy, there is a desire to encourage
and plan for sustainable forms of tourism accommodation in Monmouthshire. The LDP
provides a positive planning framework to enable appropriate tourism development
whilst ensuring that the County’s natural and built environment, on which the tourism
market depends, is protected/enhanced.

In recent years new forms of visitor accommodation known as ‘glamping’ (i.e.
glamorous camping) have emerged and are becoming increasingly popular with the
staying visitor market. Given that such forms of accommodation are a relatively recent
innovation they are not defined in legislation and not explicitly referred to in current
LDP policies. Accordingly, there is a need to clarify how such proposals should be
assessed against the existing LDP policy framework.

This Supplementary Planning Guidance (SPG) is intended to provide certainty and
clarity for applicants, officers and Members in the interpretation and implementation of
the existing LDP policy framework in relation to proposals for sustainable visitor
accommodation. For the purposes of this SPG sustainable visitor accommodation is
concerned primarily with glamping facilities, although it would also apply to other forms
of sustainable visitor accommodation. The guidance relates to proposals outside

1STEAM 2015. (STEAM is a tourism economic impact modelling process which approaches the measurement
of tourism from the bottom up through its use of local supply data and tourism performance and visitor survey
data collection).

1
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1.7

settlement boundaries (as identified on the LDP proposals maps). Within settlement
boundaries, such accommodation is generally acceptable in principle subject to normal
amenity considerations and planning policy matters such as flood risk.

This SPG is aimed at anyone considering proposals for glamping accommodation in
rural Monmouthshire and will assist all those involved in the formulation and
determination of such proposals. The SPG is a material consideration in relation to
planning applications and appeals and helps guide applicants and the Council through
the planning process with regard to proposals for sustainable forms of tourism
accommodation.

The SPG contains the following information:

Section 2 provides an overview of the national and local planning policy context in
relation to sustainable tourism;

Section 3 explains what is meant by sustainable tourism accommodation in
relation to Policy S11 and provides an overview of the various types of glamping
accommodation to which this SPG relates;

Section 4 provides guidance on the interpretation and implementation of the LDP
policy framework in relation to glamping accommodation.

Section 5 provides information on submitting a planning application for sustainable
visitor accommodation, including details of the Council’s pre-planning application
advice service.

Appendices

LDP Tourism Policy Framework (Appendix A)

Guidance for Assessing Specific Types of Glamping Accommodation: Key
Policy Considerations (Appendix B)

Example Planning Conditions (Appendix C)
Sources of Advice (Appendix D)
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2 Planning Policy Context

2.1

2.2

2.3

24

2.5

2.6

National Planning Policy

National planning policy on tourism is set out in Chapter 11 of Planning Policy Wales
(PPW, Edition 9 November 2016) and reflects the Welsh Government’s aim to
encourage tourism to grow in a sustainable way and make an increasing contribution
to the economic, social and environmental well-being of Wales (11.1.2). It provides for
the planning system to encourage sustainable tourism in ways which enable it to
contribute to economic development, conservation, rural diversification, urban
regeneration and social inclusion, recognising the needs of visitors and local
communities (11.1.4).

PPW recognises the importance of tourism to economic prosperity and job creation
and its ability to act as a catalyst for environmental protection, regeneration and
improvement in both urban and rural areas. In rural areas tourism related development
is considered to be an essential element in providing for a healthy, diverse local
economy and in contributing to the provision and maintenance of facilities for local
communities. However, it also clarifies that such development should be sympathetic
in nature and scale to the local environment and to the needs of the visitors and the
local community.

National guidance is clear that development plans should encourage the diversification
of farm enterprises and other parts of the rural economy for appropriate tourism uses,
subject to adequate safeguards for the character and appearance of the countryside,
particularly its landscape, biodiversity and local amenity value (11.2.7).

These national aims and objectives are reflected in the LDP’s tourism planning policy
framework and this SPG.

Monmouthshire Local Development Plan (LDP)

The Monmouthshire LDP was adopted in February 2014 and provides the planning
policy framework for this SPG. The vital role of tourism to the Monmouthshire economy
is reflected in the LDP policy framework which seeks to support and enable sustainable
forms of tourism development while at the same time ensuring that the natural and
built environment, key drivers of the visitor economy, are preserved and enhanced.

Strategic Policy S11 — Visitor Economy — specifically seeks to enable the provision and
enhancement of sustainable tourism development in Monmouthshire.

S11 Visitor Economy

Development proposals that provide and/or enhance sustainable forms of
tourism will be permitted subject to detailed planning considerations.

Development proposals that would have an unacceptable adverse impact on
features and areas of tourism interest and their settings, or that would result
in the unjustified loss of tourism facilities will not be permitted.
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2.7

2.8

2.9

2.10

The first part of Strategic Policy S11 gives positive encouragement to and enables the
provision of sustainable forms of tourism, including visitor accommodation, subject to
detailed planning considerations. The second part of the policy seeks to protect and
prevent the loss of tourism facilities in the County. This SPG relates to the first part of
the policy only.

Policy S11 is supported by a number of development management tourism policies
which provide a more detailed policy framework to support the provision and
enhancement of tourist facilities (these are set out in Appendix A):

e T1 Touring and Tented Camping Sites
e T2 Visitor Accommodation outside Settlements
e T3 Golf Courses

Strategic policies S8 (Enterprise and Economy) and S10 (Rural Enterprise) also offer
support for sustainable economic growth and the provision of rural enterprise/rural
diversification, where appropriate. Policy RE3 (Agricultural Diversification) is also
supportive of many forms of sustainable visitor accommodation. Other LDP policies,
including those relating to landscape and highways, will also be relevant to such
proposals and the LDP should be referred to accordingly.

Further details on the relevance and interpretation of these policies in relation to
glamping proposals is set out in Section 4 and Appendix B of this SPG.

Proposals for sustainable tourism accommodation should also have regard to the
Council’s Green Infrastructure SPG and emerging Landscape SPG.

While this SPG is concerned with glamping accommodation, it should be noted that
the LDP policy framework (outlined above) provides sufficient guidance and support
for other forms of appropriate visitor accommodation, including hotels and B&Bs. The
importance of these other types of tourism to the local economy is acknowledged.
Proposals for such accommodation will be assessed against existing LDP policies.
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3 Sustainable Tourism Accommodation

3.1

3.2

3.3

3.4

What is Sustainable Tourism Accommodation?

The LDP defines sustainable tourism as tourism that is ‘economically viable, generates
local benefits, is welcomed by and helps support local communities, reduces global
environmental impacts and protects/enhances the local environment’ (5.82).

Sustainable tourism is defined in the European Charter for Sustainable Tourism as
‘Any form of development, management or tourist activity which ensures the long-term
protection and preservation of natural, cultural and social resources and contributes in
a positive and equitable manner to the economic development and well-being of
individuals living, working or staying in protected areas.’

In view of this it is considered that sustainable tourism accommodation (glamping)
proposals should reflect the following key principles of sustainable tourism:

e Generate benefits for the local economy (residents and visitors)

e Protect and enhance landscape character and natural/historic environment

e Scale and design appropriate to site context

e Locally adapted (recognising that sustainable accommodation solutions can
be diverse/unique)

e Generate minimal car trips

¢ Make use of renewable energy resources (energy efficient)

e Capable of being removed without leaving a permanent trace (including any
associated supporting infrastructure)

All proposals for sustainable tourism accommodation will be expected to accord with
these key principles.

