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Notice of meeting:

Planning Committee

Tuesday, 12th April, 2016 at 2.00 pm,
County Hall, The Rhadyr, Usk, NP15 1GA

AGENDA
Item No | Item Pages
1. Apologies for Absence
2. Declarations of Interest
3. To confirm for accuracy the minutes of the previous meeting. 1-10
4. Monmouthshire Local Development Plan Supplementary Planning 11-70
Guidance Primary Shopping Frontages.
5. To consider the following Planning Application reports from the Chief
Officer - Enterprise (copies attached).

51. DC/2015/01204 - PROPOSED DWELLING; LAND ADJACENT TO 2 71-76
LADYHILL CLOSE, USK.

5.2. DC/2015/01303 - CHANGE OF USE FROM DWELLING HOUSE TO 77 - 86
RESIDENTIAL CARE HOME FOR UP TO SIX YOUNG PERSONS;

HAZELDENE, COMMON ROAD, MITCHEL TROY COMMON.

5.3. DC/2015/01322 - CONVERSION OF STONE STABLE/ BARN TO A 87 - 98
SPECIALIST SCHOOL (USE CLASS D1) AND ASSOCIATED EXTERNAL
ALTERATIONS; MONAHAWK BARN, HAZELDENE, COMMON ROAD,

MITCHEL TROY COMMON.
5.4. DC/2015/ 01350 - CHANGE OF USE FROM USE CLASS Al (RETAIL) TO 99 - 104

USE CLASS A3; UNIT 5 WESLEY BUILDINGS, NEWPORT ROAD,
CALDICOT.




5.5.

5.6.

DC/2015/ 01528 - ERECTION OF A DETACHED DWELLING; GLEN USK
MAIN ROAD, UNDY.

DC/2015/ 01565 - DEMOLITION OF EXISTING GARAGE BUILDINGS AND
ERECTION OF TWO BESPOKE SEMI-DETACHED BUNGALOWS, CAR
PARKING AND ASSOCIATED WORKS; POPLARS CLOSE,
ABERGAVENNY.

FOR INFORMATION - The Planning Inspectorate - New Appeals
Received.

105 - 112

113 - 120

121 - 128

Paul Matthews
Chief Executive
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Public Information

Any person wishing to speak at Planning Committee must do so by reqistering with
Democratic Services by no later than 12 noon the day before the meeting. Details
regarding public_speaking can be found within this agenda or_is available here
Public Speaking Protocol

Access to paper copies of agendas and reports

A copy of this agenda and relevant reports can be made available to members of the public
attending a meeting by requesting a copy from Democratic Services on 01633 644219. Please
note that we must receive 24 hours notice prior to the meeting in order to provide you with a hard
copy of this agenda.

Watch this meeting online
This meeting can be viewed online either live or following the meeting by visiting
www.monmouthshire.gov.uk or by visiting our Youtube page by searching MonmouthshireCC.

Welsh Language

The Council welcomes contributions from members of the public through the medium of Welsh or
English. We respectfully ask that you provide us with 5 days notice prior to the meeting should you
wish to speak in Welsh so we can accommodate your needs.


http://democracy.monmouthshire.gov.uk/documents/s3119/PlanningCommitteePublicSpeaking160117.pdf
http://www.monmouthshire.gov.uk/

Aims and Values of Monmouthshire County Council

Sustainable and Resilient Communities

Qutcomes we are working towards

Nobody Is Left Behind
o Older people are able to live their good life

o People have access to appropriate and affordable housing
o People have good access and mobility
People Are Confident, Capable and Involved
o People’s lives are not affected by alcohol and drug misuse
e Families are supported
o People feel safe
Our County Thrives
e Business and enterprise
o People have access to practical and flexible learning

o People protect and enhance the environment

Our priorities

e Schools
e Protection of vulnerable people
e Supporting Business and Job Creation

¢ Maintaining locally accessible services

Our Values

e Openness: we aspire to be open and honest to develop trusting relationships.

o Fairness: we aspire to provide fair choice, opportunities and experiences and become an

organisation built on mutual respect.

o Flexibility: we aspire to be flexible in our thinking and action to become an effective and

efficient organisation.

e Teamwork: we aspire to work together to share our successes and failures by building on

our strengths and supporting one another to achieve our goals.



Purpose

The purpose of the attached reports and associated officer presentation to the Committee is to
allow the Planning Committee to make a decision on each application in the attached schedule,
having weighed up the various material planning considerations.

The Planning Committee has delegated powers to make decisions on planning applications. The
reports contained in this schedule assess the proposed development against relevant planning
policy and other material planning considerations, and take into consideration all consultation
responses received. Each report concludes with an officer recommendation to the Planning
Committee on whether or not officers consider planning permission should be granted (with
suggested planning conditions where appropriate), or refused (with suggested reasons for refusal).

Under Section 38(6) of the Planning and Compulsory Purchase Act 2004, all planning applications
must be determined in accordance with the Monmouthshire Local Development Plan 2011-2021
(adopted February 2014), unless material planning considerations indicate otherwise.

The decisions made are expected to benefit the County and our communities by allowing good
guality development in the right locations, and resisting development that is inappropriate, poor
quality or in the wrong location. There is a direct link to the Council’s objective of building
sustainable, resilient communities.

Decision-making

Applications can be granted subject to planning conditions. Conditions must meet all of the
following criteria:

¢ Necessary to make the proposed development acceptable;

e Relevant to planning legislation (i.e. a planning consideration);

¢ Relevant to the proposed development in question;

e Precise;

¢ Enforceable; and

o Reasonable in all other respects.

Applications can be granted subject to a legal agreement under Section 106 of the Town and
Country Planning Act 1990 (as amended). This secures planning obligations to offset the impacts
of the proposed development. However, in order for these planning obligations to be lawful, they
must meet all of the following criteria:

o Necessary to make the development acceptable in planning terms;

o Directly related to the development; and

e Fairly and reasonably related in scale and kind to the development.

The applicant has a statutory right of appeal against the refusal of permission in most cases, or
against the imposition of planning conditions, or against the failure of the Council to determine an
application within the statutory time period. There is no third party right of appeal against a
decision.

The Planning Committee may make decisions that are contrary to the officer recommendation.
However, reasons must be provided for such decisions, and the decision must be based on the
Local Development Plan (LDP) and/or material planning considerations. Should such a decision
be challenged at appeal, Committee Members will be required to defend their decision throughout
the appeal process.

Main policy context

The LDP contains over-arching policies on development and design. Rather than repeat these for
each application, the full text is set out below for Members’ assistance.



Policy EP1 - Amenity and Environmental Protection

Development, including proposals for new buildings, extensions to existing buildings and
advertisements, should have regard to the privacy, amenity and health of occupiers of
neighbouring properties. Development proposals that would cause or result in an unacceptable
risk /harm to local amenity, health, the character /quality of the countryside or interests of nature
conservation, landscape or built heritage importance due to the following will not be permitted,
unless it can be demonstrated that measures can be taken to overcome any significant risk:

Air pollution;

Light or noise pollution;

Water pollution;

Contamination;

Land instability;

Or any identified risk to public health or safety.

Policy DES1 — General Design Considerations

All development should be of a high quality sustainable design and respect the local character and
distinctiveness of Monmouthshire’s built, historic and natural environment. Development proposals
will be required to:

a)

b)
C)
d)
e)

f)

g9)
h)

)

K)
1)

Ensure a safe, secure, pleasant and convenient environment that is accessible to all
members of the community, supports the principles of community safety and encourages
walking and cycling;

Contribute towards sense of place whilst ensuring that the amount of development and its
intensity is compatible with existing uses;

Respect the existing form, scale, siting, massing, materials and layout of its setting and any
neighbouring quality buildings;