Glamping Accommodation

Glamping accommodation has become increasingly popular in recent years and offers
visitors a certain level of luxury and comfort above what can be offered in the traditional
tenting experience. There are various types of glamping accommodation, the majority
of which are semi-permanent structures and typically incorporate the aforementioned
principles of sustainable tourism. Typical examples of glamping accommodation
include:
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Yurts

Large circular tent structures, comprising
a latticed wooden frame with felt
insulation and canvas cover. Yurts often
have wood burners and beds. Typically
larger, more complex to erect and more

their wooden bases which generally
remain in situ throughout the year. Upper
parts of the structures can be easily
removed.

Tepee, Powys
(Image source: CanopyandStars.co.uk)

Bell Tents

Conical shaped tent supported by a single
central pole and covered with canvas. Bell
tents can have beds. Can be more permanent
than traditional tents where they have wooden
bases which may remain in situ throughout the

year.

Wooden Pods/ Tents

ve- i et T

ey

Yurt, Hidden Valley Yurts, Llanishen

Conical shaped tent comprising rounded
wooden pole frame covered with canvas.
Tepees often have wood burners and
beds. Typically larger, more complex to
erect and more permanent than traditional
tents given their wooden bases which
generally remain in situ throughout the
year. Upper parts of the structures can be
easily removed.

Bell Tent, Kingstone Brewery, Tintern
(Image Source: CanopyandStars.co.uk)
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Typically simple timber structures
comprising a floor, sides and roof with
no services although it is recognised
that some types of pods/tents
incorporate beds/heaters and may be
connected to services. Wooden
pods/tents are generally transported
onto a site as a complete unit and
simply placed on land (no foundations).
They cannot be categorised as touring
units given their greater degree of
permanency.

Wooden Pods, Llantillio Croesenny

Shepherd’s Huts

19th and 20th century version of a
modern caravan. Shepherd’s huts
typically comprise a solid wooden frame
on cast iron wheels with corrugated iron
roof and sides. Often have beds, wood
burners and other facilities. As with
wooden pods, they are transported onto
a site as a complete unit. They cannot be
categorised as touring units given their
greater degree of permanency.

Shepherd’s Hut, Penallt

Tree Houses

Structures built next to and/or around tree trunk/branches above ground level. Some
have beds/ facilities while others comprise a single open space /no facilities. Can vary
considerably in type, deS|gn and scale (this would determine whether it would
3 ; - constitute a sustainable form of
tourist accommodation in the
context of the LDP policy
framework and this SPG). Unlike
| the aforementioned types of
glamping accommodation, tree
houses are permanent structures
and are considered to be
operational development  as
explained in paragraphs 4.9-4.10.

Tree House, Powys
(Image Source: CanopyandStars.co.uk)
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3.5

3.6

Glamping accommodation typically has infrastructure requirements in the form of
amenity blocks as many do not contain facilities such as toilets, showers and kitchens.
Guidance and key policy considerations in relation to the provision of amenity blocks
to accompany glamping accommodation is set out in paragraph 4.20.

This list of glamping accommodation types is not exhaustive, and should proposals for
other types of sustainable visitor accommodation come forward these will also be
assessed in accordance with the LDP policy framework and the guidance contained in
this SPG.
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4.1

4.2

4.3

4.4

4.5

4.6

Interpretation and Implementation of the LDP Policy Framework for

Assessing Proposals for Sustainable Tourism Accommodation

This section of the guidance provides detail on the interpretation and implementation
of the LDP policy framework in assessing proposals for glamping accommodation.
Further guidance in relation to specific types of glamping accommodation is set out at
Appendix B and will assist in the formulation and assessment of such proposals. To
reiterate, the guidance relates to glamping proposals outside settlement boundaries
(as identified on the LDP proposals maps). Within settlement boundaries, such
accommodation is generally acceptable in principle subject to normal amenity
considerations and planning policy matters such as flood risk.

The Council seeks to support and adopt a positive approach to sustainable forms of
visitor accommodation. This is reflected in the LDP policy framework which is
supportive of such proposals providing that this is not at the expense of natural and
built environment, which in themselves are key drivers of the County’s visitor economy.
Appropriate proposals will be those which are considered to accord with principles of
sustainable tourism set out in paragraph 3.3, i.e. have minimal landscape/
environmental impact, generate benefits for the local economy, are of an appropriate
scale and design, generate minimal traffic, incorporate renewable energy solutions and
are capable of being removed without leaving a permanent trace.

Glamping Accommodation Proposals: Key Planning Considerations

The main planning considerations that will be relevant to the majority of proposals/
applications for sustainable forms of tourism accommodation are set out below. Other
considerations may, however, be relevant on a site specific basis. These issues will
need to be considered and balanced in the assessment of planning applications for
such proposals.

Strategic Policy S11 — Visitor Economy

The starting point for assessing proposals for sustainable tourism accommodation is
Strategic Policy S11 which seeks to enable the provision of sustainable forms of
tourism development subject to detailed planning considerations. Of note, the limited
degree of permanence of most forms of sustainable tourism accommodation? means
they can be considered as a use of land rather than operational development.

Proposals for sustainable tourism accommodation will generally be supported by S11
unless ruled out by other LDP policies. To constitute a sustainable form of visitor
accommodation in the context of Policy S11, proposals will need to demonstrate that
they incorporate the key principles of sustainable tourism as set out in paragraph 3.3.

Strategic policies S8 (Enterprise and Economy) and S10 (Rural Enterprise) are also
applicable and may provide support for such proposals, subject to detailed planning
considerations.

2 With the exception of tree houses, most forms of glamping accommodation are a use of land rather than
operational development.

9
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4.7

4.8

4.9

4.10

411

412

4.13

Proposals for sustainable visitor accommodation would therefore be acceptable in
principle unless ruled out by detailed development management tourism policies T1,
T2 or other relevant LDP policies. To deal with these in turn:

T1 - Touring and Tented Camping Sites

This policy would apply/offer support to specific types of glamping accommodation
such as yurts, tepees and bell tents where they are considered to constitute a tented
camping site i.e. the units are not permanent and upper parts of the units can be easily
removed. However, the applicability of this policy diminishes where proposals involve
supporting infrastructure, such as sizeable areas of raised decking. Where relevant,
consideration must be given to the criteria set out in this policy.

T2 = Visitor Accommodation Outside Settlements

Part of this policy applies to new build permanent serviced/self-catering visitor
accommodation proposals outside settlement limits and as such will not be relevant to
many forms of glamping. However, where glamping proposals constitute permanent
new build development, for example tree houses, this policy would be applicable.

The policy does not support new build permanent self-catering visitor accommodation
outside settlement boundaries unless ancillary to established medium or large hotels.
Proposals for new build permanent glamping accommodation (operational
development) would therefore generally be contrary to this policy. However, it is
recognised that there may be instances where such accommodation could constitute
sustainable visitor accommodation (in accordance with sustainable tourism principles
set out in 3.3). Therefore, where appropriate, such proposals could be balanced
against other LDP policies, including Policy S11, to allow a new build permanent form
of sustainable visitor accommodation in cases where a proposal is considered to
constitute sustainable tourism accommodation given its scale, innovation, design etc.
Such proposals would need to be considered on a case by case basis.

Policy T2 also allows for the re-use or conversion of existing buildings for tourism
accommodation in the countryside subject to the criteria set out in Policy H4
(Conversion / Rehabilitation of Buildings in the Open Countryside for Residential Use).
This matter will be given further consideration in a separate SPG dealing specifically
with Policy H4. As an exception, Policy T2 also allows for visitor accommodation which
involves the substantial rebuild of a building within the curtilage of an existing and
occupied farm property where it assists in an agricultural diversification scheme in
accordance with Policy RE3 (Agricultural Diversification). By definition, this provision
would normally relate to a more traditional holiday cottage or small B&B rather than
glamping.