Maintain reasonable levels of privacy and amenity of occupiers of neighbouring properties,
where applicable;

Respect built and natural views and panoramas where they include historical features
and/or attractive or distinctive built environment or landscape;

Use building techniques, decoration, styles and lighting to enhance the appearance of the
proposal having regard to texture, colour, pattern, durability and craftsmanship in the use of
materials;

Incorporate and, where possible enhance existing features that are of historical, visual or
nature conservation value and use the vernacular tradition where appropriate;

Include landscape proposals for new buildings and land uses in order that they integrate
into their surroundings, taking into account the appearance of the existing landscape and its
intrinsic character, as defined through the LANDMAP process. Landscaping should take
into account, and where appropriate retain, existing trees and hedgerows;

Make the most efficient use of land compatible with the above criteria, including that the
minimum net density of residential development should be 30 dwellings per hectare,
subject to criterion I) below;

Achieve a climate responsive and resource efficient design. Consideration should be given
to location, orientation, density, layout, built form and landscaping and to energy efficiency
and the use of renewable energy, including materials and technology;

Foster inclusive design;

Ensure that existing residential areas characterised by high standards of privacy and
spaciousness are protected from overdevelopment and insensitive or inappropriate infilling.

Other key relevant LDP policies will be referred to in the officer report.

Supplementary Planning Guidance (SPG):




The following Supplementary Planning Guidance may also be of relevance to decision-making as a
material planning consideration:

- Green Infrastructure (adopted April 2015)

- Conversion of Agricultural Buildings Design Guide (adopted April 2015)

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

- LDP Policies H5 & H6 Replacement Dwellings and Extension of Rural Dwellings in the
Open Countryside (adopted April 2015)

- Trellech Conservation Area Appraisal (April 2012)

- Domestic Garages (adopted January 2013)

- Monmouthshire Parking Standards (adopted January 2013)

- Approach to Planning Obligations (March 2013)

- Draft Affordable Housing (July 2015)

- Draft Renewable Energy and Energy Efficiency (December 2014)

- Draft Planning Advice Note on Wind Turbine Development Landscape and Visual Impact
Assessment Requirements

- Draft Primary Shopping Frontages (June 2015)

National Planning Policy

The following national planning policy may also be of relevance to decision-making as a material
planning consideration:

- Planning Policy Wales (PPW) Edition 8 (January 2016)

- PPW Technical Advice Notes (TAN):

- TAN 1: Joint Housing Land Availability Studies (2014)

- TAN 2: Planning and Affordable Housing (2006)

- TAN 3: Simplified Planning Zones (1996)

- TAN 4: Retailing and Town Centres (1996)

- TAN 5: Nature Conservation and Planning (2009)

- TAN 6: Planning for Sustainable Rural Communities (2010)

- TAN 7: Outdoor Advertisement Control (1996)

- TAN 8: Renewable Energy (2005)

- TAN 9: Enforcement of Planning Control (1997)

- TAN 10: Tree Preservation Orders (1997)

- TAN 11: Noise (1997)

- TAN 12: Design (2014)

- TAN 13: Tourism (1997)

- TAN 14: Coastal Planning (1998)

- TAN 15: Development and Flood Risk (2004)

- TAN 16: Sport, Recreation and Open Space (2009)

- TAN 18: Transport (2007)

- TAN 19: Telecommunications (2002)

- TAN 20: The Welsh Language (2013)

- TAN 21: Waste (2014)

- TAN 23: Economic Development (2014)

- Minerals Technical Advice Note (MTAN) Wales 1: Aggregates (30 March 2004)
- Minerals Technical Advice Note (MTAN) Wales 2: Coal (20 January 2009)
- Welsh Government Circular 016/2014 on planning conditions

Other matters

The following other legislation may be of relevance to decision-making.



Planning (Wales) Act 2015

As of January 2016, Sections 11 and 31 of the Planning Act come into effect meaning the Welsh
language is a material planning consideration. Section 11 requires the sustainability appraisal,
undertaken as part of LDP preparation, to include an assessment of the likely effects of the plan on
the use of Welsh language in the community. Where the authority’s current single integrated plan
has identified the Welsh language as a priority, the assessment should be able to demonstrate the
linkage between consideration for the Welsh language and the overarching Sustainability Appraisal
for the LDP, as set out in TAN 20.

Section 31 of the Planning Act clarifies that considerations relating to the use of the Welsh
language can be taken into account by planning authorities when making decisions on applications
for planning permission, so far as material to the application. The provisions do not apportion any
additional weight to the Welsh language in comparison to other material considerations. Whether
or not the Welsh language is a material consideration in any planning application remains entirely
at the discretion of the local planning authority, and the decision whether or not to take Welsh
language issues into account should be informed by the consideration given to the Welsh language
as part of the LDP preparation process.

The adopted Monmouthshire Local Development Plan (LDP) 2014 was subject to a sustainability
appraisal, taking account of the full range of social, environmental and economic considerations,
including the Welsh language. Monmouthshire has a relatively low proportion of population that
speak, read or write Welsh compared with other local authorities in Wales and it was not
considered necessary for the LDP to contain a specific policy to address the Welsh language. The
conclusion of the assessment of the likely effects of the plan on the use of the Welsh language in
the community was minimal.

Environmental Impact Assessment Requlations 1999

The Town and Country Planning (Environmental Impact Assessment) (England and Wales)
Regulations 1999 as amended by the Town and Country Planning (Environmental Impact
Assessment) (Amendment) (Wales) Regulations 2008 are relevant to the recommendations made.
The officer report will highlight when an Environmental Statement has been submitted with an
application.

Conservation of Species & Habitat Regulations 2010

Where an application site has been assessed as being a breeding site or resting place for
European Protected Species, it will usually be necessary for the developer to apply for ‘derogation’
(a development licence) from Natural Resources Wales. Examples of EPS are all bat species,
dormice and great crested newts. When considering planning applications Monmouthshire County
Council as Local Planning Authority is required to have regard to the Conservation of Species &
Habitat Regulations 2010 (the Habitat Regulations) and to the fact that derogations are only
allowed where the three tests set out in Article 16 of the Habitats Directive are met. The three tests
are set out below.

@ The derogation is in the interests of public health and public safety, or for other imperative
reasons of overriding public interest, including those of a social or economic nature and
beneficial consequences of primary importance for the environment.

(i) There is no satisfactory alternative

(iii) The derogation is not detrimental to the maintenance of the population of the species
concerned ay a favourable conservation status in their natural range.

Well-being of Future Generations (Wales) Act 2015




This Act is about improving the social, economic, environmental and cultural well-being of Wales.
The Act sets out a number of well-being goals:

- A prosperous Wales: efficient use of resources, skilled, educated people, generates
wealth, provides jobs;

- Aresilient Wales: maintain and enhance biodiversity and ecosystems that support
resilience and can adapt to change (e.g. climate change);

- A healthier Wales: people’s physical and mental wellbeing is maximised and health
impacts are understood;

- A Wales of cohesive communities: communities are attractive, viable, safe and well
connected;

- A globally responsible Wales: taking account of impact on global well-being when
considering local social, economic and environmental wellbeing;

- A Wales of vibrant culture and thriving Welsh language: culture, heritage and Welsh
language are promoted and protected. People are encouraged to do sport, art and
recreation;

- A more equal Wales: people can fulfil their potential no matter what their background or
circumstances.

A number of sustainable development principles are also set out:
- Long term: balancing short term need with long term and planning for the future;
- Collaboration: working together with other partners to deliver objectives;
- Involvement: involving those with an interest and seeking their views;
- Prevention: putting resources into preventing problems occurring or getting worse;
- Integration: positively impacting on people, economy and environment and trying to benefit
all three.