T3 — Golf Courses

Policy T3 allows for visitor accommodation on golf courses where it supports the
tourism economy, subject to detailed planning considerations, and should be referred
to where relevant.

RE3 — Agricultural Diversification

Criterion d) of Policy RE3 offers support for certain types of glamping accommodation
(i.e. so long as not new build structures) where proposals are linked to agricultural

10
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4.14

4.15

4.16

4.17

4.18

diversification schemes. The applicability of this policy to glamping proposals is given
further consideration in Appendix B.

Other LDP Policies

Having considered the aforementioned key tourism related policies, consideration will
need to be given to a proposal’s compliance with other relevant LDP policies, including
landscape, highways and natural/historic environment. Relevant policies are likely to
include:

e LC1 New Built Development in the Open Countryside.

e LC5 Protection and Enhancement of Landscape Character.
Landscape impacts will be a key policy consideration in the formulation and
assessment of glamping accommodation proposals in the open countryside.

e GI1 Green Infrastructure.

¢ NEL1 Nature Conservation and Development.

e MV1 Proposed Developments and Highway Considerations.

e SD3 Flood Risk.

o DESI1 General Design Considerations.

e EP1 Amenity and Environmental Protection.
Amenity impacts on neighbouring properties will be a key policy consideration
in the formulation and assessment of glamping accommodation in the open
countryside.

e EP2 Protection of the Water Sources and Water Environment.

¢ EP3 Lighting.

e EPS5 Foul Sewage Disposal.

This list is not exhaustive and policies may vary on a case by case basis depending
on site context and the proposal. Applicants are advised to engage in the Council’s
pre-planning application advice service to determine which key LDP policies apply and
to gain general planning advice (see section 5).

Scale of Development and Cumulative Impacts

The scale of a glamping accommodation proposal will be a key consideration in its
assessment against the LDP policy framework. An increase in the scale of a proposal
could result in potential non-compliance with other LDP policies, including for example
Policy S11, in terms of whether it would constitute a sustainable form of visitor
accommodation, and Policy LC5 in terms of impact on landscape character.

Similarly, the cumulative impacts of a glamping proposal will also be an important
consideration in determining its appropriateness and compliance with the policy
framework. As above, in instances where the cumulative impacts of a proposal are of
concern there could be potential non-compliance with other LDP policies.

Degree of Permanency

A key planning consideration in assessing proposals for glamping accommodation is
the degree of permanency of the unit(s) and whether it (they) will be removed from the
site out of season. In general, glamping accommodation such as yurts, tepees, bell
tents, shepherd’s huts should be taken down or relocated out of season. However, the
necessity for this will need to be considered on a case by case basis depending on
site context and landscape/visual impacts.

11
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4.19

4.20

4.21

4.22

4.23

In this context, regard should also be given to the importance of maintaining a balance
between the need to protect the landscape/environment and to avoid negative effects
on the local economy due to the seasonal nature of tourism. Again, this will need to be
considered on a case by case basis.

Supporting Infrastructure

Amenity blocks (showers, toilets, kitchen/eating areas) are often required to
accompany glamping accommodation, where such facilities are not incorporated within
the accommodation itself. In such instances, the first preference for these facilities
would be for the conversion of existing buildings (subject to compliance with Policy
H4). Where this is not possible, such facilities could be considered as ancillary to
sustainable tourism accommodation, again subject to other relevant policy
considerations, including landscape impact. Careful consideration should be given to
the scale and design of amenity facilities to ensure landscape /environmental impacts
are minimised.

As a sustainable form of visitor accommodation it is expected that glamping proposals
will have minimal supporting infrastructure. Access roads/tracks, car parking facilities,
drainage facilities, electricity and water supplies should be kept to a minimum.
Supplementary features such as fire pits, BBQ areas should be integrated within the
overall scheme design. All such paraphernalia should be included in plans and
documents submitted in order to ensure compliance with policy framework. The
intention is that such accommodation should have minimal landscape/visual impacts.
In accordance with sustainable tourism principles, proposals are encouraged to
incorporate rainwater recycling and incorporate renewable energy for lighting and
heating purposes e.g. solar panels. This is in marked contrast to static caravan parks,
which are not considered to be a sustainable form of tourism or supported by this

policy.
Occupancy Restrictions

In all cases, the use of such visitor accommodation for permanent residential
occupancy will not be acceptable. Accommodation must remain for the intended
tourism purpose only so that the wider economic benefits are secured. Further details
on this matter, and seasonal occupancy, is provided in Appendix C Planning
Conditions.

Planning Conditions

Appendix C sets out a list of example planning conditions that may apply to planning
permissions for glamping accommodation. These include:

e The number and siting of units and type of accommodation permitted (to
ensure the site remains informal/sustainable),

e Occupancy (to ensure that the original use is retained and not used for
unauthorised permanent residential accommaodation)

e Seasonal occupancy (although recognising the importance of maintaining a
balance between protecting the landscape/environment and avoiding negative
local economic impacts which can be associated with the seasonal nature of
tourism).

12
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Guidance on Specific Types of Glamping Accommodation

4.24  Further detailed policy considerations in relation to specific types of sustainable visitor
accommodation is provided in Appendix B.

13
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5 Submitting a Planning Application

5.1

5.2

5.3

Anyone considering a proposal for sustainable visitor accommodation are, in the first
instance, encouraged to engage with the LPA through the formal pre-planning
application advice service (available at a modest cost). This will enable discussions
with relevant officers at an early stage to determine the relevant planning issues (e.g.
site constraints, design considerations), identify the key applicable LDP policies/ SPG
and establish the information required to accompany an application. This will assist in
preparing a proposal for submission and avoid any unnecessary delays.

In submitting an application, the Council expects applicants to submit a reasonable
level of detail in order to allow a comprehensive consideration of the proposal. This will
vary on a case by case basis depending on the nature /scale of the proposal but will
often include a landscape assessment. The Council would also expect all applications
to include full details of any proposed supporting infrastructure, including amenity
facilities, decking, access roads/tracks etc. Engagement at the pre-application stage
will assist in determining the level of information required.

Information on the Council’s pre-planning application advice service is available using
the following link:

http://www.monmouthshire.gov.uk/planning/pre-application-advice-service

In 2015/16, of those planning applications that were first subject to pre-application
advice, 100% were determined in accordance with the pre-application advice. 99% of
the applications were approved. The remaining two applications were refused in
accordance with the pre-application advice, and the Council's decision was
subsequently upheld at appeal.

14
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Strategic Tourism Policy

S11 Visitor Economy

Development proposals that provide and/or enhance sustainable forms of tourism will be
permitted subject to detailed planning considerations.

Development proposals that would have an unacceptable adverse impact on features and areas
of tourism interest and their settings, or that would result in the unjustified loss of tourism
facilities will not be permitted.

Development Management Tourism Policies

Policy T1 — Touring Caravan and Tented Camping Sites

New touring caravan and tented camping sites and the expansion of such sites will only be
permitted where:
a) there is no unacceptable impact on the countryside having regard to biodiversity,
landscape quality and the visibility from roads, viewpoints and other public places;
b) there are no permanently sited caravans;
c) the development can be satisfactorily supervised without the need for additional
permanent living accommodation for wardens; and
d) there are no adverse safety and / or amenity effects arising from the traffic generated and
access requirements

Policy T2 — Visitor Accommodation outside Settlements

New build serviced or self-catering visitor accommodation will be allowed outside town and
village development boundaries as ancillary development to established medium or large
hotels.

Otherwise, outside town and village development boundaries, the provision of permanent
serviced or self-catering visitor accommodation will only be permitted if it consists of the re-use
and adaptation of existing buildings and the conversion of buildings for such uses complies with
the criteria set out in Policy H4.

As an exception to the above proposals to provide visitor accommodation may be permitted
where they involve:
a) the substantial rebuild of a building within the curtilage of an existing and occupied farm
property where it assists in an agricultural diversification scheme in accordance with Policy
RE3.
b) the conversion of buildings of modern construction and materials provided the buildings
are appropriate for residential use (e.g. not modern agricultural or factory buildings); not of
substandard quality and /or incongruous appearance; and have been used for their intended

16
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purpose for a significant period of time. Particularly close scrutiny will be given to proposals
relating to those buildings less than 10 years old, especially where there has been no change
in activity on the unit.

c) the conversion of buildings that are too small or are inappropriately located to provide
appropriate standards of space and amenity for conversions to permanent residential
accommodation but are suitable for tourist accommodation.

Where conversions to tourism accommodation are allowed in the exceptional circumstances set
out in criteria a) to c) above then the occupancy of the building will be restricted in perpetuity
to short stay tourist accommodation.

All proposals will be considered against other plan policies and should integrate with their
surroundings, in terms of design and layout and how the proposal will function.

Policy T3 — Golf Courses

Development proposals for golf courses, golf driving ranges and associated facilities including
buildings, will be permitted subject to detailed planning considerations. All proposals must be
accompanied by a landscape impact assessment and ecological appraisal. Clubhouses and
associated facilities should re-use or adapt existing buildings where possible. If a new building is
required it should be limited in scale, suitably located and designed and meet the criteria set
out in Policy LC1. Buildings not genuinely ancillary to golf uses will not be permitted, although
consideration may be given to proposals to provide visitor accommodation that support the
tourist economy, subject to detailed planning considerations

Other Key LDP Tourism Related Policies

Policy S8 — Enterprise and Economy

Development proposals that seek to deliver the Council’s vision for sustainable economic
growth will be permitted, particularly where they enable:
a) the continued development of existing key economic sectors, including tourism;
b) the diversification of the business base within Monmouthshire, particularly the provision
of green and low carbon technologies and knowledge intensive /high technology
enterprises;
c) the development of countywide faster and more accessible ICT and broadband
infrastructure.

All proposals will be subject to detailed planning considerations, which include the protection of
the natural and built heritage which itself is an important resource bringing benefits for the
economy, tourism and well-being.
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Policy $10 — Rural Enterprise

Development to enable the diversification of the rural economy will be permitted outside
settlement development boundaries where it is of a scale and type compatible with the
surrounding area and will cause no unacceptable harm to the surrounding landscape, historic
and cultural heritage, biodiversity or local amenity value. Development must re-use or adapt
existing buildings where possible. The exceptional circumstances in which new buildings may be
permitted outside settlement boundaries to assist in the diversification of the rural economy
are set out in Policies RE1, RE3, RE6, T2 and T3.

Policy RE3 — Agricultural Diversification

Development proposals which make a positive contribution to agriculture or its diversification
will be permitted where the new use or building meets the following criteria:
a) the proposed non-agricultural development is run in conjunction with, and is
complementary to, the agricultural activities of the enterprise;
b) the proposal is supported by an appropriate business case which demonstrates the link to
existing business activity and the benefits of the scheme in terms of sustaining employment
/ the rural economy;
c) in relation to new build, the applicant must demonstrate that there are no existing
buildings suitable for conversion / re-use in preference to new build;
d) with regard to diversification proposals for visitor accommodation, new build will only be
permitted where it consists of the substantial rebuild of a building within the curtilage of an
existing and occupied farm property, as specified in Policy T2;
e) where rebuild is permitted under criteria c) and d) any rebuilding work should respect or
be in sympathy with the local and traditional characteristics of the building;
f) proposals for new built development meet the detailed criteria set out in Policy LC1;
g) proposals for renewable energy schemes meet the criteria set out in Policy SD1

18
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Guidance for Assessing Specific Types of Glamping Accommodation: Key Policy Considerations

The following table sets out key policy considerations for assessing specific types of glamping accommodation — yurts, tepees, bell tents, wooden pods/tents, shepherd’s huts
and tree houses. These types of glamping facilities are included as they have becoming increasingly popular in recent years and are likely to continue to be so. Should proposals
for other types of sustainable visitor accommodation/glamping accommodation come forward these will also be assessed in accordance with the policy considerations, as
appropriate, set out below. As stated in Section 4, the starting point for considering proposals for sustainable forms of visitor accommodation will be Strategic Policy S11 — Visitor
Economy.

Type of Key LDP Policies

Glamping
Accommodation

S11

T1

T2

RE3(d)

Other Relevant
Policies

Comments

and LC5), highway safety
(policy MV1) and flood risk
(Policy SD3).

easily removed. Where
relevant, consideration
must be given to the
criteria set out in T1.

However, where
proposals for yurts,
tepees and bell tents
include the provision of
more permanent type
structures often
associated with these
forms of
accommodation such as

etc.

Relevant policies are
likely to vary on a case
by case basis
depending on site
context and proposal.
Applicants are advised
to engage in the
Council’s pre-planning
application advice
service to determine
which key LDP policies
apply (see section 5).

Yurts Supports proposals for yurts, This policy would This policy is not Criterion d) of Policy | Consideration will Proposals for yurts, tepees and
Tepees tepees and bell tents where apply/offer support applicable to proposals | RE3 is applicable and | need to be given to a bell tents should be of an
Bell Tents they are considered to where yurts, tepees and | for yurts, tepees and offers support for proposal’s compliance | appropriate scale. The scale of
constitute sustainable tourism | bell tents are considered | bell tents as these yurts, tepees and with other relevant the proposal will therefore be a
U accommodation and of an to constitute a tented types of bell tents where LDP policies, including | key consideration in its
Q appropriate scale, subject to camping site i.e. units accommodation do not | proposals are linked | landscape (LC1/LC5), assessment against the policy
L% other relevant policy are not permanent, the constitute new build to agricultural highways (MV1), framework. An increase in the
~ considerations including upper parts made from development as diversification natural environment scale of a proposal could result
~ landscape impact (policies LC1 | material which could be | referred to in Policy T2. | schemes. (NE1), flood risk (SD3) in potential non-compliance with

LDP policies, including for
example Policy S11 in terms of
whether it would constitute
sustainable tourism
accommodation, and Policy LC5
in terms of impact on landscape
character.

Similarly the cumulative impacts
of a proposal will be an
important consideration in
assessing proposals for yurts,
tepees and bell tents.
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Type of
Glamping
Accommodation

Key LDP Policies

S11

T1

T2

RE3(d)

Other Relevant
Policies

Comments

wooden decking, policy
T1 would be less
applicable as proposals
would no longer be akin
to a tented camping site
as referred to in T1.

Consideration should also be
given to supporting
infrastructure associated with a
proposal, including amenity
blocks, the degree of
permanency of the units and
occupancy restrictions. Guidance
on these matters is set in Section
4 of this SPG (paragraphs 4.18-
4.22).