The work undertaken by Local Planning Authority directly relates to promoting and ensuring
sustainable development and seeks to strike a balance between the three areas: environment,
economy and society.

Crime and Disorder Act 1998

Section 17(1) of the Crime and Disorder Act 1998 imposes a duty on the Local Authority to
exercise its various functions with due regard to the likely effect of the exercise of those functions
on, and the need to do all that it reasonably can to prevent, crime and disorder in its area. Crime
and fear of crime can be a material planning consideration. This topic will be highlighted in the
officer report where it forms a significant consideration for a proposal.

Equality Act 2010

The Equality Act 2010 contains a public sector equality duty to integrate consideration of equality
and good relations into the regular business of public authorities. The Act identifies a number of
‘protected characteristics’: age; disability; gender reassignment; marriage and civil partnership;
race; religion or belief; sex; and sexual orientation. Compliance is intended to result in better
informed decision-making and policy development and services that are more effective for users.
In exercising its functions, the Council must have due regard to the need to: eliminate unlawful
discrimination, harassment, victimisation and other conduct that is prohibited by the Act; advance
equality of opportunity between persons who share a protected characteristic and those who do
not; and foster good relations between persons who share a protected characteristic and those
who do not. Due regard to advancing equality involves: removing or minimising disadvantages
suffered by people due to their protected characteristics; taking steps to meet the needs of people
from protected groups where these differ from the needs of other people; and encouraging people
from protected groups to participate in public life or in other activities where their participation is
disproportionately low.



Children and Families (Wales) Measure

Consultation on planning applications is open to all of our citizens regardless of their age: no
targeted consultation takes place specifically aimed at children and young people. Depending on
the scale of the proposed development, applications are publicised via letters to neighbouring
occupiers, site notices, press notices and/or social media. People replying to consultations are not
required to provide their age or any other personal data, and therefore this data is not held or
recorded in any way, and responses are not separated out by age.



Protocol on Public Speaking at Planning Committee

Public speaking at Planning Committee will be allowed strictly in accordance with this protocol.
You cannot demand to speak at the Committee as of right. The invitation to speak and the
conduct of the meeting is at the discretion of the Chair of the Planning Committee and subject to
the points set out below.

Who Can Speak
Community and Town Councils

Community and town councils can address Planning Committee. Only elected members of
community and town councils may speak. Representatives will be expected to uphold the
following principles: -
(i) To observe the National Code of Local Government Conduct. (ii) Not
to introduce information that is not:
e consistent with the written representations of their council, or
e part of an application, or
e contained in the planning report or file.

Members of the Public

Speaking will be limited to one member of the public opposing a development and one member
of the public supporting a development. Where there is more than one person in opposition or
support, the individuals or groups should work together to establish a spokesperson. The Chair of
the Committee may exercise discretion to allow a second speaker, but only in exceptional cases
where a major application generates divergent views within one ‘side’ of the argument (e.g.
a superstore application where one spokesperson represents residents and another local
retailers). Members of the public can appoint representatives to speak on their behalf.

Where no agreement is reached, the right to speak shall fall to the first person/organisation to
register their request. When an objector has registered to speak the applicant or agent will be
allowed the right of reply.

Speaking will be limited to applications where letters of objection/support or signatures on
a petition have been submitted to the Council from 5 or more separate households/organisations.
The Chair may exercise discretion to allow speaking by members of the public where an
application may significantly affect a sparse rural area but fewer than 5 letters of objection/support
have been received.

Applicants

Applicants or their appointed agents will have a right of response where members of the public or a
community/town council, address Committee. Public speaking will normally only be permitted on
one occasion where applications are considered by Planning Committee. When applications are
deferred and particularly when re-presented following a Committee resolution to determine an
application contrary to officer advice, public speaking will not normally be permitted. Regard will
however be had to special circumstances on applications that may justify an exception.