Weoden Pods/
Tents
(@)

8L9°

Supports proposals for
wooden pods/tents where
they are considered to
constitute sustainable tourism
accommodation and are of an
appropriate scale, subject to
other relevant policy
considerations including
landscape impact (policies LC1
and LC5), highway safety
(policy MV1) and flood risk
(Policy SD3).

Policy T1 is not
applicable to proposals
for wooden pods/tents
as they are not a touring
facility and not classified
as a ‘tent’ (tented
camping site) as referred
to in Policy T1 given the
greater degree of
permanency of the
structures.

Policy T2 is not
applicable to proposals
for wooden pods/tents
as these types of
accommodation do not
constitute new build
development as
referred to in Policy T2.

Criterion d) of Policy
RE3 is applicable and
offers support for
wooden pods/tents
where proposals are
linked to agricultural
diversification
schemes (as wooden
pods/huts are not
new build
structures).

Consideration will
need to be given to a
proposal’s compliance
with other relevant
LDP policies, including
landscape (LC1/LC5),
highways (MV1),
natural environment
(NE1), flood risk (SD3)
etc.

Relevant policies are
likely to vary on a case
by case basis
depending on site
context and proposal.
Applicants are advised
to engage in the
Council’s pre-planning
application advice

Proposals for wooden
pods/tents should be of an
appropriate scale. The scale of
the proposal will therefore be a
key consideration in its
assessment against the policy
framework. An increase in the
scale of a proposal could result
in potential non-compliance with
LDP policies, including for
example Policy S11 in terms of
whether it would constitute
sustainable tourism
accommodation, and Policy LC5
in terms of impact on landscape
character.

Similarly the cumulative impacts
of a proposal will be an
important consideration in

21




Type of
Glamping
Accommodation

Key LDP Policies

S11

T1

T2

RE3(d)

Other Relevant
Policies

Comments

service to determine
which key LDP policies
apply (see section 5).

assessing proposals for wooden
pods/tents.

Consideration should also be
given to supporting
infrastructure associated with a
proposal, including amenity
blocks, the degree of
permanency of the units and
occupancy restrictions. Guidance
on these matters is set in Section
4 of this SPG (paragraphs 4.18-
4.22).

pherd’s Huts

6. 9fpd

Supports proposals for
shepherd’s huts where they
are considered to constitute
sustainable tourism
accommodation, and are of
an appropriate scale, subject
to other relevant policy
considerations including
landscape impact (policies LC1
and LC5), highway safety
(policy MV1) and flood risk
(Policy SD3).

Policy T1 is not
applicable to proposals
for shepherd’s huts as
this type of
accommodation would
not fall within the scope
of policy T1 as they are
not typically considered
to constitute a ‘touring’
facility as referred to in
the policy.

Policy T2 is not
applicable to proposals
for shepherd’s huts as
this type of
accommodation does
not constitute new
build development as

referred to in Policy T2.

Criterion d) of Policy
RE3 is applicable and
offers support for
shepherd’s huts
where proposals are
linked to agricultural
diversification
schemes (as
shepherd’s huts are
not new build
structures)

Consideration will
need to be given to a
proposal’s compliance
with other relevant
LDP policies, including
landscape (LC1/LC5),
highways (MV1),
natural environment
(NE1), flood risk (SD3)
etc.

Relevant policies are
likely to vary on a case
by case basis
depending on site
context and proposal.
Applicants are advised

Proposals for shepherd’s huts
should be of an appropriate
scale. The scale of the proposal
will therefore be a key
consideration in its assessment
against the policy framework. An
increase in the scale of a
proposal could result in potential
non-compliance with LDP
policies, including for example
Policy S11 in terms of whether it
would constitute sustainable
tourism accommodation, and
Policy LC5 in terms of impact on
landscape character.
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Type of
Glamping

Key LDP Policies

Comments

. S11 T1 T2 RE3(d) Other Relevant
Accommodation . .
Policies
to engage in the Similarly the cumulative impacts
Council’s pre-planning | of a proposal will be an
application advice important consideration in
service to determine assessing proposals for
which key LDP policies | shepherd’s huts.
apply (see section 5).
Consideration should also be
given to supporting
infrastructure associated with a
proposal, including amenity
blocks, the degree of
o permanency of the units and
Q occupancy restrictions. Guidance
(@) on these matters is set in Section
@ 4 of this SPG (paragraphs 4.18-
g 4.22).
Tree Houses May offer support for Policy T1 is not Tree houses outside This policy does not | Consideration will Tree houses are permanent

proposals for tree houses
where they are considered to
constitute sustainable tourism
accommodation by virtue of
scale, innovative design etc.,
subject to other relevant
policy considerations
including landscape impact
(policies LC1 and LC5) and
highway safety (policy MV1).

applicable to proposals
for tree houses as this
type of accommodation
would not fall within the
scope of policy T1 as are
not a tented or touring
facility.

settlement boundaries
would be contrary to
Policy T2 as the policy
does not support
proposals for new
build permanent/self-
catering
accommodation
outside settlement
boundaries (unless
ancillary to established
medium/large hotels).

offer support for
tree houses linked to
agricultural
diversification
schemes as tree
houses are
considered to be
new build
development.

need to be given to a
proposal’s compliance
with other relevant
LDP policies, including
landscape (LC1/LC5),
highways (MV1),
natural environment
(NE1), flood risk (SD3)
etc.

Relevant policies are
likely to vary on a case
by case basis

structures and are considered to
be operational development.

Proposals for tree houses must
be of an appropriate scale. The
scale of the proposal will
therefore be a key consideration
in its assessment against the
policy framework. An increase in
the scale of a proposal could
result in potential non-
compliance with LDP policies,
including for example Policy S11
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Type of
Glamping
Accommodation

Key LDP Policies

S11

T1

T2

RE3(d)

Other Relevant
Policies

Comments

T8 obed

However, this could be
balanced against other
LDP policies e.g. 511,
S8, to allow such
development where a
tree house is
considered to
constitute sustainable,
low impact tourist
accommodation given
its scale, innovative
design etc. This would
need to be considered

on a case by case basis.

depending on site
context and proposal.
Applicants are advised
to engage in the
Council’s pre-planning
application advice
service to determine
which key LDP policies
apply (see section 5).

in terms of whether it would
constitute sustainable tourism
accommodation, and Policy LC5
in terms of impact on landscape
character.

Similarly the cumulative impacts
of a proposal will be an
important consideration in
assessing proposals for tree
houses.

Consideration should also be
given to supporting
infrastructure associated with a
proposal, including amenity
blocks, and occupancy
restrictions. Guidance on these
matters is set in Section 4 of this
SPG (paragraphs 4.18-4.22).
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APPENDIX C

Example Planning Conditions




Planning Conditions

Planning Applications are often granted approval subject to planning conditions. Conditions
are sometimes required in order to enhance the quality of developments but are also important
in enabling developments to proceed where it would otherwise have been necessary to refuse
planning permission, by mitigating the adverse effects of the development. Any conditions
used need to be fair, reasonable and practicable. Conditions must be relevant to the proposed
development and be enforceable.

The following is a list of example planning conditions that may apply to planning permissions
for glamping proposals. This list is hot exhaustive and conditions may be devised or adapted
to suit a particular circumstance.

Type of accommodation permitted

Condition:

Reason:

Siting

Condition:

Reason:

None of the *insert type of glamping site* hereby permitted shall be replaced
by any other structure(s) or glamping accommodation differing from the
approved details, unless and until details of the size, design and colour of
such replacements have first been approved in writing by the Local Planning
Authority.

To ensure compliance with the approved plans, for the avoidance of doubt
and to safeguard the amenities of the area.

The *glamping site* shall be carried out in accordance with the layout and
specification shown on the approved plans only.

To ensure compliance with the approved plans in the interests of the wider
landscape and visual [and residential] amenity.

Restriction of use to holiday accommodation

Condition:

Reason

Occupancy

Condition:

The *glamping site* shall be occupied as holiday accommodation only and
shall not be occupied as a person’s sole or main place of residence or by any
persons exceeding a period of 28 days in any calendar year. The *glamping
site* shall remain as holiday accommodation in perpetuity.

To ensure the *glamping site* is occupied as holiday accommodation only.
The *glamping site* is unsuitable for general residential accommodation
because of *its temporary nature* and *its location in the open countryside*,
and the policy support for glamping is due to the economic benefits secured.

An up to date register containing details of the names, main home address,
dates of arrival and departure of occupants using the *insert type of glamping
site* shall be made available for inspection by the Local Planning Authority
upon request.
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Reason: To ensure the *glamping site* is occupied as holiday accommodation only.
The *glamping site* is unsuitable for general residential accommodation
because of *its temporary nature* and *its location in the open countryside*,
and the policy support for glamping is due to the economic benefits secured.

Seasonal Occupancy

Condition:  No *type of glamping site* shall remain on site between 30th September in
any one year and 1st March in the succeeding year.

Reason: To safeguard the landscape amenities of the area.

As stated in paragraph 4.18, with regard to seasonal occupancy, consideration should also be
given to the importance of maintaining a balance between the need to protect the
landscape/environment and to avoid negative effects on the local economy due to the
seasonal nature of tourism. This will need to be considered on a case by case basis. Where
there is no/very limited landscape harm caused, the economic benefits of providing year-round
(or extended) tourism accommodation will be considered favourably.

Number of units

Condition:  There shall be no more than *insert number and type of glamping
accommodation* and *insert number of ancillary structures* on the site at any
one time.

Reason: To safeguard the landscape amenities of the area and to ensure compliance
with the approved plans.

Additional conditions may be necessary, for example in relation to drainage, lighting, access
and landscaping. These will be determined on a site by site basis.
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APPENDIX D

Sources of Advice




For tourism planning policy advice please contact:

Planning Policy Team

County Hall

Rhadyr

Usk

NP15 1GA

Tel: 01633 644429

Email: planningpolicy@monmouthshire.gov.uk

For advice on sustainable tourism accommodation proposals please contact:

Development Management

County Hall

Rhadyr

Usk

NP15 1GA

Tel: 01633 644800

Email: planning@monomouthshire.gov.uk

For general tourism advice please contact:
Nicola Edwards

Strategic Food and Tourism Manager

County Hall

Rhadyr

Usk

NP15 1GA

Tel: 01633 644847

Email: nicolaedwards@monmouthshire.gov.uk
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Name of the Officer completing the evaluation
Mark Hand

Please give a brief description of the aims of the proposal

The Local Development Plan (LDP), adopted on 27 February 2014, sets
out the Council’s vision and objectives for the development and use of
land in Monmouthshire, together with the policies and proposals to
implement them over the ten year period to 2021. Supplementary
Planning Guidance (SPG) sets out detailed guidance on the way in
which the policies of the LDP will be interpreted and implemented. The
Draft Sustainable Tourism Accommodation provides clarity on the
interpretation and implementation of the existing LDP policy framework
in relation to proposals for sustainable forms of visitor accommodation.
Date Future Generations Evaluation form completed

Phone no: 01633 644803
E-mail: markhand@monmouthshire.gov.uk

Name of Service

o
éﬁPlanning (Planning Policy) 19/09/2017
e
1. Does your proposal deliver any of the well-being goals below? Please explain the impact (positive and negative) you expect, together

with suggestions of how to mitigate negative impacts or better contribute to the goal.

How does the proposal contribute to this
goal? (positive and negative)

What actions have been/will be taken to mitigate
any negative impacts or better contribute to

Well Being Goal o
g positive impacts?

A prosperous Wales
Efficient use of resources, skilled,

Positive: The Draft SPG seeks to support

sustainable forms of tourism accommodation which | Better contribute to positive impacts:

educated people, generates wealth,
provides jobs

will assist in supporting the County’s visitor
economy - essential to the well-being and
enjoyment of local communities and residents.

Negative: None.

Ensure that the relevant LDP policies, as set out
in the SPG, are accurately interpreted and
implemented, and that their effectiveness is
monitored on an annual basis.




Well Being Goal

How does the proposal contribute to this
goal? (positive and negative)

What actions have been/will be taken to mitigate
any negative impacts or better contribute to
positive impacts?

A resilient Wales

Maintain and enhance biodiversity and
ecosystems that support resilience and
can adapt to change (e.g. climate change)

Positive: Potential for proposals to protect
/enhance landscape etc. in accordance with LDP
policy framework.

Negative: Potential for some negative
environmental impacts, however, given the
temporary nature of most forms of glamping the
scope for this is limited.

Mitigate Negative Impacts:

It will be ensured that biodiversity, landscape
interests etc. are appropriately considered in
assessing any planning application and that good
standards of design, landscaping etc. are achieved.

A healthier Wales

People’s physical and mental wellbeing is
maximized and health impacts are
understood

Positive: Enabling appropriate sustainable visitor
accommodation can have a positive influence on
health and well-being (encouraging/creating
sustainable tourism opportunities in attractive
environments).

Better contribute to positive impacts: Ensure that
the relevant LDP policies, as set out in the SPG, are
accurately interpreted and implemented, and that
their effectiveness is monitored on an annual basis.

nd well connected

will assist in supporting the County’s visitor
economy - essential to the well-being and
enjoyment of local communities and residents.

Negative: None.

;E Negative: None.
(DA Wales of cohesive communities Positive: The Draft SPG seeks to support
Emommunities are attractive, viable, safe sustainable forms of tourism accommodation which | Better contribute to positive impacts: Ensure

that the relevant LDP policies, as set out in the
SPG, are accurately interpreted and implemented,
and that their effectiveness is monitored on an
annual basis.

A globally responsible Wales

Taking account of impact on global well-
being when considering local social,
economic and environmental wellbeing

Positive: The Draft SPG supports the
implementation of tourism related policies of the
LDP, which has been subject to a Sustainability
Appraisal and Strategic Environmental
Assessment (SA/SEA) to ensure that social,
economic and environmental objectives are met,
thereby contributing to sustainable development
and global well-being.

Negative: None.

Better contribute to positive impacts:
Ensure that any LDP review/revision is subject to
appropriate SA/SEA testing.

A Wales of vibrant culture and thriving

Welsh language

Positive: The Draft SPG has a positive general
impact on culture, heritage and language,

Better contribute to positive impacts: Ensure that
the relevant LDP policies, as set out in the SPG, are




Well Being Goal

How does the proposal contribute to this
goal? (positive and negative)

What actions have been/will be taken to mitigate
any negative impacts or better contribute to
positive impacts?

Culture, heritage and Welsh language are
promoted and protected. People are
encouraged to do sport, art and recreation

encouraging/enabling sustainable tourism
accommodation will assist in supporting the visitor
economy including the County’s historic town
centres and heritage/cultural assets.

Negative: None.

accurately interpreted and implemented, and that
their effectiveness is monitored on an annual basis.