Registering Requests to Speak

To register a request to speak, objectors/supporters must first have made written representations
on the application. They must include in their representation their request to speak or subsequently
register it with the Council.

Applicants, agents and objectors are advised to stay in contact with the case officer
regarding progress on the application. It is the responsibility of those wishing to speak to
check whether the application is to be considered by Planning Committee by contacting the
Planning Office, who will be able to provide details of the likely date on which the
application will be heard. The procedure for registering the request to speak is set out
below.



Anyone wishing to speak must notify the Council’s Democratic Services Officers of their request by
calling 01633 644219 or by email to registertospeak@monmouthshire.gov.uk. Any requests to
speak that are emailed through will be acknowledged prior to the deadline for registering to speak.
If you do not receive an acknowledgement before the deadline please contact Democratic Services
on 01633 644219 to check that your registration has been received.

Speakers must do this as soon as possible, between 12 noon on the Wednesday and 12 noon on
the Monday before the Committee. Please leave a daytime telephone number.

The Council will maintain a list of persons wishing to speak at Planning Committee.

Procedure at the Planning Committee Meeting

Persons registered to speak should arrive no later than 15 minutes before the meeting starts. An
officer will advise on seating arrangements and answer queries. The procedure for dealing with
public speaking is set out below;

The Chair will identify the application to be considered.
An officer will present a summary of the application and issues with the
recommendation.

e The local member if not on Planning Committee will be invited to speak for a maximum
of 6 minutes by the Chair.

e The representative of the community or town council will then be invited to speak for a
maximum of 4 minutes by the Chair.

¢ The Chairman will then invite the applicant or appointed agent (if applicable) to speak
for a maximum of 4 minutes. Where more than one person or organisation speaks
against an application, the applicant or appointed agent, shall, at the discretion of the
Chair be entitled to speak for a maximum of 5 minutes.

¢ Time limits will normally be strictly adhered to, however the Chair will have discretion to
amend the time having regard to the circumstances of the application or those
speaking.

Speakers may speak only once.

Planning Committee members will then debate the application, commencing with the
local member of Planning Committee.

Response by officers if necessary to the points raised.

Immediately before the question being put to the vote, the local member will be invited
to sum up, speaking for no more than 2 minutes.

¢ The community or town council representative or objector/supporter or applicant/agent
may not take part in the member’s consideration of the application and may not ask
questions unless invited by the chair.

¢ Where an objector/supporter, applicant/agent or community/town council has spoken
on an application, no further speaking by or on behalf of that group will be permitted in
the event that the application is considered again at a future meeting of the committee
unless there has been a material change in the application.

e The Chair or a member of the Committee, may at the Chair’s discretion, occasionally
seek clarification on a point made.

The Chair’s decision is final.
When proposing a motion whether to accept the officer recommendation or to make an
amendment, the member proposing the motion shall state the motion clearly.

e When the motion has been seconded, the Chair shall identify the members who
proposed and seconded the motion and repeat the motion proposed. The names of the
proposer and seconder shall be recorded.

e A member shall decline to vote in relation to any planning application unless he or she
has been present in the meeting of the Planning Committee throughout the full
presentation and consideration of that particular application.

e Any member who abstains from voting shall consider whether to give a reason for
his/her abstention.

¢ An officer shall count the votes and announce the decision.


mailto:registertospeak@monmouthshire.gov.uk

Content of the Speeches

Comments by the representative of the town/community council or objector, supporter or
applicant/agent should be limited to matters raised in their original representations and be
relevant planning issues. These include;

° Relevant national and local planning policies

° Appearance and character of the development, layout and density

° Traffic generation, highway safety and parking/servicing;

. Overshadowing, overlooking, noise disturbance, odours or other loss of amenity

Speakers should avoid referring to matters outside the remit of the Planning
Committee, such as;

. Boundary disputes, covenants and other property rights
. Personal remarks (e.g. applicant’s motives or actions to date or about members or officers)
° Rights to views or devaluation of property.