A more equal Wales
People can fulfil their potential no matter
what their background or circumstances

ata) ]
e g

Positive: The Draft SPG should bring positive
benefits to Monmouthshire’s residents through
enabling the provision of sustainable visitor
accommodation. This will assist in supporting the
visitor economy which essential to the well-being
and enjoyment of local communities and residents.

Negative: None.

Better contribute to positive impacts: Ensure that
the relevant LDP policies, as set out in the SPG, are
accurately interpreted and implemented, and that
their effectiveness is monitored on an annual basis.
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2. How has your proposal embedded and prioritised the sustainable governance principles in its development?

Sustainable Development
Principle

How does your proposal demonstrate you have met
this principle?

What has been done to better to meet this principle?

The LDP covers the period 2011-21. The Draft SPG
supports the implementation of the LDP. By its nature,
therefore, it cannot look beyond this period but the SA/SEA
of the LDP would have ensured consideration of the impact
on future generations.

The LDP tourism policy framework seeks to support and
enable sustainable forms of tourism development while at
the same time ensuring that the natural and built
environment, key drivers of the visitor economy, are
preserved and enhanced for future generations.

Ensure that the relevant LDP policies, as set out in the
SPG, are accurately interpreted and implemented, and that
their effectiveness is monitored on an annual basis.

The LDP and its policies have been subject to SA/SEA. Any
LDP review/revision will be subject to SA/SEA.

LDP AMRs will provide both an annual evaluation of plan
performance, including tourism policy, and year by year
comparison from which emerging long term trends may be
identified and reported on. This will inform the evidence
base for LDP review/revision.

Balancing
short term
need with
long term and
planning for
the future

O

D

«

®

Working
together with
other
partners to
deliver

Collaboration
objectives

The Draft SPG has been produced in liaison with the
Council’s Tourism Officer and following discussion regarding
the emerging revised Destination Management Plan. It was
subject to internal (including Development Management
officers) and external consultation. Public consultation was
targeted to those who were considered to have a specific
interest in the topic but also included all town and community
councils and notices in the press. The consultation was also
publicised via our Twitter account @MCCPlanning. This
provided those interested parties with the opportunity to
make representations on the Draft SPG to the Council.
These representations have been fully considered by the
Council in finalising the SPG.

The Draft SPG supports LDP tourism policies. The LDP
was subject to extensive community and stakeholder
engagement and consultation throughout the plan
preparation process. This provided those interested parties
with the opportunity to make representations on the policy
framework to the Council and to an independent inspector
who examined the LDP.

LDP AMRs will provide both an annual evaluation of plan
performance, including tourism policy, and year by year
comparison from which emerging long term trends may be
identified and reported on. This will inform the evidence
base for LDP review/revision. Any review/revision of the
LDP will be taken forward through extensive community
and stakeholder engagement, expanding on the methods
used previously.




Sustainable Development

How does your proposal demonstrate you have met

What has been done to better to meet this principle?

Principle this principle?
The Draft SPG supports LDP tourism policies. The LDP
was subject to extensive community and stakeholder
o _ engagement and consultation throughout the plan
The Draft SPG has been produced in liaison with the | preparation process. This provided those interested parties
Council’s Tourism Officer and following discussion regarding | with the opportunity to make representations on the policy
Involving the emerging revised Destination Management Plan. It was | framework to the Council and to an independent inspector

those with an

interest and

seeking their
Involvement JRYENTS

subject to internal (including Development Management
officers) and external consultation. Public consultation was
targeted to those who were considered to have a specific
interest in the topic but also included all town and community
councils and notices in the press. The consultation was also
publicised via our Twitter account @MCCPIlanning. This
provided those interested parties with the opportunity to
make representations on the Draft SPG to the Council.
These representations have been fully considered by the
Council in finalising the SPG.

who examined the LDP.

LDP AMRs will provide both an annual evaluation of plan
performance, including retail policy, and year by year
comparison from which emerging long term trends may be
identified and reported on. This will inform the evidence
base for LDP review/revision. Any review/revision of the
LDP will be taken forward through extensive stakeholder
engagement, expanding on the methods used previously.

T ’\RV\ [

)

D

D

D

O

f—
Putting
resources
into
preventing

Prevention Eelfe]e][STglS

occurring or getting worse

The requirement for this Draft SPG has arisen from some
concern over the extent to which the LDP tourism policy
framework is supportive of sustainable forms of visitor
accommodation, including ‘glamping’. The Council seeks to
support and adopt a positive approach to sustainable forms
of visitor accommodation. This is reflected in the LDP policy
framework which is supportive of such proposals providing
that this is not at the expense of natural and built
environment, which in themselves are key drivers of the
County’s visitor economy.

The Draft SPG therefore provides certainty and clarity for
applicants, officers and Members in the interpretation and
implementation of the existing LDP policy framework in
relation to proposals for sustainable forms of visitor
accommodation.

The adoption and implementation of this SPG will support
and enable the provision of sustainable forms of visitor
accommodation in the County. This will assist in supporting
the County’s visitor economy which is essential to the well-
being and enjoyment of local communities and residents.




Sustainable Development

How does your proposal demonstrate you have met

What has been done to better to meet this principle?

Principle this principle?
The AMRs will examine the impacts of the LDP over the
longer term and evidence the emergence of any trends at
" different spatial scales. Delivering  sustainable
Positively . : . .
impacting on development (social, economic and environmental) is
people central to the LDP. Continue to monitor indicators, including

economy and
UEHEREEE environment
and trying to benefit all three

The Draft SPG supports the implementation of the LDP
which has been subject to a SA/SEA that balances the
impacts on social, economic and environmental factors.

tourism policy indicators and targets, to inform future
AMRs.

Any review/revision of the LDP will be subject to a SA/SEA
that balances the impacts on social, economic and
environment factors.

3. Are your proposals going to affect any people or groups of people with protected characteristics? Please explain the impact, the
.- evidence you have used and any action you are taking below.
D Describe any positive impacts your Describe any negative impacts What has been/will be done to
D Protected proposal has on the protected your proposal has on the mitigate any negative impacts or
8 Characteristics characteristic protected characteristic better contribute to positive
impacts?

Age None None N/A

Disability None None N/A

Gender None None N/A

reassignment

Marriage or civil None None N/A

partnership

Race None None N/A

Religion or Belief None None N/A

Sex None None N/A




Describe any positive impacts your

Describe any negative impacts

What has been/will be done to

Protected proposal has on the protected your proposal has on the mitigate any negative impacts or
Characteristics characteristic protected characteristic better contribute to positive
impacts?
Sexual Orientation None None N/A
Welsh Language None None N/A

4. Council has agreed the need to consider the impact its decisions has on important responsibilities of Corporate Parenting and
safeguarding. Are your proposals going to affect either of these responsibilities? For more information please see the guidance
note http://hub/corporatedocs/Democratic%20Services/Equality%20impact%20assessment%20and%20safeguarding.docx and for more
on Monmouthshire’s Corporate Parenting Strategy see http://hub/corporatedocs/SitePages/Corporate%20Parenting%20Strateqy.aspx

O

Describe any positive impacts your
proposal has on safeguarding and
corporate parenting

Describe any negative impacts
your proposal has on safeguarding
and corporate parenting

What will you do/ have you done
to mitigate any negative impacts
or better contribute to positive

;, impacts?
Gchafeguarding None None N/A

©

UXorporate Parenting | None None N/A

5. What evidence and data has informed the development of your proposal?

e Monmouthshire Local Development Plan (2011-2021).

e Monmouthshire Local Development Plan Annual Monitoring Reports (2014-15, 2015-6)

e STEAM, 2015



http://hub/corporatedocs/Democratic%20Services/Equality%20impact%20assessment%20and%20safeguarding.docx
http://hub/corporatedocs/SitePages/Corporate%20Parenting%20Strategy.aspx

6. SUMMARY: As aresult of completing this form, what are the main positive and negative impacts of your proposal, how have
they informed/changed the development of the proposal so far and what will you be doing in future?

Positive: The Draft SPG seeks to support sustainable forms of tourism accommodation providing that this in not at the expense of the County’s natural
and built environment. This will assist in supporting the County’s visitor economy which is essential to the well-being of local communities and residents
throughout Monmouthshire. This positive approach to sustainable tourism accommodation is vital if Monmouthshire is to fully realise its potential as a high
guality and competitive visitor destination.

Future: Ensure that LDP tourism policies are accurately interpreted and implemented fully through use of this Draft SPG, measuring the effectiveness of
the relevant policies on an annual basis in the LDP AMR.

Negative: Potential for some negative sustainability impacts in countryside locations for example landscape impacts and increased car use. However,

given the temporary nature of most forms of glamping accommodation the scope for such negative impacts is limited and will be carefully considered
against the LDP policy framework.

q:utu re: LDP AMRs will provide both an annual evaluation of plan performance, including tourism policy, and year by year comparison from which emerging
»HI0

ARvY
N

ng term trends may be identified and reported on. This will inform the evidence base for LDP review/revision.
ﬁ Actions. As a result of completing this form are there any further actions you will be undertaking? Please detail them below, if
applicable.
What are you going to do When are you going to do it? Who is responsible Progress
Seek Individual Cabinet Member Adopt the SPG following Head of Planning, Housing &
endorsement of the SPG with a endorsement by the Cabinet Place-shaping
view to it being formally adopted Member for Enterprise.

as SPG in connection with the
Monmouthshire LDP.




8. Monitoring: The impacts of this proposal will need to be monitored and reviewed. Please specify the date at which you will
evaluate the impact, and where you will report the results of the review.

The impacts of this proposal will be evaluated on:

Impacts will be evaluated on a regular basis in the required LDP Annual
Monitoring Report. This AMR will be reported for political decision prior to
submitting to the Welsh Government by 31 October 2017 and will be
publicly available on the MCC website.
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SUBJECT: Foul Drainage Easement across Racecourse Farm, Llanfoist.

MEETING: Individual Cabinet Member Decision — Phil Murphy
DATE: - 8" November 2017
DIVISION/WARDS AFFECTED: Llanfoist

1. PURPOSE:

1.1 - This report seeks approval to dispose of an easement across a council property asset
known as Racecourse Farm to facilitate the increased drainage requirement from the
development known as Grove Farm.

2. RECOMMENDATIONS:
2.1 — To approve the disposal of the easement to the owners of Grove Farm for £80,000.

2.2 — To delegate responsibility to the Estates Manager in conjunction with the Chief Officer for
Resources to finalise the terms of the disposal.

3. KEY ISSUES:

3.1 — Racecourse Farm is an area of land within the councils ownership which is let as an
agricultural grazing tenancy. The area has some development potential subject to access but the
majority lies within C2 floodplain from the River Usk.

3.2 — The premium payable was negotiated and recommended for approval by an external
surveyor with experience in the utilities sector.

3.3 — Following the construction of the connection the land will be reinstated to allow the
agricultural activity to continue.

3.4 — Racecourse Farm already has a drainage pipe within its curtilage. The new connection to
the existing pipe enables the construction of 120 dwellings on the adjoining land known as Grove
Farm.

4. OPTIONS APPRAISAL

4.1 — Option 1 was to refuse the connection. The utilities provider has statutory powers to acquire
essential infrastructure and has a requisition procedure for new foul sewage connections. This
procedure is time consuming and costly. This option was not viable as it would have only delayed
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the connection and resulted in a smaller premium being payable as it would have been based on
statutory compensation rates.

4.2 — Option 2 was to negotiate a sum with the landowner which reflected the time and cost
saved and the compensation which would have been payable. This is the route we chose which
resulted in the sum of £80,000 being payable to the council.

5. EVALUATION CRITERIA

An evaluation assessment has been included at Appendix A for future evaluation of whether the
decision has been successfully implemented. The decision will come back to this committee in 12
months for review.

6. REASONS:

6.1 — The disposal of the easement to the adjoining landowner for the sum of £80,000 represents

a mutually beneficial agreement which allows the development to proceed earlier than if the
requisition procedure was undertaken.

1. RESOURCE IMPLICATIONS:

7.1 — The council will receive a premium of £80,000.

7.2 — The adjoining landowner with reimburse the councils legal and surveying costs.

8. WELLBEING OF FUTURE GENERATIONS IMPLICATIONS (INCORPORATING

EQUALITIES, SUSTAINABILITY, SAFEGUARDING AND CORPORATE PARENTING):

The significant equality impacts identified in the assessment (Appendix 1) are summarised below
for members’ consideration:

The disposal enables the development of 120 houses including affordable housing.

9. CONSULTEES:

Democratic Services officers circulate reports to SLT and Cabinet one week prior to agenda
despatch. Any other consultees are the responsibility of the report author.

You should list all the people/organisations that you have consulted as part of the report.

You should also include any amendments made to your report as a result of the consultation with
them. For example, any amendments made to the report due to input/recommendations from
legal or finance should be included here with a brief description of the
amendment/recommendation.

10. BACKGROUND PAPERS:
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None
11. AUTHOR:

Ben Winstanley
Estates Surveyor

12. CONTACT DETAILS:

Tel: 01633 644417
E-mail: benwinstanley@monmouthshire.gov.uk
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Evaluation Criteria — Cabinet, Individual Cabinet Member Decisions & Council

Title of Report: | Foul Drainage Easement across Racecourse Farm, Llanfoist.

Date decision was made: | 8" November 2017

Report Author: | Ben Winstanley

What will happen as a result of this decision being approved by Cabinet or Council?

What is the desired outcome of the decision? Disposal of an easement.
What effect will the decision have on the public/officers? None

12 month appraisal

Was the desired outcome achieved? What has changed as a result of the decision? Have things improved overall as a result of the decision being taken?

What benchmarks and/or criteria will you use to determine whether the decision has been successfully implemented?

Think about what you will use to assess whether the decision has had a positive or negative effect: Has the development been undertaken.
Has there been an increase/decrease in the number of users

s the level of service to the customer changed and how will you know

decision is to restructure departments, has there been any effect on the team (e.g increase in sick leave)
(@]

‘?2 month appraisal
= pp

int a picture of what has happened since the decision was implemented. Give an overview of how you faired against the criteria. What worked well, what
1dn’t work well. The reasons why you might not have achieved the desired level of outcome. Detail the positive outcomes as a direct result of the decision.
If something didn’t work, why didn’t it work and how has that effected implementation.

What is the estimate cost of implementing this decision or, if the decision is designed to save money, what is the proposed saving
that the decision will achieve?

Give an overview of the planned costs associated with the project, which should already be included in the report, so that once the evaluation is completed

there is a quick overview of whether it was delivered on budget or if the desired level of savings was achieved. The project was incurred no financial cost
for MCC

12 month appraisal

Give an overview of whether the decision was implemented within the budget set out in the report or whether the desired amount of savings was realised. If
not, give a brief overview of the reasons why and what the actual costs/savings were.

Any other comments
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